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Project Description  
 

2.1 Project Location and Surrounding Land Use 
 

The proposed Project is located on approximately 507-acres in the northern area of the City of 

Visalia, California and is generally bound by W. Riggin Avenue to the south, N. Akers Street to 

the east, N. Shirk Road to the west and Avenue 320 (W. Kibler Avenue) to the north. The site is 

comprised of two parcels: APN 077-100-088 and APN 077-100-105. APN 077-100-088 consists of 

approximately 478 acres and is within an unincorporated area of Tulare County while APN 077-

100-105 consists of approximately 29.3 acres and is within the City limits of Visalia. The entire site 

is within the Urban Growth Boundary (UGB) and Sphere of Influence (SOI) of the City of Visalia 

and the site has historically been used for agricultural purposes. However, the site has been 

designated by the City’s General Plan for residential, commercial, public/institutional and 

park/recreation uses. Refer to Figure 2-1: Regional Location Map, Figure 2-2: City Boundary Map, 

Figure 2-3: Existing Land Use Designations, and Figure 2-4: Aerial Site Vicinity Map. 

The proposed Project site is located in a developing area of the City of Visalia. Currently, 

Ridgeview Middle School is located adjacent to and west of Akers Street and would abut the 

proposed Project site. In addition, the City is currently planning a new high school that will be 

constructed adjacent to and west of Ridgeview Middle School and would be surrounded by the 

proposed Project to the north, west and south. Land uses of adjacent parcels surrounding the 

Project site are as follows: 

Surrounding Land Uses 

 

Location Existing Land  

Use 

North Dairy Farm / 

Agriculture 

South Residential / 

Church / Water 

Storage Tank 

West Dairy Farm / 

Agriculture 

East Agriculture 
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Figure 2-1 
Regional Location Map 
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Figure 2-2 
City Boundary Map 
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Figure 2-3 
Existing General Plan Land Use Map 
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Figure 2-4 
Aerial Site Vicinity 
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2.2 Project Description 
 

The Project Applicant is proposing a Specific Plan to develop approximately 507-acres of land 

into a mixed-use development. The Project will feature a variety of uses including single-family 

residential, multi-family housing, commercial, educational, and parks/trails facilities. The 

proposed Project components are described below. Refer also to Table 2-1: Summary of Proposed 

Land Uses and Figure 2-5: Site Layout Plan. 

Residential 

 The proposal features several different types of housing for a total of up to 3,368 residential units 

at buildout which is broken down as follows: 

• Low Density Residential:  Up to 1,698 units 

• Medium Density Residential:  758 units 

• High Density Residential:  912 units 

It should be noted that the number of proposed units for low density residential portion of the 

development may be lower than 1,698 units depending on final configuration of the lots. In 

addition, the 13.0 acres currently shown in Figure 2-5 for a new elementary school could 

potentially be converted to low density residential. Therefore, for purposes of providing the 

maximum number of potential residential units, a total of 65 units was added to the total for both 

phases (13.0 acres X 5.0 units per acre = 65 units). 

Commercial 

The proposed Project includes up to 14.7 acres of commercial development in two locations 

within the Project (for a total of approximately 100,000 square feet of gross leasable commercial 

area). The maximum size for a single or anchor tenant shall be 40,000 square feet within the 

Neighborhood Commercial zone.  Uses are anticipated to serve the surrounding neighborhood 

and community. The first commercial area consists of up to 6.4 acres of Neighborhood 

Commercial at the intersection of Riggin Avenue and Shirk Road. Anticipated uses at this location 

may include development such as a gas station, drug store, retail, restaurants (including drive-

throughs), and similar uses. The second consists of up to 8.3 acres of Commercial Mixed-Use at 

the center of the development. Anticipated uses at this location may include development such 

as retail, services and restaurants. The commercial facilities are located to provide efficient 

accessibility to residents of the Project and the surrounding areas.  
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Other Project Components 

Other proposed uses include approximately 13.0 acres for a potential site for a future elementary 

school, 16.7 acres for a drainage basin, and approximately 18.7 acres of parks/trails/recreational 

facilities. Various other infrastructure improvements (water, stormwater and wastewater 

infrastructure, roadway improvements, and related improvements) will be required by the 

Project. Refer to the descriptions of these components later in this Chapter.  

The Project is proposed to be built out in two phases as identified in Table 2-1 and as shown in 

Figure 2-5. Refer to the subsection titled Visalia Urban Growth Boundary Tiers and Project Phasing 

for a description of proposed Project phasing. 

 
 

Table 2-1 

Summary of Proposed Land Uses  

 

Phase 1 

 

Total  

Acreage 

 

Park / Rec 

Acreage* 

Number  

of Units 

 

Proposed 

Density 

High Density Residential 

(APN: 077-100-088) 
9.7 0 146 ~15 units/acre 

High Density Residential 

(APN: 077-100-105) 
29.3 0.8 440 ~15 units/acre 

Medium Density Residential 19.0 0.5 190 ~10 units/acre 

Low Density Residential 113.9 2.6 570** ~5 units/acre 

Commercial Neighborhood 6.4 - N/A - 

                         Phase 1 Total: 178.3 3.9 1,346  

 

 

 

 

Phase 2 

 

Total Acreage 

 

Number of Units 

 

High Density Residential 21.7 0.5 326 ~ 15 units/acre 

Medium Density Residential 56.8 3.0 568 ~10 units/acre 

Low Density Residential 212.5 8.5 1,078** ~5 units/acre 

Mixed Use Commercial 8.3 1.9 N/A - 

Basin 16.7 - N/A - 

Public/Institutional (or LDR)*** 13.0 0.9 N/A (or 50) ~5 units/acre*** 

                         Phase 2 Total: 329 14.8 2,022***  

   

Total for Both Phases: 507.3 18.7* 3,368***  
       

*    Park / Recreation acreage is included within each land use designation’s “total acreage”. 

**  The number of proposed units for low density residential portion of the development may be lower than 1,698 units    

     depending on final configuration of the lots. 

       *** Includes 50 units of low density residential in place of the 13.0 acre elementary school. 
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Figure 2-5 

 Site Layout Plan 
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Visalia Urban Growth Boundary Tiers and Project Phasing 

The City of Visalia’s General Plan includes a three-tier system to account for future growth (Tier 

1, Tier 2 and Tier 3). Thresholds were set on residential permits, commercial square-footage, 

industrial square-footage and regional square-footage. Tier 1 currently allows development to 

occur within the Tier 1 boundary, while Tiers 2 and 3 can be developed after certain thresholds 

are met during/after buildout of Tier 1. Under the City of Visalia’s General Plan Policy LU-P-22, 

an approved specific-planned site can be annexed before development is permitted in Tier 2 or 

Tier 3.  Annexations are reviewed within the context of the regulations and polices in the Cortese-

Knox-Hertzberg Local Governments Reorganization Act of 2000 and the Tulare County Local 

Agency Formation Commission Policy and Procedure Manual regarding development and 

inventory of existing vacant land designed for urban uses in the City limits. The City of Visalia’s 

General Plan Policy LU-P-22 allows the City Council to approve master-planned developments 

for sites under single ownership or unified control, which may include developable land within 

multiple Tiers.  A Development Agreement will be prepared, which is a separate document that 

details the overall development, density, phasing, infrastructure needs and financing, as well as 

outlines the responsibilities of each party.  The Development Agreement and the Master Plan 

have a consistent vision with Visalia’s General Plan and the City’s interest in growth through 

phasing.  Figure 2-6 below identifies the City’s Tier boundaries relative to the Project site. 

Figure 2-6 

City of Visalia Tier Boundaries  
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The Project is proposed to be built out in two phases as identified in Table 2-1 and as shown in 

Figure 2-5. Although the exact timing of construction and buildout will be determined by market 

conditions, the Project Applicant and the City, it is anticipated that the Project would be built out 

over a 15-year period with approximately 100 low-density residential units per year on average 

with the remaining buildout to be determined by demand. The Project is proposed to be generally 

built out in two phases as follows: 

Phase 1  

Phase 1 includes all of APN 077-100-105 (29.3 acres) and a portion of APN 077-100-088 (150 acres).  

For APN 077-100-105, the site is within the Tier 1 boundary and is currently designated by the 

City’s General Plan for High Density Residential. The Project intends to retain this land use 

designation and to develop the site as follows:  

• 29.3 acres of High Density Residential (440 units) 

For APN 077-100-088, Phase 1 development only includes the southern portion of the parcel 

(approximately 150 acres) and is included in the Tier 2 boundary. This portion is proposed to be 

developed with a variety of uses as follows: 

• 9.7 acres of High Density Residential (146 units) 

• 19.0 acres of Medium Density Residential (190 units) 

• 113.9 acres of Low Density Residential (up to 570 units) 

• 6.4 acres of Commercial Neighborhood 

For APN: 077-100-088, the Low Density Residential portion will be built first.  

Phase 2 

Phase 2 includes the northern 329 acres of APN 077-100-088 and is within the Tier 3 boundary.  

This portion is proposed to be developed with a variety of uses as follows: 

• 21.7 acres of High Density Residential (326 units) 

• 56.8 acres of Medium Density Residential (568 units) 

• 212.5 acres of Low Density Residential (up to 1,078 units) 

• 8.3 acres of Mixed Use Commercial 

• 16.7 acres of Basin 

• 13.0 acres of Public/Institutional 
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It is anticipated that Phase 2 would begin construction once the low density residential of Phase 

1 is at 60% completion. This will be included in the Development Agreement. 

Site Circulation and Access 

The overall layout of the proposed Project is block form, with shortened roadway lengths and 

cul-de-sacs in order provide limited thru-traffic and to create a walkable urban environment. The 

site has been designed with 13 points of ingress and egress. Additional access points will be 

provided for the commercial uses that are proposed to occur at the southwest corner of the site 

and for the high-density residential development at the northwest corner of the site. The 

following is a summary of roadway improvements that will be required: 

Arterials 

W. Riggin Avenue, N. Shirk Road (Road 92), N. Akers Street (Road 100), and Avenue 320 

are classified as arterial roads in the City’s Circulation Element with a right-of-way of 110 

feet. The arterials in the Plan Area will include two through-lanes of traffic in each 

direction, as well as a left-turn channelization when needed. When applicable, road right-

of-way may be required for improvements at intersections to allow for right turn 

movements. Four arterials border the proposed Project with two existing lanes.  When 

project is fully developed Riggin will have four lanes.  N. Shirk Road, N. Akers Street and 

Avenue 320 shall have two lanes.  Widening of W. Riggin Avenue, N. Shirk Road and N. 

Akers Street will be necessary with right-of-way dedications.   

Collectors 

Shannon Parkway and N. Roeben Street are designated as collectors and serve to connect 

arterial and local roadways within the Plan Area. Shannon Parkway and N. Roeben Street 

will feature two lanes of traffic (single lane in each direction) within an 84-foot right-of-

way.   

Local Streets 

The remaining streets within the Plan Area, including Sedona Street, are classified as local 

and will be developed to residential street standards. Most local streets within the Plan 

Area will have a right of way width of 60 feet.  A combination of speed tables and 

roundabouts will be used as traffic calming devices. 
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The Project will be responsible for construction of internal roadways as well as for potential 

improvements to surrounding roadways to accommodate the Project. The Project also includes 

improvements and landscaping along the frontage roads and within the site itself.  

Infrastructure 

The Project will require connection to various City-operated utility and infrastructure systems. These 

include City-provided services such as sewer/wastewater, water and stormwater facilities. Non-City-

provided infrastructure includes natural gas (to be provided by Southern California Gas Company) 

and electrical services (to be provided by Southern California Edison). The Project will be responsible 

for construction of connection points to the City’s existing infrastructure. Proposed infrastructure 

improvements for sewer/wastewater, water and stormwater facilities are described below. 

Sewer/Wastewater 

Sewer/wastewater generated in Carleton Acres will be treated by the City’s Water Conservation 

Plant. The Project proposes to install and extend all City master planned sewer lines to the extent 

determined by the City Engineer per development phasing plans. The system supporting the 

proposed development will tie in with the existing sewer system along North Akers Street and 

Sedona Avenue. A minimum 8” sanitary sewer main and appurtenances will be extended from 

N. Roeben Street, N. Akers Street, N. Shirk Road, Shannon Parkway, and Sedona Avenue. A 36” 

sanitary sewer line is proposed along Avenue 320, and a 42” sanitary sewer line is proposed along 

Shirk Road. The extension of sewer mains shall comply with the standards established in the 

City’s sewer and storm master plan.  

Water 

Potable water is anticipated to be supplied to the Project by Cal Water.  The Project will require 

the extension of pipelines to accommodate future growth, including the installation of 12” mains 

to connect to the Project Area. A 12” main on Akers Street will be extended north of the Ridgeview 

Middle School. A 12” main will be extended from Shirk Road to the intersection of Riggin 

Avenue. A 12” main located on Riggin Avenue will also be extended from Shirk Road to Roeben 

Street. A planned completion of a main on Riggin Avenue to Akers Street will also serve the 

Project Area. Major streets around the property will require a 12” main, and interior streets will 

require an 8” main. Fire hydrants will be located every 600 feet of linear residential and 500 feet 

of linear commercial.  
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Stormwater 

The stormwater drainage system for the Project will be designed in compliance with City 

standards to ensure adequate facilities to serve the Project. The Project will discharge stormwater 

runoff through a proposed storm drain system that drains into a proposed drainage basin onsite.   

A site survey was conducted to identify the appropriate location of the drainage basin based on 

site slopes and other factors. The basin is proposed to be integrated into the western edge of the 

Project Area at the northeast corner of Shirk Road and Shannon Parkway. The proposed basin 

location is in the lowest elevation of the Project site and is in the natural drainage/low area of the 

development. This allows for natural stormwater runoff. The basin is approximately 16.7 gross 

acres, 11.4 net acres, with a capacity of 97.8 acre/feet. The 97.8 acre/feet of capacity is in excess of 

the 87.2 acre/feet of storage capacity that would be required by the Project. Half of the basin is 

proposed to be completed for Phase 1.  In addition to serving the proposed development, the 

basin will be designed to accommodate storm drainage for the existing Ridgeview Middle School, 

the proposed High School, future elementary school, and the City Park at the intersection of 

Akers Street and Riggin Avenue.  A bioswale will be used to collect storm water from 

developments adjacent to the existing Modoc Ditch.  The bioswale shall be connected to the 

proposed basin.  The location of the bioswale adjacent to the bike path trail will enhance the 

landscape space.   

Proposed infrastructure improvements are identified below, by phase. 

Phase 1 

1. Extension of 42” sewer trunk line along Shirk from the Shirk and Riggin intersection.  The 

sewer truck line is to extend north to Phase 2.   

2. Extension of 12” water line from the Shirk and Riggin intersection.  The water line is to 

extend north to Phase 2. 

3. A minimum 8” sanitary sewer main and appurtenances shall be extended from North 

Roeben Street, Shannon Parkway, and Sedona Avenue. 

4. Extension of 12” water line along Shannon Parkway from Shirk to Roeben.   

5. Installation of storm drainage facility.  Partial completion of proposed storm basin 

located within Phase 2. 

6. Installation of improvements along Shirk frontage to Phase 2. Including: 6’ tall block wall, 

7’ wide side sidewalk, 5’ wide planter, curb/gutter, 6’ wide bike lane, (2) 12’ travel lanes 

and half median (13’ wide). 

7. Installation of improvements along Riggin from Shirk to where improvements already 

in place near Akers.  Including 6’ tall block wall at residential, 7’ wide side sidewalk, 5’ 

wide planter, curb/gutter, 6’ wide bike lane, (2) 12’ travel lanes and 26’ wide median  
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8. Installation of improvements along Sedona at existing roundabout to Shirk. Including: 5’ 

wide sidewalk, 5’ wide planter, curb/gutter, 8’ wide parking, (2) 12’ wide travel lanes, 8’ 

wide parking, curb/gutter, 5’ wide planter, 5’ wide sidewalk. 

9. Installation of improvements along Shannon Parkway from Roeben to Shirk.  Including: 

6’ tall block wall, 6’ wide sidewalk, 9’ wide planter, curb/gutter, 8’ wide parking, 12’ wide 

travel lane, 12’ wide median and 12’ wide travel lane. 

10. Installation of improvements along Roeben from Riggin to Shannon Parkway. Including: 

6’ tall block wall, 5’ wide planter, 6’ wide sidewalk, 6’ wide bike trail, 5’ wide planter, 

curb/gutter, 8’ wide parking, 12’ wide travel lane, 12’ wide median, 12’ wide travel lane 

and 5’ wide bike lane. 

Phase 2 

1. Extension of 42” sewer trunk line along Shirk to Ave 320.   

2. Extension of 36” sewer trunk line along Ave 320 from Shirk to Akers. 

3. A minimum 8” sanitary sewer main and appurtenances shall be extended from North 

Roeben Street and North Akers Street. 

4. Extension of 12” water line along Shirk to Ave 320.  Ave 320 between Shirk & Akers.  And 

Akers from Shannon Parkway to Ave 320. 

5. Completion of proposed storm basin located within Phase 2. 

6. Installation of improvements along Roeben from Shannon Parkway to Ave. 

320.  Including: 6’ tall block wall, 6’ wide sidewalk, 5’ wide planter, curb/gutter, 8’ wide 

parking, 5’ wide bike lane, 12’ wide travel lane, 12’ wide median, 12’ wide travel lane, 5’ 

wide bike lane, 8’ wide parking, curb/gutter, 5’ wide planter, 6’ wide sidewalk, and 6’ tall 

block wall.   

7. Installation of improvements along Shirk to Ave. 320.  Including: 6’ tall block wall, 7’ wide 

side sidewalk, 5’ wide planter, curb/gutter, 6’ wide bike lane, (2) 12’ travel lanes and half 

median (13’ wide). 

8. Installation of improvements along Shannon Parkway from Roeben to Akers.  Including: 

12’ wide travel lane, 12’ wide median, 12’ wide travel lane, 8’ wide parking, 7’ wide 

planter, 10’ wide ditch access & decomposed granite walking path, existing 19’ wide 

Modoc Ditch, 12' wide ditch & police access, 18' wide bioswale, 12' wide class 1 bike trail, 

and 6' wide planter. 

9. Installation of improvements along Akers to Ave. 320.  Including: 6’ wide planter, 12' wide 

class 1 bike trail, 18' wide bioswale, +/-26.5' wide ditch & police access, existing 19’ wide 

Modoc Ditch, +/-34.5' wide ditch access, 7' wide sidewalk, 5’ wide planter, curb/gutter, 6’ 

wide bike lane, (2) 12’ travel lanes and half median (13’ wide).  

10. Installation of improvements on Ave. 320 from Akers to Shirk. Including: 6’ tall block wall, 

7’ wide side sidewalk, 5’ wide planter, curb/gutter, 6’ wide bike lane, (2) 12’ travel lanes 

and half median (13’ wide). 

11. Complete the installation of improvements along Shannon Parkway from Roeben to 

Shirk.  Including: 8' wide parking, curb/gutter, 7' wide planter, 10' wide ditch access & 
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decomposed granite walking path, existing 19' wide Modoc Ditch, 12' wide ditch & police 

access, 18' wide bioswale, 12' wide class 1 bike trail, and 6' wide landscaping. 

 

 

Parks, Trails and Open Space 

The Project will provide a variety of public recreational facilities, including trails within the 

development that will be accessible by the public. A Landscaping and Lighting Act Assessment 

District shall be formed, prior to recordation of the final map.  The purpose is for the maintenance 

of the landscaping, fences and/or walls along the public street frontages and open space areas of 

the subdivision.  The Landscape and Lighting Act Assessment District shall include the 

operational and maintenance cost for the street lights within the subdivision and along streets 

abutting the subdivision.  The Landscape and Lighting Act District shall include the provisions 

for the City to collect payment from the subdivider to cover the estimated cost to operate and 

maintain the improvements of the District prior to assessments occurring on the property tax roll. 

Refer to Figure 2-7 for the general location of the proposed recreational facilities, which are 

described as follows: 

Modoc Greenway: Modoc Ditch is an existing site feature along the northern portion of Akers 

and runs east/west through the center of the site. A trail will be installed along the existing Modoc 

Ditch. The trail will be located north of Shannon Avenue and the existing Modoc Ditch.   Modoc 

Greenway will be installed along Akers Street, immediately west of the roadway and the existing 

Modoc Ditch.  The Greenway will include a Class 1 bike trail with landscaping on either side and 

tree clusters will provide shade for the users.  The Modoc Greenway will connect to the nearby 

basin trail.  The trail will provide a route for residents to access school sites, the commercial area 

at the center of the development, and neighborhoods throughout Carleton Acres.   

Trails: The network of trails proposed by the Project will provide convenient walking and biking 

options for residents to connect throughout Carleton Acres. Modoc Greenway is the main 

east/west and north/south trail facility within the development and will serve as a connection 

point for other smaller trails. As described above, Modoc Greenway will be a Class 1 bike trail 

with landscaping on either side. Other trails throughout Carleton Acres will be 22’ wide (6’ 

walking & 6’ bike lane with 5’ landscaping on each side).  These trails are as follows: 

• Trail to connect the proposed high school to the future elementary school site (north & 

south) within the development.   

• Trail to connect the future elementary school to Modoc Greenway to the east. 
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• Trail along Roeben to connect the center commercial area and proposed high school, to 

the medium and high density residential along Riggin and to the commercial center at the 

northeast corner of Riggin and Shirk.   

• Around the basin, a trail will connect Modoc Greenway to the high-density development 

in the northwest corner of the site.   

Parks: The commercial area near the center of the site will include a 1-acre park at the center of 

the commercial development.  This will be the focus of outdoor activities and public events.  A 

portion of the commercial area at the southwest corner will also include an outdoor space that 

connects to a neighborhood trail.  Parks within residential neighborhoods will range from 0.5 to 

1 acre in size.  Parks may be within a neighborhood or be located along the Modoc Greenway. 

Each park may include an open grass space, playground, picnic area, barbeque grills, seating, and 

drinking fountain.  Shade trees will be provided and, where possible, drought-tolerant/native 

species will be encouraged.  Parks will be located and designed to provide social activities within 

the development. 

 

2.3 Project Objectives 
 

In accordance with CEQA Guidelines Section 15124(b), the following are the City of Visalia’s 

Project objectives: 

• To provide an economically feasible mixed-use development in a growing area of the 

City of Visalia that satisfies the City of Visalia’s policies, regulations and expectations 

as defined in the City’s General Plan, Zoning Ordinance and other applicable plans, 

documents, and programs adopted by the City. 

• To provide a variety of housing opportunities with a range of densities, styles, sizes 

and values that will be designed to satisfy existing and future demand for quality 

housing in the area. 

• To provide a residential development that assists the City in meeting its General Plan 

and Housing Element requirements and objectives. 

• To provide conveniently-located commercial development to serve north Visalia 

residents and the Carleton Acres development in a growing area of the City of Visalia. 

• To provide a sense of community and walkability within the development through 

the use of street patterns, parks/open space areas, landscaping and other project 

amenities. 
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Figure 2-7 

 Parks/Recreational Facilities Plan 
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2.4 Required Approvals 
 

City of Visalia 

The City of Visalia will be the Lead Agency for the proposed Project, pursuant to the California 

Environmental Quality Act (CEQA).  The Project will require the following approvals from the 

City of Visalia: 

Specific Plan 

• Certification of the Project EIR 

• Approval of the Final Specific Plan and Amendments, if necessary 

• Approval of a Master Tentative Tract Map 

• Approval of a Development Agreement 

• Approval of a General Plan Amendment 

• Approval of Zone Changes 

Individual Projects Within the Specific Plan 

• Approval of a Lot Line Adjustment to reflect the various stages of the Project 

• Approval of Tentative Tract Maps 

• Amendments to the Specific Plan, if necessary 

• Development Design Review 

• Issuance of Grading / Building Permits 

• Major and Minor Modifications 

Other Public Agencies Approval and Consultation 

The Project will require various permits and/or entitlements from regulatory agencies. 

Consultation may be required and the City of Visalia will integrate CEQA review with these 

related environmental review requirements. These may include, but not be limited to the 

following: 

• Tulare County LAFCO (annexation) 

• San Joaquin Valley Air Pollution Control District – approval of construction and/or 

operational air quality permits 

• Storm Water Pollution Prevention Plan 

• Regional Water Quality Control Board



 

Modoc Bike & Pedestrian Trail 
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Bike & Pedestrian Trails within Neighborhoods: 
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Trail along Basin:  

 

 



Multifamily with entrances along trail 

 



 

 

Neighborhood Commercial: 

 

 



 

Traffic Slowing Ideas: 

Speed table The speed tables should be designed to be traversed at 25 MPH for the local residential 

streets.  A speed table shall be raised 4” with a 3’ wide slope shall be on each side.  The raised flat 

portion shall be 12’ wide.  The speed table shall be across the width of the street.  Examples below. 
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DECEMBER, 2020

SITE PLAN
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JOB:20334 MARCH, 2021 SHEET 1 OF 2

ENGINEERING
724 N. BEN MADDOX WAY

VISALIA CA, 93292
559-713-6139 BBORUM@AWE-INC.COM

OWNER
ACEVEDO HOMES, INC
4234 S. DEMAREE STREET
VISALIA, CA 93277
559-798-8840

AGENT
AW ENGINEERING
ALLEN WILLIAMS
724 N. BEN MADDOX WAY
SUITE A
VISALIA, CA 93292
AWILLIAMS@AWE-INC.COM
PHONE: (559)713-6368

SITE INFORMATION
EXISTING PARCEL
PARCEL NO.1: APN- 126-020-081
(AREA=146,362SF/3.36 ACRES)
PARCEL NO.2: APN- 126-020-082
(AREA=13,068 SF/0.30 ACRES)
CURRENT ZONING: SINGLE FAMILY R-1-5
PROPOSED ZONING: SAME
SEWAGE DISPOSAL: CITY OF VISALIA
WATER SUPPLY: CAL WATER
ELECTRIC: S.C.E.
FLOOD ZONE: X

PROPOSED PARCELS
PARCEL NO.1: APN- (AREA=14,401SF)
PARCEL NO.2: APN- (AREA=14,384SF)
PARCEL NO.3: APN- (AREA=23,766 SF)
PARCEL NO.4: APN- (AREA=23,521 SF)
REMAINDER: APN- (AREA=83,131 SF)
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NEW SINGLE FAMILY RESIDENTIAL
DRIVEWAYS PER COV STANDARDS

NEW PUBLIC SIDEWALKS/PARKWAYS
ALONG SILVERDALE AND DEMAREE PER
COV STANDARDS.
NEW DRIVEWAY FOR FIRE TRUCK
TURNAROUND
SEE DEMAREE CROSS SECTION.

SEE SILVERDALE CROSS SECTION.

EXISTING HOME TO REMAIN

LEGEND
EXISTING TEMP STORM WATER BASIN
TO BE REMOVED

1

2

3

4

5

6

7

8

NEW SINGLE FAMILY RESIDENTIAL HOME
VARIES IN SIZE

5' SIDE YARD SETBACK

25' REAR YARD SETBACK

9

10

22' FRONT YARD SETBACK11

INSTALL NEW FIRE HYDRANT ASSEMBLY
CONNECT TO MAIN WATER LINE

12

INSTALL NEW DOMESTIC WATER SERVICE,
BOX AND METER PER COV STANDARDS.

13

INSTALL NEW 4" SANITARY SEWER
SERVICE PER COV STANDARDS

14
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SUBMIT APPLICATION TO: CITY OF VISALIA COMMUNITY DEVELOPMENT DEPT - 315 E ACEQUIA AVE - VISALIA CA 93291
IF ANY QUESTIONS, PLEASE CALL THE CITY OF VISALIA AT (559) 713-4440

  Project/Business Name: Date:

  Project Description: 

  Site Plan Review Resubmittal: Yes No If Resubmittal, Previous Site Plan Review Number:

  Property Owner:

  Applicant(s) Name:

  Project Address/Location:

  Assessor Parcel Number:  ___ ___ ___ - ___ ___ ___ - ___ ___ ___

  Parcel Size (Acreage or Square Feet): Building or Suite Square Footage:

  Are There Any Proposed Building Modifications: Yes No

  Estimated Cost of Modifications to Building: $   Date Received: __________________________

  Describe All Proposed Building Modifications:   SPR Agenda: _____________  Item No. _____

  Zone: ________ SPR No. _________________

  Historic District:                Yes            No

  Flood Zone:          X              AE            X/AE

  Existing/Prior Building Use:

  Proposed Building Use:

  Proposed Hours of Operation:

  Days of Week In Operation (Circle):  Su M T W Th F Sa

  Number of Employees Per Day: Existing Proposed

  Number of Customers Per Day (Estimated): Existing Proposed

  Predicted Peak Operating Hour:

  Describe Any Truck Delivery Schedule & Operations:

  Please Identify Any Unique or Specific Traffic Patterns That Will Require Accommodations For Operations, Customers, or Employees

  (Provide Separate Attachment if  Necessary):

  Describe Any Special Events Planned for the Facility:

- - A SEPARATE, DETAILED OPERATIONAL STATEMENT IS HIGHLY RECOMMENDED FOR ALL SUBMITTALS - -
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CITY OF VISALIA SITE PLAN REVIEW APPLICATION

- - - THIS AREA FOR CITY STAFF USE ONLY - - -

- Site Plan Review meetings are held on Wednesdays at 9am at City Hall East - 315 E Acequia Ave - Applicant(s) or Representative(s) must be present -

- Application submittal deadline is 4pm on Thursdays to be scheduled for the next available meeting -

- Additional information and assistance in filling out this application can be found at the City of Visalia website (www.visalia.city) or by calling (559) 713-4440-
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This application MUST be filled out in its entirety and submitted with an acceptable site plan (see site plan 
minimum requirements & submittal details on Page 2). Failure to provide all requested information may 

result in rejection of your application and exclusion from the Site Plan Review agenda. 

Page 1 of 2 - Application continues on back of this page 
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SUBMIT APPLICATION TO: CITY OF VISALIA COMMUNITY DEVELOPMENT DEPT - 315 E ACEQUIA AVE - VISALIA CA 93291
IF ANY QUESTIONS, PLEASE CALL THE CITY OF VISALIA AT (559) 713-4440

Submit a digital copy of the site plan(s) and completed application on a flash drive or equivalent (PDF format preferred, hard paper copies

not accepted).

Digital copies must be clear, legible, and on a layout sized appropriately to convey all necessary project information.

Site plan shall provide for and indicate all of the following:

- North arrow - Existing & proposed structures - Loading/unloading areas

- All existing & proposed site features - Adjacent street names - Accessible path of travel from right of way

- Site dimensions, including building - Refuse enclosures & containers - Accessible path of travel from ADA stall

- Existing and proposed fencing at site - Valley oak trees (show drip line) - Location and width of drive approaches to site

- Public improvements (curbs, sidewalks, - Existing & proposed landscaping - Tentative maps shall adhere to requirements

utility poles, hydrants, street lights, etc.) - Parking stalls (include ADA) of Visalia Municipal Code Section 16

  Applicant Information (Final comments will be mailed to the name and address provided below)

  Name:   Signature of Owner or Authorized Agent*

  Address:

  City, State, Zip
  Owner Date

  Phone:

  Email:
  Authorized Agent* Date

OWNER:

I, _________________________________________, declare as follows; I am the owner of certain real property bearing assessor's

parcel number (APN):

AGENT:

I designate _________________________________________, to act as my duly authorized agent for all purposes necessary to file
an application for, and obtain a permit to _____________________________________________________________________________
relative to the property mentioned herein.

I declare under penalty of perjury the foregoing is true and correct.

Executed this ____________ day of __________________________, 20____.

Signature of Owner 

Owner Mailing Address

Owner Phone Number
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SITE PLAN MINIMUM REQUIREMENTS
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Agent Mailing Address

Agent Phone Number

AGENTOWNER

AG
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AGENCY AUTHORIZATION

Signature of Agent

* If signed by an authorized agent , the "Agency Authorization" information below  must  be completed  for this application to be considered acceptable. 

Page 2 of 2 

Signatures 



 
Valley Pacific Petroleum Services 

Doe Ave West (40 acres) 

Visalia, CA 93291 

 

Fuel Transfer Facility Project Description and Operational Statement 

Doe Avenue, West of Shirk Road (APN’s 077-130-012, 085 & 086) 

 

Introduction 

Biomass-based motor fuel, including biodiesel and renewable diesel, are non-fossil fuel products viewed 

as replacements for existing Petroleum Diesel #2, which is the primary diesel product used in on-

highway use motor vehicle diesel engines (i.e. the trucking industry).  Biodiesel and renewable diesel  

are made from feedstock such as vegetable oils and other recycled cooking oils among other materials. 

The difference between the two commodities is that biodiesel is made to be blended with regular diesel, 

in a similar way that ethanol is blended with regular gasoline. Renewable diesel, on the other hand, is a 

much more refined product and is used as a direct substitute for regular petroleum diesel.  Renewable 

diesel functions identically to regular petroleum diesel and is most efficiently used in a blend with 

biodiesel. Refer to the attached Project Importance letter. 

Biodiesel and renewable diesel fuels perform better than their fossil fuel diesel counterparts while also 

reducing environmentally-detrimental emissions. The San Joaquin Valley is traditionally plagued by poor 

air quality, and the products imported at this facility will immediately reduce transportation emissions 

and improve air quality for the greater Visalia area and the region as a whole. There are other locations 

throughout California that are already enjoying the benefits of reduced emissions. Projects such as this 

are critically important to this particular region as it is far from ports and underground fuel pipelines. 

Therefore, the remaining option to economically bring biodiesel and renewable diesel to this region is by 

rail.  Projects such as this are also important to the State of California and is evidenced by the support of 

several organizations for facilities such as this to transport biomass-based fuels into the Central Valley. 

The San Joaquin Valley Air Pollution Control District, California Air Resources Board, American Lung 

Association, among many other prominent government and medical organizations encourage projects 

to continue a push beyond the nearly 33 percent converted from fossil fuel products to non-fossil fuel 

products such as biodiesel and renewable diesel. As of August 1st of this year, due to litigation described 

in the Project Importance letter in more detail, the State of California will impose certain limitations on 

biodiesel blending, namely that biodiesel can only be blended with regular petroleum diesel if 90% of a 

truck fleet is using newer trucks or if the biodiesel is being blended with renewable diesel.  

Project Description 

This proposed facility will transport into the site biodiesel and renewable diesel motor fuels via rail 

tanker cars. The existing project site is vacant. There is an existing rail drill track splitting the property in 

half to service industrial parcels to the north of the project site. The site also contains two siding rail 

spurs which will be used by this project. 



The facility will have one entry/exit point with a 35-foot-wide access road parallel to the rail spurs. The 

project will not construct any buildings but will have two c-train storage containers on site and a wall-

less shade structure for storage for any equipment used during the offloading/transloading operations 

(described below). The product is distributed to a variety of end use locations (truck stops, commercial 

fueling locations, trucking companies, agriculture operations, and other end users). There will be no on-

site storage tanks or storage of any kind at the facility. There will be no fuel processing or manufacturing 

at this facility. 

Operational Statement 

When the biodiesel and renewable diesel fuel arrives to the project site via railcar, it will be offloaded 

directly from the railcar using a custom-designed transload cart to the commercial fuel tanker truck that 

will transport the fuel to the end user/customer off-site that stores and dispenses fuel. The transload 

cart is built by Separation By Design to move the product from railcar to the tanker truck via positive 

displacement (PD) pump. The tanker truck will be approximately 25 feet from the railcar to allow 

adequate spacing between the railcar and tanker truck. A forklift will be used to locate the transload 

cart in the ideal location to properly offload the product from the railcar. Hoses and fitting equipped 

with spill prevention measures (described in more detail below) will be used in conjunction with the 

transload cart. Each truck will take 40-45 minutes to process. All equipment will be returned to the 

storage containers once offloading is completing to prevent equipment theft and/or damage, which will 

also prevent an unsightly appearance from Doe Avenue. 

Traffic Impact 

The facility will operate 24 hours per day, 7 days per week if supply is available. Each railcar holds 

between 26,000 and 29,000 gallons of biodiesel or renewable diesel. We expect to transfer three to four 

rail cars per day, and three to four railcars will be switched on a daily basis.  This equates to 

approximately six to ten trucks per day. At any given time, there will be from 0 to 100,000 gallons of 

product on site. There will be two employees on-site, and no employees will live on-site. Trucks will not 

be allowed to idle during the transfer process in compliance with California anti-idle laws.  

Fire and Spill Prevention Measures 

Spill prevention is of the utmost importance. A critical part of our spill prevention plan is the safety 

devices installed on our transload cart. The PD pump mentioned in the Operational Statement moves a 

fixed volume of product to prevent too much product moving at once, which helps prevent spilling at 

the tanker truck. The volume is measured with a weights and measure approved and calibrated meter. 

Overfills and ground conditions are monitored by the Civacon Ground/Overfill system which provides a 

“go/no-go” output to the operating system. All spill prevention measures are detailed within the custom 

transloading standard operating procedures prepared by Separation by Design attached to this 

submittal package. 

Employees will be required to follow our documented transload process. All employees also receive 

general hazardous materials training in addition to specific rail operation hazardous material handling 

annually. Spill kits will be strategically located along the transload cart path to be utilized by employees 

in the instance a spill or leak occurs while offloading the railcar. 

This facility will comply with Chapter 5706 of the California Fire Code to the extent applicable to the 

project. Biodiesel and renewable diesel are classified as Class IIIB liquids, and thus have less stringent 



requirements compared to Class I, Class II, and Class IIIA liquids. As a preventative measure, there is no 

requirement for fire or spill prevention beyond the measures described above.  

As mentioned previously, spill prevention is a top priority for Valley Pacific Petroleum. An active 

offloading site in Redding, CA, similar to the scope of this facility has successfully unloaded over 30 

million gallons of biomass-based fuels without any spill occurrences is evidence of how much pride and 

care is taken to avoid any spills and contamination. 
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Operational Statement 

Dinuba and Shannon Parkway Car Wash Development 

APN: 091-171-018  

Address: 1744 N. Dinuba Boulevard Visalia, CA 93291 

 

Overview: 

Proposed development of a +/- 1-acre site for the purpose of a drive through express car wash facility. 

Site is currently zoned Commercial and the proposed development is consistent with permitted uses in 

this zone district. Car wash is designed to accommodate a total of 24 public parking stalls with two 

designated handicapped parking spaces in addition to three employee parking stalls. Proposed use will 

bring a desirable service and bring jobs to the surrounding neighborhoods while serving as an extension 

to the established commercial district in which this site is located.  

At daily peak operation times, this facility will employ 15-20 employees. 

 

Express Car Wash Planned Hours of Operation: 

Monday 7:00AM to 9:00PM 

Tuesday 7:00AM to 9:00PM 

Wednesday 7:00AM to 9:00PM 

Thursday 7:00AM to 9:00PM  

Friday  7:00AM to 9:00PM 

Saturday 7:00AM to 9:00PM 

Sunday  7:00AM to 9:00PM 
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SUBMIT APPLICATION TO: CITY OF VISALIA COMMUNITY DEVELOPMENT DEPT - 315 E ACEQUIA AVE - VISALIA CA 93291
IF ANY QUESTIONS, PLEASE CALL THE CITY OF VISALIA AT (559) 713-4440

  Project/Business Name: Date:

  Project Description: 

  Site Plan Review Resubmittal: Yes No If Resubmittal, Previous Site Plan Review Number:

  Property Owner:

  Applicant(s) Name:

  Project Address/Location:

  Assessor Parcel Number:  ___ ___ ___ - ___ ___ ___ - ___ ___ ___

  Parcel Size (Acreage or Square Feet): Building or Suite Square Footage:

  Are There Any Proposed Building Modifications: Yes No

  Estimated Cost of Modifications to Building: $   Date Received: __________________________

  Describe All Proposed Building Modifications:   SPR Agenda: _____________  Item No. _____

  Zone: ________ SPR No. _________________

  Historic District:                Yes            No

  Flood Zone:          X              AE            X/AE

  Existing/Prior Building Use:

  Proposed Building Use:

  Proposed Hours of Operation:

  Days of Week In Operation (Circle):  Su M T W Th F Sa

  Number of Employees Per Day: Existing Proposed

  Number of Customers Per Day (Estimated): Existing Proposed

  Predicted Peak Operating Hour:

  Describe Any Truck Delivery Schedule & Operations:

  Please Identify Any Unique or Specific Traffic Patterns That Will Require Accommodations For Operations, Customers, or Employees

  (Provide Separate Attachment if  Necessary):

  Describe Any Special Events Planned for the Facility:

CITY OF VISALIA SITE PLAN REVIEW APPLICATION

- - - THIS AREA FOR CITY STAFF USE ONLY - - -

- Site Plan Review meetings are held on Wednesdays at 9am at City Hall East - 315 E Acequia Ave - Applicant(s) or Representative(s) must be present -

- Application submittal deadline is 4pm on Thursdays to be scheduled for the next available meeting -

- Additional information and assistance in filling out this application can be found at the City of Visalia website (www.visalia.city) or by calling (559) 713-4440-
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- - A SEPARATE, DETAILED OPERATIONAL STATEMENT IS HIGHLY RECOMMENDED FOR ALL SUBMITTALS - -
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This application MUST be filled out in its entirety and submitted with an acceptable site plan (see site plan 
minimum requirement details below). Failure to provide all requested information may result in rejection of 

your application and exclusion from the Site Plan Review agenda. 

Page 1 of 2 - Application continues on back of this page 
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The truck will be brought in every day at 5pm and 
parked on one of the north side parking spaces until 
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SUBMIT APPLICATION TO: CITY OF VISALIA COMMUNITY DEVELOPMENT DEPT - 315 E ACEQUIA AVE - VISALIA CA 93291
IF ANY QUESTIONS, PLEASE CALL THE CITY OF VISALIA AT (559) 713-4440

Plan(s) must be clear, legible, and on a sheet size appropriate to easily convey all necessary project information. Suggested minimum

sheet size for site plans is 11"x17" (Excludes tentative parcel and final maps)

Site plan shall provide for and indicate all of the following:
- North arrow - Existing & proposed structures - Loading/unloading areas
- All existing & proposed site features - Adjacent street names - Accessible path of travel from right of way
- Site dimensions, including building - Refuse enclosures & containers - Accessible path of travel from ADA stall
- Existing and proposed fencing at site - Valley oak trees (show drip line) - Location and width of drive approaches to site
- Public improvements (curbs, sidewalks, - Existing & proposed landscaping - Tentative maps shall adhere to requirements

utility poles, hydrants, street lights, etc.) - Parking stalls (include ADA) of Visalia Municipal Code Section 16

Submit 20 copies of the site plan with this application, folded to a legal size of 9" x 12" with the print on the outside (no rolled plans)

  Applicant Information (Final comments will be mailed to the name and address provided below)

  Name:   Signature of Owner or Authorized Agent*

  Address:

  City, State, Zip   Owner Date

  Phone:

  Email:   Authorized Agent* Date

OWNER:

I, _________________________________________, declare as follows; I am the owner of certain real property bearing assessor's

parcel number (APN):

AGENT:

I designate _________________________________________, to act as my duly authorized agent for all purposes necessary to file
an application for, and obtain a permit to _____________________________________________________________________________
relative to the property mentioned herein.

I declare under penalty of perjury the foregoing is true and correct.

Executed this ____________ day of __________________________, 20____.

Signature of Owner 

Owner Mailing Address

Owner Phone Number

Agent Mailing Address

Agent Phone Number

AGENTOWNER
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AGENCY AUTHORIZATION

Signature of Agent
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* If signed by an authorized agent , the "Agency Authorization" information below  must  be completed  for this application to be considered acceptable. 

Page 2 of 2 

Signatures 

559-854-3735

04/30/2021

micasitatacos1@gmail.com

Porterville, Ca., 93257
284 n walch st

Armando Alvarado



 



SUBMIT APPLICATION TO: CITY OF VISALIA COMMUNITY DEVELOPMENT DEPT - 315 E ACEQUIA AVE - VISALIA CA 93291
IF ANY QUESTIONS, PLEASE CALL THE CITY OF VISALIA AT (559) 713-4440

  Project/Business Name: Date:

  Project Description: 

  Site Plan Review Resubmittal: Yes No If Resubmittal, Previous Site Plan Review Number:

  Property Owner:

  Applicant(s) Name:

  Project Address/Location:

  Assessor Parcel Number:  ___ ___ ___ - ___ ___ ___ - ___ ___ ___

  Parcel Size (Acreage or Square Feet): Building or Suite Square Footage:

  Are There Any Proposed Building Modifications: Yes No

  Estimated Cost of Modifications to Building: $   Date Received: __________________________

  Describe All Proposed Building Modifications:   SPR Agenda: _____________  Item No. _____

  Zone: ________ SPR No. _________________

  Historic District:                Yes            No

  Flood Zone:          X              AE            X/AE

  Existing/Prior Building Use:

  Proposed Building Use:

  Proposed Hours of Operation:

  Days of Week In Operation (Circle):  Su M T W Th F Sa

  Number of Employees Per Day: Existing Proposed

  Number of Customers Per Day (Estimated): Existing Proposed

  Predicted Peak Operating Hour:

  Describe Any Truck Delivery Schedule & Operations:

  Please Identify Any Unique or Specific Traffic Patterns That Will Require Accommodations For Operations, Customers, or Employees

  (Provide Separate Attachment if  Necessary):

  Describe Any Special Events Planned for the Facility:

CITY OF VISALIA SITE PLAN REVIEW APPLICATION

- - - THIS AREA FOR CITY STAFF USE ONLY - - -

- Site Plan Review meetings are held on Wednesdays at 9am at City Hall East - 315 E Acequia Ave - Applicant(s) or Representative(s) must be present -

- Application submittal deadline is 4pm on Thursdays to be scheduled for the next available meeting -

- Additional information and assistance in filling out this application can be found at the City of Visalia website (www.visalia.city) or by calling (559) 713-4440-
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This application MUST be filled out in its entirety and submitted with an acceptable site plan (see site plan 
minimum requirement details below). Failure to provide all requested information may result in rejection of 

your application and exclusion from the Site Plan Review agenda. 

Page 1 of 2 - Application continues on back of this page 
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SUBMIT APPLICATION TO: CITY OF VISALIA COMMUNITY DEVELOPMENT DEPT - 315 E ACEQUIA AVE - VISALIA CA 93291
IF ANY QUESTIONS, PLEASE CALL THE CITY OF VISALIA AT (559) 713-4440

Plan(s) must be clear, legible, and on a sheet size appropriate to easily convey all necessary project information. Suggested minimum

sheet size for site plans is 11"x17" (Excludes tentative parcel and final maps)

Site plan shall provide for and indicate all of the following:
- North arrow - Existing & proposed structures - Loading/unloading areas
- All existing & proposed site features - Adjacent street names - Accessible path of travel from right of way
- Site dimensions, including building - Refuse enclosures & containers - Accessible path of travel from ADA stall
- Existing and proposed fencing at site - Valley oak trees (show drip line) - Location and width of drive approaches to site
- Public improvements (curbs, sidewalks, - Existing & proposed landscaping - Tentative maps shall adhere to requirements

utility poles, hydrants, street lights, etc.) - Parking stalls (include ADA) of Visalia Municipal Code Section 16

Submit 20 copies of the site plan with this application, folded to a legal size of 9" x 12" with the print on the outside (no rolled plans)

  Applicant Information (Final comments will be mailed to the name and address provided below)

  Name:   Signature of Owner or Authorized Agent*

  Address:

  City, State, Zip   Owner Date

  Phone:

  Email:   Authorized Agent* Date

OWNER:

I, _________________________________________, declare as follows; I am the owner of certain real property bearing assessor's

parcel number (APN):

AGENT:

I designate _________________________________________, to act as my duly authorized agent for all purposes necessary to file
an application for, and obtain a permit to _____________________________________________________________________________
relative to the property mentioned herein.

I declare under penalty of perjury the foregoing is true and correct.

Executed this ____________ day of __________________________, 20____.

Signature of Owner 

Owner Mailing Address

Owner Phone Number

Agent Mailing Address

Agent Phone Number

AGENTOWNER

AG
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AGENCY AUTHORIZATION

Signature of Agent
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SITE PLAN MINIMUM REQUIREMENTS
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* If signed by an authorized agent , the "Agency Authorization" information below  must  be completed  for this application to be considered acceptable. 

Page 2 of 2 

Signatures 

Edgar Alvarado
05/09/2021

559-854-3735
micasitatacos1@gmail.com

1263 N York St
Porterville, Ca., 93257



Operational Statement  
1440 N Dinuba blvd  

The food truck will be moved into the parking lot everyday at 4pm to commence the preparation 
for the 5pm opening. The truck will remain on the south parking side until 10pm closing time. 
The truck will be operated with 3 employees. All them will not take any additional parking from 
the property. 
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OPERATIONAL STATEMENT
The Source LGBT+ Center is a community resource center for LGBTQ+ individuals, allies, family

members, students, and more. Our mission is to provide spaces within our communities for

LGBT+ people to learn, belong, transform, question, and support.

We offer a drop-in center, computer lab, library, peer support, youth programs, trans support,

recovery groups, access to HIV medication and case management, and community use space.

We are currently located at 208 W Main Street Suite B in the basement of Montgomery Square

and occupy 2,500 square feet. We have 5 full-time and 5 part-time employees. We run 25

programs.

The property at 109 NW 2nd Avenue has two buildings and outdoor space that are fenced and

secure. This is vital to the safety, privacy, and confidentiality of our LGBTQ+ community.

The 1 story building would become our community center, group room, volunteer

headquarters, library, and computer lab. The 2 story building would become our administrative

offices, staff offices, and house our HIV program services. All client services are held on the 1st

floor of both buildings. There are 4 office spaces on the second floor that will be occupied by

administrative staff and executive staff only. There are currently 4 accessible, single-stall, unisex

bathrooms on the 1st floors.

Our center is open from 9 am - 5 pm for client appointments, and our drop-in center is open to

the public from 3 - 6 pm. Our groups and programs are run throughout the week M-F from 6 pm

- 7:30 pm. And we are open to outside community groups for use of our space with an

agreement. Currently, we host PFLAG, and 2 outside recovery meetings.

Our basement location has been wonderful, but we have grown exponentially, and our

community needs a permanent home. The Source has become a home away from our LGBTQ+

community. 109 NW 2nd Avenue will provide the appropriate space and growth opportunities

for our organization and clients.

We appreciate your consideration of our site plan and look forward to our new home in

Downtown Visalia.

Brian Poth | Executive Director

thesourcelgbt.org              208 W Main Street Suite B Visalia, CA 93291                559.429.4277
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APN.: 094-015-018

APN.: 094-015-011

APN.: 094-015-009 APN.: 094-015-014

EXISTING BUILDING

EXISTING BUILDING

PROJECT INFORMATION:

ADDRESS: 109 NW 2ND AVE., VISALIA 93292

APN.: 094-015-018

ZONING: C-MU (MIXED-USE COMMERCIAL)

FLOOD ZONE: AE (FEMA HIGH RISK)

BUILDING AREA: 4,590 S.F. (GROSS)

SITE AREA: 14,290 S.F.

PARKING: (VISALIA MUNICIPAL CODE, CH. 17.34.020)

SECT. B (CLINIC): 1 SPACE FOR EACH 200 S.F. OF BUILDING AREA
4,590 / 200 = 22.95<23 STALLS REQUIRED

9 ON-SITE PARKING STALLS PROVIDED WITH ADDITIONAL 14 PARKING STALLS PROVIDED THROUGH COMMON AREA
MAINTENANCE FEE'S AND SHARED PARKING AGREEMENT WITH ADJACENT PROPERTY OWNERS.

23 TOTAL PARKING STALLS PROVIDED.

2-STORY STRUCTURE (E)
MEDICAL CLINIC AND SUPPORT SERVICES

CONST. TYPE: V-B (NON-SPRINKLERED)
OCC. GROUP: B (BUSINESS USE)
SQ. FT.: 2,570 (GROSS)

1-STORY STRUCTURE (E)
REHABILITATION AND COUNSELING SERVICES

CONST. TYPE: V-B (NON-SPRINKLERED)
OCC. GROUP: B (BUSINESS USE)
SQ. FT.: 2,020 (GROSS)

NW 2ND STREET

NW 1ST AVENUE

N. COURT STREET

N. LOCUST STREET
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POCKET 
PARK

50’X100’
172 LOTS

60’X100’
24 LOTS

TULARE IRRIGATION CANAL

REMAINDER LOT

PROPOSED 
DIAMOND OAKS 

SUBDIVISION

WALKING PATH/
DITCH ACCESS

CALDWELL AVE (110’ ROW)
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 (1
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)

CRANDELL
DEMAREE ST & RIVERWAY

DRIVE

MARCH 29, 2021

A PORTION OF LOT 2 OF SHANNON RANCH CENTRAL SUBDIVISION, RECORDED IN VOL. 40
OF MAPS, AT PAGE 99, TCR, LOCATED IN THE SE 1/4 OF SECTION 14, TOWNSHIP 18
SOUTH, 24 EAST, MDB&M, IN THE CITY OF VISALIA, COUNTY OF TULARE, STATE OF

CALIFORNIA

REQUESTING CUP FOR DENSITY SPREAD AND LOT SIZES THAT DO NOT MEET THE
R-1 AND RM ZONING STANDARDS.
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VICINITY MAP

TENTATIVE SUBDIVISION MAP
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CALDWELL AVE

SITE DATA:
APN 126-130-018

126-130-013
TOTAL AREA: 42.5 AC. (GROSS) ±
EXISTING ZONING: AE-40 (COUNTY)
PROPOSED ZONING: R-1-5
GENERAL PLAN DESIGNATION: RESIDENTIAL LOW DENSITY
EXISTING USE: VACANT
PROPOSED USE: RESIDENTIAL LOW DENSITY
FLOOD ZONE: X02
JURISDICTION: TULARE COUNTY - TO BE ANNEXED
VISALIA UDB TIER: TIER 2

50'X100' 172 LOTS
60'X100' 24 LOTS
TOTAL LOTS 196
DENSITY: 4.6 DU/AC

ROW TO BE VERIFIED WITH DITCH COMPANY
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	ProjectBusiness Name: VALLEY PACIFIC PETROLEUM
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	Project Description: TEMPORARY FUEL TRANSFER FACILITY
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	undefined: Yes
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