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APPLICATION: 	Special Permit to construct a 2,118+ square foot Long John Silvers 
Restaurant with a drive-up service window. 

LOCATION.: 	Southeast corner of Northgate Boulevard and Winterhaven Avenue 

PROPOSAL: The applicant is requesting the necessary entitlements to construct a 
drive through service facility. 

PROJECT INFORMATION: 

General Plan Designation: . Special Planning District 
1978 South Natomas Community 

Plan Designation: 	Northgate Boulevard District 
Draft 1988 South Natomas 
Community Plan Designation: 	Northgate Special Planning District 
Existing Zoning of Site: 	C-2' 
Existing Land Use of Site: 	Shopping Center & Vacant 

Surrounding Land Use and Zoning 

.North: Mini-storage; C-2 
South: Vacant, apartments; C-2 
East : Single Family, Market; R-1, C-2 
West : Single Family; R-1 

Parking Required: 
Parking Provided: 
Property Dimensions: 
Property Area: 
Square Footage of Building: 
Height of Building: 
Topography: 
Street Improvements: 
Utilities: 
Exterior Building Materials: 
Roof Material: 

82 spaces 
80 spaces 
130' x 103' pad; 271' x 244' site 
1.5+ acres 
2,118 sq. ft. 
14 feet. 
Flat 
Existing 
Existing 
1-111 Siding 
Composition Shingle 

BACKGROUND INFORMATION: On June 27,.1985, the PlanningCommission approved a lot 
line merger for this site that combined the three parcels into a single parcel to 
allow for the construction of a 10,800 square foot retail building and a 3,000 
square foot restaurant. The merger was never recorded. Staff recommends that 
recordation of the merger be required as a condition of approval of the special 
permit for the drive-up service facility. 	Presently, the existing shopping 
center Is constructed illegally across property lines. 	A variance would be 
required for the fast food restaurant to allow access and parking on adjacent 
parcels. 
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PROJECT EVALUATION: Staff has the following comments: 

A. Land Use and Zoning 

The site is designated Special Planning District on the General Plan. 
The 1978 South Natomas Community Plan designates the site as Northgate 
Boulevard Commercial District and the draft 1988 South Natomas 
Community Plan designates the site as Vorthgate Special Planning 

. District. The draft 1988 South Natomas Community Plan notes that the 
Northgate Boulevard commercial strip has a history of inconsistent 
development and commercial development that is incompatible with the 
adjacent Gardenland residential development. However, the commercial .  
development located on Northgate provides needed services to the 
immediate neighborhood and the community. Northgate is a major four 
lane street which connects North and South Natomas with the Central 
City. 

The purpose of the SPD is to encourage commercial uses that will be 
beneficial to the community and compatible with the adjacent 
residential development. The SPD encourages uses that have associated 
drive-up service facilities to locate on corner lots along Northgate 
Boulevard so that side streets can be utilized for access. The 
proposed fast food restaUrant is neighborhood serving and is located on 
a corner lot, allowing patrons to enter and/or exit off of Winterhaven 
Avenue. 

The site is zoned C-2. Fast food restaurants are permitted in the C-2 
zone and drive-up service facilities are permitted subject to approval 
of a special permit from the Planning .  Commission. 

B. Site Design 

Staff is recommending that the Zoning Ordinance be amended to provide 
design standards and guidelines for drive-up service facilities. The 
Ordinance Amendment (M88-042) is scheduled to be heard before the 
Planning Commission on May 12, 1988. The standards require that the 
drive-up service facility be designed and located such that it will not 
create a nuisance for adjacent properties. Residential development is 
adjacent to the site on the western and eastern boundaries. The 
residences on the western boundary are located across Northgate 
Boulevard and will not be affected by nuisances generated by the 
proposed restaurant. The existing shopping center is located between 
the residences on the eastern boundary and the restaurant and 
effectively buffers those residences from any nuisances generated by 
the 'proposed restaurant. 

Thus, although the, site itself is adjacent to residences, the effect of 
the drive-up facility upon those residences is negligible due to their 
being screened by existing improvements. A masonry sound wall was 
installed on the eastern property line adjacent to the residences when 

P88-152 
	

May 12, 1988 	 Item *17 

000662 



the Shopping tenter was built. 	No additional design techniques to 
reduce nuisance impacts from the drive-up • service facility are 
necessary to protect adjacent residences. 

The proposed ordinance also recommends that interior landscaping be 
installed on sites with drive-through lanes to offset the extensive 
pavement area devoted to the drive-through lane. The applicant has not 
submitted a landscape plan, however, there is adequate area on the 
interior of the restaurant pad to provideinterior .  landscaping. Staff 
recommends the applicant submit A landscape plan for staff review and. 
approval depicting the recommended' interior' landscaping and the 
required landscaping adjacent to the public street frontages and in 
parking area prior to issuance of the building permit. 

C. 	Site Circulations  

The proposed drive-up facility is in compliance with the proposed 
design standards for minimum width of the drive through lane: 11 feet 
is the minimum standard and the proposed lane is 14 feet wide. The 
entrance of the drive through is approximately 100 feet from either 
Winterhaven or Notthgate and complies with the standard for a minimum 
distance of 25 feet from a public street. 

The drive-up lane is not in compliance with. the proposed ordinance 
condition for minimum vehicle stacking space for a facility with 'a 
separate ordering board and pick-up window. Although the drive through 
lade is approximately 240 feet im length, the pickup window is located 
half way between the entrance and exit of the lane, thus reducing the 
effective stacking area to 120 feet. There is stacking area for three 
vehicles to the ordering board and three vehicles to the pick-up 
window. 

The Institute of Traffic Engineers Design Manual recommends that fast 
food facilities provide stacking area for five vehicles to the order 
board and stacking area for five more vehicles to the pick-up window. 
The applicant has met with the .Traffic Engineering Division and has 
provided evidence that Long John Silver's Seafood ShOps actually fall 
under the Institute of Traffic Engineer's' definition of a "high volume 
sit down restaurant" rather than a fast food restaurant. The traffic 
generation for this type of facility Is significantly less than for a 
fast food restaurant. The Applicant's study showed a typical total 
volume per day of 136 orders (including inside orders), as compared to 
a typical total volume per day for a fast food restaurant which ranges 
at 400-500 orders per day. 

The Traffic Engineering . Division has reviewed the applicant's site plan 
and supports the drive-up window design. • The purpose of requiring a 
Special Permit review of drive-up services' facilities rather than set 
standards was to allow for flexibility in application of the standards 
and review of each facility on a case-by-case basis. This facility 
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appears to have, adequate stacking distance for the Volume of business. 

D. Parking  

Tenants in the existing shopping center include a video store, a fast 
food restaurant (pizza), a bar and dance hall, a liquor store, a beauty 
salon, and a dry cleaner. Four of the tenants spaces are vacant. The 
parking requirement for the existing uses and parking for the presently 
vacant suites calculated at standard retail use is 54 spaces. The 
proposed Long john Silver's restaurant has 84 seats. The parking 
requirement for restaurants is one parking space for every three seats, 
which results in 28 required parking spaces. 

The Shopping center presently has 73 parking spaces. The site plan for 
Long -John Silver's depicts seven parking. stalls and one parallel stall. 
The city does not permit parallel parking stalls, therefore, the total 
proposed parking for the site is 80 parking stalls. The combined 
parking required for the shopping center and Long John Silvers -  is .82 
parking spaces. 

The two additional parking spaces can be provided at the southeastern 
corner of the parking area if the existing bike racks are relocated to 
the northeastern corner of the site, as shown on Exhibit A. The other 
alternative is that the applicant reduce the capacity of the restaurant 
by six seats. Staff is not supportive of a variance from the required 
parking as there is no circumstances unique to this proposal that would 
justify the granting of a variance and thus, granting of a variance in 
this situation would be a grant of special privilege. 

E. Signage  

The Sign Ordinance permits one detached sign for each parcel at, one 
square foot per lineal foot of frontage in theC-2 zone .. Parcels with 
frontage on more than one street are permitted one sign for each street 
frontage. The shopping center has an existing monument sign fronting 
on Northgate Boulevard. The applicant could add their name to this 
sign. A detached sign is also permitted on Winterhaven Avenue. Staff 
recommends that this sign be a monument sign with a maximum height of 
12 feet that shall be compatible with the existing monument sign on the 
site. The applicant has noted that they intend to install a pole sign 
however, no sign elevations for a pole sign were -included with the 
submitted site elevations 

The Sign Ordinance also permits two attached signs for each occupancy 
at three square feet per front foot of occupancy. The signs depicted 
on the submitted elevations are in compliance with the requirements;. 
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F. Trash Enclosures 

The applicant has depicted that, trash enclosures for the restaurant 
will be provided within the trash .enclosure area for the shopping 
center, which is located on the northern wall of the building. This 
trash enclosure area is in conformance with the standards for trash 
enclosures contained in the City Zoning Ordinance. 

G. Agency Review 

Site plans were submitted for review and comments to the Traffic 
Engineering Section and Development Section of the City Transportation 
Division, the City Building Inspection Section and the Natomas Advisory 
Committee. Comments were received from Traffic Engineering that 
objected to the existing parcel line splitting the driveway and 
requiring reciprocal access easements. These issues will be resolved 
with the recordation of the merger of these parcels. They also noted 
that Northgate Boulevard has a required 80 foot right-of-way width and 
Winterhaven Avenue has a required 44 foot right-of-way width. 
Improvements are existing. 

ENVIRONMENTAL DETERMINATION: 	The project is exempt from environmental review 
pursuant to (CEQA Section 15301 (e)). 

STAFF RECOMMENDATION: Staff recommends the Commission take the following action: 

A. 	Approve the Special Permit for a drive-up service facility, subject to 
Conditions and based upon Findings of Fact which follow: 

Conditions  

1. The applicant shall submit a landscape plan for staff review 
and approval prior to issuance of building permits. Provide 
interior landscaping and screen the SMUD transformer. 

2. The applicant shall .  record the lot line merger for the site 
prior to issuance of building permits; 

3. All trash enclosures shall be designed to City standards. 

4. The applicant shall provide additional parking spaces and 
relocate the bike racks, as shown on Exhibit A or reduce 
seating for the restaurant by six seats, for a total Capacity 
of 78 seats. 

	

5. 	A signage program shall be submitted for review and approval 
of staff prior to issuance of sign permits. Detached signage 
shall be monument type and shall not exceed 12 feet in height 
measured from the top, of the sidewalk. 

;.. 
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6. 	The entrance and exit for the drive-through lane 'shall be 
clearly marked. The. signs shall be approved by the Planning 
Director as a part of the sign program.  

Findings Of Fact - Special Permit 

	

1. 	The project, as conditioned, is based upon sound principles 
of land use, in that: 

The project it neighborhood serving, is located on 
'a major street and is compatible with the adjacent 
commercial and residential land uses. 

2, 'The project, as conditioned, will not be detrimental to the 
. public health, safety or welfare, nor will it create a 

-nuisance in that: 

a. adequate off-street parking is provided; 

b. adjacent residences are buffered from possible 
-nuisances generated by the drive-up service 
facility by Intervening improvements; 

c. . a masonry sound wall was installed on the property 
boundary adjacent to the residences at the time the 
shopping . center was constructed; * 

d. the project, as designed, will have adequate 
. vehicle stacking space; 

e. the design of the project provides for adequate 
on-site circulation; and 

f. interior landscaping will, offset the extensive 
pavement area .devoted to the drive-through lanes. 

	

3. 	The project, as conditioned, is in compliance with the 
policies and objectives of the General plan and the 1978 
South Natomas Community Plan and draft 1988 South Natomas 
Community Plan, 

	

P88-152 
	

May 12, 1988 	 Item #17 

0 00. 6 66 



•••• 

/ 

Mom not _is_ 
• PC rev t• 

• 0It 

• aLta.1.__ 

c••■••• I.O. • 

-Ekr 	•max•  

PEVIIIC011  
---20_11— .jrtogN Suco41 

SrAP0010 SMOPPCS 
•■•3. awn.. 111TIEW RIP 

SACRAMENTO. CA. 

• 21•CAM 

Lally, 

• 21,  re. 17,4 ,....C, TY• 

WINTERHAVEN AVE. 

• F b k..t 
to.c.k4 

1' 

OCLIA\P. f'1 

C :=1= 

000863 

• 

UMW 

KU sun 

• 

0 	fp *warp •••••ts 

CO WOVE, ••• •,0 

••••••■ LO,  Lux, 

E XHIBIT A] 
S ITE PLAN 



VICINITY - LAND USE - ZONING  
cs-/A— LP 



MA.O. 

■114.4 

C I 

-i•e" •••••1 

11=r,1114;1.FIV 
~14■41, ram1-14. rtlx 

t1;?Vr iat ift .4 	 

REAR ELEVATION 

	Lac .14•1111,f11:. Calvf -TMx/ 

'" "*" •"' 
	 11p L-V iflt ic  •ILAID 

""..617°111.1 1 ,174 ImLaaivu FL. 

IMO 
IBM 
CUM 
MTh 
IMO 

s 

worm nag. 	inn sLainra• 

RIGHT SIDE ELEVATION 

01 

0 

4 

.1 



BUILDING EXTERIOR FINISH SCHEDULE: 
C.417CAni .. 	 1•110:21,1/1: 0.10r1 /0Ele• 

 •000 30.401110. 

ITEMS 	 FINISH 

1•1• 111.0 AI GOLD 

• 9.141 01/11.• 

0. DMA 

11 14440 

11•11111 I 	 nOM- Poli•• 

INN 01 •IMI,. /•1•01) 

MINN 

L. A, I/19 

Cm • 0.0. .14 m111 1-0 1.-46 

4.3040 

• P.M/MIND DM 01111 111,11 

0/01.01.“ CUM, KM DT CC, 	  

013-0(00 MANN. 01,1;// 
I'D000.00 • Ii61/".•10 	 00.10‘11:0 

OEM •0000/11-filee 1110(011 •
••••1.11.1D*3 1/414.1.111 SI IM 
NM • PLI• belIALl•IDE. 
10 Mt, •.m. Ma 

DIDIDIM 001 410-  net ID•DIE 10 
01.1110 •/ 	 4400 

Al ••• 1/01•110011 (1011130. 
INDOKIDADO 

17.061.1111 40.0.40 QM 
ID ...011/.1 •...1.•.101•. SID 
DI IAD. 0/10- ■ PVC WEI( 10 
111140 $710/0 *WIN Wel 

Try 

Sam 

fill111111Mh 
111111111111111 
iuuuiiiri 

IRE 11T 

llu 

,l 1  

EMI  

ak GNIMIN 0110. surnrs 00 - P_ANI 11/ INN 10 
NNW, 	 ONN 01.19 INN 

FRONT ELEVATION 

N1 DIN. 	  

.P.ONDO 00 sha 011131 rm m/ 
PIND• 

INNO 1100 040101ar 	 MEND0 
MI /MN 

r mac E 0. • NNM o   

011700 ,  1 11 PIANO 00101 	 MIMMO 

C.) 

WirJAMII 

11001001001 1.111 001. DOI 	 .1••17111. 

17. 110 DM AMON 1.111••• 	 DUD 	 MIMEO 0/••••111. 

•,..11141.1.4 MIN MO 	  

1.4 04.104 	 0.10 1012 

I4.0.9trig1:=1""' -°"`°' 	 • 
tamp 	 NINO • 

IMND/ AD'IMMOILD 

LEFT SIDE ELEVATION 

0(0000 DOS UNIDO 1.4000 
NADI 0•4110 	  ED- 

8032. 

• • * ;.r!s.,ey 



•• •111 La. • • -4 1.11, 

I. 

-or  

7 

St° 

44_ 
t ; 

FLOOR PLAN 

-■ 

111111101 malt 1101140 
Or Pa 111.1 • 1•• 0.C., 

011401,111 bar • 
Int au.. a., we 
a Tan ii1•3 101, Car. 
14,CArial /10 QIN Irtri 

~Mao 4nft.413, n■ 

04 e 

Trf.r.uttry 

• 41 41110 1.4 
LW 

t_ arattc. 

Jv 
h 	11 	lli 
H 

• ANNIAO 
le•LI 

Dric01/0 rim ad cal. 
a IS LA. •11110.0.8 

.111:4;1.41TIV,••• 
00 0.0.09110 105 A 

aLL 000111.11110,111•1817 

AV: StillS "" • 
lard= Crri.L.Tatt 
coo 00.1111+10.. • 
war0.4111, 

reaC041111LgOlpor.ro 

• lay 	  

▪ •LICIO brie 
1101 a rat 1110. 
C••• Mart Or. It.. 
1...113 .11 Ca• 

met 10. 

PAN. 71..  • 117 val_110011 
• 00 5101.1.1•110. 

• Va. CM al 
SIII RAN Da. 1-1 — 

	

Vrtl. 10 	 tag- - 

	

1111.1110 10. 	 Ira' 

m; ri ;.•rrOvrtir•rir 
Racal. OrrsIrril aC•011 
earl Cr rat- 1.1111, cr11 
0.• al Car Sat V17I 
1.0. 1 31. 0/ S.A. 
a•Cal al CO,  .0 
11 Mt ill-la 

lai1 111 —d=

7

4 

at QM. 1 -1. 

1.114114141;0 	 _ 

.•i 7 rta 
Illat•1104 

pimaar.t...7.7 - 
Aft 011010-111 1111.0.• 

la1001 Sat tra - 

NO Pi laLIAIL 

FLOOR TILE DIAGRAM 

MILL 
I 91.4111K•11 kIZATI. ml 

11. An WO OA Oa. 11/ant 
irol 11.040 tractl 

S. Dena retors. 10 001111 

1. E. A 16711.20111.• MYCIMATiOlf 


