
REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: July 11, 2022 
 
PROJECT PLANNER: Josh Dan, Associate Planner 
 Phone No.: (559) 713-4003 
 E-mail: josh.dan@visalia.city 
 

SUBJECT: Conditional Use Permit No. 2022-08: A request by the California Water Service 
Company to construct two, one-million-gallon water storage tanks and booster 
station with associated pumps and infrastructure on a parcel measuring 0.88 acres 
within the C-MU (Commercial Mixed-Use) zone. The site is located on the south 
side of East Acequia Avenue, approximately 152 feet west of South Burke Street. 
(Address: N/A) (APN: 094-222-015). 

STAFF RECOMMENDATION 
Staff recommends approval of Conditional Use Permit No. 2022-08, based upon the findings 
and conditions in Resolution No. 2012-25. Staff’s recommendation is based on the conclusion 
that the request is consistent with the General Plan and Zoning Ordinance. 

RECOMMENDED MOTION 
I move to approve Conditional Use Permit No. 2022-08 based on the findings and conditions in 
Resolution No. 2022-33. 

PROJECT DESCRIPTION 
California Water Service Company (Cal Water) requests a Conditional Use Permit allowing the 
partial development of a 0.88-acre site for the construction of two, one-million gallon water 
storage tanks, and associated infrastructure. The associated installation onsite will include 
perimeter fencing and electrical and piping for a tank booster with pumps on a vacant parcel, as 
depicted on Exhibit “A”. The operational statement (see Exhibit “B”) states that the facility is 
intended to sustain and improve the water system’s reliability for the downtown area. It is 
additionally described that the company’s intent is to ensure adequate supply to Kaweah Delta 
District Hospital, located just over a half mile away, and other commercial users in the 
downtown area during peak hours. 
The initial development of the site includes the installation of pumping booster equipment for the 
storage tank, and construction of only one, one-million-gallon water storage tank. The second, 
one-million-gallon water storage tank will be installed in the future when the need arises. A 
service well is not proposed on site and the storage tanks will be filled through the existing water 
system. Pipes will connect the existing underground infrastructure in the right-of-way to the 
pump boosters and the one-million-gallon tank as depicted on Exhibit “A”.  The water tanks will 
be approximately 46-feet in height with a 72-foot diameter. It will be constructed of steel panels 
with a “Grouse tan” painted finish. Other equipment to be located on the site include booster 
pumps and an emergency generator (see Exhibit “A”). 
The site will have access from East Acequia Avenue via a single double swing gate set back 20-
feet from the public right-of-way. The site will be fully screened with a six-foot chain link fence 
with privacy slats. There will also be a 15-foot-wide landscaped area along the Acequia street 
frontage. Existing street trees are described to remain onsite, and staff has added a Condition 
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No. 4 requesting that the applicant plant evergreen trees every 20-feet on center around the 
entire facility. The site will include pavement along the main drive aisle while the remaining 
unpaved portions of the site will be covered in crushed blue stone rock (see Exhibit “A”). 

BACKGROUND INFORMATION 
General Plan Land Use Designation: Commercial Mixed Use 
Zoning: C-MU (Commercial Mixed Use) 
Surrounding Land Use and Zoning North: C-MU (Commercial Mixed Use) / Premier 

Paint and Body  
 South: C-MU (Commercial Mixed Use) / GA 

motorsports 
 East: C-MU (Commercial Mixed Use) / Mechanic 
 West: C-MU (Commercial Mixed Use) / Suburban 

Pipe and Steel, Inc. 
Environmental Review: Categorical Exemption No. 2020-69 Class 15332(b) 
Special Districts: None 
Site Plan: 2020-043 

RELATED PLANS & POLICIES 
Please see attached summary of related plans and policies. 
RELATED PROJECTS 
There are no projects related to this site. 

PROJECT EVALUATION 

Land Use Compatibility 
Groundwater is the primary source of drinking water within the Visalia planning area. Cal Water 
has approximately 75 ground water wells located throughout the Visalia planning area. These 
facilities are in place to provide residents of Visalia with safe drinking water of a quality and 
quantity to meet State and Federal drinking water standards. 
The development of the water storage site is in direct support of the downtown area, providing 
greater storage supply during peak usage hours. The project is expected to alleviate system 
demand during peak hours and ensure a reliable water supply is still available to users like the 
Kaweah Delta District Hospital, the convention center, theaters, and schools within the area.  
Development Standards 
The site is located in the C-MU zone and is shown on the site plan (Exhibit “A”). The project 
meets all the development standards for C-MU zoned parcels within the downtown area. 
Fencing and Screening 
The site plan shows a six-foot high chain link fence around the perimeter of the site. The fencing 
with slats will provide security and visible screening to the site screening the equipment from the 
public right-of-way. The applicant has added in their operational statement (see Exhibit “B”) that 
they will leave all existing trees. Staff has added Condition No. 4 requiring the company to plant 
evergreen trees, 25-feet spacing between each tree, along the entire perimeter of the site to 
reduce the visual impact of the storage site. 



 

Environmental Review 
The requested action is considered Categorically Exempt under Section 15332 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA). (Categorical 
Exemption No. 2022-35). 
Projects determined to meet this classification are characterized as in-fill development and are 
with the applicable general plan designation and all applicable general plan policies as well as 
with applicable zoning designation and regulations, the development occurs within the city limits 
on a site no more than five acres, site has no value has habitat for endangered, rare or 
threatened species and the site can adequately be served by all required utilities and public 
services. 

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 with fencing and landscape additions would not be injurious to the 
surrounding properties or character of the neighborhood.   

4. That the addition of water system storage tanks and equipment is in the interest of public 
health and safety. 

5. That the project is considered Categorically Exempt under Section 15332(b) of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA) 
development occurring within the city on a project site of not more than five acres and 
substantially surrounded by urban uses.  (Categorical Exemption No. 2022-35). 

RECOMMENDED CONDITIONS OF APPROVAL 

1. That the site be developed consistent with the comments and conditions of the Site Plan 
Review Committee as set forth under Site Plan No. 2011-061. 

2. That the site be developed and maintained in substantial conformance with the site plan in 
Exhibit “A” and Operational Statement in Exhibit “B”.    

3. That a six-foot high fence be erected along the entire property as depicted on Exhibit “A”, to 
buffer the site from adjacent uses. 

4. That evergreen trees be planted every 20-feet on center around the entire facility to further 
screen the tanks from neighboring uses. 

5. That noise associated with the site shall not be at a level that exceeds the standards 
established in the City of Visalia Noise Ordinance. 



 

6. That landscaping and irrigation plans be submitted as part of the building permit package. 
7. That all other federal and state laws and city codes and ordinances be complied with. 

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. 2022-33 

• Exhibit "A" – Site Plan 

• Exhibit “B” – Operational Statement  

• Site Plan Review Comments  

• General Plan Map 

• Zoning Map 

• Aerial Photo 

• Vicinity Map 



 

Related Plans & Policies 
Conditional Use Permits 

(Section 17.38) 
 
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 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 
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) 
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)



RESOLUTION NO. 2022-33 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2022-08, A 

REQUEST BY THE CALIFORNIA WATER SERVICE COMPANY TO CONSTRUCT 
TWO, ONE-MILLION-GALLON WATER STORAGE TANKS AND BOOSTER STATION 
WITH ASSOCIATED PUMPS AND INFRASTRUCTURE ON A PARCEL MEASURING 
0.88 ACRES WITHIN THE C-MU (COMMERCIAL MIXED-USE) ZONE. THE SITE IS 
LOCATED ON THE SOUTH SIDE OF EAST ACEQUIA AVENUE, APPROXIMATELY 

152 FEET WEST OF SOUTH BURKE STREET. (ADDRESS: N/A) (APN: 094-222-015). 
 

 WHEREAS, Conditional Use Permit No. 2022-08, is a request by the California 
Water Service Company to construct two, one-million-gallon water storage tanks and 
booster station with associated pumps and infrastructure on a parcel measuring 0.88 
acres within the C-MU (Commercial Mixed-Use) zone. The site is located on the south 
side of East Acequia Avenue, approximately 152 feet west of South Burke Street. 
(Address: N/A) (APN: 094-222-015); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice did hold a public hearing before said Commission on July 11, 2022; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit No. 2022-08, 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 15332(b). 
 

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. 



Resolution No. 2022-33 

3. That the project with fencing and landscape additions would not be injurious to the 
surrounding properties or character of the neighborhood.   

4. That the addition of water system storage tanks and equipment is in the interest of 
public health and safety. 

5. That the project is considered Categorically Exempt under Section 15332(b) of the 
Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA) development occurring within the city on a project site of not more than five 
acres and substantially surrounded by urban uses.  (Categorical Exemption No. 
2022-35). 

 
 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 be developed consistent with the comments and conditions of the Site 

Plan Review Committee as set forth under Site Plan No. 2011-061. 
2. That the site be developed and maintained in substantial conformance with the site 

plan in Exhibit “A” and Operational Statement in Exhibit “B”.    
3. That a six-foot high fence be erected along the entire property as depicted on Exhibit 

“A”, to buffer the site from adjacent uses. 
4. That evergreen trees be planted every 20-feet on center around the entire facility to 

further screen the tanks from neighboring uses. 
5. That noise associated with the site shall not be at a level that exceeds the standards 

established in the City of Visalia Noise Ordinance. 
6. That landscaping and irrigation plans be submitted as part of the building permit 

package. 
7. That all other federal and state laws and city codes and ordinances be complied 

with.  
 
 



 

 
EXHIBIT “A” 



 

 
 

EXHIBIT “B” 



 

 
 

 

EXHIBIT “B” 
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