
 

 

 

 

PLANNING COMMISSION AGENDA 
 

CHAIRPERSON: 

Mary Beatie 

 
 

VICE CHAIRPERSON: 

Bill Davis 

COMMISSIONERS: Kris Bruce, Pura Cordero, Charlie Norman, Bill Davis, Mary Beatie 

MONDAY, OCTOBER 13, 2025 

VISALIA COUNCIL CHAMBERS 

LOCATED AT 707 WEST 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. 

a. Time Extension for Conditional Use Permit No. 2024-02 and Tentative Parcel Map 
No. 2024-01: 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 tentative parcel map is a request by Mulberry Springs 
LLC, to subdivide Parcel 2 of the master planned development into two parcels for 
condominium purposes. The site is zoned C-R (Regional Commercial) and located at the 
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northwest corner of West Cameron Avenue and South Stonebrook Street. (Address: N/A) 
(APNs: 122-332-039, 122-332-040, and 122-332-041). 

b. Time Extension for Conditional Use Permit No. 2024-19: A request by Mulberry 
Springs LLC, to entitle a “blanket” approval for medical uses, except massage therapy, in 
the C-R (Regional Commercial) Zone. The project site is located at the northwest corner 
of West Cameron Avenue and South Stonebrook Street. (Address: N/A) (APN: 122-332-
039). 
 

 7. PUBLIC HEARING – Colleen Moreno, Assistant Planner 

Revocation of Conditional Use Permit No. 2025-05: A request by the City of Visalia, 
pursuant to Municipal Code section 17.38.040, to revoke Conditional Use Permit No. 2025-
05, which allows live entertainment at the existing Sebby’s restaurant in the D-MU 
(Downtown Mixed Use) zone.  

Environmental Assessment Status: N/A. 

Project Location: The site is located at 229 East Main Street (APN: 094-296-016). 
 

 8. PUBLIC HEARING – Paul Bernal, Planning and Community Preservation Director 

Tentative Parcel Map No. 2025-10: A request by 4Creeks, Inc., to subdivide 41.7 acres into 
2 parcels to facilitate the future residential Cameron Ranch Estates subdivision. The site is 
zoned R-1-5 (Single-family Residential, 5,000 square foot minimum site area). 

Environmental Assessment Status: An addendum to Initial Study/Mitigated Negative 
Declaration Document No. 2024-19 originally prepared for the development of the Cameron 
Ranch Estates Tentative Subdivision Map No. 5598 and Annexation No. 2024-02 has been 
prepared to include Tentative Parcel Map No. 2025-10 into the project description. 

Project Location: The property is located on the south side of East Caldwell Avenue between 
the future South Ben Maddox Way alignment and South Pinkham Street (APN: 124-010-
016). 
 

9. CITY PLANNER UPDATE –  
 
 10. ADJOURNMENT 

2



Planning Commission Agenda, Monday, October 13, 2025 

 

 

 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, OCTOBER 23, 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, OCTOBER 27, 2025 
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City of Visalia 

Memo 
 

To: Planning Commission 

From: Josh Dan, Senior Planner 

Date: October 13, 2025 

Re: Time Extension for Conditional Use Permit No. 2024-02 and Tentative Parcel 
Map No. 2024-01 

 

RECOMMENDATION: 

Staff recommends that the Planning Commission approve a one-year time extension 
for the following associated entitlements: 

1. Conditional Use Permit No. 2024-02, pursuant to Zoning Ordinance Section 
17.38.030, and, 

2. Tentative Parcel Map No. 2024-01, pursuant to Zoning Ordinance Section 
16.28.090. 

These entitlements were approved on March 25, 2024, and will expire on March 25, 
2026, unless a one year time extension is approved. If approved, the entitlements’ 
expiration dates will be extended to March 25, 2027.  

BACKGROUND: 

Conditional Use Permit (CUP) No. 2024-02 and Tentative Parcel Map (TPM) No. 
2024-01 were 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 CUP further requests to 
allow the associated tentative parcel map to be an air space condominium map. The 
tentative parcel map is a request to subdivide Parcel 2 of the master planned 
development into two parcels for condominium purposes. The site is zoned C-R 
(Regional Commercial) and located on vacant property at the northwest corner of 
West Cameron Avenue and South Stonebrook Street. (APNs: 122-332-039, 122-
332-040, and 122-332-041). 

On March 25, 2024, the Visalia Planning Commission conducted a public hearing 
and approved CUP No. 2024-02 and TPM No. 2024-01 by a 4-0 vote (Commissioner 
(Commissioner Peck absent) absent, subject to the findings and conditions per 
Resolution Nos. 2024-02 and 2023-71. 

REQUEST 

The expiration date of the entitlements is March 25, 2026, two years from the date of 
the Planning Commission’s approval. The time extension request was received in a 
timely manner on August 29, 2025. 
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This would be the first applicant-requested time extension for the CUP and the TPM. 
Currently, the applicant has only requested a one-year time extension as described 
in the attached correspondence. 

Staff would note that, with respect to the Tentative Parcel Map, the Subdivision Map 
Act has provisions in §66452.6(e) allowing a map to be extended by the legislative 
body or by an advisory agency authorized to approve or conditionally approve 
tentative maps for a period or periods not exceeding a total of six years. 

The Planning Commission has the authority to approve or deny this request.  If the 
request is approved, the applicant would have until the new expiration date, March 
25, 2027, to have a building permit issued from the City and commence and 
diligently pursue construction toward completion on the site, or in the case of the 
parcel map, to have a final parcel map filed with the county recorder. If the request is 
denied, the applicant would have to re-file a new application for entitlement. 

 

 

ATTACHMENTS 

1. Letter of Request for the Time Extension 

2. Approved Resolution No. 2024-02 for Conditional Use Permit No. 2024-02  

3. Approved Resolution No. 2023-71 for Tentative Parcel Map No. 2024-01 

4. Site Plan 

5. Location Map 
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MARACOR 

 

268 Bush Street #2927, San Francisco, CA 94104 | www.MaracorDev.com 

 
 
 
August 29, 2025 
 
 
Paul Bernal, Director 
Planning and Community Preservation Department 
City of Visalia 
 
Sent Via Email: paul.bernal@visalia.city 
 
 

 Re: Request for One Year Extension of CUP No. 2024-02 and 
Tentative Parcel Map No. 2024-01 

                    
 
Dear Paul, 
 

Our project CUP No. 2024-02 and Tentative Parcel Map No. 2024-01 are set to expire 
March 25, 2026. This letter sets forth our request for a one-year extension from the expiration date 
of the referenced Conditional Use Permit and Tentative Parcel Map to an extended expiration date 
of March 25, 2027. Please inform us of the current filing fee amounts and we will process and 
submit the check. Please have our request scheduled for the next available Planning Commission 
meeting.  

 
Sincerely, 
  
Mulberry Springs, LLC, 
a California Limited Liability Corporation 
 
 
By:    
        Matt Nohr  
  
 

 
 
  
 

CC: Christopher Hawke (via email: chawke@maracordev.com) 
        Brandon Smith (via email: brandon.smith@visalia.city) 
        Josh Dan (via email: josh.dan@visalia.city)  
        Patrick Orosco (via email: porosco@oroscogroup.com)  
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City of Visalia 

Memo 
 

To: Planning Commission 

From: Josh Dan, Senior Planner 

Date: October 13, 2025 

Re: Time Extension for Conditional Use Permit No. 2024-19 
 

RECOMMENDATION: 

Staff recommends that the Planning Commission approve a one-year time extension of 
Conditional Use Permit No. 2024-19 that will expire on May 28, 2026, pursuant to Zoning 
Ordinance Section 17.38.030. 

BACKGROUND: 

Conditional Use Permit (CUP) No. 2024-19 was a request by Mulberry Springs LLC, 
to entitle a “blanket” approval for medical uses, except massage therapy, in the C-R 
(Regional Commercial) Zone. The project site is located on vacant property at the 
northwest corner of West Cameron Avenue and South Stonebrook Street. ( (APN: 
122-332-039). 

On May 28, 2024, the Visalia Planning Commission conducted a public hearing and 
approved CUP No. 2024-19 by a 5-0 vote subject to the findings and conditions per 
Resolution No. 2024-32. 

REQUEST 

The expiration date of the CUP is May 28, 2026, two years from the date of the 
Planning Commission’s approval. The time extension request was received in a 
timely manner on September 19, 2025. The applicant has requested a one-year time 
extension as described in the attached correspondence. This would be the first 
applicant-requested time extension for this CUP and the only time extension eligible 
for the CUP under Zoning Ordinance Section 17.38.030, which allows for up to a 
one-year time extension. If granted by the Planning Commission, the extension 
allows a total of three years from date of approval for the applicant to act upon the 
CUP. 

The Planning Commission has the authority to approve or deny this request.  If the 
request is approved, the applicant would have until the new expiration date, May 28, 
2027, to have a building permit issued from the City and commence and diligently 
pursue construction toward completion on the site. If the request is denied, the 
applicant would have to re-file a new CUP application. 

 

ATTACHMENTS 

1. Letter of Request for the Time Extension 

2. Approved Resolution No. 2024-32 for Conditional Use Permit No. 2024-19 
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3. Site Plan 

4. Location Map 
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10 Harris Court, B-1 Monterey, CA 93940 
(831)  649 - 0220  tel (831)  649 - 0394  fax 

September 19, 2025 
 
Josh Dan, Senior Planner 
City of Visalia, Community Development Department 
315 E. Acequia Avenue 
Visalia, CA 93291 
Tel: (559) 713-4003 
Email: josh.dan@visalia.city 
 
Sent Via Email: josh.dan@visalia.city 
 
Re: Request for One (1) Year Extension of CUP No. 2024-19 

 
 
Dear Josh, 
 
Our Packwood Grove North project, located at the northwest corner of West Cameron Avenue and 
South Stonebrook Street (APN 122-332-039), is currently entitled under CUP No. 2024-19, which is set 
to expire on May 28, 2026. 
 
On behalf of Mulberry Springs LLC, please accept this letter as our formal request for a one-year 
extension of the referenced Conditional Use Permit, extending the expiration date to May 28, 2027. 
 
We kindly ask that you confirm receipt of this CUP extension request at your earliest convenience. 
Additionally, please advise us of the current filing fee amount so that we may promptly process and 
submit payment. We respectfully request that this item be scheduled for the next available Planning 
Commission meeting. 
 
Sincerely, 
  
Mulberry Springs, LLC, 
a California Limited Liability Corporation 
 
 
By:    
        Matt Nohr  
  
 

 
 
  
 

CC: Paul Bernal (vial email: paul.bernal@visalia.city) 
        Brandon Smith (via email: brandon.smith@visalia.city) 
        Patrick Orosco (via email: porosco@oroscogroup.com) 
        Chris Orosco (via email: corosco@oroscogroup.com)  
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: October 13, 2025 
 
PROJECT PLANNER: Colleen A. Moreno, Assistant Planner 
 Phone: (559) 713-4031 
 Email: colleen.moreno@visalia.city  
 

SUBJECT: Revocation of Conditional Use Permit No. 2025-05: A request by the City of 
Visalia, pursuant to Municipal Code section 17.38.040, to revoke Conditional Use 
Permit No. 2025-05, which allows live entertainment at the existing Sebby’s 
restaurant. The site is located at 229 East Main Street, in the D-MU (Downtown 
Mixed Use) zone (APN: 094-296-016).    

STAFF RECOMMENDATION 

Staff recommends revoking Conditional Use Permit No. 2025-05. Staff’s recommendation is 
based on the conclusion that the owner/operator has failed to comply with the terms and 
conditions of the Conditional Use Permit and the Visalia Municipal Code resulting in life safety 
violations in regards to Building and Fire codes.  

RECOMMENDED MOTION 

I move to approve revocation of Conditional Use Permit No. 2025-05, based on the findings and 
conditions in Resolution No. 2025-50.  

BACKGROUND 

Conditional Use Permit (CUP) No. 2025-05, approved by Planning Commission on May 27, 
2025, subject to the conditions of approval per Resolution No. 2025-14, permitted live 
entertainment within a bona fide restaurant (i.e. Sebby’s). Per the staff report for CUP 2025-05, 
live entertainment at Sebby’s restaurant consisted primarily of amplified musical acts (i.e. DJ) 
with dancing in the open floor area provided. During the live entertainment, the applicant 
requested an adjusted floor plan that had tables removed from the center of the restaurant to 
allow greater space for dancing and for the DJ area. Additionally, seating and bar space in the 
rear bar area was increased to allow for additional patrons.  

The approval to permit live entertainment was conditioned in a manner that explicitly requires 
management and operational requirements to be adhered to at all times to ensure a safe 
environment is provided during live entertainment activities for both patrons of the 
establishment and to the surrounding businesses. Per the resolution, live entertainment 
activities were permitted only three nights per week and during the hours of 9:00 p.m. to 2:00 
a.m. Additionally, with the increase of space for the requested dance floor area during live 
entertainment, the installation of fire sprinkler protection within the building area was required 
prior to the beginning of any live entertainment. The CUP was conditioned that the property 
owner and/or their designee should submit a fire sprinkler plan to the City of Visalia’s 
Engineering and Building Department for review, approval, and issuance of a building permit, 
and that the work to install fire sprinklers at the site should be completed and the permit finaled 
by the Building Safety Division prior to any live entertainment activities occurring within the 
establishment. As noted, in the May 27, 2025, staff report and pursuant to Visalia Municipal 
Code Section 17.38.040, “failure by the owner/operator to comply with the conditions may result 
in a hearing to revoke the CUP.” 
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The request to revoke Conditional Use Permit (CUP) No. 2025-05 is in response to violations of 
the terms and conditions of the conditional use permit and Municipal Code provisions by this 
business, Sebby’s, who proceeded to permit live entertainment activities within the restaurant 
while not meeting their conditions as specified in Resolution No. 2025-14, a copy of this 
resolution is attached as Attachment “D”. On August 5, 2025, a Cease and Desist (Attachment 
“A”) was posted on the business by City of Visalia Code Enforcement in response to a reported 
violation submitted to the Neighborhood Preservation Division regarding live entertainment 
activities occurring on-site without completing and finalizing all required conditions of project 
approval. Upon notification of the non-compliance, on August 12, 2025, a “Notice of Potential 
Conditional Use Permit Suspension / Revocation” letter was sent by certified mail and email to 
both the property owner and business operator from the Planning Division informing them that 
any attempts to provide live entertainment activities within the establishment while conditions for 
the business/use are not being complied with, would result in the Planning Division issuing a 
CUP suspension letter and would move to seek revocation of the Conditional Use Permit No. 
2025-05. A copy of that letter is provided as Attachment “B” to this staff report. Please note that 
the use of the restaurant continued to be permitted to operate, and the Notice of Potential CUP 
suspension/revocation was only related to the ancillary live entertainment use.  

In the early morning hours of September 6, 2025, the Visalia Police Department responded to 
Sebby’s restaurant due to a shooting that occurred within this establishment. During the 
ongoing investigation, the Visalia Police Department was informed that live entertainment 
activities were occurring in Sebby’s restaurant. Upon verifying this information, the Police 
Department contacted the Planning and Community Preservation Department to inform them of 
what occurred. Upon receiving this information, on the morning of September 6th, 2025, the 
restaurant was posted with a Cease and Desist Order for all activities, including use of the 
restaurant, and a CUP Suspension and Notice of Revocation letter was issued to both the 
property owner and business owner. A copy of these documents are provided as Attachment 
“C”.  

Pursuant to Section 17.38.040 of the Zoning Ordinance, 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 ensure 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 of the Zoning Ordinance. Please note, pursuant to Section 17.38.050, 
following 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 revocation of the permit unless such denial 
was a denial without prejudice by the planning commission or city council. 
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 BACKGROUND INFORMATION 

RELATED PROJECT 

On May 27, 2025, Conditional Use Permit No. 2025-05, was approved which allows live 
entertainment at the existing Sebby’s restaurant located at 229 East Main Street, in the D-MU 
(Downtown Mixed Use) Zone. A copy of the staff report and resolution is attached to this staff 
report as Attachment “E.”  

REVOCATION REQUEST 

Staff recommends the revocation of Conditional Use Permit No. 2025-05 based on the 
operator/owner failure to comply with the terms and conditions of the conditional use permit and 
the Visalia Municipal Code as analyzed below. Staff conducted a review of the Conditional Use 
Permit (CUP) at this site address. 

Analysis of Live Entertainment Revocation Request 

The City of Visalia has long recognized the importance of the downtown area which represents 
the center of the city offering a wide range of commercial establishments, stores, restaurants, 
mixed with offices and some residential uses. In addition to being a major center for 
employment, there are several commercial establishments that have been approved, via a 
discretionary review process and subject to operating conditions, that offer various live 
entertainment options in the latter part of the evening which are intended to be ancillary to the 
primary commercial establishments use (i.e., bona fide restaurant).  

These live entertainment approvals are recognized as a way to provide the downtown with a 
variety of entertainment options for patrons to enjoy dancing, singing, and listening to local artist 
in the late evening hours, and on the weekends. However, when these establishments fail to 
properly comply with the conditions/requirements imposed on them to ensure entertainment 
activities are done in a manner to protect their patrons, this often results in the City of Visalia 
having to apply significant staff resources to monitor and combat unruly behavior that can lead 
to negative impacts to the downtown area, surrounding businesses, and to the safety of visitors 
to the downtown area.  

As provided in the attached letter (see Attachment “B”), the owner of Sebby’s failed to comply 
with the conditions of their CUP after being notified that failure to meet their requirements, 
including completing the necessary building/tenant improvements within the restaurant, would 
result in a CUP suspension and revocation of live entertainment. The business owners 
disregard upon receiving this notification and continuing to host live entertainment in non-

General Plan Land Use Designation: Downtown Mixed Use 

Zoning: D-MU (Downtown Mixed Use) 

Surrounding Zoning and Land Use: North: D-MU / Public and Private parking lots 

 South: D-MU / Alley – Parking Structure 

 East: D-MU / Garden Street Plaza/ Mulligans  

 West: D-MU / Quick serve restaurant 

Special Districts: Downtown Retail Overlay District 
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compliance places a strain on city resources and creates life and safety issues to the patrons 
and visitors of the downtown area. An overview of the activity of Sebby’s is as follows:  

 On May 27, 2025, Planning Commission approved CUP No. 2025-05 based on the 
conditions in Resolution No. 2025-14 (Attachment “D”).  

 On August 5, 2025, Code Enforcement receives a complaint regarding live 
entertainment at the site. A Cease and Desist was posted by Code Enforcement for 
non-compliance with CUP No. 2025-05 (Attachment “A”). 

 On August 12, 2025, the Planning Division sent the business and property owners a 
Notice of Potential CUP Suspension / Revocation (Attachment “B”) for non-compliance 
with CUP No. 2025-05.  

 On August 15, 2025, Fire suppression plans were submitted to the Building Safety 
Division for review (B253680). These plans were reviewed, approved and issued to a 
licensed contractor. However, the work to install the fire sprinkler line was not installed, 
nor were any inspection request submitted to the Building Division as a requirement of 
Condition No. 4 of Resolution No. 2025-14 of CUP No. 2025-05. 

 On September 6, 2025, the Visalia Police Department respond to a shooting at 
Sebby’s restaurant. During the course of the Police Departments investigation, it was 
confirmed that live entertainment activities were occurring when the shooting occurred. 
A Cease and Desist Order was posted on the property by the Community Preservation 
Manager and a Conditional Use Permit Suspension letter was sent via certified mail to 
both the property owner and business owner (Attachment “C”). This letter was also e-
mailed to both the property owner and business owner. 

The issues noted above are in violation of the Conditions of Approval (COA) as adopted per 
Resolution No. 2025-14 (Attachment “D”)). The COA violated is summarized below:  

 COA No. 4: Installation of fire sprinkler protection within the building area is required prior 
to the beginning of any live entertainment. The property owner and/or their designee shall 
submit a fire sprinkler plan to the City of Visalia’s Engineering and Building Department 
for review, approval, and issuance of a building permit, and that the work to install fire 
sprinklers at 229 East Main Street shall be completed and the permit finaled by the 
Building Safety Division prior to any live entertainment activities occurring within this 
establishment. 

Analysis: Based on the increased occupant load during the hours of live entertainment, 
Condition No. 4 was adopted to ensure that a fire sprinkler plan was submitted, reviewed, 
approved and finaled by the City of Visalia Engineering and Building Department, prior to the 
live entertainment use being permitted within this establishment. The business owner failed to 
meet this condition and continued to operate the live entertainment use in blatant disregard of 
the COA, potentially endangering patrons as a result of not complying with life and safety 
requirements. This is evident based on the Cease and Desist Order posted on August 5, 2025. 

Staff’s recommendation to revoke the CUP should not come as surprise to the business owner 
as the 2025 Planning Commission staff report explicitly detailed, in two instances, that failure by 
the property owner or establishment operator to comply with the conditions may result in a 
hearing to revoke the CUP. This was noted under both the “Inter-Departmental Review” and 
“Conditional Use Permit Revocation Process” sections and included as COA No. 19 which can 
be found in the attached Planning Commission Staff Report dated May 27, 2025 (see 
Attachment “D” and “F”). 
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RECOMMENDED FINDINGS 

1. That Sebby’s Restaurant establishment has been in violation of adopted conditions, as 
required per the terms and conditions of Conditional Use Permit No. 2025-05 and adopted 
per Resolution No. 2025-14. 

2. That continuing to allow live entertainment activities within the restaurant establishment 
under the current Conditional Use Permit may have a negative impact on the surrounding 
businesses and downtown area due to the repeated failures of the establishments at this 
location to meet applicable requirements, including but not limited to: complying with the 
required fire sprinkler installation, and implementing a security plan to monitor the behavior 
of customers inside the building when live entertainment activities are occurring.  

3. That the Notice of Conditional Use Permit Suspension was issued by the City of Visalia on 
September 6, 2025, pursuant to Section 17.38.040 of the Zoning Ordinance. 

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 N. Santa Fe Street Visalia California. The appeal shall specify errors or abuses of 
discretion by the Planning Commission, or decisions not supported by the evidence in the 
record. The appeal form can be found on the city’s website www.visalia.city or from the City 
Clerk. 

Attachments: 

 Resolution No. 2025-50 

 Attachment “A” – August 5, 2025 Cease and Desist 

 Attachment “B” – Notice of Potential Conditional Use Permit Suspension/Revocation 

 Attachment “C” – September 6, 2025 Cease and Desist and Conditional Use Permit    

     Suspension/Revocation Letter 

 Attachment “D” – Resolution No. 2025-14 for Conditional Use Permit No. 2025-05 

 Attachment “E” – Staff Report for CUP No. 2025-05 dated May 27, 2025 

 Attachment “F” – Conditional Use Permit Section 17.38 

 Aerial Map 
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Resolution No. 2025-50 

RESOLUTION NO. 2025-50 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING A REQUEST BY THE CITY OF VISALIA, PURSUANT 

TO MUNICIPAL CODE SECTION 17.38.040, TO REVOKE CONDITIONAL USE 
PERMIT NO. 2025-05, WHICH ALLOWS LIVE ENTERTAINMENT AT THE EXISTING 

SEBBY’S RESTAURANT IN THE D-MU (DOWNTOWN MIXED USE) ZONE. THE SITE 
IS LOCATED AT 229 EAST MAIN STREET (APN: 094-296-016). 

 
WHEREAS, Conditional Use Permit No. 2025-05, was a request to allow live 

entertainment three times per week, between the hours of 9:00 p.m. and 2:00 a.m. as an 
ancillary use with the bona fide existing Sebby’s restaurant located at 229 East Main 
Street in the D-MU (Downtown Mixed Use) zone (APN: 094-296-016); and 

 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice, did hold a public hearing before said Commission on May 27, 2025, and found 
the Conditional Permit No. 2025-05, as conditioned per Resolution No. 2025-14, 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, on August 5, 2025, the Code Enforcement Division received 
evidence of live entertainment occurring at the site without the business/establishment 
complying with their conditions which includes installation of fire sprinklers, a violation of 
Condition No. 4 of adopted Resolution No. 2025-14; and 

 
WHEREAS, on August 5, 2025, the Code Enforcement Division issued a Cease 

and Desist Order for live entertainment at the business located at 229 East Main Street; 
and  

 
WHEREAS, on August 12, 2025, the Planning Division issued a Notice of 

Potential Conditional Use Permit Suspension / Revocation to the business at 229 East 
Main Street in regards to live entertainment occurring at the site without compliance with 
adopted Resolution No. 2025-14; and 

 
WHEREAS, on September 6, 2025, a shooting occurred at the site during 

unpermitted live entertainment activities resulting in a homicide. This was in violation of 
Condition No. 4 of adopted Resolution No. 2025-14. A second Cease and Desist Order 
was issued by the Code Enforcement Division which stipulated that both the use of the 
restaurant and live entertainment activities we no longer permitted to occur at 229 East 
Main Street; and 
 

WHEREAS, the Planning Division, via certified mail, issued a Conditional Use 
Permit Suspension letter informing both the property owner and business owner that 
Conditional Use Permit No. 2025-05 is suspended, and the restaurant is no longer 
permitted to hold any live entertainment function, and that within next 60 days a notice 
for public hearing before the Planning Commission would be noticed to revoke said 
conditional use permit; and 

 
WHEREAS, the Planning Commission of the City of Visalia, after duly published 

notice, did hold a public hearing before said Commission on October 13, 2025; and 
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Resolution No. 2025-50 

 
WHEREAS, the Planning Commission of the City of Visalia has considered the 

request for revocation of the Conditional Use Permit to be in accordance with Sections 
17.38.040, 17.38.080, 17.38.090, 17.38.100 and 17.38.110 of the Zoning Ordinance of 
the City of Visalia; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the 
owner/operator of the restaurant establishment to be in violation of the terms and 
conditions of approval for the Conditional Use Permit issued for live entertainment 
based on the evidence contained in the staff report and testimony presented at the 
public hearing.   

 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the 

City of Visalia makes the following specific findings based on the evidence presented: 
 
1. That Sebby’s Restaurant establishment has been in violation of adopted conditions, 

as required per the terms and conditions of Conditional Use Permit No. 2025-05 and 
adopted per Resolution No. 2025-14.   

2. That continuing to allow live entertainment activities within the restaurant 
establishment under the current Conditional Use Permit may have a negative impact 
on the surrounding businesses and downtown area due to the repeated failures of 
the establishments at this location to meet applicable requirements, including but not 
limited to: complying with the required fire sprinkler installation, and implementing a 
security plan to monitor the behavior of customers inside the building when live 
entertainment activities are occurring.  

3. That the Notice of Conditional Use Permit Suspension was issued by the City of 
Visalia on September 6, 2025, pursuant to Section 17.38.040 of the Zoning 
Ordinance. 

BE IT FURTHER RESOLVED that the Planning Commission hereby approves the 
revocation of Conditional Use Permit No. 2025-05 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. 
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Notice of  
Conditional Use Permit Suspension  

 
 
September 6, 2025 
 
 
Leslie Mosely LLC 
3501 South Willis Court 
Visalia CA  93277 
 
CASE NUMBER: CE241070 
CONDITIONAL USE PERMIT (CUP) NO.: 2025-05 
RE: 229 East Main Street, Visalia, CA  
 
Mr. Mosely, 
 
This letter is to inform you, based on information and reporting provided to the City of 
Visalia’s Neighborhood Preservation Division, that in the early morning hours of 
September 6th 2025, the Visalia Police Department responded to Sebby’s restaurant 
located at 229 East Main Street (APN: 094-296-016) due to a shooting and homicide that 
occurred within this establishment. During the ongoing investigation, the Visalia Police 
Department was informed that live entertainment activities were occurring in Sebby’s 
restaurant located at 229 East Main Street (APN: 094-296-016). As noted in the Cease 
and Desist letter issued August 5, 2025, and Notice of Potential Conditional Use Permit 
Suspension / Revocation letter issued August 12, 2025, operating live entertainment 
activities without completing and finalizing all required conditions of project approval as 
adopted per Resolution No. 2025-14 for Conditional use Permit No. 2025-05 is a violation 
of the conditional use permit. 
 
As a result of not complying with all required conditions of project approval after being 
warned that failure to do so would result in immediate action by the Planning Division to 
suspend and seek revocation of Conditional Use Permit No. 2025-05, you are hereby 
issued this Notice of Conditional Use Permit Suspension. Conditional Use Permit No. 
2025-05 is hereby suspended, and the restaurant is no longer permitted to hold any live 
entertainment function unless the Conditional Use Permit is reestablished by the Visalia 
Planning Commission or the Visalia City Council. This suspension is effective as of the 
date of this letter and is issued pursuant to Section 17.38.040 of the Visalia Municipal 
Code which states: 

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 
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315 E. Acequia Ave. • Visalia, CA 93291 P 559.713.4359  E planning@visalia.gov  W visalia.gov 

 
 
                         

Planning & Community Preservation Department 
Planning Division 

                     

 

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 
ensure 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. (Ord. 2017-01 (part), 2017: 
prior code § 7528). 

 
A copy of Section 17.38.120 is also enclosed with this letter.  
 
A public hearing to revoke Conditional Use Permit No. 2025-05 by the Planning 
Commission shall be held within the next sixty days. Notice of the public hearing shall be 
mailed to you, the current business owner, and all property owners within three hundred 
feet of the subject property and published in the local newspaper at least ten days in 
advance of the hearing. 
 
Pursuant to Visalia Municipal Code Section 1.12.010, no person shall violate any 
provision of this code or fail to comply with the mandatory requirements of the ordinances 
of the City. Please be aware that any further violation of the provisions shall be punishable 
as a misdemeanor. Any person convicted of a misdemeanor shall be punished by a fine 
not to exceed $1,000.00 or by imprisonment in County Jail not to exceed 6 months or by 
both such fine and imprisonment. 
 
Regards, 
 
 
 
Paul Bernal, Director 
Planning and Community Preservation Department 
City of Visalia 
 
Enclosures: 

1. Sections 17.02.145 and 17.38.120 of the Visalia Municipal Code 

 
Cc:  Leslie Caviglia, City Manager – via e-mail 
 John Lollis, Assistant City Manager – via e-mail 
 Ken Richardson, City Attorney – via e-mail 
 James Koontz, Assistant City Attorney – via e-mail 

Jason Salazar, Chief of Police – via e-mail 
Andrew Swarthout, Police Captain – via e-mail 
Dan Ford, Police Captain – via e-mail 
Mona Whaley, Police Lieutenant – via e-mail 
Tracy Robertshaw, Neighborhood Preservation Manager – via e-mail 
Sebby’s Restaurant Owner/Operator – via e-mail & certified mail 
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17.02.145   Appeal to city council 

Where the planning commission is authorized to make any decision pursuant to the provisions of 

Title 17 of the Visalia Municipal Code and that decision is to be subject to appeal to the city 

council, the following procedure shall apply. 

A. The subdivider or any interested person adversely affected may, upon payment of an appeal 

fee as may be established by resolution of the Council, appeal any decision, determination 

or requirement of the planning commission by filing a notice thereof in writing with the 

city 

B. 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

C.  or abuse of discretion by the planning commission. 

D. 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 requests. The 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 not less than 10 days before the hearing. 

E. In holding the hearing on the matter, the Council may receive any and all inform

F. ation 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. 

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 m

G. odifications, and the Council may continue the item to the next meeting if neces

H. sary 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 a tie vote, 

the planning commission decision shall stand, and shall be considered final as of the date 

of the Council vote. (Ord. 2017-01 (part), 2017: Ord. 2006-18 § 3, 2007) 

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. 
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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. (Ord. 2017-01 (part), 

2017: 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. (Ord. 2017-01 (part), 2017: Ord. 2006-18 § 6, 2007: 

prior code § 7537) 
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: May 27, 2025 
 
PROJECT PLANNER: Colleen A. Moreno, Assistant Planner 
 Phone: (559) 713-4031 
 Email: colleen.moreno@visalia.city  
 

SUBJECT: Conditional Use Permit No. 2025-05: A request to allow live entertainment at the 
existing Sebby’s restaurant. The site is located at 229 East Main Street, in the       
D-MU (Downtown Mixed Use) zone (APN: 094-296-016).    

STAFF RECOMMENDATION 

Staff recommends approval of Conditional Use Permit No. 2025-05, as conditioned, based upon 
the findings and conditions in Resolution No. 2025-14. 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 Conditional Use Permit No. 2025-05, based on the findings and conditions in 
Resolution No. 2025-14.  

PROJECT DESCRIPTION 

Conditional Use Permit No. 2025-05 is a request by Ramez Aldaoud, the business owner, to 
allow live entertainment in conjunction with the existing Sebby’s restaurant located at 229 East 
Main Street. Live entertainment will consist primarily of amplified musical acts (i.e. DJ) with 
dancing in the open floor area provided.  

Sebby’s restaurant is an 
Italian steakhouse that 
currently only offers dinner 
service. The restaurant is 
located in the downtown 
area and zoned D-MU 
(Downtown Mixed Use). The 
restaurant tenant space is 
approximately 4,726 square 
feet consisting of two floors, 
with the second floor being a 
mezzanine that overlooks 
the first floor. The floor plan 
(Exhibit “A”) details the layout of both the restaurant and the adjusted floor plan during the 
proposed live entertainment hours. During the live entertainment, tables will be removed from 
the center of the restaurant to allow greater space for dancing and for the DJ area. Additionally, 
seating and bar space in the rear bar will be increased to allow for additional patrons. The 
restaurant will continue to operate during the live entertainment hours with a “lite menu” made 
available (Exhibit “E”), this is included as Condition No. 6 as it is a standard condition applied to 
other restaurants that provide live entertainment during the evening hours.  
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The hours of operation for Sebby’s are currently Monday through Saturday from 4:00 P.M. to 
9:00 P.M., closed on Sundays1. Per the Operational Statement (Exhibit “B”), the applicant is 
seeking to increase their hours of operation to everyday of the week; on Sundays and Mondays 
operating from 11:00 A.M. – 2:00 A.M. and Tuesdays – Saturdays from 4:00 P.M. – 2:00 A.M.: 

**Please note that restaurants are a “Permitted” use in the D-MU zone and have the ability to establish and modify 
operating hours for their restaurant without discretionary approvals. 

The applicant has also provided a Security Plan (Exhibit “C”) that has been reviewed by the 
Visalia Police Department and Code Enforcement.  

 BACKGROUND INFORMATION 

RELATED PROJECTS 

Over the years several conditional use permits have been approved for entertainment, dancing 
and similar activities: 

Amendment of Conditional Use Permit No. 2011-18 was approved by the Planning 
Commission on December 9, 2024, re-establishing live entertainment and dancing based on 
new and revised project conditions and operational/security measures at Downtown Rookies 
Sports Bar and Grill located at 215 E. Main Street.   

Conditional Use Permit No. 2023-27 was approved by the Planning Commission on February 
12, 2024, allowing live entertainment at Los Culichis restaurant located at 309 E. Main Street.  

Conditional Use Permit No. 2023-30 was approved by the Planning Commission on October 
23, 2023, allowing live entertainment at the proposed Salty Walrus Micro-Brewery located at 
2415 E. Valley Oaks Drive. 

Conditional Use Permit No. 2021-12 was approved by the Planning Commission on May 24, 
2021, allowing live entertainment at the proposed Corby’s Restaurant located at 221 E. Main 
Street. 

 
1 Home - Sebby's 

General Plan Land Use Designation: Downtown Mixed Use 

Zoning: D-MU (Downtown Mixed Use) 

Surrounding Zoning and Land Use: North: D-MU / Public and Private parking lots 

 South: D-MU / Alley – Parking Structure 

 East: D-MU / Garden Street Plaza/ Mulligans  

 West: D-MU / Quick serve restaurant 

Environmental Review: Categorical Exemption No. 2025-09 

Special Districts: Downtown Retail Overlay District 

Site Plan Review: SPR No. 2024-116-1-1-1 
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Conditional Use Permit No. 2019-44 was approved by the Planning Commission on April 27, 
2020, allowing live entertainment at the proposed Simply Brewing Micro-Brewery located at 609 
E. Main Street.  

Conditional Use Permit No. 2014-28 was approved by the Planning Commission on December 
8, 2014, allowing live entertainment at Sequoia Brewing Company, 124 W. Main Street. 

Conditional Use Permit No. 2012-12 was approved by the Planning Commission on April 9, 
2012, allowing live entertainment at Visalia Brewing Company at 112 W. Main Street. 

PROJECT EVALUATION 

Staff recommends approval of the requested conditional use permit, as conditioned, based on 
the project’s consistency with the General Plan Land Use and Zoning Ordinance, and 
operational statement, security plan and the project’s conditions of approval. 

Land Use Compatibility 

The Visalia Zoning Matrix identifies uses such as the existing restaurant use as permitted by 
right in the Downtown Mixed-Use zone, however, line E12 lists “Live Entertainment” (as 
described in 17.04.030 Definitions) as a conditionally permitted use in the zone. 

The existing restaurant use is compatible with other restaurants and businesses that are located 
within proximity to the site. Adjacent land uses to the project site include a variety of 
beauty/fitness uses, restaurants with live music, and offices. The proposed live entertainment 
use within a restaurant is found at various other sites within the downtown area especially along 
Main Street, those nearest to the project site are: Los Culichis located approximately 146 feet to 
the east from the project site, Crawdaddy’s located approximately 294 feet to the east from the 
project site, Tavern on Main (former Corby’s Rock and Roll Heroes) located approximately 106 
feet west from the project site and Downtown Rookies located approximately 186 feet west from 
the project site. For a comprehensive view of live entertainment CUPs, see Exhibit “F”, which 
details locations along Main Street that have an approved live entertainment CUP.   

Security Plan 

The security plan (Exhibit “C”) provides a comprehensive plan that will be implemented during 
live entertainment days and hours only. This plan indicates that security personnel will be 
employed onsite during live entertainment hours of operation. Security personnel will be 
responsible for enforcing the security plan as detailed by the applicant including but not limited 
to guarding entrances, preventing loitering and group gathering, and verifying occupancy limits. 

In addition, as stated in the security plan (Exhibit “C”), all security personnel will be licensed. To 
ensure compliance with this statement, staff is recommending the Planning Commission adopt 
Condition Nos. 20.d and 21, that require, “security personnel must all be security guards with a 
valid license issued by the California Bureau of Security and Investigative Services. The 
licensed security personnel may be employees of the establishment or licensed security 
personnel retained from a licensed security firm. All on-duty licensed security guards shall 
comply with the uniform requirements set forth in California Business & Professions code 
section 7582.26”. 

The fully detailed security plan describes the types of security measures being undertaken and 
standards for managing security measures. The security plan shall be in the possession of the 
Visalia Police Department along with contact information for responsible parties to address any 
issues. Staff recommends that Condition No. 13 be adopted to ensure that all signatures from 
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both the applicant and the Visalia Police Department are finalized and that a copy is provided to 
Visalia Code Enforcement prior to the commencement of live entertainment at the site.  

Patron Queuing: The information provided by the applicant does not define and/or identify crowd 
control measures to be implemented for patrons waiting to enter the establishment during hours 
live entertainment is provided. To address this issue, staff is requesting Condition No. 10 be 
adopted as drafted which states: 

COA No. 10: During the days and hours live entertainment is permitted, the public 
sidewalks shall be kept clear for pedestrian use. Patrons waiting to enter the business 
during days and hours live entertainment is permitted shall be required to form one single 
orderly line outside of the front door of the business for any patron(s) waiting to enter 
and/or for any patron(s) that exited the building and are seeking re-entry, and shall keep 
the public sidewalk area directly in front of the business open and clear for public 
pedestrian use. This standing waiting area shall be defined by use of a portable non-
permanent rope or metal fence railing style system that creates a separation between the 
area patrons wait in line and the public use area of the sidewalk. The sidewalk shall have 
a minimum of four feet clearance for unimpeded pedestrian traffic use. The uniformed 
licensed security personnel shall require patrons to remain in line and shall regularly 
maintain the area under their control free of alcohol, monitored to prevent patron loitering, 
and litter during and after live entertainment activities cease. 

Live Entertainment Hours 

The applicant is requesting to provide entertainment six days a week and increase the existing 
hours of operation to accommodate the requested live entertainment. This request includes 
closing at 2:00 A.M., every day of the week (Exhibit “B”).  

Based on this request and given an overview of other Live Entertainment CUP’s that were 
recently approved, staff recommends the Planning Commission adopt Condition No. 3, limiting 
the number of days of live entertainment to Friday and Saturday nights with the third day being 
flexible on when live entertainment may be provided to coincide with special holidays and/or at 
the owner’s discretion. However, in no case shall live entertainment be provided in excess of 
more than three days during the week. Staff’s reason for this request is due to the fact that Live 
Entertainment is considered an ancillary use and should not be considered the primary use of 
the establishment, which in this case is a bona fide sit-down restaurant. This condition, which 
limits the scope on the number of days live entertainment is provided, is not unique to this site 
and is consistent with similar live entertainment request on Main Street. 

Fire Sprinklers
 

Based on the increased occupant load during the hours of live entertainment, the applicant has 
stated that sprinklers will be installed in the building (Exhibit “D”). Staff recommends Condition 
No. 4 be adopted to ensure that a fire sprinkler plan is submitted, reviewed, and approved by 
the City of Visalia Engineering and Building Department, and that the work to install fire 
sprinklers at 229 East Main Street is completed and the permit is finaled by the Building Safety 
Division, prior to the live entertainment use being permitted within this establishment.  

Live Entertainment Conditions 

The proposed conditions of approval, which are similar to previous conditional use permit 
approvals for live entertainment, are tailored to address the live entertainment component of this 
business as addressed in the operational plan and security plan. Due to the current use of being 
a restaurant which permits patrons under the age of 21, with the request to allow live 
entertainment during late evening hours, staff recommends Condition No. 11 be adopted. This 
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condition requires underage patrons (under 21 years of age) to not be permitted upon the 
establishment premises after 9:00 p.m. when live entertainment is offered within the premises. 

Staff’s analyses of the proposed conditions are reasonable and necessary for the specific uses 
proposed by the Conditional Use Permit. Conditions are given as such to ensure that the live 
entertainment component remains ancillary to the restaurant use.  

Inter-Departmental Review 

The Visalia Police Department, Code Enforcement, and Planning staff have reviewed the 
proposed conditions of approval. In staff’s assessment, the proposed conditions are reasonable 
and necessary for the revised live entertainment use. Failure by the property owner or 
establishment operator to comply with these conditions may result in a hearing to revoke the 
CUP as stated per Condition No. 19. 

Parking 

The project site is located on Main Street, with public parking on both sides of the street as well 
as a public parking lot directly across the street on the north and a large public parking structure 
with access through Garden Street Plaza on the south side of the building. Both provide ample 
parking.  

In addition to this, the project site is located approximately 0.2 miles from the Visalia Transit 
Center, therefore in accordance with Assembly Bill 2097, which prohibits public agencies from 
imposing minimum parking requirements on sites that are located within a half-mile radius of a 
major transit stop, the project site therefore meets the parking provisions per AB 2097.    

Conditional Use Permit Revocation Process 

Pursuant to Visalia Municipal Code Section 17.38.040, a failure by the owner/operator to comply 
with the conditions of project approval or if the business is declared a public nuisance as defined 
per Visalia Municipal Code 8.40.030, will result in the issuance of a Notice of Conditional Use 
Permit Suspension Order to Cease and Desist and a Declaration of Public Nuisance. The City of 
Visalia has the authority to automatically suspend a conditional use permit for failure to comply 
with the condition(s) of the use permit. Upon suspension, the Planning Commission shall hold a 
public hearing within 60 days in accordance with the public hearing notice procedures. If the 
Planning Commission is not satisfied that the regulation, general provisions, or applicant’s ability 
to meet the conditions, the Planning Commission may revoke the use permit or take action as 
may be necessary to ensure compliance with the regulation(s), general provision(s), or 
condition(s). 

Environmental Review 

The project is Categorically Exempt under Section 15301 (Existing Facilities) of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA), Categorical 
Exemption No. 2025-09. 

RECOMMENDED FINDINGS 

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

2. That the proposed 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. 

3. That the proposed conditional use permit would be compatible with adjacent land uses. The 
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proposed use is compatible subject to compliance with the conditions of Project Approval of 
this conditional use permit. 

4. 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. 2025-09. 

RECOMMENDED CONDITIONS 

1. That the Conditional Use Permit shall be developed consistent with the comments and 
conditions of Site Plan Review No. 2024-116-1-1-1, incorporated herein by reference.  

2. That the use shall be operated in substantial compliance with the floor plan, operational 
statement, and security plan, in Exhibits “A”, “B”, and “C,” notwithstanding any required 
conditions below and/or imposed by State Department of Alcoholic Beverage Control. Any 
changes or intensification of the use are subject to review by the City Planner and may 
subsequently be required to be reviewed by the Planning Commission. 

3. Live entertainment shall only be permitted three nights per week on any of the following 
days: Monday, Tuesday, Wednesday, Thursday, Friday, or Saturday, and only during the 
hours of 9:00 p.m. to 2:00 a.m.  

4. Installation of fire sprinkler protection within the building area is required prior to the 
beginning of any live entertainment. The property owner and/or their designee shall submit a 
fire sprinkler plan to the City of Visalia’s Engineering and Building Department for review, 
approval, and issuance of a building permit, and that the work to install fire sprinklers at 229 
East Main Street shall be completed and the permit finaled by the Building Safety Division 
prior to any live entertainment activities occurring within this establishment. 

5. Live entertainment shall not be allowed any time before 9:00 p.m.  

6. There shall not be more than one amplified live entertainment act occurring simultaneously 
on the premises. 

7. That the establishment remain and be maintained as a bona fide restaurant. At all times 
during normal business hours, the site shall provide a menu and food service, similar to 
Exhibit “E”, which must be provided during live entertainment. During times of live 
entertainment food service shall be provided until 2:00 a.m. 

8. There shall be no adult entertainment as defined in Visalia Municipal Code Chapter 17.62, 
including no lingerie/bathing suit shows. 

9. During live entertainment, the operator shall regularly maintain the area under their control to 
prevent loitering of persons about the premises. No alcoholic beverages shall be consumed 
on any public areas adjacent to the licensed premises under the control of the licensee. 

10. During the days and hours live entertainment is permitted, the public sidewalks shall be kept 
clear for pedestrian use. Patrons waiting to enter the business during days and hours live 
entertainment is permitted shall be required to form one single orderly line outside of the 
front door of the business for any patron(s) waiting to enter and/or for any patron(s) that 
exited the building and are seeking re-entry, and shall keep the public sidewalk area directly 
in front of the business open and clear for public pedestrian use. This standing waiting area 
shall be defined by use of a portable non-permanent rope or metal railing fence style system 
that creates a separation between the area patrons wait in line and the public use area of the 
sidewalk. The sidewalk shall have a minimum of four feet clearance for unimpeded 
pedestrian traffic use. The uniformed licensed security personnel shall require patrons to 
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remain in line and shall regularly maintain the area under their control free of alcohol, 
monitored to prevent patron loitering, and litter during and after live entertainment activities 
cease. 

11. Patrons shall use only the Main Street entrance to enter and exit the business except in the 
event of an emergency. 

12. Underage patrons (under 21 years of age) shall not remain upon the establishment premises 
after 9:00 p.m. during the times live entertainment is offered within the premises.  

13. A copy of the approved and signed Security Plan shall be provided to Visalia Code 
Enforcement prior to beginning live entertainment hours.    

14. That the maximum occupancy limit established by the Visalia Building Department and Fire 
Marshal shall be posted and shall not be exceeded. 

15. Inspections by City representatives on the premises may be conducted at any time during 
business hours to validate conformance with these conditions of approval. 

16. All exterior doors and windows shall remain closed at all times when the premises is 
providing live entertainment. 

17. There shall be no exterior advertising of any kind promoting or indicating the availability of 
alcoholic beverages within the business. This does not include advertising placed inside the 
business directed to the outside. 

18. No video/arcade games, pool or billiard table shall be maintained upon the premises. Any 
request to incorporate video/arcade games, pool or billiard tables shall require an 
amendment to this conditional use permit. 

19. The City Planner may initiate a CUP revocation hearing pursuant to Visalia Municipal Code 
Section No. 17.38.040, based on documented evidence of failure to comply with any 
conditions of: 

a) Failure to comply with or enforce the conditions of Conditional Use Permit No. 2025-05. 

b) All Conditions and Requirements of the California Department of Alcoholic Beverage 
Control license issued to this business. 

c) All applicable federal, state and city laws, codes and ordinances. 

d) If the business is declared a Public Nuisance pursuant to Chapter 8.40 “Nuisances” of the 
Visalia Municipal Code. 

20. That the owner/operator shall hold and implement the security plan, as approved by the 
Visalia Police Department, on the premise at all times that includes the following: 

a) Prior to any type of live entertainment or dancing identified in this use permit the 
owner/operator shall prepare and submit to the Visalia Police Department a security plan 
for approval. Approval of the security plan by the Visalia Police Department shall not be 
unreasonably denied. The contents of the Security Plan shall be incorporated as 
conditions of approval for Conditional Use Permit No. 2025-05. 

b) The Security Plan shall identify the establishment's designated contact person for all 
safety and security management which shall be provided to the Visalia Police 
Department and shall include the telephone numbers and e-mail address where the 
contact person may be reached 24 hours a day, seven days a week. The Security Plan 
shall also provide the telephone number for direct contact with the business during 
business hours. The Security Plan shall be amended and resubmitted to the Visalia 

54



 

 

Police Department, by the business owner and/or the establishment’s manager, for any 
changes to the establishment's designated contact person for all safety and security 
management matters including updated telephone numbers and e-mail addresses where 
the contact person may be reached 24 hours a day, seven days a week. 

c) The burglar and fire alarm shall be monitored by a security company 24 hours a day, 
seven days a week. 

d) Designate an adequate number of security personnel who will monitor and control the 
behavior of customers inside the building, any portable non-permanent rope or metal 
railing style system patron queue on the public sidewalk for the business, and any private 
parking lot under the establishment's control. The security personnel must all be security 
guards with a valid license issued by the California Bureau of Security and Investigative 
Services. The licensed security personnel may be employees of the establishment or 
licensed security personnel retained from a licensed security firm. All on-duty licensed 
security guards shall comply with the uniform requirements set forth in California 
Business & Professions code section 7582.26. 

e) The business owner and/or their management staff/employees of the establishment shall 
correct any and all safety or security problems or Security Plan violation as soon as 
receiving either verbal and/or written notice of such problems from either the Visalia 
Police Department, Planning and Community Preservation Department, and/or the 
Neighborhood Preservation Code Enforcement Division. After the initial security plan is 
approved and implemented, it is the responsibility of the owner or owner's designee / 
management staff to contact the Visalia Police Department to inquire about police calls 
for service or public safety problems noted at the location. Contact may be made in 
person, by telephone or by electronic mail. Review of police calls for services may be 
conducted at any time by the Visalia Police Department, Planning and Community 
Preservation Department, and/or the Neighborhood Preservation Code Enforcement 
Division and may be used as the basis to require revisions to the security plan or to 
initiate suspension of the conditional use permit and begin the proceedings to revoke the 
conditional use permit. 

f) The applicant/business owner shall maintain at all times a copy of the current Security 
Plan and conditional use permit conditions of approval on the premises at all times and 
shall present the Security Plan immediately upon request by a police officer or code 
enforcement officer. 

g) During the days and hours live entertainment is permitted, the licensed uniformed 
security personnel and management staff shall maintain a count of and accurately report 
the total number of persons in the building upon immediate request by either the Building 
Official, Fire Marshall, police officer, or code enforcement officer. 

h) In the event the physical security plan is withdrawn or revoked, no live entertainment 
shall occur until such time the security plan has been approved by the Visalia Police 
Department. 

i) Half an hour prior to, during, and half an hour after the times of entertainment, a fully 
functional color digital video camera must be in place to record the activities of patrons on 
the premises. The interior of the business must have at least one camera placed to focus 
on each area where alcoholic beverages are being dispensed (this shall include any 
outside patio area where alcoholic beverages are dispensed). Additionally, there shall be 
at least one camera placed to focus on each of the following areas: front door(s) and/or 
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entry area, any area outside where patrons wait to enter the establishment, and the open 
floor space area inside the restaurant establishment. 

j) The camera storage capacity should be for at least ten (10) calendar days. The 
monitoring camera/video system must continuously record, store, be capable of playing 
back images and be fully functional at all times. Any recordings of suspected criminal 
activity shall be provided to the Visalia Police Department within 24 hours of the initial 
request. 

21. During the days and hours live entertainment is permitted, all security personnel hired to 
ensure the safety of patrons within the establishment and patrons waiting to enter the 
establishment shall be licensed security guards and shall comply with the uniform 
requirements set forth in California Business & Professions code section 7582.26. 

22. That any subsequent owner(s)/operator(s) of the restaurant facility who chose to utilize this 
conditional use permit for live entertainment shall provide a signed and notarized letter to the 
Planning and Community Preservation Department Director acknowledging their acceptance 
and agreement to comply and meet all conditions of approval for Conditional Use Permit No. 
2025-05. 

23. That all applicable federal, state and city laws, codes and ordinances be met, including all 
necessary licenses and conditions from the California Department of Alcoholic Beverage 
Control. 

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 N. Santa Fe Street Visalia California. The appeal shall specify errors or abuses of 
discretion by the Planning Commission, or decisions not supported by the evidence in the 
record. The appeal form can be found on the city’s website www.visalia.city or from the City 
Clerk. 
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Attachments: 

• Related Plans and Policies 

• Resolution No. 2025-14 

• Exhibit "A" – Site Plan & Floor Plans  

• Exhibit "B" – Operational Statement 

• Exhibit “C” – Security Plan 

• Exhibit “D” – Supplemental CUP Application Form – Fire Sprinklers  

• Exhibit “E” – Lite Menu (example) 

• Exhibit “F” – Map of Live Entertainment CUPs along Main Street  

• Site Plan Review Comments No. 2024-116-1-1-1 

• General Plan Land Use Map 

• Zoning Map 

• Aerial Map 

• Vicinity Map 
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Environmental Document # 2025-09 

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. 2025-09: Sebby’s Live Entertainment 

PROJECT TITLE 
 
229 E Main Street (APN: 094-296-016) 

PROJECT LOCATION 
 
Visalia  Tulare 

PROJECT LOCATION - CITY  COUNTY 
 
A request to allow live entertainment within an existing restaurant in the D-MU (Downtown 
Mixed Use) zone. 

DESCRIPTION - Nature, Purpose, & Beneficiaries of Project 
 
City of Visalia, 315 E. Acequia Avenue, Visalia, CA 93291,  colleen.moreno@visalia.city 

NAME OF PUBLIC AGENCY APPROVING PROJECT 
 
Ramez Aldaoud, 229 E Main St. 

NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 
Stephen O. Sparshott, 1206 W. Evans Ave., Visalia 

NAME AND ADDRESS OF AGENT CARRYING OUT PROJECT 
 
EXEMPT STATUS: (Check one) 

 Ministerial - Section 15073 
 Emergency Project - Section 15071 
 Categorical Exemption - Section 15301 
 Statutory Exemptions- State code number:       

Minor land use limitation for an existing structure 

REASON FOR PROJECT EXEMPTION 
 
 
 
 
 
 
 

 
 
 
 
 

Colleen Moreno, Assistant Planner  (559) 713-4031 

CONTACT PERSON  AREA CODE/PHONE 
   

May 22, 2025   

DATE  Brandon Smith 
  ENVIRONMENTAL COORDINATOR 
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RELATED PLANS & POLICIES 

Downtown Retail Overlay District 
(Chapter 17.58) 

 
17.58.010   Purposes and intent. 
   A.   There is created a downtown retail overlay district, the boundaries of which are shown on the map 
entitled, "Downtown Retail Overlay District," which is delineated on the Zoning Map. Said map is adopted 
and made a part of this ordinance. 
   B.   This chapter is enacted to preserve and promote the public health, safety, and welfare of the 
citizens of Visalia, and to express the commitment of the city toward the continued vitality and 
stabilization of regional retail commercial activity within the area traditionally known as Downtown Visalia. 
This commitment seeks to: 
   1.   Protect and enhance existing buildings and improvements in the downtown area. 
   2.   Enhance the character and physical environment of the downtown area by establishing specific 
design compatibility criteria for new and remodeled buildings within the overlay district. 
   3.   Ensure that new development is compatible with existing and future plans for the area. 
   4.   Involve both design professionals and area residents, property owners and merchants, in the 
implementation of the Visalia Downtown Framework Plan and the continued viability of the downtown 
retail economy. (Ord. 2017-01 (part), 2017: prior code § 7720) 
 
17.58.015   Applicability. 
   The requirements in this chapter shall apply to all structures and properties within the downtown retail 
overlay district, as defined herein. (Ord. 2017-01 (part), 2017) 
 
17.58.020   Components of the chapter. 
   This chapter shall include: 
   A.   The ordinance text, which specifies the downtown retail district overlay designation, design 
evaluation criteria, and the powers and duties with regard to the overlay district; 
   B.   A map designating the downtown retail district overlay, which shall be depicted on the official 
zoning map of the city. (Ord. 2017-01 (part), 2017: prior code § 7721) 
 
17.58.030   Definitions. 
   A.   All definitions, general and specific, set forth in Section 17.04.030, shall be applicable to this 
chapter. 
   B.   Word Usage. 
   1.   The word "shall" is prescriptive in nature and indicates that compliance is mandatory. 
   2.   The words "may," "should" and "preferred" are permissive in nature and indicate that compliance is 
discretionary on the part of the applicant. 
   C.   Definitions. 
   "Construction" means any building activity requiring the issuance of a building permit that affects the 
exterior appearance of a structure. 
   "Enlargement" means construction that results in the expansion of the gross floor area of a structure. 
   "Exterior architectural feature" means the architectural elements embodying the style, design, general 
arrangement, and components of all of the outer surfaces of an improvement; the kind, color, and texture 
of the building materials; and the type and style of all windows, doors, lights, signs and other fixtures 
appurtenant to such improvement. 
   "Improvement" means any building, structure, place, parking facility, fence, gate, wall, work of art, or 
other object constituting a physical betterment of real property, or any part of such betterment. (Ord. 
2017-01 (part), 2017: prior code § 7722) 
17.58.040   Regulation of improvements. 
   No improvement or exterior architectural feature of any improvement shall be constructed, altered or 
enlarged that is located in the downtown retail overlay district unless a site plan review permit is issued 
pursuant to the terms of this chapter and Chapter 17.28. Where this chapter may conflict with Chapter 

59

https://codelibrary.amlegal.com/codes/visalia/latest/visalia_ca/0-0-0-33459#JD_17.04.030
https://codelibrary.amlegal.com/codes/visalia/latest/visalia_ca/0-0-0-34534#JD_Chapter17.28
https://codelibrary.amlegal.com/codes/visalia/latest/visalia_ca/0-0-0-34534#JD_Chapter17.28


 

 

17.28, this chapter shall apply. This section shall not apply to any interior alteration that has no effect on 
the condition or appearance of any exterior architectural feature of an improvement. (Ord. 2017-01 (part), 
2017: prior code § 7723) 
 
17.58.050   Procedures for review of applications. 
   A.   The site plan review committee shall be the reviewing authority for the downtown retail overlay 
district, with powers and duties as specified in this chapter. 
   B.   The site plan review committee shall review applications only as specified in this chapter, 
consistent with the rules and regulations in this chapter. Applications shall be approved or disapproved 
based solely on those building design criteria in this chapter, for which compliance is mandatory. The 
board may suggest that building design criteria that are permissive be followed; however, applications 
shall not be approved or disapproved on the basis of any such nonmandatory criteria. The duties and 
responsibilities of the site plan review committee shall include the following: 
   C.   At the option of the planning commission, the site plan review committee may review proposed 
zoning actions (zone changes, conditional use permits, special zoning exceptions, planned unit 
developments and variances) within the district. The site plan review committee may recommend 
approval, conditional approval, modification or disapproval of an application based upon the expected 
impact of the proposed zoning action on the character of the affected improvement(s), neighboring 
properties, or the entire district. The board's recommendation shall be forwarded to the planning 
commission for its consideration. 
   D.   It shall be the duty of the site plan review committee to review all applications for the construction 
or exterior alteration or enlargement of improvements within the overlay district. The site plan review 
committee shall have the power to approve, modify or disapprove such applications before a building 
permit can be issued. 
   E.   It shall be the duty of the site plan review committee to review all applications for sign permits 
within the district. Applications for sign permits shall be obtained from and filed with city pursuant 
to Chapter 17.48, and thereafter the application shall immediately be referred to the site plan review 
committee for their review and recommendation. The site plan review committee may recommend 
approval, conditional approval or denial of the sign permit application. The application shall then be 
presented to the proper issuing authority for sign permits, pursuant to Chapter 17.48 of the Municipal 
Code. Sign permits shall be issued only in compliance with the recommendation of the site plan review 
committee. Approval by the site plan review committee in no way implies approval by the issuing 
authority for sign permits, whose approval must also be secured pursuant to Chapter 17.48. 
   F.   It shall be the duty of the site plan review committee to review all applications for the moving or 
demolition of structures within the overlay district. The site plan review committee shall have the power to 
approve, conditionally approve, or disapprove such applications, subject to the provisions of 
Section 17.58.060. 
   G.   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 site plan review 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; 
   2.   Residing with like materials; 
   3.   Masonry repairs with like materials; 
   4.   Chimney repair with like materials. (Ord. 2017-01 (part), 2017: prior code § 7724) 
 
17.58.060   Appeal to the city council. 
   Any person or persons jointly or severally aggrieved by a decision of the site plan review committee 
may make an appeal in writing therefrom to the city council. Such appeal shall be filed with the city clerk 
within ten days of said action. The appeal shall be placed on the agenda of the council's next regular 
meeting after the appeal is filed. The council shall review the decision of the board and may reverse, 
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affirm, modify or affirm as modified the action of the board. The decision of the council shall be final. 
(Ord. 2017-01 (part), 2017: prior code § 7725) 
 
17.58.070   Ordinary maintenance and repair. 
   Nothing in this chapter shall be construed to prevent ordinary maintenance or repair of any structure 
within any district; provided, such work involves no change in the exterior appearance of a structure. 
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 
safety because of an unsafe or dangerous condition. (Ord. 2017-01 (part), 2017: prior code § 7727) 
17.58.080   Standards applying to new buildings and alterations to existing buildings. 
   The following standards shall apply to new buildings and alterations to existing building within the 
downtown retail overlay district: 
   A.   Awnings attached above street level storefronts and/or upper-story windows are encouraged. Size 
and scale shall be appropriate to the building, however, significant elements of the building's architecture 
should not be obscured by upper-story awnings. Ground floor awnings shall project a minimum of five (5) 
feet over the sidewalk. Awning materials shall be cloth or canvas. Awning colors shall be limited to a 
blue, burgundy, tan or tones and/or prints of these. White may be incorporated into the design of awnings 
for contrast or valance signage, but shall not compromise a majority of the color theme of any awning. 
   B.   The following materials and building elements shall be prohibited: 
   1.   Use of wood siding, cladding or wood shingles, in excess of ten (10) percent of the total area of any 
building façade. 
   2.   Mansard form roof tiles. 
   3.   Unbroken masses of split face, slump stone or concrete unit masonry. 
   4.   Use of reflective or mirrored surface cladding, in excess of then (10) percent of the total area of any 
building façade. 
   5.   Exposed utility conduit, junction boxes, meters, or fuse boxes on the front façade of buildings. (Ord. 
2017-01 (part), 2017) 
 
17.58.082   Standards applying to alterations to existing buildings. 
   The following standards shall apply when undertaking the renovation of existing buildings within the 
downtown retail overlay district: 
   A.   Where originally constructed buildings facades remain, their appearance shall not be altered. Such 
facades shall be repaired and preserved. Where facades have been altered, as much original material 
and detail shall be retained in the rehabilitation as possible. 
   B.   Where most of the existing architectural design dated from an interim remodeling and where such 
remodeling adds to the traditional character of the district, rehabilitation shall conform to the period of 
such remodeling and not to the original design. 
   C.   Where the original design cannot be determined or where financial considerations preclude full-
scale rehabilitation of a façade which has previously been altered, a design which is not a pure 
rehabilitation but which is in keeping of the structure are prohibited. 
   D.   Where originally constructed facades and/or architectural details have been covered by an interior 
remodeling, the removal of coverings is encouraged. When original materials, facades and/or 
architectural details are uncovered, these shall not be recovered. 
   E.   Where windows and doors still exist, the original sills, lintels, frames, sash, muntins and glass of 
windows and transoms shall be preserved. The original doorway elements, including sill, lintels, frames, 
and the doors shall also be retained. Where possible, replacements should duplicate the originals in 
design and materials. The blocking or covering of any portion of an existing window or door opening with 
permanent materials is prohibited. When new window or door openings are created, the scale of these 
should approximate that of the traditional architecture of the district. The base of new window opening 
shall be a maximum of thirty (30) inches above ground level. Whenever the size and/or scale of any 
existing window openings are altered, the base of all the window openings in the storefront shall be 
brought into conformance with the maximum 30-inch standard. This subsection shall not apply to 
ordinary repair or replacement of window glass or frames where the size and/or scale of window 
openings are not altered. 
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   F.   Brick is most dominant traditional building material within the district and is preferred as a 
replacement material. Brick shall not be covered by wood shingles, wood, aluminum siding, or any other 
synthetic materials. Where brick has been painted, repainting in a color that matches the natural color of 
the brick as closely as possible is preferred. Where brick remains unpainted, the use of paint in the 
exterior is prohibited, since unpainted brick is a crucial element of the traditional character of the district. 
   G.   Stuccoed brick surfaces should be retained, unless held in place with wire mash, in which case the 
stucco should be removed. Where retained, stucco should be repainted in a brick color. (Ord. 2017-01 
(part), 2017) 
17.58.084   Standards applying to new buildings. 
   The following standards shall apply to new buildings within the downtown retail overlay district. The 
objective of this section is to ensure that contemporary design is compatible with the traditional theme 
and character of the downtown retail overlay district. The effect of the proposed design of new 
construction on the overall character of the district should be the first frame of reference for such 
compatibility. The next consideration should be the effect of the proposed design on the adjacent 
buildings and streetscape. 
   A.   New construction shall maintain the continuity of existing rows of buildings; facades shall be 
constructed at the property line facing the street, or at a setback even with that of adjacent buildings. 
   B.   New buildings shall be constructed to within ten (10) percent of the maximum height of adjacent 
buildings. The scale of new architectural elements should be consistent with that of adjacent structures. 
   C.   Brick is the preferred exterior building material for new construction. The color texture should be 
similar to that of brick traditionally used in the district. 
   D.   The scale of window and door openings in new buildings should approximate that of the traditional 
architecture of the district. The base of window openings shall be a maximum of thirty (30) inches above 
ground level. (Ord. 2017-01 (part), 2017) 
17.58.086   Maintenance and repair required. 
   A.   Neither the owner of nor the person(s) in actual charge of a structure within the district shall permit 
such structure to fall into a state of disrepair which may result in the deterioration of any exterior 
appurtenance or architectural features so as to produce, or tend to produce, in the judgment of the 
Building Official, a detrimental effect on the character of the district as a whole or the life and character of 
the structure in question, including, but not limited to: 
   1.   The deterioration or decay of exterior walls or other vertical supports; 
   2.   The deterioration of roofs or other horizontal members; 
   3.   The deterioration of exterior chimneys; 
   4.   The extensive deterioration or crumbling of exterior plaster or mortar; 
   5.   The extensive peeling or chipping of exterior paint; 
   6.   The deterioration of any feature so as to create or permit the creation of any hazardous or unsafe 
condition or conditions. 
   B.   The city's zoning compliance officer, or other designated enforcement official, shall serve written 
notice upon the owner of any structure deemed to be in violation of this section or any applicable 
municipal code. Notice shall comply with Visalia Municipal Code Section 1.13.070 if the violation is 
pursued through administrative enforcement. Alternatively, the enforcement official may pursue the 
violation as a criminal infraction. Said written notice shall specify the nature of the condition or conditions 
which are in violation of the maintenance and repair requirement wand direct that said conditions be 
repaired or corrected within an appropriately reasonable period of time. If the condition or conditions are 
not remedied within the stated period of time in the notice, then an administrative penalty or fine as 
stated in Section 1.12.010 of the Visalia Municipal Code shall be enforced and may be collected under 
the methods stated in Section 1.13.110. Said notice hall further advise the owner of said structure of 
his/her right to request a hearing before the planning commission to review the determination of the city's 
enforcement officer. The request for hearing shall be made within ten (10) days of the receipt of notice by 
the owner, with applicable fees, as set forth in Chapter 1.13 of the Municipal Code and the administrative 
hearing shall be conducted pursuant to the requirements of Chapter 1.13. 
   C.   After a hearing, the administrative hearing officer may approve, modify, or reject the determination 
of the city's enforcement officer at the conclusion of such hearing. Should an administrative hearing 
officer determine at the conclusion of such a hearing that there is a violation of this provision, the 
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administrative hearing officer shall require that the structure in question be brought into compliance 
within an appropriately reasonable period of time and in addition order the collection of any applicable 
fines. (Ord. 2017-01 (part), 2017: prior code § 7727) 
 
17.58.090   Exceptions. 
   Within the downtown retail overlay district, design and construction conditions exist that are unique and 
are not generally found elsewhere in the city. Structures were often constructed on or near lot lines and 
abut one another in many cases. Storefronts and building facades have often been redesigned, covered 
or otherwise subjected to major alterations over the years. Due to these peculiar conditions, it is 
sometimes in the interest of enhancing the character of the district to make an exception to the building 
design criteria in this chapter and/or signage, landscaping, setbacks, fencing and screening requirements 
of the Visalia zoning ordinance. Where it is deemed that the physical and economic well-being of the 
district would be better served by such an exception rather than the strict application of the above 
mentioned building design criteria and other ordinance requirements, the site plan review committee may 
recommend to the planning commission that such exception be made, pursuant to Section 17.42.030. 
(Ord. 2017-01 (part), 2017: prior code § 7729) 
 
17.58.100   Role of building official. 
   A.   The building official shall refuse to issue all building or sign permits based upon an application 
disapproved by the site plan review committee, unless such application is later approved by the city 
council. The building official may approve any application approved or conditionally approved by the site 
plan review committee at such time as any conditions specified in such 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 board 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 shall from time to time inspect the 
construction, alteration or enlargement approved by the board and shall take such action as is necessary 
to assure compliance with the approved plans. (Ord. 2017-01 (part), 2017: prior code § 7730) 
 
17.58.110   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: prior code § 7726) 
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Micro-Brewery/Micro-Winery Overlay District 

(Section 17.63) 
 

 

17.63.010   Purpose and intent. 
   A.   There is created a Micro-brewery/Micro-winery Overlay District, the boundaries of which are shown 
on the map entitled, "Micro-brewery/Micro-winery Overlay District", which is on file at city hall. Said map 
is adopted and made a part of this ordinance. 
 
   B.   This chapter is enacted to preserve and promote the public health, safety, and welfare of the 
citizens of Visalia, and to facilitate businesses that specialize in the small-scale production and sale of 
crafted beverages. This chapter is also enacted to encourage the location of micro-brewery and micro-
winery businesses in the East Downtown area. This is to: 
 
   1.   Encourage, protect and enhance existing buildings, their productive re-use, and improvements in 
the East Downtown area. 
   2.   Promote the vibrancy and sense of destination and place of the East Downtown area by 
establishing this area as the recognized center for craft brewing establishments. 
   3.   Ensure that these establishments are compatible with each other and with existing and future uses 
within the East Downtown area. (Ord. 2017-01 (part), 2017: Ord. 2016-22 (part), 2016) 
 
17.63.020   Components of the Chapter. 
   This chapter shall include: 
   A.   The Ordinance text which specifies the micro-brewery/micro-winery overlay district and establishes 
specific standards pertaining to the district. 
  
  B.   A map designating the micro-brewery/micro- winery overlay district, which shall be depicted on the 
official zoning map of the city. (Ord. 2017-01 (part), 2017: Ord. 2016-22 (part), 2016) 
 
17.63.030   Definitions. 
   "Micro-brewery" An establishment that produces the range of brewed beer, ale, mead, hard cider and 
similar brewed beverages in quantities totaling 15,000 barrels or less per year (all beverage types 
combined) that are served on site and/or sold for off-site consumption. Service and sale of brewed 
beverages must be in conjunction with the regulations of the Alcohol Beverage Control (ABC) and 
Bureau of Alcohol, Tobacco, and Firearms (ATF). Service of brewed beverages may be conducted with 
or without the service of food. Taproom, Nano-brewery, Craft brewery, and Brewpub are included in this 
definition. 
   "Micro-winery" An establishment that produces fermented fruit wine in quantities totaling 10,000 cases 
or less per year (all varieties and labels combined) that are served on site and/or sold for off-site 
consumption. Service and sale of wine must be in conjunction with the regulations of the Alcohol 
Beverage Control (ABC) and Bureau of Alcohol, Tobacco, and Firearms (ATF). Service of wine may be 
conducted with or without the service of food. Tasting room and Boutique winery are included in this 
definition. 
   "Background entertainment" Non-amplified live music or performance intended to complement the 
primary venue, and for which no alteration of the physical or operational aspect of the primary use is 
made. (Ord. 2017-01 (part), 2017: Ord. 2016-22 (part), 2016) 
 
17.63.040   Standard Operating Conditions. 
   A.   Uses within the Overlay District. 
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   1.   All uses shall be subject to the Zoning Matrix use allowances, except that micro-brewery/micro-
winery locations that occur coincidentally within the micro-brewery/micro- winery overlay district or within 
the C-R (Regional Commercial) Zone District shall be permitted by right, provided that such 
establishments limit their patronage to persons 21 years of age or older. 
   
2.   Zoning regulations for micro- brewery/micro-winery locations shall be those of their underlying Zone 
District; except as follows: 
   a)   Alcoholic beverages sold on site shall be only that produced by the operator. 
   b)   Truck loading and unloading shall be limited to between the hours of 7:00 a.m. and 4:00 p.m. daily. 
   c)   Venting of brewing process shall be directed away from sidewalks and residences. 
   d)   Outdoor storage shall be limited to an area of no more than 5% of the leasable floor area of the 
establishment. Outdoor storage shall be secured at all times and shall be fully screened from view. 
   e)   Parking required for a micro-brewery/micro- winery use shall be determined by the allocation of 
interior floor space of the establishment, and at the prescribed ratios as contained in Chapter 17.34 (Off-
street parking and loading facilities). Portions of the floor area used for on-site consumption of beverages 
and/or food shall be parked at the prescribed restaurant ratio; brewing, bottling and warehousing of 
product produced or sold on site shall be parked at the prescribed industrial ratio; and, retail display of 
product for off-site sale shall be parked at the prescribed retail ratio. 
  
3.   Micro-brewery/micro-winery establishments proposing to allow underage patrons (under 21 years of 
age) shall require approval of a Conditional Use Permit, subject to the standard operating procedures 
contained in this Chapter, and as conditioned by the Planning Commission as follows: 
   a)   Underage patrons (under 21 years of age) shall not remain upon the establishment premises after 
10:00 p.m. nightly. 
   b)   Minor patrons (under 18 years of age) shall be accompanied by a parent or legal guardian at all 
times. 
   c)   Underage patrons shall not sit at the bar or serving counter areas of the establishment. 
   d)   The establishment shall provide games, activities, non-alcoholic beverages and snack foods 
suitable to all ages patrons. Games and activities may include, but are not limited to table games, board 
games, shuffleboard, corn-hole, drawing paper and crayons, puzzles, video and arcade games. 
   e)   The floor area devoted to games and activities shall be a minimum of 20% of the public area of the 
establishment. 
 
(Ord. 2018-13, 2019: Ord. 2017-01 (part), 2017: Ord. 2016-22 (part), 2016
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Chapter 8.36 
NOISE 

 
8.36.010   Purpose. 
   A.   The city council of the city declares and finds that excessive levels of noise are detrimental to the 
public health, welfare and safety and are contrary to the public interest as follows: 
   1.   By interfering with sleep, communication, relaxation and the full use of one's property; 
   2.   By interfering with noise sensitive land uses; 
   3.   By contributing to hearing impairment and a wide range of adverse physiological stress conditions; 
and 
   4.   By adversely affecting the value of real property. 
   B.   It is the intent of this chapter to protect persons from excessive levels of noise within or near noise 
sensitive land uses such as residences, schools, churches, hospitals or public libraries, or other uses as 
may be determined by the city council of the city. (Prior code § 5090.1) 
 
8.36.020   Definitions. 
   The following words, phrases and terms as used in this chapter shall have the following meanings: 
   “Abutting” means physically adjacent to or coterminous with or separated by means of an alley or a 
private street less than thirty (30) feet in width. 
   “Ambient noise level” means the composite of noise from all sources excluding the alleged offensive 
noise. In this context it represents the normal or existing level of environmental noise at a given location 
for a specific time of the day or night. 
   “A weighted sound level” means the sound level in decibels as measured with a sound level meter 
using the A:P weighted network (scale) at slow meter response. The unit of measurement is referred to 
herein as dB(A). 
   “Construction” means construction, erection, enlargement, alteration, conversion or movement of any 
building, structures or land together with any scientific surveys associated therewith. 
   “Cumulative period” means an additive period of time composed of individual time segments which 
may be continuous or interrupted. 
   “Decibel” means a unit for measuring the amplitude of a sound, equal to twenty (20) times the 
logarithm to the base ten of the ratio of the pressure of the sound measured to the reference pressure, 
which is twenty (20) micropascals. 
   “Emergency work” means the use of any machinery, equipment, vehicle, manpower or other activity in 
a short term effort to protect, or restore safe conditions in the community, or work by private or public 
utilities when restoring utility service. 
   “Fixed noise source” means a device, machine or combination thereof which creates sounds which is 
affixed or installed on real property, including but not limited to residential, agricultural, industrial and 
commercial machinery and equipment, pumps, fans, compressors, air conditioners and refrigeration 
equipment. 
   “Hospital” means any building or portion thereof used for the accommodation and medical care of sick, 
injured or infirm persons including rest homes and nursing homes. 
   “Impulsive noise” means a noise of short duration, usually less than one second, with an abrupt onset 
and rapid decay. 
   “Intruding noise level” means the sound level created, caused, maintained or originating from an 
alleged offensive source, measured in decibels, at a specified location while the alleged offensive source 
is in operation. 
   “Mobile noise source” means any source other than a fixed noise source. 
   “Noise disturbance” means any sound which violates the standards set forth in this chapter. 
   “Noise sensitive land use” means residential uses (excluding residential uses associated with a 
horizontal or vertical mixed use development project located in a Mixed Use Zone), churches, hospitals, 
schools, public library, or other such uses which are identified in the noise element of the general plan. 
   “Pure tone noise” means any noise which is distinctly audible as a single pitch (frequency) or set of 
pitches. For the purpose of this chapter, a pure tone shall exist if the one-third octave band sound 
pressure level in the band which the tone exceeds the arithmetic average of the sound pressure levels of 
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the two continuous one-third octave bands by five dB for center frequencies of five hundred (500) Hz and 
above and by eight dB for center frequencies between one hundred sixty (160) and four hundred (400) 
Hz and by fifteen (15) dB for frequencies less than or equal to one hundred twenty-five (125) Hz. 
   “Residential property” means a parcel of real property which is zoned in whole or in part of residential 
purposes. 
   “School” means public or private institutions conducting regular academic instruction at preschool, 
kindergarten, elementary, secondary or collegiate levels. 
   “Sound level meter” means an instrument meeting American National Standard Institute (ANSI) 
Standard S1.4-1971 for Type 1 or Type 2 sound level meters or an instrument and the associated 
recording and analyzing equipment which will provide equivalent data. 
(Ord. 2021-09, 2021: prior code § 5090.2) 
 
8.36.030   Noise measurement criteria. 
   A.   Any noise measurement made pursuant to the provisions of this chapter shall be made with a 
sound level meter using the “A” weighted network (scale) at slow meter response. Fast meter response 
shall be used for impulsive type sounds. Calibration of the measurement equipment utilizing an 
acoustical calibrator certified by its manufacturer to be in compliance with National Bureau of Standards 
(NBS) reference calibration levels shall be performed immediately prior to recording noise level data. 
   B.   Exterior noise levels shall be measured within fifty (50) feet of the affected residence, school, 
hospital, church or public library. Where practical, the microphone shall be positioned three to five feet 
above the ground and away from reflective surfaces. 
   C.   Interior noise levels shall be measured within the affected dwelling unit, at points at least four feet 
from the wall, ceiling or floor nearest the noise source, with windows in the normal seasonal 
configuration. Reported interior noise levels shall be determined by taking the arithmetic average of the 
readings taken at the various microphone locations. (Prior code § 5090.3) 
 
8.36.040   Exterior noise standards--Fixed noise sources. 
   A.   It is unlawful for any person at any location within the city to create any noise, or to allow the 
creation of any noise, on property owned, leased, occupied or otherwise controlled by such person which 
causes the exterior noise level, when measured at the property line of any affected noise sensitive land 
use, to exceed any of the categorical noise level standards as set forth in the following table: 

  
  
   B.   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. 
   C.   Each of the noise level standards specified above shall be reduced by five dB for pure tone noises, 
noises consisting primarily of speech or music, or for recurring impulsive noises. 
   D.   If the intruding noise source is continuous and cannot reasonably be discontinued or stopped for a 
time period whereby the ambient noise level without the source can be measured, the noise level 
measured while the source is in operation shall be compared directly to the noise level standards. (Prior 
code § 5090.4.1) 
 

NOISE LEVEL STANDARDS, dBA 

Category Cumulative Number of minutes in any one-hour time 
period 

Evening and 
Daytime 

6 a.m. to 7 p.m. 

Nighttime 
7 p.m. to 6 

a.m. 

1 30 50 45 

2 15 55 50 

3 5 60 55 

4 1 65 60 

5 0 70 65 
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8.36.050   Exterior noise standards--Mobile noise sources prohibition against use. 
   It is unlawful to operate any of the below-listed devices, appliances, equipment or vehicles on public or 
private property abutting noise sensitive land uses between the weekday hours of seven p.m. and six 
a.m., and between the weekend hours of seven p.m. and nine a.m. 
   A.   Power-assisted leaf blowers, lawn mowers, edgers or other power equipment used for the 
maintenance of property; 
   B.   Vehicle equipment, which equipment is not expressly regulated by state or federal statute, such as 
car radios or sound amplification equipment which is audible more than twenty-five (25) feet from the 
exterior of the vehicle; 
   C.   Construction equipment including jackhammers, portable generators, pneumatic equipment, 
trenchers, or other such equipment, except for emergency repair purposes as provided in 
Section 8.36.070; 
   D.   Any other noises made by crying, shouting, or by means of whistle, rattle, bell, gong whether or not 
for the purpose of advertising or other such purposes. (Prior code § 5090.4.2) 
 
8.36.060   Residential interior noise standards. 
   A.   It is unlawful for any person, at any location within the city, to operate or cause to be operated, any 
source of sound or to allow the creation of any noise which causes the noise level when measured inside 
a dwelling unit to exceed any of the categorized noise level standards as set forth in the following table: 
  

NOISE LEVEL STANDARDS, dBA 

Category Cumulative Number of minutes in any one-hour time 
period 

Evening and 
Daytime 

6 a.m. to 7 p.m. 

Nighttime 
7 p.m. to 6 

a.m. 

1 5 45 35 

2 1 50 40 

3 0 55 45 

  
   B.   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. 
   C.   Each of the noise level standards specified above shall be reduced by five dB for pure tone noises, 
noises consisting primarily of speech or music, or four recurring impulsive noises. 
   D.   If the intruding noise source is continuous and cannot reasonably be discontinued or stopped for a 
time period whereby the ambient noise level without the source can be measured, the noise level 
measured while the source is in operation shall be compared directly to the noise level standards. 
   E.   If the source of noise is of an impulse or voluntary nature such as shouting, loud conversation, 
playing or operation of audio and video equipment and is audible in a dwelling unit, the noise level in the 
above table shall conclusively be determined to be exceeded. (Prior code § 5090.6) 
 
8.36.070   Noise source exemptions. 
   The following activities shall be exempted from the provisions of this chapter: 
   A.   Activities conducted in public parks, public playgrounds and public or private school grounds, 
including but not limited to school athletic and school entertainment events during normal hours of 
instruction; 
   B.   Any mechanical device, apparatus or equipment used, related to, or connected with emergency 
activities or emergency work; 
   C.   Noise sources associated with the infrequent, occasional and unusual maintenance of residential 
property provided such activities take place between the hours of six a.m. and nine p.m. on any day 
except Saturday or Sunday, or between the hours of eight a.m. and nine p.m. on Saturday or Sunday; 
   D.   Noise sources associated with a lawful commercial or industrial activity caused by installed 
mechanical devices or equipment, including air conditioning or refrigeration systems, installed prior to the 
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effective date of this chapter; that this exception shall expire twelve months after the effective date of the 
chapter. This exception shall not apply to such mechanical devices which are not in good repair; 
   E.   Noise sources associated with the collection of waste or garbage from commercially zoned or 
industrially zoned property by the city or its authorized franchisee; 
   F.   Any activity to the extent regulation thereof has been preempted by state or federal law; 
   G.   Notwithstanding the provisions of Sections 8.36.040 and 8.36.050, where the intruding noise 
source when measured as provided in Section 8.36.030 is an existing residential air conditioning or 
refrigeration system or associated equipment, the exterior noise level at the property line shall not 
exceed fifty-five (55) dBA. For residential air conditioning or refrigeration systems or associated 
equipment installed after the effective date of this chapter, the exterior noise level at the property line 
when measured as provided in Section 8.36.030 shall not exceed fifty (50) dBA; 
   H.   Notwithstanding the provisions of Sections 8.36.040 and 8.36.050, the collection of waste or 
garbage from residentially zoned property or from persons authorized to engage in such activity, and 
who are operating truck-mounted loading or compacting equipment, shall not take place before six a.m. 
or after seven p.m. The noise level created by such activities when measured at a distance of fifty (50) 
feet in an open area shall not exceed the following standard: 
   1.   Eighty-five (85) dBA for equipment in use, purchased or leased prior to the effective date of this 
chapter, 
   2.   Eighty (80) dBA for new equipment purchased or leased after the effective date of this chapter; 
   I.   Notwithstanding the provisions of Sections 8.36.040 and 8.36.050, noise sources associated with 
the operation of electrical substations shall not exceed fifty (50) dBA when measured as provided in 
Section 8.36.030. (Prior code § 5090.6) 
 
8.36.080   Warning signs in places of public entertainment. 
   It is unlawful for any person to permit the operation or playing of any loudspeaker, musical instrument, 
motorized racing vehicle, or other source of sound for public entertainment within a building or structure 
wherein the noise level exceeds ninety-five (95) dBA as determined using the slow response of a sound 
level meter at any point normally occupied by a customer, without a conspicuous and legible sign stating 
“WARNING! SOUND LEVELS WITHIN MAY CAUSE HEARING IMPAIRMENT.” (Prior code § 5090.7) 
 
8.36.090   Variances. 
   A.   The owner or operator of a noise source for which it has been determined violates any of the 
provisions of this chapter may file an application for variance from strict compliance with any particular 
provisions of this chapter where such variance will not result in a hazardous condition or a nuisance and 
strict compliance would be unreasonable in view of all the circumstances. The owner or operator shall 
set forth all actions taken to comply with such provisions, and the reasons why immediate compliance 
cannot be achieved. A separate application shall be filed for each noise source; provided, however, that 
several mobile sources under common ownership or fixed sources under common ownership on a single 
property may be combined into one application. 
   B.   Upon receipt of the application and within thirty (30) days, the community development director 
shall either: (1) approve such request in whole or in part; (2) deny the request; or (3) refer the request 
directly to the city council for action thereon in accordance with the provisions of this chapter. In the 
event the variance is approved, reasonable conditions may be imposed which may include restrictions on 
noise level, noise duration and operating hours, an approved method of achieving compliance and a time 
schedule for its implementation. The decision of the community development director is subject to appeal 
to the city council upon recommendation of the planning commission by filing a written appeal not later 
than fifteen (15) days following the mailing of the decision to the applicant. 
   C.   Factors which the community development director or city council must consider shall include but 
not be limited to the following: 
   1.   Uses of property within the area affected by the noise; 
   2.   Factors related to initiating and completing all remedial work; 
   3.   Age and useful life of the existing noise source; 
   4.   The general public interest, welfare and safety. 
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   D.   The city council may grant variances from provisions of this chapter subject to such term, 
conditions and requirement as may be deemed reasonable to achieve compliance with the provisions 
and intent of this chapter. 
   E.   A fee may be charged to recover the actual costs in processing such variances. 
   F.   The approved noise ordinance variance must be in the possession of any operator of mobile noise 
sources during otherwise prohibited by the provisions of this chapter. An approved noise ordinance 
variance shall also be in the possession of a fixed noise source which would otherwise violate the 
provisions of this chapter. Failure to have the variance in the possession of the operator or property 
occupant when the provisions of this chapter are violated, as indicated above, shall constitute a violation 
of this chapter, enforceable as provided in Section 8.36.100. (Prior code § 5090.8) 
8.36.100   Violation--Enforcement. 
   A.   The violation of any of the provisions of this chapter shall be a misdemeanor punishable as 
provided in Section 1.12.010. Each hour of activity which violated the provisions herein shall constitute a 
sole and separate violation. The provisions of this chapter may also be enforced by an injunction issued 
out of the court of jurisdiction. Any violation of the provisions of this chapter shall be deemed to be a 
public nuisance. 
   B.   The community development director, or a designee, shall be responsible for the enforcement of 
Section 8.36.040 and Section 8.36.060(A) through (D) inclusive. The chief of police shall be responsible 
for the enforcement of Sections 8.36.050 and 8.36.060(E). (Prior code § 5090.9) 
8.36.110   Emergency equipment. 
   The provisions of this chapter shall have no application to the sounding of a siren or the making of 
other usual signal or signals by any police or other peace officers in the performance of their duties, nor 
to the sounding of any siren or the making of any other usual signal upon any ambulance or firefighting 
equipment in the usual and customary manner. (Prior code § 5091) 
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Resolution No. 2025-14 

RESOLUTION NO. 2025-14 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2025-05, A 
REQUEST TO ALLOW LIVE ENTERTAINMENT AT THE EXISTING SEBBY’S 

RESTAURANT IN THE D-MU (DOWNTOWN MIXED USE) ZONE. THE SITE IS 
LOCATED AT 229 EAST MAIN STREET (APN: 094-296-016). 

 
WHEREAS, Conditional Use Permit No. 2025-05, is a request to allow live 

entertainment at the existing Sebby’s restaurant in the D-MU (Downtown Mixed Use) 
zone. The site is located at 229 East Main Street (APN: 094-296-016); and 

 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice, did hold a public hearing before said Commission on May 27, 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 15301. 

 
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, 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 findings of Zoning Ordinance Section 17.38.110. 

3. That the proposed conditional use permit would be compatible with adjacent land 
uses. The proposed use is compatible subject to compliance with the conditions of 
Project Approval of this conditional use permit. 

4. 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. 2025-09. 

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: 
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1. That the Conditional Use Permit shall be developed consistent with the comments 
and conditions of Site Plan Review No. 2024-116-1-1-1, incorporated herein by 
reference.  

2. That the use shall be operated in substantial compliance with the floor plan, 
operational statement, and security plan, in Exhibits “A”, “B”, and “C,” 
notwithstanding any required conditions below and/or imposed by State Department 
of Alcoholic Beverage Control. Any changes or intensification of the use are subject 
to review by the City Planner and may subsequently be required to be reviewed by 
the Planning Commission. 

3. Live entertainment shall only be permitted three nights per week on any of the 
following days: Monday, Tuesday, Wednesday, Thursday, Friday, or Saturday, and 
only during the hours of 9:00 p.m. to 2:00 a.m.  

4. Installation of fire sprinkler protection within the building area is required prior to the 
beginning of any live entertainment. The property owner and/or their designee shall 
submit a fire sprinkler plan to the City of Visalia’s Engineering and Building 
Department for review, approval, and issuance of a building permit, and that the 
work to install fire sprinklers at 229 East Main Street shall be completed and the 
permit finaled by the Building Safety Division prior to any live entertainment activities 
occurring within this establishment. 

5. Live entertainment shall not be allowed any time before 9:00 p.m.  

6. There shall not be more than one amplified live entertainment act occurring 
simultaneously on the premises. 

7. That the establishment remain and be maintained as a bona fide restaurant. At all 
times during normal business hours, the site shall provide a menu and food service, 
similar to Exhibit “E”, which must be provided during live entertainment. During times 
of live entertainment food service shall be provided until 2:00 a.m. 

8. There shall be no adult entertainment as defined in Visalia Municipal Code Chapter 
17.62, including no lingerie/bathing suit shows. 

9. During live entertainment, the operator shall regularly maintain the area under their 
control to prevent loitering of persons about the premises. No alcoholic beverages 
shall be consumed on any public areas adjacent to the licensed premises under the 
control of the licensee. 

10. During the days and hours live entertainment is permitted, the public sidewalks shall 
be kept clear for pedestrian use. Patrons waiting to enter the business during days 
and hours live entertainment is permitted shall be required to form one single orderly 
line outside of the front door of the business for any patron(s) waiting to enter and/or 
for any patron(s) that exited the building and are seeking re-entry, and shall keep the 
public sidewalk area directly in front of the business open and clear for public 
pedestrian use. This standing waiting area shall be defined by use of a portable non-
permanent rope or metal railing fence style system that creates a separation 
between the area patrons wait in line and the public use area of the sidewalk. The 
sidewalk shall have a minimum of four feet clearance for unimpeded pedestrian 
traffic use. The uniformed licensed security personnel shall require patrons to remain 
in line and shall regularly maintain the area under their control free of alcohol, 
monitored to prevent patron loitering, and litter during and after live entertainment 
activities cease. 
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11. Patrons shall use only the Main Street entrance to enter and exit the business 
except in the event of an emergency. 

12. Underage patrons (under 21 years of age) shall not remain upon the establishment 
premises after 9:00 p.m. during the times live entertainment is offered within the 
premises.  

13. A copy of the approved and signed Security Plan shall be provided to Visalia Code 
Enforcement prior to beginning live entertainment hours.    

14. That the maximum occupancy limit established by the Visalia Building Department 
and Fire Marshal shall be posted and shall not be exceeded. 

15. Inspections by City representatives on the premises may be conducted at any time 
during business hours to validate conformance with these conditions of approval. 

16. All exterior doors and windows shall remain closed at all times when the premises is 
providing live entertainment. 

17. There shall be no exterior advertising of any kind promoting or indicating the 
availability of alcoholic beverages within the business. This does not include 
advertising placed inside the business directed to the outside. 

18. No video/arcade games, pool or billiard table shall be maintained upon the premises. 
Any request to incorporate video/arcade games, pool or billiard tables shall require 
an amendment to this conditional use permit. 

19. The City Planner may initiate a CUP revocation hearing pursuant to Visalia 
Municipal Code Section No. 17.38.040, based on documented evidence of failure to 
comply with any conditions of: 

a) Failure to comply with or enforce the conditions of Conditional Use Permit No. 
2025-05. 

b) All Conditions and Requirements of the California Department of Alcoholic 
Beverage Control license issued to this business. 

c) All applicable federal, state and city laws, codes and ordinances. 

d) If the business is declared a Public Nuisance pursuant to Chapter 8.40 
“Nuisances” of the Visalia Municipal Code. 

20. That the owner/operator shall hold and implement the security plan, as approved by 
the Visalia Police Department, on the premise at all times that includes the following: 

a) Prior to any type of live entertainment or dancing identified in this use permit the 
owner/operator shall prepare and submit to the Visalia Police Department a 
security plan for approval. Approval of the security plan by the Visalia Police 
Department shall not be unreasonably denied. The contents of the Security Plan 
shall be incorporated as conditions of approval for Conditional Use Permit No. 
2025-05. 

b) The Security Plan shall identify the establishment's designated contact person for 
all safety and security management which shall be provided to the Visalia Police 
Department and shall include the telephone numbers and e-mail address where 
the contact person may be reached 24 hours a day, seven days a week. The 
Security Plan shall also provide the telephone number for direct contact with the 
business during business hours. The Security Plan shall be amended and 
resubmitted to the Visalia Police Department, by the business owner and/or the 
establishment’s manager, for any changes to the establishment's designated 
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contact person for all safety and security management matters including updated 
telephone numbers and e-mail addresses where the contact person may be 
reached 24 hours a day, seven days a week. 

c) The burglar and fire alarm shall be monitored by a security company 24 hours a 
day, seven days a week. 

d) Designate an adequate number of security personnel who will monitor and 
control the behavior of customers inside the building, any portable non-
permanent rope or metal railing style system patron queue on the public sidewalk 
for the business, and any private parking lot under the establishment's control. 
The security personnel must all be security guards with a valid license issued by 
the California Bureau of Security and Investigative Services. The licensed 
security personnel may be employees of the establishment or licensed security 
personnel retained from a licensed security firm. All on-duty licensed security 
guards shall comply with the uniform requirements set forth in California 
Business & Professions code section 7582.26. 

e) The business owner and/or their management staff/employees of the 
establishment shall correct any and all safety or security problems or Security 
Plan violation as soon as receiving either verbal and/or written notice of such 
problems from either the Visalia Police Department, Planning and Community 
Preservation Department, and/or the Neighborhood Preservation Code 
Enforcement Division. After the initial security plan is approved and implemented, 
it is the responsibility of the owner or owner's designee / management staff to 
contact the Visalia Police Department to inquire about police calls for service or 
public safety problems noted at the location. Contact may be made in person, by 
telephone or by electronic mail. Review of police calls for services may be 
conducted at any time by the Visalia Police Department, Planning and 
Community Preservation Department, and/or the Neighborhood Preservation 
Code Enforcement Division and may be used as the basis to require revisions to 
the security plan or to initiate suspension of the conditional use permit and begin 
the proceedings to revoke the conditional use permit. 

f) The applicant/business owner shall maintain at all times a copy of the current 
Security Plan and conditional use permit conditions of approval on the premises 
at all times and shall present the Security Plan immediately upon request by a 
police officer or code enforcement officer. 

g) During the days and hours live entertainment is permitted, the licensed uniformed 
security personnel and management staff shall maintain a count of and 
accurately report the total number of persons in the building upon immediate 
request by either the Building Official, Fire Marshall, police officer, or code 
enforcement officer. 

h) In the event the physical security plan is withdrawn or revoked, no live 
entertainment shall occur until such time the security plan has been approved by 
the Visalia Police Department. 

i) Half an hour prior to, during, and half an hour after the times of entertainment, a 
fully functional color digital video camera must be in place to record the activities 
of patrons on the premises. The interior of the business must have at least one 
camera placed to focus on each area where alcoholic beverages are being 
dispensed (this shall include any outside patio area where alcoholic beverages 
are dispensed). Additionally, there shall be at least one camera placed to focus 
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on each of the following areas: front door(s) and/or entry area, any area outside 
where patrons wait to enter the establishment, and the open floor space area 
inside the restaurant establishment. 

j) The camera storage capacity should be for at least ten (10) calendar days. The 
monitoring camera/video system must continuously record, store, be capable of 
playing back images and be fully functional at all times. Any recordings of 
suspected criminal activity shall be provided to the Visalia Police Department 
within 24 hours of the initial request. 

21. During the days and hours live entertainment is permitted, all security personnel 
hired to ensure the safety of patrons within the establishment and patrons waiting to 
enter the establishment shall be licensed security guards and shall comply with the 
uniform requirements set forth in California Business & Professions code section 
7582.26. 

22. That any subsequent owner(s)/operator(s) of the restaurant facility who chose to 
utilize this conditional use permit for live entertainment shall provide a signed and 
notarized letter to the Planning and Community Preservation Department Director 
acknowledging their acceptance and agreement to comply and meet all conditions of 
approval for Conditional Use Permit No. 2025-05. 

23. That all applicable federal, state and city laws, codes and ordinances be met, 
including all necessary licenses and conditions from the California Department of 
Alcoholic Beverage Control. 

 
      
 
 

75



76

colleen.moreno
Text Box
Exhibit "A"



77

colleen.moreno
Text Box
Exhibit "B"



78

colleen.moreno
Text Box
Exhibit "C"



79



80



81



82



83

colleen.moreno
Text Box
Exhibit "D"



84

colleen.moreno
Text Box
Exhibit "E"



Rookies

Corby’s

Sebby’s

Los
Culichis

Crawdaddy’s

Cellar
Door

VBC

Sequoia
Brewing

-Approved Live Entertainment CUPs in Downtown Visalia

-Proposed Live Entertainment CUP

C
o

u
rt S

t
C

o
u

rt S
t

Lo
cu

st S
t

Lo
cu

st S
t

 C
h

u
rch

 S
t

 C
h

u
rch

 S
t

B
rid

ge S
t

B
rid

ge S
t

Main StMain St

G
ard

en
 S

t
G

ard
en

 S
tMain StMain St

S
an

ta Fe S
t

S
an

ta Fe S
t

Lib
erty S

t
Lib

erty S
t

Simply
Brewing

Barrelhouse

Map of approved Live Entertainment CUPs
Main Street: between Locust St. and Liberty St.

85

colleen.moreno
Text Box
Exhibit "F"



Rookies

Corby’s

Sebby’s
Los

Culichis
Crawdaddy’sCellar

Door

VBC

Sequoia
Brewing

-Approved Live Entertainment CUPs in Downtown Visalia

-Proposed Live Entertainment CUP

Main StMain St

C
o

u
rt S

t
C

o
u

rt S
t

Lo
cu

st S
t

Lo
cu

st S
t

 C
h

u
rch

 S
t

 C
h

u
rch

 S
t

B
rid

ge S
t

B
rid

ge S
t

Main StMain St
G

ard
en

 S
t

G
ard

en
 S

t

Map of approved Live Entertainment CUPs
Main Street: between Locust St and Bridge St.

86



Barrelhouse
Simply

Brewing

-Approved Live Entertainment CUPs in Downtown Visalia

-Proposed Live Entertainment CUP

Main StMain St

S
an

ta Fe S
t

S
an

ta Fe S
t

B
rid

ge S
t

B
rid

ge S
t

Lib
erty S

t
Lib

erty S
t

Main StMain St

Map of approved Live Entertainment CUPs
Main Street: between Bridge St and Liberty St.

87



Crawdaddy’sLos
Culichis

Sebby’sCorby’s
Rookies

Main StMain St Main StMain St

 C
h

u
rch

 S
t

 C
h

u
rch

 S
t

G
ard

en
 S

t
G

ard
en

 S
t

 B
rid

ge S
t

 B
rid

ge S
t

Map of approved Live Entertainment CUPs
Main Street: Church St. and Bridge St.

88



Cellar
Door

VBC

Sequoia
Brewing

 Lo
cu

st S
t

 Lo
cu

st S
t

Main StMain St Main StMain St

C
o

u
rt S

t
C

o
u

rt S
t

 C
h

u
rch

 S
t

 C
h

u
rch

 S
t

Map of approved Live Entertainment CUPs
Main Street: Locust St. and Church St.

89



90



91



92



93



94



95



96



97



98



99



100



101



102



103



104



105



106



107



108



General Plan
Land Use Map

Alley

E Main St

E Center Ave

E Acequia Ave

S
 B

ri
d

g
e 

S
t

N
 B

ri
d

g
e 

S
t

N
 C

h
u

rc
h

 S
t

N
 G

ar
d

en
 S

t

S
 C

h
u

rc
h

 S
t

E Willow Ave

Vicinity Map

Hwy 198

Be
n

M
ad

do
x

Riggin

Mineral King
Walnut

Goshen

St Jo
h ns

D
em

ar
ee

Noble

M
oo

ne
y

Ak
er

s

H
w

y 99

Sh
irk

Lo
ve

rs
 L

an
e

PlazaBetty

.
Downtown Mixed Use

Project Site

0 0.03 0.050.01 Miles

109



Zoning Map

Alley

E Main St

E Center Ave

E Acequia Ave

S
 B

ri
d

g
e 

S
t

N
 B

ri
d

g
e 

S
t

N
 C

h
u

rc
h

 S
t

N
 G

ar
d

en
 S

t

S
 C

h
u

rc
h

 S
t

E Willow Ave

Vicinity Map

Hwy 198

Be
n

M
ad

do
x

Riggin
Houston

Mineral King
Main

Goshen

St Jo
h ns

D
em

ar
ee Noble

Caldwell

M
oo

ne
y

Ak
er

s

H
w

y 99

Sh
irk

Lo
ve

rs
 L

an
e

Plaza

Betty .
D-MU Mixed Use Downtown

Project Site

0 0.03 0.050.01 Miles

110



Aerial Map

C
h

u
rc

h

G
a

rd
e

n

E Main St

E Acequia Ave

Alley

E Main St

E Acequia Ave

S
 C

h
u

rc
h

 S
t

N
 C

h
u

rc
h

 S
t

N
 G

ar
d

en
 S

t

MILL CREEK

Vicinity Map Be
n

M
ad

do
x

Riggin
Houston

Mineral KingMain

Walnut

Goshen

St Jo
h ns

D
em

ar
ee Noble

M
oo

ne
y

Ak
er

s

H
w

y 99

Lo
ve

rs
 L

an
e

Pla
za

Sh
irk

Betty

Hwy 198
.

Project Site

0 0.01 0.030.01 Miles

111



Location Map

Alley

E Main St

E Acequia Ave

S
 C

h
u

rc
h

 S
t

N
 C

h
u

rc
h

 S
t

N
 G

ar
d

en
 S

t

MILL CREEK

Vicinity Map

Hwy 198

Be
n

M
ad

do
x

Riggin
Houston

Mineral King
Main

Goshen

St Jo
h ns

D
em

ar
ee Noble

Caldwell

M
oo

ne
y

Ak
er

s

H
w

y 99

Sh
irk

Lo
ve

rs
 L

an
e

Plaza

Betty

.0 0.01 0.030.01 Miles

112



113

colleen.moreno
Text Box
Attachment "F"



114



115



116



117



Aerial Map

C
h

u
rc

h

G
a

rd
e

n

E Main St

E Acequia Ave

Alley

E Main St

E Acequia Ave

S
 C

h
u

rc
h

 S
t

N
 C

h
u

rc
h

 S
t

N
 G

ar
d

en
 S

t

MILL CREEK

Vicinity Map Be
n

M
ad

do
x

Riggin
Houston

Mineral KingMain

Walnut

Goshen

St Jo
h ns

D
em

ar
ee Noble

M
oo

ne
y

Ak
er

s

H
w

y 99

Lo
ve

rs
 L

an
e

Pla
za

Sh
irk

Betty

Hwy 198
.

Project Site

0 0.01 0.030.01 Miles

118



 

               REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: October 13, 2025 
 
PROJECT PLANNER: Paul Bernal, City Planner / Director 
  Phone: (559) 713-4025 
  Email: paul.bernal@visalia.gov 
 

SUBJECT: Tentative Parcel Map No. 2025-10: A request by 4Creeks, Inc., to subdivide 41.7 
acres into 2 parcels to facilitate the future residential Cameron Ranch Estates 
subdivision. The site is zoned R-1-5 (Single-family Residential, 5,000 square foot 
minimum site area). 

Location: The property is located on the south side of East Caldwell Avenue 
between the future South Ben Maddox Way alignment and South Pinkham Street 
(APN: 124-010-016). 

STAFF RECOMMENDATION 

Staff recommends approval of Tentative Parcel Map No. 2025-10, as conditioned, based upon 
the findings and conditions in Resolution No. 2025-49. Staff’s recommendation is based on the 
project’s consistency with the City’s General Plan, Zoning, and Subdivision Ordinance.  

RECOMMENDED MOTION 

I move to approve Tentative Parcel Map No. 2025-10 based on the findings and conditions in 
Resolution No. 2025-49.  

PROJECT DESCRIPTION 

The applicant, 4Creeks, Inc., is requesting to subdivide 41.7 acres of property into 2 parcels, with 
Parcel 1 proposed at 25.4 acres and Parcel 2 proposed at 16.3 acres (see Exhibit “A”). The 
parcel map, if approved, will facilitate the “development phasing” of the Cameron Ranch Estates 
residential subdivision. The parcel configuration proposed with Tentative Parcel Map No. 2025-10 
matches the phase line as originally depicted with the Cameron Ranch Estates tentative 
subdivision map (see Exhibit “B”). Parceling large sites into smaller parcels for developers to 
develop residential subdivisions is not uncommon and provides flexibility on how the site will be 
developed over the course of construction, subject to complying with the conditions adopted for 
the tentative subdivision map. 

The Cameron Ranch Estates tentative subdivision map, which was approved by the Planning 
Commission on July 24, 2024, will develop the entire area with a 178-lot single-family residential 
subdivision, developed at a density of 4.08 dwelling units per gross acre. The subdivision map 
covers the entirety of the single-family residential area that is within Tier II. A copy of the June 
24th Planning Commission staff report is attached to this report as Exhibit “C”. The annexation 
was approved by the Tulare County Local Agency Formation Commission on October 9, 2024, 
and the site is now within the City of Visalia. 
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BACKGROUND INFORMATION 

General Plan Land Use Designation Low Density Residential  

Zoning R-1-5 (Single-Family Residential 5,000 square foot 
minimum lot area) 

Surrounding Zoning and Land Use North: Caldwell Avenue / Four lane divided arterial 
street 

 South: County AE-20 / Tulare Irrigation Ditch & 
Agricultural Orchard  

 East: County AE-20 / Agricultural Orchard and one 
single-family home 

 West: Future Ben Maddox alignment / Diamond 
Oaks Subdivision 

Environmental Review Categorical Exemption No. 2025-37 

Site Plan SPR No. 2024-113 

Related Projects 

Annexation No. 2024-02: A request by Artemis Partners, LLC to annex 46.01 acres of 
Residential Low Density land from the County of Tulare to the City of Visalia. Upon annexation 
the site will be zoned R-1-5 (Single-Family Residential, 5,000 square feet minimum lot area). 

Cameron Ranch Estates Tentative Subdivision Map No. 5598: A request Artemis Partners, 
LLC to subdivide two parcels totaling 43.6 acres into a 178-lot single-family residential 
subdivision with a 0.77-acre pocket park, landscape / lighting district lots, and remainder lot, to 
be located within the R-1-5 (Single-Family Residential, minimum 5,000 square foot lot size) zone 
district upon annexation to the Visalia city limits. 

The Planning Commission, on June 24, 2024, approved the Cameron Ranch Estates Tentative 
Subdivision Map and recommended approval to the City Council to approve Annexation No. 
2024-02.  

PROJECT EVALUATION 

Staff recommends approval of Tentative Parcel Map No. 2025-10, as conditioned, based on the 
project’s consistency with the General Plan Land Use Element, Subdivision, and Zoning 
Ordinances. 

General Plan Consistency 

The project site is located within the R-1-5 zone and has a General Plan Land Use designation of 
Low Density Residential which supports residential development. The parcel map request will 
facilitate the development phasing of the Cameron Ranch Estates subdivision into two phases. 
The phasing line, as originally depicted on the Cameron Ranch Estates tentative subdivision map 
(see Exhibit “B”), is consistent with the proposed property line as depicted with Tentative Parcel 
Map No. 2025-10 (Exhibit “A”). The tentative parcel map will permit the Cameron Ranch Estates 
subdivision to be developed with two phases with the overall subdivision map developing the site 
at a density of 4.08 units per acre, which is consistent with the Low Density Residential range of 2 
to 10 dwelling units per acre. 
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Land Use Policy LU-P-55 states, regarding the Low Density Residential designation: “this 
designation is intended to provide for single-family subdivisions.” Compatibility with the 
surrounding area is required by the General Plan in the decision to approve the proposed division 
of land. The proposed map meets all codified standards contained in the Zoning and Subdivision 
Ordinances, as well as all General Plan policies pertaining to residential development. 

Housing Accountability Act (Government Code section 66589.5) 

The Housing Accountability Act (HAA) requires local agencies to approve housing developments 
that are consistent with applicable general plan, zoning, and subdivision standards, including 
design review, if they were in effect at the time that the housing development application was 
deemed complete. A local agency cannot disapprove a project or lower its density unless it finds 
by a preponderance of the evidence that the project would have a specific, adverse impact on 
public health or safety, and that there is no feasible way to mitigate or avoid the impact1. 

The tentative parcel map is consistent, compliant, and in conformity with the General Plan, 
Subdivision and Zoning Ordinances. The parcel map will permit the Cameron Ranch Estates 
subdivision to be developed in two phases. The overall development of the entire area per the 
Cameron Ranch Estates subdivision meets the density standards for the Low Density Residential 
land use designation and will be compatible with surrounding developed residential areas. 
Furthermore, the development of the subdivision will develop a network of local streets, improve 
adjacent arterial public roadways, and construct a new arterial street (Ben Maddox Way), thereby 
facilitating increased street connectivity to accommodate future growth areas. 

Cameron Ranch Estates Subdivision 

The Cameron Ranch Estates Tentative Subdivision Map No. 5598 is a request to subdivide the 
project area into a 178-lot single-family residential subdivision at a density of 4.08 dwelling units 
per gross acre (see Exhibit “B”). The proposed single-family subdivision will be serviced by 60-
foot wide public local streets containing full improvements (curb, gutter, parkway landscaping, 
sidewalks, and streetlights), sewer lines, storm drainage, and other public infrastructure, utilities, 
and services (i.e., electricity and water). Primary access to the subdivision will be from the new 
Ben Maddox Way street extension and from Caldwell Avenue, both arterial streets. Both streets 
will be improved to their ultimate right-of-way width within the boundaries of the Cameron Ranch 
Estates subdivision. Improvements along these major streets include construction of curb, gutter, 
parkway landscaping, sidewalks, block wall, installation of park strip landscaping, streetlights, 
median islands and street paving. The subdivision will be developed in two phases (Phase 1 and 
Phase 2) as depicted in Exhibit “B”. Phase 1 proposes to develop 117 lots along with the pocket 
park, while Phase 2 will develop the remaining 61 lots. 

Access / Circulation & Utilities 

Street improvements to arterial and local roadways will be required within the project area as 
originally conditioned with the Cameron Ranch Estates Tentative Subdivision Map No. 5598. The 
full circulation plan for the entire project, including street cross sections, is shown in Exhibit “B”, 
including the future culvert crossing and road extension east of the Tulare Irrigation canal. Street 
improvements will be completed in two phases, with the first phase of development occurring on 
the north portion of the project area.  

 

 
1 Gov. Code Section 65589.5(j)(1). 
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Ben Maddox Way and Caldwell Avenue are designated 110-foot wide arterial streets with four 
travel lanes at full buildout. The development of the Cameron Ranch Estates subdivision will 
require the development of Ben Maddox Way which includes frontage improvements consisting of 
block wall, landscaping, sidewalk, parkway landscaping, streetlights, curb, gutter, median island, 
and street paving. The Caldwell Avenue widening project is a Capital Improvement Program 
project managed by the City’s Engineering Division who is overseeing the segment within the 
jurisdictional boundaries of Visalia while Tulare County staff is managing Caldwell /Ave. 280 
widening in the County areas. The entire widening project consists of roadway from Highway 99 
to the City of Exeter. 

All local streets will be developed per the City’s 60-foot wide local street standard. The 
subdivision is conditioned to provide a local street connection to the east as depicted on Exhibit 
“B” to comply with the City’s superblock connectivity standard. The crossing of the Tulare 
Irrigation canal will require the installation of a culvert crossing. 

The extension of all infrastructure and utilities is also required with the Cameron Ranch Estates 
subdivision. These improvements include water service, sanitary sewer, storm drainage, and 
Southern California Edison to service the entire future 178-lot subdivision.  

Please note the construction and extension of streets and utilities are not required with Tentative 
Parcel Map No. 2025-10, nor do any of the conditions of approval for this parcel map supersede 
the conditions and mitigations measures adopted per Resolution No. 2024-20 of the Cameron 
Ranch Estates Subdivision Map No. 5598 (see Exhibit “D”). 

Subdivision Map Act Findings 

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

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

 

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

The proposed design and improvement of the map 
has been found to be consistent with the City’s 
General Plan and future residential subdivision. 
This is included as recommended Finding No. 1 of 
the Tentative Parcel Map.  

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

The site is physically suitable for the proposed 
parcel map and the approved tentative subdivision 
map, which is designated as Low Density 

122



 

Residential land use. This is included as 
recommended Finding No. 3 of the Tentative 
Parcel Map. 

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

The site is physically suitable for the proposed 
density of development in the Low Density 
Residential land use designation and zone, which 
specify densities at 2 to 10 dwelling units per acre. 
This is included as recommended Finding No. 4 of 
the Tentative Parcel Map. 

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

The proposed design and improvement of the 
parcel map has not been found likely to cause 
environmental damage or substantially and 
avoidable injure fish or wildlife or their habitat. This 
finding is further supported by the project’s 
determination of no new effects under the 
Guidelines for the Implementation of the California 
Environmental Quality Act (CEQA), included as 
recommended Finding No. 6 of the Tentative 
Parcel 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 Parcel Map. 

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

The proposed design of the parcel 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 Parcel Map. 

Environmental Review 

An addendum to Initial Study/Mitigated Negative Declaration Document No. 2024-19 originally 
prepared for the development of the Cameron Ranch Estates Tentative Subdivision Map No. 
5598 and Annexation No. 2024-02 has been prepared to include Tentative Parcel Map No. 2025-
10 into the project description. The decision to prepare an addendum was based on the original 
document’s adequate analysis with regard to the proposed tentative parcel map. In accordance 
with CEQA Guidelines Section 15164(a), none of the conditions described in CEQA Guidelines 
Section 15162, which would require the preparation of a Subsequent EIR, Negative Declaration, 
or Supplemental EIR, have been met. 

To view a copy of the Initial Study/Mitigated Negative Declaration Document No. 2024-19, please 
click on the following link below to review the June 24, 2024, staff report along with the 
environmental document and related material. 

https://www.visalia.city/civicax/filebank/blobdload.aspx?BlobID=55881 
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RECOMMENDED FINDINGS 

1. That the proposed location and layout of the tentative parcel map, 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 parcel map, and the conditions under which it will be maintained 
will not be detrimental to the public health, safety, or welfare, nor materially injurious to 
properties or improvements in the vicinity, nor is it likely to cause serious public health 
problems. The project site is bordered by both existing residential uses and agricultural uses 
and the proposed development of this site is consistent with the General Plan and Zoning and 
Subdivision Ordinances. 

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

4. That the site is physically suitable for the proposed tentative parcel map and the project’s use, 
which is consistent with the underlying Low Density Residential land use designation and 
zone, which does not specify densities of development. 

5. That the proposed tentative parcel map, design of the subdivision or the type of improvements 
will not conflict with easements, acquired by the public at large, for access through or use of, 
property within the proposed subdivision. 

6. That an addendum to Initial Study/Mitigated Negative Declaration Document No. 2024-19 
originally prepared for the development of the Cameron Ranch Estates Tentative Subdivision 
Map No. 5598 and Annexation No. 2024-02 has been prepared to include Tentative Parcel 
Map No. 2025-10 into the project description. The decision to prepare an addendum was 
based on the original document’s adequate analysis with regard to the proposed tentative 
parcel map. In accordance with CEQA Guidelines Section 15164(a), none of the conditions 
described in CEQA Guidelines Section 15162, which would require the preparation of a 
Subsequent EIR, Negative Declaration, or Supplemental EIR, have been met. 

RECOMMENDED CONDITIONS OF APPROVAL 

1. That the tentative parcel map shall be developed consistent with the comments and conditions 
of the Site Plan Review No. 2024-113, incorporated herein by reference. 

2. That the tentative parcel map be in substantial compliance with Exhibit “A”. 

3. That the conditions of approval adopted per Resolution No. 2024-20 for the Cameron Ranch 
Estates Subdivision Map No. 5598 shall not supersede the approval of Tentative Parcel Map 
No. 2025-10, and that all conditions adopted per said resolution are still applicable and will be 
required when development occurs for the 178-lot residential subdivision. 

4. That the Mitigation Monitoring and Reporting Program and its mitigation measures adopted 
with the Initial Study / Mitigated Negative Declaration No. 2024-19 (State Clearinghouse 
2024051257) and all conditions of the Cameron Ranch Estates Tentative Subdivision Map No. 
5598, are hereby incorporated by reference including the following conditions in response to 
DTSC’s comment letter be met during construction and upon final occupancy and ongoing 
operation of the project: 
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a. That prior to site disturbance, the developer/homebuilder will consult with Krazan & 
Associates, Inc. on recommendation for obtaining soil samples to test for OCP’s and 
arsenic. If suggested to be performed, developer/homebuilder shall have Krazan & 
Associates, Inc. perform the soil sampling per Interim Guidance for Sampling Agricultural 
Properties from DTSC. The developer/homebuilder shall provide the Planning and 
Community Preservation Director with a copy of all correspondence between the 
developer/homebuilder and Krazan & Associates, Inc. that details the required 
direction/recommendation on soil samples to test for OCP’s and arsenic. 

b. All imported soil and fill material shall be tested to ensure that any contaminants are with 
DTSC’s and the US Environmental Protection Agency’s (USEPA’s) Regional Screening 
Levels (RSLs) 

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

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 form with applicable fees shall be filed with the City Clerk at 220 N. 
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.gov or from the City Clerk. 

Attachments: 

• Related Plans and Policies 

• Resolution No. 2025-49 – Tentative Parcel Map No. 2025-10 

• Exhibit "A" – Tentative Parcel Map 

• Exhibit “B” – Cameron Ranch Estates Tentative Subdivision Map No. 5598 

• Exhibit “C” – June 24, 2024 Planning Commission Staff Report 

• Exhibit “D” – Signed Resolution No. 2024-20 

• Addendum to Initial Study/Mitigated Negative Declaration Document No. 2024-19 

• Site Plan Review Comments No. 2024-113 

• General Plan Land Use Map 

• Zoning Map  

• Aerial Photo 

• Vicinity Map 
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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; 
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   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: 
   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) 
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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. 
   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. 
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   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) 
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RESOLUTION NO 2025-49 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA 
APPROVING TENTATIVE PARCEL MAP NO. 2025-10: A REQUEST BY 4CREEKS, 

INC., TO SUBDIVIDE 41.7 ACRES INTO 2 PARCELS TO FACILITATE THE FUTURE 
RESIDENTIAL CAMERON RANCH ESTATES SUBDIVISION. THE SITE IS ZONED     

R-1-5 (SINGLE-FAMILY RESIDENTIAL, 5,000 SQUARE FOOT MINIMUM SITE AREA). 
THE PROPERTY IS LOCATED ON THE SOUTH SIDE OF EAST CALDWELL AVENUE 

BETWEEN THE FUTURE SOUTH BEN MADDOX WAY ALIGNMENT AND SOUTH 
PINKHAM STREET (APN: 124-010-016). 

 
WHEREAS, Tentative Parcel Map No. 2025-10 is a request by 4Creeks, Inc., to 

subdivide 41.7 acres into 2 parcels to facilitate the future residential Cameron Ranch 
Estates subdivision. The site is zoned R-1-5 (Single-family Residential, 5,000 square foot 
minimum site area). The property is located on the south side of East Caldwell Avenue 
between the future South Ben Maddox Way alignment and South Pinkham Street (APN: 
124-010-016); and 

 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice, held a public hearing before said Commission on October 13, 2025; and  
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Tentative 
Parcel Map No. 2025-10 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, an Initial Study was prepared for the Cameron Ranch Estates 
Tentative Subdivision Map No. 5598 and Annexation No. 2024-02, which disclosed that 
the mitigation incorporated into the project would result in no significant environmental 
impacts from this project, and 
 

WHEREAS, an addendum to the Initial Study was prepared based on the original 
document’s adequate analysis with regard to the revised project description. In 
accordance with CEQA Guidelines Section 15164(a), none of the conditions described in 
CEQA Guidelines Section 15162 which would require the preparation of a Subsequent 
EIR, Negative Declaration, or Supplemental EIR have been met. 
 
 NOW, THEREFORE, BE IT RESOLVED, that Mitigated Negative Declaration 
Document No. 2024-19, with the addendum, was prepared in accordance with the 
California Environmental Quality Act and City of Visalia Environmental Guidelines, 
including consistency with CEQA Guidelines Section 15162, and that the environmental 
setting in which the project will be built has not changed since the Mitigated Negative 
Declaration for the original project was adopted, so Mitigated Negative Declaration No. 
2024-19 is incorporated into the project approval. 
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Resolution No. 2025-49 

 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 location and layout of the tentative parcel map, 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 parcel map, and the conditions under which it will be 
maintained will not be detrimental to the public health, safety, or welfare, nor materially 
injurious to properties or improvements in the vicinity, nor is it likely to cause serious 
public health problems. The project site is bordered by both existing residential uses 
and agricultural uses and the proposed development of this site is consistent with the 
General Plan and Zoning and Subdivision Ordinances. 

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

4. That the site is physically suitable for the proposed tentative parcel map and the 
project’s use, which is consistent with the underlying Low Density Residential land use 
designation and zone, which does not specify densities of development. 

5. That the proposed tentative parcel map, design of the subdivision or the type of 
improvements will not conflict with easements, acquired by the public at large, for 
access through or use of, property within the proposed subdivision. 

6. That an addendum to Initial Study/Mitigated Negative Declaration Document No. 2024-
19 originally prepared for the development of the Cameron Ranch Estates Tentative 
Subdivision Map No. 5598 and Annexation No. 2024-02 has been prepared to include 
Tentative Parcel Map No. 2025-10 into the project description. The decision to prepare 
an addendum was based on the original document’s adequate analysis with regard to 
the proposed tentative parcel map. In accordance with CEQA Guidelines Section 
15164(a), none of the conditions described in CEQA Guidelines Section 15162, which 
would require the preparation of a Subsequent EIR, Negative Declaration, or 
Supplemental EIR, have been met. 

BE IT FURTHER RESOLVED that the Planning Commission hereby approves the 
tentative parcel map on the real property herein above 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 tentative parcel map shall be developed consistent with the comments and 
conditions of the Site Plan Review No. 2024-113, incorporated herein by reference. 

2. That the tentative parcel map be in substantial compliance with Exhibit “A”.  

3. That the conditions of approval adopted per Resolution No. 2024-20 for the Cameron 
Ranch Estates Subdivision Map No. 5598 shall not supersede the approval of Tentative 
Parcel Map No. 2025-10, and that all conditions adopted per said resolution are still 
applicable and will be required when development occurs for the 178-lot residential 
subdivision. 
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Resolution No. 2025-49 

4. That the Mitigation Monitoring and Reporting Program and its mitigation measures 
adopted with the Initial Study / Mitigated Negative Declaration No. 2024-19 (State 
Clearinghouse 2024051257) and all conditions of the Cameron Ranch Estates 
Tentative Subdivision Map No. 5598, are hereby incorporated by reference including 
the following conditions in response to DTSC’s comment letter be met during 
construction and upon final occupancy and ongoing operation of the project: 

a. That prior to site disturbance, the developer/homebuilder will consult with Krazan & 
Associates, Inc. on recommendation for obtaining soil samples to test for OCP’s 
and arsenic. If suggested to be performed, developer/homebuilder shall have 
Krazan & Associates, Inc. perform the soil sampling per Interim Guidance for 
Sampling Agricultural Properties from DTSC. The developer/homebuilder shall 
provide the Planning and Community Preservation Director with a copy of all 
correspondence between the developer/homebuilder and Krazan & Associates, 
Inc. that details the required direction/recommendation on soil samples to test for 
OCP’s and arsenic. 

b. All imported soil and fill material shall be tested to ensure that any contaminants 
are with DTSC’s and the US Environmental Protection Agency’s (USEPA’s) 
Regional Screening Levels (RSLs) 

5. That all other federal, state and city laws, codes and ordinances be complied with. 
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LAND USE CONCEPT 1

SITE DATA:
APN: 124-010-007 & 005
TOTAL AREA: 43.6 AC (GROSS)

24.0 AC (NET)
EXISTING ZONING: AE-40 (COUNTY)
PROPOSED ZONING: R-1-5
GENERAL PLAN DESIGNATION: RESIDENTIAL LOW DENSITY
EXISTING USE: VACANT
PROPOSED USE: RESIDENTIAL LOW DENSITY
FLOOD ZONE: X02
JURISDICTION: TULARE COUNTY - TO BE ANNEXED
VISALIA UDB TIER: TIER 2

UTILITIES:
SEWER SERVICE: CITY OF VISALIA
WATER SERVICE: CITY OF VISALIA
STORM DRAIN SERVICE: CITY OF VISALIA
ELECTRICITY:         SOUTHERN CALIFORNIA EDISON CO.
NATURAL GAS: SOUTHERN CALIFORNIA GAS CO.
TELEPHONE: AT&T
REFUSE: CITY OF VISALIA

CAMERON RANCH ESTATES
TENTATIVE SUBDIVISION MAP

LOCATED IN THE NW 1
4 OF SECTION 9, TOWNSHIP 19 SOUTH, 25 EAST, MDB&M, IN THE CITY OF VISALIA,

COUNTY OF TULARE, STATE OF CALIFORNIA

SANITARY SEWER AND WATER UTILITIES TO TIE INTO EXISTING
LINES ALONG CALDWELL AVE. AND BEN MADDOX WAY.

TEMP. STORM DRAIN BASIN
VREQ'D = 5 AC-FT
VPROV.  = 6.4 AC-FT

TYPICAL LOT SIZES:       AREA:   NUMBER OF LOTS:
50' x 100':   5,000 S.F.                       178

TOTAL:                               178

NO BUILD AREA:
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE:  June 24, 2024 
 
PROJECT PLANNER: Paul Bernal, Director / City Planner 
 Phone No.: (559) 713-4025 
 Email: paul.bernal@visalia.city 
 

SUBJECT: Initiation of Proceedings for Annexation No. 2024-02: A request by Artemis 
Partners, LLC to annex 46.01 acres of Residential Low Density land from the 
County of Tulare to the City of Visalia. Upon annexation the site will be zoned R-1-
5 (Single-Family Residential, 5,000 square feet minimum lot area). 

Cameron Ranch Estates Tentative Subdivision Map No. 5598: A request 
Artemis Partners, LLC to subdivide two parcels totaling 43.6 acres into a 178-lot 
single-family residential subdivision with a 0.77-acre pocket park, landscape / 
lighting district lots, and remainder lot, to be located within the R-1-5 (Single-Family 
Residential, minimum 5,000 square foot lot size) zone district upon annexation to 
the Visalia city limits. 

Project Location: The property is located on the south side of East Caldwell 
Avenue between the future South Ben Maddox Way alignment and South Pinkham 
Street (APNs: 124-010-005 and 124-010-007). 

STAFF RECOMMENDATION 

Annexation No. 2024-02 

Staff recommends that the Planning Commission recommend that City Council approve the 
annexation request based on the findings in Resolution No. 2024-21. Staff’s recommendation is 
based on the conclusion that the request is consistent with the Visalia General Plan. 

Cameron Ranch Estates Tentative Subdivision Map No. 5598 

Staff recommends approval of the Cameron Ranch Estates Tentative Subdivision Map No. 5598, 
as conditioned, based on the findings and conditions in Resolution No. 2024-20. Staff’s 
recommendation is based on the conclusion that the request is consistent with the Visalia General 
Plan, Zoning and Subdivision Ordinances, Housing Accountability Act (Government Code section 
65589.5), and Visalia Housing Element. 

RECOMMENDED MOTION 

I move to recommend approval of Annexation No. 2024-02, based on the findings in Resolution 
No. 2024-21. 

I move to approve Cameron Ranch Estates Tentative Subdivision Map No. 5598, based on the 
findings and conditions in Resolution No. 2024-20. 

PROJECT DESCRIPTION 

The applicant, Artemis Partners, LLC, has filed entitlement applications for the annexation of a 
46.01-acres and a tentative subdivision map. Annexation No. 2024-02 is a request to annex a 
46.01-acres located beyond the city limits, and within the Tier II urban development boundary 
(see Exhibit “B”). The annexation application is requesting to annex the development site within 
the City. Upon annexation, the Zoning designation for the area will be R-1-5 (Single-family 
Residential 5,000 square foot minimum lot area) for the entire project site consistent with the 
underlying General Plan land use designation of Residential Low Density.  
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The annexation request includes authorizing the detachment from County Service Area No. 1 in 
accordance with State and County requirements and authorizing the City Manager to sign and 
enter into a Pre-Annexation Agreement. 

The Cameron Ranch Estates Tentative Subdivision Map No. 5598 is a request to subdivide 43.6-
acres into a 178-lot single-family residential subdivision at a density of 4.08 dwelling units per 
gross acre (see Exhibit “A”). The subdivision map covers the entirety of the single-family 
residential area that is within Tier II, along with a remainder lot that is developed with a single-
family home.  

The proposed single-family subdivision will be serviced by 60-foot wide public local streets 
containing full improvements (curb, gutter, parkway landscaping, sidewalks, and streetlights), 
sewer lines, storm drainage, and other public infrastructure, utilities, and services (i.e., electricity 
and water). Primary access to the subdivision will be from the new Ben Maddow Way street 
extension and Caldwell Avenue, both arterial streets. Both streets will be improved to their ultimate 
right-of-way width within the boundaries of the Cameron Ranch Estates subdivision. 
Improvements along these major streets include construction of curb, gutter, parkway 
landscaping, sidewalks, block wall, installation of park strip landscaping, streetlights, median 
islands and street paving. The street improvements associated with this subdivision are discussed 
in greater detail in the Traffic Circulation and Street Improvements section of the staff report.  

The proposed lots will conform to the zoning standards required within the R-1-5 zoning district 
for lot sizes of 5,000 square feet or greater. The development of the single-family residential lots 
will conform to the setbacks prescribed by the R-1-5 zoning district. The subdivision map will also 
create lettered out lots for a 0.77-acre Pocket Park (Lot J) and Landscaping and Lighting District 
(LLD) lots. The LLD lots will contain landscaping and the block walls along Ben Maddox Way and 
Caldwell Avenue. 

The subdivision will be developed in two phases (Phase 1 and Phase 2) as depicted in Exhibit 
“A”. Phase 1 is proposing to develop 117 lots along with the pocket park, while Phase 2 will 
develop the remaining 61 lots. The entire project site is currently undeveloped with an active 
orchard and an existing single-family home located on the Remainder lot. The home will remain, 
and the orchard will continue to operate until the site is ready for development. The parcel is 
surrounded by a residential subdivision to the north and west, and orchards to the south and east. 
The project site also abuts a canal belonging to the Tulare Irrigation District to the east. 

BACKGROUND INFORMATION 

Existing General Plan Land Use 
Designation: 

Low Density Residential 

Existing County Zoning: AE-20 (Exclusive Agriculture, 20 Acre Minimum Site Area) 

Zoning upon annexation to City: R-1-5 (Single-Family Residential 5,000 square foot minimum 
site area)  

Surrounding General Plan & 
Land Use: 

North: Caldwell Avenue / Four lane divided arterial street 

 South: Residential Low Density / Agricultural Orchard 

 East: Residential Low Density / Agricultural Orchard and 
one single-family home 

 West: Future Ben Maddox alignment / Diamond Oaks 
Subdivision 

136



 

Environmental Review: Initial Study / Mitigated Negative Declaration No. 2024-19 
(State Clearinghouse 2024051257) 

Special Districts: None 

Site Plan Review: SPR No. 2023-225 

RELATED PLANS & POLICIES 

Please see attached summary of related plans and policies. 

RELATED PROJECTS  

None. 

ADJACENT PROJECTS 

Diamond Oaks Subdivision was a request to subdivide 55.9 acres of R-1-6 zoned property into a 
180-lot Planned Residential Development (PRD). The PRD consisted of 168 single-family 
residential lots, 12 multi-family lots and six out-lots for the purpose of Landscaping and Lighting 
Lots. The project included the construction of 168 single-family residential homes, the construction 
of eight triplex units (24 total units) on eight lots, and the future construction of a large multi-family 
development on the remaining four lots abutting Caldwell Avenue. DR Horton is currently 
developing the single-family residential homes. The subdivision was approved by the Planning 
Commission on September 23, 2013.  

PROJECT EVALUATION 

Staff supports the annexation based on the project’s consistency with the Land Use Element of 
the General Plan. Specifically, Annexation No. 2024-02 will facilitate a new community on a 43.6-
acre site in a manner that is consistent with the General Plan land use designations that exist 
within the project site and will complement existing development to the north and west.  

Furthermore, staff recommends approval of Cameron Ranch Estates Tentative Subdivision Map 
No. 5598 based on the project’s consistency with the Land Use Element of the General Plan, the 
Zoning and Subdivision Ordinances, Housing Accountability Act (Government Code section 
65589.5) and the Visalia Housing Element for approval of the tentative subdivision map. The 
subdivision map proposes to develop a parcel of land that is designated for residential 
development at a density prescribed in the 2030 Visalia General Plan. 

Annexation No. 2024-02 

The project proponents have filed an application to initiate annexation of the project site into the 
Visalia City limits. In addition to the project site, the final annexation area will include the two 
parcels at the immediate corner of Ben Maddox Way and Caldwell Avenue and acreage from the 
future Ben Maddox Way alignment south of Caldwell Avenue across the project frontage. The site 
will be pre-zoned to zoning that is consistent with the subject site’s corresponding land use 
designations. The annexation can be supported on the basis that the proposal is consistent with 
Land Use Policy LU-P-21, which allows for the annexation and development of residential land 
to occur within the Tier II Urban Development Boundary consistent with the City’s Land Use 
Diagram. 
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The site can be serviced with all the requisite utility and infrastructure available to serve the site 
upon development. Cities can approve tentative maps prior to final approval of the annexation by 
the local agency formation commission (i.e., LAFCO) but cannot approve a final subdivision or 
parcel map until after the land is annexed and the annexation is recorded through the Tulare 
County Recorder. Staff has included this requirement as conditions of approval in the Cameron 
Ranch Estates Tentative Subdivision Map No. 5598. 

General Plan Consistency 

Land Use Element Policies 

The subdivision’s design pattern and lot pattern consisting of a minimum lot size of 5,000 square 
feet is consistent with the site’s Residential Low Density land use designation. The entire site has 
been designated for residential land uses since the adoption of the Visalia General Plan in 2014. 

The subdivision is further consistent with General Plan Land Use Policy LU-P-55, which allows 
for residential development consistent with the Low Density Residential designation at a density 
range between 2 to 10 dwelling units per gross acre. The Cameron Ranch Estates subdivision is 
developing the site at a density of 4.08 units per acre, which is consistent with the density range 
as noted above. 

Low Density Residential Land Use Designation 

Land Use Policy LU-P-55 states: “this designation is intended to provide for single-family 
subdivisions.” Compatibility with the surrounding area is required by the General Plan in the 
decision to approve the proposed subdivision. The proposed subdivision meets all codified 
standards contained in the Zoning and Subdivision Ordinances, as well as all General Plan 
policies pertaining to residential development. Staff finds that the proposed tentative subdivision 
map is compatible with existing residential development within the Low Density Residential land 
use designation situated south of East Caldwell Avenue and east of the future Ben Maddox Way 
street alignment. 

Housing Accountability Act (Government Code section 66589.5) 

The Housing Accountability Act (HAA) requires local agencies to approve housing developments 
that are consistent with applicable general plan, zoning, and subdivision standards, including 
design review, if they were in effect at the time that the housing development application was 
deemed complete. A local agency cannot disapprove a project or lower its density unless it finds 
by a preponderance of the evidence that the project would have a specific, adverse impact on 
public health or safety, and that there is no feasible way to mitigate or avoid the impact1. 

The project is considered to be consistent, compliant, and in conformity with the General Plan, 
Zoning Ordinance, and single-family residential development standards. The lots proposed for the 
Cameron Ranch Estates subdivision meet density standards for the Low Density Residential land 
use designation and will be compatible with surrounding developed residential areas. 
Furthermore, the subdivision will develop a network of local streets, improve adjacent arterial 
public roadways, and construct new arterial major street, thereby facilitating increased street 
connectivity to accommodate future growth areas. 

 

 

 

 

 
1 Gov. Code Section 65589.5(j)(1). 
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Development Standards 

The Cameron Ranch Estates tentative subdivision map will develop per the codified standards 
contained in the Zoning Ordinance regarding lot size and setbacks for R-1-5 zoned property. 
Condition No. 7 is included requiring that the lot size for Lot 141 of the Cameron Ranch Tentative 
subdivision be increased to comply with the minimum 5,000 square foot requirement. The 
subdivision does not propose the utilization of small lots or private streets with this single-family 
residential subdivision.  

The setbacks within the R-1-5 zone for lots 5,000 square feet or greater are as follows: 

Landscape and Lighting Assessment Districts 

A Landscaping and Lighting District (LLD) will be required for the long-term maintenance of the 
out lots, which include blocks walls, streetlights, landscaping, and the pocket park amenities as 
noted on Exhibit “A”. The block walls along street frontages will be similar to City standard block 
walls.  

The block walls along the major street frontages will be typical City standard block walls. The 
block wall height shall be reduced to three feet where the block wall runs adjacent to the front 
yard setback along the front yard areas of the following residential lots: Lots 1, 8, 44, 80, 111, 137 
and 138. The three-foot transition areas can be found between the corner residential lots and the 
local streets heading into the subdivision from either Caldwell Avenue or Ben Maddox Way. Staff 
has included Condition No. 9 to require the stepped down walls. 

Traffic Circulation and Street Improvements 

Street improvements to arterial and local roadways will be required within the project area. The 
full circulation plan for the entire project, including street cross sections, is shown in Exhibit “A”, 
including the future culvert crossing and road extension east of the Tulare Irrigation canal. Street 
improvements will be completed in two phases, with the first phase of development to occur on 
the north portion of the project area.  

Arterial Streets. Ben Maddox Way and Caldwell Avenue are designated 110-foot wide arterial 
streets with four travel lanes at full buildout. Ben Maddox Way is not constructed south of the Ben 
Maddox and Caldwell intersection. The development of the Cameron Ranch Estates subdivision 
will require the development of Ben Maddox Way which includes frontage improvements 
consisting of block wall, landscaping, sidewalk, parkway landscaping, street lights, curb, gutter, 
median island, and street paving. Curb and gutter exists on the west side of Ben Maddox Way 
which was constructed as part of the Diamond Oaks subdivision site improvements. In addition to 
the improvements to Ben Maddox Way across the subdivision’s frontage, the developer of the 
subdivision will also construct street improvements (i.e., curb, gutter, parkway landscape and 
sidewalk) across the frontage of the property located on the immediate southeast corner of the 

Minimum 
Lot Area 

Front Side 
Street 
Side 

Rear 

5,000 sq. ft. 

15-ft. to 
habitable 

space. 22-ft. to 
garage, except 
on curvilinear 
lots 20-ft. to 

garage. 

5-ft. 10-ft. 

25-ft. City standard rear yard setbacks 
are 25 feet with allowance for one-story 
structure to go to 20-feet subject to open 
space requirements. 
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Ben Maddox / Caldwell intersection noted on the subdivision map as “Not A Part”. A cross-section 
of the Ben Maddox Way improvement is depicted on Exhibit “A”. Reimbursement for 
improvements to Ben Maddox Way that exceed the developers required obligations will be 
reimbursed back to the developer. 

Caldwell Avenue improvements are part of the City’s Capital Improvement Program (CIP). The 
Caldwell Avenue widening project is managed by the City’s Capital Improvement Program 
Engineering Division who is overseeing the widening of Caldwell Avenue within the jurisdictional 
boundaries of Visalia while Tulare County staff is managing Caldwell /Ave. 280 widening in the 
County areas. The entire widening project includes the area from Highway 99 to the City of Exeter. 

The City’s CIP project for Caldwell Avenue (Santa Fe to Lovers Lane) includes the construction 
of curb, gutter, street lights, 10-foot sidewalk, median island, street paving, and full signalization 
of the Ben Maddox/Caldwell intersection. The developer of the subdivision will be required to 
install landscaping and the block wall across the subdivision frontage. To facilitate timing of the 
Caldwell Avenue improvements, the developer of the subdivision shall coordinate with City staff. 
Presently, the CIP project plans are 95% complete and bidding for construction is anticipated for 
August of this year. In the unlikely event City’s Caldwell Avenue CIP is extensively delayed, the 
developer of the subdivision will be required to install all required Caldwell Avenue street 
improvements across their project frontage. This requirement is noted in the City’s Engineering 
Development Divisions Site Plan Review comments (SPR No. 2023-225), which are incorporated 
as conditions of project approval (Condition No. 1). 

Local Streets. All local streets will be developed per the City’s 60-foot wide local street standard. 
The subdivision is conditioned to provide a local street connection to the east as depicted on 
Exhibit “A” to comply with the City’s superblock connectivity standard. The crossing of the Tulare 
Irrigation canal will require the installation of a culvert crossing. The installation of the culvert is 
not required at this time; however, the developer shall pay their fair share for the design and 
construction cost of the culvert structure. Future development to the east will require the culvert 
structure be installed to facilitate local street connectivity and will be reimbursed per the in-lieu 
fee collected. The in-lieu fee amount shall be established by the City’s Engineering and Building 
Director and/or their designee. This is included as Condition No. 3. 

Infrastructure 

Water Service: Staff has included Condition No. 5 that requires a valid Will Serve Letter from the 
California Water Service Company, prior to development of the subdivision. 

Sanitary Sewer: The sewer system will have to be extended to the boundaries of the development 
where future connection and extension is anticipated. The sewer system will be sized in order to 
service the entire subdivision. The developer will be required to coordinate with City staff on 
design and construction requirements for the sanitary sewer. The sanitary sewer master plan for 
the entire development will be required to be submitted for review prior to approval of any portion 
of the system. 

A sewer analysis, which is included in the attached Initial Study / Mitigated Negative Declaration, 
has been prepared for the site consistent based upon a request from the Public Works 
Department. After a thorough review of the analysis, the Wastewater Treatment Facility 
possesses the capacity to effectively accommodate this tier of development.  

Storm Drainage: Currently, there is no storm drainage infrastructure south of Caldwell Avenue. 
The applicant has identified improvements to address storm-drainage infrastructure 
improvements. The plan is to require the use of a temporary onsite retention facility depicted in 
the southern area of the subdivision (see Exhibit “A”, Lots 9 through 17). The onsite basin is 
required because there is no regional basin designed and/or installed for the southeast area. 
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The stormwater master plan for the southeast area indicates the need for a series of regional 
detention basins; however, it is unlikely that such a stormwater management system could be 
constructed prior to this development due to the cost associated with developing the system for 
the southeast area. However, over time, it is anticipated that most if not all of the regional 
stormwater management system for the future southeast area will be constructed with 
combinations of capital improvement projects and incremental facilities construction. 

Remainder Lot 

The Cameron Ranch Estates Subdivision map (Exhibit “A”) identifies a remainder lot. Pursuant to 
the Subdivision Map Act section 66424.6, the subdivider may designate as a “Remainder” that 
portion of land, which is not divided for the purpose of sale, lease, or financing. If the subdivider 
elects to designate a remainder, the following requirements shall apply: 

1. The designated remainder shall not be counted as a parcel for the purpose of determining 
whether a parcel or final map is required. 

2. The fulfillment of construction requirements for improvements, including the payment of fees 
associated with any deferred improvements shall not be required. 

The City’s CIP Caldwell project will construct the street frontage improvements across the 
Remainder. 

Agricultural Preservation Ordinance Requirements 

The 43.6-acre project site is in the City’s Tier II urban development boundary and is designated 
as Prime Farmland as defined per the Tulare County Farmland Mapping and Monitoring Program.  
As a result, the development of this site is subject to the City’s recently adopted Agricultural 
Preservation Ordinance. This code creates an Agricultural Preservation Ordinance (APO) to 
implement Visalia General Plan Land Use Policy LU-P-34. 

The APO established a process for the required preservation of agricultural land through the 
acquisition of agricultural conservation easements or the payment of an in-lieu fee for projects 
subject to the provisions of the ordinance. 

The developer of the project is subject to complying with the requirements of the adopted APO 
since the site is located with the Tier II urban development boundary. The preserved land 
obligation shall be calculated at a ratio of one acre of preserved land for each acre of converted 
land. Converted land acreage shall be calculated by determining the applicable project acreage 
less the acreage of exclusions. In addition, the preserved land obligation, as established in 
Section 18.04.070(A), shall be preserved through acquisition of an agricultural easement in 
accordance with Section 18.04.080, unless eligible for payment of an in-lieu fee in accordance 
with Section 18.04.090.  

The preserved land obligation shall be satisfied prior to issuance of any permit directly authorizing 
or resulting in disturbance to the project site. Compliance of the ordinance is achieved when either 
the approved agricultural conservation easement has been recorded or the applicant has remitted 
the approved in-lieu fee to the qualified entity. 

Subdivision Map Act Findings 

California Government Code Section 66474 lists seven findings for which a legislative body of a 
city or county shall deny approval of a tentative map if it is able to make any of these findings.  
These seven “negative” findings have come to light through a recent California Court of Appeal 
decision (Spring Valley Association v. City of Victorville) that has clarified the scope of findings 
that a city or county must make when approving a tentative map under the California Subdivision 
Map Act. 
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Staff has reviewed the seven findings for a cause of denial and finds that none of the findings can 
be made for the proposed project. The seven findings and staff’s analysis are below.  
Recommended finings 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 
Cameron Ranch Estates Tentative Subdivision 
Map No. 5598. 

(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 
maps have been found to be consistent with the 
City’s General Plan. This is included as 
recommended Finding No. 2 of the Cameron 
Ranch Estates Tentative Subdivision Map No. 
5598. 

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

The site is physically suitable for the proposed 
maps and its affiliated development plan, which is 
designated as Low Density Residential, and is 
developed at a density that is within the allowed 
range of the specified land use designation. This is 
included as recommended Finding No. 3 of the 
Cameron Ranch Estates Tentative Subdivision 
Map No. 5598. 

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

The site is physically suitable for the proposed 
map, which is designated as Low Density 
Residential. This is included as recommended 
Finding No. 4 of the Cameron Ranch Estates 
Tentative Subdivision Map No. 5598. 

(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 
determination of no new effects under the 
Guidelines for the Implementation of the California 
Environmental Quality Act (CEQA), included as 
recommended Finding No. 7 of the Cameron 
Ranch Estates Tentative Subdivision Map No. 
5598. 

(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 
Cameron Ranch Estates Tentative Subdivision 
Map No. 5598. 

(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. 4 of the 
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Cameron Ranch Estates Tentative Subdivision 
Map No. 5598. 

Environmental Review 

An Initial Study and Mitigated Negative Declaration were prepared for the proposed project. Initial 

Study and Mitigated Negative Declaration No. 2024-19 (State Clearinghouse 2024051257) 
disclosed that environmental impacts are determined to be less than significant with the 

incorporation of mitigation to address significant impacts to the following resources: 

• One (1) mitigation measure pertaining to Agricultural and Forestry Resources to mitigate 
impacts for loss of Prime Farmland and Farmland of Statewide Importance on a 1:1 ratio. 

• Two (2) mitigation measures pertaining to Biological Resources to reduce impacts of the 
Project to special-status wildlife species. 

• Two (2) mitigation measures pertaining to Cultural Resources to reduce the impacts of the 

Project on the potential of exposing historical or archaeological materials during 

construction. 

• Three (3) mitigation measures pertaining to Hydrology and Water Quality to address 

impacts to surface and groundwater resources 

A 20-day review and comment period through the State Clearing House for the Initial Study began 

on May 30, 2024, and ended on June 19, 2024. 

The City received one comment letter in response to the Initial Study / Mitigated Negative 

Declaration circulated for this project. This letter was shared with the project applicant. The letter 

was received from the Department of Toxic Substances Control (DTSC) and is included with the 
Initial Study / Mitigated Negative Declaration. Upon reviewing the letter with the project applicant, 

the applicant provided a copy of the Phase 1 Environmental Site Assessment, which was 

performed by Krazan & Associates, Inc. on July 13, 2022. The results of the Phase 1 noted that 
no Recognized Environmental Conditions (RECs) were identified. In addition, no structures, 
mixing/loading/storage, drainage ditches, farmhouses, outbuildings, smudge pots, or any other 
chemical of concerns were identified on the site. To further address the comments raised in 
DTSC’s letter the following condition no. 4 is incorporated in the project’s conditions of approval 
as follows: 

a. That prior to site disturbance, the developer/homebuilder will consult with Krazan & 
Associates, Inc. on recommendation for obtaining soil samples to test for OCP’s and 
arsenic. If suggested to be performed, developer/homebuilder shall have Krazan & 
Associates, Inc. perform the soil sampling per Interim Guidance for Sampling Agricultural 
Properties from DTSC. The developer/homebuilder shall provide the Planning and 
Community Preservation Director with a copy of all correspondence between the 
developer/homebuilder and Krazan & Associates, Inc. that details the required 
direction/recommendation on soil samples to test for OCP’s and arsenic. 

b. All imported soil and fill material shall be tested to ensure that any contaminants are with 
DTSC’s and the US Environmental Protection Agency’s (USEPA’s) Regional Screening 
Levels (RSLs). 
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Based on the letter and the inclusion of the two additional project conditions as noted above, the 

City concludes that the findings and conclusions of the Initial Study / Mitigated Negative 
Declaration are still applicable. No other formal comments were received as of the publication of 

this report. 

RECOMMENDED FINDINGS 

Annexation No. 2024-02 

1. That the Annexation is consistent with the intent of the General Plan and Zoning Ordinance, 
and is not detrimental to the public health, safety, or welfare, or materially injurious to 
properties or improvements in the vicinity. 

2. That the proposed Annexation, which will re-designate 46.01 acres of AE-20 (Agricultural 
Exclusive 20-acre) County zone district to R-1-5 (Single-family Residential, 5,000 square feet 
minimum lot size) zone will not impose new land uses or development that will adversely affect 
the subject site or adjacent properties. 

3. That the parcel is not located within an Agricultural Preserve. 

4. That the parcel will be annexed into Voting District 2 per the Council Election Voting District 
Map. 

5. That an Initial Study was prepared for this project, consistent with CEQA, which disclosed that 
environmental impacts are determined to be not significant and that Mitigated Negative 
Declaration No. 2024-19 (State Clearinghouse 2024051257), is hereby adopted. Furthermore, 
the design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage nor substantially and avoidably injure fish or wildlife or their 
habitat. 

Cameron Ranch Estates Tentative Subdivision Map No. 5598 

1. That the proposed location and layout of the Cameron Ranch Estates Tentative Subdivision 
Map No. 5598, its improvement and design, and the conditions under which it will be 
maintained, is consistent with the policies and intent of the General Plan, Zoning Ordinance, 
and Subdivision Ordinance. The 43.6-acre project site, which is the site of the proposed 178 
lot single-family residential subdivision, is consistent with Land Use Policy LU-P-19 of the 
General Plan. Policy LU-P-19 states “ensure that growth occurs in a compact and concentric 
fashion by implementing the General Plan’s phased growth strategy”. 

2. That the proposed Cameron Ranch Estates Tentative Subdivision Map No. 5598, its 
improvement and design, and the conditions under which it will be maintained will not be 
detrimental to the public health, safety, or welfare, nor materially injurious to properties or 
improvements in the vicinity, nor is it likely to cause serious public health problems. The project 
site is adjacent to existing residential development to the west, and development standards 
contained within the City’s Zoning Ordinance ensure consistency in the development pattern 
for this project and the surrounding area. 

3. That the site is physically suitable for the proposed tentative subdivision map. The project is 
consistent with the intent of the General Plan, Zoning Ordinance and Subdivision Ordinance, 
and is not detrimental to the public health, safety, or welfare or materially injurious to properties 
or improvements in the vicinity. The project site is adjacent to land zoned for residential 
development, and the subdivision itself is designated as Low Density Residential, and 
developed at a density that is within the allowed range for Low Density Residential 
development. 
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4. That the site is physically suitable for the proposed tentative subdivision map and the project’s 
density, which is consistent with the proposed Low Density Residential General Plan Land 
Use Designation while being developed at 4.08 dwelling units per gross acre. The design of 
the proposed subdivision or the type of improvements will not conflict with easements, 
acquired by the public at large, for access through or use of, property within the proposed 
subdivision.  The 178-lot subdivision is designed to comply with the City’s Engineering 
Improvement Standards. Areas of dedication will be obtained as part of the tentative map 
recording for new street improvements, including the construction of curb, gutter, curb return, 
sidewalk, parkway landscaping, and pavement. 

5. That the proposed location of the tentative subdivision map is in accordance with the Visalia 
General Plan and the objectives of the Zoning and Subdivision Ordinances. The proposed 
location of the subdivision is in accordance with the objectives of the Zoning Ordinance and 
the purposes of the zone in which the site is located. Multiple General Plan policies identify 
the implementation of development standards to ensure that new single-family residential 
development will contribute to positive land use compatibility. The size of the property 
combined with the number of residential lots proposed is consistent and compatible with 
existing surrounding residential development.  The proposed project will result in the creation 
of new single-family residential developments at a density of 4.08 units per acre, which is 
consistent with General Plan land use designation of Low Density Residential and the R-1-5 
zoning designation that will be applied to the site when annexed into the city limits. 

6. That there is no evidence that the project would cause quantifiable significant unavoidable 
impacts on public health and safety. The project is consistent, compliant, and in conformity 
with the General Plan, Zoning Ordinance and development standards. The Housing 
Accountability Act (Government Code Section 66589.5) requires local agencies to approve 
housing developments that are consistent with applicable, objective general plan, zoning, and 
subdivision standards and criteria, including design review standards, in effect at the time that 
the housing development project’s application is determined to be complete. A local agency 
cannot disapprove a project or lower its density unless it finds by a preponderance of the 
evidence that the project would have a specific, adverse impact on public health or safety, and 
there is no feasible way to mitigate or avoid the impact. 

7. That the design of the subdivision or the proposed improvements are not likely to cause 
substantial environmental damage nor substantially and avoidably injure fish or wildlife or their 
habitat. 

8. That an Initial Study was prepared for this project, consistent with CEQA, which disclosed that 
environmental impacts are determined to be not significant and that Mitigated Negative 

Declaration No. 2024-19 (State Clearinghouse 2024051257), is hereby adopted. Furthermore, 
the design of the subdivision and the proposed improvements are not likely to cause 

substantial environmental damage nor substantially and avoidably injure fish or wildlife or their 
habitat. 
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RECOMMENDED CONDITIONS 

Annexation No. 2024-02 

1. Upon annexation, the territory shall be zoned R-1-5 (Single-family Residential, 5,000 square 
feet minimum lot size) zone, consistent with the underlying General Plan land use designation 
of Residential Low Density. 

2. That the applicant(s) enter into a Pre-Annexation Agreement with the City which memorializes 
the required fees, policies, and other conditions applicable to the annexation.  The draft Pre-
Annexation Agreement is attached herein as Attachment “B” of Resolution No. 2024-21. The 
agreement is subject to final approval by the City Council of the City of Visalia. 

Cameron Ranch Estates Tentative Subdivision Map No. 5598 

1. That the subdivision map be developed in substantial compliance with the comments and 
conditions of the Site Plan Review Committee as set forth under Site Plan Review No. 2023-
225 incorporated herein by reference. 

2. That the Cameron Ranch Estates Tentative Subdivision Map No. 5598 be prepared in 
substantial compliance with the subdivision map in Exhibit “A”. 

3. That the developer shall pay their fair share for the design and construction cost of the culvert 
structure that will be required to be installed across the Tulare Irrigation ditch when 
development to the east requires this structure to be installed to facilitate local street 
connectivity. The in-lieu fee amount shall be determined by the City’s Engineering and Building 
Director and/or their designee. 

4. That the Mitigation Monitoring and Reporting Program and its mitigation measures adopted 
with the Initial Study / Mitigated Negative Declaration No. 2024-19 (State Clearinghouse 
2024051257) and all conditions of the Cameron Ranch Estates Tentative Subdivision Map No. 
5598, including the following conditions in response to DTSC’s comment letter be met during 
construction and upon final occupancy and ongoing operation of the project: 

a. That prior to site disturbance, the developer/homebuilder will consult with Krazan & 
Associates, Inc. on recommendation for obtaining soil samples to test for OCP’s and 
arsenic. If suggested to be performed, developer/homebuilder shall have Krazan & 
Associates, Inc. perform the soil sampling per Interim Guidance for Sampling Agricultural 
Properties from DTSC. The developer/homebuilder shall provide the Planning and 
Community Preservation Director with a copy of all correspondence between the 
developer/homebuilder and Krazan & Associates, Inc. that details the required 
direction/recommendation on soil samples to test for OCP’s and arsenic. 

b. All imported soil and fill material shall be tested to ensure that any contaminants are with 
DTSC’s and the US Environmental Protection Agency’s (USEPA’s) Regional Screening 
Levels (RSLs). 

5. That prior to the issuance of approved subdivision improvement plans or any residential 
building permit on the site, a valid Will Serve Letter from the California Water Service Company 
shall be obtained. 

6. That approval of the Cameron Ranch Estates Tentative Subdivision Map No. 5598 shall not 
become effective unless Annexation No. 2024-02, placing the project site within the corporate 
limits of the City of Visalia, is approved by the Tulare County Local Agency Formation 
Commission (LAFCO) and is fully executed to include all conditions contained in the Pre-
Annexation Agreement for Annexation No. 2024-02. 
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7. That the lot area for Lot 141 be increased to 5,000 square feet to meet the minimum lot area 
for R-1-5 zoned lots. 

8. That the setbacks for the single-family residential lots shall comply with the R-1-5 (Single-
Family Residential 5,000 sq. ft. min. site area) zone district standards for the front, side, street 
side yard, and rear yard setbacks. 

9. That the block walls located within the Landscape and Lighting District lots shall transition to 
three-foot height within the 15-foot front yard setback areas of the adjoining residential 
identified as Lots 1, 8, 44, 80, 111, 137, and 138 of the Cameon Ranch Estates Tentative 
Subdivision Map No. 5598 (Exhibit “A”). 

10. That the developer shall inform and have future homeowners of the Cameron Ranch Estates 
subdivision sign and acknowledge Tulare County’s “Right to Farm” Ordinance. This informs 
future residential owners that the farming operation located to the south, which is located in 
the County, is protected and cannot be declared a nuisance if operating in a manner consistent 
with proper and accepted customs and standards. 

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

APPEAL INFORMATION 

Annexation No. 2024-02 

For the Annexation, the Planning Commission’s recommendation is advisory only. The final 
decision will be made by the Visalia City Council following a public hearing. Therefore, the 
Planning Commission’s recommendation in this matter is not appealable. 

Cameron Ranch Estates Tentative Subdivision Map No. 5598 

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 St., 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 at: 

https://www.visalia.city/government/committees/planning_commission/default.asp. 

 

 

 

 

Minimum 
Lot Area 

Front Side 
Street 
Side 

Rear 

5,000 
sq. ft. 

15-ft. to 
habitable 

space. 22-ft. to 
garage, except 
on curvilinear 
lots 20-ft. to 

garage. 

5-ft. 10-ft. 

25-ft. City standard rear yard setbacks 
are 25 feet with allowance for one-story 
structure to go to 20-feet subject to open 
space requirements. 
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Attachments: 

• Related Plans and Policies 

• Resolution No. 2024-21 – Annexation No. 2024-02 

      - Attachment “A” – Annexation Area  

      - Attachment “B” – Annexation Agreement 

• Resolution No. 2024-20 – Cameron Ranch Estates Tentative Subdivision Map No. 5598 

• Exhibit "A" – Cameron Ranch Estates Tentative Subdivision Map No. 5598 

• Exhibit “B” – Annexation Area 

• Initial Study Mitigated Negative Declaration No. 2024-19 

• Letter from Department of Toxic Substances Control (DTSC) dated June 13, 2024 

• Response Letter from Project Applicant dated June 19, 2024 

• Phase 1 Environmental Site Assessment Report dated July 13, 2022 

• Site Plan Review Item No. 2023-225 

• General Plan Land Use Map 

• Zoning Map 

• Aerial Map 

• Location Map 
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RELATED PLANS AND POLICIES 

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

General Plan Land Use Policies: 

LU-P-19: Ensure that growth occurs in a compact and concentric fashion by implementing the General 
Plan’s phased growth strategy. The General Plan Land Use Diagram establishes three growth 
rings to accommodate estimated City population for the years 2020 and 2030. The Urban 
Development Boundary I (UDB I) shares its boundaries with the 2012 city limits. The Urban 
Development Boundary II (UDB II) defines the urbanizable area within which a full range of 
urban services will need to be extended in the first phase of anticipated growth with a target 
buildout population of 178,000. The Urban Growth Boundary (UGB) defines full buildout of the 
General Plan with a target buildout population of 210,000. Each growth ring enables the City to 
expand in all four quadrants, reinforcing a concentric growth pattern. 

LU-P-21: Allow annexation and development of residential, commercial, regional retail, and industrial 
land to occur within the Urban Development Boundary (Tier II) and the Urban Growth Boundary 
(Tier III) consistent with the City’s Land Use Diagram, according to the following phasing 
thresholds: • “Tier II”: Tier II supports a target buildout population of approximately 178,000. 
The expansion criteria for land in Tier II is that land would only become available for 
development when building permits have been issued in Tier I at the following levels, starting 
from April 1, 2010:  

Residential: after permits for 5,850 housing units have been issued. 

LU-P-55: Update the Zoning Ordinance to reflect the Low Density Residential designation on the Land 
Use Diagram for development at 2 to 10 dwelling units per gross acre, facilitating new 
planned neighborhoods and infill development in established areas. This designation is 
intended to provide for single-family detached housing with densities typical of single-family 
subdivisions. Duplex units, townhouses, and small-lot detached housing may be incorporated 
as part of Low Density Residential developments. Development standards will ensure that a 
desirable single-family neighborhood character is maintained. 

Zoning Ordinance Chapter 17.12 R-1 SINGLE-FAMILY RESIDENTIAL ZONE 

17.12.010 Purpose and intent. 

In the R-1 single-family residential zones (R-1-5, R-1-12.5, and R-1-20), the purpose and intent is to 
provide living area within the city where development is limited to low density concentrations of one-
family dwellings where regulations are designed to accomplish the following: to promote and encourage 
a suitable environment for family life; to provide space for community facilities needed to compliment 
urban residential areas and for institutions that require a residential environment; to minimize traffic 
congestion and to avoid an overload of utilities designed to service only low density residential use. 

17.12.015 Applicability. 

The requirements in this chapter shall apply to all property within R-1 zone districts. 

17.12.050 Site area. 

The minimum site area shall be as follows: 

Zone Minimum Site Area 

R-1-5 5,000 square feet 

R-1-12.5 12,500 square feet 

R-1-20 20,000 square feet 
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A. Each site shall have not less than forty (40) feet of frontage on the public street. The minimum width 
shall be as follows: 

Zone Interior Lot Corner Lot 

R-1-5 50 feet 60 feet 

R-1-12.5 90 feet 100 feet 

R-1-20 100 feet 110 feet 

B. Minimum width for corner lot on a side on cul-de-sac shall be eighty (80) feet, when there is no 
landscape lot between the corner lot and the right of way. 

17.12.060 One dwelling unit per site. 

In the R-1 single-family residential zone, not more than one dwelling unit shall be located on each site, 
with the exception to Section 17.12.020(J). 

17.12.080 Front yard. 

A. The minimum front yard shall be as follows: 

Zone  Minimum Front Yard 

R-1-5 Fifteen (15) feet for living space and side-loading garages and twenty-two (22) feet for 
front-loading garages or other parking facilities, such as, but not limited to, carports, shade 
canopies, or porte cochere. A Porte Cochere with less than twenty-two (22) feet of 
setback from property line shall not be counted as covered parking, and garages on such 
sites shall not be the subject of a garage conversion. 

R-1-12.5 Thirty (30) feet 

R-1-20 Thirty-five (35) feet 

B. On a site situated between sites improved with buildings, the minimum front yard may be the 
average depth of the front yards on the improved site adjoining the side lines of the site but need not 
exceed the minimum front yard specified above. 

C. On cul-de-sac and knuckle lots with a front lot line of which all or a portion is curvilinear, the front 
yard setback shall be no less than fifteen (15) feet for living space and side-loading garages and twenty 
(20) feet for front-loading garages. 

17.12.090 Side yards. 

A. The minimum side yard shall be five feet in the R-1-5 and R-1-12.5 zone subject to the exception 
that on the street side of a corner lot the side yard shall be not less than ten feet and twenty-two (22) feet 
for front loading garages or other parking facilities, such as, but not limited to, carports, shade canopies, 
or porte cocheres. 

B. The minimum side yard shall be ten feet in the R-1-20 zone subject to the exception that on the 
street side of a corner lot the side yard shall be not less than twenty (20) feet. 

C. On a reversed corner lot the side yard adjoining the street shall be not less than ten feet. 

D. On corner lots, all front-loading garage doors shall be a minimum of twenty-two (22) feet from the 
nearest public improvement or sidewalk. 

E. Side yard requirements may be zero feet on one side of a lot if two or more consecutive lots are 
approved for a zero lot line development by the site plan review committee. 

F. The placement of any mechanical equipment, including but not limited to, pool/spa equipment and 
evaporative coolers shall not be permitted in the five-foot side yard within the buildable area of the lot, or 
within five feet of rear/side property lines that are adjacent to the required side yard on adjoining lots. 
This provision shall not apply to street side yards on corner lots, nor shall it prohibit the surface mounting 
of utility meters and/or the placement of fixtures and utility lines as approved by the building and planning 
divisions. 
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17.12.100 Rear yard. 

In the R-1 single-family residential zones, the minimum yard shall be twenty-five (25) feet, subject to the 
following exceptions: 

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

B. Accessory structures not exceeding twelve (12) feet may be located in the required rear yard but not 
closer than three feet to any lot line provided that not more than twenty (20) percent of the area of the 
required rear yard shall be covered by structures enclosed on more than one side and not more than 
forty (40) percent may be covered by structures enclosed on only one side. On a reverse corner lot an 
accessory structure shall not be located closer to the rear property line than the required side yard on the 
adjoining key lot. An accessory structure shall not be closer to a side property line adjoining key lot and 
not closer to a side property line adjoining the street than the required front yard on the adjoining key lot. 

C. Main structures may encroach up to five feet into a required rear yard area provided that such 
encroachment does not exceed one story and that a usable, open, rear yard area of at least one 
thousand five hundred (1,500) square feet shall be maintained. Such encroachment and rear yard area 
shall be approved by the city planner prior to issuing building permits. 

17.12.110 Height of structures.  

In the R-1 single-family residential zone, the maximum height of a permitted use shall be thirty-five (35) 
feet, with the exception of structures specified in Section 17.12.100(B). 

17.12.120 Off-street parking. 

In the R-1 single-family residential zone, subject to the provisions of Chapter 17.34. 

17.12.130 Fences, walls and hedges. 

In the R-1 single-family residential zone, fences, walls and hedges are subject to the provisions of 
Section 17.36.030. 
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City of Visalia - First Addendum to Initial Study/Mitigated Negative Declaration Document No. 
2024-19 (State Clearinghouse 2024051257) 

DESCRIPTION OF PROJECT:   

Tentative Parcel Map No. 2025-10: A request by 4Creeks, Inc., to subdivide 41.7 
acres into 2 parcels to facilitate the future residential Cameron Ranch Estates 
subdivision. The site is zoned R-1-5 (Single-family Residential, 5,000 square foot 
minimum site area).  

Location: The property is located on the south side of East Caldwell Avenue 
between the future South Ben Maddox Way alignment and South Pinkham Street 
(APN: 124-010-016). 

SUMMARY 

This document is an addendum to Initial Study/Mitigated Negative Declaration Document No. 
2024-19 (State Clearinghouse 2024051257) originally prepared for the Cameron Ranch Estates 
Tentative Subdivision Map No. 5598 and Annexation No. 2024-02. The decision to prepare an 
addendum was based on the original document’s adequate analysis with regard to the proposed 
tentative parcel map. In accordance with CEQA Guidelines Section 15164(a), none of the 
conditions described in CEQA Guidelines Section 15162, which would require the preparation of 
a Subsequent EIR, Negative Declaration, or Supplemental EIR have been met. 

This addendum is being prepared to include Tentative Parcel Map No. 2025-10 into the project 
description. The parcel map entitlement will facilitate the subdivision of the entire project site into 
two parcels, which match the phasing plan originally depicted with the Cameron Ranch Estates 
subdivision. No changes will be made to the zoning or land use designation associated with the 
residential subdivision, and all conditions and mitigation measures adopted for the Cameron 
Ranch Estates Tentative Subdivision Map No. 5598 are still applicable when the area is 
developed with a residential subdivision. The change to the Initial Study/Mitigated Negative 
Declaration’s project description is minor and is supported by evidence in the record. To view a 
copy of Initial Study/Mitigated Negative Declaration Document No. 2024-19, please click on the 
following link to review the June 24, 2024 Cameron Ranch Estates Tentative Subdivision Map 
No. 5598 and Annexation No. 2024-02 staff report and associated materials: 
https://www.visalia.city/civicax/filebank/blobdload.aspx?BlobID=55881 

This addendum shall be attached to and considered with Initial Study / Mitigated Negative 
Declaration No. 2024-19, which was prepared for the Cameron Ranch Estates Tentative 
Subdivision Map No. 5598 and Annexation No. 2024-02, and was adopted by the Visalia City 
Council on August 8, 2024. The Initial Study / Mitigated Negative Declaration was prepared in 
accordance with the California Environmental Quality Act (CEQA) and disclosed that 
environmental impacts are determined to be not significant for the project if mitigation specified in 
the document is carried out. 

DECISION TO PREPARE AN ADDENDUM PURSUANT TO CEQA GUIDELINES, SECTION 
15162 

According to CEQA Guidelines Section 15162, a subsequent Negative Declaration is required if 
one or more of three criterion have occurred. These criterion generally involve substantial 
changes proposed in the project or occurring with respect to the circumstances under which the 
project is taken that warrant major revisions to the Mitigated Negative Declaration due to new or 
increased significant environmental effects, or the revealing of new information of substantial 
importance that was not and could not have reasonably been known previously that show an 
increased significant impact from the project. 

The City’s evaluation of the proposed project has determined that a further subdivision of land 
that was previously considered and approved for a 178-lot residential subdivision is not a 

157

https://www.visalia.city/civicax/filebank/blobdload.aspx?BlobID=55881


City of Visalia - First Addendum to Initial Study/Mitigated Negative Declaration Document No. 
2024-19 (State Clearinghouse 2024051257) 

substantial change that brings about a new significant environmental impact or significantly 
increases the severity of an environmental impact.  Also, no new information has arisen since the 
approval of Mitigated Negative Declaration No. 2024-19 regarding the project or its site conditions 
that warrant a change in environmental effects. 

Staff is making the following findings for the First Addendum to Initial Study/Mitigated Negative 
Declaration Document No. 2024-19: 

FINDINGS 

1. That the inclusion of (a) Tentative Parcel Map No. 2025-10, a request by 4Creeks, Inc., to 
subdivide 41.7 acres into 2 parcels to facilitate the future residential Cameron Ranch 
Estates subdivision. The site is zoned R-1-5 (Single-family Residential, 5,000 square foot 
minimum site area), which constitutes a minor change to the project description and none 
of the conditions which would require the preparation of a Subsequent Mitigated Negative 
Declaration have occurred, Guidelines Section 15164(a). 

2. That no changes have occurred since Initial Study/Negative Declaration No. 2024-19 was 
approved that would change the outcome of the previous Initial Study. 

Addendum to Initial Study/Mitigated Negative Declaration No. 2024-19 prepared by: 

             
 Paul Bernal      Date 
 Director / City Planner 
 City of Visalia Planning Division 

 
SUPPORTING DOCUMENTATION 
The following documents are hereby incorporated into this Addendum by reference: 

• Visalia General Plan Update. Dyett & Bhatia, October 2014. 

• Visalia City Council Resolution No. 2014-38 (Certifying the Visalia General Plan Update) 
passed and adopted October 14, 2014. 

• Visalia General Plan Update Final Environmental Impact Report (SCH No. 2010041078).  
Dyett & Bhatia, June 2014. 

• Visalia General Plan Update Draft Environmental Impact Report (SCH No. 2010041078).  
Dyett & Bhatia, March 2014. 

• Visalia City Council Resolution No. 2014-37 (Certifying the EIR for the Visalia General 
Plan Update) passed and adopted October 14, 2014. 

• Visalia Municipal Code, including Title 17 (Zoning Ordinance). 

• California Environmental Quality Act Guidelines. 

• City of Visalia, California, Climate Action Plan, Draft Final.  Strategic Energy Innovations, 
December 2013. 

• Visalia City Council Resolution No. 2014-36 (Certifying the Visalia Climate Action Plan) 
passed and adopted October 14, 2014. 

• City of Visalia Storm Water Master Plan.  Boyle Engineering Corporation, September 
1994. 

• City of Visalia Sewer System Master Plan.  City of Visalia, 1994. 

• City of Visalia Zoning Ordinance Update.  City of Visalia, March 2017. 

• 2015 Urban Water Management Plan, Visalia District.  California Water Service Company, 
June 2016. 
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