CITY PLANNING COMMISSION

1231 °1° STREET,

SUITE 200, SACRAMENTO, CA 95814

cB28502,

. AppucANI Michael Hur]ez[Long John Silvers; inc. 11070 White Rock Rd. #190

Northgate Plaza/ACA General Partnersmp, 2625 Fair Oaks Blvd.

OWNER

TR 956710

, Sac., CA 95825

PLANS BY

FILING DATE 3/27/88

ASSESSOR’S-PCL. NO.

DET. __Ex. 15301 (e)

. . 250-0240-040,041 and 042

REPORT BYHK/VF

APPLICATION: Special Permit
co Restaurant with
o LOCATION: Southeast corne

) PROPOSAL :

PROJECT INFORMATION:

General Plan Designation:
1978 South Natomas Community
Plan Designation:
Draft 1988 South Natomas
Community Plan Designation:
Existing Zoning of Site:
Existing Land Use of Site:

Surrounding Land Use and Zoning:

" .North:
South:
East :
West

Mini-storage; C-2

Single Family, Mar
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:

BACKGROUND INFORMATION:
line merger for this site that

Vacant, apartments;

On June 27,

to construct a 2,118+ square foot Long John Silvers
a drive-up service window.

.

r of Northgate Boulevard and Winterhaven Avenue

The applicant is requesting the necessary entltlements to construct a
drive through service facility.

Special Planning District

Northgaté Boulevard District
Northgate Special Planning District
gggpping Center & Vacant

Setbacks:

Required Provided
Front: 33! 40'
c-2 '
ket; R-1, C-2 Side(St): 5' 27!
82 spaces
80 spaces
130" x 103' pad; 271' x 244' site

1.5+ acres

2,118 sq. ft.

14 feet.

Flat

Existing

Existing

T-111 Siding
Composition Shingle

.1985, the Planning, Commission approved a lot
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
recordation of the merger be

permit for the drive-up service facility.
center is constructed illegally across property

required for the fast food r
parcels.

APPLC.NQ.___"38-152

e . -

MEETING:- DATE—

merger was never recorded. Staff recommends that
required as a condition of approval of the special
Presently, the existing shopping
lines. A variance would be
estaurant to allow access and parking on adjacent
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PROJECT EVALUATION: Staff has the following comments:

A. Land Use and Zonlgg

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 Northgate 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
Jane 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 sc¢ that side streets can be utilized for access. The
proposed fast food restaurant is nelighborhood 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 permitfed 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
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‘the shopping center was built. ‘ No'add1tiona1 design techniques to

reduce nuisance .impacts from the drive-up service facility are
necessary to protect adJacent residences

" The proposed'ord1nance 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 provide interior 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

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 Northgate 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
lane is approximately 240 feet in length, the pick-up 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 facllity 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 whlch 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

P88-152 | May 12, 1988 o Item #17
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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 the.C-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 Sigh Ordingnce also permits two attached signs for each dccupahcy
at three square feet per front foot of occupancy. The signs depicted
on the submitted elevations are in compliance with the requirements:.

P88-152 S May 12, 1988 © Item #17
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F. Trash Enclosures

b The applicant has depicted that. trash enclosures for the restaurant
Lo 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 1s in conformance with the standards for trash
i enclosures contained in the City Zoning Ordinance.

G. Agenci Review

. Site plans were submitted for review and comments to the Traffic
4 . Engineering Section and Development Section of the City Transportation
i Division, the City Building Inspection Section and the Natomas Advisory
e 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:

i

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

Conditions
]{3 ’ 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 lat line merger for the site
prior to issuance of building permits.

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

4. The applicant shail prov1de 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 tpp.pf the sidewalk.

'Item #17
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The entrance and exit for fhe drive-through lane ‘'shall be
clearly marked. The signs shall be approved by the Planning
Director as a part of the sign program.

Findings df‘Fact‘— Special Permit

1.

P88-152

The project, as conditioned, is based upon sound principles

of land use, in that:

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

‘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;

¢. - 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 adéquate
‘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.
The project, as conditioned, is in compliance with the
policies and objectives wof the General plan and the 1978

South Natomas Community Plan and draft 1988 South Natomas
Community Plan. :

May 12, 1988

000666

ITtem #17



‘A8 JLVDHIHON

(TAT U1 T |

O1HOK 01K

SEARCOD SHOPPES
-, DufRARY OTSTON FOR

SACRAMENTO. CA.

MOFTOATE BV,

Lavaut 0 L

a 1)y
Eo1e )

Doainy

o
i3 —_— ] —
-EK
<3
M
H
3 - —
-5 - =

AND st

EXHIBIT A
SITE PLAN




000667

| VICINITY - LAND USE - ZONING _
SEE~Sa - s 0-5P I _

A= h o



I T S L
GETalL Aoa-18
-
T 0
= =)
===
Lvms tom petaars 0000 O PR e
Rty e T
mome - L ETRIL 1/A- 115 B i1 il
e e |0 sl | |
[TH LT 1 D B 1 .
U IRLD - M M) i

'III'

| |I|| llh“l

h

|I||I|]h' |'|n|-|| lill;

REAR ELEVATION

mge

T

}—{
—

'
O
o
)
[
-
<«

- (LT

i<

Wl 44" =

PEOVIOR GALY. 3.M. STIP FLASMNDE
AUML LOCATIONS WM Al SIS

¥ ML LOCATHONS
R RIICa et h

MUIC VENTTL AV ION m——
Ok - )
744

ORAL SUILOING HIOA
IRV 2]

=i
&

sl
% |
ﬂ§_
3l

"ONKBT §

o
13

£

RIGHT SIDE ELEVATION

ol tra® = 4"

| ELEVATIONS

[ExXHIBIT C|
o RS2



-

A L A A
~ar W . :
" asoda; BUILDING EXTERIOR FINISH SCHEOWLE: ] "
B 2 [t X pLCirication g l:l‘lﬂl_‘n?"‘;:l:v.!-:": P Pana’, -4 _‘_ "
oo 17EMS F INISH '
a BOWLIL 0% OPOLA BOF BY 8.8, o S OBED
) pisnty wpnan aras
[T | -
1D 46 ININLID 81 T .
r‘:’\ " tom e .u-l.c: |.u_|-|u e 4 WY REPTNIBED MY DEVADL &/4- VD

. a-d, O

FRAMISG FOR §5° l’!(l -ﬂ "
“aln et B-07

mmn T

DOSPOLT €008 1088
0RO 1P YL

:lll-ulnc Trmace Ol
D sOonCEwS Bade o AR 4 S‘l
nuutla - PvC LAV 1D
(UG 7 snov §im s Cast

il

5

d il
T

ML CAYMOIND STIDL QUTTERS M0 — Paiwt w7 (st FO mailn -
Lo Y Y oo,

ml

TENTURE 1500 OO PRELS’
oo ® TREn I0ETATL ara- 1B}

(X

as

FRONT ELEVATION

- tep-

E3iEwEnT

ROPED MOXF SNIMD FiBARE T
BOW DasAD

15!}y___

..ALl

~uaLce s o8 e mm

R B D

[ RL ¥ 4

. o
L8, M

PeRNEAD 20 BIL PIREE FOR Bav —— TG0

L VNGO FROMT ae) BOTION OF
L o

faEnm )
s sb

TEENNE -0 P vucils Pande §

LG Y EoR THIn

1X8 ROLCW fave RAsE 1RIM wD
v RO P TR

s TAin al Sal P

:‘ '.:':II(UAHI = = 'L -

o e ||| Rt Bioiyiphybore
a | T o et |r;|I "l ‘[ f‘ e%;

i -I'Jlﬂnl .ut" il A X

ot e

L T T T T T B

LEFT SIDE ELEVATION

ALK, At e e

;i

LRI OF COMIRAMITER

F WOLLON VETag
R b

- vy

AT VOO KL

0 R

— G, vaTT)

ATIIC WENTRLATION LOAER 80D FNT = o yoDs dowadl

[SSX BY 1T 4

LR Ay LY 4

L.d.8 Bl
Y P D

WCD MAEET B O T1-3) JIDIN0 — O vaTD
=N w0

T ICBAD D - .y
TR _‘

P A3 S QuISID

0006%0

EXHIBIT C

LoNG J

O SBW. S

A,
B a— -

ELEVATIONS

N7 =%



o
& .~ At
“:“i raaeo oo l o oy »:-00 3 "o g . - ' |
i [— :'i’i‘ ﬁﬂiﬁ:- I I . FEm e e s TSR EE=ESIS c:.‘ . { >
[ R == ot e EATEA]ON RALLS FRAD o W ] ¥ir] 8
1= FE o e Spfmemrese. b H i ‘ o | B
— e -3 - e - u 1
— . R ( REEE S, ) == g
— S R - N B R e O =
— d\[ " ¥ ” I ! J-, ‘ \!‘t yooaw 31 ?r Bl wss [Is __________ Jl_—l ’_:! ’ _ % % ‘|
A " —r . — =iy /. 4
‘ ] s 1 T - ‘ ] = =i
'_. Iy v ool e . 1} }Iu ! .
' g ol | Q-‘lum’“m,.. A 153 |- ey i A 25 o
' ] @ pesnn ) - - ; & B y S : ' —= ﬂ E Hi l_.....u__; @ g B
e - R : | : 4 T e U (1) ' .
! st o b . > I e L [ﬂ@ :
= EEREEL) | _ il i | 4 E
om0 - P L __I ¥ { M j @ S
It ¥l ol R J* . ! Z v
=15, ] &E?u-‘bééfg‘v- e Y . e . ‘ '
@3] Riep Rl S i . el 1 .
—| EREEe ! £ P g ‘
1 n: :n-mu.: . i N tlllul!”lﬂp st p.ﬂ.r,.:.”r |
1 wita ., .Z i |”m--!l I;Ii-“m;- M 1 e = 7
:‘ n -ﬁ-——.— i H ! s wo
] — P ' T e [ ——
— @ . o s sl | K
P— . T J: —+-— ik ¥ L= . “llg"‘ i |
s S S R N h— i e .
B r Ll o] : | : i - ity
] #.if::f:g:-"" W : :' ™ ) (T PR 1 T __: I_—_.' : — ~ '
J— 4t TTIzzzzz) . — i
oo (400 u ! : ik 1L {
= EETER ] 1 ¢ i
- R =} ! : : N =
— ; A’i I‘"ii'i]"r'
] : i 1Ll
— El ! h’i
= .. EAC a
— HESN S A A I -' .
= ut
] [T . - d
ALL DOORMS EECEPT STORSCE
—_] P HeSRarnas 'I" g p
= j
— . 3
] FLOOR PLAN . . FLOOR TILE DIAGRAM 5

Bl tra” = 0707 LT P ey



