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PLANNING COMMISSION AGENDA 

CHAIRPERSON: VICE CHAIRPERSON: 
 Marvin Hansen          Adam Peck        

COMMISSIONERS: Mary Beatie, Chris Gomez, Chris Tavarez, Adam Peck, Marvin Hansen

MONDAY, APRIL 24, 2023 
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. 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.

4. CHANGES OR COMMENTS TO THE AGENDA –

5. 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.

• No Items on the Consent Calendar
6. PUBLIC HEARING – (Continued from April 10, 2023) Cristobal Carrillo, Associate Planner

Tentative Parcel Map No. 2023-01: A request by Visalia Shirk, LLC, A California Limited
Liability Company for a lot split to subdivide a 19-acre parcel into four parcels and a
remainder, located within the R-M-2 (Multifamily Residential, 3,000 sq. ft. minimum site area)
and I (Industrial) Zones. The property is located at 6710 West Doe Avenue, on the northeast
corner of West Doe Avenue and North Shirk Street (APN: 077-530-065, 077-530-066, 077-
740-001, 077-750-001). The project is Categorically Exempt from the California
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15315, Categorical
Exemption No. 2023-02.
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7. PUBLIC HEARING – (Continued from April 10, 2023) Josh Dan, Senior Planner
Conditional Use Permit No. 2023-05: A request to establish a beauty salon in a 924 square
foot office building in the O-C (Office Conversion) zone. The project site is located at 432
South Church Street (APN: 097-052-007).  The project is Categorically Exempt from the
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301,
Categorical Exemption No. 2023-08.

8. PUBLIC HEARING – (Continued from April 10, 2023) Cristobal Carrillo, Associate Planner
Conditional Use Permit No. 2023-08: A request by Walter Deissler to convert an existing
residence into a bed and breakfast inn, located within the R-1-5 (Single Family Residential,
5,000 square foot minimum site area) Zone. The project site is located at 513 North Encina
Street (APN: 094-353-011). The project is Categorically Exempt from the California
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, Categorical
Exemption No. 2023-07.

9. PUBLIC HEARING – (Continued from April 10, 2023) Josh Dan, Senior Planner
Conditional Use Permit No. 2023-10: A request by the Visalia First Church to construct an
electronic monument sign on a site zoned Q-P (Quasi Public). The project site is located at
3737 South Akers Street (APN: 119-100-027). The project is Categorically Exempt from the
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301,
Categorical Exemption No. 2023-10.

10. PUBLIC HEARING – Josh Dan, Senior Planner
Conditional Use Permit No. 2023-07: A request by Servando Ledesma to establish an
automotive repair shop within an existing 4,000 square foot tenant space. The project site is
located at 505 North Burke Street. (APN: 094-250-028). The project is Categorically Exempt
from the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section
15301, Categorical Exemption No. 2023-12.

11. PUBLIC HEARING – Josh Dan, Senior Planner
Conditional Use Permit No. 2023-011: A request by California Water Service Company to
amend Conditional Use Permit No. 211, by installing well head treatment equipment including
two 18-foot-tall vessels with a 12-foot diameter per vessel within an existing water utility station
(Visalia Station 38). The project site is zoned O-PA (Professional / Administrative Office). The
project site is located at 131 North Akers Street (APN: 085-640-010). The project is
Categorically Exempt from the California Environmental Quality Act (CEQA) pursuant to
CEQA Guidelines Section 15301(b), Categorical Exemption No. 2023-14.

12. PUBLIC HEARING – Josh Dan, Senior Planner
Conditional Use Permit No. 2023-012: A request by California Water Service Company to
amend Conditional Use Permit No. 2005-38, by installing well head treatment equipment
including two 18-foot-tall vessels with a 12-foot diameter per vessel within an existing water
utility station (Visalia Station 55). The project site is zoned R-1-5 (Single-Family Residential
5,000 square foot minimum per lot). The project site is located at 2831 West Packwood
Avenue (APN: 126-273-012). The project is Categorically Exempt from the California
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301(b),
Categorical Exemption No. 2023-15.
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13. PUBLIC HEARING – Josh Dan, Senior Planner 
Conditional Use Permit No. 2023-014: A request by California Water Service Company to 
amend Conditional Use Permit No. 2012-09, by amending a one-million-gallon capacity water 
tank height and width dimensions depicted within the previously approved Conditional Use 
Permit No. 2012-09. The project site is zoned R-1-5 (Single-Family Residential 5,000 square 
foot minimum per lot).  A previously prepared Initial Study and Mitigated Negative Declaration 
No. 2012-19 adequately analyzed and addressed the project, with mitigation, and was 
adopted per Environmental Document No. 2012-19 for this project. 

14. CITY PLANNER/ PLANNING COMMISSION DISCUSSION – 
a. Planning Commission Interviews set for April 25, 2023. 

           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, MAY 4, 2023, BEFORE 5 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 N. Santa Fe, 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, MAY 8, 2023 

http://www.visalia.city/


REPORT TO CITY OF VISALIA PLANNING COMMISSION 

HEARING DATE:  April 24, 2023 (Continued from April 10, 2023) 

PROJECT PLANNER: Cristobal Carrillo, Associate Planner 
Phone No: (559) 713-4333 
Email: cristobal.carrillo@visalia.city 

SUBJECT: Continued Public Hearing for Tentative Parcel Map No. 2023-01: A request by 
Visalia Shirk, LLC, A California Limited Liability Company for a lot split to subdivide 
a 19-acre parcel into four parcels and a remainder, located within the R-M-2 
(Multifamily Residential, 3,000 sq. ft. minimum site area) and I (Industrial) Zones. 
The property is located at 6710 West Doe Avenue, on the northeast corner of West 
Doe Avenue and North Shirk Street (APN: 077-530-065, 077-530-066, 077-740-
001, 077-750-001).  

STAFF RECOMMENDATION 
Staff recommends approval of Tentative Parcel Map No. 2023-01 based on the findings and 
conditions in Revised Resolution No. 2023-01. Staff’s recommendation is based on the 
conclusion that the parcel map, as conditioned, is consistent with the policies of the Visalia 
General Plan, Zoning and Subdivision Ordinances. 

RECOMMENDED MOTION 
I move to approve Tentative Parcel Map No. 2023-01, based on the findings and conditions in 
Revised Resolution No. 2023-01.  

CONTINUED PUBLIC HEARING FROM APRIL 10, 2023 
The Planning Commission conducted a public hearing on April 10, 2023, for Tentative Parcel 
Map No. 2023-01. At the meeting the item was continued to April 24, 2023 due to the late mailing 
of public notices. No public comment was received at the April 10, 2023 meeting. A revised 
resolution denoting the continuance is included with this report. The analysis contained in the 
April 10, 2023 staff report for Tentative Parcel Map No. 2023-01 is unchanged. 

PROJECT DESCRIPTION 
Tentative Parcel Map No. 2023-01 is 
a request to subdivide an 
approximately 19-acre parcel into 
four parcels and a remainder lot for 
financing purposes. The proposal is 
depicted in Exhibit “A” and described 
in the operational statement in Exhibit 
“C”. Parcel sizes proposed are as 
follows:  

• Parcel A – 4.35 acres /
189,463 square feet

• Parcel B – 4.94 acres /
215,393 square feet

mailto:cristobal.carrillo@visalia.city


• Parcel C – 3.85 acres / 167,890 square feet

• Parcel D – 4.33 acres / 188,723 square feet

• Remainder – 1.42 acres / 61,848 square feet
Development of a 200-unit 
multifamily residential 
complex is ongoing at the 
project site, previously 
approved by the Planning 
Commission via Conditional 
Use Permit No. 2017-08 and 
upheld by the City Council. 
Per the development plan 
provided in Exhibit “B”, the 
proposed property lines for 
the parcels will not conflict 
with any of the multifamily 
buildings under
construction.  
The project site is physically 
divided by West Doe Avenue 
through previous right-of-
way allocations but retains legal designation as one parcel. The project site contains two zone 
designations, R-M-2 (Multifamily Residential, 3,000 sq. ft. minimum site area per dwelling unit) 
north of Doe Avenue, and I (Industrial) south of Doe Avenue. The Remainder parcel is proposed 
to separate the industrial portion of the project site from the multifamily residential portion. The 
Remainder parcel is currently vacant with no future development identified at this time.  

BACKGROUND INFORMATION 
General Plan Land Use Designation: Residential Medium Density, Industrial 
Zoning: R-M-2 (Multifamily Residential, 3,000 square foot

minimum site area per dwelling), I (Industrial) 
Surrounding Zoning and Land Use: North: R-1-5 (Single Family Residential, 5,000 

square foot minimum site area), QP (Quasi-
Public) / Denton Elementary School, City of 
Visalia Fire Station No. 55, Eagle Creek single 
family residential subdivision. 

South: I, R-1-5, C-S (Service Commercial) / Di Mello 
Toscana single family residential subdivision, 
mixed industrial uses, vacant commercial land. 

East: R-1-5 / Eagle Creek single family residential 
subdivision. 

West: IL (Light Industrial) / Mixed industrial uses. 
Environmental Document Categorical Exemption No. 2023-002 
Site Plan: Site Plan Review No. 2023-004 



 

 
RELATED PROJECTS 
Conditional Use Permit No. 2017-08: A request by Christopher Owhadi to construct a 200-unit 
apartment complex with a community building in the R-M-2 (Multiple Family Residential, 3,000 
square foot minimum site area per dwelling unit) Zone. The project site is located on the northeast 
corner of North Shirk Street and West Doe Avenue (APN: 077-530-065, 077-530-066, 077-750-
001, and 077-740-001). The proposal was reviewed and continued by the Planning Commission 
on April 24, 2017, and approved on August 28, 2017. The item was subsequently appealed to 
the Visalia City Council and heard on October 16, 2017. The City Council denied the appeal and 
upheld the Planning Commission approval.  

PROJECT EVALUATION 
Staff recommends approval of the requested Tentative Parcel Map based on the project’s 
consistency with the General Plan, Zoning and Subdivision Ordinances. 
Land Use Compatibility 
Staff supports the proposed tentative parcel map based on the project’s consistency with the 
Zoning Ordinance and Subdivision Ordinance. The subdivision will result in the creation of four 
parcels which will exceed the minimum 3,000 square foot lot area as required for sites in the R-
M-2 Zone (VMC Sec. 17.16.060). Multifamily residential development previously approved on the 
project site will continue to comply with required setbacks. As it stands, the proposed division 
lines are for financing purposes only, and the development will operate as one unified complex. 
This shall be enforced with Condition of Approval No. 4, which requires the recordation of shared 
use and access agreements as part of the parcel map proposal. Condition of Approval No. 3 is 
also included to enforce use of the site as a unified complex. Condition No. 3 requires compliance 
with conditions of approval previously applied to Conditional Use Permit No. 2017-08, the 
discretionary approval which permitted construction of the 200-unit multifamily complex.  
The applicant has elected to designate the 1.42-acre portion of the entire 19-acre site as a 
“Remainder” lot. Pursuant to the Subdivision Map Act Section 66424.6, the subdivider may 
designate a portion of a subdivided parcel as a “Remainder”, so long as it is not divided for the 
purpose of sale, lease, or financing. If the subdivider elects to designate a remainder, the 
Subdivision Map Act states that the following shall apply: 

1. The designated remainder shall not be counted as a parcel for the purpose of determining 
whether a parcel or final map is required. 

2. The fulfillment of construction requirements for improvements, including the payment of fees 
associated with any deferred improvements shall not be required. 

Per the above, the Remainder lot is not counted as a “parcel” of the tentative parcel map.  
The 1.42-acre Remainder lot will be undersized per Industrial Zone requirements (VMC Sec. 
17.22.060.A.). However, the Visalia Municipal Code permits for undersized parcels to be created 
upon approval by the Site Plan Review Committee (VMC Sec. 17.03.015). The Site Plan Review 
Committee approved the proposed configuration on February 1, 2023 (see Site Plan Review No. 
2023-004 comments). As it stands, as a matter of policy, development standards are not typically 
applied to Remainder lots due to their non-parcel status. Furthermore, the site is at present 
unimproved and will have no relation to the multifamily development currently under construction. 
Please note, any future development of the Remainder lot will be subject to Site Plan Review 
processes. 
 



 

 
Access / Circulation / Shared Use 
Vehicular access points and onsite circulation previously approved via Conditional Use Permit 
No. 2017-08 and depicted in Exhibit “B” will not be altered as a result of the proposal. As 
previously described above, Condition No. 4 is recommended requiring recordation of shared 
use and access agreements as part of the proposal. The agreement shall address property 
owners’ responsibility for repair, maintenance, and shared use of all facilities located within the 
common area parcel. 
Subdivision Map Act Findings 
California Government Code Section §66474 lists seven findings for which a legislative body of 
a city or county shall deny approval of a tentative map if it is able to make any of these findings.  
These seven “negative” findings have come to light through a recent California Court of Appeal 
decision (Spring Valley Association v. City of Victorville) that has clarified the scope of findings 
that a city or county must make when approving a tentative map under the California Subdivision 
Map Act. 
Staff has reviewed the seven findings for a cause of denial and finds that none of the findings 
can be made for the proposed project.  The seven findings and staff’s analysis are below.  
Recommended finings in response to this Government Code section are included in the 
recommended findings for the approval of the tentative parcel map. 
GC Section 66474 Finding Analysis 
(a) That the proposed map is not consistent 
with applicable general and specific plans as 
specified in Section 65451. 

The proposed map has been found to be 
consistent with the City’s General Plan. This is 
included as recommended Finding No. 1 of the 
Tentative Parcel Map. There are no specific plans 
applicable to the proposed map. 

(b) That the design or improvement of the 
proposed subdivision is not consistent with 
applicable general and specific plans. 

The proposed design and improvement of the map 
has been found to be consistent with the City’s 
General Plan. This is included as recommended 
Finding No. 1 of the Tentative Parcel Map. There 
are no specific plans applicable to the proposed 
map. 

(c) That the site is not physically suitable for 
the type of development. 

The site is physically suitable for the proposed 
map and its affiliated development plan, which is 
designated as multifamily residential and industrial 
land use. This is included as recommended 
Finding No. 3 of the Tentative Parcel Map. 

(d) That the site is not physically suitable for 
the proposed density of development. 

The site is physically suitable for the proposed 
density of development in the Residential Medium 
Density land use designation and R-M-2 and I 
zones.  This is included as recommended Finding 
No. 4 of the Tentative Parcel Map. 

(e) That the design of the subdivision or the 
proposed improvements are likely to cause 
substantial environmental damage or 
substantially and avoidably injure fish or 
wildlife or their habitat. 

The proposed design and improvement of the map 
has been found not likely to cause environmental 
damage or substantially and avoidably injure fish 
or wildlife or their habitat. This finding is further 
supported by the project’s Categorical Exemption 
determination under Section 15315 of the 
Guidelines for the Implementation of the California 



 

Environmental Quality Act (CEQA), included as 
recommended Finding No. 6 of the Tentative 
Parcel Map. 

(f) That the design of the subdivision or type 
of improvements is likely to cause serious 
public health problems. 

The proposed design of the map has been found 
to not cause serious public health problems.  This 
is included as recommended Finding No. 2 of the 
Tentative Parcel Map. 
 

(g) That the design of the subdivision or the 
type of improvements will conflict with 
easements, acquired by the public at large, 
for access through or use of, property within 
the proposed subdivision. 

The proposed design of the map does not conflict 
with any existing or proposed easements located 
on or adjacent to the subject property.  This is 
included as recommended Finding No. 5 of the 
Tentative Parcel Map. 

Environmental Review 
The project is considered Categorically Exempt under Section 15315 of the Guidelines for the 
Implementation of the California Environmental Quality Act (CEQA), as amended (Categorical 
Exemption No. 2023-002). Section 15315 is appropriate as it is located within a multifamily 
residential and industrial zoned area, will be divided into four parcel and a remainder, will require 
no variances or exceptions, has all services readily available, will be provided access through 
shared access agreement, has not been divided within the last two years, and does not have an 
average slope greater than 20 percent. 

RECOMMENDED FINDINGS  
1. That the proposed location and layout of the tentative parcel map, its improvement and 

design, and the conditions under which it will be maintained are consistent with the policies 
and intent of the General Plan, Zoning Ordinance, and Subdivision Ordinance. 

2. That the proposed tentative parcel map, its improvement and design, and the conditions under 
which it will be maintained will not be detrimental to the public health, safety, or welfare, nor 
materially injurious to properties or improvements in the vicinity, nor is it likely to cause serious 
public health problems. 

3. That the site is physically suitable for the purposed tentative parcel map and the way that it 
will be improved and developed and is compatible with adjacent land uses and for the specific 
land uses allowed under Multi-Family Residential and Industrial land use designations and 
the R-M-2 / I zoning designations.  

4. That the site is physically suitable for the proposed tentative parcel map and the project’s 
density, which is consistent with the underlying Residential Medium Density and Industrial 
General Plan land use designations, and R-M-2 / I zoning designations. In particular, the 
proposal to create a Remainder parcel will remove an instance of incompatible zonings 
applied to one parcel and will formalize an existing condition wherein the project site is 
physically divided by a public street.   

5. That the proposed tentative parcel map, its design, and type of improvements will not conflict 
with easements, acquired by the public at large, for access through or use of, property within 
the proposed subdivision. 

 
 



 

6. That the project is considered Categorically Exempt under Section 15315 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA) (Categorical 
Exemption No. 2023-002). Furthermore, the design of the subdivision or the proposed 
improvements is not likely to cause substantial environmental damage nor substantially and 
avoidably injure fish or wildlife or their habitat. 

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 Review No. 2023-004. 
2. That the final map be carried out in substantial compliance with the approved tentative parcel 

map shown in Exhibit “A”, development plan in Exhibit “B”, and operational statement in 
Exhibit “C”, attached herein. 

3. That the conditions of approval applied to Conditional Use Permit No. 2017-08 shall apply to 
Tentative Parcel Map No. 2023-01. 

4. That an agreement addressing the sharing of vehicular access, utilities, and any other 
pertinent infrastructure or services shall be recorded with the final map.  The agreement shall 
address property owners’ responsibility for repair and maintenance of the easement and 
common area lot, repair and maintenance of shared public or private utilities, and shall be 
kept free and clear of any structures. The City Planner and City Engineer shall review for 
approval this agreement verifying compliance with these requirements prior to recordation. 
The agreement shall be recorded with the recording of the Final Parcel Map. 

5. That all other federal, state, regional, and local 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 N. Santa Fe Street.  The appeal shall specify errors or abuses of discretion by the 
Planning Commission, or decisions not supported by the evidence in the record. The appeal form 
can be found on the city’s website www.visalia.city or from the City Clerk. 
Attachments: 
• Related Plans and Policies 

• Revised Resolution No. 2023-01 

• Exhibit "A" – Tentative Parcel Map 

• Exhibit “B” – Development Plan 

• Exhibit “C” – Operational Statement 

• Categorical Exemption No. 2023-002 

• Site Plan Review Comments Nos. 2023-004 

• General Plan Land Use Map 

• Zoning Map 

• Aerial Photo 

• Location Map 

http://www.visalia.city/


 

RELATED PLANS AND POLICIES 
Subdivision Map Act (California Government Code Section 66410 – 66499.38) 
The following are excerpts from the California Government Code which pertain to approvals of tentative 
and final maps which pertain to condominium conversions: 
66427. 
(a) A map of a condominium project, a community apartment project, or of the conversion of five or more 
existing dwelling units to a stock cooperative project need not show the buildings or the manner in which 
the buildings or the airspace above the property shown on the map are to be divided, nor shall the 
governing body have the right to refuse approval of a parcel, tentative, or final map of the project on 
account of the design or the location of buildings on the property shown on the map that are not violative 
of local ordinances or on account of the manner in which airspace is to be divided in conveying the 
condominium. 
(b) A map need not include a condominium plan or plans, as defined in Section 4120 or 6540 of the Civil 
Code, and the governing body may not refuse approval of a parcel, tentative, or final map of the project 
on account of the absence of a condominium plan. 
(c) Fees and lot design requirements shall be computed and imposed with respect to those maps on the 
basis of parcels or lots of the surface of the land shown thereon as included in the project. 
(d) Nothing herein shall be deemed to limit the power of the legislative body to regulate the design or 
location of buildings in a project by or pursuant to local ordinances. 
(e) If the governing body has approved a parcel map or final map for the establishment of condominiums 
on property pursuant to the requirements of this division, the separation of a three-dimensional portion or 
portions of the property from the remainder of the property or the division of that three-dimensional portion 
or portions into condominiums shall not constitute a further subdivision as defined in Section 66424, 
provided each of the following conditions has been satisfied: 

(1) The total number of condominiums established is not increased above the number authorized by 
the local agency in approving the parcel map or final map. 
(2) A perpetual estate or an estate for years in the remainder of the property is held by the 
condominium owners in undivided interests in common, or by an association as defined in Section 
4100 or 6528 of the Civil Code, and the duration of the estate in the remainder of the property is the 
same as the duration of the estate in the condominiums. 
(3) The three-dimensional portion or portions of property are described on a condominium plan or 
plans, as defined in Section 4120 or 6540 of the Civil Code. 

(Amended (as amended by Stats. 2012, Ch. 181, Sec. 58) by Stats. 2013, Ch. 605, Sec. 32. (SB 752) 
Effective January 1, 2014.) 
66427.1. 
 (a) The legislative body shall not approve a final map for a subdivision to be created from the conversion 
of residential real property into a condominium project, a community apartment project, or a stock 
cooperative project, unless it finds as follows: 

(1) Each tenant of the proposed condominium, community apartment project, or stock cooperative 
project, and each person applying for the rental of a unit in the residential real property, has received 
or will have received all applicable notices and rights now or hereafter required by this chapter or 
Chapter 3 (commencing with Section 66451). 
(2) Each of the tenants of the proposed condominium, community apartment project, or stock 
cooperative project has received or will receive each of the following notices: 

(A) Written notification, pursuant to Section 66452.18, of intention to convert, provided at least 60 
days prior to the filing of a tentative map pursuant to Section 66452. 



 

(B) Ten days’ written notification that an application for a public report will be, or has been, 
submitted to the Bureau of Real Estate, that the period for each tenant’s right to purchase begins 
with the issuance of the final public report, and that the report will be available on request. 
(C) Written notification that the subdivider has received the public report from the Bureau of Real 
Estate. This notice shall be provided within five days after the date that the subdivider receives the 
public report from the Bureau of Real Estate. 
(D) Written notification within 10 days after approval of a final map for the proposed conversion. 
(E) One hundred eighty days’ written notice of intention to convert, provided prior to termination of 
tenancy due to the conversion or proposed conversion pursuant to Section 66452.19, but not 
before the local authority has approved a tentative map for the conversion. The notice given 
pursuant to this paragraph shall not alter or abridge the rights or obligations of the parties in 
performance of their covenants, including, but not limited to, the provision of services, payment of 
rent, or the obligations imposed by Sections 1941, 1941.1, and 1941.2 of the Civil Code. 
(F) Notice of an exclusive right to contract for the purchase of his or her respective unit upon the 
same terms and conditions that the unit will be initially offered to the general public or terms more 
favorable to the tenant pursuant to Section 66452.20. The exclusive right to purchase shall 
commence on the date the subdivision public report is issued, as provided in Section 11018.2 of 
the Business and Professions Code, and shall run for a period of not less than 90 days, unless the 
tenant gives prior written notice of his or her intention not to exercise the right. 

(b) The written notices to tenants required by subparagraphs (A) and (B) of paragraph (2) of subdivision 
(a) shall be deemed satisfied if those notices comply with the legal requirements for service by mail. 
(c) This section shall not diminish, limit, or expand, other than as provided in this section, the authority of 
any city, county, or city and county to approve or disapprove condominium projects. 
(d) If a rental agreement was negotiated in Spanish, Chinese, Tagalog, Vietnamese, or Korean, all 
required written notices regarding the conversion of residential real property into a condominium project, 
a community apartment project, or a stock cooperative project shall be issued in that language. 
(Amended by Stats. 2013, Ch. 352, Sec. 313. (AB 1317) Effective September 26, 2013. Operative July 1, 
2013, by Sec. 543 of Ch. 352.) 
66427.2. 
Unless applicable general or specific plans contain definite objectives and policies, specifically directed to 
the conversion of existing buildings into condominium projects or stock cooperatives, the provisions of 
Sections 66473.5, 66474, and 66474.61, and subdivision (c) of Section 66474.60 shall not apply to 
condominium projects or stock cooperatives, which consist of the subdivision of airspace in an existing 
structure, unless new units are to be constructed or added. 
A city, county, or city and county acting pursuant to this section shall approve or disapprove the conversion 
of an existing building to a stock cooperative within 120 days following receipt of a completed application 
for approval of such conversion. 
This section shall not diminish, limit or expand, other than as provided herein, the authority of any city, 
county, or city and county to approve or disapprove condominium projects. 
(Amended by Stats. 1979, Ch. 1192.) 
 

Zoning Ordinance Chapter 17.16 Multi-Family Residential Zones 
17.16.010   Purpose and intent. 
   In the R-M multi-family residential zones, the purpose and intent is to provide living areas within the 
two multi-family residential zones (one medium density and one high density) with housing facilities 
where development is permitted with a relatively high concentration of dwelling units, and still preserve 
the desirable characteristics and amenities of a low density atmosphere. (Ord. 2017-01 (part), 2017: 
Ord. 9717 § 2 (part), 1997: prior code § 7290) 



 

17.16.015   Applicability. 
   The requirements in this chapter shall apply to all property within R-M zone districts. (Ord. 2017-01 
(part), 2017) 
17.16.020   Permitted uses. 
   In the R-M multi-family residential zones, the following uses are permitted by right: 
   A.   Existing one-family dwellings; 
   B.   Multi-family dwellings up to eighty (80) dwelling units per site; 
   C.   Fruit, vegetable and horticultural husbandry; 
   D.   Swimming pools used only by residents 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, 
situated within an existing single-family dwelling; 
   G.   Twenty-four (24) hour care facilities or foster homes for a maximum of six individuals in addition to 
the residing family; 
   H.   Signs subject to the provision 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.   Adult day care for a maximum of twelve (12) individuals in addition to the residing family, situated 
within an existing single-family dwelling; 
   K.   Other uses similar in nature and intensity as determined by the city planner; 
   L.   Transitional housing or supportive housing as those terms are defined in Section 17.04.030; 
   M.   Single-room occupancy (SRO), as follows: 
   1.   Up to fifteen (15) units per gross acre in the R-M-2 zone district; 
   2.   Up to thirty-five (35) units per gross acre in the R-M-3 zone district. 
   N.   Senior citizen residential developments, meeting city standards and having a density in the 
Medium Density Residential range of ten (10) to fifteen (15) housing units per acre in the R-M-2 zone 
district or having a density in the High Density Residential range of fifteen (15) to thirty-five (35) housing 
units per acre in the R-M-3 zone district; 
   O.   Employee housing as defined in California Health and Safety Code Section 17008. 
(Ord. 2020-09 (part), 2020; Ord. 2017-13 (part), 2017: Ord. 2017-01 (part), 2017: Ord. 2012-02, 2012: 
Ord. 9717 § 2 (part), 1997: Ord. 9605 § 30, 1996: prior code § 7291) 
17.16.030   Accessory uses. 
   In the R-M multi-family residential zone, accessory uses include: 
   A.   Home occupations subject to the provisions of Section 17.32.030; 
   B.   Accessory buildings subject to the provisions of Section 17.16.090B; 
   C.   Cottage food operations that meet all the requirements contained in Health and Safety Code 
Section 113758 and those stated in Section 17.32.035; 
   D.   Accessory dwelling units as specified in Sections 17.12.140 through 17.12.200. 
(Ord. 2020-09 (part), 2020; Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 2001: Ord. 9717 § 2 
(part), 1997: prior code § 7292) 



 

17.16.040   Conditional uses. 
   In the R-M multi-family residential zone, the following conditional uses may be permitted in 
accordance with the provisions of Chapter 17.38: 
   A.   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; 
   B.   Public and private charitable institutions; general hospitals, sanitariums, nursing and convalescent 
homes; including specialized hospitals, sanitariums, or nursing, rest and convalescent homes including 
care for acute psychiatric, drug addiction or alcoholism cases; 
   C.   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 and other public buildings, structures and facilities; public playgrounds, parks and community 
centers; 
   D.   In the R-M-3 zone only, an open air public or private parking lot, subject to all provisions of 
Section 17.34.030, excluding trucks over 3/4 ton; 
   E.   Electric distribution substations; 
   F.   Gas regulator stations; 
   G.   Public service pumping stations and/or elevated or underground tanks; 
   H.   Communication equipment buildings; 
   I.   Mobile home parks, meeting regulations specified in Section 17.32.040 and having a density in the 
Medium Density Residential range of ten (10) to fifteen (15) housing units per acre in the R-M-2 zone 
district or having a density in the High Density Residential range of fifteen (15) to thirty-five (35) housing 
units per acre in the R-M-3 zone district; 
   J.   More than eighty (80) units per site; 
   K.   Boarding houses and residential motels; 
   L.   Twenty-four (24) hour residential care facilities or foster homes for more than six (6) individuals in 
addition to the residing family; 
   M.   Adult day care in excess of twelve (12) individuals; 
   N.   Planned developments may utilize the provisions of Chapter 17.26; 
   O.   New one-family dwelling, meeting density identified in the general plan land use element 
designations; 
   P.   Other uses similar in nature and intensity as determined by the city planner; 
   Q.   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 chapter and in which the private streets 
are designed and constructed to meet or exceed public street standards; 
   R.   Residential structures up to four stories in height in the R-M-3 Zone District when the proposed 
structure is adjacent to an R-1 Zone District. 
(Ord. 2020-09 (part), 2020; Ord. 2017-13 (part), 2017: Ord. 2017-01 (part), 2017: Ord. 2012-02, 2012: 
amended during 10/97 supplement: Ord. 9717 § 2 (part), 1997: Ord. 9605 § 30 (part), 1996: prior code § 
7293) 
17.16.050   Site area and configuration. 
   A.   The division of (R-M) multi-family residential property less than two (2) acres shall be approved as 
part of a conditional use permit. (Ord. 2017-01 (part), 2017: Ord. 9717 § 2 (part), 1997: prior code § 
7294) 
17.16.060   Site area per dwelling unit and per structure. 



 

   The minimum site area per dwelling unit shall be three thousand (3,000) square feet in the R-M-2 zone 
and one thousand two hundred (1,200) square feet in the R-M-3 zone. (Ord. 2017-01 (part), 2017: Ord. 
9717 § 2 (part), 1997: prior code § 7295) 
17.16.070   Front yard. 
   A. The minimum front yard shall be as follows: 
   Zone         Minimum Front Yard 
   R-M-2            15 feet 
   R-M-3            15 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. All garage doors facing the front property line shall be a minimum of twenty-two (22) feet from the 
nearest public improvement or sidewalk. (Ord. 2017-01 (part), 2017: Ord. 2004-20 (part), 2004: Ord. 
9717 § 2 (part), 1997: prior code § 7297) 
17.16.080   Side yards. 
   A.   The minimum side yard for a permitted or conditional use shall be five feet subject to the exception 
that on the street side of a corner lot the side yard shall be not less than ten feet. 
   B.   Side yard providing access to more than one dwelling unit shall be not less than ten feet. 
   C.   On corner lots, all garage doors shall be a minimum of twenty-two (22) feet from the nearest 
public improvement or sidewalk. 
(Ord. 2017-13 (part), 2017: Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 2001: Ord. 9717 § 2 
(part), 1997: prior code § 7298) 
17.16.090   Rear yard. 
   The minimum rear yard for a permitted use shall be fifteen (15) feet in the R-M-3 zone and twenty-five 
(25) feet in the R-M-2 zone, subject to the following exceptions: 
17.16.090 
   A.   On a corner or reverse corner lot in R-M-2 zone 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. 
   B.   Accessory structures not exceeding twelve (12) feet in height may be located in the required rear 
yard, but not closer than three feet to any lot line; provided, that on a reversed corner lot an accessory 
structure shall be located not closer to the rear property line than the required side yard on the adjoining 
key lot and not closer to the side property line adjoining the street than the required front yard on the 
adjoining key lot. In placing accessory structures in a required rear yard a usable, open, rear yard area 
of at least one thousand two hundred (1,200) square feet shall be maintained. 
   C.   Exceptions to the rear yard setback can be granted for multiple family units that have their rear 
yard abutting an alley. The exception may be granted if the rear yard area is to be used for parking. 
Through the site plan review process, consistency with this section may be determined for permitting 
purposes subject to the provisions of Section 17.28.050. 
(Ord. 2017-13 (part), 2017: Ord. 2017-01 (part), 2017: Ord. 2001-13 § 4 (part), 2001: Ord. 9717 § 2 
(part), 1997: prior code § 7299) 
17.16.100   Height of structures. 
   The maximum height of structures shall be thirty-five (35) feet or three (3) stories whichever is taller in 
the R-M-2 zone. The maximum height shall be four (4) stories in the R-M-3 zone. Where an R-M-2 or R-
M-3 site adjoins an R-1 site, the second and subsequent stories shall be designed to limit visibility from 



 

the second and third story to the R-1 site. Structures specified under Section 17.16.090(B) shall be 
exempt. 
(Ord. 2017-13 (part), 2017: Ord. 2017-01 (part), 2017: Ord. 2012-02, 2012: Ord. 2006-07 § 2 (part), 
2006: Ord. 9717 § 2 (part), 1997: prior code § 7300) 
17.16.110   Off-street parking. 
   Off-street parking shall be subject to the provisions of Chapter 17.34. (Ord. 2017-01 (part), 2017: Ord. 
9717 § 2 (part), 1997: prior code § 7301) 
17.16.120   Fences, walls and hedges. 
   Fences, walls and hedges shall be subject to the provisions of Section 17.36.040. (Ord. 2017-01 
(part), 2017: Ord. 9717 § 2 (part), 1997: prior code § 7302) 
17.16.130   Trash enclosures. 
   Enclosures for trash receptacles are permitted that comply with the specifications and requirements of 
Section 17.32.010 and that are approved by the site plan review committee. Enclosures within the front 
yard setback are permitted for multiple family dwelling units when deemed necessary by city staff 
because no other appropriate location for an enclosure exists on the property. (Ord. 2017-01 (part), 
2017: Ord. 9717 § 2 (part), 1997: prior code § 7303) 
17.16.140   Site plan review. 
   A site plan review permit must be obtained for all developments other than a single-family residence in 
R-M zones, subject to the requirements and procedures of Chapter 17.28. (Ord. 2017-01 (part), 2017) 
17.16.150   Open space and recreational areas. 
   Any multiple family project approved under a conditional use permit or site plan review permit shall 
dedicate at least five (5) percent of the site to open, common, usable space and/or recreational facilities 
for use by tenants as a part of that plan. The calculated space shall not include setback areas adjacent 
to a street. Shared open space could include parks, playgrounds, sports courts, swimming pools, 
gardens, and covered patios or gazebos open on at least three (3) sides. Further, the calculated space 
shall not include enclosed meeting or community rooms. The specific size, location and use shall be 
approved as a part of the conditional use permit. (Ord. 2017-01 (part), 2017: Ord. 9717 § 2 (part), 1997: 
prior code § 7305) 
17.16.160   Screening. 
   All parking areas adjacent to public streets and R-1 sites shall be screened from view subject to the 
requirements and procedures of Chapter 17.28. (Ord. 2017-01 (part), 2017: Ord. 9717 § 2 (part), 1997: 
prior code § 7306) 
17.16.170   Screening fence. 
   Where a multiple family site adjoins an R-1 site, a screening block wall or wood fence not less than six 
feet in height shall be located along the property line; except in a required front yard, or the street side of 
a corner lot and suitably maintained. (Ord. 2017-01 (part), 2017: Ord. 9717 § 2 (part), 1997: prior code § 
7307) 
17.16.180   Landscaping. 
   All multiple family developments shall have landscaping including plants, and ground cover to be 
consistent with surrounding landscaping in the vicinity. Landscape plans to be approved by city staff 
prior to installation and occupancy of use and such landscaping to be permanently maintained. (Ord. 
2017-01 (part), 2017: Ord. 9717 § 2 (part), 1997: prior code § 7308) 
17.16.190   Model good neighbor policies. 
   Before issuance of building permits, project proponents of multi-family residential developments in the 
R-M zones that are subject to approval by the Site Plan Review Committee or the Planning 
Commission, shall enter into an operational management plan (Plan), in a form approved by the City for 
the long term maintenance and management of the development. The Plan shall include but not be 



 

limited to: The maintenance of landscaping for the associated properties; the maintenance of private 
drives and open space parking; the maintenance of the fences, on-site lighting and other improvements 
that are not along the public street frontages; enforcing all provisions covered by covenants, conditions 
and restrictions that are placed on the property; and, enforcing all provisions of the model Good 
Neighbor Policies as specified by Resolution of the Planning Commission, and as may be amended by 
resolution. (Ord. 2017-01 (part), 2017: Ord. 2006-11 § 1, 2006) 
17.16.200   Signs. 
   Signs shall be placed in conformance with Chapter 17.48. (Ord. 2017-01 (part), 2017) 
 

Zoning Ordinance Chapter 17.22 Industrial Zones 
17.22.010   Purposes. 
   A.   The two types of industrial zones included in this chapter are designed to achieve the following: 
   1.   Encourage the location of new industries that do not generate substantial amounts of pollutant 
emissions, impacts on air quality, or other natural resources; 
   2.   Ensure compatibility between industrial lands and adjacent dissimilar land uses; 
   3.   Retain and strengthen the city's role as a regional manufacturing center in the Southern Central 
San Joaquin Valley; 
   4.   Provide appropriate industrial areas to accommodate enterprises engaged in the manufacturing, 
processing, creating, repairing, renovating, painting, cleaning, or assembling of goods, merchandise or 
equipment; 
   5.   Provide adequate space to meet the needs of industrial development, including off-street parking 
and loading; 
   6.   Direct industrial uses to and encourage expansion of the northwest industrial areas; 
   7.   Protect areas appropriate for industrial use from intrusion by dwellings and other conflicting uses; 
   8.   Protect residential and commercial properties and nuisance-free nonhazardous industrial uses 
from noise, odor, dust, dirt, smoke, vibration, heat, glare, fire, explosion, noxious fumes, radiation and 
other hazards and objectionable influence incidental to certain industrial uses; 
   9.   Preserve land designated for light and heavy industrial uses by limiting the intrusion of commercial 
or service commercial uses. 
   B.   The purpose of the industrial land use zones are as follows: 
   1.   Light Industrial Zone—( I-L). The purpose and intent of the Light Industrial zone district is to 
provide an area for uses that are characterized by low intensity research and development, warehousing 
and limited manufacturing and production, processing, assembling and packaging or treatment of food 
products from previously prepared materials. Uses that may restrict the operation of the above due to 
sensitivity to noise, truck traffic, etc., are not provided in this district. 
   2.   Industrial Zone—( I). The purpose and intent of the Industrial zone district is to provide an area for 
uses that are characterized by the manufacturing, processing or assembling of semi-finished or finished 
products from raw materials. Uses that may restrict the operation of the above due to sensitivity to 
noise, truck traffic, etc., are not provided in this district. (Ord. 2017-01 (part), 2017: prior code § 7392) 
17.22.015   Applicability. 
   The requirements in this chapter shall apply to all property within the I and I-L zone districts. (Ord. 
2017-01 (part), 2017) 
17.22.020   Permitted uses. 
   Permitted uses in I and I-L zones shall be determined by Table 17.25.030 in Section 17.25.030. (Ord. 
2017-01 (part), 2017: prior code § 7393) 



 

17.22.030   Conditional and temporary uses. 
   Conditional and temporary uses in the I and I-L zones shall be determined by Table 17.25.030 in 
Section 17.25.030. (Ord. 2017-01 (part), 2017: prior code § 7393) 
17.22.040   Required conditions. 
   A.   No use shall be permitted and no process, equipment or materials shall be employed which is 
determined by the planning commission to be injurious to persons residing or working in the vicinity or 
injurious to property located in the vicinity by reason of odor, fumes, dust, smoke, cinder, refuse, noise, 
vibration, illumination, glare or heavy truck traffic or to involve any hazard of fire or explosion or to emit 
electrical disturbances that adversely affect commercial or electronic equipment outside the boundaries 
of the site; 
   B.   No use shall emit visible smoke of a shade equal to or darker than No. 2 on a standard 
Ringelmann Chart issued by the United States Bureau of Mines or smoke of an equivalent opacity, 
except that smoke of a shade equal to No. 3 on the Ringelmann Chart may be emitted for four minutes 
in any thirty (30) minute period; 
   C.   A site plan review permit must be obtained for all development in an I-L or I zone, subject to the 
requirements and procedures in Chapter 17.28. (Ord. 2017-01 (part), 2017: prior code § 7395) 
17.22.050   Off-street parking and loading facilities. 
   Off-street parking facilities and off-street loading facilities shall be provided on the site of each use as 
prescribed in Chapter 17.34. (Ord. 2017-01 (part), 2017: prior code § 7396) 
17.22.060   Development standards in the I-L and I zones. 
   A.   The I-L and I zone districts include streets 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. 
The following development standards shall apply to property located in the I-L and I zones: 
   A.   Minimum site area: five (5) acres. 
   B.   Maximum building height: seventy-five (75) feet. 
   C.   Minimum required yards (building setbacks): 
   1.   Frontage on major road: twenty-five (25) feet. (Major roads are defined as roads shown as 
arterials or collectors on the Circulation Element Map, including but not limited to Goshen Avenue, Plaza 
Drive, and Avenue 308); 
   2.   Frontage on minor road: fifteen (15) feet. (Minor roads are defined as roads shown as local streets 
on the Circulation Element Map, including but not limited to Elowin Court, Clancy Drive, and Rasmussen 
Avenue); 
   3.   Frontage on interior roads: ten (10) feet. (Interior roads provide access only to parcels within a 
development.); 
   4.   Rear: zero (0) feet; 
   5.   Rear yards abutting an R-1 or R-M zone district: twenty (20) feet; 
   6.   Side: zero (0) feet; 
   7.   Side yards abutting an R-1 or R-M zone district: twenty (20) feet; 
   8.   Side abutting railroad right-of-way: twenty-five (25) feet. 
   D.   Minimum required landscaped yard (setback) areas: 
   1.   Frontage on major road: twenty-five (25) feet. (Major roads are defined as roads shown as 
arterials or collectors on the Circulation Element Map, including but not limited to Goshen Avenue, Plaza 
Drive, and Avenue 308); 



 

   2.   Frontage on minor road: fifteen (15) feet. (Minor roads are defined as roads shown as local streets 
on the Circulation Element Map, including but not limited to Elowin Court, Clancy Drive, and Rasmussen 
Avenue); 
   3.   Frontage on interior roads: ten (10) feet. (Interior roads provide access only to parcels within a 
development.); 
   4.   Rear: zero (0) feet; 
   5.   Rear yards abutting an R-1 or R-M zone district: ten (10) feet; 
   6.   Side: zero (0) feet; 
   7.   Side yards abutting an R-1 or R-M zone district: ten (10) feet; 
   8.   Side abutting railroad right-of-way: twenty-five (25) feet. 
   E. Additional standards: 
   1.   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. 
   2.    An eight-foot masonry wall is required along property line where a site abuts an R-1 or R-M zone 
district. (Ord 2017-01 (part), 2017) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



Revised Resolution No. 2023-01 

REVISED RESOLUTION NO. 2023-01 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF VISALIA 
APPROVING TENTATIVE PARCEL MAP NO. 2023-01: A REQUEST BY VISALIA 

SHIRK, LLC, A CALIFORNIA LIMITED LIABILITY COMPANY FOR A LOT SPLIT TO 
SUBDIVIDE A 19-ACRE PARCEL INTO FOUR PARCELS AND A REMAINDER, 
LOCATED WITHIN THE R-M-2 (MULTIFAMILY RESIDENTIAL, 3,000 SQ. FT. 

MINIMUM SITE AREA) AND I (INDUSTRIAL) ZONES. THE PROPERTY IS LOCATED 
AT 6710 WEST DOE AVENUE, ON THE NORTHEAST CORNER OF WEST DOE 

AVENUE AND NORTH SHIRK STREET (APN: 077-530-065, 077-530-066, 077-740-
001, 077-750-001) 

 
 WHEREAS, Tentative Parcel Map No. 2023-01 is a request by Visalia Shirk, LLC, 
A California Limited Liability Company for a lot split to subdivide a 19-acre parcel into four 
parcels and a remainder, located within the R-M-2 (Multifamily Residential, 3,000 sq. ft. 
minimum site area) and I (Industrial) Zones. The property is located at 6710 West Doe 
Avenue, on the northeast corner of West Doe Avenue and North Shirk Street (APN: 077-
530-065, 077-530-066, 077-740-001, 077-750-001); and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice, did hold a public hearing before said Commission on April 10, 2023; and,  
 

WHEREAS, at the April 10, 2023 Planning Commission meeting the item was 
continued due to the late mailing of public hearing notices. The Planning Commission 
continued the project to the April 24, 2023 Planning Commission meeting at the request 
of staff; and  

 
WHEREAS, staff re-noticed the Tentative Parcel Map by placing public hearing 

notices in the mail 10-days prior to the public hearing pursuant to Government Code 
Section 65091; and 

 
WHEREAS, after published notice, a public hearing was held before the Planning 

Commission on April 24, 2023; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds Tentative Parcel 
Map No. 2023-01, as conditioned, in accordance with Section 16.28.070 of the Ordinance 
Code of the City of Visalia based on the evidence contained in the staff report and 
testimony presented at the public hearing; and, 
 
 WHEREAS, the project is considered Categorically Exempt under Section 15315 
of the Guidelines for the Implementation of the California Environmental Quality Act 
(CEQA) (Categorical Exemption No. 2023-002). 
 
 
 



Resolution No. 2023-01 

 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 location and layout of the tentative parcel map, its improvement 

and design, and the conditions under which it will be maintained are consistent with 
the policies and intent of the General Plan, Zoning Ordinance, and Subdivision 
Ordinance. 

2. That the proposed tentative parcel map, its improvement and design, and the 
conditions under which it will be maintained will not be detrimental to the public health, 
safety, or welfare, nor materially injurious to properties or improvements in the vicinity, 
nor is it likely to cause serious public health problems. 

3. That the site is physically suitable for the purposed tentative parcel map and the way 
that it will be improved and developed and is compatible with adjacent land uses and 
for the specific land uses allowed under Multi-Family Residential and Industrial land 
use designations and the R-M-2 / I zoning designations.  

4. That the site is physically suitable for the proposed tentative parcel map and the 
project’s density, which is consistent with the underlying Residential Medium Density 
and Industrial General Plan land use designations, and R-M-2 / I zoning designations. 
In particular, the proposal to create a Remainder parcel will remove an instance of 
incompatible zonings applied to one parcel and will formalize an existing condition 
wherein the project site is physically divided by a public street.   

5. That the proposed tentative parcel map, its design, and type of improvements will not 
conflict with easements, acquired by the public at large, for access through or use of, 
property within the proposed subdivision. 

6. That the project is considered Categorically Exempt under Section 15315 of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA) 
(Categorical Exemption No. 2023-002). Furthermore, the design of the subdivision or 
the proposed improvements is not likely to cause substantial environmental damage 
nor substantially and avoidably injure fish or wildlife or their habitat. 

 BE IT FURTHER RESOLVED that the Planning Commission hereby approves the 
Tentative Parcel Map on the real property hereinabove described in accordance with the 
terms of this resolution under the provisions of Section 16.28.070 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 Review No. 2023-004. 
2. That the final map be carried out in substantial compliance with the approved tentative 

parcel map shown in Exhibit “A”, development plan in Exhibit “B”, and operational 
statement in Exhibit “C”, attached herein. 

3. That the conditions of approval applied to Conditional Use Permit No. 2017-08 shall 
apply to Tentative Parcel Map No. 2023-01. 

 
 



Resolution No. 2023-01 

4. That an agreement addressing the sharing of vehicular access, utilities, and any other 
pertinent infrastructure or services shall be recorded with the final map.  The 
agreement shall address property owners’ responsibility for repair and maintenance 
of the easement and common area lot, repair and maintenance of shared public or 
private utilities, and shall be kept free and clear of any structures. The City Planner 
and City Engineer shall review for approval this agreement verifying compliance with 
these requirements prior to recordation. The agreement shall be recorded with the 
recording of the Final Parcel Map. 

5. That all other federal, state, regional, and local laws and city codes and ordinances 
be complied with. 
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1. SITE ADDRESS:   NW CORNER OF WEST DOE AVENUE & NORTH SHIRK STREET, VISALIA, CA 93291 SITE ADDRESS:   NW CORNER OF WEST DOE AVENUE & NORTH SHIRK STREET, VISALIA, CA 93291 NW CORNER OF WEST DOE AVENUE & NORTH SHIRK STREET, VISALIA, CA 93291 2. APN:      077-740-001; 077-750-001; 077-530-065; 077-530-066 APN:      077-740-001; 077-750-001; 077-530-065; 077-530-066 077-740-001; 077-750-001; 077-530-065; 077-530-066 3. RECORD OWNER:   VISALIA SHIRK LLC, A CALIFORNIA LIMITED LIABILITY COMPANY  RECORD OWNER:   VISALIA SHIRK LLC, A CALIFORNIA LIMITED LIABILITY COMPANY  VISALIA SHIRK LLC, A CALIFORNIA LIMITED LIABILITY COMPANY  4. OWNER'S ADDRESS:  29350 PACIFIC COAST HIGHWAY, STE. 12, MALIBU, CA 90265 OWNER'S ADDRESS:  29350 PACIFIC COAST HIGHWAY, STE. 12, MALIBU, CA 90265 29350 PACIFIC COAST HIGHWAY, STE. 12, MALIBU, CA 90265 5. PHONE NO.:   (424) 234-5555 PHONE NO.:   (424) 234-5555 (424) 234-5555 6. PROPOSED PARCELS:  (4) PROPOSED PARCELS:  (4) (4) 7. PARCEL SIZE:   PARCEL A: 336,645  SF (7.73  AC.) [GROSS] / 189,463  SF (4.35  AC.) [NET]PARCEL SIZE:   PARCEL A: 336,645  SF (7.73  AC.) [GROSS] / 189,463  SF (4.35  AC.) [NET]PARCEL A: 336,645± SF (7.73± AC.) [GROSS] / 189,463± SF (4.35± AC.) [NET]PARCEL B: 268,064± SF (6.15± AC.) [GROSS] / 215,393± SF (4.94± AC.) [NET]PARCEL C: 219,240± SF (5.03± AC.) [GROSS] / 167,890± SF (3.85± AC.) [NET]PARCEL D: 216,495± SF (4.97± AC.) [GROSS] / 188,723± SF (4.33± AC.) [NET]PARCEL E:  61,848± SF (1.42± AC.) [GROSS] /   61,848± SF (1.42± AC.) [NET]8. ZONING:    EXISTING: R-M (MULTI-FAMILY RESIDENTIAL) ZONING:    EXISTING: R-M (MULTI-FAMILY RESIDENTIAL) EXISTING: R-M (MULTI-FAMILY RESIDENTIAL) PROPOSED: R-M (MULTI-FAMILY RESIDENTIAL) 9. EXISTING GENERAL PLAN LAND USE:  MULTI-FAMILY RESIDENTIAL  EXISTING GENERAL PLAN LAND USE:  MULTI-FAMILY RESIDENTIAL  MULTI-FAMILY RESIDENTIAL  10. PROPOSED GENERAL PLAN LAND USE: MULTI-FAMILY RESIDENTIAL PROPOSED GENERAL PLAN LAND USE: MULTI-FAMILY RESIDENTIAL MULTI-FAMILY RESIDENTIAL 11. THERE SHALL BE NO GRADE DIFFERENTIALS GREATER THAN 6 INCHES WITHIN 200 FEET OF THE SITE. THERE SHALL BE NO GRADE DIFFERENTIALS GREATER THAN 6 INCHES WITHIN 200 FEET OF THE SITE. 12. THERE ARE NO EXISTING UNDERGROUND STRUCTURES SUCH AS PRIVATE WELLS, CESSPOOLS, SEPTIC SYSTEMS, THERE ARE NO EXISTING UNDERGROUND STRUCTURES SUCH AS PRIVATE WELLS, CESSPOOLS, SEPTIC SYSTEMS, DUMP SITES OR OTHER UNDERGROUND STRUCTURES. 13. ALL IMPROVEMENTS SHALL BE AS REQUIRED BY THE CITY OF FRESNO, AND SHALL INCLUDE  SANITARY SEWER, ALL IMPROVEMENTS SHALL BE AS REQUIRED BY THE CITY OF FRESNO, AND SHALL INCLUDE  SANITARY SEWER, DOMESTIC WATER, UNDERGROUND POWER, TELEPHONE, GAS, CONCRETE CURBS, GUTTERS, SIDEWALKS, PERMANENT STREET PAVEMENT, STREET LIGHTS, ETC. 14. PROPOSED IMPROVEMENTS, INCLUDING SEWER, WATER, STORM SEWER, STREETLIGHTS, GUTTER, CURB, SIDEWALK, PROPOSED IMPROVEMENTS, INCLUDING SEWER, WATER, STORM SEWER, STREETLIGHTS, GUTTER, CURB, SIDEWALK, AND PERMANENT PAVEMENT SHALL BE INSTALLED PER CITY OF FRESNO STANDARD DRAWINGS. 15. EXISTING UTILITY SERVICES PROVIDED BY: EXISTING UTILITY SERVICES PROVIDED BY:        WATER     CITY OF VISALIA WATER     CITY OF VISALIA CITY OF VISALIA        SEWER     CITY OF VISALIA SEWER     CITY OF VISALIA CITY OF VISALIA        ELECTRICITY PACIFIC GAS & ELECTRIC ELECTRICITY PACIFIC GAS & ELECTRIC PACIFIC GAS & ELECTRIC          GAS          PACIFIC GAS & ELECTRIC GAS          PACIFIC GAS & ELECTRIC PACIFIC GAS & ELECTRIC              STORM DRAIN  SURFACESTORM DRAIN  SURFACE
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THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF VISALIA, COUNTY OF TULARE, STATE OF CALIFORNIA AND IS DESCRIBED AS FOLLOWS: PARCEL 1 PURSUANT TO LOT LINE ADJUSTMENT NO. 2007-34, RECORDED DECEMBER 28, 2007, AS DOCUMENT NO. 2007-0110964 OF OFFICIAL RECORDS, DESCRIBED AS FOLLOWS. REMAINDER 2 OF EAGLE CREEK NO. 2 AS RECORDED IN VOLUME 42 OF MAPS AT PAGE 25 OF TULARE COUNTY RECORDS, LOCATED IN THE SOUTHWEST QUARTER OF SECTION 22, TOWNSHIP 18 SOUTH, RANGE 24 EAST, MOUNT DIABLO BASE AND MERIDIAN, IN THE CITY OF VISALIA, COUNTY OF TULARE, STATE OF CALIFORNIA. TOGETHER WITH THAT PORTION OF REMAINDER 1 OF SAID EAGLE CREEK NO. 2 DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWEST CORNER OF REMAINDER 1 OF SAID EAGLE CREEK NO. 2; THENCE, NORTH 00°14'46" WEST, ALONG THE WEST LINE OF SAID REMAINDER 1, A DISTANCE OF 341.76 FEET; THENCE, NORTH 89°45'14" EAST, 82.99 FEET; THENCE, SOUTH 84°41'31" EAST, 202.06 FEET, THENCE NORTH 89°45'14" EAST, 47.92 FEET TO THE SOUTHWEST CORNER OF LOT 171 OF SAID EAGLE CREEK NO. 2; THENCE, CONTINUING NORTH 89°45'14" EAST, ALONG THE SOUTH LINE OF SAID LOT 171 AND LOTS 170, 169, 168, 167, 166, 165, 164 AND 163 OF SAID EAGLE CREEK NO. 2, A DISTANCE OF 538.03 FEET TO THE NORTHWEST CORNER OF REMAINDER 2 OF SAID EAGLE CREEK NO. 2; THENCE, SOUTH 00°02'29" WEST, ALONG THE WEST LINE OF SAID REMAINDER 2, A DISTANCE OF 326.63 FEET TO THE SOUTHWEST CORNER OF SAID REMAINDER 2, THENCE, NORTH 89°57'27" WEST, ALONG THE SOUTH LINE OF REMAINDER 1 OF SAID EAGLE CREEK NO. 2, A DISTANCE OF 868.42 FEET TO THE SOUTHWEST CORNER OF SAID REMAINDER 1 AND THE POINT OF BEGINNING. TOGETHER WITH THAT PORTION OF THE REMAINDER OF PARCEL MAP 4750, AS RECORDED IN BOOK 48 OF PARCEL MAPS, AT PAGE 55, OF TULARE COUNTY RECORDS DESCRIBED AS FOLLOWS: BEGINNING AT THE NORTHWEST CORNER OF THE SOUTHWEST QUARTER OF SAID SECTION 22, SAID CORNER ALSO BEING THE NORTHWEST CORNER OF THE REMAINDER OF SAID PARCEL MAP 4750; THENCE, NORTH 89°45'14" EAST, ALONG THE NORTH LINE OF SAID REMAINDER AND THE NORTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 22, A DISTANCE OF 406.72 FEET; THENCE, SOUTH 00°26'42" EAST, 986.87 FEET; THENCE, NORTH 89°45'14" EAST, 462.81 FEET TO THE EAST LINE OF THE REMAINDER OF SAID PARCEL MAP 4750, SAID LINE ALSO BEING THE WEST LINE OF REMAINDER 1 OF SAID EAGLE CREEK NO. 2; THENCE, SOUTH 00°14'46" EAST, ALONG SAID EAST LINE, 341.76 FEET TO THE SOUTHEAST CORNER OF THE REMAINDER OF SAID PARCEL MAP 4750 AND THE SOUTHWEST CORNER OF REMAINDER 1 OF SAID EAGLE CREEK NO. 2; THENCE, NORTH 89°57'27" WEST, ALONG THE SOUTH LINE OF THE REMAINDER OF SAID PARCEL MAP 4750, A DISTANCE OF 868.43 FEET TO THE SOUTHWEST CORNER OF SAID REMAINDER; THENCE, NORTH 00°26'33" WEST, ALONG THE WEST LINE OF SAID REMAINDER, 1324.32 FEET  TO THE NORTHWEST CORNER OF THE SOUTHWEST QUARTER OF SAID SECTION 22 AND THE NORTHWEST CORNER OF SAID REMAINDER AND THE POINT OF BEGINNING.  EXCEPTING THEREFROM ONE-HALF OF THE OIL, GAS, MINERALS AND HYDROCARBON SUBSTANCES FOR A PERIOD OF 25 YEARS, AS RESERVED IN THE DEED FROM HAZEL C.M. MONTAGUE TO ALBERT F. BLAIN, ET AL, DATED AUGUST 8, 1958 AND RECORDED AUGUST 22, 1958 IN BOOK 2072 PAGE 3 OF OFFICIAL RECORDS.
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TENTATIVE PARCEL MAP
IN THE CITY OF VISALIA, COUNTY OF TULARE, STATE OF CALIFORNIA

SURVEYED AND PLATTED IN JANUARY 2023 BY GATEWAY ENGINEERING, INC.
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Operational Statement 

Project:   

Visalia Apartments 

This project pertains to APN # 077-740-001, 077-750-001, 074-530-065, 077-530-066 that is 

currently under construction.  

The parcel is to be divided into 4 parcels of 4.35, 4.94, 3.85 and 4.33 Acres with a remainder 

parcel of 1.42 acres for the purpose of project financing. 
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Environmental Document # 2023-002 

NOTICE OF EXEMPTION 

City of Visalia 
315 East Acequia Ave. 

Visalia, CA  93291 
(559) 713-4444 

To: County Clerk 
 County of Tulare 
 County Civic Center 
 Visalia, CA  93291 
 
Tentative Parcel Map No. 2023-01 

PROJECT TITLE 
 
The property is located at 6710 West Doe Avenue, on the northeast corner of West Doe Avenue and North Shirk 
Street (APN: 077-530-065, 077-530-066, 077-740-001, 077-750-001). 

PROJECT LOCATION - SPECIFIC 
 
Visalia  Tulare      
PROJECT LOCATION - CITY COUNTY 
 
Tentative Parcel Map No. 2023-01: A request by Visalia Shirk, LLC, A California Limited Liability Company for a lot 
split to subdivide a 19-acre parcel into four parcels and a remainder, located within the R-M-2 (Multifamily 
Residential, 3,000 sq. ft. minimum site area) and I (Industrial) Zones.       
DESCRIPTION - Nature, Purpose, & Beneficiaries of Project 
 
City of Visalia, Cristobal Carrillo, Associate Planner, 315 E. Acequia Avenue, Visalia, CA 93291.  (559) 713-4443, 
cristobal.carrillo@visalia.city 

NAME OF PUBLIC AGENCY APPROVING PROJECT 
 
Visalia Shirk, LLC, Attn: Paul Owhadi, 29350 Pacific Coast Hwy, St. 12, Malibu CA 90265, (424) 234-5555, 
dan@gatewayeng.com  

NAME AND ADDRESS OF APPLICANT CARRYING OUT PROJECT 
 
Dan Bond, Gateway Engineering, 405 Park Creek Drive, Clovis CA 93611, (559) 320-0344, dan@gatewayeng.com  

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

 Ministerial - Section 15073 
 Declared Emergency - Section 15071 
 Emergency Project - Section 15071 
 Categorical Exemption - State type & Section number: 15315 
 Statutory Exemptions - State code number: 

 
The project is considered Categorically Exempt under Section 15315 of the Guidelines for the Implementation of the 
California Environmental Quality Act (CEQA), as amended (Categorical Exemption No. 2023-002). Section 15315 
is appropriate as it is located within a multifamily residential and industrial zoned area, will be divided into four parcel 
and a remainder, will require no variances or exceptions, has all services readily available, will be provided access 
through shared access agreement, has not been divided within the last two years, and does not have an average 
slope greater than 20 percent. 

REASON FOR PROJECT EXEMPTION 
 
Cristobal Carrillo, Associate Planner (559) 713-4443     
CONTACT PERSON AREA CODE/PHONE 
 
January 9, 2023        
DATE  Brandon Smith, AICP 

ENVIRONMENTAL COORDINATOR 

mailto:dan@gatewayeng.com
mailto:dan@gatewayeng.com
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