
 

 

 

PLANNING COMMISSION AGENDA 
 

CHAIRPERSON: 

Mary Beatie 

 
 

VICE CHAIRPERSON: 

Bill Davis 

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

MONDAY, JANUARY 12, 2026 

VISALIA COUNCIL CHAMBERS 

LOCATED AT 707 W. ACEQUIA AVENUE, VISALIA, CA 

MEETING TIME: 7:00 PM 

 
1. CALL TO ORDER –  

 
2. THE PLEDGE OF ALLEGIANCE – 

 
3. ROLL CALL –   

 
4. CITIZEN’S COMMENTS – This is the time for citizens to comment on subject matters that 

are not on the agenda but are within the jurisdiction of the Visalia Planning Commission. You 
may provide comments to the Planning Commission at this time, but the Planning 
Commission may only legally discuss those items already on tonight’s agenda. 

The Commission requests that a five (5) minute time limit be observed for Citizen Comments. 
You will be notified when your five minutes have expired. 

 5. AGENDA COMMENTS OR CHANGES – 

 

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

a. No items on the Consent Calendar 

 7. PUBLIC HEARING – Jarred Olsen, Principal Planner 

Conditional Use Permit No. 2025-036: A request by Lucky Strike Visalia LLC, to allow for 
the sales, service, and consumption of distilled spirits at Adventure Park in addition to 
clarifying and removal of conditions. 

Environmental Assessment Status: The project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301.  
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Planning Commission Agenda, Monday, January 12, 2026 

 

 

Project Location: The project site is located at 5600 West Cypress Avenue (APN: 087-450-
019) 

 8. WORK SESSION – Leslie Blair, City Traffic Engineer 

Overview of How Engineering Evaluates Development Impacts on City Traffic 

9. WORK SESSION – Jarred Olsen, Principal Planner 

Work Session Discussion on Initiation of Subdivision Ordinance Amendment 

10. CITY PLANNER UPDATE –  

a. Administrative Adjustment Annual Report to Planning Commission. 

b. 2026 Planning Commission Meeting Calendar 

c. 2026 Planning Commissioner Academy 

 11. ADJOURNMENT 

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

APPEAL PROCEDURE 

THE LAST DAY TO FILE AN APPEAL IS THURSDAY, JANUARY 22, 2026, 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, JANUARY 26, 2026 
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REPORT TO CITY OF VISALIA PLANNING 
COMMISSION 
 
HEARING DATE: January 12, 2026 

PROJECT PLANNER: Jarred Olsen, Principal Planner 
Phone: (559) 713-4449 
Email: Jarred.Olsen@visalia.gov 

  
SUBJECT: Conditional Use Permit No. 2025-036: A request by Lucky Strike Visalia LLC 

to allow for the sales, service, and consumption of distilled spirits at Adventure 
Park in addition to clarifying and removal of conditions. 

 Applicant: Lucky Strike Visalia, LLC 

Location: 5600 West Cypress Avenue (APN: 874-500-19) 

STAFF RECOMMENDATION 

Staff recommends approval of Conditional Use Permit No. 2025-036 based on findings and 
conditions in Resolution No. 2026-01. Staff’s recommendation is based on the project’s 
consistency with the policies of the City’s General Plan and Zoning Ordinance. 

RECOMMENDED MOTION 

I move to approve Conditional Use Permit No. 2025-036 based on findings and conditions in 
Resolution No. 2026-01. 

PROJECT DESCRIPTION 

This request is seeking to add the sale, dispensing, and consumption of distilled spirits to the 
existing Adventure Park use and seeking to amend some of the conditions approved with prior 
amended approvals to make it easier for Adventure Park, the City, and the general public to 
understand conditions and requirements that Adventure Park is required to comply with. 

Adventure Park is seeking to allow for distilled spirits sales, dispensing, and consumption within 
the fenced-in and walled-in areas of the facility, as depicted in red demarcated area as identified 
per Exhibit “G”). Sales of all alcoholic beverages would still be made within the primary building, 
and the lounge building that was constructed with the outdoor water park area (see Exhibit’s “H” 
and “G”), with consumption of alcoholic beverages being permitted within the red demarcated 
area (see Exhibit “G”). 

Originally approved in 2003, Adventure Park has over time been granted the authorization to 
sell beer and wine within the restaurant/dining area (2011), as well as to expand its facilities to 
include other amenities, including the water feature area which also included the approval to 
sale of beer and wine within the new lounge building associated with the water park (2018). Each 
amended conditional use permit (CUP) approval referenced prior approvals, with these 
amendments modifying conditions to those prior approvals, resulting in a “nesting doll” of 
conditions. As a result, the list of conditions under Recommended Conditions of Approval for 
each subsequent CUP has become lengthy and redundant, which can make it difficult for not 
only the new owner of the property to understand the conditions adopted for each CUP, but also 
for the general public and City staff. 

As a result, the applicant is also seeking modifications and/or removal of some alcohol-related 
conditions because these conditions may be preempted by the California Department of 
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Alcoholic Beverage Control’s (ABC) authority to regulate alcohol sales. For example, ABC has 
placed operating restrictions on Adventure Park’s alcohol licenses as follows: 

1. Where on the premises it can sell alcohol. 

2. How alcoholic beverages are sold and served. 

3. Where its alcoholic beverages can be served. 

4. The presence of employees in the areas where alcoholic beverages are being served or 
consumed. 

5. Signage restricting alcohol consumption areas. 

6. Limitation on alcohol sales compared to food sales. 

More information on Adventure Park’s alcohol license and the conditions ABC places on the 
facility can be found in Exhibit “J”. 

Additionally, some noise-related conditions are being requested for removal as part of this 
request as a result of redundancy with other specified conditions regarding noise. For example, 
all businesses need to comply with the Noise Ordinance is provided as a condition in addition to 
other conditions that specify compliance with noise standards to not exceed the City’s Noise 
Ordinance. Cleaning up the conditions to remove duplicate requirements would help in clarifying 
adopted requirements for this use. 

BACKGROUND INFORMATION 

General Plan Land Use Designation: Commercial Mixed Use 

Zoning: C-MU (Commercial – Mixed Use) 

Surrounding Zoning and Land Use: North: O-PA (Office – Professional and 
Administration) / Offices 

 South: C-MU / Hotel 
 East: C-MU / Hotel 
 West: C-MU / Vacant 

Environmental Document Environmental Document No. 2025-63 

Site Plan: Site Plan Review No. 2003-093 (Adventure Park), as 
modified by Site Plan Review No. 2018-058 (Water 
Feature) 

Related Projects 

• Conditional Use Permit No. 2002-04 authorized the Village West Commercial Master 
Plan, a planned commercial development, in which Adventure Park is located. 

• Conditional Use Permit No. 2003-39 authorized the construction of the Adventure Park 
use, which included an arcade, laser tag, miniature golf course, batting cage, miniature 
race track, and bumper boats. 

• Conditional Use Permit No. 2006-14 was sought by Adventure Park to sell beer and 
wine, however the request was denied. The denial findings indicated that the sale of 
alcohol would be detrimental to the public health, safety, and welfare, in that the proposed 
methods of physically separating alcohol consumption from the youth-oriented activities 
at the facility would be inadequate to ensure the health, safety, and welfare of the 
community. 
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• Conditional Use Permit No. 2011-24 authorized the sale and service of beer and wine 
on the Adventure Park premises in the Sports Bar portion of the Adventure Park 
restaurant. 

• Conditional Use Permit No. 2018-18 authorized the use of the water slide feature and 
a water feature building, in addition to sales, service, and consumption of alcohol sales 
to the water feature building. 

PROJECT EVALUATION 

The site is currently approved to sell, dispense, and allow for the consumption of beer and wine 
on-site within designated areas. A review of Adventure Park’s current license and previous 
license reveal no disciplinary actions undertaken by ABC. The Police Department has also 
reviewed the proposal and has no additional conditions to add to their CUP amendment request. 
 
Evaluation of the Request 
The applicant is seeking to sell distilled spirits, in addition to the beer and wine that is approved 
to do, within the fenced or walled in confines of the Adventure Park facility. Currently, the facility 
has been limited to beer and wine within the buildings. 

Staff conducted a review of similar “family entertainment” facilities, such as bowling alleys, kids 
venues (Chuck E. Cheese), John’s Incredible Pizza, and Dave and Buster’s. These family 
entertainment facilities cater to a wide variety of clientele, including children. Even international-
drawing family entertainment facilities like Disneyland, Sea World, and Knott’s Berry Farm have 
begun selling cocktails that contain distilled spirits. While children may be more willing to frequent 
these family entertainment facilities, most attend with the parents or guardians who desire to 
purchase and consume these beverages. Facilities like these bring either a different type of 
clientele or a different attitude given the family atmosphere, and thus the security or safety 
problems most commonly associated with bars or live entertainment are generally not 
experienced. 

The applicant is proposing to modify several conditions spanning the three existing CUPs that 
Adventure Park is subject to. The actual request can be found under Exhibit “K”. Below in Tables 
1, 2, and 3 are a review of the applicant’s request, staff’s analysis, and where the proposed 
condition can be found, if added or modified, under the Recommended Conditions of Approval 
section below. Proposed text to be removed and added is in strikethrough and underlined, 
respectively. 

Table 1. Analysis of Changes to Conditional Use Permit No. 2018-018 

# Condition Response 

1 That the Conditional Use Permit be developed 
consistent with the comments and conditions 
of Site Plan Review No. 2018-058.  

This condition refers to development of 
the site; this condition has been 
consolidated into Proposed Condition 
No. 11. 

2 That the water feature be installed and 
operated consistent with Exhibits "A", "B", "D", 
and "E". 

This condition refers to development of 
the site; this condition has been 
consolidated into Proposed Condition 
No 11. 
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Table 1. Analysis of Changes to Conditional Use Permit No. 2018-018 

# Condition Response 

3 That all other applicable conditions of 
Conditional Use Permit No. 2003-39 and 
Conditional Use Permit No. 2011-24 shall 
apply, and the limitations on alcohol sales in 
the restaurant area of the main building shall 
be met.  

Staff concurs with the removal of this 
condition, as this Conditional Use Permit 
is intended to merge all conditions into 
one permit. 

4 That alcoholic beverage service and 
consumption in the Water Feature facility shall 
be consistent with the Operational Statement 
and the Security Plan in Exhibits "F" and "G" of 
this report. Site Plan and Floor Plans attached 
hereto.  

This proposed change would specify 
where alcohol sales could occur. Staff 
has no concerns about this change, and 
is referenced as Proposed Condition No. 
23. 

5 That private/special events are not restricted 
to times or locations of alcohol consumption. 
These restrictions are intended to apply when 
the facility is open to the public. 

This condition is clarifying and is 
proposed to be removed. Staff has no 
concerns about the removal of this 
condition. 

6 That signs be posted at the Water Feature 
exits which state, "No adult beverages 
allowed beyond this point."  

No changes are proposed. This 
condition can be found under Condition 
24. 

7 That there shall be no alcohol sales in the 
Water Feature Lounge when the Water 
Feature is closed.  

This condition is proposed by the 
applicant to be removed because the 
Lounge can be used when the water 
feature is closed. Staff is proposing to 
amend this to specify that the water 
feature lounge may be used when the 
feature is closed, but only when access 
to the feature is restricted. This can be 
found under Condition No. 26(e).  

8 That there shall be no alcohol sales during 
Sober Grad Night and similar school 
activities/events.  

It is understood that multiple events 
could occur on the same day or time as 
an event or activity that intends to serve 
primarily minors. Nevertheless, it is 
incumbent upon the license operator to 
ensure that minors are not served 
alcohol. Therefore, staff is satisfied with 
removal of this condition. 

9 That all necessary licenses from the 
California Alcoholic Beverage Control, 
commonly known as ABC board, shall be 
obtained, kept current and complied with.  

No changes are proposed. This 
condition can be found below as 
Proposed Condition No. 22.  

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

No changes are proposed. This 
condition can be found below as 
Proposed Condition No. 3.  
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Table 1. Analysis of Changes to Conditional Use Permit No. 2018-018 

# Condition Response 

11 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. Conditional Use Permit No. 2011-24 and 
Conditional Use Permit No. 2018-18. 
b. Conditions and Requirements of the 
Alcoholic Beverage Control license for the 
business. 
c. All applicable federal, state and city laws, 
codes and ordinances.  

No changes are proposed, however this 
CUP is proposed to consolidate 
conditions into one document. This 
condition is reworded to be more general 
as Proposed Condition No. 8.  

12 That the operator/owner shall meet and 
resolve any issues that may be identified by 
Visalia Police Department, which may result in 
changes to the security plan. The 
establishment shall correct any safety or 
security problem as soon as possible after 
receiving written notice of such problem from 
the Visalia Police Department. 

No changes are proposed. This 
condition can be found below as 
Condition No. 52.  

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

This condition is not proposed to be 
removed. This condition is being 
proposed as Condition Nos. 5 and 22. 

 

Table 2. Analysis of Changes to Conditional Use Permit No. 2011-24 

# Condition Response 

1 All other conditions of Conditional Use Permit 
No. 2003-39 shall apply, and the applicable 
conditions of Site Plan Review No. 2011-111 
shall apply. This conditional use permit shall 
only allow the sale of beer and wine in 
conjunction with the recreational facility shown 
in Exhibit "B", and only in conjunction with a 
bona fide restaurant/buffet. There shall be no 
adult entertainment or nightclub activities 
authorized by this Conditional Use Permit. The 
sale and consumption of alcohol be consistent 
with the operational statement contained in 
Exhibit "C” 

This condition refers to development of 
the site; this condition has been 
consolidated into Proposed Condition 
No. 11. 
 
The adult entertainment and nightclub 
condition is found under Proposed 
Condition No. 2. 

2 Private/special events conducted during times 
the Park is closed to the public are not subject 
to restricted to times or locations of alcohol 
sales/consumption contained in these 
Conditions of Approval. Such restrictions 
contained in these Conditions of Approval are 
intended to apply only when the facility is open 
to the public. 

This condition is clarifying and is 
proposed to be removed. Staff has no 
concerns about the removal of this 
condition. 
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Table 2. Analysis of Changes to Conditional Use Permit No. 2011-24 

# Condition Response 

3 Alcoholic beverages shall be restricted to the 
dining area in Exhibit "A" when the Park is 
open to the public, excepting for events within 
the outdoor event area, as shown in Exhibit 
"B", and shall be subject to the Security Plan 
on file with the Visalia Police Department. 

This condition is superseded by the 
approved CUP No. 2018-018 which 
allows for alcohol consumption in the 
Water Feature Lounge, and is proposed 
to be superseded by the applicant’s 
proposal to serve alcohol within the 
demarcated areas in Exhibit "G” and 
Exhibit "H”. This change can be found 
under Proposed Condition No. 23. 

4 Guests shall be required to purchase a meal 
(buffet) to be able to purchase an alcoholic 
beverage, and there shall be no alcoholic 
beverage sales when the buffet is closed, 
excepting for events within the outdoor event 
area, as shown in Exhibit "B". 

Staff is aware that this condition enters a 
field that is regulated by ABC, as 
depicted in Exhibit “J”. 

5 Beer and wine only shall be sold from the 
alcohol service counter. No soft drinks shall be 
available for sale from the alcohol service 
counter. 

Staff is aware that this condition enters a 
field that is regulated by ABC, as 
depicted in Exhibit “J”. 

6 Persons who consume alcohol on-site shall be 
identified by a stamped ink marking which can 
be identified to Park employees at the batting 
cages, racetracks, and bumper boats. 
Stamped individuals shall not be allowed to 
use these Park attractions after consuming 
alcoholic beverages. The operator may also 
use wrist bands in addition to the stamp.  

This condition is not proposed to be 
removed, and can be founder under 
Proposed Condition No. 14. 

7 There shall be no signage inside or on the 
outside of the facility that identifies or promotes 
alcoholic beverages or alcoholic beverage 
brand names or logos. Menu signs may list 
beer/ wine and costs. Restaurant area may 
have signs to direct guests to the Sports Dining 
room for beer and wine sales. The alcohol 
service counter may have brand identification 
and related signage within the counter area. 
Signs be posted at the two exits of the dining 
area which state, "No alcoholic beverages 
allowed beyond this point." Signage that 
displays no alcoholic beverage brand names 
or logos, may be displayed at the applicant's 
discretion, with signage copy that "encourages 
guests to play first and drink later". 

Staff concurs with this request. 
Advertising alcohol sales within a 
licensed premise is under the jurisdiction 
of ABC (see Exhibit “J”). With respect to 
other signage, all other signs and/or 
request for signage shall comply with the 
City’s Sign Ordinance. Signage 
regarding where alcohol beverages 
cannot pass is maintained, and can be 
found in Proposed Condition No.  
27.  

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

This condition is not proposed to be 
removed, and can be founder under 
Proposed Condition No. 4. 
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Table 2. Analysis of Changes to Conditional Use Permit No. 2011-24 

# Condition Response 

9 Inspections by City representatives on the 
premises may be conducted at any time 
during business hours to verify ongoing 
conformance with these Conditions of 
Approval.  

This condition is not proposed to be 
removed, and can be founder under 
Proposed Condition No. 3. 

10 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. Conditional Use Permit No. 2011-24. 
b. Conditions and Requirements of the 
Alcoholic Beverage Control license for the 
business. 
c. All applicable federal, state and city laws, 
codes and ordinances.  

This CUP is proposed to consolidate 
conditions into one document. This 
condition is reworded to be more general 
as Proposed Condition No. 8.  

11 A Security Plan for events within the building 
and outdoor recreation area be approved by, 
and filed with the Visalia Police Department 
(VPD). 
a. The Plan shall indicate the location and 
types of barriers, any added personnel and 
other security measures to assure the 
separation of events which serve alcoholic 
beverages, from patrons when the park is 
open to the public. 
b. The establishment shall correct any safety 
or security problem as soon as possible after 
receiving written notice of such problem from 
the VPD. 
c. Contact information for the establishment's 
designated contact person for all safety and 
security shall be provided to the VPD District 
Commander. The operator shall also provide 
the telephone number for direct contact with 
the business during business hours.  

Removing the condition for a security 
plan is not acceptable for the City of 
Visalia. The City wants to work with 
Adventure Park’s new operators to 
ensure that safety or security problems 
are addressed in an adequate way, and 
VPD can know who to contact. A security 
plan is required for all facilities that have 
a Conditional Use Permit to serve 
alcohol. This condition can be found 
under Proposed Conditions No. 29, 30, 
and 31. 

12 All applicable federal, state, and city laws and 
codes and ordinances be met, including all 
necessary licenses from the California 
Department of Alcohol Beverage Control 
which shall be obtained, kept current and 
complied with.  

This condition is not proposed to be 
removed. This condition is being 
proposed as Condition Nos. 5 and 22. 

13 All of the conditions and responsibilities of 
Conditional Use Permit No. 2011-24 shall run 
with the land. The property owner and 
business operator shall provide a copy of this 
resolution and conditions of approval to any 
and all subsequent owners/operators who 

Conditional Use Permits run with the 
land where approval is sought, and is 
simply informing the property owner. 
While this condition is not proposed to be 
removed, reference to CUP No. 2011-24 
will be removed, and can be found under 
Proposed Condition No. 6. 

9



 

Table 2. Analysis of Changes to Conditional Use Permit No. 2011-24 

# Condition Response 

shall also be subject to all of the conditions 
herein, unless amended or revoked.  

14 Subsequent owners/operators of the facility 
who chose to utilize this CUP for beer and 
wine service shall sign a letter of acceptance 
stating that they understand and agree to all 
the conditions of Conditional Use Permit No. 
2011-24. 

Staff concurs with the removal of this 
condition, as the City no longer requires 
this for most entitlements. 

15 The applicant shall submit to the City of Visalia 
a signed receipt and acceptance of conditions, 
stating that they understand and agree to all 
the conditions of Conditional Use Permit No. 
2011-24. 

Staff concurs with the removal of this 
condition, as the City no longer requires 
this for most entitlements. 

16 The property owner shall record in the office of 
the Tulare County Clerk-Recorder's Office a 
document in a form acceptable to the City 
which includes the Planning Commission's 
resolution of, and conditions for, approval for 
the proposed uses granted through this 
Conditional Use Permit. A conformed copy of 
said recorded document shall be provided to 
the City's Planning Division prior to 
commencing operation of the proposed uses.  

This condition is not proposed to be 
removed and can be found in Proposed 
Condition No. 1. 

 

Table 3. Analysis of Changes to Conditional Use Permit No. 2003-39 

# Condition Response 

1 That the proposed facilities shall be generally 
consistent with the site plan (Exhibit "A") 

This condition is related to the 
development of the Adventure Park 
facility. As such, staff does not agree that 
it should be removed and is proposed to 
remain in Proposed Conditions No. 11. 

2 That the proposed facility shall operate in 
substantial compliance with the operational 
statement in Exhibit "B".  

The original operational statement 
discussed the number of employees, 
operating days and hours, and the 
identification of potential events that 
could exceed those hours. Given that 
Adventure Park is located in a 
Commercial Mixed Use, is located along 
a commercial corridor and in an area 
where other commercial uses are not 
regulated with respect to hours of 
operation, staff concurs with the removal 
of these operational requirements. 
Concerns over noise are adequately 
addressed by the City’s Noise Ordinance 
which reduces the allowed noise levels 
during nighttime hours. 
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Table 3. Analysis of Changes to Conditional Use Permit No. 2003-39 

# Condition Response 

3 That the sale of beer and wine is prohibited.  This condition is superseded by the 
approved CUP Nos. 2011- 24 and 2018-
018, in addition to the applicant’s 
proposal. This change can be found 
under Proposed Condition No. 23. 

4 That the facility shall comply with the City of 
Visalia Noise Ordinance at all times.  

No change is proposed. This condition 
can be found under Proposed Condition 
No. 15. 

5 That all noise generating mechanical 
equipment be located inside a building or 
screened with a sound barrier.  

Staff disagrees with the removal of this 
condition. This is a development 
standard applicable to most zone 
districts, and can be found in VMC § 
17.30.015 (E)(1). This condition can be 
found under Proposed Condition No. 16.  

6 Those outdoor party events at the park shall 
be regulated so that amplification is limited so 
that noise levels do not exceed the levels 
within the City of Visalia Noise Ordinance.  

Staff concurs with the removal of this 
condition, as it is duplicative with 
Condition 4, and compliance with the 
City of Visalia Noise Ordinance serves 
as the “backstop”. 

7 That should the noise levels exceed the 
allowable levels in the Noise Ordinance the 
noise generating activities shall cease 
operations including but not limited to the mini 
cars or amplified music.  

Staff concurs with the removal of this 
condition, as this condition serves the 
same as comply with the City of Visalia 
Noise Ordinance.  

8 That the mitigation measures found within the 
Mitigation Monitoring Plan for the Village West 
Commercial Development are hereby 
incorporated as conditions of this conditional 
use permit, as amended to include the usage 
of electric cars in lieu of the depressed track 
and a block wall.  

This condition is related to the 
development of the Adventure Park 
facility and is required pursuant to the 
Environmental Impact Report adopted 
for the Master Plan area of which the 
subject property is located in. As such, 
staff does not agree that it should be 
removed, and is proposed to remain in 
Proposed Conditions No. 14. 

9 That the applicant provides adequate parking 
for employees and customers at all times.  

No change is proposed. This condition 
can be found under Proposed Condition 
No. 19. 

10 That additional parking is provided in the 
event that the 178 spaces provided are 
inadequate during peak times or cause 
overflow to adjacent property owners parking. 
The parking shall be reviewed upon a 
complaint of adjacent property owners. Upon 
such review the City shall factually quantify 
the parking deficiency and impact on adjacent 
properties and provide the. applicant with its 
report; where after, the applicant shall 
propose a remedy to meet the parking 
requirement. The determination of the parking 

No change is proposed. This condition 
can be found under Proposed Condition 
No. 20. 
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Table 3. Analysis of Changes to Conditional Use Permit No. 2003-39 

# Condition Response 

deficiency shall be in general conformance 
with the peak hour and average hour parking 
methodologies used to establish parking 
standards for other uses in the City.  

11 That any future parking agreement that may 
be proposed by the applicant to satisfy 
condition 10, shall be approved by the City of 
Visalia and be limited to uses or properties 
that have excess parking during peak 
entertainment park hours.  

No change is proposed. This condition 
can be found under Proposed Condition 
No. 21. 

12 That any expansion or change in operation of 
the entertainment park will require an 
amendment to the Conditional Use Permit.  

No change is proposed. This condition 
can be found under Proposed Condition 
No. 7. 

13 That construction around the Oak Tree is in 
accordance with the City of Visalia Oak Tree 
Ordinance and the adopted Standard 
Specifications for Building around Valley 
Oaks.  

This condition is related to the 
development of the Adventure Park 
facility. As such, staff does not agree that 
it should be removed, and is proposed to 
remain in Proposed Conditions No. 12. 

14 That the riparian setback along the Persian 
Ditch be landscaped by the applicant in 
accordance with the Conservation, Open 
Space Recreation and Parks Element of the 
General Plan.  

This condition is related to the 
development of the Adventure Park 
facility. As such, staff does not agree that 
it should be removed, and is proposed to 
remain in Proposed Conditions No. 13. 

15 That signage will require a separate permit 
and shall meet the requirements of the Village 
West Design Guidelines. Resolution No, 
2003-93  

This condition is related to the 
development of the Adventure Park 
facility. As such, staff does not agree that 
it should be removed, and is proposed to 
remain in Proposed Conditions No. 48. 

16 That the conditional use permit will be 
reviewed annually for the project's compliance 
with the conditions contained herein, and a 
report prepared to the Planning Commission 
on such compliance...  

Staff concurs that the removal of annual 
compliance is appropriate, as 
considerable resources would be spent 
by the City to monitor conditions. As 
discussed above in other CUPs, the City 
already has a revocation process to 
address non-compliance. However, 
should Planning Commission decide that 
retention of this condition is necessary, 
staff recommend that a condition be 
placed that either requires the property 
owner to submit an annual compliance 
report or that a fee be paid to the City to 
conduct such compliance. 

17 That all applicable city codes and ordinances 
be met.  

This condition is not proposed to be 
removed. This condition is being 
proposed as Condition No. 5. 

18 That the applicant submit to the City of Visalia 
a signed receipt and acceptance of conditions 
from the applicant and property owner, stating 

Staff concurs with the removal of this 
condition, as the City no longer requires 
this for most entitlements. 

12



 

Table 3. Analysis of Changes to Conditional Use Permit No. 2003-39 

# Condition Response 

that they understand and agree to all the 
conditions of Conditional Use Permit No. 
2003-39  

 
Security Plan 

The applicant has provided a security plan in which Lucky Strike Visalia LLC intends to respond 
to events where a person needs to be ejected from their facility. This can be found under Exhibit 
“L”. Proposed Condition Nos. 29, 30, and 31 ensure that a security plan be prepared, reviewed 
and approved by Visalia Police Department (VPD). Furthermore, amendments to the security 
plan, made in coordination with VPD may be necessary if improvements need to be made in 
response to a safety or security problem. 

Inter-Departmental Review 

The Visalia Police Department and Planning staff have reviewed the proposed conditions of 
approval. In staff’s assessment, the proposed conditions are reasonable and necessary for the 
request. 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. 8. 

Alcoholic Beverage Control License 

Recommended Condition of Approval No. 22 states that all applicable federal, state, and city 
laws and codes and ordinances be met. This by default means that a license from the 
Department of Alcohol and Beverage Control (ABC) shall be obtained, kept current, and 
complied with at all times. 

Conditional Use Permit Revocation Process 

Pursuant to Visalia Municipal Code (VMC) 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 VMC 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 subject property already has approval to and has exercised its privilege to serve alcohol to 
its patrons. Approval of the Conditional Use Permit would result in a wider variety of alcoholic 
beverages to be served to its patrons, and therefore would be a negligible expansion of the 
current use. Therefore, the Project would be categorically exempt from the California 
Environmental Quality Act (CEQA) pursuant to a Class 1 (Existing Facilities) exemption. None 
of the exceptions under CEQA Guidelines Section 15300.2 apply. 
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RECOMMENDED FINDINGS  

Conditional Use Permit No. 2025-036 
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. 2025-49. 

5. The proposed location of the request to sale, serve, distilled spirits to patrons is in 
accordance with the objectives of the zoning ordinance and the purpose of the 
Commercial Mixed Use zone in which the site is located. 

6. 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. 

RECOMMENDED CONDITIONS OF APPROVAL 

Conditional Use Permit No. 2025-036 
Overall Entertainment Park Conditions 

1. Recording of Conditions. The property owner shall record in the office of the Tulare 
County Clerk-Recorder’s Office a document in a form acceptable to the City which 
includes the Planning Commission’s resolution of, and conditions for, approval for the 
proposed uses granted through this Conditional Use Permit. A conformed copy of said 
recorded document be provided to the City’s Planning Division prior to commencing 
operation of the proposed uses. 

2. No adult entertainment or nightclub activities. There shall be no aspects of the 
business that are associated with an adult oriented business, as defined by VMC Chapter 
17.62, or Live Entertainment as defined by VMC Chapter 17.04, authorized by this 
Conditional Use Permit. 

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

4. Maximum Occupancy Limit. The maximum occupancy limit established by the Visalia 
Building Department and Fire Marshal shall be posted and not exceeded. 

5. Compliance with Applicable Regulations. All applicable federal, state, and city laws 
and codes and ordinances be met. 

6. Communication of Conditions. The property owner and business operator shall provide 
a copy of this resolution and conditions of approval to any and all subsequent 
owners/operators who shall also be subject to all of the conditions herein, unless 
amended or revoked. 

7. Changes in Operation or Expansion of Use. Any expansion or change in operation of 
the entertainment park will require an amendment to the Conditional Use Permit. 
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8. Revocation Proceedings. The City Planner may initiate a revocation hearing pursuant 
to VMC § 17.38.040, based on document evidence of failure to comply with any of the 
conditions in this Conditional Use Permit. 

Site Development Conditions 

11. Site Plan. The site shall be developed in accordance with Exhibit “A”, as modified by 
Exhibit “B”, subject to the comments and conditions of Site Plan Review Nos. 2003-093 
and 2018-058 (Exhibit “C” and Exhibit “D”, respectively). 

12. Valley Oak Trees. Construction around Oak trees shall be conducted in accordance with 
the City of Visalia Oak Tree Ordinance (VMC Chapter 12.24) and the adopted Standard 
Specifications for Building around Valley Oaks. 

13. Persian Ditch. The riparian setback along the Persian Ditch shall be landscaped by the 
property owner in accordance with the Conservation, Open Space Recreation and Parks 
Element of the General Plan, as existed in 2003 (see Exhibit “E”). 

14. Mitigation Measures. Mitigation measures found within the Mitigation Monitoring Plan for 
the Village West Commercial Development (see Exhibit "F”) are hereby incorporated as 
conditions of this conditional use permit, as amended to include the usage of electric cars 
in lieu of the depressed track and a block wall. 

Noise 

15. Compliance with Noise Ordinance. The facility shall comply with the City of Visalia 
Noise Ordinance at all times. 

16. Mechanical Equipment. All noise-generating mechanical equipment shall be located 
inside a building or screened with a sound barrier. 

17. Outdoor Events. Outdoor party events at the park shall be regulated so that amplification 
is limited so that noise levels do not exceed the levels within the City of Visalia Noise 
Ordinance. 

18. Mini Cars and Amplified Music Included. Should the noise levels exceed the allowable 
levels in the Noise Ordinance the noise generating activities shall cease operations 
including, but not limited to, the mini cars or amplified music. 

Parking Conditions 

19. Adequate Parking. Applicant shall provide adequate parking for employees and 
customers at all times. 

20. Determination of Inadequate Parking. Additional parking shall be provided in the event 
that the 178 spaces provided on-site are inadequate during peak times or cause overflow 
to adjacent property owners parking. Parking capacity shall be reviewed upon a complaint 
of adjacent property owners. Upon such review the City shall factually quantify the parking 
deficiency and impact on adjacent properties and provide the applicant with its report; 
whereafter, the applicant shall propose a remedy to meet the parking requirement. The 
determination of the parking deficiency shall be in general conformance with the peak 
hour and average hour parking methodologies used to establish parking standards for 
other uses in the City. 

21. Parking Agreement. Any future parking agreement that may be proposed by the 
applicant to satisfy Condition No. 20, shall be approved by the City of Visalia and be 
limited to uses or properties that have excess parking during peak entertainment park 
hours. 

Alcohol Beverage Service 

22. ABC License. All necessary licenses from the California Department of Alcoholic 
Beverage Control shall be obtained, kept current, and complied with. 
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23. Sales, Service, and Consumption Areas. Alcohol beverage service and consumption 
shall be consistent with the Site Plan and Floor Plans identified in Exhibit "G” and Exhibit 
"H”. 

24. No Consumption at Water Features. That signs be posted at the Water Feature exists 
which state, “No adult beverages allowed beyond this point.” 

25. Identification of Persons Consuming Alcohol. Persons who consume alcohol on-site 
shall be identified by a stamped ink marking which can be identified to Park employees 
at the batting cages, race tracks, and bumper boats. The operator may also use wrist 
bands in addition to the stamp. 

26. Areas Restricted to Persons Consuming Alcohol. Stamped or wristbanded individuals 
shall not be allowed to use the following Park attractions after consuming alcoholic 
beverages: 

a. Batting cages 
b. Race tracks 
c. Bumper boats 
d. Water Feature 
e. Water Feature Lounge, when access to the Water Feature is closed and access is 

not restricted. 

Signage 

27. Design Guidelines. On-site signage shall meet the requirements of the Village West 
Design Guidelines approved pursuant to Planning Commission Resolution No. 2003-93 
(see Exhibit "I”). 

28. Licensed Premise Signage. Signs shall be posted at all exits of the facility that state, 
"No alcoholic beverages allowed beyond this point." 

Security Plan 

29. Approved by Police Department. A Security Plan for events within the buildings and 
outdoor recreation area shall be prepared by the operator/owner and filed with and 
approved by the Visalia Police Department (VPD). Responses to safety or security 
problems shall be consistent with the approved Security Plan. 

30. Security Plan Contents. The Plan shall indicate the location and types of barriers, any 
added personnel and other security measures to assure the separation of events which 
serve alcoholic beverages, from patrons when the park is open to the public. Contact 
information for the establishment's designated contact person for all safety and security 
shall be provided to the VPD District Commander. The operator shall also provide the 
telephone number for direct contact with the business during business hours. 

31. Correction of Issues and Amendment of Security Plan. The operator/owner shall meet 
and resolve any issues that may be identified by VPD, which may result in changes to the 
security plan. The establishment shall correct any safety or security problem as soon as 
possible after receiving written notice of such problem from the Visalia Police Department. 

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. 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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• Exhibit “L” – Proposed Security Plan  
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• Zoning Map 

• Aerial Map 
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RELATED PLANS AND POLICIES 

17.38.010   Purposes and powers. 
   In certain zones conditional uses are permitted subject to the granting of a conditional use 
permit. Because of their unusual characteristics, conditional uses require special consideration 
so that they may be located properly with respect to the objectives of the zoning ordinance and 
with respect to their effects on surrounding properties. In order to achieve these purposes and 
thus give the zone use regulations the flexibility necessary to achieve the objectives of this title, 
the planning commission is empowered to grant or deny applications for conditional use permits 
and to impose reasonable conditions upon the granting of such permits. 
 
17.38.020   Application procedures. 
   A.   Application for a conditional use permit shall be made to the planning commission on a 
form prescribed by the commission which shall include the following data: 
   1.   Name and address of the applicant; 
   2.   Statement that the applicant is the owner of the property or is the authorized agent of the 
owner; 
   3.   Address and legal description of the property; 
   4.   The application shall be accompanied by such sketches or drawings as may be necessary 
by the planning division to clearly show the applicant's proposal; 
   5.   The purposes of the conditional use permit and the general description of the use 
proposed; 
   6.   Additional information as required by the historic preservation advisory committee. 
   7.   Additional technical studies or reports, as required by the Site Plan Review Staff.    
   8.   A traffic study or analysis prepared by a certified traffic engineer, as required by the Site 
Plan Review Staff or Traffic Engineer, that identifies traffic service levels of surrounding arterials, 
collectors, access roads, and regionally significant roadways impacted by the project and any 
required improvements to be included as a condition or mitigation measure of the project in order 
to maintain the required services levels identified in the General Plan Circulation Element. 
   B.   The application shall be accompanied by a fee set by resolution of the city council sufficient 
to cover the cost of handling the application. 
 
17.38.030   Lapse of conditional use permit. 
   A conditional use permit shall lapse and shall become void twenty-four (24) months after the 
date on which it became effective, unless the conditions of the permit allowed a shorter or greater 
time limit, or unless prior to the expiration of twenty-four (24) months a building permit is issued 
by the city and construction is commenced and diligently pursued toward completion on the site 
that was the subject of the permit. A permit may be renewed for an additional period of one year; 
provided, that prior to the expiration of twenty-four (24) months from the date the permit originally 
became effective, an application for renewal is filed with the planning commission. The 
commission may grant or deny an application for renewal of a conditional use permit. In the case 
of a planned residential development, the recording of a final map and improvements thereto 
shall be deemed the same as a building permit in relation to this section. 
 
17.38.040   Revocation. 
   Upon violation of any applicable provision of this title, or, if granted subject to a condition or 
conditions, upon failure to comply with the condition or conditions, a conditional use permit shall 
be suspended automatically. The planning commission shall hold a public hearing within sixty 
(60) days, in accordance with the procedure prescribed in Section 17.38.080, and if not satisfied 
that the regulation, general provision or condition is being complied with, may revoke the permit 
or take such action as may be necessary to insure compliance with the regulation, general 
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provision or condition. Appeals of the decision of the planning commission may be made to the 
city council as provided in Section 17.38.120. 
 
17.38.050   New application. 
   Following the denial of a conditional use permit application or the revocation of a conditional 
use permit, no application for a conditional use permit for the same or substantially the same 
conditional use on the same or substantially the same site shall be filed within one year from the 
date of denial or revocation of the permit unless such denial was a denial without prejudice by 
the planning commission or city council. 
 
17.38.060   Conditional use permit to run with the land. 
   A conditional use permit granted pursuant to the provisions of this chapter shall run with the 
land and shall continue to be valid upon a change of ownership of the site or structure that was 
the subject of the permit application subject to the provisions of Section 17.38.065. 
 
17.38.065   Abandonment of conditional use permit. 
   If the use for which a conditional use permit was approved is discontinued for a period of one 
hundred eighty (180) days, the use shall be considered abandoned and any future use of the 
site as a conditional use will require the approval of a new conditional use permit. 
 
17.38.080   Public hearing—Notice. 
   A.   The planning commission shall hold at least one public hearing on each application for a 
conditional use permit. 
   B.   Notice of the public hearing shall be given not less than ten days nor more than thirty (30) 
days prior to the date of the hearing by mailing a notice of the time and place of the hearing to 
property owners within three hundred (300) feet of the boundaries of the area occupied or to be 
occupied by the use that is the subject of the hearing, and by publication in a newspaper of 
general circulation within the city. 
 
17.38.090   Investigation and report. 
   The planning staff shall make an investigation of the application and shall prepare a report 
thereon that shall be submitted to the planning commission. The report can recommend 
modifications to the application as a condition of approval. 
 
17.38.100   Public hearing—Procedure. 
   At the public hearing the planning commission shall review the application and the statement 
and drawing submitted therewith and shall receive pertinent evidence concerning the proposed 
use and the proposed conditions under which it would be operated or maintained, particularly 
with respect to the findings prescribed in Section 17.38.110. The planning commission may 
continue a public hearing from time to time as it deems necessary. 
 
17.38.110   Action by planning commission. 
   A.   The planning commission may grant an application for a conditional use permit as 
requested or in modified form, if, on the basis of the application and the evidence submitted, the 
commission makes the following findings: 
   1.   That the proposed location of the conditional use is in accordance with the objectives of 
the zoning ordinance and the purposes of the zone in which the site is located; 
   2.   That the proposed location of the conditional use and the conditions under which it would 
be operated or maintained will not be detrimental to the public health, safety or welfare, or 
materially injurious to properties or improvements in the vicinity. 
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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. 
 
17.38.120   Appeal to city council. 
   The decision of the City planning commission on a conditional use permit shall be subject to 
the appeal provisions of Section 17.02.145. 
 
17.38.130   Effective date of conditional use permit. 
   A conditional use permit shall become effective immediately when granted or affirmed by the 
council, or ten days following the granting of the conditional use permit by the planning 
commission if no appeal has been filed. 
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RESOLUTION NO. 2026-01 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE  

CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2025-36, A REQUEST BY 
STEPHEN ALLEN JAMIESON ON BEHALF OF LUCKY STRIKE VISALIA, LLC TO ALLOW 

FOR THE SALE, SERVICE, AND CONSUMPTION OF DISTILLED SPIRITS AT ADVENTURE 
PARK. THE SITE IS LOCATED AT 5600 WEST CYPRESS AVENUE. (APN: 087-450-019). 

 
 WHEREAS, Conditional Use Permit No. 2025-36, is a request by Stephen Allen Jamieson 
on behalf of Lucky Strike Visalia, LLC to allow for the sales, service, and consumption of distilled 
spirits at the Adventure Park facility in the C-MU (Commercial Mixed Use) Zone. The site is 
located at 5600 West Cypress Avenue (APN: 087-450-019); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published notice 
did hold a public hearing before said Commission on January 12, 2026; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds Conditional Use Permit 
No. 2025-36 to be in accordance with Chapter 17.38 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 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 (Existing Facilities). 
 
 NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning Commission of the 
City of Visalia makes the following specific findings based on the evidence presented: 

 
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: 
 
Overall Entertainment Park Conditions 

9. Recording of Conditions. The property owner shall record in the office of the Tulare 
County Clerk-Recorder’s Office a document in a form acceptable to the City which 
includes the Planning Commission’s resolution of, and conditions for, approval for the 
proposed uses granted through this Conditional Use Permit. A conformed copy of said 
recorded document be provided to the City’s Planning Division prior to commencing 
operation of the proposed uses. 

10. No adult entertainment or nightclub activities. There shall be no aspects of the 
business that are associated with an adult oriented business, as defined by VMC Chapter 
17.62, or Live Entertainment as defined by VMC Chapter 17.04, authorized by this 
Conditional Use Permit. 

11. Inspection by City. That inspection by City representatives on the premises may be 
conducted at any time during business hours to validate conformance with these 
conditions of approval. 
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12. Maximum Occupancy Limit. The maximum occupancy limit established by the Visalia 
Building Department and Fire Marshal shall be posted and not exceeded. 

13. Compliance with Applicable Regulations. All applicable federal, state, and city laws 
and codes and ordinances be met. 

14. Communication of Conditions. The property owner and business operator shall provide 
a copy of this resolution and conditions of approval to any and all subsequent 
owners/operators who shall also be subject to all of the conditions herein, unless 
amended or revoked. 

15. Changes in Operation or Expansion of Use. Any expansion or change in operation of 
the entertainment park will require an amendment to the Conditional Use Permit. 

16. Revocation Proceedings. The City Planner may initiate a revocation hearing pursuant 
to VMC § 17.38.040, based on document evidence of failure to comply with any of the 
conditions in this Conditional Use Permit. 

Site Development Conditions 

32. Site Plan. The site shall be developed in accordance with Exhibit “A”, as modified by 
Exhibit “B”, subject to the comments and conditions of Site Plan Review Nos. 2003-093 
and 2018-058 (Exhibit “C” and Exhibit “D”, respectively). 

33. Valley Oak Trees. Construction around Oak trees shall be conducted in accordance with 
the City of Visalia Oak Tree Ordinance (VMC Chapter 12.24) and the adopted Standard 
Specifications for Building around Valley Oaks. 

34. Persian Ditch. The riparian setback along the Persian Ditch shall be landscaped by the 
property owner in accordance with the Conservation, Open Space Recreation and Parks 
Element of the General Plan, as existed in 2003 (see Exhibit “E”). 

35. Mitigation Measures. Mitigation measures found within the Mitigation Monitoring Plan for 
the Village West Commercial Development (see Exhibit "F”) are hereby incorporated as 
conditions of this conditional use permit, as amended to include the usage of electric cars 
in lieu of the depressed track and a block wall. 

Noise 

36. Compliance with Noise Ordinance. The facility shall comply with the City of Visalia 
Noise Ordinance at all times. 

37. Mechanical Equipment. All noise-generating mechanical equipment shall be located 
inside a building or screened with a sound barrier. 

38. Outdoor Events. Outdoor party events at the park shall be regulated so that amplification 
is limited so that noise levels do not exceed the levels within the City of Visalia Noise 
Ordinance. 

39. Mini Cars and Amplified Music Included. Should the noise levels exceed the allowable 
levels in the Noise Ordinance the noise generating activities shall cease operations 
including, but not limited to, the mini cars or amplified music. 

Parking Conditions 

40. Adequate Parking. Applicant shall provide adequate parking for employees and 
customers at all times. 

41. Determination of Inadequate Parking. Additional parking shall be provided in the event 
that the 178 spaces provided on-site are inadequate during peak times or cause overflow 
to adjacent property owners parking. Parking capacity shall be reviewed upon a complaint 
of adjacent property owners. Upon such review the City shall factually quantify the parking 
deficiency and impact on adjacent properties and provide the applicant with its report; 
whereafter, the applicant shall propose a remedy to meet the parking requirement. The 
determination of the parking deficiency shall be in general conformance with the peak 
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hour and average hour parking methodologies used to establish parking standards for 
other uses in the City. 

42. Parking Agreement. Any future parking agreement that may be proposed by the 
applicant to satisfy Condition No. 20, shall be approved by the City of Visalia and be 
limited to uses or properties that have excess parking during peak entertainment park 
hours. 

Alcohol Beverage Service 

43. ABC License. All necessary licenses from the California Department of Alcoholic 
Beverage Control shall be obtained, kept current, and complied with. 

44. Sales, Service, and Consumption Areas. Alcohol beverage service and consumption 
shall be consistent with the Site Plan and Floor Plans identified in Exhibit "G” and Exhibit 
"H”. 

45. No Consumption at Water Features. That signs be posted at the Water Feature exists 
which state, “No adult beverages allowed beyond this point.” 

46. Identification of Persons Consuming Alcohol. Persons who consume alcohol on-site 
shall be identified by a stamped ink marking which can be identified to Park employees 
at the batting cages, race tracks, and bumper boats. The operator may also use wrist 
bands in addition to the stamp. 

47. Areas Restricted to Persons Consuming Alcohol. Stamped or wristbanded individuals 
shall not be allowed to use the following Park attractions after consuming alcoholic 
beverages: 

f. Batting cages 
g. Race tracks 
h. Bumper boats 
i. Water Feature 
j. Water Feature Lounge, when the Water Feature is closed. 

Signage 

48. Design Guidelines. On-site signage shall meet the requirements of the Village West 
Design Guidelines approved pursuant to Planning Commission Resolution No. 2003-93 
(see Exhibit "I”). 

49. Licensed Premise Signage. Signs shall be posted at all exits of the facility that state, 
"No alcoholic beverages allowed beyond this point." 

Security Plan 

50. Approved by Police Department. A Security Plan for events within the buildings and 
outdoor recreation area shall be prepared by the operator/owner and filed with and 
approved by the Visalia Police Department (VPD). Responses to safety or security 
problems shall be consistent with the approved Security Plan. 

51. Security Plan Contents. The Plan shall indicate the location and types of barriers, any 
added personnel and other security measures to assure the separation of events which 
serve alcoholic beverages, from patrons when the park is open to the public. Contact 
information for the establishment's designated contact person for all safety and security 
shall be provided to the VPD District Commander. The operator shall also provide the 
telephone number for direct contact with the business during business hours. 

52. Correction of Issues and Amendment of Security Plan. The operator/owner shall meet 
and resolve any issues that may be identified by VPD, which may result in changes to the 
security plan. The establishment shall correct any safety or security problem as soon as 
possible after receiving written notice of such problem from the Visalia Police Department. 
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Report Date: Tuesday, January 06, 2026

LICENSE INFORMATION
License Number: 666616 Primary Owner: LUCKY STRIKE VISALIA, LLC

Office of Application: 21 - FRESNO

BUSINESS NAME
VISALIA ADVENTURE PARK

BUSINESS ADDRESS
5600 W CYPRESS AVE , VISALIA, CA, 93277

County: TULARE Census Tract: 0020.09

LICENSEE INFORMATION
Licensee: LUCKY STRIKE VISALIA, LLC

Company Information
OFFICER: LAVAN, ROBERT MARTIN (SECRETARY TREASURER)

OFFICER: LAVAN, ROBERT MARTIN (CHIEF FINANCIAL OFFICER)

OFFICER: EKSTER, LEV (PRESIDENT)

LICENSE TYPES
*Allow up to six weeks for expiration date updates after renewal fee submittal.176
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41 - ON-SALE BEER AND WINE - EATING PLACE
License Type Status: ACTIVE Status Date: 06-MAY-2025 Term: 12 Month(s)

Original Issue Date: 05-MAY-2025 Expiration Date*: 30-APR-2026 Master: Y Duplicate: 0

Fee Code: P40 Transfers: 
From License Number: 41-516532
Transferred On: 05-MAY-2025

OPERATING RESTRICTIONS:
Sales, service and consumption of alcoholic beverages will be restricted to and within the
confines of the dining portion of the building premises and the picnic/patio areas as
defined on ABC 257's dated 1-29-2025.

All alcoholic beverages will be sold and served in containers which shall be distinctive in
design and color and easily distinguishable from any other containers used in the service
of beverages.

No alcoholic beverages shall be consumed on any property adjacent to the licensed
premises under the control of the licensee(s) as depicted on the ABC-257 dated 1-29-2025
and ABC-253 dated 1-29-2025.

The licensee(s) or an employee of the licensee(s) will be present in the patios and picnic
area at all times that alcoholic beverages are being served or consumed.

Petitioner(s) shall post and maintain a professional quality sign at the exits of the dining
facility and the picnic/outdoor patio area that reads as follows: NO ALCOHOLIC
BEVERAGES BEYOND THIS POINT The sign shall be at least two feet square with two inch
block lettering. The sign shall be in English and Spanish.

The quarterly gross sales of alcoholic beverages shall not exceed the gross sales of food
during the same period. The licensee(s) shall at all times maintain records which reflect
separately the gross sales of food and the gross sales of alcoholic beverages of the
licensed business. Said records shall be kept no less frequently than on a quarterly basis
and shall be made available to the Department on demand.

The parking lot of the premises shall be equipped with lighting of sufficient power to
illuminate and make easily discernible the appearance and conduct of all persons on or
about the parking lot. Additionally, the position of such lighting shall not disturb the
normal privacy and use of any neighboring residences.

DISCIPLINARY ACTION:
No Active Disciplinary Action found

177

https://www.abc.ca.gov/licensing/license-lookup/single-license/?RPTTYPE=12&LICENSE=516532


DISCIPLINARY HISTORY:
No Disciplinary History found.

HOLDS:
No Active Holds found

ESCROWS:
No Escrow found

NOTIFICATIONS:
No notifications found
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California │ Oregon │ Washington │ Wisconsin | Michigan | Alaska | New Mexico 
Litigation │ Personal Injury│ Gaming │Employment Law │ Land Use │Indian Law │ Alcohol Licensing  

 
 

SOLOMON SALTSMAN & 

JAMIESON 
A Partnership of Professional Corporations 
426 Culver Boulevard │ Playa Del Rey, CA  90293 
Telephone: 310.822.9848 │ Facsimile: 310.822.3512 
Toll Free: 800.405.4222 
www.ssjlaw.com 
 
Stephen Allen Jamieson  
Partner  
email: sjamieson@ssjlaw.com  
 

VIA E-MAIL ONLY 

 

January 8, 2026 

 

Jarred Olsen, AICP  

Principal Planner 

315 East Acequia Avenue 

Visalia, CA 93291 

Jarred.Olsen@visalia.gov 

 

Re: COU25-036 Application for Amendment to Conditional Use Permit for 

Visalia Adventure Park – Narrative explaining reasons for revisions 

requested – Security Plan 

 

Dear Mr. Olsen: 

 

Please see the below narrative as to why the revisions to the conditions in the three previous 

Conditional Use Permits for the Adventure Park at 5600 W Cypress Ave, Visalia, CA 93277 are 

requested.  

 

Also, attached is the Security Plan requested. 

 

The revisions requested are solely meant to simplify and make relevant a list of Conditions that 

are applicable to the Adventure Park as it will operate if the City approves the current 

application.   

 

Each of the previous CUPS, in 2003, in 2011, and in 2018, contains Conditions that were 

applicable at that time, but many of those conditions are not, or will not, be relevant to the 

operations as it moves forward if the current application is approved. Many have already been 

superseded already, and will be further superseded if this current application is approved as 

requested.  

 

As just one example, the 2018 CUP focuses on certain limited areas where the alcohol would be 

sold and or consumed. Yet the current application, if approved, will allow the applicant to clarify 

that the entirety of the site will be considered the licensed premises for purposes of its ABC 

License. Another example is that previous CUPs reference only beer and wine, yet the applicant 

is intending to apply for a Type 47 ABC License, which will add distilled spirits to the product 

mix. 
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January 8, 2026 

Page 2 of 2 

Application of Lucky Strike Visalia dba Adventure Park 

 
 

 

These are the 2 changes being requested by this application, yet if the previous CUPs’ conditions 

are not deleted or revised to reflect these changes, and instead refer back to the previous CUPs’ 

conditions, it will lead to immense confusion and ambiguity. 

 

For these reasons the applicant has requested removal of some Conditions from the previous 

CUPs, some revisions to other Conditions of the previous CUPs, and is respectfully requesting 

that if/when this application is granted that all Conditions for this CUP be explicitly stated in this 

current updated CUP (without any inclusion of any previous conditions by reference to any of 

the 3 previous CUPs).  

 

It is, therefore, respectfully submitted that having all approvals and all conditions in one singular 

CUP will be helpful to the applicant as well as to the City so that everyone understands exactly 

what is expected of this operation from this approval at this time, and in operation going forward. 

 

As stated above, the requested Security Plan is also attached here. 

 

Very truly yours, 

 

SOLOMON SALTSMAN & JAMIESON 

 

 

 

STEPHEN ALLEN JAMIESON 

Licensed in California, Wisconsin and Michigan 

 

SAJ/hj 

Cc: Lucky Strike Visalia 

 

Enclosure: Security Plan 
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Resolution 2018-45 Conditions 

1. That the Conditional Use Permit be developed consistent with the comments and 

conditions of Site Plan Review No. 2018-058. 

2. That the water feature be installed and operated consistent with Exhibits "A", "B", "D" 

and "E". 

3. That all other applicable conditions of Conditional Use Permit No. 2003-39 and 

Conditional Use Permit No. 2011-24 shall apply, and the limitations on alcohol sales in 

the restaurant area of the main building shall be met. 

4. That alcoholic beverage service and consumption in the Water Feature facility shall be 

consistent with the Operational Statement and the Security Plan in Exhibits "F" and "G" 

of this report. Site Plan and Floor Plans attached hereto. 

5. That private/special events are not restricted to times or locations of alcohol 

consumption. These restrictions are intended to apply when the facility is open to the 

public. 

6. That signs be posted at the Water Feature exits which state, "No adult beverages allowed 

beyond this point." 

7. That there shall be no alcohol sales in the Water Feature Lounge when the Water Feature 

is closed. 

8. That there shall be no alcohol sales during Sober Grad Night and similar school 

activities/events. 

9. That all necessary licenses from the California Alcoholic Beverage Control, commonly 

known as ABC board, shall be obtained, kept current and complied with. 

10. That inspection by City representatives on the premises may be conducted at any time 

during business hours to validate conformance with these conditions of approval. 

11. 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. Conditional Use Permit No. 2011-24 and Conditional Use Permit No. 2018-18. 

b. Conditions and Requirements of the Alcoholic Beverage Control license for the 

business. 

c. All applicable federal, state and city laws, codes and ordinances. 
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12. That the operator/owner shall meet and resolve any issues that may be identified by VPD, 

which may result in changes to the security plan. The establishment shall correct any 

safety or security problem as soon as possible after receiving written notice of such 

problem from the Visalia Police Department. 

13. That all applicable federal, state, and city laws and codes and ordinances be met, 

including all necessary licenses from the California Department of Alcohol Beverage 

Control. 
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Resolution 2011-45 Conditions 

1. All other conditions of Conditional Use Permit No. 2003-39 shall apply, and the 

applicable conditions of Site Plan Review No. 2011-111 shall apply. This conditional use 

permit shall only allow the sale of beer and wine in conjunction with the recreational 

facility shown in Exhibit "B", and only in conjunction with a bona fide restaurant/buffet. 

There shall be no adult entertainment or nightclub activities authorized by this 

Conditional Use Permit. The sale and consumption of alcohol be consistent with the 

operational statement contained in Exhibit "C' 

2. Private/special events conducted during times the Park is closed to the public are not 

subject to restricted to times or locations of alcohol sales/consumption contained in these 

Conditions of Approval. Such restrictions contained in these Conditions of Approval are 

intended to apply only when the facility is open to the public. 

3. Alcoholic beverages shall be restricted to the dining area in Exhibit "A" when the Park is 

open to the public, excepting for events within the outdoor event area, as shown in 

Exhibit "B", and shall be subject to the Security Plan on file with the Visalia Police 

Department. 

4. Guests shall be required to purchase a meal (buffet) to be able to purchase an alcoholic 

beverage, and there shall be no alcoholic beverage sales when the buffet is closed, 

excepting for events within the outdoor event area, as shown in Exhibit "B". 

5. Beer and wine only shall be sold from the alcohol service counter. No soft drinks shall be 

available for sale from the alcohol service counter. 

6. Persons who consume alcohol on-site shall be identified by a stamped ink marking which 

can be identified to Park employees at the batting cages, race tracks, and bumper boats. 

Stamped individuals shall not be allowed to use these Park attractions after consuming 

alcoholic beverages. The operator may also use wrist bands in addition to the stamp. 

7. There shall be no signage inside or on the outside of the facility that identifies or 

promotes alcoholic beverages or alcoholic beverage brand names or logos. Menu signs 

may list beer/ wine and costs. Restaurant area may have signs to direct guests to the 

Sports Dining room for beer and wine sales. The alcohol service counter may have brand 

identification and related signage within the counter area. Signs be posted at the two exits 

of the dining area which state, "No alcoholic beverages allowed beyond this point." 
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Signage that displays no alcoholic beverage brand names or logos, may be displayed at 

the applicant's discretion, with signage copy that "encourages guests to play first and 

drink later". 

8. The maximum occupancy limit established by the Visalia Building Department and Fire 

Marshal shall be posted and not exceeded. 

9. Inspections by City representatives on the premises may be conducted at any time during 

business hours to verify ongoing conformance with these Conditions of Approval. 

10. 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. Conditional Use Permit No. 2011-24. 

b. Conditions and Requirements of the Alcoholic Beverage Control license for the 

business. 

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

11. A Security Plan for events within the building and outdoor recreation area be approved 

by, and filed with the Visalia Police Department (VPD). 

a. The Plan shall indicate the location and types of barriers, any added personnel and 

other security measures to assure the separation of events which serve alcoholic 

beverages, from patrons when the park is open to the public. 

b. The establishment shall correct any safety or security problem as soon as possible 

after receiving written notice of such problem from the VPD. 

c. Contact information for the establishment's designated contact person for all 

safety and security shall be provided to the VPD District Commander. The 

operator shall also provide the telephone number for direct contact with the 

business during business hours. 

12. All applicable federal, state, and city laws and codes and ordinances be met, including all 

necessary licenses from the California Department of Alcohol Beverage Control which 

shall be obtained, kept current and complied with. 

13. All of the conditions and responsibilities of Conditional Use Permit No. 2011-24 shall 

run with the land. The property owner and business operator shall provide a copy of this 
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resolution and conditions of approval to any and all subsequent owners/operators who 

shall also be subject to all of the conditions herein, unless amended or revoked. 

14. Subsequent owners/operators of the facility who chose to utilize this CUP for beer and 

wine service shall sign a letter of acceptance stating that they understand and agree to all 

the conditions of Conditional Use Permit No. 2011-24. 

15. The applicant shall submit to the City of Visalia a signed receipt and acceptance of 

conditions, stating that they understand and agree to all the conditions of Conditional Use 

Permit No. 2011-24. 

16. The property owner shall record in the office of the Tulare County Clerk-Recorder's 

Office a document in a form acceptable to the City which includes the Planning 

Commission's resolution of, and conditions for, approval for the proposed uses granted 

through this Conditional Use Permit. A conformed copy of said recorded document shall 

be provided to the City's Planning Division prior to commencing operation of the 

proposed uses. 
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Resolution 2003-93 

1. That the proposed facilities shall be generally consistent with the site plan (Exhibit “A”). 

2. That the proposed facility shall operate in substantial compliance with the operational 

statement in Exhibit "B". 

3. That the sale of beer and wine is prohibited. 

4. That the facility shall comply with the City of Visalia Noise Ordinance at all times. 

5. That all noise generating mechanical equipment be located inside a building or screened 

with a sound barrier. 

6. Those outdoor party events at the park shall be regulated so that amplification is limited 

so that noise levels do not exceed the levels within the City of Visalia Noise Ordinance. 

7. That should the noise levels exceed the allowable levels in the Noise Ordinance the noise 

generating activities shall cease operations including but not limited to the mini cars or 

amplified music. 

8. That the mitigation measures found within the Mitigation Monitoring Plan for the Village 

West Commercial Development are hereby incorporated as conditions of this conditional 

use permit, as amended to include the usage of electric cars in lieu of the depressed track 

and a block wall. 

9. That the applicant provides adequate parking for employees and customers at all times. 

10. That additional parking is provided in the event that the 178 spaces provided are 

inadequate during peak times or cause overflow to adjacent property owners parking. The 

parking shall be reviewed upon a complaint of adjacent property owners. Upon such 

review the City shall factually quantify the parking deficiency and impact on adjacent 

properties and provide the. applicant with its report; where after, the applicant shall 

propose a remedy to meet the parking requirement. The determination of the parking 

deficiency shall be in general conformance with the peak hour and average hour parking 

methodologies used to establish parking standards for other uses in the City. 

11. That any future parking agreement that may be proposed by the applicant to satisfy 

condition 10, shall be approved by the City of Visalia and be limited to uses or properties 

that have excess parking during peak entertainment park hours. 

12. That any expansion or change in operation of the entertainment park will require an 

amendment to the Conditional Use Permit. 
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13. That construction around the Oak Tree is in accordance with the City of Visalia Oak Tree 

Ordinance and the adopted Standard Specifications for Building around Valley Oaks. 

14. That the riparian setback along the Persian Ditch be landscaped by the applicant in 

accordance with the Conservation, Open Space Recreation and Parks Element of the 

General Plan. 

15. That signage will require a separate permit and shall meet the requirements of the Village 

West Design Guidelines. Resolution No, 2003-93 

16. That the conditional use permit will be reviewed annually for the project's compliance 

with the conditions contained herein, and a report prepared to the Planning Commission 

on such compliance... 

17. That all applicable city codes and ordinances be met. 

18. That the applicant submit to the City of Visalia a signed receipt and acceptance of 

conditions from the applicant and property owner, stating that they understand and agree 

to all the conditions of Conditional Use Permit No. 2003-39 
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7313 Bell Creek Rd | Mechanicsville, VA 23111 
Lucky Strike | Bowlero | AMF | Boomers Parks | PBA 

 

 
 
January 8, 2026 
 
Re: Security Plan 
Visalia Adventure Park 
5600 W. Cypress Ave. 
Visalia, CA 93277 
 
CCTV Surveillance System 
An IP surveillance system with 51 cameras has been installed throughout the main 
building, waterpark building, and the grounds. All cameras can be viewed remotely by 
Lucky Strike Operations and Loss Prevention through our connection to our Network. All 
video is captured on a ClickIt brand Network Video Recorder (NVR) using high-resolution 
IP cameras and will have a commercially reasonable retention period. Additional details, 
including information regarding camera locations and its video surveillance protocols, can 
be shared with the Visalia Police Department upon request. 
 
Building Security & Burglar Alarm System 
Wireless burglar alarm systems have been installed at the park in the main building, water 
park building, and Go Kart building.  These systems communicate to central station using 
a network (primary) and cellular (backup) connections.  There are contacts on all 
perimeter doors and motion sensors have been installed throughout the buildings.  All 
perimeter doors will be secured (locked) when the premises are unoccupied. Associate 
only areas are marked with signage and access is limited to associates only. 
 
Security Guards 
Historically, there has been no apparent need to include security guards at Adventure 
Park, therefore, there is no current plan to staff security guards at this location.  That said, 
the security plan is flexible and can expand as necessary due to special events or other 
business needs. 
 
Conflict De-Escalation Training 
All newly hired associates are required to complete a Conflict De-Escalation training 
module.  This module must be completed annually by every associate. Some of the 
guidelines covered in this module include but are not limited to:  
 

1. Never leave the center for incidents occurring in the parking lot. Call the police. 
2. When approaching a potential conflict, always remain calm, speak in a calm voice 

and try to separate the conflicting parties. Hourly associates must always report 
potential conflicts to management to address. 

3. If violence is imminent, inform the parties that the police are being called, and then 
call the police. Never try to bluff on calling the police. 

4. If there is a threat or act of violence against any associate, separate the associate 
and move them to a secure room or office. Make sure they stay there, and the 
police are called.   

5. We have a Zero Tolerance policy for violence of any kind, so call the police on any 
violent conflicts, and especially when an associate is assaulted. 
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Environmental Document No. 2025-63 

 
NOTICE OF EXEMPTION 

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

To: County Clerk 
 County of Tulare 
 County Civic Center 
 Visalia, CA  93291-4593 
 
Conditional Use Permit No. 2025-36 

PROJECT TITLE  
 
5600 West Cypress Avenue, located on the north side of West Cypress Avenue, west of South 
Akers Avenue (APN: 874-500-19) 

PROJECT LOCATION  
 
Visalia  Tulare 

PROJECT LOCATION - CITY  COUNTY 
 
A request to allow for the sales, service, and consumption of distilled spirits at the Adventure 
Park facility. 

DESCRIPTION - Nature, Purpose, & Beneficiaries of Project 
 
City of Visalia, 315 E. Acequia Avenue, Visalia, CA  93291, Attn: Jarred Olsen. Phone: (559) 
713-4449.  Email: Jarred.Olsen@visalia.gov 

NAME OF PUBLIC AGENCY APPROVING PROJECT 
 
Lucky Strike Visalia, LLC, 7313 Bell Creek Road, Mechanicsville, VA 23111 

NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 
Stephen Allen Jamieson, Solomon, Saltsman, and Jamieson, 426 Culver Blvd, Playa Del Rey, 
CA 90293 

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

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

 
Approval of the Conditional Use Permit would result in a wider variety of alcoholic beverages to 
be served to its patrons, and therefore would be a negligible expansion of the current use. None 
of the exceptions of Section 15300.2 of the CEQA Guidelines would apply. 

REASON FOR PROJECT EXEMPTION 
 
Jarred Olsen, Principal Planner   (559) 713-4449 

CONTACT PERSON  AREA CODE/PHONE 
   

January 6, 2026   

DATE  Jarred Olsen, AICP 
Principal Planner 
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General Plan Land Use Map 
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Zoning Map 
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Aerial Map 
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Traffic Impacts
Presenter: Leslie Blair

Audience: Planning Commission

Date: January 12, 2026

ENGINEERING & BUILDING
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E N G I N E E R I N G  &  B U I L D I N G

How Engineering 
Evaluates Development 
Impacts on City Traffic
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E N G I N E E R I N G  &  B U I L D I N G

visalia.govvisalia.gov

T R A F F I C  E N G I N E E R I N G

Key Responsibilities
• Review development applications for 

traffic impacts.
• Ensure compliance with city and state 

standards.
• Recommend mitigation measures or 

improvements.
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

SPR Development PROCESS

Application Submitted

Traffic Impact Analysis TIA

Mitigations & Conditions of Approval
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

Application Submittal 
•Developer submits application
•SPR meets weekly

5

T R A F F I C  E N G I N E E R I N G
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov 6198



E N G I N E E R I N G  &  B U I L D I N G

visalia.gov 7199



E N G I N E E R I N G  &  B U I L D I N G

visalia.gov 8200



E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

SPR Development PROCESS

Application Submitted

Traffic Impact Analysis TIA

Mitigations & Conditions of Approval
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

T R A F F I C  E N G I N E E R I N G

Traffic Impact Analysis TIA
City of Visalia 
Traffic Impact Analysis TIA Procedures
1) Local Transportation Analysis LTA

• LOS metric
• Traffic Operations, Congestion

2) CEQA Analysis
• VMT metric
• GHG Reduction
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

TRAFFIC ENGINEERING

Why Level of Service?
Circulation Element
• GOAL 1 – To provide an integrated transportation system for the 

safe and efficient movement of people and goods in the Visalia 
planning area Projected trip generation

Useful Tool
• Identify potential problems

• Congestion
• High accident experience
• Inadequate site access
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

City of Visalia 
Traffic Impact Procedures
Determination
• Projected Trip Generation
• Thresholds – Table 1

Scope of Work
• Analysis Category
• Horizon Years
• Study Area
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

SPR Development PROCESS

Application Submitted

Traffic Impact Analysis TIA

Mitigations & Conditions of Approval
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

Mitigation Strategies
Typical Measures
• Intersection improvements (turn lanes)
•Access management (driveway consolidation, restrictions)
•Change in traffic control (STOP signs, Signal)
•Off-site improvements

Timing of Improvements
•Opening year, Horizon year?
•Plan for Capital Projects
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E N G I N E E R I N G  &  B U I L D I N G

visalia.gov

QUESTIONS & ANSWERS

15

T R A F F I C  E N G I N E E R I N G
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Thank you
for your time.
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
MEETING DATE: January 12, 2026 

 
PROJECT PLANNER:  Jarred Olsen, Principal Planner 
  Phone: 559-713-4449 
  Email: jarred.olsen@visalia.city  
   

SUBJECT: Work Session Discussion - Initiation of Subdivision Ordinance Amendment: 
Provide staff direction toward initiating a text amendment within Visalia Municipal 
Code Title 16 (Subdivision Ordinance) based on multiple factors including, but not 
limited to: 

• Changes in planning and zoning law 

• Consistency with Zoning Ordinance changes 

• Streamlining of subdivision review  

STAFF RECOMMENDATION 

Staff recommends that the Planning Commission receive this staff report, presentation, and 
provide input that will be shared with City Council on a potential request to initiate a zone text 
amendment.  
 

RECOMMENDED MOTION 

I move to recommend that City Council initiate a text amendment. 
 
Alternative: I move to direct staff to return at a future Planning Commission meeting with 
additional information as requested by the Planning Commission. 

BACKGROUND INFORMATION 

Subdivision Map Act Changes 
The California legislature has made several changes to the Subdivision Map Act with the intent 
on streamlining the process for “missing middle” housing—that is, housing that meets the density 
identified in the General Plan but also have difficulty developing due to a site’s small size. 
“Missing middle” housing can consist of duplexes, triplexes, quadplexes, zero lot line homes, and 
townhouses. 
 
Senate Bill (SB) 9 (2021) and Related Bills 
SB 9 created a ministerial process to allow for “urban lot splits”, which is a subdivision process 
only applicable on single-family residential lots to create two lots, regardless of density. So long 
as the urban lot split meets the specified requirements, these applications must be approved. 
Since 2021, the City has only received a handful of applications, contrary to the staff’s previous 
expectations. Amending the City’s Subdivision Ordinance to address urban lot splits will help both 
applicants and staff understand the process. To date, the City has already updated its Zoning 
Ordinance to identify the allowance of the other half of SB 9, duplexes on single-family residential 
lots. Assembly Bill (AB) 1061, adopted last year, further requires the approval of urban lot splits 
in Historic Districts, again so long as certain criteria have been met. 

• Must be located in a R-S zone (R-1-5, R-1-12.5, R-1-20) 

• Must not be located in the following areas: 

o Prime farmland or farmland of statewide importance 
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o Wetlands 

o Unless certain conditions have been met: 

▪ A very high fire hazard severity zone  

▪ A listed hazardous waste site 

▪ A delineated earthquake zone 

▪ A 100-year floodplain 

o Land identified for conservation in an adopted federal conservation plan 

o Land under conservation easement 

• Does not propose to demolish or alter: 

o Housing occupied by a tenant in the last three years 

o Deed-restricted affordable housing 

o Parcel(s) that underwent an Ellis Act eviction in the past 15 years 

o a contributing structure in a historic district 

• No adjacent parcel urban lot splits by same owner or applicant 

• Property has not been previously subdivided through an urban lot split 
 
Assembly Bill 803 (2021) and Related Bills 
Similar to SB 9, the Starter Home Revitalization Act of 2021 (approved as AB 803 in 2021) 
requires the approval of “missing middle” housing on small lots. It first established that single-
family residential subdivisions on small sites zoned for multifamily uses, meeting maximum 
densities or those identified in the Housing Element, must be approved ministerially without a 
hearing. Over time, this Act has been amended by SB 684 (2023), SB 1123 (2024), and AB 130 
(2025) to include small subdivisions of 10 units or less on small single-family and multi-family 
zoned land. Below is a summary of each bills change. 

Bill Legislative Change 

AB 803 (2021) Requires approval of a subdivision of single-family housing units on 
multifamily zoned land of 5 acres or less. Must meet certain density 
requirements, in addition to setbacks of the parcel prior to subdivision. 

SB 684 (2023) Included ministerial approval of 10-lot / 10-unit subdivisions on multifamily 
zoned land of 5 acres or less. 

SB 1123 (2024) Included ministerial approval of 10-lot / 10-unit subdivisions on single-family 
zoned land of 1.5 acres or less. 

AB 130 (2025) Allows for a designated remainder to accompany a 10-lot subdivision. 

 
Housing Element Changes 
The 6th Cycle Housing Element identified some new policies and programs to help further 
promote the development of housing. These are as follows: 

• HE Policy 1.4 – The City shall encourage a mix of residential development types in the 
city, including single-family homes, on a variety of lot sizes, as well as townhomes, row 
houses, live-work units, planned unit developments, accessory dwelling units, and multi-
family housing. 

SB 9 and AB 803 both promote these housing types by streamlining the process but also 
allowing small lot residential without the need for a Planned Residential Development 
permit. These bills also created a ministerial process negating the need for environmental 
review or a public hearing. 

210



 

• HE Policy 5.8 – The City shall work to remove governmental constraints to housing 
development. 

Governmental constraints can be a multitude of items—regulations, fees, exactions, 
development standards, and processes (both in terms of time and discretion)—each of 
these may play a minor part individually, but cumulatively their effects could be large. 
Discretionary and lengthy processes add a level of risk to the housing developer, who has 
to worry about things like interest rates, the cost of materials and labor, and financing 
requirements. Together these governmental constraints can increase costs or reduce the 
amount of housing produced. 

• HE Program 1.3 Conditional Use Permit Process – “[…] In response to current constraints 
identified by stakeholders related to multi-family development on large lots, the City shall 
amend the zoning code to establish objective design standards and increase the 
maximum unit threshold for by-right processing from 80 units to 200 units.” 

• HE Program 3.17 Planning for Large Sites – “[…] adopt incentives to encourage the 
development of large RHNA sites (over 10 acres) potentially including, but not limited to, 
expedited approval of lot splits or creation of new parcels; waiving of the public hearing 
requirement related to parcel maps […]” 
 

Overview of Current Subdivision Review Process 
Subdivisions, such as a tentative subdivision map (TSM) or tentative parcel map (TPM), currently 
go through a two-step process. First, subdivisions are reviewed by the Site Plan Review staff for 
consistency with existing regulations and review the design for potential conflicts. Depending on 
the amount of revisions necessary, this can be an iterative process. Once the plan has been 
sufficiently revised, the proponent is given permission to proceed with the submission of formal 
entitlement applications, including a Tentative Subdivision or Tentative Parcel Map, and 
environmental review. Environmental review, depending on the size and scope of the project, 
can be short or long. For example, a project that needs to be annexed into the City, proposes to 
change its zoning district and/or General Plan land use designation, or entails several hundred 
parcels can take several months to a year to complete. Once environmental review has been 
completed, a public hearing occurs for the proposed subdivision at your Planning Commission. 

The table below explains the process for each subdivision type. 

Existing Review Authorities and Roles for Subdivision Decisions 

Type of Subdivision Application 
Director 

Director 
SPR 

Committee 
Commission Council 

Tentative Subdivision Maps (>5 Lots) Recommend Advise Decision (Hearing) Appeal 

Tentative Parcel Maps (< 4 Lots) Recommend Advise Decision (Hearing) Appeal 

Parcel Maps (for Large Sites) Decision Advise Appeal Appeal 

Condominium Conversions Recommend Advise Decision (Hearing) Appeal 

Time Extensions Recommend  Decision (Meeting) Appeal 

 
Public Hearings, Regular Items, Public Meetings 
A public meeting does not mandate a public hearing, but a public hearing cannot be held without 
a public meeting. Currently, all tentative maps are required to be heard at a public hearing by 
Planning Commission. A public hearing is a special process that occurs at a public meeting. 
Public hearings require a minimum 10-day notice in a newspaper of general circulation (i.e. the 
Visalia Times-Delta) in addition to a mailer to property owners (in Visalia’s case, the City includes 
occupants or tenants) within 300 feet of the subject property before the hearing can be held. 
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During the public hearing, the general public has the opportunity to comment specifically on the 
project. 

A regular item listed on a public meeting’s agenda simply requires that the agenda be posted 72 
hours before the meeting, and no special attention needs to given to a regular item. These 
“regular” items do not require that  each individual item be opened up to a public hearing. Some 
of these items are often approved on a “consent calendar”, where the opportunity to comment on 
these items occurs typically at the beginning of the meeting. The approving body can make a 
single motion, approving multiple items at one time. The approving body also has the discretion 
to “pull” a consent item to request more information on it and to seek public comment specifically 
on the item. 

To that end, the Subdivision Map Act does not mandate that all subdivisions be decided at a 
public hearing. The only required exceptions are those that require a public hearing — appeals, 
condominium conversions, mobile home park conversions, and other subdivision-related 
proceedings that are rare or unlikely to occur. Only in the unlikely event in our lifetime that Visalia 
has a population of 2.8 million persons would a public hearing be required by State law. 
 
What Do Other Jurisdictions Do? 
The table below describes what other jurisdictions, including area and larger jurisdictions, require 
for subdivisions. 

Review Authorities for Subdivision Decisions by Area Jurisdiction 

County Jurisdiction Parcel Maps Subdivision Maps 

Tulare City of Tulare Parcel Map Committee Planning Commission  

Tulare County of Tulare Planning Commission Planning Commission  

Tulare City of Farmersville Planning Commission Planning Commission  

Tulare City of Woodlake Planning Commission Planning Commission  

Tulare City of Porterville City Council City Council 

Tulare City of Dinuba Planning Commission Planning Commission 

Kern City of Bakersfield Planning Commission Planning Commission 

Kings City of Hanford Planning Commission Planning Commission 

Kings City of Lemoore Planning Commission Planning Commission 

Kings City of Corcoran Planning Commission Planning Commission 

Fresno City of Fresno Planning Director Planning Commission  

Fresno City of Clovis Planning Director Planning Commission  

Fresno County of Fresno Planning Commission Planning Commission 

Fresno City of Fowler City Council City Council 

San Francisco San Francisco Public Works Director Public Works Director 

Los Angeles City of Los Angeles Planning Commission Planning Commission 

As described above, there are a few jurisdictions that approve parcel maps through a Parcel Map 
Committee. Typically, these committees are staffed by the Planning, Public Works, and 
Engineering Directors. In a sense, these are reviewed very much like the City’s Site Plan Review 
staff. Also shown above, some jurisdictions allow their Directors to approve tentative maps, 
negating the need to have a formal meeting to take action on a tentative map.  
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What Does the Subdivision Ordinance / Subdivision Map Act Do? 
Prior to standardizing how land 
should be subdivided, land could 
be “divided” in a manner that 
could often result in a project that 
could not be feasibly developed 
due to impractical design. Case in 
point, the community of Cayucos, 
a location that many Visalians are 
familiar with, has two subdivisions 
that total over 2,500 lots approved 
in the early 1920s, well before the 
Subdivision Map Act that we 
benefit from today. As depicted in 
Figure 1, the vast majority of 
these lots lack nearly all 
infrastructure to support 
development. While land was 
dedicated for public streets, roads 
were not constructed and water or 
sewer mains were never installed. 
These subdivisions also did not 
take the area’s topography into 
consideration, resulting in steep or lateral slopes that cannot accommodate emergency vehicles, 
or even the typical automobile. Lots that were intended to be developed generally cannot without 
significant regrading of the land, or intensive civil engineering efforts. Given the significant 
number of obstacles, the land was redesignated as Open Space and a local conservancy group 
has purchased about a quarter of these lots to preserve the open space nature of the area. 

The Subdivision Map Act, rooted in legislation from 1907, was not much more than requiring the 
accurate subdivision of land to ensure that titling the property was without issue. In the 1970s, 
regulations on subdivisions expanded significantly to ensure that design (street alignments, 
grade, widths, minimum lot area and width) and improvements (street work and utilities) were 
installed. 

Jurisdictions in California have come a long way since then, establishing engineering standards 
and specifications, requiring performance bonds for deferred improvements, and establishing 
minimum lot standards. 

The City’s Subdivision Ordinance, which implements the Subdivision Map Act, regulates the 
design and improvements of subdivisions to ensure that safety is maintained. This includes street 
alignments, grades, widths, drainage and sanitary facilities and utilities, location and size of all 
easements and rights-of-way, lot sizes and configuration, traffic access, fire roads, land for park 
or recreational purposes, and the improvements upon those areas. The recordation of the 
subdivision map also serves the purpose of creating ease in titling the property. 

The tentative map is essentially a planning document, or a site plan, that describes the general 
location of streets, lots, parks, and other improvements and their relation to the land around them. 
Lots associated with an approved tentative map can sometimes be referred to as “paper lots”. 

 
 
 

Figure 1 
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A final map or parcel map is in a sense the “building permit” of a subdivision. These get into the 
nuts and bolts of the subdivision, whether it be the dedication of land for public streets, easements 
for utilities, and the placement and grading of utilities and roads. Improvements are required to 
be installed before a Final Map is recorded and lots are able to be sold, or an agreement be 
entered into with the City that requires a performance bond or some other security to ensure that 
public improvements are constructed. Once a final map or parcel map is recorded, and the 
improvements are completed (resulting in “finished lots”), lots in the resulting subdivision are able 
to be conveyed for sale, lease, or finance.  
 
City of Visalia Standards Regulated in the Subdivision Ordinance 
The City’s Subdivision Ordinance and development standards are designed to implement the 
General Plan and ensure that subdivisions are designed safely and meet community standards. 
Below is a brief list of items that the Subdivision Ordinance and engineering standards regulate. 

Regulation Source 

Connections to existing streets and future streets VMC § 16.12.010(C) and City of 
Visalia Standard P-15 

Dedication of land for major streets identified in the 
General Plan 

VMC § 16.12.010(A) 

Safe separation of streets VMC § 16.12.010(D) 

Intersection Design VMC § 16.12.010(E) 

Intersection Sight Distance City of Visalia Standard SD-1 to SD-3 

Maximum distance of dead-end streets and cul-de-
sacs 

VMC § 16.12.010(G) 

Minimum curve radii for streets VMC § 16.12.010(H) 

Waiver of direct access onto arterials VMC § 16.12.010(L) 

Maximum block lengths and widths VMC § 16.12.040 

Minimum lot frontages, widths, and area VMC § 16.12.050 

Dedication and separation of/from watercourses, 
channels, streams and creeks 

VMC § 16.12.080 

Temporary and/or permanent stormwater retention 
ponds 

VMC § 16.12.090 

Widths of streets City of Visalia Standard P-1 to P-6 

Center turn lanes City of Visalia Standard P-10 to P-13 

Minimum local street separation from major streets City of Visalia Standard P-15 

Quick pedestrian access to bus stops within 
subdivisions 

VMC § 16.12.100 

Traffic signal mitigation City of Visalia Traffic Impact Analysis 
Guidelines 

Some projects, as your Commission is familiar with, opt to design their subdivision in a way that 
does not meet these requirements, and as such they are processed as  “Planned Unit 
Development” or “Planned Residential Developments”. Planned Developments allow for 
narrower streets, private and gated streets, or lots that do not meet minimum lot width or lot area 
requirements. In those instances, the City reviews these proposals to ensure public health, 
safety, and welfare will still be maintained. 
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DISCUSSION / CONSIDERATION 

Potential Changes to the Current Process 

Given the state’s focus on requiring local jurisdictions to approve housing developments to 
increase the housing supply, by seeking ways to reduce governmental constraints which would 
align with Housing Element Policy 5.8, staff would like to propose potential considerations on the 
types of subdivisions that are brought forth to Planning Commission to those where only a policy 
decision needs to be made. This would mean the following types of “subdivision” projects that 
would not be acted upon by the Planning Commission: 

• Residential subdivisions equal to or less than the multifamily “by-right” threshold. 
These projects comply with the General Plan, Subdivision Ordinance, and Zoning 
Ordinance, and can be considered of inconsequential size. Please note the current by-
right threshold for multifamily projects is 80 units, however in 2026 the Planning 
Commission will consider increasing this threshold to 200 units as recommended by the 
Housing Element Policy 1.3. 

o Example: The 22-lot Jennings Estate subdivision (Tentative Subdivision Map No. 
5603), heard by your Commission on February 24, 2025, would have been decided 
on by the Director. 

• Residential subdivisions consistent with an approved Specific Plan. The Subdivision 
Map Act requires denial of a tentative map that is inconsistent with a Specific Plan. Specific 
Plans generally go into extensive detail with respect to design standards, improvements, 
land use and density. These Specific Plans have undergone additional public review and 
comment, and as such, projects consistent with an applicable Specific Plan should not 
require a public hearing. 

o Examples: The Pratt Family Ranch subdivision map (Tentative Subdivision Map No. 
5605) and the parcel map for Carleton Acres (Tentative Parcel Map No. 2025-15), 
heard by your Commission on October 27 and December 8, 2025, respectively, would 
have been decided on by the Director(s). 

• Residential parcel maps proposed under SB 9, the Starter Home Revitalization Act 
of 2021, or parcel maps for large sites identified in the Housing Element (larger than 
10 acres with Lower or Moderate Income Capacity and R-M-2/R-M-3 Zoning). While 
these proposals are already required to be approved ministerially, this requirement needs 
to be memorialized in a Subdivision Ordinance update. Since these are already required 
to be approved without a public hearing, projects proposed under these statutes would not 
be heard before the Planning Commission. 

• Minor modifications to approved tentative maps. When subdivisions are approved, 
there are often opportunities or constraints found after approval that would result in fewer 
or more lots, or an improved layout that results in less public street area. Certain instances 
of these may not warrant an additional Planning Commission hearing or review. 

• Nonresidential subdivisions. Projects that do not require a separate entitlement needing 
Planning Commission’s approval means that the development plan associated with the 
subdivision is by-right. The ability to mitigate impacts with respect to those by-right projects 
has been foreclosed, and the remaining discretion is simply to ensure that subdivision 
standards are maintained, and that access between parcels is maintained. While this 
would not help obtain housing goals, it is nevertheless a subdivision streamlining measure. 
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o Example: The tentative parcel map to subdivide the southeast corner of West Riggin 
Avenue and North Plaza Drive that was heard by your Commission on December 8, 
2025 (Tentative Parcel Map No. 2025-17) would have been decided on by the Director. 

On the other side of the token, the following types of subdivisions would still require a public 
hearing before the Planning Commission: 

• Residential subdivisions that result in a dwelling unit count greater than the 
multifamily by-right threshold. As there is more concern for multifamily projects, staff 
feels that setting an equal threshold would be appropriate. 

o Example: The 273-lot Pearl Woods subdivision (Tentative Subdivision Map No. 
5591) which was heard by your Commission on June 12, 2023, even if the property 
was already in City limits, would continue to have been heard by your Commission. 

o Note: The current by-right threshold for multifamily projects is 80 units; however, 
staff is anticipating bringing to the Planning Commission a proposal to consider 
increasing this threshold to 200 units, as recommended by the Housing Element 
Policy 1.3. 

• Subdivisions that require one or more additional entitlements necessitating a public 
hearing. Any subdivision that requires a General Plan Amendment, Change of Zone, 
Prezoning, Conditional Use Permit, Planned Residential Development, or a 
Variance/Exception to Objective Design Standards needs a separate policy decision to be 
made. Condominium and Mobile Home Park conversions are also required by State law 
to be publicly heard, as the opportunity for residential displacement is high. 

o Example: The master planned commercial shopping center heard on November 11, 
2025 (Conditional Use Permit No. 2020-07 and Tentative Parcel Map No. 2020-02) 
would continue to be heard by your Commission. 

• Major modifications to approved tentative maps. Where instances of major 
modifications to an approved tentative map are made, these modifications would be 
brought back to your attention for your decision. This threshold will be determined and 
brought to your Commission for your determination. 

• Subdivisions that are appealed. In this case, the Subdivision Map Act requires a public 
hearing to ensure due process. 

 
Final Maps 
Staff will also consider limiting the types of Final Maps that require City Council’s approval. For 
example, final maps and parcel maps that require dedications or improvements are approved 
ministerially, but decided on by City Council. This requires additional preparation and 
considerable lead time for what is essentially a ministerial approval process. Staff will review 
internally and bring forward a revised ordinance proposal that streamlines the “final map” 
ministerial approval process at a future meeting. 
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Potential Changes to the Mapping Discretionary Process 

Below is a table of the suggested review authority for subdivision decisions. 

Proposed Review Authority for Subdivision Decisions 

Type of Subdivision 
Application 

Role of Review Authority 

Director 
City 

Engineer 
SPR 

Committee 
Commission Council 

• Residential Tentative Maps Consistent with General Plan and Zoning (80 lots or less) 

• Residential Tentative Maps Consistent with a Specific Plan 

• Non-Residential Tentative Maps, Consistent with Plans and Policies 

• Residential Tentative Maps Submitted Under SB 9, Starter Home Revitalization Act of 
2021, or Similar Provisions 

• Minor Modifications to Tentative Maps Approved by Planning Commission 

Tentative Maps Decision  Advise Appeal Appeal 

Time Extensions Decision   Appeal Appeal 

• Residential Tentative Maps (more than 80 lots), No Applicable Specific Plan 

• Tentative Maps Not Consistent with Plans, Zoning, or Require a Use Permit or Variance 

• Planned Residential Developments 

• Condominium Conversions 

• Major Modifications to Tentative Maps Approved by Planning Commission 

Tentative Maps Recommend  Advise 
Decision 
(Hearing) 

Appeal 

Time Extensions Recommend   
Decision 
(Meeting) 

Appeal 

Parcel Maps and Final Maps 

Final Maps Recommend Decision1   
Decision2 

Appeal 

Parcel Maps Recommend Decision   Appeal 
1 To be determined. 
2 To be determined. 

 
Due Process 
With this proposed approach, due process is still maintained. Decisions are still able to be 
appealed and heard by the Planning Commission, if necessary. Additionally, projects that are not 
exempt from the California Environmental Quality Act (CEQA) would still undergo environmental 
review that would require notifying the general public of the project’s environmental impacts and 
receive public comment pursuant to the requirements of CEQA. 
 

BACKGROUND INFORMATION 

Environmental Review: 

The requested action, directing staff to prepare an ordinance amendment for review, would be 
considered not a project under the California Environmental Quality Act (CEQA) because the 
proposed subdivision ordinance amendment would not cause either a direct or a reasonably 
foreseeable indirect physical change in the environment. Once an ordinance amendment is 
brought back to your Commission will it be reviewed for environmental impacts under CEQA. It 
is assumed at this point in time that the ordinance amendment would not be considered a project 
under CEQA because the City would continue to have the discretion and authority to mitigate 
environmental impacts of each individual project under CEQA, where discretion is afforded to the 
City. 
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City of Visalia 
 

To: Planning Commission 

From: Paul Bernal, Director / City Planner 
Planning & Community Preservation Department 

Date: January 12, 2026 

Re: 2025 Administrative Adjustment Annual Report to Planning Commission 
 

DISCUSSION 

Pursuant to Section 17.42.180 of the Visalia Municipal Code (VMC), the City Planner 
shall report to the Planning Commission a summary of the Administrative Adjustment 
applications processed and approved during the preceding calendar year (i.e., 
calendar year 2025). This report is intended to fulfill the requirements of Section 
17.42.180. 

The purpose of an Administrative Adjustment is to provide action on projects which 
are routine in nature but may require an interpretation of the established policies and 
standards set forth in the zoning ordinance. Administrative Adjustments are limited to 
no more than 20% of the required development standard. Examples of development 
standards that are eligible for administrative adjustments include setbacks, site area, 
lot width, and building height. A copy of the Administrative Adjustment ordinance 
(Section 17.02.150 of the VMC) is attached to this report. 

The City of Visalia Planning & Community Preservation Department issued a total of 
5,671 building permits during the 2025 calendar year (see Attachment “B” for building 
permit totals). During the preparation of this report, a total of 14 Administrative 
Adjustment applications were filed. Typical adjustments for residential development 
standards include encroachment into the required side and rear yard setbacks. 
Adjustments for commercial development standards consisted of locations of fence 
placement and building height. The number of approved Administrative Adjustments 
is less than one (1) percent of the total number of permits issued by the City of Visalia 
for the 2025 calendar year. 
 
ATTACHMENTS 

• Attachment “A” – Administrative Adjustments Section  

• Attachment “B” – 2025 Building Permits Issued 
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⚫ Page 2 

Attachment “A” 

Article 2. Administrative Adjustments 

17.02.150 Purpose. 

The purpose of an administrative adjustment is to provide action on projects that are 
routine in nature but may require an interpretation of established policies and standards 
set forth in the zoning ordinance. 

17.02.160 Scope of authority. 

A. Notwithstanding the provisions of Chapter 17.42, the city planner or his/her 
designee shall have the authority to grant administrative adjustments to 
development standards contained within this title. 

B. Upon written request, the city planner may approve, conditionally approve or deny 
without notice minor adjustments to the following development standards; building 
and landscaping setbacks, site area, lot width, building height, parking. 

C. Any administrative adjustment shall be limited to no more than twenty percent of a 
required development standard. In making the adjustment, the city planner shall 
make a finding that the adjustment is consistent with the criteria listed in Section 
17.02.170. With respect to adjustments to building setbacks and building height, 
the adjustment shall also be approved by the fire chief and chief building official or 
his/her designee prior to granting said administrative adjustment. 

17.02.170 Adjustment criteria. 

The city planner shall record the decision in writing and shall recite therein the basis for 
same. The city planner may approve and/or modify an application in whole or in part, 
with or without conditions, only if all the following criteria are met: 

A. That there are special circumstances applicable to the property, including size, 
shape, topography, location or surroundings, creating a practical difficulty or 
unnecessary hardship; 

B. That granting of the administrative adjustment is necessary to provide consistency 
with properties in the same vicinity and land use designation or development 
standards within which the administrative adjustment is sought; 

C. That granting the administrative adjustment will not be materially detrimental to the 
public health, safety, or welfare, or injurious to the property or improvements in 
such vicinity and land use designation or development standards in which the 
property is located; 

D. That granting the administrative adjustment will not be inconsistent with the goals 
and policies of the general plan. 

17.02.180 Report to planning commission. 

No later than January 31st, the city planner shall report to the planning commission a 
summary of the administrative adjustment applications that have been processed and 
approved during the proceeding calendar year. 
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Attachment “B” 
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City of Visalia 
 

To: Planning Commission  

From: Susan Currier, Sr. Administrative Assistant 

Date: January 12, 2026 

Re: Planning Commission Meeting Dates for 2026 

The following dates are set for Planning Commission meetings for 2026: 
 

• January 12, 2026 

• January 26, 2026 

• February 9, 2026 

• February 23, 2026 

• March 9, 2026 

• March 23, 2026 

• April 13, 2026 

• April 27, 2026 

• May 11, 2026 

• May 26, 2026 (Tuesday Meeting) 

• June 8, 2026 

• June 22, 2026 

• July 13, 2026 

• July 27, 2026 

• August 10, 2026 

• August 24, 2026 

• September 14, 2026  

• September 28, 2026 

• October 12, 2026 

• October 26, 2026 

• November 9, 2026 

• November 23, 2026 

• December 14, 2026 

• December 28, 2026 (No Meeting) 
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2026 Planning Commissioners Academy

Sheraton Park Hotel Anaheim, Anaheim, CA  

Wednesday, March 11, 2026 - Friday, March 13, 2026   iCalendar

Pacific Standard Time

Designed for new and seasoned planning commissioners alike, the Planning Commissioners Academy expands an individual’s
knowledge on a wide range of topics relevant to their role within their city and fosters relationships and communication with peers. The
conference provides information about the roles and responsibilities of a planning commissioner, offers a basic legal and practical
framework, and delves into emerging issues of importance for planning commissioners today.

Sponsorship opportunities are available. For questions, please contact Event Sponsorship and Exposition Manager, Amy Wade.

For registration questions, please contact Event Registration Specialist, Megan Dunn.

For program questions, please contact Event Program Manager, Kayla Boutros.

In advance of the conference, please see our event and meeting policies.

Explore Previous Conferences

Registration Information

Hotel and Travel

Program

Register

1/9/26, 8:53 AM Meeting Home Page

https://my.calcities.org/Events/Calendar-Of-Events/Meeting-Home-Page?meetingid=%7B7866AF6D-6841-F011-B4CB-7C1E5200E689%7D 1/1
222
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