
 

REPORT TO CITY OF VISALIA PLANNING COMMISSION 
 
HEARING DATE: April 24, 2023 

 
PROJECT PLANNER: Josh Dan 
  Senior Planner (559) 713-4003 
  josh.dan@visalia.city  
  

SUBJECT:   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) 

STAFF RECOMMENDATION 
Staff recommends approval of Conditional Use Permit No. 2023-07 based on the findings and 
conditions in Resolution No. 2023-09. The recommendation is based on the conclusion that the 
request is consistent with the policies of the Visalia General Plan and Zoning Ordinance. 

RECOMMENDED MOTION 
I move to approve Conditional Use Permit No. 2023-07 based on the findings and conditions in 
Resolution No. 2023-09. 

PROJECT DESCRIPTION 
Conditional Use Permit (CUP) No. 2023-07 is a request to allow a muffler and automotive repair 
use (A&L Muffler and Auto Repair) in the Commercial Mixed Use (C-MU) zone as described in 
the Operational Statement in Exhibit “C”. The applicant’s proposal is to occupy a portion of an 
existing building located at 505 N. Burke Street (shown in the image below). The proposed tenant 
space measures 4,000 square feet and was previous occupied by an automotive upholstery shop 
while the second tenant space within the building measures 2,400 square feet This tenant space 
is currently occupied by Alonzo’s Flooring, a flooring retailer and installer.  

 
The applicant, has detailed in the the Operational Statement (Exhibit “C”) that his existing 
business location (1020 E. Acequia Ave.) is being sold and his buisness needs to relocate. The 
Operational Statement further details that the project site at 505 N. Burke Street is in realtive 
proximity which makes it ideal for the applicant and his customers. The business will opperate 
Monday through Friday from 8:00 AM to 5:00 PM and have three (3) employees, with peak hours 
being from 11:00 AM – 3:00 PM.  
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BACKGROUND INFORMATION 
General Plan Land Use Designation: Commercial Mixed Use  
Zoning: C-MU 
Surrounding Zoning and Land Use: North: C-MU / AirGas Welding Supply 
 South: C-MU / Future House of PAWs Veterinary 
 East: C-MU / N. Burke St. / Vacant - Future City Hall 
 West: C-MU / SoCal Gas Fleet and Storage Yard 
Environmental Document Categorical Exemption No. 2023-10 
Site Plan: Site Plan Review No. 2023-025 

RELATED PLANS AND POLICIES 
Please see attached summary of related plans and policies. 

RELATED PROJECTS 
There is no related project associated with the site.  

PROJECT EVALUATION 
Staff supports Conditional Use Permit No. 2023-07, as conditioned, based on the project’s 
consistency with the General Plan and the Zoning Ordinance.  The request for automotive repair 
uses is consistent with the building design and the adjacent land uses within the approximate 
vicinity and along N. Burke Street. 
Land Use Compatibility 
Automotive repair was a use that was ultimately listed as a Conditionally Permitted use in the C-
MU zone during the 2017 Comprehensive Zoning Ordinance update. During the 2017 update, 
the City Council and Planning Commission received testimony regarding the reduction of Service 
Commercial property, particularly along the Ben Maddox Way corridor, and requested that 
Automotive repair be listed in another commercial zone to facilitate this use in other locations 
throughout the community. As a result, the use was included as a conditionally permitted use 
within the C-MU Zone, and through the CUP process, potential impacts are addressed thereby 
ensuring compatibility between the proposed use and existing surrounding uses.  
There are several automotive related uses which are “Permitted” in the C-MU zone, including tire 
sales and service, auto oil, lube and smog test shops, auto parts sales, and automotive glass 
shops. A mixture of comparable commercial retail and service type uses are currently located 
within the vicinity of the project site. Additionally, parking needs for the use will be satisfied by 
the parking field depicted in Exhibit “A”. Staff concludes that the proposed use will not have a 
negative impact on the project site and surrounding area. 
Parking 
The Visalia Municipal Code parking schedule for specific uses prescribes parking for automotive 
repair shops as requiring one parking space for each four hundred (400) square feet of building 
area, and Commercial service establishments, repair shops, wholesale establishments and retail 
stores that handle only bulky merchandise as requiring one parking space for each five hundred 
(500) square feet of building area. When applied to the existing and proposed uses, the total 
parking demand for the site shall be 15 parking stalls. Ten (10) parking stalls for the auto repair 
shop and five (5) for the flooring retailer/installer. 



 

The site is entirely paved with six (6) diagonally striped parking stalls at the front of the building 
along Burke Street. These stalls will be reserved primarily for customers. The site has a drive 
aisle along the south side of the building leading to a large, onsite storage area behind the 
building which can be striped for the remaining balance of the parking demand. Additionally, the 
area behind the building served as a customer vehicle/boat storage area for the previous 
upholstery use and is proposed to be utilized in the same manner for the automotive repair 
business.  
Staff concludes that the site has ample ability to meet the parking requirements, subject to the 
adoption of Condition No. 3, requiring that the large, paved storage area be striped to 
accommodate the remaining nine (9) parking stalls or pay parking in-lieu fees for any required 
parking not provided on-site given the sites location within Parking District “A”. In addition, 
Condition No. 4 has also been included for the Planning Commission’s consideration. This 
condition requires all company or customer vehicles be stored onsite, behind the building after 
hours and may not be permitted to be stored in the public way along North Burke Street. 
Environmental Review 
The requested action is considered Categorically Exempt under Section 15301 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA) for the operation, 
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or private 
structures or facilities.  (Categorical Exemption No. 2023-10). This exemption is based on the 
project is a request to lease and exiting building with no description of alteration or intensification 
of the site. 

RECOMMENDED FINDINGS  
1. That the proposed project will not be detrimental to the public health, safety, or welfare, or 

materially injurious to properties or improvements in the vicinity. 
2. That the proposed conditional use permit is consistent with the policies and intent of the 

General Plan and Zoning Ordinance.  Specifically, the project is consistent with the required 
findings of Zoning Ordinance Section 17.38.110: 
a. The proposed location of the conditional use permit is in accordance with the objectives 

of the Zoning Ordinance and the purposes of the zone in which the site is located. 
b. The proposed location of the conditional use and the conditions under which it would be 

operated or maintained will not be detrimental to the public health, safety, or welfare, nor 
materially injurious to properties or improvements in the vicinity. 

3. That the project is considered Categorically Exempt under Section 15301 of the Guidelines 
for the Implementation of the California Environmental Quality Act (CEQA) for the operation, 
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or 
private structures or facilities.  (Categorical Exemption No. 2023-10). This exemption is based 
on the project is a request to lease and exiting building with no description of alteration or 
intensification of the site. 

 
 
 
 
 



 

RECOMMENDED CONDITIONS OF APPROVAL 
1. That the use operates in substantial compliance with the comments from the approved Site 

Plan Review No. 2023-025. 
2. That the use operate in substantial compliance with the Site Plan, Floor Plan, and 

Operational Statements as show in Exhibits “A”, “B”, and “C”. 
3. That the nine parking spaces be striped at the rear of the building (west end of the property) 

to City standards or that parking in-lieu fees be paid for any required parking stall not 
provided on site. 

4. That all company or customer vehicles be stored onsite, behind the building after hours and 
may not be permitted to be stored in the public way along North Burke Street. 

5. That the site is subject to and shall comply with the City of Visalia Community Noise 
standards as set forth in the Noise Ordinance. 

6. That all other Federal, State, Regional, and City codes and ordinances be met. 

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

Attachments: 

• Related Plans and Policies 

• Resolution No. 2023-09 

• Exhibit "A" – Site Plan 

• Exhibit “B” – Floor Plan  

• Exhibit “C” – Operational Statement 

• Site Plan Review No. 2023-025, Comments 

• General Plan Land Use Map 

• Zoning Map 

• Aerial Photo 

• Vicinity Map 

http://www.visalia.city/


 

Related Plans & Policies 
 
Zoning Ordinance, Title 17 of Visalia Municipal Code 
Excerpts from Chapter 17.38: Conditional Use Permits 
 
17.38.010 Purposes and powers. 
In certain zones conditional uses are permitted subject to the granting of a conditional use permit. Because 
of their unusual characteristics, conditional uses require special consideration so that they may be located 
properly with respect to the objectives of the zoning ordinance and with respect to their effects on 
surrounding properties. In order to achieve these purposes and thus give the zone use regulations the 
flexibility necessary to achieve the objectives of this title, the planning commission is empowered to grant 
or deny applications for conditional use permits and to impose reasonable conditions upon the granting 
of such permits. 
17.38.030 Lapse of conditional use permit. 
A conditional use permit shall lapse and shall become void twenty-four (24) months after the date on 
which it became effective, unless the conditions of the permit allowed a shorter or greater time limit, or 
unless prior to the expiration of twenty-four (24) months a building permit is issued by the city and 
construction is commenced and diligently pursued toward completion on the site that was the subject of 
the permit. A permit may be renewed for an additional period of one year; provided, that prior to the 
expiration of twenty-four (24) months from the date the permit originally became effective, an application 
for renewal is filed with the planning commission. The commission may grant or deny an application for 
renewal of a conditional use permit. In the case of a planned residential development, the recording of a 
final map and improvements thereto shall be deemed the same as a building permit in relation to this 
section.  
17.38.040 Revocation. 
Upon violation of any applicable provision of this title, or, if granted subject to a condition or conditions, 
upon failure to comply with the condition or conditions, a conditional use permit shall be suspended 
automatically. The planning commission shall hold a public hearing within sixty (60) days, in accordance 
with the procedure prescribed in Section 17.38.080, and if not satisfied that the regulation, general 
provision or condition is being complied with, may revoke the permit or take such action as may be 
necessary to insure compliance with the regulation, general provision or condition.  Appeals of the 
decision of the planning commission may be made to the city council as provided in Section 17.38.120. 
17.38.050 New application. 
Following the denial of a conditional use permit application or the revocation of a conditional use permit, 
no application for a conditional use permit for the same or substantially the same conditional use on the 
same or substantially the same site shall be filed within one year from the date of denial or revocation of 
the permit unless such denial was a denial without prejudice by the planning commission or city council. 
17.38.060 Conditional use permit to run with the land. 
A conditional use permit granted pursuant to the provisions of this chapter shall run with the land and shall 
continue to be valid upon a change of ownership of the site or structure that was the subject of the permit 
application subject to the provisions of Section 17.38.065. 
17.38.065 Abandonment of conditional use permit. 
If the use for which a conditional use permit was approved is discontinued for a period of one hundred 
eighty (180) days, the use shall be considered abandoned and any future use of the site as a conditional 
use will require the approval of a new conditional use permit. 
 
 



 

17.38.080 Public hearing--Notice. 
A. The planning commission shall hold at least one public hearing on each application for a 
conditional use permit. 
B. Notice of the public hearing shall be given not less than ten days nor more than thirty (30) days 
prior to the date of the hearing by mailing a notice of the time and place of the hearing to property owners 
within three hundred (300) feet of the boundaries of the area occupied or to be occupied by the use that 
is the subject of the hearing, and by publication in a newspaper of general circulation within the city. 
17.38.090 Investigation and report. 
The planning staff shall make an investigation of the application and shall prepare a report thereon that 
shall be submitted to the planning commission. The report can recommend modifications to the application 
as a condition of approval. 
17.38.100 Public hearing--Procedure. 
At the public hearing the planning commission shall review the application and the statement and drawing 
submitted therewith and shall receive pertinent evidence concerning the proposed use and the proposed 
conditions under which it would be operated or maintained, particularly with respect to the findings 
prescribed in Section 17.38.110. The planning commission may continue a public hearing from time to 
time as it deems necessary. 
17.38.110 Action by planning commission. 
A. The planning commission may grant an application for a conditional use permit as requested or in 
modified form, if, on the basis of the application and the evidence submitted, the commission makes the 
following findings: 
1. That the proposed location of the conditional use is in accordance with the objectives of the zoning 
ordinance and the purposes of the zone in which the site is located; 
2. That the proposed location of the conditional use and the conditions under which it would be 
operated or maintained will not be detrimental to  
the public health, safety or welfare, or materially injurious to properties or improvements in the vicinity. 
B. A conditional use permit may be revocable, may be granted for a limited time period, or may be 
granted subject to such conditions as the commission may prescribe. The commission may grant 
conditional approval for a permit subject to the effective date of a change of zone or other ordinance 
amendment. 
C. The commission may deny an application for a conditional use permit. 
17.38.120 Appeal to city council. 
The decision of the City planning commission on a conditional use permit shall be subject to the appeal 
provisions of section 17.02.145. 
17.38.130 Effective date of conditional use permit. 
A conditional use permit shall become effective immediately when granted or affirmed by the council, or 
ten days following the granting of the conditional use permit by the planning commission if no appeal has 
been filed. 
  



 

Chapter 17.19 
MIXED USE ZONES 

 

Sections: 
17.19.010 Purpose and intent. 
17.19.015 Applicability. 
17.19.020 Permitted uses. 
17.19.030 Conditional and temporary uses. 
17.19.040 Required conditions. 
17.19.050 Off-street parking and loading facilities. 
17.19.060 Development standards in the C-MU zones outside the core area. 
17.19.070 Development standards in the D-MU zone and in the C-MU zones inside the core 

area. 
 
17.19.010 Purposes. 
A. The several types of mixed zones included in this chapter are designed to achieve the following: 
1. Encourage a wide mix of commercial, service, office, and residential land uses in horizontal or 
vertical mixed use development projects, or on adjacent lots, at key activity nodes and along corridors. 
2. Maintain Visalia’s downtown Conyer Street to Tipton and Murray Street to Mineral King Avenue 
including the Court-Locust corridor to the Lincoln Oval area) as the traditional, medical, professional, 
retail, government and cultural center; 
3. Provide zone districts that encourage and maintain vibrant, walkable environments. 
B. The purposes of the individual mixed use zones are as follows: 
1. Mixed Use Commercial Zone—(C-MU).  The purpose and intent of the mixed use commercial zone 
district is to allow for either horizontal or vertical mixed use development, and permit commercial, 
service, office, and residential uses at both at key activity nodes and along corridors.  Any combination 
of these uses, including a single use, is permitted.  
2. Mixed Use Downton Zone—(D-MU). The purpose and intent of the mixed use downtown zone 
district is to promote the continued vitality of the core of the community by providing for the continuing 
commercial development of the downtown and maintaining and enhancing its historic character.  The 
zone is designed to accommodate a wide mix of land uses ranging from commercial and office to 
residential and public spaces, both active and passive. The zone is intended to be compatible with and 
support adjacent residential uses, along with meeting the needs of the city and region as the urban center 
of the city; to provide for neighborhood, local, and regional commercial and office needs; to 
accommodate the changing needs of transportation and integrate new modes of transportation and related 
facilities; and to maintain and enhance the historic character of the city through the application of 
architectural design features that complement the existing historic core of the city. 



 

 
 
17.19.060 Development standards in the C-MU zones outside the downtown area. 
The following development standards shall apply to property located in the C-MU zone and located 
outside the Downtown Area, which is defined as the area that is south of Murray Avenue, west of Ben 
Maddox Way, north of Mineral King Avenue, and east of Conyer Street: 
A. Minimum site area: five (5) acres. 
B. Maximum building height: fifty (50) feet. 
C. Minimum required yards (building setbacks): 
1. Front: fifteen (15) feet; 
2. Rear: zero (0) feet; 
3. Rear yards abutting an R-1 or R-M zone district: fifteen (15) feet; 
4. Side: zero (0) feet; 
5. Side yards abutting an R-1 or R-M zone district: fifteen (15) feet; 
6. Street side yard on corner lot: ten (10) feet. 
D. Minimum required landscaped yard (setback) areas: 
1. Front: fifteen (15) feet; 
2. Rear: five (5) feet; 
3. Rear yards abutting an R-1 or R-M zone district: five (5) feet; 
4. Side: five (5) feet (except where a building is located on side property line); 
5. Side yards abutting an R-1 or R-M zone district: five (5) feet; 
6. Street side on corner lot: ten (10) feet. 
E. The provisions of Chapter 17.58 shall also be met, if applicable. 
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Exhibit – B 



 

 
   

 

Exhibit – C 



Resolution No. 2023-09 

RESOLUTION NO. 2023-09 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE  
CITY OF VISALIA APPROVING 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). 
 

 WHEREAS, Conditional Use Permit No. 2023-07, is 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); 
and 
 
 WHEREAS, the Planning Commission of the City of Visalia, after duly published 
notice did hold a public hearing before said Commission on April 24, 2023; and 
 
 WHEREAS, the Planning Commission of the City of Visalia finds the Conditional 
Use Permit to be in accordance with Chapter 17.38.110 of the Zoning Ordinance of the 
City of Visalia based on the evidence contained in the staff report and testimony 
presented at the public hearing; and 
 
 WHEREAS, the Planning Commission finds the project to be Categorically Exempt 
consistent with the California Environmental Quality Act (CEQA) and City of Visalia 
Environmental Guidelines. 
 
 NOW, THEREFORE, BE IT RESOLVED that the project is exempt from further 
environmental review pursuant to CEQA Section 15301. 
 
 NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning 
Commission of the City of Visalia makes the following specific findings based on the 
evidence presented: 
 
1. That the proposed project will not be detrimental to the public health, safety, or welfare, 

or materially injurious to properties or improvements in the vicinity. 
2. That the proposed conditional use permit is consistent with the policies and intent of 

the General Plan and Zoning Ordinance.  Specifically, the project is consistent with 
the required findings of Zoning Ordinance Section 17.38.110: 
a. The proposed location of the conditional use permit is in accordance with the 

objectives of the Zoning Ordinance and the purposes of the zone in which the site 
is located. 

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

3. That the project is considered Categorically Exempt under Section 15301 of the 
Guidelines for the Implementation of the California Environmental Quality Act (CEQA) 
for the operation, repair, maintenance, permitting, leasing, licensing, or minor 
alteration of existing public or private structures or facilities.  (Categorical Exemption 
No. 2023-10). This exemption is based on the project is a request to lease and exiting 
building with no description of alteration or intensification of the site.   



Resolution No. 2023-09 

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

approved Site Plan Review No. 2023-025. 
2. That the use operate in substantial compliance with the Site Plan, Floor Plan, and 

Operational Statements as show in Exhibits “A”, “B”, and “C”. 
3. That the nine parking spaces be striped at the rear of the building (west end of the 

property) to City standards or that parking in-lieu fees be paid for any required 
parking stall not provided on site. 

4. That all company or customer vehicles be stored onsite, behind the building after 
hours and may not be permitted to be stored in the public way along North Burke 
Street. 

5. That the site is subject to and shall comply with the City of Visalia Community Noise 
standards as set forth in the Noise Ordinance. 

6. That all other Federal, State, Regional, and City codes and ordinances be met. 
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