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CITY OF SACRAMENTO
DEPARTMENT OF PLANNING & DEVELOPMENT
ZONING ADMINISTRATOR
1231 | Street, Sacramento, CA 95814

ACTION OF THE ZONING ADMINISTRATOR

On Tuesday, April 18, 1995, the Zoning Administrator approved with conditions a
special permit to operate a sidewalk cafe in the public right-of-way for the project
known as Z94-110. Findings of Fact and conditions of approval for the project are
listed on pages 2-4.

Project Information

Request: Zoning Administrator Special Permit for a sidewalk cafe in the General
Commercial (C-2) zone.

Location: 1730 L Street
Assessor’s Parcel Number: ‘ 006-0175-022
Applicant: City Treasure Restaurants, Inc., (Michael Stumbos). Property Same as

2251 Fair Oaks Boulevard, Ste. 300 Owner: Applicant
Sacramento, CA 95825

General Plan Designation: Community Neighborhood Commercialand Offices
Central City
Community Plan Designation: General Commercial
Existing Land Use of Site: Restaurant and Residential
Existing Zoning of Site: General Commercial, C-2

Surrounding Land Use and Zoning:
North: C-2; Commercial
South: C-2; Residential
East: C-2; Commercial
West: C-2; Vacant

Property Dimensions: 40 feet x 160 feet (Sidewalk)
Property Area: 0.15+ acres

Parking Required: 0

Parking Provided: 0]

Topography: Flat

Street Improvements: Existing

Utilities: Existing

Z294-110 April 18, 1995 ITEM 1



Page 2

Project Plans: ' See Exhibits A and B

Previous Files: P88-405

Background Information: On October 27, 1988, the Planning Commission approved
several entitlements to develop eight residential units above an existing restaurant to
create a mixed use project.

Additional Information: The applicant proposes to locate 52 seats for a restaurant on
the sidewalk adjacent to the building. The outdoor seating will be located in the public
right-of-way and requires a Special Permit. There will be thirteen tables with four seats.
The building is on the corner of 18th and L Streets and the proposed seating will be
located along both streets. The area is separated into two sections to be enclosed with
a decorative wrought iron fence in order to provide alcoholic beverage service to the
outdoor tables. The smaller section along 18th Street does not provide adequate exiting
and will be removed. This reduces the number of seats to 40. There are no parking
requirements for outdoor seating in the public right-of-way.

The site is located within the Central City Design Review area.

Environmental Determination: This project will not have a significant effect on the
environment and is exempt from environmental review pursuant to State EIR Guidelines
{California Environmental Quality Act, Section 15305(b)}.

Agency Comments

The proposed project has been reviewed by the various City Departments. Their
comments have been included as conditions of approval.

Conditions of Approval

1. The smaller 4 foot by 12 foot enclosed area along 18th Street shall be eliminated.

2. The proposed gates shall be equipped with panic hardware. An area 36 inches
minimum in length and the width of the gate shall be delineated with either color
strips or color paving to indicate an area not to be obstructed.

3. The applicant shall submit an exhibit of the proposed fence design for Design
Review staff review and approval prior to the issuance of an encroachment permit.
The fence height shall be no lower than three feet and no higher than four feet. The
applicant shall also provide planter boxes adjacent to the fence at the 90 degree
bends at the street intersection. An exhibit of the proposed planters shall be
submitted for Design Review staff review and approval prior to the issuance of an
encroachment permit.

Z294-110 April 18, 1995 ITEM 1



10.

11.

12.

13.

14.

Page 3

No lights or signs shall be attached to or hung from the trees located in the sidewalk
area.

A clear path way a minimum of 48 inches must be maintained at all times between
the fence and all other structures or obstacles in the public right-of-way such as the
edge of tree wells, parking meters, signs, etc. The area outside of the enclosed
(fenced) area shall be kept free and clear of tables and chairs.

The fence location shall conform to the submitted plans.

No live music, amplified music or sound system shall be installed or be audible in the
sidewalk area. \

Restaurant windows shall be left unobstructed to all viewing of the interior of the
business by patrolling police and so that the outdoor seating area is visible for
monitoring from inside the restaurant. Where windows are not appropriate for this
purpose, closed circuit television shall be used.

Hours of operation of the sidewalk dining area shall be 8:00 a.m. to 10:00 p.m.
When the sidewalk area is not in use for seating and service, all removable fixtures

(i.e. chairs, planters, etc.) shall be stored on the restaurant property.

None of the furniture shall block any exit.

All illegal activities observed on or around the business shall be promptly reported
to the police.

If the applicant wishes to serve alcohol beverages, service is to be limited to the
fenced area immediately adjoining the northeast entrance of the building. Alcohol
service shall be limited to this enclosed area only subject to the following:

a. Sale of alcoholic beverages for consumption off of the premises is prohibitled.
b. Alcoholic beverages will be served in non-breakable containers.

Signs shall be clearly posted and maintained on the premises prohibiting
consumption for alcoholic beverages in this non-permitted sidewalk area or adjacent
public area. The signs shall be worded as follows:

UNLAWFUL TO ENTER, BE OR REMAIN ON ADJACENT PUBLIC SIDEWALK
WITH AN OPEN ALCOHOLIC BEVERAGE CONTAINER. C.P.C. 647E(A);
S.C.C.26.24(c) ‘

The sidewalk area within 100 feet of the restaurant and sidewalk cafe shall be
monitored for trash that may be produced by this establishment. The employees

Z294-110 April 18, 1995 ITEM 1



Page 4

and owners of the establishment shall be responsible for keeping this area clean of
trash generated by the restaurant/sidewalk cafe use.

15. A Certificate of Insurance shall be submitted to the Zoning Administrator for the
review and approval of the Zoning Administrator and City Department of Risk
Management prior to issuance of the Encroachment Permit for the sidewalk cafe.
The public right-of-way cannot be used for a sidewalk cafe until the Encroachment
Permit resolution is issued.

16. The applicant shall contact the Zoning Administrator’s staff for a final inspection of
the sidewalk cafe area to insure compliance with conditions of approval prior to
operation of the sidewalk cafe area (contact Sandra Yope, 264-7158).

Findings of Fact:

1. The proposed project, as conditioned, is based upon sound principles of land use in
that sidewalk cafes allow for more people and activity on the streets.

2. The project will not be detrimental to the public health, safety, or welfare nor result
’ in a nuisance in that:

a. adequate sidewalk area will be provided for pedestrians; and
b. the surrounding area will be monitored for trash and kept clean.
3. The project is consistent with the General Plan and Central City Community Plan

which designate the subject site as Community Neighborhood Commercial and
Offices and General Commercial respectively.

%\3 . Rwon

Joy D. Patterson -
Zoning Administrator

A use for which a Special Permit is granted must be established within two years after
such permit is approved. [f such use is not so established the Special Permit shall be
‘deemed to have expired and shall be null and void. A Special Permit use which requires
a Building Permit shall be deemed established when such Building Permit is secured and
construction thereunder physically commenced. If no building permit is required, the use
shall be deemed established when the activity permitted has been commenced.

The decision of the Zoning Administrator may be .appealed to the Planning Commission.

An appeal must be filed within 10 days of the Zoning Administrator’'s hearing. If an
appeal is not filed, the action of the Zoning Administrator is final.

Z94-110 ' April 18, 1995 ITEM 1
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cc: Filelv™
Applicant ¥
ZA Log Book ¥
Sidewalk Cafe Log
Dan McAuliffe, Architect - 4401 | Street, Sacramento, 95819 .~
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cit PLANNING“CHMMis on

1231 *1° STREET, SUITE 200, SACRAMENTQC, CA a5814

APPLICANT FORRAR WILLIAMS ARCHITECTS, 14i8 20th Street, Sacramento, CA 95814 .
OW NE K JOHN/MICHAEL STUMBOS, 4308 Greenvale Rc., Fair Oaks, CA_95628
PLANS BY_FORRAR WIiLLIAMS ARCHITECTS

FILING DATE..9/9/88 ____ ENVIR. DETHNEG DEC. REPCRT BY._RWxF
ASSESSOR’S PCL. NO._ 006-0175-009 and 010 | ,

APPLICATION: A. Negative Declaration

B. Special Permit to develop eight residential units
as part of a mixed use project with an existing
ground floor restaurant, new commercial/retail and
parking on 0.15+ developed acres in the General
Commercial (C-2) zone.

C. Lot Line Adjustment to merge two developed lots
into one lot on 0.156+ developed acres in the
General Commercial (C-2) zone. '

D. Variance to reduce the required 7.5 ft. front yard
setback and five ft. street sideyard setback to
zero feet. '

LOCATION: - 1730 L Street and 1208 18th Street

PROPOSAL: The applicant is requesting the necessary entitlements to construct a
9,840+ 8q. ft. residential, commercial/retail mixed use development with parking.

PROJECT INFORMATION:

General Plan Designation: Community Neighborhood Commercial/Office

1980 Central City Community ,
Plan Designation: : General Commercial

Existing Zoning of Site: c-2

Existing Land Use of Site: - Vacant restaurant, existing residential

Surrounding Land Use and Zoning: Setbacks: Required Provided
North: Commercial/Multi-family;C-2 & R-5 - Front: 7-1/2' o'
South: Residential/Commercial; C-2 Side(iInt): 0' ‘0!
East : Commercial/Residential; C-2 Side(St): 5' o'
West : Commercial/Residential; C-2 Rear: 15! 63!

Parking Required: 7 spaces

Parking Provided: 8 spaces

Property Dimensions: 180' x 40°'

. Property Area: . 0.15+ acres
Square footage of Building: 9,840+ 8q. ft.
. Helght‘of Building: : 37 ft.

topography: Flat

Stree{ Improvements: Existing

Utilities: , _ Existing

Exterior Building Materials: Split face, concrete block, cement piaster

APPLC. NO. __P88-405 MEETING DATE__QOCTOBER 27, 1988  _ITEM NO..13 __




Roof Material: Composition shingles

PROJECT EVALUATION: Staff has the following comments:

A. Land Use and Zoning

The subject site consists of two developed parcels, totaling 0.15 acres
in the General Commercial (C-2) =zone. The site is located on the
southwest corner of "L" Street and 18th Street. The former Mario's
Italian Cellar restaurant is on the parcel fronting on both L Street
and 18th Street; four residential apartment units exist on the other
parcel fronting on 18th Street only (see land use and zoning map).
Surrounding land uses includes commercial and multi-family to the
north, zoned C-2 and R-5; residential and commercial to the south, east
and west, zoned C-2. The General Plan and 1980 Central City Plan
designates the site for Community Neighborhood Commercial/Office and-
General Commercial respectively.

B. Applicant's Proposal

The applicant proposes' to rehabilitate the 77 seat existing restaurant-
and to reconstruct the four existing residential units. Four additional
residential units are included in the proosal and additional commercial
square footage is also proposed. The final project proposal will
consist of a two story mixed use development with a 77 seat restaurant
and retail/commercial use on the bottom floor, eight multi-family
apartment units on the second floor and covered parking on the first
floor to the rear.

The applicant has designed the mixed use structure to pe compatible
with the surrounding buildings. Apartments are allowed in a C-2 zone
subject to a special permit approval. A lot line adjustment to merge
the two parcels is also requested by the applicant. The applicant is
requesting a variance to reduce the requir~" “ront yard and street side
yard setback to zero feet, which i ng with neighboring
property setbacks.

C. Site Plan Design

The applicant submitted a preliminary site plan and floeor plan,
elevations, landscape and irrigation plans. Tne submitted site plan
design indicates one driveway entrance and parking located to the rear
of the lot at the south.

PBE-405 ' OCTOBER 27, 1968 . 1TEM #13



No front yard and street side yard setbacks are indicated on the site
plan. The current zoning ordinance requires a minimum 7.5 foot front
vard setback for buildings with a height between 15 ft. to 26 ft. in
the C-2 zone. The proposed mixed use building is 25 ft. in height to
the plate line. Staff supports the applicant's request for a variance
to reduce the required front yard and street ‘side yard setbacks. The
surrounding and adjacent properties in the area are greater than 15 ft.
and the structures provide no front yard building setbacks fronting on
L Street. Staff also felt by requiring a 7.5 foot building setback
would remove at least one residential wunit. It is important to
maintain the housing stock, especially in the downtown area. In
addition, the proposed project's mixed use concept ' is a positive image
for downtown. The project's roof overhangs and balcony overhangs are
within the public right-a-way. the applicant shall, therefore, obtain
an encroachment permit from the Public Works Department.

Street trees exist on the 18th Street frontage and the L Street
frontage. The preliminary landscape plan indicates removing two
diseased street trees near the subject site. Staff recommends. that
removal of trees shall be reviewed and approved by’ the City's Tree
Arborist prior to issuance of building permits. Planters and shrubs

‘are proposed on. the site. The final landscape and irrigation plans

shall be reviewed and approved by the Planning Director.

The site plan also indicates the removal of an existing pole sign which
fronts on L Street and 18th Street. A trash container is shown on the
site plan along the alley which will be enclosed with painted metal
doors. The proposed enclosure conforms with the City's Trash Enclosure
Ordinance. An additional trash container is indicated on the site pian
located within the parking area. Staff recommends that the trash
container comply with the City's Trash Enclosure Ordinance.

Parking and Circulation

Currently, the apartment and restaurant site has no parking. As
previously mentioned, there is one proposed driveway entrance onto the
site off of 18th Street. Eight parking spaces are indicated on the
site. Since the applicant is rehabilitating existing uses, parking is
only required for the additional commercial. square footage and
additional residential units. Four of the spaces are provided for the
four new additional residential units and four are provided to meet the
requirements for the additional commercial/retail space. Parking was
determined by a 1:400 ratio for the commercial space and one space per
residential unic. One handicapped space is included on the subject
site. The eight parking spaces will be for tenant parking subject to
the need. '
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The submitted site plan does not screen the parking area with
landscaping on the south end fronting on 18th Street. In addition, a
four foot walkway is required in the parking area for access into the
back door indicated on the site plan. Staff has met with the applicant
to discuss these discrepancies. The applicant has agreed to provide
the four foot walkway and provide a decorative wall along the 18th
Street frontage to screen the parking area. The applicant will also
submit a révised site plan reflecting the changes. Staff recommends
that the site plans be revised and reviewed and approved by the
Planning Director prior to issuance of building permits. The existing
- site plan indicates three compact -spaces, one handicap stall and four
. 8' x 18' standard parking spaces.

Three bicycle stalls are shown on the site plan which are located in
the public right-a-way. Bicycle stalls in the right-a-way will require

the applicant to obtain an encroachment permit from the City's Public

Works Department or removal of the bicycle stalls.

Building Design

The proposed project's building materials are split face, concrete
block, metal frames and grilles; clear glass and cement plaster. The
exterior building colors will be grey-brown, white, teal green, and a
brick red. Roof materials are composition shingles.  The proposed
exterior building materials are contemporary type materials that are
used in a complimentary fashion and are compatible with the surrounding
architecture. The projects proposed massing combined with the minimum
setbacks required is also compatible with the surrounding area. This
project will be heard by the Design Review Board subsequent to City
Planning Commission action.

No s1gnage has been indicated on the propose: site plan or elevations.

Any sign proposed on the structure or site should be subject to review
and approval by the Planning Director prior to issuance of sign
peraits.

Agency Comments

The proposal was submitted to the City's Traffic Engineer, Engineering,
Water and Sewer, Parks and Community Services, City Real Estate and the
City Arborist. The plans were aiso routed to the Capitol Area
Development Authority. The following comments were received:
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Traffic Engineering

1. Remove and replace any substandard improvements;

2. Upgrade alley to City Standard;

3. Provide handicapped ramps at corner of 18th and L
Streets;
4. Remove three bike racks out of public right—of—way;

5. All bicyble racks will be on site.

Engineering Division/Development Section

1. File Certificate of Compliance and waive parcel map
prior to recordation for the lot line adjustment;

2. Pay off or segregate any existing assessments for '
the lot line adJustnent

3. Placement of bicycle rack in public rigthOf-way
will require a revocable permit from the Public
Works Department;

4. Driveway permit required at time of building
permit.

ENVIRONMENTAL DETERMINATION: The Environmental Coordinator has determined that
the proposed project will not have a significant adverse effect on the
environment and has filed a negative declaration.

RECOMMENDATION: Staff recommends the following actions:

A. Rétify the Negative Declaration;

B. Approve the special permit to develop an eight unit, second story,
mixed use project in the C-2 zone subject to conditions and based upon
findings of fact which follow;

C. Approve the lot line adjustment by adopting the attached resolution;
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D.. Approve the variance to reduce the required 7.5 ft.
five ft. street side yard setback to zero.

Conditions

10.
11.

1i2.

13.

P33-405

The proposed residential on the second story shall not be
converted to any other use;

The applicant shall obtain an encroachment permit from the Public
Works Department for the roof overhang and balcony overhang prior
to issuance of bu11d1ng permits;

Removal of any street trees shall be‘reViewed and épproved by the

:City's Tree Arborist prior to issuance of building permits;

The proposed trash container inside of the parking lot shall

. comply with the City's trash enclosure ordinance (see Exhibit A);

The applicant shall submit a revised site plan to be reviewed and
approved by the Planning Director prior to 1ssuance of bu11d1ng
permits; .

The appiicant shall remove bicycle stalls out of the public right-
a-way or obtain an encroachment permit from the City's Public
Works Department;

The proposed project shall be reviewed and approved by the Design
Review Board subsequent to City Planning Commission action, the
Design Review Board should pay particular attention to the design
of the exterior wall on the west elevation. The Commission
‘expressed concern that it is a massive wall that will be vjsible,
(CPC amended)

Signs proposed on the subject site or structure shall be subject
to review and approval by the Planning Director prior to issuance
of sign permits;

Remove and replace any substandard improvements;

Upgrade alley to city standnrds;

- Provide handicapped ramps at corner of 18th and L Streets;

File Certificate of Cowpliance ard waive parcel map prior to
recordation:

Pay off nr segragate any existing assessments:; and
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14. Driveway permit shall be obtained prior to ‘issuance of

building permits.

Findfngs of Fact

1.

F88-405

The project, as conditioned, is based upon sound principles
of land use in that the proposed mixed use project is

compatible with the surrounding commercial/retail and
" residential uses in the area;

The project, as conditioned, will not be detrimental to the
public health, safety or welfare, nor result in the creation
of a nuisance in that:

a. adequate parking is provided for the additional
residential and commercial square footage;

b. adequate landscaping is provided:

c. a mixed use project is a positive image for
downtown. -

The project is consistent with the General Plan and the 1980
Central City Plan in that the site is designated community
neighborhood commercial/office and general commercial
respectively. : '
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