
 

 

 

PLANNING COMMISSION AGENDA 
 

 
CHAIRPERSON:  VICE CHAIRPERSON: 

   Mary Beatie                                                                                         Chris Tavarez            

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

MONDAY, JANUARY 13, 2025 

VISALIA COUNCIL CHAMBERS 

LOCATED AT 707 W. ACEQUIA AVENUE, VISALIA, CA 

MEETING TIME: 7:00 PM 

 
1. CALL TO ORDER –  

 
2. THE PLEDGE OF ALLEGIANCE – 

 
3. ROLL CALL –   

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

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

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

 5. AGENDA COMMENTS OR CHANGES – 

 

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

• None 

 7. PUBLIC HEARING – Cristobal Carrillo, Associate Planner 

Conditional Use Permit No. 2024-43:  A request by the Neighborhood Mennonite Brethren 
Church of Visalia, CA to amend Conditional Use Permit No. 1996-29, permitting a full time 
coffee bar and meeting space, located in the R-1-5 (Single Family Residential, 5,000 sq. ft. 
minimum lot size) Zone. The project site is located at 5505 West Riggin Avenue, on the 
southwest corner of West Riggin Avenue and North Akers Street (APN: 077-100-104). The 
project is Categorically Exempt from the California Environmental Quality Act (CEQA) 
pursuant to CEQA Guidelines Section 15301, Categorical Exemption No. 2024-68. 
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Planning Commission Agenda, Monday, January 13, 2025 

 

 

 8. PUBLIC HEARING – Josh Dan, Senior Planner 

Conditional Use Permit No. 2024-44: A request to permit an Infusion Health medical 
infusion therapy use within an existing 3,398 square foot building in the C-R (Regional 
Commercial) zone district. The project site is located at 1241 W. Caldwell Avenue (APN: 
122-390-017). The project is Categorically Exempt from the California Environmental Quality 
Act (CEQA) pursuant to CEQA Guidelines Section 15301, Categorical Exemption No. 2024-
73. 

 9. CITY PLANNER UPDATE –  

a. Administrative Adjustment Annual Report to Planning Commission. 

b. 2025 Planning Commission Meeting Calendar 

c. 2025 Planning Commissioner Academy 

 10. ADJOURNMENT 

 The Planning Commission meeting may end no later than 11:00 P.M.  Any unfinished business 
may be continued to a future date and time to be determined by the Commission at this meeting. 
The Planning Commission routinely visits the project sites listed on the agenda. 
 
For Hearing Impaired – Call (559) 713-4900 (TTY) 48-hours in advance of the scheduled meeting 
time to request signing services. 
 

Any written materials relating to an item on this agenda submitted to the Planning Commission 
after distribution of the agenda packet are available for public inspection in the City Office, 315 E. 
Acequia Visalia, CA 93291, during normal business hours. 

APPEAL PROCEDURE 

THE LAST DAY TO FILE AN APPEAL IS THURSDAY, JANUARY 23, 2025, BEFORE 5:00 PM 
 

According to the City of Visalia Zoning Ordinance Section 17.02.145 and Subdivision Ordinance Section 
16.04.040, an appeal to the City Council may be submitted within ten days following the date of a decision 
by the Planning Commission.  An appeal form with applicable fees shall be filed with the City Clerk at 220 
North Santa Fe Street, Visalia, CA 93291. The appeal shall specify errors or abuses of discretion by the 
Planning Commission, or decisions not supported by the evidence in the record. The appeal form can be 
found on the city’s website www.visalia.city  or from the City Clerk. 

THE NEXT REGULAR MEETING WILL BE HELD ON MONDAY, JANUARY 27, 2025 
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: January 13, 2025 
 
PROJECT PLANNER: Cristobal Carrillo, Associate Planner 
 Phone No.: (559) 713-4443 
 E-mail: cristobal.carrillo@visalia.city  

SUBJECT: Conditional Use Permit No. 2024-43: A request by the Neighborhood Mennonite 
Brethren Church of Visalia, CA to amend Conditional Use Permit No. 2016-26, 
permitting a full-time coffee bar and meeting space, located in the R-1-20 (Single 
Family Residential, 20,000 sq. ft. minimum lot size) Zone. The project site is located 
at 5505 West Riggin Avenue, on the southwest corner of West Riggin Avenue and 
North Akers Street (APN: 077-100-104). 

STAFF RECOMMENDATION 

Staff recommends approval of Conditional Use Permit No. 2024-43, as modified by staff, based 
upon the findings and conditions in Resolution No. 2024-80. Staff’s recommendation is based 
on the conclusion that the modified request is consistent with the Visalia General Plan and 
Zoning Ordinance. 

RECOMMENDED MOTION 

I move to approve Conditional Use Permit No. 2024-43 based on the findings and conditions in 
Resolution No. 2024-80. 

PROJECT DESCRIPTION 

The applicant requests approval to amend Conditional Use Permit No. 2016-26 to permit the 
operation of an existing ancillary coffee bar and gathering space (known as “The Commons”) as 
a full-time commercial use, operating within the church complex and open to the general public. 
Per the site plan and floor plan in Exhibits “A” and “B”, the existing coffee bar is 2,470 square 
feet in size and contains service, seating, and storage areas. A 1,325 square-foot outdoor 
seating area is also available for customer use. Bathrooms for the coffee bar are provided via 
two separate buildings located within the church complex with exterior access, east and west of 
the coffee bar. Currently, the coffee bar is only operational whenever church or related activities 
occur, such as worship services, bible study, and youth group.  

Per the hours of operation table in Exhibit “D”, the applicant proposes expanded hours of 
operation for the coffee bar. The coffee bar would be open during regular daytime hours, 
primarily when no worship/sanctuary activities would occur. During hours of operation, the 
coffee bar would serve coffee, drinks, pastries, and pre-packaged food to the general public, 
with a focus on serving individuals attending South Valley United Soccer Club games and 
practices (which are held on the church campus sports fields) and the students, parents, and 
staff of Ridgeview Middle School to the north. The space would also function as a “communal 
space for connection and gathering” open to both the public and church congregants, to include 
hosting of after-school programs, counselor led support groups, mentorship programs, Visalia 
Unified School District trainings, and other community events. 
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The facility would be operated by Eddie and Susie Perez (see Draft Lease Agreement in Exhibit 
“E”) who are also members of the church. Rent for the facility would be paid to the church, but 
income generated from the use would go towards the proprietors. While the coffee bar would be 
its own commercial operation, it would function as an extension of the church, sharing parking 
and bathroom facilities, with a “mission and vision” fully aligned with the Neighborhood Church. 
Church volunteers would also use the coffee bar premises for church activities, to be held 
outside of normal coffee bar hours of operation. 

Commercial signage for the coffee bar would consist of a 5 ½ square foot hanging sign to be 
placed in the outdoor seating area, and a portable A-frame sign near the entrance of the facility. 
No street signage is proposed as part of this project.  

Letters in support of the request are provided by Grant Smith, Board Member with the South 
Valley United Soccer Club, and by Andy Di Meo, Assistant Superintendent, Educational 
Services, with the Visalia Unified School District. The letters can be found in Exhibit “F” of this 
report.  

Public Hearing Notice 

The above project description corrects errors discovered in the public hearing notice published 
and mailed to adjacent property owners within 300 feet of the project site. The notice incorrectly 
identified the zoning of the project site as R-1-5 (Single Family Residential, 5,000 square foot 
minimum site area) instead of R-1-20. Staff notes that the discrepancy did not result in any 
deficiencies with notification to members of the public, nor does it affect the analysis provided 
within this report. 

BACKGROUND INFORMATION 

General Plan Land Use Designation: Residential Very Low Density 

Zoning: R-1-20 (Single Family Residential, 20,000 square foot 
minimum site area) 

Surrounding Zoning and Land Use  North: Q-P (Quasi Public), R-M-3 (Multifamily 
Residential, 1,200 square foot minimum site 
area per dwelling) / Agricultural land, 
Ridgeview Middle School, Modoc Ditch 

 South: R-1-5 / The Vineyard residential subdivision 
 East: R-1-5, R-M-2 (Multifamily Residential, 3,000 

square foot minimum site area per dwelling) / 
Summerfield residential subdivision, The 
Reserve at Ritchie Ranch multifamily 
complex 

 West: R-1-5 / Amber Crossing residential 
subdivision, single family residences, 
abandoned dairy 

Environmental Review: Categorical Exemption No. 2024-68 

Special Districts: None 

Site Plan: 2024-205, 2024-166 
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RELATED PROJECTS 

Conditional Use Permit No. 1996-29: A request by Neighborhood Church Mennonite Brethren 
to establish a church facility with an 800-seat multi-purpose facility (gymnasium and worship 
place), offices, classrooms, and athletic fields, at the southwest corner of West Riggin Avenue 
and North Akers Street. The project was approved by the Visalia Planning Commission on 
January 27, 1997.  

Conditional Use Permit No. 2008-39: A request by Neighborhood Church to amend 
Conditional Use Permit No. 1996-29, to allow a new 23,000 +/- square foot sanctuary, 
classrooms, and expansion of an office and parking lots on an existing church campus, at the 
southwest corner of West Riggin Avenue and North Akers Street. The project was approved by 
the Visalia Planning Commission on November 28, 2008, however the CUP lapsed after two 
years due to no Building Permits being issued for the project. 

Conditional Use Permit No. 2016-26: A request by Neighborhood Church to amend 
Conditional Use Permit No. 1996-29 to allow a new 23,000 square foot sanctuary, classrooms, 
an office, and a larger parking lot on an existing church campus located at 5505 West Riggin 
Avenue. The project was approved by the Visalia Planning Commission on December 12, 2016. 

Site Plan Review No. 2023-046 – B / B232512: A request by Neighborhood Church to convert 
an existing classroom space into a coffee bar and gathering space. Per the April 5, 2023 
Planning Division comments provided with the Site Plan Review approval, the applicant stated 
that the use would only be conducted as ancillary to the church use. Operations would only 
occur when in conjunction with other church and church related activities conducted on the 
project site. Building Permit B222512 for conversion of the classroom into a coffee bar was 
finalized on April 23, 2024.  

Site Plan Review No. 2024-166 and 2024-205: A request by Neighborhood Church to convert 
the ancillary coffee bar into a full-time coffee bar that would be open to the public. Per the 
August 14 and September 11, 2024, Planning Division comments, the coffee bar use could 
continue if operated ancillary to the overall church use, but that intensification to a full-time 
commercial use would require a CUP amendment. Staff also noted that conversion to a full-time 
commercial use would be recommended by Planning Division staff for denial to the Planning 
Commission.   

PROJECT EVALUATION 

General Plan Consistency 

The project site is designated by the Land Use Element of the Visalia General Plan as Very Low 
Density Residential. This land use designation is primarily intended to provide for single-family 
detached housing on large lots, typical of rural residential environments. Per the Land Use 
Element, houses of worship and other places for religious assembly are also considered 
appropriate in residential areas, subject to appropriate location and development standards, and 
Conditional Use Permit requirements to ensure neighborhood compatibility. 

The Land Use Element contains a number of economic and residential objectives and policies 
intended to improve the overall business climate of the City and guide development within 
residentially designated areas. A review of the objectives and policies determined that the Land 
Use Element does not include language promoting the establishment of outright commercial 
uses within residential areas. As such, establishment of a “stand-alone” full-service commercial 
coffee bar or any other “stand-along” commercial business, if operating independently of the 
Neighborhood Church campus, would not be considered consistent with the General Plan. 
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Land Use Compatibility 

Churches and related facilities are identified as a conditionally permitted use in several of 
Visalia’s zoning classifications, including the R-1-20 Zone. Limited commercial uses are 
permitted in R-1 Zones, though they typically retain some residential component (i.e. senior 
citizen residential developments, various care facilities, mobile home parks, home occupations, 
etc.) and often require a Conditional Use Permit to enact. Typical coffee bar uses not containing 
a drive-thru lane are generally permitted by right in all commercial, office, and industrial zones. 
Given the rules of the Zoning Ordinance, there is no basis to permit the establishment of a full-
service coffee shop on a project site located within the R-1-20 residential zone.  

Furthermore, established uses within the vicinity of the project are dominated by single and 
multi-family residential development to the south, east, west, and northeast. Areas to the north 
are largely undeveloped, save for the existing Ridgeview Middle School. However, General Plan 
and Zoning classifications applicable to the north designate the areas for quasi-public and 
residential uses, such as schools, parks, and multi-family developments. In particular, the 
Carlton Acres Specific Plan was approved in October 2023, earmarking the areas to the north 
for residential development. The closest commercial nodes to the project are a mile east and 
west, at the corners of West Riggin Avenue and North Shirk Street, and West Riggin Avenue 
and North Demaree Street. 

Operation As Ancillary Use 

While there is no basis to permit a “stand-alone” full-service operation of the proposed coffee 
bar, there is reason to permit its operation as a use ancillary to the overall operation of the 
church campus. Churches occupy a rarified space in land use regulation, as the main function 
(Sunday worship gatherings) is often accompanied by a plethora of incidental uses that are 
interwoven with the main use. This can include educational uses (bible study, catechism), 
daycares (for the caring of children during worship), counseling spaces (for spiritual guidance or 
confession), music rehearsal spaces (for church choirs or worship teams), and events (nativity 
plays, conferences, funeral services, etc.). While not worship gatherings in and of themselves, 
all incidental uses support the main church function in some capacity.  

Food service, as an ancillary use, is also not uncommon for some churches. There are a 
number of churches within the City (for example Visalia First Assembly of God Church, Grace 
Community Church of Visalia, and Gateway Church of Visalia) that provide a coffee bar for 
attendees. Of the three churches surveyed, coffee service is provided only before or after 
worship services. Only one of the three churches is within a residential zone, with the other two 
within the Q-P Zone.  

Per the hours of operation table in Exhibit “D”, the applicant has demonstrated that there is 
significant activity occurring on the church premises on a nearly daily basis. Weekday hours 
proposed for the coffee bar would coincide with church office and ancillary activities. Saturday 
and Sunday operating hours would coincide with South Valley United Soccer Club and 
worship/sanctuary activities. Only Friday operating hours would not coincide with any onsite 
activity. Given the above, staff recommends that the use be permitted to continue to operate as 
an ancillary use to the church, subject to the following recommended condition of approval: 

• Condition No. 2 - That the site shall be developed and use operated as an ancillary use 
to the church in substantial compliance with the Operational Statement and Hours of 
Operation Table in Exhibit “D”, except as modified below: 

a. That the coffee bar shall only operate when in conjunction with a church and/or 
ancillary church use conducted on the project site.  
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This would allow the coffee bar to operate as requested in Exhibit “D”, except that no operation 
would be permitted on Fridays, unless a church and/or ancillary church activity where to occur 
the same day. With the inclusion of this recommended condition, the proposed coffee bar use 
will operate in a manner that is compatible with other ancillary uses associated with the church. 

Signage 

The applicant proposes placement of signage within close proximity of the entrance to the 
coffee bar, situated well away from the public right of way. Visalia Municipal Code Section 
17.48.030 (Exempt Signs) states that signs that are not visible from the public right of way are 
permitted by right and do not require a Building Permit. This section is specific to interior 
signage, but can be applied to outdoor signage in situations such as this wherein the signage 
will not be visible from the street.  

Environmental Review 

The proposal will make use of an existing coffee bar within the Neighborhood Church complex. 
No other physical changes are proposed to the project site. As such, the requested action is 
considered Categorically Exempt under Section 15301 (Existing Facilities) of the Guidelines for 
the Implementation of the California Environmental Quality Act (CEQA). (Categorical Exemption 
No. 2024-68). 

RECOMMENDED FINDINGS  

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

2. That the proposed project is consistent with the policies and intent of the General Plan and 
Zoning Ordinance.  Specifically, the project is consistent with the required findings of Zoning 
Ordinance Section 17.38.110: 

a. The proposed location of the conditional use is in accordance with the objectives of the 
Zoning Ordinance and the purposes of the zone in which the site is located. While there 
is no basis to permit a “stand-alone” full-service operation of the proposed coffee bar, 
there is reason to permit its operation as a use ancillary to the overall operation of the 
church. Churches are often accompanied by many incidental uses that are interwoven 
with the main church use. Food service, as an ancillary use, is not uncommon for some 
churches, as a number of churches within the City provide a coffee bar for attendees. 
With application of the recommended Condition No. 2.a, limiting hours in conjunction with 
onsite church activities, the coffee bar use will operate in a manner that is compatible 
with other church ancillary uses, minimizing impacts to the site and surrounding areas. 

b. The proposed location of the conditional use and the conditions under which it would be 
operated or maintained will not be detrimental to the public health, safety, or welfare, nor 
materially injurious to properties or improvements in the vicinity. While there is no basis to 
permit a “stand-alone” full-service operation of the proposed coffee bar, there is reason to 
permit its operation as a use ancillary to the overall operation of the church. Churches are 
often accompanied by many incidental uses that are interwoven with the main use. Food 
service, as an ancillary use, is not uncommon for some churches, as a number of 
churches within the City provide a coffee bar for attendees. With application of the 
recommended conditions of approval, limiting hours to solely when in conjunction with 
onsite church activities, the coffee bar use will operate in a manner that is compatible 
with other church ancillary uses, minimizing impacts to the site and surrounding areas. 
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3. That the project is considered Categorically Exempt under Section 15301 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA). (Categorical 
Exemption No. 2024-68). 

RECOMMENDED CONDITIONS OF APPROVAL 

1. That the site shall be developed and use operated as an ancillary use to the church in 
substantial compliance with the Site Plan in Exhibit “A”, and Floor Plan in Exhibit “B”. 

2. That the site shall be developed and use operated as an ancillary use to the church in 
substantial compliance with the Operational Statement and Hours of Operation Table in 
Exhibit “D”, except as modified below: 

a. That the coffee bar shall only operate when in conjunction with a church and/or ancillary 
church use conducted on the project site.  

3. That the site shall be developed consistent with the comments and conditions of the Site 
Plan Review Committee, as set forth under Site Plan No. 2024-166 and 2024-205. 

4. That the project shall be developed and operated in compliance with all requirements and 
conditions of the Conditional Use Permit No. 2016-26, unless superseded by the conditions 
of Conditional Use Permit No. 2024-43. 

5. That any project signage shall comply with all requirements of Visalia Municipal Code 
Section 17.48 (Signs). 

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

APPEAL INFORMATION 

According to the City of Visalia Zoning Ordinance Section 17.02.145, an appeal to the City 
Council may be submitted within ten days following the date of a decision by the Planning 
Commission.  An appeal with applicable fees shall be in writing and shall be filed with the City 
Clerk at 220 N. 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. 
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Attachments: 

• Related Plans and Policies 

• Resolution No. 2024-80 

• Exhibit "A" – Site Plan  

• Exhibit “B” – Floor Plan   

• Exhibit “C” – Existing Site Pictures 

• Exhibit “D” – Operational Statement and Hours of Operation Table 

• Exhibit “E” – Draft Leasing Agreement 

• Exhibit “F” – Letters of Support  

• Categorical Exemption No. 2024-68 

• Site Plan Review No. 2024-205 and 2024-166 

• General Plan Land Use Map 

• Zoning Map 

• Aerial Map 

• Vicinity Map 
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RELATED PLANS AND POLICIES 

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

VISALIA GENERAL PLAN 

Land Use Element 

2.4 General Plan Land Use Diagram 

Land Use Classifications - Residential 

Very Low Density Residential. This designation is intended to provide for single family detached housing 
on large lots. Residential densities are typical of rural residential environments. The typical residential 
density for this designation ranges from 0.1 to two housing units per gross acre. Buildout is assumed at 
two units per gross acre. 

2.13 Institutional and Civic 

Public and quasi-public facilities, such as government facilities, hospitals and cemeteries, are important 
elements of community-building. Sites needed for large facilities are indicated on the General Plan Land 
Use Diagram near mixed-use neighborhood centers and Downtown; the new Kaweah Delta Medical 
Center campus is shown in the southeastern quadrant, near Caldwell and Lovers Lane. Public uses on 
sites less than two acres in size do not need a separate zoning classification and are not shown on the 
Diagram. 

Houses of worship and other places for religious assembly as well as private schools and colleges will be 
permitted in residential and commercial areas, subject to appropriate location and development 
standards, and use-permit requirements which will ensure neighborhood compatibility. 

 

VISALIA MUNICIPAL CODE 

Chapter 17.12 

R-1 Single Family Residential Zone 

17.12.010 Purpose and intent. 

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

17.12.015 Applicability. 

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

17.12.020 Permitted uses. 

In the R-1 single-family residential zones, the following uses shall be permitted by right: 

A. One-family dwellings; 

B. Raising of fruit and nut trees, vegetables and horticultural specialties; 

C. Accessory structures located on the same site with a permitted use including private garages and 
carports, one guest house, storehouses, garden structures, green houses, recreation room and hobby 
shops; 
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D. Swimming pools used solely by persons resident on the site and their guests; provided, that no 
swimming pool or accessory mechanical equipment shall be located in a required front yard or in a 
required side yard; 

E. Temporary subdivision sales offices; 

F. Licensed day care for a maximum of fourteen (14) children in addition to the residing family; 

G. Twenty-four (24) hour residential care facilities or foster homes, for a maximum of six individuals in 
addition to the residing family; 

H. Signs subject to the provisions of Chapter 17.48; 

I. The keeping of household pets, subject to the definition of household pets set forth in Section 
17.04.030; 

J. Accessory dwelling units as specified in Sections 17.12.140 through 17.12.200; 

K. Adult day care up to twelve (12) persons in addition to the residing family; 

L. Other uses similar in nature and intensity as determined by the city planner; 

M. Legally existing multiple family units, and expansion or reconstruction as provided in Section 
17.12.070.  

N. Transitional or supportive housing for six (6) or fewer resident/clients. 

O. In the R-1-20 zone only, the breeding, hatching, raising and fattening of birds, rabbits, chinchillas, 
hamsters, other small animals and fowl, on a domestic noncommercial scale, provided that there shall 
not be less than one thousand (1,000) square feet of site area for each fowl or animal and provided that 
no structure housing poultry or small animals shall be closer than fifty (50) feet to any property line, 
closer than twenty-five (25) feet to any dwelling on the site, or closer than fifty (50) feet to any other 
dwelling; 

P. In the R-1-20 zone only, the raising of livestock, except pigs of any kind, subject to the exception of 
not more than two cows, two horses, four sheep or four goats for each site, shall be permitted; provided, 
that there be no limitation on the number of livestock permitted on a site with an area of ten acres or 
more and provided that no stable be located closer than fifty (50) feet to any dwelling on the site or closer 
than one hundred (100) feet to any other dwelling; 

17.12.030 Accessory uses. 

In the R-1 single-family residential zone, the following accessory uses shall be permitted, subject to 
specified provisions: 

A. Home occupations subject to the provisions of Section 17.32.030; 

B. Accessory buildings subject to the provisions of Section 17.12.100(B). 

C. Cottage Food Operations subject to the provisions of Health and Safety Code 113758 and Section 
17.32.035.  

17.12.040 Conditional uses. 

In the R-1 single-family residential zone, the following conditional uses may be permitted in accordance 
with the provisions of Chapter 17.38: 

A. Planned development subject to the provisions of Chapter 17.26; 

B. Public and quasi-public uses of an educational or religious type including public and parochial 
elementary schools, junior high schools, high schools and colleges; nursery schools, licensed day care 
facilities for more than fourteen (14) children; churches, parsonages and other religious institutions; 

11



 

C. Public and private charitable institutions, general hospitals, sanitariums, nursing and convalescent 
homes; not including specialized hospitals, sanitariums, or nursing, rest and convalescent homes 
including care for acute psychiatric, drug addiction or alcoholism cases; 

D. Public uses of an administrative, recreational, public service or cultural type including city, county, 
state or federal administrative centers and courts, libraries, museums, art galleries, police and fire 
stations, ambulance service and other public building, structures and facilities; public playgrounds, parks 
and community centers; 

E. Electric distribution substations; 

F. Gas regulator stations; 

G. Public service pumping stations, i.e., community water service wells; 

H. Communications equipment buildings; 

I. Planned neighborhood commercial center subject to the provisions of Chapter 17.26; 

J. Residential development specifically designed for senior housing; 

K. Mobile home parks in conformance with Section 17.32.040; 

L. [Reserved.] M. Residential developments utilizing private streets in which the net lot area (lot area 
not including street area) meets or exceeds the site area prescribed by this article and in which the 
private streets are designed and constructed to meet or exceed public street standards; 

N. Adult day care in excess of twelve (12) persons; 

O. Duplexes on corner lots; 

P. Twenty-four (24) hour residential care facilities or foster homes for more than six individuals in 
addition to the residing family; 

Q. Residential structures and accessory buildings totaling more than ten thousand (10,000) square feet; 

R. Other uses similar in nature and intensity as determined by the city planner.  

S. Transitional or supportive housing for seven (7) or more resident/clients. 

17.12.050 Site area. 

The minimum site area shall be as follows: 

Zone Minimum Site Area 

R-1-5 5,000 square feet 

R-1-12.5 12,500 square feet 

R-1-20 20,000 square feet 

A. Each site shall have not less than forty (40) feet of frontage on the public street. The minimum width 
shall be as follows: 

Zone Interior Lot Corner Lot 

R-1-5 50 feet 60 feet 

R-1-12.5 90 feet 100 feet 

R-1-20 100 feet 110 feet 

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

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

17.12.070 Replacement and expansion of legally existing multiple family units. 

In accordance with Sections 17.12.020 legally existing multiple family units may be expanded or replaced 
if destroyed by fire or other disaster subject to the following criteria: 

A. A site plan review permit as provided in Chapter 17.28 is required for all expansions or 
replacements. 

B. Replacement/expansion of unit(s) shall be designed and constructed in an architectural style 
compatible with the existing single-family units in the neighborhood. Review of elevations for 
replacement/expansion shall occur through the site plan review process. Appeals to architectural 
requirements of the site plan review committee shall be subject to the appeals process set forth in 
Chapter 17.28.050. 

C. Setbacks and related development standards shall be consistent with existing single-family units in 
the neighborhood. 

D. Parking requirements set forth in Section 17.34.020 and landscaping requirements shall meet 
current city standards and shall apply to the entire site(s), not just the replacement unit(s) or expanded 
area, which may result in the reduction of the number of units on the site. 

E. The number of multiple family units on the site shall not be increased. 

F. All rights established under Sections 17.12.020and 17.12.070 shall be null and void one hundred 
eighty (180) days after the date that the unit(s) are destroyed (or rendered uninhabitable) unless a 
building permit has been obtained and diligent pursuit of construction has commenced. The approval of a 
site plan review permit does not constitute compliance with this requirement. 

17.12.080 Front yard. 

A. The minimum front yard shall be as follows: 

Zone  Minimum Front Yard 

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

R-1-12.5 Thirty (30) feet 

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

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

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

17.12.090 Side yards. 

A. The minimum side yard shall be five feet in the R-1-5 and R-1-12.5 zone subject to the exception 
that on the street side of a corner lot the side yard shall be not less than ten feet and twenty-two (22) feet 
for front loading garages or other parking facilities, such as, but not limited to, carports, shade canopies, 
or porte cocheres. 
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B. The minimum side yard shall be ten feet in the R-1-20 zone subject to the exception that on the 
street side of a corner lot the side yard shall be not less than twenty (20) feet. 

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

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

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

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

17.12.100 Rear yard. 

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

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

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

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

17.12.110 Height of structures.  

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

17.12.120 Off-street parking. 

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

17.12.130 Fences, walls and hedges. 

In the R-1 single-family residential zone, fences, walls and hedges are subject to the provisions of 
Section 17.36.030. 

17.12.135   Lot area less than 5,000 square feet. 

A.   Notwithstanding Section 17.12.050, lots in the R-1-5 zone may have a lot area of between 3,600 and 
4,999 square feet if all of the following standards are met: 

14

https://codelibrary.amlegal.com/codes/visalia/latest/visalia_ca/0-0-0-33846%23JD_17.12.050


 

   1.   The Planning Commission finds that the development's overall density is consistent with the 
General Plan. 

   2.   The maximum number of lots less than 5,000 square feet that may be approved by a tentative 
subdivision map shall be fifty (50) percent or less of the total lots. 

   3.   Streets shall be constructed to public street standards. 

   4.    Each subdivision with at least 15 lots that are less than 5,000 square feet in size shall make 
available to buyers at least three (3) different small lot floor plans with at least four (4) available elevation 
designs for each floor plan to construct on those lots. 

   5.   The primary frontage of the dwelling unit shall face a public street, primary entryway, circulation 
walkway, or open space with sidewalks that provide delineated paths of travel. 

   6.   The primary frontage of the dwelling unit shall include the primary entrance and at least one 
window. 

   7.   Required covered parking spaces shall be in garages.  Carports are prohibited. 

   8.   The width of the garage shall not be greater than fifty (50) percent of the width of the dwelling unit. 

   9.   The garage shall not extend beyond the front building facade (living area.) 

   10.   All dwelling units shall include a covered front porch at least four (4) feet deep and six (6) feet 
wide or an uncovered front courtyard at least five (5) feet wide and five (5) feet deep that is surrounded 
on four sides by the dwelling unit or a wall or fence between three (3) and four (4) feet high with a 
pedestrian gate or entryway. 

   11.   The building official shall not approve a building permit for a new dwelling unit on a lot with a lot 
area less than 5,000 square feet until the city planner, or designee, has determined that the standards 
identified in this section are met. 

   12.   The subdivision shall provide a common, usable open space area of a minimum 3,000 square feet 
or two hundred fifty (250) square feet per lot under 5,000 square feet, whichever is greater.  The area 
shall be landscaped and maintained with funding from either a homeowner's association or a landscape 
and lighting act district. 

B.   Notwithstanding this Chapter, lots with less than five thousand (5,000) square feet shall have the 
following minimum dimensions and building setback areas, unless they were approved with a planned 
development permit: 

   1.   The minimum lot depth shall be seventy (70) feet. 

   2.   The minimum lot width shall be forty-six (46) feet for interior lots and fifty-one (51) feet for corner 
lots. 

   3.   The minimum front building setback area shall be twelve (12) feet for livable space and twenty (20) 
feet for garages. 

   4.   The minimum rear yard building setback area shall be fifteen (15) feet. 

   5.   The minimum interior side yard building setback area shall be five (5) feet. 

   6.   The minimum corner side yard building setback area shall be ten (10) feet. 
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   7.   The maximum building height shall be thirty-five (35) feet. 

   8.   Lots shall provide for a usable open space area of a minimum three hundred (300) square feet.  
The open space shall be a minimum fifteen (15) feet wide. 

   C.   Lots less having a lot area of 3,600 square feet, or lots that do not meet the standards in this 
section may be approved through the planned development permit process per Chapter 17.26. (Ord. 
2017-01 (part), 2017) 

Chapter 17.38 Conditional Use Permits 

17.38.010  Purposes and powers. 

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

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

1. Name and address of the applicant; 

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

3. Address and legal description of the property; 

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

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

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

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

 
17.38.030  Lapse of conditional use permit. 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

 
17.38.080  Public hearing--Notice. 

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

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

 
17.38.090  Investigation and report. 

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

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

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

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

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

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

C. The commission may deny an application for a conditional use permit. (Prior code § 7536) 
 
17.38.120  Appeal to city council. 

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

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

 

Chapter 17.25 

Uses In The Commercial, Mixed Use, Office, and Industrial Zones
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Resolution No. 2024-80 

 

RESOLUTION NO. 2024-80 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2024-43, A 

REQUEST BY THE NEIGHBORHOOD MENNONITE BRETHREN CHURCH OF 
VISALIA, CA TO AMEND CONDITIONAL USE PERMIT NO. 2016-26, PERMITTING A 

FULL-TIME COFFEE BAR AND MEETING SPACE, LOCATED IN THE R-1-20 
(SINGLE FAMILY RESIDENTIAL, 20,000 SQ. FT. MINIMUM LOT SIZE) ZONE. THE 

PROJECT SITE IS LOCATED AT 5505 WEST RIGGIN AVENUE, ON THE 
SOUTHWEST CORNER OF WEST RIGGIN AVENUE AND NORTH AKERS STREET 

(APN: 077-100-104). 
 

WHEREAS, Conditional Use Permit No. 2024-43, is a request by the 
Neighborhood Mennonite Brethren Church of Visalia, CA to amend Conditional Use 
Permit No. 2016-26, permitting a full-time coffee bar and meeting space, located in the 
R-1-20 (Single Family Residential, 20,000 sq. ft. minimum lot size) Zone. The project 
site is located at 5505 West Riggin Avenue, on the southwest corner of West Riggin 
Avenue and North Akers Street (APN: 077-100-104); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice did hold a public hearing before said Commission on January 13, 2025; and 
 

WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit No. 2024-43, as conditioned, to be in accordance with Chapter 17.38.110 of 
the Zoning Ordinance of the City of Visalia based on the evidence contained in the staff 
report and testimony presented at the public hearing; and 
 
 WHEREAS, the Planning Commission finds the project to be Categorically 
Exempt consistent with the California Environmental Quality Act (CEQA) and City of 
Visalia Environmental Guidelines. 
 

NOW, THEREFORE, BE IT RESOLVED that the project is exempt from further 
environmental review pursuant to CEQA Section 15301. 

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

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

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

2. That the proposed project 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: 

• 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. While there is no basis to permit a “stand-alone” full-service operation of 
the proposed coffee bar, there is reason to permit its operation as a use ancillary 
to the overall operation of the church. Churches are often accompanied by many 
incidental uses that are interwoven with the main church use. Food service, as 
an ancillary use, is not uncommon for some churches, as a number of churches 
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Resolution No. 2024-80 

within the City provide a coffee bar for attendees. With application of the 
recommended Condition No. 2.a, limiting hours in conjunction with onsite church 
activities, the coffee bar use will operate in a manner that is compatible with other 
church ancillary uses, minimizing impacts to the site and surrounding areas. 

• The proposed location of the conditional use and the conditions under which it 
would be operated or maintained will not be detrimental to the public health, 
safety, or welfare, nor materially injurious to properties or improvements in the 
vicinity. While there is no basis to permit a “stand-alone” full-service operation of 
the proposed coffee bar, there is reason to permit its operation as a use ancillary 
to the overall operation of the church. Churches are often accompanied by many 
incidental uses that are interwoven with the main use. Food service, as an 
ancillary use, is not uncommon for some churches, as a number of churches 
within the City provide a coffee bar for attendees. With application of the 
recommended conditions of approval, limiting hours to solely when in conjunction 
with onsite church activities, the coffee bar use will operate in a manner that is 
compatible with other church ancillary uses, minimizing impacts to the site and 
surrounding areas. 

3. That the project is considered Categorically Exempt under Section 15301 of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA). (Categorical Exemption No. 2024-68). 

 BE IT FURTHER RESOLVED that the Planning Commission hereby approves 
the Conditional Use Permit on the real property here described in accordance with the 
terms of this resolution under the provisions of Section 17.38.110 of the Ordinance 
Code of the City of Visalia, subject to the following conditions: 

1. That the site shall be developed and use operated as an ancillary use to the church 
in substantial compliance with the Site Plan in Exhibit “A”, and Floor Plan in Exhibit 
“B”. 

2. That the site shall be developed and use operated as an ancillary use to the church 
in substantial compliance with the Operational Statement and Hours of Operation 
Table in Exhibit “D”, except as modified below: 

a. That the coffee bar shall only operate when in conjunction with a church and/or 
ancillary church use conducted on the project site.  

3. That the site shall be developed consistent with the comments and conditions of the 
Site Plan Review Committee, as set forth under Site Plan No. 2024-166 and 2024-
205. 

4. That the project shall be developed and operated in compliance with all 
requirements and conditions of the Conditional Use Permit No. 2016-26, unless 
superseded by the conditions of Conditional Use Permit No. 2024-43. 

5. That any project signage shall comply with all requirements of Visalia Municipal 
Code Section 17.48 (Signs). 

6. That all other federal, state and city codes, ordinances and laws shall be met. 
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THE COMMONS COFFEE BAR – INTERIOR & EXTERIORS 
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Operational Statement

The Commons Coffee House and Church Event Space

Neighborhood Church

5505 W. Riggin Ave, Visalia, Ca 93291

Proposed Building Use: The Commons:

● The space is a remodel of an existing room and contains a coffee bar, indoor communal space,

and an outdoor seating area to meet the needs of the many people and purposes that utilize our

campus.

● The campus serves as a way for our church to serve our community. We have hosted small

community events, including VUSD training for new and substitute teachers. The Commons can

be utilized to serve as a space for teachers and staff from the neighboring school to gather,

connect, and collaborate.

● The Commons would offer a space for parents to connect relationally while they drop off and

pick up their kids from Ridgeview Middle School. Our parking lot is often half full with cars

during these times and a safe gathering place would provide a sense of community and disperse

traffic.

● It will also provide a safe place for the Ridgeview kids to go before and after school.

● The Commons would host small events that benefit our community, such as the ‘Parent Cafe,’ a

counselor-led support group for parents from the Houston School area to address parenting and

community challenges (Neighborhood Degree partnership). Additionally, ‘Link,’ a program for

first generation college students to connect with their mentors over coffee, would be held here.

● South Valley United Soccer Club (SVU) uses the fields at Neighborhood. The Commons would

provide a much-needed space for parents to gather during weekday practices.

● SVU often hosts weekend games and tournaments at the Neighborhood fields. The Commons

would offer parents and players a space to gather before and after games to connect, rest, and

refuel. Saturday games and tournaments can draw over 3,000 players and family members to the

campus.

● The Commons will regularly be used for daily church activities such as small groups, Bible

studies, classes, workshops, and more that occur throughout the day.

○ Example of weekly hours used exclusively for church activities (excluding Sunday

mornings and Wednesday nights as written in hours of operation below).

■ Sunday - 7:30am-1:00pm; 6:00-8:00pm (Church services, Men’s groups,

workshops)

■ Monday- 6:00-8:00pm (Parent Cafe and other Neighborhood Degree events)

■ Tuesday- 6:00-8:30pm (Bible Studies)

■ Wednesday - 3:00-4:00pm; 6:30-8:00pm (Student Groups meet on campus.. Can

use the Commons to hang-out, drinks, etc.)

■ Thursday nights- 7:00-8:30pm (Bible Studies)

EXHIBIT D
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● The Commons will allow us to host expanded after-school youth groups and activities since the

adjoining school is out at 3pm.

Coffee House Proposed Hours of Operation: Open to Public

● Proposed: Sunday–Saturday - 7:00 am–4:00 pm

● Proposed: Wednesday night - 5:00 pm-8:00 pm

○ Income generated from hours open to the public will go to lessee to cover payroll and

operating expenses. Other income generated outside of the hours open to the public will

go directly to Neighborhood Church.

Number of Coffee House Employees: 2-3 per day

Services Provided:

● Coffee, drinks, pastries, and prepackaged food.

● Communal space for connection and gathering (public and parishioners)

Neighborhood Church General Hours of Operation :

Sunday

● Sunday services- 8:00am-1:00pm

● Evening groups/Bible Studies - 5:00pm-8:00pm

● South Valley United Soccer- 1:00pm-5:00pm

Monday

● Office Open - 8:30am-4:00pm

● Evening Groups/Studies - 6:00pm-8:30pm

● South Valley United Soccer- 4:30pm-8:30pm

Tuesday

● Office Open- 8:30am-4:00pm

● Evening Groups/Studies- 6:00pm-8:00pm

● Preteen Events- 6:00pm-7:30pm

● South Valley United Soccer- 4:30pm-8:30pm

Wednesday

● Office Open- 8:30am-4:00pm

● Women's Bible Study- 9:00am-11:00am

● Junior High Youth Group- 7:00pm-8:30pm

● South Valley United Soccer- 4:30pm-8:30pm

● Evening Groups/Studies- 6:30pm-8:00pm

Thursday

● Office Open- 8:30am-4:00pm

● South Valley United Soccer- 4:30pm-8:30pm

● Evening Groups/Studies- 6:30pm-8:00pm

● Worship Team practice- 7:00pm-9:00pm
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Friday

● Morning Study- 6:00am-7:00am

Saturday

● South Valley United Soccer- 7:00am-5:30pm

*VUSD, TCOE, VPD, SJVC and other organizations hold events on our campus at various times throughout

the year. Times and dates vary.

Number of Neighborhood Church Employees: 25

WhoWill Run the Coffee House Part of the Commons?

● Since the church is not an expert in the coffee industry, parishioners Eddie and Susie Perez have

agreed to run the coffee house part of the Commons (See attached Lease agreement).

Volunteers will continue to staff the Commons during church activities outside of normal hours

of operation open to the public.

● Eddie and Susie are fully aligned with the mission and vision of Neighborhood Church and have

agreed to run the business as an extension of the mission of Neighborhood as listed in the “Use”

portion of this document.

Proposed Signage:

● Proposed signage will be limited to a 31”x26” sign hanging from the patio area and a sandwich

board by the front entrance of the Commons. No street signage is being proposed.

Kelly Thomas
Executive Pastor
559-732-9107 x111
ncvisalia.com
kelly@ncvisalia.com
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Time Time
6am 6am
7am 7am
8am 8am
9am 9am
10am 10am
11am 11am
12pm 12pm
1pm 1pm
2pm 2pm
3pm 3pm
4pm 4pm
5pm 5pm
6pm 6pm
7pm 7pm
8pm 8pm
9pm 9pm
10pm 10pm

CONDITIONAL USE PERMIT NO. 2024-43 - HOURS OF OPERATION

Monday Tuesday Wednesday Thursday Friday

Visalia Unified School District, Tulare County Office of Education, Visalia Police Department, San Joaquin Valley College, and other organizations also hold events on the Neighbhood Church campus periodically throughout the year. Times and 
date will vary. 

Saturday Sunday

The Commons 
Coffee Bar Neighborhood Church

South Valley United 
Soccer Club
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LEASE AGREEMENT 

THIS LEASE AGREEMENT (this "Lease"), dated _________________, is made by and 

between Neighborhood Church, whose address is 5505 West Riggin Ave., Visalia California 93292 

("Landlord" or “Neighborhood Church”), and Eddie Perez and Susie Perez, individuals ("Tenants").  

Landlord and Tenants may be referred to individually as a “Party” and collectively as the “Parties.”  

RECITALS 

A. Landlord owns a certain real property located at 5505 West Riggin Ave., Visalia, 

California 93291, APN 077-100-104 (the “Land”).  The Land has been improved with buildings 

containing about 26,610 square feet (the “Building”) and related amenities and improvements 

(collectively, with the Land, the “Property”). 

B. Landlord is a church duly organized as a not for profit 501c3 religious organization. 

A church in the Mennonite Brethren denomination.  

C. Landlord is not in the business of running a coffee shop and intends to lease the space 

to individuals who can run the coffee shop while maintaining the mission, vision, and purpose of 

Neighborhood Church.  

D. Neighborhood Church has seen a need in the community for a safe space for 

gatherings outside of the Sunday morning services.  Neighborhood Church already has foot traffic 

during the week on the Property with various church events (i.e. small groups, youth groups, 

conferences, etc.), South Valley United, a club soccer team, utilizing it for practices and games, and 

parents dropping off and picking up their students from Ridgeview Middle School, which is across 

the street.   

E. Tenants, Eddie and Susie Perez, are parishioners of Neighborhood Church.  

F. Tenants intends to use this space to further the mission and values of Neighborhood 

church by providing a safe, open place for kids after school and a location for church small groups 

and events.  

G. Landlord and Tenant agree that the intent of the coffee shop is to be an extension of 

the mission and values of Neighborhood church.  

 
 

1. Premises. Landlord leases to Tenant and Tenant leases from Landlord space in the 

building (the "Building") located at 5505 West Riggin Ave., Visalia, California 93291 (the 

"Premises"). The Premises consists of about 470 square feet of rentable space consisting of a room and 

an outdoor patio area, as marked and highlighted on the Floor Plan map attached as Attachment A.  
 

2. Purpose of Occupancy. Tenant may occupy and use the Premises as a coffee 

shop and for no other purpose without the prior written consent of Landlord. The Premises 

shall not be used for any purpose which would violate any law, ordinance, rule or regulation or 

the terms of any restrictive covenant (provided the Landlord gives Tenant written notice of such 

restrictive covenant) applicable to the Premises or any portion thereof, nor in any way to create 

any nuisance. Landlord also grants to Tenant the right to use areas of common benefit with respect 

to the Premises, such as driveways, parking areas, restrooms, service areas, hallways and other 

common areas (collectively, "Common Areas"). 
 

EXHIBIT E
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3. Term of Lease; Renewal Term. The initial term of this Lease shall commence on 

________, 2024 (the "Commencement Date") and shall continue for Thirty-Six (36) months , 

unless sooner terminated pursuant to this Lease, (the "Term"). Any holdover after the Term 

shall renew the Lease on a month-to-month basis.  
 

4. Rent. The monthly rent (the "Monthly Rent") payable by Tenant for the Premises 

during each month of the Term shall be Two Thousand Two Hundred Dollars ($2,200.00), with 

the first payment due on the second month of the the Term. Commencement Date and each 

subsequent payment due on the first day of each subsequent month. Year 2 the Monthly Rent will 

be Two Thousand Three Hundred Dollars ($2,300.00). Year 3 the Monthly Rent will be Two 

Thousand Four Hundred Dollars ($2,400.00).  On top of the Monthly Rent, Tenant shall pay Five 

percent (5%) of the gross monthly revenue of business of the previous month (the “Gross Rent”).  

However, the total of the Monthly Rent and the Gross Rent shall not exceed a total of Three 

Thousand Dollars ($3,000.00).   

 

 Monthly Rent Gross Rent Notes: 

Year One $2,200.00 5% of gross revenue First Month Free; Total of Monthly 

Rent and Gross Rent not to exceed 

$3,000. 

Year Two $2,300.00 5% of gross revenue Total of Monthly Rent and Gross Rent 

not to exceed $3,000.  

Year Three $2,400.00 5% of gross revenue Total of Monthly Rent and Gross Rent 

not to exceed $3,000. 

 

 

5. Modified Gross Lease; Utilities Paid by Landlord. Landlord will be responsible 

at its own cost for the payment and performance of all real estate taxes and assessments, payment for 

and provision of all insurance on the Property. Notwithstanding the foregoing, Landlord will be 

responsible for all utilities. Tenant will be responsible for regular cleaning.   

 

6. Parking. Landlord agrees to allocate to Tenant the non-exclusive use of all parking 

spaces at the Property. Such parking shall be provided by Landlord free of charge pursuant to the 

terms of this Lease, and Landlord shall bear any expenses related thereto including, but not limited 

to, those expenses for repairs, maintenance, utility costs, trash removal, cleaning, landscaping, snow 

and ice removal, and other security expenses. 

 

7. Alterations. No structural changes shall be made to the Premises by Tenant without 

the prior written consent of Landlord, such consent not to be unreasonably withheld. Tenant shall 

have the right to install within the Premises such fixtures, partitions, equipment and trade 

fixtures, together with any additional nonstructural alterations or changes on the interior of the 

Premises which Tenant may find necessary or deem desirable. All moveable partitions, trade 

equipment and trade fixtures installed by Tenant shall be and remain personal property, regardless 

of the manner of their annexation, and may be removed by Tenant, if it so elects, in whole or in 

part, at or before the end of the term. Any damage to the Premises caused by the removal shall be 

repaired by the Tenant. 
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8. Indemnification. Each Party agrees to indemnify and hold harmless the other party 

from any claims by or on behalf of any person, firm or corporation arising from any default in the 

performance of any covenant or agreement on its part to be performed under this Lease. 
 

9. Liability Insurance. At its own expense, Tenant shall provide and keep in force 

during the Term a comprehensive general liability insurance policy insuring Landlord against any 

liability for injury to persons and/or property and death of any persons occurring on or about the 

Premises. Each policy shall be written by responsible insurance companies and the limits of liability 

thereunder shall not be less than $1,000,000 single limit combined coverage. Tenant may satisfy the 

insurance requirements of this Lease with a policy or policies of blanket insurance, provided, 

however, that the amount of the total insurance allocated to this Lease shall be sufficient so as to 

furnish in protection the equivalent of separate policies in the amounts herein required, and provided 

further that in all other respects, any such policy or policies shall comply with the other provisions 

of this Lease. 
 

10. Insurance of Tenant's Property. Tenant shall at all times during the Term maintain 

in force on all of its fixtures, personal property and equipment in the Premises a policy or policies 

of fire insurance with a standard extended coverage endorsement in such amount as Tenant deems 

reasonably appropriate and necessary. 
 

11. Casualty Insurance. During the Term and at its own expense, Landlord shall keep 

the Building and all other improvements at the Property insured against loss or damage by fire with 

a standard fire insurance policy with a broad form endorsement in an amount equal to their full 

replacement cost. 
 

12. Waiver of Subrogation. Each Party, for itself and on behalf of its insurance carrier, 

waives any right or cause of action for any loss of or damage to any of its property (whether or not 

such loss or damage is due to the fault or negligence of the other party or anyone for whom that 

other party may be responsible), which loss or damage is covered by fire and extended coverage 

insurance or similar policies covering real property or personal property, to the extent that the loss 

or damage is recovered under the insurance policies. 
 

13. Damage and Destruction. If the Premises are damaged by fire or other casualty, the 

damage shall be repaired by Landlord as speedily as reasonably possible. If the Premises are totally 

destroyed or so damaged by fire or other casualty as to render the Premises incapable of repair and 

restoration within 120 days, then either party, by notice given to the other within 30 days after such 

destruction or damage, may elect to cancel and terminate this Lease, and Rent shall be prorated to 

the date of such termination. If neither party elects to terminate the Lease, Landlord shall proceed 

to rebuild or restore the Premises to the condition as originally existed as promptly as possible. If 

Landlord fails to proceed with such rebuilding or restoration with reasonable diligence, Tenant may 

cancel and terminate this Lease at any time thereafter prior to completion of restoration of the 

Premises. Rent shall be abated from the date of damage or destruction until the date on which the 

Premises have been repaired or restored. 
 

14. Maintenance and Repairs. Landlord, at its sole cost and expense, shall keep the 

Property, the Building and the Common Areas in good condition and repair, including without 

limitation, performing all maintenance, repairs and replacements of foundations, roof, structural 
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elements of the Building, the heating, ventilation, air conditioning, plumbing, electrical, mechanical 

and other systems serving the Building, and all driveways, parking lots and landscaped areas. 
 

15. Services. Landlord shall provide, at its own cost and expense, for regularly scheduled 

janitorial, trash, security and similar services for the Property. Landlord shall also be responsible 

for landscape maintenance and removal of snow and ice. 
 

16. Taxes. Landlord shall pay all real property taxes and special assessment installments 

for the Property which become due and payable during the Term. Tenant shall pay all business 

taxes and all and personal property taxes on its personal property located at the Premises. 
 

17. Eminent Domain. If the whole of the Premises is acquired or condemned by eminent 

domain for any public or quasi-public use or by private purchase in lieu thereof, then the Term shall 

cease as of the date title vests in such proceeding and all rentals shall be paid up to that date. 
 

If any part of the Premises is acquired or condemned by eminent domain for any public 

or quasi-public use or by private purchase in lieu thereof, and if the partial taking or condemnation 

renders the Premises unsuitable, in the reasonable judgment of Tenant, for the business of the 

Tenant, then Tenant may terminate this Lease by written notice to Landlord of such termination. In 

the event of such a taking, if this Lease is not terminated, Landlord shall make all necessary repairs 

to the Premises to make the Premises suitable for the operation of Tenant's business. Rental shall 

be abated in proportion to the percentage of the floor area of the Premises so taken. The Lease 

shall cease as of the date title vests in such proceeding. 
 

All compensation awarded on account of such taking or condemnation shall belong to the 

Landlord without any participation by Tenant; however, nothing shall preclude Tenant from 

prosecuting any claim directly against the condemning authority in such condemnation proceeding 

for the cost of removal of trade fixtures, furniture and other personal property belonging to Tenant, 

or for any other amount to which Tenant may be legally entitled. 
 

18. Assignment and Subletting. Tenant shall not assign this Lease in whole or in part, 

or sublet all or any part of the Premises without the Landlord's prior written consent; provided, 

however, that Tenant may, without Landlord's consent, assign this Lease to a legal entity (e.g. limited 

liability company or S-corporation) that is majority owned and controlled by Tenant.   
 

19. Notices. All notices to be given by either Party shall be in writing and delivered to 

the other Party personally or sent by certified mail, postage prepaid, addressed to the Party to be 

notified at the post office address set forth above. The date of service of any such notice served by 

mail shall be the date of receipt. Either Party may, at any time, designate in writing a substitute 

address for that set forth above, and thereafter notices shall be directed to such substitute address. 
 

20. Quiet Possession. Upon payment by Tenant of the Rent, and upon the performance 

of all the covenants, terms and conditions on Tenant's part to be performed, Tenant shall peacefully 

and quietly hold and enjoy the Premises for the Term without hindrance or interruption by Landlord 

or by any other person or persons lawfully claiming through the Landlord. 
 

21. Access to Premises. Landlord and Landlord's agents shall have the right to enter the 

Premises during business hours after reasonable notice to Tenant to examine the same or to show 

the Premises to prospective purchasers or lessees. 
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22. Default and Landlord's Remedies. It shall be a default if Tenant defaults in the 

payment of any sums to Landlord when due, and does not cure such default within ten (10) days 

after written notice from Landlord of failure to pay the same; or if Tenant is adjudicated a bankrupt 

or makes any assignment for the benefit of creditors; or if Tenant defaults in the performance of any 

other covenant or condition of the Lease and does not cure such other default within thirty (30) days 

after written notice from Landlord specifying the default complained of. If any default (other than a 

default in any payment due Landlord) cannot be cured within the time limits set forth above, no 

default shall be deemed to have occurred so long as Tenant is diligently pursuing appropriate action 

to cure the default if the action was commenced within the time period set forth. 
 

In the event of a default, Landlord shall have the right, at its option, in addition to and not 

exclusive of any other remedy Landlord may have by operation of law, without any further demand 

or notice, to re-enter the Premises and eject all persons therefrom, and either (a) declare this Lease 

at an end or (b) without terminating this Lease, relet the Premises, or any part thereof, for the account 

of Tenant upon such reasonable terms and conditions, and any monies received from such reletting 

shall be applied first to the expenses of such reletting and collection, reasonable attorneys' fees, any 

real estate commissions paid, and thereafter toward payment of all sums due or to become due 

Landlord hereunder, and if a sufficient sum shall not be thus realized to pay such sums and other 

charges, Tenant shall pay Landlord any deficiency monthly, notwithstanding that Landlord may 

have received rental in excess of the rental stipulated in this Lease in previous or subsequent months, 

and Landlord may bring an action therefor as such monthly deficiency shall arise. 
 

No re-entry and taking of possession of the Premises by Landlord shall be construed as an 

election on Landlord's part to terminate this Lease, regardless of the extent of renovations and 

alterations by Landlord, unless a written notice of such intention is given to Tenant by Landlord. 
 

Notwithstanding any reletting without termination, Landlord may at any time thereafter elect to 

terminate this Lease for such previous breach. 
 

23. Holding Over. Any holding over after the expiration of the Term, shall be construed 

to be a tenancy from month to month at the rents herein specified (prorated on a monthly basis) and 

shall otherwise be for the Term and on the conditions herein specified, so far as applicable. 
 

24. Subordination to Mortgage. Any mortgage now or subsequently placed upon the 

Premises shall be deemed to be prior in time and senior to the rights of the Tenant under this Lease. 

Tenant subordinates all of its interest in the leasehold estate created by this Lease to the lien of any 

such mortgage. Tenant shall, at Landlord's request, execute any additional documents necessary to 

indicate this subordination. 
 

Tenant's subordination set forth in this paragraph is expressly contingent upon the Landlord's 

obtaining from its mortgagee a Nondisturbance Agreement in form reasonably acceptable to Tenant 

confirming that so long as Tenant is not in default of the terms of the Lease, Tenant's rights under 

the Lease shall not be disturbed by the mortgagee. 
 

25. Captions and Paragraph Numbers. The captions and paragraph numbers 

appearing in this Lease are inserted only as a matter of convenience and in no way limit the scope 

or intent of the paragraphs. 
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26. Hazardous Materials. 
 

(a) Definitions. For purposes of this Lease, the terms "Hazardous Materials" and 

"Relevant Environmental Laws" shall be defined as follows: 
 

(i) "Hazardous Materials" shall mean all solids, liquids and gasses, 

including but not limited to solid waste, asbestos, crude petroleum and petroleum fractions, toxic 

chemicals, polychlorinated biphenyls, paint containing lead, volatile organic chemicals, chlorinated 

organic compounds, and urea formaldehyde foam insulation, which are governed or regulated by 

Relevant Environmental Laws. 
 

(ii) "Relevant Environmental Laws" shall include but not be limited to all 

federal, state or local laws, rules, regulations, orders or determinations established or issued by any 

judicial, legislative or executive body, of any governmental or quasi-governmental entity which 

govern or regulate the existence, storage, use, disposal, or release of any solid, liquid or gas on, in 

or under the Premises, or which govern or regulate the environmental effect of any activity currently 

or previously conducted on the Premises. 
 

(b) Tenant's Obligations; Tenant's Indemnification.  Tenant shall not, nor 

shall it permit its employees, business invitees, contractors or subcontractors (collectively, "Tenant's 

Agents"), to bring upon, keep, store, use, or dispose of any Hazardous Materials on, in, under, or 

about the Premises or the Premises except in complete compliance with all Relevant Environmental 

Laws.  Tenant shall, at its sole cost and expense and upon the demand of Landlord, cause all 

Hazardous Materials spilled, disposed of or otherwise released by Tenant or Tenant's Agents in, on, 

under or about the Premises or the Premises to be cleaned-up and removed from the Premises and 

the Premises to Landlord's satisfaction and in full compliance with the Relevant Environmental 

Laws. In addition, Tenant shall defend, indemnify, protect, and hold Landlord harmless from and 

against all claims, costs, fines, judgments, and liabilities, including attorney fees and costs and 

clean-up and other remediation costs and expenses, arising out of or in connection with the presence, 

storage, use, or disposal of Hazardous Materials in, on, under, or about the Premises or the Premises 

caused by the acts, omissions, or negligence of Tenant and/or Tenant's Agents. Tenant's 

obligations hereunder shall survive the termination of this Lease. 
 

(c) Landlord's Indemnification. Landlord shall defend, indemnify, protect and 

hold Tenant harmless from and against all claims, costs, fines, judgments, and liabilities, including 

attorney fees and costs and clean-up and other remediation costs and expenses, arising out of or in 

connection with: (i) the presence, storage, use, or disposal of Hazardous Materials in, on, under, or 

about the Property caused by Landlord or its agents; or (ii) the presence of any Hazardous 

Materials in, on or under the Property as of the Commencement Date. 
 

27. Compliance with Public Authority Requirements. Landlord, at its sole cost and 

expense, shall be responsible for keeping the Property, the Building and the Common Areas in 

compliance with all requirements of any legally constituted public authority, including, without 

limitation, the Americans with Disabilities Act, building codes and fire safety codes. 
 

28. Broker's Commission. Landlord and Tenant warrant and represent to each other that 

they have had no dealings with any real estate brokers or agents in connection with the negotiation 

of this Lease. Each party agrees to indemnify and hold the other harmless from any cost, expense or 
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liability (including reasonable attorney's fees) for any compensation, commissions or other charges 

claimed by any real estate broker or agent employed or claiming to represent any party in connection 

with the negotiation of this Lease. 
 

29. Estoppel Statement. Tenant and Landlord shall, at any time and from time to time 

upon not less than 15 days prior request by the other party, deliver to the other party a statement in 

writing certifying that (a) the Lease is unmodified and in full force (or if there have been 

modifications, that the Lease is in full force as modified and identifying the modifications); (b) the 

dates to which rent and other charges have been paid; and (c) so far as the person making the 

certificate knows, the Tenant or Landlord (as applicable) is not in default under any provisions of 

the Lease. 
 

30. Successors. This Lease and the covenants and conditions herein shall inure to the 

benefit of and be binding upon the Landlord and Tenant and their respective successors and assigns. 
 

31. Applicable Law. This Lease shall be governed by and construed and interpreted in 

accordance with the laws of the State of Pennsylvania. 
 

32. Legal Expenses. In case suit shall be brought by either party to enforce the 

provisions of this Lease, the prevailing party in such action shall be entitled to recover all expenses 

so incurred, including reasonable attorneys' fees. 
 

33. Entire Agreement; Amendment. This Lease contains all of the terms and 

conditions of the agreement of the parties concerning the Property. There are no other agreements, 

verbal or in writing, that supersede this Lease.  This Lease may be amended only by a written 

agreement signed by both Landlord and Tenant. 

 

34. Accessibility Requirements. The following requirements are included herein by 

Landlord to comply with Civ. Code, § 1938: The Property have not undergone inspection by a 

Certified Access Specialist (CASp). Landlord shall bear the cost of any work called for under the 

CASp Report. Tenant hereby agrees to keep and maintain the confidentiality of the CASp Report 

and will not disclose the contents thereof to any third party without first obtaining the written consent 

of Landlord, which consent Landlord may grant or withhold in its sole and absolute discretion, 

except as necessary for Tenant to complete repairs and corrections of violations of construction-

related accessibility standards that Tenant agrees to make. Tenant acknowledges and agrees that a 

Certified Access Specialist (CASp) can inspect the subject premises and determine whether the 

subject premises comply with all of the applicable construction-related accessibility standards under 

state law. Although state law does not require a CASp inspection of the subject premises, the 

commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a CASp 

inspection of the subject premises for the occupancy or potential occupancy of the lessee or tenant, 

if requested by the lessee or tenant. The parties shall mutually agree on the arrangements for the 

time and manner of the CASp inspection, the payment of the fee for the CASp inspection, and the 

cost of making any repairs necessary to correct violations of construction-related accessibility 

standards within the premises. 
 

SIGNATURE PAGE TO FOLLOW 
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IN WITNESS WHEREOF, Landlord and Tenant have signed this Lease Agreement as of 

the day and year first written above. 

 

 
LANDLORD: 
 

 

LANDLORD 

Neighborhood Church 

 

 

By:________________________ 

Name:   

Its: 

 

 

 

TENANT: 

 

 

 

 

_________________________   ________________________   

Eddie Perez      Susie Perez 
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To Whom It May Concern,

South Valley United Soccer Club is writing to express our strong support for the development of The
Commons at Neighborhood Church. As a club that utilizes the fields at Neighborhood for practices and games,
we believe that The Commons would be an invaluable addition to our community and more specifically our
Club.

The Commons would provide a much-needed gathering space for parents and players during weekday
practices and weekend games. A space where players and parents can relax, socialize, and grab a bite to eat
would significantly enhance the overall experience for our families.

Furthermore, South Valley United frequently hosts weekend games at the Neighborhood fields. These
events can attract over 3,000 players and family members to the campus. The Commons would offer a
welcoming and convenient place for parents and players to gather before and after games for a time of
connection, rest, and refueling.

We believe that The Commons would not only benefit South Valley United but also the entire North
West community. As I am sure you are aware this area is already severely underserved in Commercial
development. Having a coffee shop that is open to not only South Valley United and their guests but to the
general public would allow neighbors in the area a convenient option for quick stop coffee or a landing spot to
meet with friends and neighbors.

Therefore, we wholeheartedly recommend the rezoning of The Commons at Neighborhood Church. We
are confident that this project will have a positive and lasting impact on our community.

Sincerely,

Gra�� Smi��

Grant Smith, Board Member, South Valley United Soccer Club

EXHIBIT F

41



42



 

Environmental Document #2024-68 

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 2024-43 

PROJECT TITLE 
 
The project site is located at 5505 West Riggin Avenue, on the southwest corner of West Riggin 
Avenue and North Akers Street (APN: 077-100-104). 

PROJECT LOCATION - SPECIFIC 
 
Visalia  Tulare 

PROJECT LOCATION - CITY  COUNTY 
 
A request to amend Conditional Use Permit No. 2003-04 to renovate an existing building for use as an 
assembly room and office space for the Radiant Church campus, located within the D-MU (Mixed Use 
Downtown) Zone.   

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

NAME OF PUBLIC AGENCY/LEAD AGENCY APPROVING PROJECT 
 
Kelly Thomas, 5505 West Riggin Avenue, Visalia CA 93291, (559) 901-4774, kelly@ncvisalia.com   

NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 
Kelly Thomas, 5505 West Riggin Avenue, Visalia CA 93291, (559) 901-4774, kelly@ncvisalia.com    

NAME AND ADDRESS OF AGENT CARRYING OUT PROJECT 

EXEMPT STATUS: (Check one) 

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

Project consists of a request to permit the use of an existing coffee bar within the existing 
Neighborhood Church complex as a full-time commercial use, located within the R-1-20 (Single Family 
Residential, 20,000 sq. ft. minimum lot size) Zone. The project is exempt as the project makes use of 
an existing building, with no additions proposed. 

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

CONTACT PERSON  AREA CODE/PHONE 
   

DATE  Brandon Smith, AICP 
  ENVIRONMENTAL COORDINATOR 
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REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: January 13, 2025 
 
PROJECT PLANNER: Josh Dan, Senior Planner 
  Phone No.: (559) 713-4003 
  E-mail: josh.dan@visalia.city  

SUBJECT: Conditional Use Permit No. 2024-44: A request to permit an Infusion for Health 
medical therapy use within an existing 3,398 square foot building in the C-R 
(Regional Commercial) Zone. The project site is located at 1241 West Caldwell 
Avenue (APN: 122-390-017). 

STAFF RECOMMENDATION 

Staff recommends approval of Conditional Use Permit No. 2024-44, as conditioned, based upon 
the findings and conditions in Resolution No. 2024-81. Staff’s recommendation is based on the 
conclusion that the request is consistent with the Visalia General Plan and Zoning Ordinance. 

RECOMMENDED MOTION 

I move to approve Conditional Use Permit No. 2024-44 based on the findings and conditions in 
Resolution No. 2024-81. 

PROJECT DESCRIPTION 

Conditional Use Permit No. 2024-35 is a request by Infusion for Health to establish an infusion 
therapy medical use in an existing building located at 1241 West Caldwell Avenue. The applicant, 
through the Site Plan and Floorplan in Exhibits “A” and “B”, depicts that the existing building will 
be divided into two separate tenant spaces measuring 2,220 square feet and 1,178 square feet. 
Both tenant spaces are anticipated to be occupied by the Infusion for Health tenant. 

The floorplan in Exhibit “A” depicts the 2,220 square foot space to be comprised of the lobby and 
reception area, nurse’s office, breakroom, seven “exam” rooms to be used for infusions, and 
restrooms. The Operational Statement in Exhibit “C” details that only four of the rooms will be 
used for the infusion process while the remaining balance of the tenant floor area is expected to 
be used for staff and reception offices. 

According to Exhibit “C”, the use, Infusion for Health, will include four employees, operating 
Monday through Friday from 8:00 a.m. to 5:00 p.m. by appointment only. As further detailed on 
the Infusion for Health website, services provided will include various IV therapy onsite or ordered 
to patients homes for the patients needing routine infusion due to autoimmune disorders or other 
conditions. 

Staff notes that the recent Zoning Text Amendment (ZTA No. 2024-02) that was presented to the 
Planning Commission and scheduled to be heard by the City Council in January 2025, would 
potentially make this use a permitted use in the C-R if the ZTA is adopted by Council. This 
information was conveyed to the applicant; however, the applicant insisted that it was in the 
prospective tenant’s interest to proceed with the CUP entitlement prior to waiting on the ZTA 
process. 
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BACKGROUND INFORMATION 

General Plan Land Use Designation: Commercial Regional 

Zoning: C-R (Regional Commercial) 

Surrounding Zoning and Land Use: North: C-R / Vacant Lot 
 South: C (Conservation) / Packwood Creek and Trail 
 East: C-R / Office – PeopleReady job placement 
 West: C-MU / Stonebrook St. / The Human Bean  

Environmental Document Categorical Exemption No. 2024-73 

Special Districts N/A 

Site Plan Review 2024-255 

RELATED PROJECTS 

There are no related projects.   

PROJECT EVALUATION 

Staff recommends approval of the Conditional Use Permit No. 2024-44, as conditioned, based on 
the project’s consistency with the General Plan Land Use and the Zoning Ordinance. 

Land Use Compatibility 

The Visalia Zoning Matrix identifies uses such as stand-alone Barbers, Hairstylists, Cosmeticians, 
Day Spas, and similar uses as conditionally permitted within the C-R Zone, requiring submittal 
and approval of a Conditional Use Permit (CUP). “Medical spas” are considered similar to the 
above uses, and thus require a CUP in the C-R Zone. Through the CUP process, potential impacts 
can be addressed thereby ensuring compatibility between the proposed use and existing 
surrounding uses. 

A mixture of office, commercial services, and restaurant uses are currently located within the 
vicinity of the project site. The proposed use is not expected to produce noise or lighting impacts 
that would negatively affect adjacent areas. Parking needs for the use will be satisfied by the 18 
parking spaces onsite and depicted on the Site Plan in Exhibit “A”. As such, staff concludes that 
the proposed use will be compatible with the project site and surrounding area. 

Parking 

Per Exhibit “A,” the site contains 18 parking spaces which are not intended to be amended. The 
parking requirement for a medical spa use is two parking stalls per workstation provided (VMC 
Sec. 17.34.020.F.9). The Floor Plan depicts seven “exam” rooms in which services will be 
provided. This would require a total of 14 parking stalls onsite. Thus, the project complies with 
parking standards. 

However, pursuant to Assembly Bill 2097, which went into effect January 1, 2023, public agencies 
are prohibited from imposing minimum parking requirements on sites that are located within a 
half-mile radius of a major transit stop. (Please note a major transit stop is defined as major transit 
stop” to include an existing or planned (1) rail or bus rapid transit station, (2) ferry terminal served 
by bus or rail transit, or (3) intersection of two or more major bus routes with service every 15 
minutes or less during peak commute periods.). Visalia Transit operates bus service along Route 
1 with bus stops located on Main Street and Mooney Boulevard. Route 1 meets the definition of 
a “major transit stop” and the project site is within a half mile of multiple Route 1 bus stops. 
Therefore, the site also meets parking provisions per AB 2097. Should the applicant wish to add 
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additional employees or serve additional clients in the future, no additional onsite parking shall be 
required. 

Environmental Review 

The requested action is considered Categorically Exempt under Section 15301 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA). (Categorical 
Exemption No. 2024-73). Projects determined to meet this classification consist of the operation, 
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or private 
structures, facilities, mechanical equipment, or topographical features, involving negligible or no 
expansion of the use beyond that existing at the time of the lead agency’s determination.  The 
types of “existing facilities” itemized in the Class 1 are not intended to be all-inclusive of the types 
of projects. 

RECOMMENDED FINDINGS  

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

2. That the proposed conditional use permit is consistent with the policies and intent of the 
General Plan and Zoning Ordinance.  Specifically, the project is consistent with the required 
findings of Zoning Ordinance Section 17.38.110: 

a. The proposed location of the conditional use permit is in accordance with the objectives of 
the Zoning Ordinance and the purposes of the zone in which the site is located.  

b. The proposed location of the conditional use and the conditions under which it would be 
operated or maintained will not be detrimental to the public health, safety, or welfare, nor 
materially injurious to properties or improvements in the vicinity.  

3. That the project is considered Categorically Exempt under Section 15301 of the Guidelines for 
the Implementation of the California Environmental Quality Act (CEQA).  (Categorical 
Exemption No. 2024-73). 

RECOMMENDED CONDITIONS OF APPROVAL 

1. That the project shall be developed consistent with the comments and conditions of Site Plan 
Review No. 2024-255, incorporated herein by reference. 

2. That the use shall be operated in substantial compliance with the Site Plan, Floor Plan, and 
Operational Statement in Exhibits “A”, “B”, and “C”. 

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

4. That all building signage shall require a separate building permit. 

5. That all applicable federal, state and city laws, codes and ordinances be met. 
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APPEAL INFORMATION 

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

 

Attachments: 

• Related Plans and Policies 

• Resolution No. 2024-81 

• Exhibit “A” – Site Plan 

• Exhibit “B” – Floor Plan 

• Exhibit “C” – Operational Statement  

• Site Plan Review No. 2024-255 Comments 

• General Land Use Plan Map 

• Zoning Map 

• Aerial Map 

• Location Map 
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RELATED PLANS AND POLICIES 

VISALIA MUNICIPAL CODE 

Chapter 17.38 

CONDITIONAL USE PERMITS 

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

17.38.020 Application procedures. 
A. Application for a conditional use permit shall be made to the planning commission on a form 

prescribed by the commission which shall include the following data: 

1. Name and address of the applicant; 

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

3. Address and legal description of the property; 

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

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

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

7. Additional technical studies or reports, as required by the Site Plan Review Committee. 

8. A traffic study or analysis prepared by a certified traffic engineer, as required by the Site Plan 
Review Committee or Traffic Engineer, that identifies traffic service levels of surrounding arterials, 
collectors, access roads, and regionally significant roadways impacted by the project and any 
required improvements to be included as a condition or mitigation measure of the project in order 
to maintain the required services levels identified in the General Plan Circulation Element. 

B. The application shall be accompanied by a fee set by resolution of the city council sufficient to cover 
the cost of handling the application. 

17.38.030 Lapse of conditional use permit. 
A conditional use permit shall lapse and shall become void twenty-four (24) months after the 

date on which it became effective, unless the conditions of the permit allowed a shorter or 

greater time limit, or unless prior to the expiration of twenty-four (24) months a building permit 

is issued by the city and construction is commenced and diligently pursued toward completion on the site 
that was the subject of the permit. A permit may be renewed for an additional period of one year; provided, 
that prior to the expiration of twenty-four (24) months from the date the 

permit originally became effective, an application for renewal is filed with the planning commission. The 
commission may grant or deny an application for renewal of a conditional use 

permit. In the case of a planned residential development, the recording of a final map and improvements 
thereto shall be deemed the same as a building permit in relation to this section. 

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

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

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

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

17.38.070 Temporary uses or structures. 
A. Conditional use permits for temporary uses or structures may be processed as administrative matters 

by the city planner and/or planning division staff. However, the city planner may, at his/her discretion, 
refer such application to the planning commission for consideration. 

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

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

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

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

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

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

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

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

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

9. Fruit/Vegetable stands shall be subject to site plan review. 
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C. The City Planner shall deny a temporary use permit if findings cannot be made, or conditions exist 
that would be injurious to existing site, improvements, land uses, surrounding development or would 
be detrimental to the surrounding area. 

D. The applicant or any interested person may appeal a decision of temporary use permit to the 
planning commission, setting forth the reason for such appeal to the commission. Such appeal shall 
be filed with the city planner in writing with applicable fees, within ten (10) days after notification of 
such decision. The appeal shall be placed on the agenda of the commission's next regular meeting. If 
the appeal is filed within five (5) days of the next regular meeting of the commission, the appeal shall 
be placed on the agenda of the commission's second regular meeting following the filing of the 
appeal. The commission shall review the temporary use permit and shall uphold or revise the 
decision of the temporary use permit, based on the findings set forth in Section 17.38.110. The 
decision of the commission shall be final unless appealed to the council pursuant to Section 
17.02.145. 

E. A privately owned parcel may be granted up to six (6) temporary use permits per calendar year. 

17.38.080 Public hearing--Notice. 
A. The planning commission shall hold at least one public hearing on each application for a conditional 

use permit. 

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

17.38.090 Investigation and report. 
The planning staff shall make an investigation of the application and shall prepare a report thereon that 
shall be submitted to the planning commission. The report can recommend modifications to the application 
as a condition of approval. 

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

17.38.110 Action by planning commission. 
A. The planning commission may grant an application for a conditional use permit as requested or in 

modified form, if, on the basis of the application and the evidence submitted, the commission makes 
the following findings: 

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

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

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

C. The commission may deny an application for a conditional use permit.  

17.38.120 Appeal to city council. 
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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. 2024-81 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2024-44, A 

REQUEST TO PERMIT AN INFUSION FOR HEALTH MEDICAL THERAPY USE 
WITHIN AN EXISTING 3,398 SQUARE FOOT BUILDING IN THE C-R (REGIONAL 

COMMERCIAL) ZONE. THE PROJECT SITE IS LOCATED AT 1241 WEST 
CALDWELL AVENUE (APN: 122-390-017)  

 
 WHEREAS, Conditional Use Permit No. 2024-44, is a request to permit an 
Infusion for Health medical therapy use within an existing 3,398 square foot building in 
the C-R (Regional Commercial) Zone. The project site is located at 1241 West Caldwell 
Avenue (APN: 122-390-017); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice did hold a public hearing before said Commission on January 13, 2025; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit No. 2024-44, as conditioned, to be in accordance with Chapter 17.38.110 of 
the Zoning Ordinance of the City of Visalia based on the evidence contained in the staff 
report and testimony presented at the public hearing; and 
 
 WHEREAS, the Planning Commission finds the project to be Categorically 
Exempt consistent with the California Environmental Quality Act (CEQA) and City of 
Visalia Environmental Guidelines. 
 

NOW, THEREFORE, BE IT RESOLVED that the project is exempt from further 
environmental review pursuant to CEQA Section 15301. 
 

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning 
Commission of the City of Visalia makes the following specific findings based on the 
evidence presented: 
 
1. That the proposed project will not be detrimental to the public health, safety, or 

welfare, or materially injurious to properties or improvements in the vicinity. 

2. That the proposed conditional use permit is consistent with the policies and intent of 
the General Plan and Zoning Ordinance.  Specifically, the project is consistent with 
the required findings of Zoning Ordinance Section 17.38.110: 

a. The proposed location of the conditional use permit is in accordance with the 
objectives of the Zoning Ordinance and the purposes of the zone in which the 
site is located.  

b. The proposed location of the conditional use and the conditions under which it 
would be operated or maintained will not be detrimental to the public health, 
safety, or welfare, nor materially injurious to properties or improvements in the 
vicinity.  

3. That the project is considered Categorically Exempt under Section 15301 of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA).  (Categorical Exemption No. 2024-73). 
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Resolution No. 2024-81 

 BE IT FURTHER RESOLVED that the Planning Commission hereby approves 
the Conditional Use Permit on the real property here described in accordance with the 
terms of this resolution under the provisions of Section 17.38.110 of the Ordinance 
Code of the City of Visalia, subject to the following conditions: 

1. That the project shall be developed consistent with the comments and conditions of 
Site Plan Review No. 2024-255, incorporated herein by reference. 

2. That the use shall be operated in substantial compliance with the Site Plan, Floor 
Plan, and Operational Statement in Exhibits “A”, “B”, and “C”. 

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

4. That all building signage shall require a separate building permit. 

5. That all applicable federal, state and city laws, codes and ordinances be met.  
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PROJECT UTILITIES 
ELECTRICAL                     SO. CAL EDISON                 1-800-990-7788
GAS                                THE GAS CO.                      1-800-427-2200
WATER                           CAL WATER SERVICE             1-559-734-6734
SEWER                           CITY OF VISALIA P.W.            1-559-713-4351
TELEPHONE                    AT&T                                    1-559-750-2555
SANITATION                  CITY OF VISALIA S.W.             1-559-713-4500

GOVERNING AGENCIES
CITY OF VISALIA

PUBLIC WORKS                           336 N. BEN MADDOX WAY. VISALIA CA 93292
 1-559-713-4380

FIRE DEPARTMENT                       309 S. JOHNSON ST.           VISALIA CA 93291
 1-559-734-8116

COMMUNITY DEVELOPMENT      301 E. ACEQUIA AVE.           VISALIA CA 93291
 1-559-713-4437

BUILDING SAFTEY                        315 E. ACEQUIA AVE.           VISALIA CA 93291
 1-559-713-4330

PROJECT INFORMATION
PROJECT OWNER - RON VANDER WEERD        1-559-805-4101
PROJECT DESIGNER - NILSSON'S DRAFTING - DAMON NILSSON  1-559-333-0384

PROPERTY DESCRIPTION

APN#                                       126-680-005
PROPERTY ADDRESS:                  1241 W. CALDWELL AVE.

        VISALIA CA. 93277
CURRENT USE:                           VACANT
PROPOSED USE:                        OFFICE BUILDING

BUILDING DESCRIPTION

CONSTRUCTION TYPE:              V-B (NO FIRE SPRINKLERS)
OCCUPANCY GROUP:               TYPE B (PROFESSIONAL OFFICES)
BUILDING AREA:                         3,398 SF
ALLOWABLE BUILDING AREA:      9,000 SF
OCCUPANCY LOAD:                  3,398 / 100 SF = 34 OCCUPANTS
>30 OCCUPANTS:                     MAX TRAVEL DISTANCE TO EXIT = 75'

         2 EXITS REQUIRED (3 PROVIDED)

PARKING

ORDINANCE RATIOS:                 GENERAL OFFICES= 1/250  SF
REQUIRED STALLS:                      GENERAL OFFICES - 3,398 SF/250 SF  14 SPACES
EXISTING STALLS PROVIDED :                                                                 17 SPACES

(1) ACCESSIBLE PER TABLE 11-B-208.2 CBC

LANDSCAPE AND IRRIGATION

INSTALLED UNDER ORIGINAL (SHELL) CONSTRUCTION PERMIT NO
NEW WORK AT THIS TIME.

ENERGY CONSULTANT
TITLE 24'S BUY LARRY
LARRY TRIM
4401 WEST JUDY AVE. 
VISALIA CA 93277
PHONE# 559-625-8610

DCE - DON CELILLO ELECTRIC CO INC. 
GINO CELILLO
1700 N. KELSEY
VISALIA, CA 93279
(559) 651-5100

HVAC CONTRACTOR
McGEE REFRIGERATION
OWEN McGEE
VISALIA CA 93291
PHONE# 559-733-1867

PLUMBING CONTRACTOR
FABIAN PLUMBING
FABIAN BARELA
PO BOX 1365 LINDSAY CA 93247
PHONE# 559-805-4122

REFLECTIVE CEILING 

A-8

E-2.0

E-3.0

E-4.0

ELECTRICAL LIGHTING PLAN

ELECTRICAL POWER PLAN

MECHANICAL POWER PLAN

E-5.0 ELECTRICAL DETAILS

T24-1 TITLE 24 REPORT

T24-2

T24-3
T24-4

TITLE 24 REPORT

TITLE 24 REPORT

TITLE 24 REPORT

PLUMBING  FIXTURE SPECIFICATIONSP-2

A-7 RR ENLARGEMENTS & DETAILS

NON RES MANDATORY MEASURESMM-3

ELECTRICAL CONSULTANT

PROJECT SCOPE OF WORK
THE INTENT OF WORK TO BE DONE ON SITE IS TO IMPROVE THE EXISTING SHELL TO
ACCOMMODATE UNIT #1 2,220 SQUARE FOOT AND UNIT #2 1,178 SQUARE FOOT
THIS WILL BE DONE BY ADDING TWO SECTIONS OF WALL TO SEPARATE THE
ORIGINAL SPACE

METAL STUD DETAILSD-2

Exhibit "A"
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FLOOR PLAN

SHEET:

A-3

PHONE
(559) 333-0384
E-MAIL:
nilssonsdrafting@comcast.net
WEB:
www.nilssonsdrafting.net
FACEBOOK:
www.facebook.com/nilssonsdrafting

DRAWN BY:

REFERENCE DATE:

PLOT DATE:

CHECKED BY:

D. NILSSON

D. NILSSON

REVISIONS:

.S.D.C. =D       N/A
SEISMIC ZONE:

INTERNATIONAL SYMBOL
TO BE DISPLAYED AT ENTRANCE-EXIT POINTS

ALL NEW INTERIOR NON  BEARING PARTITIONS TO BE 2X4 METAL
STUDS SEE SHEET D-2 FOR FRAMING AND STUD SPECS

EXIT SYMBOL
TO BE DISPLAYED AT ENTRANCE-EXIT POINTS

DIRECTIONAL SYMBOL
TO BE DISPLAYED AT POINTS IN THE BUILDING LEADING TO EXITS

SPLIT INTO TWO
UNITS

CALDWELL OFFICES

9-13-2017

11-6-2024

Exhibit "B"
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Hello Dan 

Statement of operations for Infusion for Health. 

Number of employees- 4 

 

Hours of operation-  8am to 5 pm 

 

By appointment Only. 

4 rooms will be used for the infusion process. 

The remainder will be used for staff and reception. 

Please google infusion for health.com for multiple locations and in-depth description of company. 

Very professional operation with many locations 

The nearest is Bakersfield and Fresno. 

 

Thank you 

Ron Vander Weerd  

Property owner and applicant for Infusion for Health 

 

Ron Vander Weerd 

Vander Weerd General Construction, Inc. 

 

Exhibit "C"
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Zoning Map
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Aerial Map
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Location Map
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City of Visalia 
 

To: Planning Commission 

From: Paul Bernal, Director  
Planning & Community Preservation Department 

Date: January 13, 2025 

Re: 2024 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 2024). 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 a 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 
5,132 building permits during the 2024 calendar year (see Attachment “B” for building 
permit totals). During the preparation of this report, a total of 20 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 revisions to the 
landscape setbacks. The number of approved Administrative Adjustments is less 
than one percent of the total number of permits issued by the City of Visalia for the 
2024 calendar year. 
 
ATTACHMENTS 

• Attachment “A” – Administrative Adjustments Section  

• Attachment “B” – 2024 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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City of Visalia 

Memo 
 

To:  Planning Commission 

From:  Susan Currier, Sr. Administrative Assistant 

Date:  January 1, 2025 

Re: Planning Commission Calendar for 2025 

The following dates are set for Planning Commission meetings for 2025: 

January 13, 2025 

January 27, 2025 

February 10, 2025 

February 24, 2025 

March 10, 2025 

March 24, 2025 

April 14, 2025 

April 28, 2025 

May 12, 2025 

May 27, 2025 (Tuesday Meeting) 

June 09, 2025 

June 23, 2025 

July 14, 2025  

July 28, 2025 

August 11, 2025 

August 25, 2025 

September 08, 2025 

September 22, 2025 

October 13, 2025 

October 27, 2025 

November 10, 2025 

November 24, 2025 

December 08, 2025 

December 22, 2025 (No Meeting) 
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Schedule subject to change. 
Speaker names will be added as they are confirmed. 
 
Wednesday, March 5 
 
9:00 a.m.-5:30 p.m. 
 Registration Open 
 
10:00 a.m.-Noon 

Understanding Public Service Ethics Laws and Principles (AB 1234) 
Sign-in will begin 30 minutes prior to the session and you must be present 
for the full two hours to receive the certification of attendance. Entry will be prohibited 
once the session begins. 
State law requires elected and appointed officials to receive two hours of 
training in specified ethics laws and principles every two years. Newly elected 
and appointed officials must receive this training within one year of becoming a 
public servant. Join a panel of experts as they help navigate the ethics laws and 
principles. 
The Institute for Local Government is a State Bar of California minimum continuing legal 
education (MCLE) approved provider and certifies this activity meets the standards for 
MCLE credit by the State Bar of California in the total amount of two hours (general 
credits). Provider #13881 

 
Noon-1:00 p.m. 

Lunch on Your Own 
 
1:00-2:30 p.m. 

Opening General Session: The Joy in Being Wrong: Embracing the Power of a 
New Perspective 
Join America’s Joy Magnet, TV talk show host and motivational speaker, Shari 
Alyse, as she shares her inspiring journey from being the self-proclaimed “Dark 
Cloud”, to now being known across media as “America’s Joy Magnet”. In this 
talk, Shari shares how our willingness to be wrong can help create more joy and 
ease in our lives. With a perfect blend of inspiration, humor, and fun interactive 
exercises, Shari will help you discover the incredible power of shifting your 
perspective, the four essential steps to changing your perspective, and how 
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being wrong can be the best gift that life ever hands you. This talk will leave you 
with a renewed sense of optimism, joy and a fresh perspective! 
Keynote Speaker: Shari Alyse, America’s Joy Magnet | TV Talk Show Host & 
Motivational Speaker 

 
2:45-4:00 p.m.  

Concurrent Sessions 
 

Planning Commission 101: The Nuts and Bolts of Planning  
Fundamentals Session 
Commissioners will learn the basics about planning laws, typical planning 
documents, and how they fit together. Speakers who have worked as planning 
staff, planning commissioners and consultants will introduce the nuts and bolts of 
General Plans, Housing Elements, Specific Plans, zoning codes, subdivision 
ordinances, design review and the California Environmental Quality Act (CEQA), 
and will walk commissioners through typical project review and decision-making 
processes. Participants will also learn how plans, codes and regulations can be 
written to ensure that principles of sustainability, equity and community-building 
are incorporated in new development. 
Moderator: David Early, Senior Advisor, PlaceWorks 
Speakers: Joanna L. Jansen, Managing Principal, PlaceWorks 
Marc Roberts, Treasurer, California Planning Roundtable 
 
Smooth Operator: How to Be an Effective Chair  
Emerging Issues Session 
Public meetings are crucial for maintaining transparency and accountability in 
government operations. For a chairperson, leading such meetings while 
adhering to the Brown Act is a critical responsibility. In this facilitated discussion, 
we will explore key principles of effective meeting management and engage 
participants with real-world scenarios to sharpen their decision-making skills. This 
session aims to empower chairpersons and commissioners with the skills and best 
practices necessary to run efficient and transparent public meetings. The session 
will cover core leadership skills, strategies for managing challenging situations, 
and techniques for fostering a productive, civil environment. Whether you‘re a 
seasoned commissioner or new to the job, this session will help you dial in your 
skills and feel ready to be the chair. 
Facilitator: Juan Miguel Munoz-Morris, Speaker and Coach 
 
 

4:15-5:30 p.m.  
Concurrent Sessions 

 
CEQA Basics 
Fundamentals Session 
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Hear an introduction about the role of the California Environmental Quality Act 
(CEQA) and join us as we pull back the curtain on parts of the process, including 
the types of documents you will see, how environmental decisions are made, 
and the responsibilities of staff and the commission at each stage in the process. 
The tools and approaches taken by those who prepare the documents for your 
review will also be discussed. 
Moderator and Speaker: Mark Teague, Managing Principal, PlaceWorks  
Speaker: Shannon George, Vice President/Principal, David J Powers & 
Associates, Inc. 
 
When Planning Commission Meetings Go Sideways: How To Get Back on Track 
Emerging Issues Sessions 
Planning commission meetings can often get off track for a variety of reasons.  
Applicants may propose last-minute changes to a project or planning 
commissioners may intend to take an action that wasn’t initially contemplated. 
In addition, a planning commission may have a raucous crowd that could 
disrupt the normal hearing process.  In this session, a city attorney and seasoned 
planning commissioners will walk through techniques and approaches that the 
chair and commissioners can use to keep meetings on track to a productive 
outcome. 
Moderator: Rob Eastwood, First Vice President, Planning and Community 
Development Department and Community Development Director, City of 
Campbell 
Speakers: Victoria Duggan, Planning Commissioner, City of Santa Rosa 
Ethan Walsh, Attorney, Best Best & Krieger LLP 
Karen L. Weeks, Chair - Planning Commission, City of Santa Rosa 

 
5:30-6:30 p.m. 

Networking Reception 
Make new friends and catch up with old ones while enjoying delicious appetizers 
and tasty beverages during the evening networking reception. It’s the perfect 
opportunity to form support networks inside your profession. 

 
Thursday, March 6 
 
7:30 a.m.-4:30 p.m. 
 Registration Open 
 
7:45-8:45 a.m. 
 Networking Breakfast 
 
8:00 a.m-5:30 p.m. 
 Premium Sponsor Tables Open 
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9:00-10:15 a.m. 

Your Housing Element is Certified, Now What  
You survived the housing planning process! The state certified your housing 
element! What happens now? Local leaders must put the changes in place that 
turn units on paper into homes, condos, and apartments. But as projects come 
forward, there are going to be winners and losers — and we’re expected to 
figure it all out. Hear how cities can implement their housing elements that 
respect their community’s character, attract high-quality developers and 
developments, and encourage sincere community engagement. This 
presentation isn’t about how Sacramento should fix housing policy or CEQA: It’s 
about turning policies into projects. 
Moderator: Bill McReynolds, Council Member, City of Ventura 
Speakers: Ryan Aeh, Executive Vice President, City Ventures 
Joseph W. Oftelie, President - SoCal Division, Warmington Residential 
Alicia Velasco, Planning Director, City of Cypress 

 
10:30-11:45 a.m.  

Concurrent Sessions 
 

Relationship Between Planning Commission, City Council, and Planning Staff 
Fundamentals Session 
As a city official, there will be various competing values and priorities that drive 
you and your colleagues within your city. Your success on the planning 
commission requires an effective relationship with your planning staff and city 
council, where everyone’s values are respected and represented. Learn how to 
work together while cultivating each of your diverse roles. 
Moderator: Meghan McKelvey, Senior Manager, Department and Member 
Services, League of California Cities 
Speakers: Clare Hartman, Community Development Director, City of Novato 
Lily Mei, Mayor, City of Fremont 
Benjamin Yee, Immediate Past President, Planning and Community 
Development Department and Planning Commissioner, City of Fremont 
 
CEQA: Advanced 
Emerging Issues Session 
This session assumes some familiarity with the California Environmental Quality Act 
(CEQA). Hear an in-depth discussion on crafting mitigation measures, long- and 
short-term impacts, and how the CEQA landscape changes with legislation, 
court decisions, and agency preferences. Dive into why CEQA documents look 
the way they do, the role of findings, and what to do with late-hit letters. Finally, 
some of the more technical sections of the document will be demystified. 
Moderator and Speaker: Mark Teague, Managing Principal, PlaceWorks  
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Speaker: Shannon George, Vice President/Principal, David J Powers & 
Associates, Inc. 

 
11:45 a.m-1:00 p.m. 
 Networking Lunch and Visit with Sponsors 
 
1:15-2:30 p.m.  

Planning Commissioner Jeopardy 
The session will run in a game show format similar to Jeopardy. Attendees will be 
presented with an answer and will be given an opportunity to respond in a 
question. The Jeopardy hosts will work through five different categories with 
difficulty ranging from 100 to 500 points. Categories will include: Brown Act (with 
emphasis placed on Social Media), Conflicts of Interest, Housing, Parliamentary 
Procedure, and Constitutional Issues. Winning participants will be eligible for 
prizes! 
Facilitators: Henry Castillo, Associate, Best, Best & Krieger 
Albert J. Maldonado, Associate, Best Best & Krieger LLP 
 

2:30-2:45 p.m. 
 Break, Visit with Sponsors 
 
2:45-4:00 p.m.  

Concurrent Sessions 
 

California Housing Law Basics 
Fundamentals Session 
California Housing Law encompasses regulations and policies aimed at 
addressing the state's housing needs and promoting equitable development. 
This session will explore the foundational aspects of California's housing laws, 
including key statutes such as the California Housing Accountability Act and the 
Housing Element Law. We will discuss how these laws guide local governments in 
planning and approving housing projects, ensuring compliance with state 
housing goals, and addressing issues of affordability and accessibility. 
Additionally, we will review recent legislative updates and initiatives designed to 
tackle housing shortages, streamline development processes, and promote 
sustainable growth. By being well-versed in California housing laws, planning   
commissioners are better equipped to make informed, legally compliant 
decisions that address local housing needs, promote equitable development, 
and contribute to the overall well-being of their communities. 
Moderator: Rob Eastwood, Second Vice President, Planning and Community 
Development Department and Community Development Director, City of 
Campbell 
Speakers: Jennifer Thompson, Attorney, Lozano Smith 
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Rebecca D. Wilson, Associate, Lozano Smith 
 
Density Bonuses, Builder's Remedy, Housing Accountability: Oh My! The New Role 
of Planning Commissioners in Navigating Housing Approvals 
Emerging Issues Session  
Planning commissioners are inundated with new bills controlling housing 
development applications. These bills include changes to the Density Bonus 
Laws, new Builder’s Remedy laws, amendments to the Housing Accountability 
Act, Permit Streamlining Act, and the addition of new streamlining processes. 
These new laws limit a planning commissioner’s ability to exercise discretion, 
require certain conditions of approval and the use of objective standards, and 
allow densities and heights greatly exceeding those in local ordinances. These 
laws are the Legislature’s response to the housing shortage and California’s goal 
to build 3.5 million new homes by 2025. 
Speakers: Patricia Curtin, Director, Fennemore 
Barbara E. Kautz, Partner, Goldfarb Lipman LLP 
Amara Morrison, Director, Fennemore Wendel 
 

4:15-5:30 p.m. 
Before and After: Development Review Beyond the Planning Commission Hearing 
Ever wonder about the process needed to get a development project to the 
planning commission and what happens next before construction? This session 
pulls back the curtain on the extensive work involved in the entitlement and 
permitting process for projects. Designed specifically for commissioners, this 
session will provide an overview of how city agencies and departments review 
development proposals and prepare projects for hearing, including public 
outreach to the community. A panel of veteran city planners will demystify this 
process, tackle frequently asked questions, and offer actionable insights for 
commissioners. 
Moderator: Rob Eastwood, First Vice President, Planning and Community 
Development Department and Community Development Director, City of 
Campbell 
Speakers: Jennifer Carman, Development Services Director, City of Morgan Hill 
Cindy McCormick, Planning Manager, City of Gilroy 
Nick Zornes, Assistant City Manager, Los Altos 

 
Friday, March 7 
 
7:45-10:00 a.m. 
 Registration Open 
 
7:45-8:45 a.m. 
 Networking Breakfast 
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8:45-10:00 a.m.  

Legislative Update 
Learn about recent bills that have passed, as well as top issues that are trending 
in the legislature, and their significance for planning commissioners. 
Closing Remarks: Benjamin Yee, Immediate Past President, Planning and 
Community Development Department and Planning Commissioner, City of 
Fremont 
Speaker: Brady Guertin, Legislative Representative, Housing, Community, and 
Economic Development, League of California Cities 

 
10:15 a.m.-12:15 p.m. 

Harassment Prevention Training for Supervisors and Officials (AB 1661) 
Sign-in will begin 30 minutes prior to the session and you must be present 
for the full two hours to receive the certification of attendance. Entry will be prohibited 
once the session begins. 
This informational and interactive workplace harassment prevention training will 
focus on current and emerging issues and teach officials and supervisors how to 
identify, prevent, and properly respond to workplace harassment, discrimination, 
retaliation, and abusive conduct in order to avoid personal and agency liability 
in compliance with AB 1825, AB 2053, AB 1661 and SB 396. 
The Institute for Local Government is a State Bar of California minimum continuing legal 
education (MCLE) approved provider and certifies this activity meets the standards for 
MCLE credit by the State Bar of California in the total amount of two hours (general 
credits). Provider #13881 
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