REPORT TO CITY OF VISALIA PLANNING COMMISSION
HEARING DATE: May 9, 2016

PROJECT PLANNER: Brandon Smith, Senior Planner
Phone No: 713-4636, Email: brandon.smith@visalia.city

SUBJECT: Conditional Use Permit No. 2016-07: A request by Valley Oak SPCA (Stanley &
Wendy Simpson and Steven & lrene Beargeon property owners), to allow
development of a phased facility consisting of an animal sheiter, adoption center,
and education center, and the establishment of a sign program, on 1.9 acres in the
I-L (Light Industrial) zone. The project site is located on the west and north sides
of Nevada Court approximately 100 feet north of Placer Avenue. (APN: 081-100-
049, 050, 051, and 052)

Variance No. 2016-03: A request by Valley Oak SPCA (Stanley & Wendy Simpson
and Steven & Irene Beargeon property owners), to allow a variance to the required
yard fronting onto a major road (Goshen Avenue) in Design District H in the I-L
(Light Industrial) zone. The project site is located on the west and north sides of
Nevada Court approximately 100 feet north of Placer Avenue. (APN: 081-100-049,
050, 051, and 052)

STAFF RECOMMENDATION

Staff recommends approval of Conditional Use Permit No. 2016-07 and Variance No. 2016-03
based upon the findings and conditions in Resolution Nos. 2016-14 and 2016-15. Staff's
recommendation is based on the conclusion that the requests are consistent with the General
Plan and Zoning Ordinance.

RECOMMENDED MOTION

I move to approve Conditional Use Permit No. 2016-07 and Variance No. 2016-03 based on the
findings and conditions in Resolution Nos. 2016-14 and 2016-15.

PROJECT DESCRIPTION

Conditional Use Permit No, 2016-07 is a request by Valley Oak SPCA to construct a new one-
story facility for the care of pet cats and dogs. The entire facility will be located on 1.9 acres
and will consist of 14,100 square feet of enclosed building space and 6,595 square feet of
fenced outdoor space (see site plan attached as Exhibit “A”). The facility will consist of three
related uses on one site - an adoption center, an education center, and a boarding facility — with
each to be developed under a separate phase (see phasing plan attached as Exhibit ""). An
operating statement is attached as Exhibit “J".

Adoption Center (Phase 1). The adoption center will consist of a 5,000 square foot building and
5,242 square foot fenced outdoor space with plans for a future 2,400 square foot building
addition. This facility will house approximately 60 dogs and 40 cats, received as transfers from
surrounding area shelters. The center will also accept pets for euthanasia, which will be




conducted on-site or at the
nearby spay/neuter clinic. The
center's operation is primarily
oriented towards offering
services to the public. The
center will be open five days a
week (Thursday through
Monday), will have an average of
six employees, and will have an
average of zero to four
customers at any single time with
durations lasting from 30 to 60
minutes.

EBducation Center (Phase 2).The
education center will initially
consist of two modular buildings
at 2,016 square feet each, which
will eventually be replaced by a
5,000 square foot permanent z .
building. The facility is expected to draw groups of people through the offermg of animal
fraining classes, speaker panels, children’s programs and summer camps, and board meeting
rooms. The center will have an average of two employees and an average of zero to 12
customers at any single time that would include evening and weekend visits.

Animal Boarding Facility (Phase 3). The boarding facility will consist of a 4,100 square foot
building and 1,366 square foot outdoor space. It will be open seven days a week and will
include approximately 35 separate kennels based on the fioor plan exhibit. 1t will have an
average of two employees, and will have an average of one to two customers at any single time
with durations lasting less than 30 minutes that would include early morning and evening visits.

The project site consists of four undeveloped parcels located at the end of a cul-de-sac within a
light industrial subdivision consisting of half to one-acre lots. Each of the three facilities will be
constructed on separate parcels and will be served by two parking lots. As there are no plans to
eliminate the lot lines, cross access agreements will be utilized to allow for access and parking
over the parcel lines.

This facility differs from the Animal Control Facility — located west of Visalia Municipal Airport—
in that it does not include animal control services for Visalia and surrounding communities.
Both facilities would include public and visitor-oriented services such as adoption, although the
proposed facility would include additional public-oriented services such as the education center.

Variance No. 2016-03 is a request to reduce the landscape setback along Goshen Avenue
from 40 feet to 20 feet. As shown in Exhibit “A” the Goshen Avenue frontage serves as the rear
yard as the property, however Design District “A” development standards base setback
requirements by the type of roadway. There is no vehicular access planned for the Goshen
Avenue frontage.



General Plan Land Use Designation:  Industrial
Zoning: I-L (Light industrial)

Surrounding Land Uses and Zoning: North: I-H / Goshen Avenue, Railroad line,
distribution center
South: i-L /Vacant land
East:  I-L / Kings River Tractor equipment sales
West: 1-H/RR Donnelley office supply distributor

Environmental Review: Categorical Exemption No. 2016-17
Special Districts: Design District "H”
Site Plan: 2016-007

RELATED PROJECTS: On April 8, 2013, the Planning Commission approved Conditional Use
Permit No. 2012-46, a request by the City of Visalia to construct a 17,000 square foot animal
control facility on approximately 3.9 acres in the Airport Zone District, including partial
demolition of the existing animal control facility on the site. The site is located at 1800 S. Plaza
Drive, bound by State Highway 99 on the west and the Visalia Municipal Airport on the east.
(APN: 081-090-018)

Staff recommends approval of Conditional Use Permit No. 2016-07 and Variance -No. 2016-03,
as conditioned, based on the project’s consistency with the General Plan and the Zoning
Ordinance.

Consistency with Zoning Ordinance and General Plan

The Zoning Ordinance master list of allowed uses (VMC Section 17.18.050) identifies animal
shelters / humane societies {Line 13) and kennels (line 127) as conditionally-allowed uses in the
Light Industrial zone. The project also contains an education center that is affiliated with the
primary on-site use of the animal shelter, and shouid therefore be considered as part of the
conditional use permit request.

Staff concurs that the proposed use would be compatible with the purpose and intent of the I-L
zone (ref. VMC Section 17.22.010(B)(1)). Although this section places an emphasis on
warehousing and manufacturing, animal shelters and kennels are found to be similar in nature
to light industrial uses to the exient that a fair separation needs to be maintained between the
use and residential areas.

Staff also finds that the proposed use would be compatible with the General Plan and the site’s
land use designation of Industrial. This land use designation, which now covers the developing
industrial sector south of Goshen Avenue, is intended to accommodate a variety of
manufacturing and similar activities that may include outdoor facilities, warehousing, and
supporting commercial/office uses.




Land Use Compatibility

The facility’s operation statement demonstrates that the on-site operations and daily visitor
traffic would be compatible with other uses in the area, which generally sees a low amount of
vehicle traffic. The facility contains a limited amount of outdoor space for use by the animals,
the locations of which are not abutting other existing iand uses.

The operation statement further explains that animal remains resulting from euthanasia will be
disposed on a daily basis.

The floor plans for the adoption center (Phase 1) and boarding facility (Phase 3) are oriented
primarily for the boarding of animals (cats and dogs), while the education center will be primarily
improved as office and training room space. If one or more of these uses were {o vacate in the
future, any ensuing uses occupying the buildings must be a permitted or conditionally-allowed
use for the zoning designation. Likewise, the buildings cannot be leased or re-occupied toward
other office or educational uses unless found to be consistent with the allowed uses in the
zoning designation.

Two modular buildings are planned to be placed on the footprint of the education center (Phase
2) prior to the completion of the permanent building on the site. The applicant has indicated
through supplemental materials that these buildings will serve as office space while Phase 1 is
constructed and will be removed at the start of Phase 2 (anticipated to be two years after
completion of Phase 1).

Land uses currently surrounding the property include a large-scale distribution center to the
west and, to the south and east, smaller parcels intended for light industrial use. The Valley
Oak SPCA’s Spay and Neuter Clinic is located 500 feet to the east of the site, accessed from
Placer Avenue and Century Street.

Parking

The site plan indicates that 66 parking stalls will be constructed with the development. The
proposed uses of an animal shelter and kennel do not have parking ratios established in the
Zoning Ordinance, so the parking ratio for professional offices at one space per 250 square feet
has been utilized. Based on this ratio, a total of 56 stalls would be required for the site.

Staff is supportive of the utilization of the professional office parking ratio for development of the
uses. The parking needs are further justified by the operation statement’s breakdown of daily
employees and visitors.

Vehicular Cross Access

The development plan shows that the parking lot west of Nevada Court will be constructed over
existing parcel lines that will remain in place. Additionally, parking spaces on parcels containing
the Phase 1 and 3 buildings will need to be accessed from the drive approach and access drive
located on the middie parcel. The site plan indicates that a future cross access agreement will
be entered into for the middle parcel.

The recommended conditions of approval for this Conditional Use Permit therefore include a
condition of approval that requires an agreement {o be entered into for vehicular cross access
and parking between parcel lines prior to the development of the Adoption Center (Phase 1) or
the Animal Boarding Facility (Phase 3).

Sign Program

The applicants have submitted a sign program for use with the proposed project (see Exhibit
*K"). Overall, the program proposes wall signs and monument signs that fall within the
standards of allowed signage in the City’s current Sign Ordinance.



On page 6 of the Sign Program an annotated aerial photo shows a wall sign for each building
and a total of three monument signs. The primary monument sign will be located along the
Goshen Avenue frontage and will identify all three uses on the site. Although the project site
will be operating under one Conditional Use Permit, the site may be granted three monument
signs since the Sign Ordinance grants one monument sign for each commercial site which is
defined as a single detached building.

Variance Analysis

Variances are intended fo prevent unnecessary hardships resulting from strict or liferal
interpretation of regulations while not granting a special privilege to the applicant. The Planning
Commission has the power to grant variances to regulations prescribed in the Zoning
Ordinance. The applicant has provided proposed variance findings in Exhibit “L” intended to
justify their goal of being able to reduce the required landscape setback as summarized below:

1. That strict or literal interpretation and enforcement of the specified regulation would result in
practical difficulty or unnecessary hardship inconsistent with the obijectives of the zoning
ordinance;

Applicant: The required setbacks for design district “H” would not allow for adequate
building design for the site, particularly for the proposed buildings along Goshen Ave.

Analysis: Staff recognizes that the intended use for the site is an adoption center and animal
shelter that is assembled from several smaller parcels. Staff further recognizes that the site
is double fronting with building and landscape setbacks applicable to the front and rear
yards, and that the parcel sizes are significantly smaller than the five-acre minimum
applicable to the Design District. Thus, enforcing the full setback would cause an
unnecessary hardship in maximizing the potential use of the site. Based on these points,
staff concurs with making a finding for unnecessary hardship on this site.

2. That there are exceptional or extraordinary circumstances or conditions applicable to the
property involved or to the intended use of the property which do not apply generally to other
properties classified in the same zone;

Applicant: The project parcels are smaller than the typical lots in the surrounding design
district, where the observance of a 40’ setback disproportionately minimizes the buildable
area for these project parcels as opposed to the mentioned larger parcels in the same
design district (there is a 20 acre parcel directly west and 5 acre parcel directly north of the
proposed project). In addition, the project site is unique to the surrounding parcels as it sits
on an internal road (Nevada Ave) that imposes an additional 15’ setback, further limiting the
buildable area. It is unique in this area to have parcels less than an acre bounded by two
public roads; the proposed project has two parcels that are affected by this unique
characteristic.

Analysis: Concur with applicant.

3. That strict or literal interpretation and enforcement of the specified regulation would deprive
the applicant of privileges enjoyed by the owners of other properties classified in the same
zone;

Applicant: There is precedent set for reducing the 40’ front yard setback in design district
“H” to 20’ in the vicinity of the proposed project along Goshen Ave.

Analysis: Concur with applicant. Other similar-sized parcels located to the east of the site
and fronting along Goshen Avenue currently have reduced landscape setbacks ranging from



25 to 30 feet, and larger developed sites to the west and fronting along Goshen Avenue also
exhibit setbacks as little as 10 feet.

4. That the granting of the variance will not constitute a grant of special privilege inconsistent
with the limitations on other properties classified in the same zone;

Applicant: As previously stated parcels within the same design district ("H") typically are
larger in size and have one or fewer fronting public roads, so they are not impacted as
severely as the proposed project is by setback requirements for the buildable area.

Analysis: Concur with applicant. Other similar-sized parcels located to the east of the site
and fronting along Goshen Avenue currently have reduced landscape setbacks ranging from
25 to 30 feet, and larger developed sites to the west and fronting along Goshen Avenue also
exhibit setbacks as little as 10 feet.

5. That the granting of the variance will not be detrimental to the public health, safety or
welfare, or materially injurious to properties or improvements in the vicinity.

Applicant: The proposed variance to the setback will not encroach on the public right-of-way
and will still provide ample setback distance to ensure pubiic safety.

Analysis: Concur with applicant. The variance would not impair the line-of-site vision to
other drive approaches or sireets accessing Goshen Avenue in this vicinity.

Environmental Review

The Conditional Use Permit for the facility is considered Categorically Exempt under Section
156332 (Class 32) of the Guidelines for the Implementation of the California Environmental
Quality Act (CEQA) as an in-fill development project. (Categorical Exemption No. 2016-17)

Class 32 consists of projects characterized as in-fill development meeting the conditions
described in this section.
(a) The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.

(b) The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses.

(¢) The project site has no value as habitat for endangered, rare or threatened species.

(dy Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality.

(e} The site can be adequately served by all required utilities and public services.

The Variance is considered Categorically Exempt under Section 15305 (Class 5) of the
Guidelines for the Implementation of CEQA, as amended, based on minor alterations to land
use limitations that do not result in changes in iand use or density. (Categorical Exemption No.
2016-17)

Conditional Use Permit No. 2016-07
1. That the proposed project will not be deirimental 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
finding of the Zoning Ordinance Section 17.38.110:




» 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.

s 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 15332 of the Guidelines

for the Implementation of the California Environmental Quality Act (CEQA). (Categorical
Exemption No. 2016-17).

Variance No. 2016-03

1.

That strict or literal interpretation and enforcement of the specified regulation would result in
practical difficulty or unnecessary hardship inconsistent with the objectives of the zoning
ordinance;

The required setbacks for design district “H” would not allow for adequate building design for
the site, particularly for the proposed buildings along Goshen Ave.

The intended use for the site is an adoption center and animal shelter that is assembled
from several smaller parcels, and the site is double fronting with building and landscape
setbacks applicable to the front and rear yards, and that the parcel sizes are significantly
smaller than the five-acre minimum applicable to the Design District. Thus, enforcing the full
setback would cause an unnecessary hardship in maximizing the potential use of the site.

That there are exceptional or extraordinary circumstances or conditions applicable to the
property involved or to the intended use of the property which do not apply generally to other
properties classified in the same zone;

The profect parcels are smaller than the typical lots in the surrounding design district, where
the observance of a 40 setback disproportionately minimizes the buildable area for these
project parcels as opposed to the mentioned larger parcels in the same design district (there
is a 20 acre parcel directly west and 5 acre parce! directly north of the proposed project). In
addition, the project site is unique to the surrounding parcels as it sits on an internal road
{Nevada Ave) that imposes an additional 15" sethack, further limiting the buildable area. It is
unique in this area to have parcels less than an acre bounded by two public roads; the
proposed project has two parcels that are affected by this unique characteristic.

That strict or literal interpretation and enforcement of the specified regulation would deprive
the applicant of privileges enjoyed by the owners of other properties classified in the same
zone;

There is precedent set for reducing the 40’ front yard setback in design district “H” to 20’ in
the vicinity of the proposed project along Goshen Ave. Other similar-sized parcels located to
the east of the site and fronting along Goshen Avenue currently have reduced landscape
setbacks ranging from 25 to 30 feet, and larger developed sites to the west and fronting
along Goshen Avenue also exhibit sethacks as little as 10 feet.

That the granting of the variance will not constitute a grant of special privilege inconsistent
with the limitations on other properties classified in the same zone;

As previously stated parcels within the same design district ("H”) typically are larger in size
and have one or fewer fronting public roads, so they are not impacted as severely as the
proposed profect is by setback requirements for the buildable area. Other similar-sized
parcels located to the east of the site and fronting along Goshen Avenue currently have



reduced landscape setbacks ranging from 25 to 30 feetf, and larger developed sites fo the
west and fronting along Goshen Avenue also exhibit setbacks as little as 10 feet.

That the granting of the variance will not be detrimental to the public health, safety or
welfare, or materially injurious to properties or improvements in the vicinity.

The proposed variance to the setback will not encroach on the public right-of-way and will
still provide ample setback distance fo ensure public safety. The variance would not impair
the line-of-site vision to other drive approaches or streets accessing Goshen Avenue in this
vicinity. _

That the project is considered Categorically Exempt under Section 15305 of the Guidelines

for the Implementation of the California Environmental Quality Act (CEQA). (Categorical
Exemption No. 2016-17).

RECOMMENDED CONDITIONS OF APPROVAL

Conditional Use Permit No. 2016-07

1.

That the site be developed in substantial compliance with the comments and conditions of
the Site Plan Review Committee as set forth under Site Plan Review No. 2016-007.

. That the site be developed in compliance with the site plan shown in Exhibit “A”; floor plans

shown in Exhibits “C", “E”, and “G”; and elevation plans shown in Exhibits “D’, “F”, and “H".
Substantial changes to the site plan, floor plan, and/or elevation plan may require an
amendment to the Conditional Use Permit.

That the project shall operate in compliance with the operation statement shown in Exhibit
“J".  Substantial changes to the operation statement may require an amendment to the
Conditional Use Permit.

That no portion or entirety of the buildings may be leased or re-occupied for office space or
educational facilities, unless first determined by the City Planner to be consistent with the
allowed uses for the zoning designation.

That the 20 foot building and landscape setback shown along Goshen Avenue not be
allowed unless Variance No. 2016-03 is approved.

That any project signage shall be obtained under separate permits.

That all project signage shall comply with all City codes and ordinances, except as otherwise
regulated in the sign program attached as Exhibit “K”.

That prior to the development of the Adoption Center (Phase 1) or the Animal Boarding
Facility (Phase 3), an agreement shall be entered into that allows for vehicular cross access
and parking across parcel lines within the project site as shown in Exhibit "A”. This condition
is not required if a lot line adjustment is completed to remove the parcel lines across the
parking lot prior fo development.

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

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

from the applicant and property owner, stating that they understand and agree to all the
conditions of Conditional Use Permit No. 2018-07, prior to the issuance of any building
permits for this project.




Variance No. 2016-03

1.

That the site be developed in substantial compliance with the comments and conditions of
the Site Plan Review Committee as set forth under Site Plan Review No. 2016-007.

That the site be developed in substantial compliance with the site plan shown in Exhibit “A”,
which includes a minimum 20 foot building and landscape setback along Goshen Avenue.

That Variance No. 2016-03 be null and void unless Conditional Use Permit No. 2016-07 is
approved.

That all other City codes and ordinances be met.

That the applicant submit to the City of Visalia a signed receipt and acceptance of conditions
from the applicant and property owner, stating that they understand and agree to all the
conditions of Variance No. 2016-03, prior to the issuance of any building permits for this
proiect.

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 appea! form can be found on the city’'s website www.visalia.city or from the city
clerk.

Aftachments:
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Related Plans & Policies

Resolutions

Exhibit "A" — Site Plan

Exhibit “B" — Concept Design / Perspective Drawings
Exhibit “C” — Adoption Center Floor Plans
Exhibit “D” — Adoption Center Elevation Plans
Exhibit “E” — Education Center Floor Plans
Exhibit “F" — Education Center Elevation Plans
Exhibit “G” — Boarding Kennel Fioor Plans
Exhibit “H" — Boarding Kennel Elevation Plans
Exhibit “I" -~ Phasing Plan

Exhibit “J” — Operation Statement

Exhibit "K” — Sign Program

Exhibit “L” — Applicant’s Variance Findings
Site Plan Review Comments

General Plan Land Use Map

Zoning Map

Aerial Map

Vicinity Map




RELATED PLANS AND POLICIES

Visalia Municipal Code
Title 17: Zoning Ordinance
Chapter 17.30: Development Standards

17.30.130 Development standards.

A, Site Area. The minimum parcel size for each design district varies according to the development
standards. However, this section shall not preclude parcels of less than the required minimum which
exist at the time of adoption of this proposal, from securing planned development and building permits.
Parcels of less than the required minimum size may be created upon approval of an acceptable master
plan by the site pian review committee.

17.30.230 Development standards--Design district H.

The following development standards shall apply to property located in district H. See Chapter 17.24
for additional BRP zone design standards:

A.  Design district H includes strests of varying width, carrying capacity and intended service. The
development standards vary by type of street in order to maintain a consistent streetscape and achieve
a high quality visual impact necessary to sustain an attractive and viable industrial area.

B. Building height: seventy-five (75) feet maximum.

C. Required Yards.

1. Frontage on major road: forty (40) feet. (Major roads are defined as roads shown as arterials or
collectors on the city's June 1289 Circulation Element Map, including but not limited fo Goshen, Plaza
Drive, Avenue 308, etfc.);

2. Frontage on minor road: twenty-five (25) feet. (Minor roads are defined as roads shown as local
streets on the city's June 1989 Circulation Element Map, including but not limited to Elowin Court, Clancy
Drive, Rasmussen Avenue, etc.);

3. Frontage on interior roads: fifteen (15) feet. (Interior roads provide access only to parcels within a
development.);

Side: zero;

Side abutting Southern Pacific Railroad right-of-way: forty (40) feet;
Side abutting an "R" zone: twenty (20) feet;

Rear: zero;

Rear abutting an "R" zone: twenty (20) feet.

Parking as prescribed in Chapter 17.34.

1. Site area: five acres, minimum. If sites less than this minimum area are approved in accordance
with Section 17.30.130(A) of this chapter, it is required that setbacks be determined at the time of
parceling of the property. The parcels being created shall be designed to accommeodate the landscape
areas and building setbacks as required by this section.

2. In addition, properties subdivided into parcels of less than five acres shall provide a common or
joint storm drainage facility or pond, to be maintained through a private property owners association
formed at the time of subdivision.

F. Landscaping.

1. Frontage on major road: forty (40) feet. (Major roads are defined as roads shown as arterials and
collectors on the city's June 1989 Circulation Element Map, including but not limited to Goshen and
Plaza Drive).

2. Frontage on minor road: iwenty-five (25) feet. (Minor roads are defined as roads shown as local
streets on the city's June 1989 Circulation Element Map, including but not limited to Elowin Court, Clancy
Drive, Rasmussen Avenue, efc.)

3. Frontage on interior roads: fifteen (15) feet. (Interior roads provide access only to parceis within a
development);
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Side: zero;
Side abutting Southern Pacific Railroad right-of-way: forty (40) feet;
Side abutting an "R" zone: ten feet;
Rear: zero,
Rear abutting an "R" zone: ten feet.
G Screening. An eight-foot masonry wall is required along property line where a site abuts a "R"
zoned property. (See also Chapter 17.36, Section 17.36.050, planned commercial, and Section
17.36.070, planned industrial.) (Ord. 9920 § 1, 1999: prior code § 7473)
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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 fo grant or deny applications for conditional use permits and to impose reasonable
conditions upon the granting of such permits. (Prior code § 7525)

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)
Chapter 17.42 Variances and Exceptions

17.42.030 Variance powers of city planning commission,

The city planning commission may grant variances to the regulations prescribed by this title with
respect {o fences and walls, site area, width, frontage coverage, front yard, rear vard, side yards, height
of structures, distance between structures and off-street parking facilities, in accordance with the
procedures prescribed in this chapter. (Prior code § 7557)

17.42.080 Variance action of the city planning commission.

A. The city planning commission may grant a variance to a regulation prescribed by this title with
respect to fences and walls, site area, width, frontage, coverage, front yard, rear yard, side vyards, height
of structures, distances between structures or landscaped areas or in modified form if, on the basis of
the application, the report of the city planning staff or the evidence submitted, the commission makes the
foliowing findings:




1. That strict or literal interpretation and enforcement of the specified regulation would result in
practical difficulty or unnecessary hardship inconsistent with the objectives of the zoning ordinance;

2. That there are exceptional or extraordinary circumstances or conditions applicable to the property
involved or to the intended use of the property which do not apply generally to other properiies classified
in the same zone;

3. That strict or literal interpretation and enforcement of the specified regulation would deprive the
applicant of privileges enjoyed by the owners of other properties classified in the same zone;

4. That the granting of the variance will not constitute a grant of special privilege inconsistent with
the limitations on other properties classified in the same zone;

5. That the granting of the variance will not be detrimental to the public heailth, safety or welfare, or
materially injurious to properties or improvements in the vicinity.

B. The city planning commission may grant a variance to a regulation prescribed by this title with
respect to off-street parking facilities, if, on the basis of the application, the report of the city planner or
the evidence submitted the commission makes the findings prescribed in subsection (A)(1) of this
section and that the granting of the variance will not result in the parking of vehicles on public streets in
such a manner as to interfere with the free flow of traffic on the streets.

C. Avariance may be revocable, may be granted for a limited time period, or may be granted subject
to such conditions as the commission may prescribe.

D. The city planning commission may deny a variance application. (Prior code § 7563)



RESOLUTION NO. 2016-14

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF VISALIA APPROVING CONDITIONAL USE PERMIT NO. 2016-07: A
REQUEST BY VALLEY OAK SPCA (STANLEY & WENDY SIMPSON AND STEVEN &
IRENE BEARGEON PROPERTY OWNERS), TO ALLOW DEVELOPMENT OF A

PHASED FACILITY CONSISTING OF AN ANIMAL SHELTER, ADOPTION CENTER,

AND EDUCATION CENTER, AND THE ESTABLISHMENT OF A SIGN PROGRAM,

ON 1.9 ACRES IN THE I-L (LIGHT INDUSTRIAL) ZONE. THE PROJECT SITE {S

LOCATED ON THE WEST AND NORTH SIDES OF NEVADA COURT
APPROXIMATELY 100 FEET NORTH OF PLACER AVENUE. (APN: 081-100-049,
050, 051, AND 052)

WHEREAS, Conditional Use Permit No. 2016-07 is a request by Valley Oak
SPCA (Stanley & Wendy Simpson and Steven & Irene Beargeon property owners), to
allow development of a phased facility consisting of an animal shelter, adoption center,
and education center, and the establishment of a sign program, on 1.9 acres in the I-L
(Light Industrial) zone. The project site is located on the west and north sides of
Nevada Court approximately 100 feet north of Placer Avenue. (APN: 081-100-049, 050,
051, and 052); and

WHEREAS, the Planning Commission of the City of Visalia, after duly published
notice did hold a public hearing before said Commission on May 9, 2016; and

WHEREAS, the Planning Commission of the City of Visalia finds Conditional Use
Permit No. 2016-07, as conditioned by staff, 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 projecti 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.

NOW, THEREFORE, BE IT FURTHER RESQOLVED 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 heaith, 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 finding of the Zoning Ordinance Section 17.38.110:

¢ 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.

e 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,
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3.

safety, or welfare, nor materially injurious to properties or improvements in the
vicinity.
That the project is considered Categorically Exempt under Section 15332 of the

Guidelines for the Implementation of the California Environmental Quality Act
(CEQA). (Categorical Exemption No. 2016-17).

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 o the following conditions:

1.

That the site be developed in substantial compiiance with the comments and
conditions of the Site Plan Review Committee as set forth under Site Plan Review
No. 2016-007.

That the site be developed in compliance with the site plan shown in Exhibit “A”;
floor plans shown in Exhibits “C”, “E”, and “G"; and elevation plans shown in Exhibits
‘D7, °F”", and “H". Substantial changes to the site plan, floor plan, and/or elevation
plan may require an amendment to the Conditional Use Permit.

That the project shall operate in compliance with the operation statement shown in
Exhibit “J”. Substantial changes to the operation statement may require an
amendment to the Conditional Use Permit.

That no portion or entirety of the buildings may be leased or re-occupied for office
space or educational facilities, unless first determined by the City Planner to be
consistent with the allowed uses for the zoning designation.

That the 20 foot building and landscape setback shown along Goshen Avenue not
be allowed unless Variance No. 2016-03 is approved.

6. That any project signage shall be obtained under separate permits.

That all project signage shall comply with all City codes and ordinances, except as
otherwise reguiated in the sign program attached as Exhibit “K”.

That prior fo the development of the Adoption Center (Phase 1) or the Animal
Boarding Facility (Phase 3), an agreement shall be entered into that allows for
vehicular cross access and parking across parcel lines within the project site as

- shown in Exhibit “A”. This condition is not required if a lot line adjustment is

completed to remove the parcel lines across the parking lot prior to development.

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

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

conditions from the applicant and property owner, stating that they understand and
agree to all the conditions of Conditional Use Permit No. 2016-07, prior to the
issuance of any building permits for this project.
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RESOLUTION NO. 2016-15

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA
APPROVING VARIANCE NO. 2016-03: A REQUEST BY VALLEY OAK SPCA
(STANLEY & WENDY SIMPSON AND STEVEN & IRENE BEARGEON PROPERTY
OWNERS), TO ALLOW A VARIANCE TO THE REQUIRED YARD FRONTING ONTO
A MAJOR ROAD (GOSHEN AVENUE) IN DESIGN DISTRICT H IN THE |- (LIGHT
INDUSTRIAL) ZONE, THE PROJECT SITE 1S LOCATED ON THE WEST AND
NORTH SIDES OF NEVADA COURT APPROXIMATELY 100 FEET NORTH OF
PLACER AVENUE. (APN: 081-100-049, 050, 051, AND 052)

WHEREAS, Variance No. 2016-03 is a request by Vailey Oak SPCA (Stanley &
Wendy Simpson and Steven & Irene Beargeon property owners), to allow a variance to
the required yard fronting onto a major road (Goshen Avenue) in Design District M in the
I-L (Light Industrial) zone. The project site is located on the west and north sides of
Nevada Court approximately 100 feet north of Placer Avenue. (APN: 081-100-048, 050,
051, and 052); and

WHEREAS, the Planning Commission of the City of Visalia, after published
notice scheduled a public hearing before said commission on May 9, 2016; and

WHEREAS, the Planning Commission of the City of Visalia finds Variance No.
2016-03, as conditioned by staff, to be in accordance with Chapter 17.42 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 of the City of Visalia finds the project fo 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 15305.

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning
Commission of the City of Visalia makes the following specific finding based on the
evidence presented:

1. That strict or literal interpretation and enforcement of the specified regulation would
result in practical difficulty or unnecessary hardship inconsistent with the objectives
of the zoning ordinance;

The required setbacks for design district “H” would not allow for adequate building
design for the site, particularly for the proposed buildings along Goshen Ave.

The infended use for the site is an adoption center and animal shelter that is
assembled from several smaller parcels, and the site is double fronting with building
and landscape setbacks applicable to the front and rear yards, and that the parcel
sizes are significantly smaller than the five-acre minimum applicable fo the Design
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District. Thus, enforcing the full setback would cause an unnecessary hardship in
maximizing the pofential use of the site.

. That there are exceptional or extraordinary circumstances or conditions applicable to
the property involved or fo the intended use of the property which do not apply
generally to other properties classified in the same zone;

The project parcels are smaller than the typical lots in the surrounding design
district, where the observance of a 40’ setback disproportionately minimizes the
buildable area for these project parcels as opposed fo the mentioned larger parcels
in the same design district (there is a 20 acre parcel directly west and 5 acre parcel
directly north of the proposed project). In addition, the project site is unique to the
surrounding parcels as it sits on an internal road (Nevada Ave) that imposes an
additional 15’ setback, further limiting the buildable area. It is unique in this area to
have parcels less than an acre bounded by two public roads; the proposed project
has two parcels that are affected by this unique characteristic.

. That strict or literal interpretation and enforcement of the specified regulation would
deprive the applicant of privileges enjoyed by the owners of other properties
classified in the same zone;

There is precedent set for reducing the 40’ front yard sefback in design district “H” to
20" in the vicinity of the proposed project’ along {Goshen Ave. Other similar-sized
parcels located to the east of the site and fronting along Goshen Avenue currently
have reduced landscape setbacks ranging from 25 to 30 feet, and larger developed
sites to the west and fronting along Goshen Avenue also exhibit setbacks as little as
10 feet.

. That the granting of the variance will not constitute a grant of special privilege
inconsistent with the limitations on other properties classified in the same zone;

As previously stated parcels within the same design district (“H”) typically are larger
in size and have one or fewer fronting public roads, so they are not impacted as
severely as the proposed project is by setback requirements for the buildable area.
Other similar-sized parcels located to the east of the site and fronting along Goshen
Avenue currently have reduced landscape setbacks ranging from 25 to 30 feet, and
farger developed sifes to the west and fronting along Goshen Avenue also exhibit
setbacks as little as 10 feet.

. That the granting of the variance will not be detrimental to the public health, safety or
welfare, or materially injurious to properties or improvements in the vicinity.

The proposed variance to the setback will not encroach on the public right-of-way
and will still provide ample setback distance to ensure public safety. The variance
would not impair the line-of-site vision to other drive approaches or streets accessing
Goshen Avenue in this vicinity.

. That the project is considered Categorically Exempt under Section 15305 of the
Guidelines for the Implementation of the California Environmental Quality Act
(CEQA). (Categorical Exemption No. 2016-17).

Resclution No. 2016-15



BE IT FURTHER RESOLVED that the Planning Commission hereby approves

Variance No. 2016-03, as conditioned, on the real property herein above described in
accordance with the terms of this resolution under the provision of Section 17.42.090 of
the Ordinance Code of the City of Visalia, subject to the following conditions:

1.

That the site be developed in substantial compliance with the comments and
conditions of the Site Plan Review Commitiee as set forth under Site Plan Review
No. 2016-007.

That the site be developed in substantial compliance with the site plan shown in
Exhibit “A”, which includes a minimum 20 foot building and landscape setback along
Goshen Avenue.

That Variance No. 2016-03 be null and void unless Conditional Use Permit No.
2016-07 is approved.

4. That all other City codes and ordinances be met.

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

conditions from the applicant and property owner, stating that they understand and
agree to all the conditions of Variance No. 2016-03, prior {0 the issuance of any
building permits for this project.

Resolution No. 2016-16
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Valley Oak SPCA January 13, 2016
Operating Statement

Valley Oak SPCA desires to purchase nearly 2 acres of land in order to build the following:

¢ The Charles E. Hoey Adoption Center
¢« The Whitendale Education Center
s Yetto be named pet boarding facility that will be open to the public.

It is our intent to build in phases in the order listed above as we secure funding.

Charles E. Hoey Adoption Center Approximately 5,000 sq. ft.
This building would include:

s A public lobby with 3 workstations
e Three offices

e Bathrooms

e Storage

e Meeting room/Break room

e Dog Kennels

¢ (Catrooms

e laundry & kitchen area

An average of 6 employees will work here,

This building is where we would house animals available for adoption and rescue runs. We would either
adopt the pet into a new home or find an out of area rescue organization 1o accept the pet and re-home
it in their area.

We anticipate holding approximately 60 dogs and 40 cats here. These animals would come from area
shelters as transfers to our organization or they will be owner surrendered pets. We will also accept
pets from owners requesting euthanasia. Euthanasia will be done on site or at our Low Cost
Spay/Neuter Clinic which is just down the street. Animal waste will be properly disposed of daily.

Hours of operation will be 5 days per week. We will be open to the public Thursday through Monday
from 10:00 a.m. to 4:00 p.m. and we will stay open until 6:00 p.m. during fune, July & August. We will
be closed on Tuesdays and Wednesdays.

Based on our experience we can expect to have zero customers to four customers in our parking ot at
any given time. Many will arrive or leave with pets. About half of the customers will be at our facility
for an hour. The other half will arrive and leave within 30 minutes.

We would also offer microchips and have retail items for sale.

EXHIBIT J



Marjorie Whitendale Education Center Approximately 5,000 sq. ft.
This building would include;

¢ A public lobby with 1 workstation
s Two offices
e Bathrooms
e Storage
"~ & Large meeting room that can be divided into smaller rooms

An average of 2 employees would work here.
fn this building we will hold classes for the public such as:

s (Obedience training

e Puppy & Kitten socialization
s Walking the dog

e Other speciaity classes

We would also bring in speakers and speaker panels to provide Humane Education to the public
including schools, clubs and organizations.

This building would house our annuai Summer Critter Camp for children ages 5 to 15. We will offer
other programs for children including parties, reading to pets, junior volunteers, behind the scenes and
more.

We will also use this space for board, volunteer, and committee meetings, staff training, etc.

We expect to have zero customers to 12 customers in our parking lot at any given time. Many times this
parking lot would be utilized in the evening hours or on weekends. Much of the parking traffic would
only be dropping off or staying for about an hour.



Boarding Facility Approximately 4,100 sq. ft.
This building would include:

e A public lobby with 1 workstation
¢ Dog kennels

¢ Catrooms

e Bathrooms

¢ Storage

¢ laundry & kitchen area

¢ Break room

An average of 6 animals would be housed at one time and 2 employees.

We would be open 7 days per week with hours of operation to include early morning and evening to
ailow for drop off and pick up of animals,

We expect to have 1 to 2 cars in the parking lot at any time, dropping off or picking up so spending less
than 30 minutes inside.

We would also offer grooming and microchip services as well as retail items for sale.



SincE

x
=
@
T
>
i




ALITIDVA ¥2dS HVYG ATTTVA

 SELUM OTAINIT JO UORUBRRL] B 454 481 AVIT NOISAG | 300Hd NOL
_ Y _ _ 3 HANNY IS INVLISISSY | H3INIDHYD NOUYY
HIDYNYIN LDIrOYd | vand GIAVG

ZG0E208'655
Z67£6 WO VITYSIA
¥V 3LINS 13301LS 34 JINVS S ¥ZE

DN 'SHITAD ¥

LUea| ueynsuoD

ZS0 150 ‘0S50 By0-00L-180

SNdV

utyim sposfolyd 103 weiboid ubig




ALITIOVL V2dS MVO AJTIVA

$S920.1d MIIADY ADUISISUOD)/UOIRISIUILIPY
sauleping ubisa(] welbold ubig alg
suswsiinbay jenwgnsg

uoIIONPOIU|

SlUaliuod) JO 9|d




