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CITY PLANNING ,COMMISSION 
1231 'r STREEr,.suirE 200, SACRAMENrO, CA 96814 

APPLICATION: 	A. 	Negative Declaration 

B. Tentative Map to establish three lots. 

C. Variance to provide 28 required parking spaces offsite on an 
adjacent lot. 

LOCATION: 	South east corner of Winterhaven Avenue and Northgate Boulevard 

PROPOSAL: 	The applicant is 'requesting the necessary entitlements to establish three lots 
and provide offsite parking on a common lot restricted for parking. . 

PROJECT INFORMATION:  

General Plan Designation: 
1978 South Natomas Community 

Plan Designation: 
Existing Zoning of Site: 
Existing Land Use of Site: 

Surrounding Land Use and Zoning: 

Special Planning Distrift 

Northgate Boulevard District 
Special Planning District (SPD) C-2 
Shopping Center and vacant lot for proposed Long John 
Silver drive-up restaurant 

North:. 	Mini-:Storage; C-2 
South: 
	

Vacant, apartment; C-2 , 
East : 	Single Family; 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 Materia:: 

APPLC. Isi() 	P88-250  	MEETING DATE 	tlanuary 26. 1989 

82 spaces 
82 spaces 
307 ft. x 284 ft. 
1.6+ acres total area: Parcel 1 = 20,154 sq.ft. 

Parcel 2 = 18,980 sq.ft. 
Parcel 3 = 48,154 sq.ft. 

2,118 sq.ft. Restaurant on Lot 1; 10,800 sq.ft. retail bldg. 
on Lot 2 
One story 
Flat 
Existing 
Existing 
Wood, stucco, tile, masonite for restaurant 
Composition shingle 
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• SUBDIVISION REVIEW COMMITTEE RECOMMENDATION:  On August 10:f 1988, by a vote Of Six ayes 
-:i and three absent; the Subdivision Review Committee voted to recommend approval of the 

. , tentative parcel map subject to the attached conditions. 

BACKGROUND INFORMATION: On June . 27, 1985, the Planning Commission approved a lot line 
merger to combine three lots into a single lot to allow construction of a 10,800 sq. ft. 
retail building. (P85-224). The merger has not been recorded so that the existing retail 
building is illegally divided by two property lines. The applicant is aware of the need 
to file a certificate of compliance merging the lots. 

On May . 12-,.1988, the Planning Commission approved a special permit for a Long John Silver's 
drive through restaurant on the corner of Northgate Boulevard and Winterhaven Avenue. 
(P88-152). The applicant now seeks to establish a building pad parcel for Long John 
Silver's, a separate lot, Parcel 2 for the 10,800 sq. ft. retail: building and a third lot, 
Parcel 3, restricted to parking only for lots 1 and.2. The requited 26 parking spaces for 
the restaurant are to be provided offsite, so therefore, a Variance is required. 

PROJECT EVALUATION: Staff has the following comments: 

A. 	Land Use and Zoning 

The site is designated Special Planning District on the General Plan. The 1988 South 
Natomas Community Plan designates the site as Northgate Special Planning District. 
The 1988 South Natomas Community Nan 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 
approved 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. The site contains 1.6+ acres and is currently developed with 
a 10,800 sq. ft. retail center which has several restaurants, a bar/night club and 
retail shops. Parking required for all uses was determined to be adequate prior to 
action on the Special Permit for Long John Silvers. A total of 82 spaces were 
required for the retail center and Long John Silvers Two additional spaces were 
added at the southeastern cornet of the parking area to bring the total parking up 
to 82 spaces. 

Adjacent land Uses include single family to the east and west; a mini-storage 
facility to the north and vacant and apartments to the south. Adjacent zoning is 
depicted on the Land Use and Zoning Exhibit. 
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• B. 	Tentative Map Evaluation 

The Subdivision Review Committee expressed concerns over water and sewer lines to 
Parcel 2 passing over Parcel 3 from Northgate.poulevard. A requirement for separate 
water and sewer services to each proposed lot will require a separate water service 
to the Landscaping on Parcel 3. • 

Reciprocal Parking and Access Easements are to be recorded in the deeds to all 
affected parcels with 28 spaces reserved for Long John Silvers. No additional 
seating will be allowedwithout providing additional parking. 

. The trash enclosure is also provided on Parcel 2 for, Pavcel 1 sothat,& -maintenance 
and use agreement is necessary for the joint Use of the trash enclosure area. 

Parcel 2 will require redesign to front onto Winterhaven. Water and Sewer services 
are to be provided from Winterhaven and not pass over Parcel 3. Relocation may be 
necessary as required by Public Works Department. A storm drain line runs from Lot 
2 across Lot 3.to Northgate Boulevard. A private Utility easement shall be shown 
on the final parcel to the satisfaction of the City Engineer. 

Parcel 3 will be restricted to Not a Building Site and so noted on the Parcel Map 
in the deed so that it may not be developed. The applicant has stated the owner is 
willing to restrict the site for parking only and not :construct any structures on 
it. 

'Staff supports the Tentative Map request subject to conditions as stated. 

C. 	Variance for Offsite Parking 

The applicant's original Tentative Map showed seven Spaces onsite and 21 spaces 
offsite. Staff requested that the applicant- enlarge the corner lot to include all 
28 required parking spaces. However, the owner indicated that the cost to Long John. 
Sivlees was prohibitive so that Long John Silver's .' requested a smaller lot for the 
building only and a Variance tO•provide all required parking offsite. . 

Staff normally does not support establishment of uses Where parking is not provided 
onsite. For several South Natomas Shopping Centers which were built with future 
commercial pads left vacant, some pads allowed all required parking to be shown on 
the pad and other pads were too small'after the building was constructed to provide 
the required.parking. In each case,'staff considered the total provided parking for 
each shopping center and mix of tenant uses. In the case- of Long John Silver's, 
staff ovserves that the pad is small, and that total onsite parking will be adequate 
for Parcel 1 and 2. With the deed restrictiOns and reciprocal parking and access 
agreements,' the assured parking availability for both Parcels 1 and 2 will be 
achieved. Staff therefore supports the variance to provide the required parking 
'offsite subject to conditions. 

Agency Comments: Comments Were received from various City Departments and are 
reflected in the Subdivision Review Committee recommendations. 
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The Pubtic Wotk's Depantment c6tnrneyi,U,c1 a6tut. the .Augu4t 10, 1988 Subdivizion 
,Review Committee . that the Such Natoma4 Community Pan, .adopted on Novembet 
29, 1988 by the Cy Councit,./Lequikez pcozt,(1'cipat;i_on . in the. pAopoised 
Factiez 8ene6it A44u4ment (FBA) Vcttct The 6ottowing wtAding.iz added 
ec a condition to the tentative map Aequot. 

"PaAticipate in a FaCititie4.Bene6it 444e44ment (FBA) Di4tnict on othen_ 6ai)L 
and apPupAiate 6inancingMechani4m4 to be 60Amed to iinance needed pubtic • 
,inptaistnuctuA.e and community 6acititie4 in South .Natamos. The exact amount 06 
dottan. panticipation in the FBA abstAict 6oA each 'o the impAovement4 witt be 
4peCi6ied at the tine -that the Di4tnict i4 60Amed. 

Gnanging 06 6utune di4cketionarty Land u4e entittementz beyond zoning zhatt be 
withhetd untit the FBA Ok °their.. 6inancing mechanim io in ptace, uhee44 the 
appticant4 agicee to paAticipdte in the FBA OA othet equitabte 6undin9 
mechan,am to.6inance needed commdnity 6acititie4 at the time o6 "such 64td4e 
discaetionaAy -entittement4." 

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 that the Commission take the following actions: 

Ratify the Negative Declaration: and 

B. . Recommend approval of the tentative .  map subject to conditions which follow; 

C, 	Approve the variance subject to conditions and based upon findings of fact which 
follow. 

Conditions - Tentative. Map  

The applicant shall satisfy each of the following conditions prior to filing the 
final map unless a - different time for compliance is specifically noted: 

1. 	Pay off existing assessments, or file the neoessary segregation requests and 
fees to segregate existing assessments,; 

Meet all County .Sanitation District requirements; 

Dedicate right-of-way along Northgate Boulevard to a 40 foot halfsection and 
Winterhaven to a 22 ft,. half-street. 
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, Reciprocal access and parking easement shall be recorded on the final map and 
deeds to the proposed lots

5 	Show all easements, on final map. 

6. 	Extend Parcel :2 to Winterhaven Avenue so that: 

a. a landlocked parcel is not Created; 

b. each parcel fronts a public water main. 

Separate sewer and water services shall be provided to each parcel. 

8. The following note shall be placed on the Final Map: 

The :Federal Emergency Management Agency (TEMA) is studying this area to 
ascertain whether the area is adequately protected from the 100-year flood. 
if the data developed in the study shows the absence of such protection, the 
FEMA- 100-year floodplain standards mist be satisfied as a condition for 
issuance of City building permits and other approvals. 

9. Parcel 3 shall be recorded as not a building site and reserved for parking 
only. A note shall be placed on the map and in the deed to Parcel 3 
restricting its use to parking for lots 1 and 2. A copy of the recorded deeds 
to all 3 lots shall be provided the City Planning Department prior to issuance 
of building permits. 

10. Panticipate in. a Facititiez Bene6it A44e44ment iFBA) DiAtnict ot othet 
iait and appuptiate 6inancin9 mechanizmz to be 6pAmed to 6inance needecL 
pubtic inpuustAuctute and community 6acititie4 in South Natomaz. The exact 

. amot4nt o.6 dottair. panticipation in the FBA DiAtAict dolt each 06 the 
impkovement4 witZ be speciiied at the time that: the DiAtnict iz 

Gtanting Q.6 6utune discnetionaty Land uze entiteement4 beyond zoning 
zhatt be withheed untit the FBA ot othet 6inanting mechanizm 414 in ptace, 
unte44 the appticantz agnee tp paAticipate in the FBA ot othet equitabZe 
6unding mechanizm to 6inance needed community .6acititie4 at the time 06 
zuch 6utciAe dioutetionany entittement4. 

Conditions - Variance 

1. The - applicant shall comply with conditiOns ofapproval of P88-152 Special 
- Permit for Long Johii Silver's. 

2. All barking required for Parcels 1 and 2 shall be identified and .so noted on 
the master plan. 
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Any change in tenants which requires increased parking . shali be reviewed and 
approved by the Planning Director. 

4. The Planning Director shall review and approve the deed restrictins on Parcel 
3 restricting it to "Not a Building Site" prior to recordation , of the deeds. 

5. .Proof of a joint maintenance and Use agreement for the trash enclosure shall 
be provided to the Planning Staff prior to recordation of the final map 
andissuance of building permits. 

	

6_ 	All parking and manuevering areas are required to meet the City Tree Shading 
Ordinance. 

	

7. 	If the Parcel Map is not recorded, then a certificate of compliance Shall be 
recorded merging the three lots into one. 

Findings of Fact - Variance - Approval  

Granting the variance does not constitute a:speCial privilege extended to an 
individual property owner in that commercial centers where retail pad space 
is limited due to the size of a building, the Commission has allowed required 
parking to be provided offsite subject to easements and reservations on 
adjacent property. 

	

2. 	Granting the variance does not constitute a use variance in that commercial 
parking is allowed in the General Commercial (C-2) Zone. ,  

	

• 3- 	Granting the variance request will not be injurious to the public Welfare nor 
to properties in the vicinity of the subject. site in that all driveway 
entrances and parking areas will be surfaced in accordance with City standards 
and the site will be adequately drained. 

	

4. 	The project -  is in conformance with the City's General Plan which designates 
the site for Special Planning District use and the 1988 South Natomas Community ' 
Plan which designates the site for Commercial uses in the S.P.D. 
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fEXtliell-  13  

LEGAL DESCRIPTION 

All that certain real property situate in the County 

of Sacramento, State of California, described as follows: 

All of Lot 42 of Homeland Acres, as recorded in the 

Office of the Recorder of Sacramento County, in Book 19 of 

maps,.page 10. Containing 1 acre +• 

pc3 —2 570 1-26—S1c1 


