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/ CITY PLANNING COMMISSION

1231 *1* STREET, SUITE 200“SACRAMENTO.CA 95814

APPLICANT J1S ENGINEERING CONSULTANTS, 811 J Street, Sacramento, CA 95814
OWNER _ISMAIL ABUKHDAIR, 3185 Auburn - Folsom Road, New Castle, CA 95658

PLANS BY_ JTS ENGINEERING CONSULTANTS, 811 J Street, Sacramento, CA 95814

FILING DATE _4/6/87 ENVIR. DET._4/9/87 REPORT BY_F68/Vf
ASSESSOR’S-PCL. NO. 221-123-01

APPLICATION: A. Negative Declaration

B. Special Permit to allow a 24 hour convenience market

C. Variance to waive one parking space

D. Variance to locate landscaping in the public right-of-way
LOCATION: Southeast corner Marysville Boulevard and Grand Avenue
PROPOSAL : The applicant is requesting the necessary entitlements to con#truct a

24 hour convenience market.

PROJECT INFORMATION:

1974 General Plan Designation: Commercial and Office
1984 North Sacramento Community
Plan Designation: Retail - General Commercial

Existing Zoning of Site: c-2

'Existing Land Use of Site: Vacant

Surrounding Land Use and Zoning: Setbacks: Required Provided
North: = Market; C-2 Front: o' 591
South: Hardware Store; C-2 .
East : Residential; R-1 Side(St): " 0'(Marysville) 15°'
West : Gas Station; C-2 Rear: 0'(Willow) 4!

0' 0!

Parking Required: 12 spaces

Parking Provided: 11 spaces

Property Dimensions: Irregular

Property Area: : 0.32 + acres

Square Footage of Building: 3,000 sq. ft.

Height of Building: _ .14 ft.

Topography: Flat

Street Improvements: Existing

Utilities: Available to Site

Exterior Building Materials: Stucco, aluminum mullions, tempered glass

BACKGROUND INFORMATION: On November 8, 1984, the Planning Commission approved a
special permit for a fast food restaurant with a drive-through window (Church's
Fried Chicken) (P84-293). This project, however, was never developed.
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PROJECT EVALUATION: Staff has the following comments:

A,

1984 North Sacramento Community Plan. the site is a vacant 0.32+ acre lot

which is zoned General Commercial (C-2). Surrounding uses include commercial

businesses and residential dwellings. :

B. the applicant is proposing to construct a 3,000+ sq. ft., 24 hour convenience
market with gas pumps. The store would be a single story structure with a
stucco exterior. The perimeter of the site would be developed with planters
and a 4' x 8', 12 ft. high monument sign is proposed at the corner of Grand
Avenue and Marysville Boulevard. The store would employ six persons with two
persons working each shift. ’

C. Staff has reviewed the applicant's development plans and offers the following
suggestion regarding the site layout and landscaping.

1. The applicant has not submitted a landscape plan for the site. A complete
landscape/irrigation plan must be submitted prior to issuance of building
permits. The landscape plan should indicate low growing ground cover in
all landscape areas and trees should be planted in the planter strip along
Willow Street. The trees will act as a visual buffer for the residential
uses located across Willow Street. A portion of the landscape planter
areas will be located in the public right-of-way and will require that the
applicant obtain a revocable permit from the city.

2. The site plan indicates an unenclosed trash area. The trash enclosure
shall comply with the standards outlined in Exhibit A.

3. Parking spaces 9, 10 and 11, as indicated on the site plan, shall be
compact spaces and shall be developed to compact standards.

4, The planter strip along the Willow Street frontage should be seven feet
wide. The site plan indicates a four foot wide planter, however, this
area is too small to provide adequate growing area to support tree
plantings. The planter strip can be enlarged by incorporating the area
(approx 1.5 ft.) gainéd by providing compact spaces along Willow Street.

5. A three foot high solid masonry wall should be constructed along the
Willow Street frontage. The wall will prevent people from walking through
the planters to the store and will keep car headlights from shining onto
adjacent residential property. To provide pedestrian access from Willow
Street the walkway around the store should be extended out to the sidewalk
fronting Willow Street.

D. The applicant is also requesting a variance to waive one required parking. The
site plan indicates that 11 parking spaces will be provided. The proposed
store contains 3,000 sq. ft. of gross floor which requires that 12 spaces be
provided. A field survey of the site did not reveal any unusual circumstances
which were unique to the subject site and which would necessitate the granting
of a variance. the proposed store is simply to large for the site and should
be scaled down.

: m
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The subject site is designated for commercial in both the General Plan and the
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E. Signage for the site is proposed on the store and a monument sign is proposed
for the corner of Grand Avenue and Marysville Boulevard. The proposed signage
is permitted by the Sign Ordinance, however, the location of the monument sign
may need to be modified to comply with minimum setback requirements. The
Ordinance requires that a monument sign be at least.10 feet from any property
line. A sign permit is also required for on-site signage.

F. The subject site is located in the Del Paso Heights Redevelopment Area. The
proposed project must be reviewed and approved by the Design Review Board prior

to the issuance of building permits.

G. The proposed project has been transmitted to City Traffic, Public Works, Fire,
Police and the Redevelopment Agency/Del Paso Heights PAC for review and
comment. The following comments were received:

Police
Post signs stating "No drinking, No loitering"” on site.
Traffic

All new driveways and éll old driveway closures are subject to review and
approval by the Traffic Engineer. ’

No other comments have been received at time of this report preparation.

H. In summary, staff would not object to the operation of a 24 hour convenience’
store at this location. No significant problems are foreseen by the Police
Department or the Traffic Engineering Division. The proposed use is situated
on the lot in such a manner that on-site activity will be directed towards
Grand Avenue and Marysville Boulevard which should reduce the impacts on the
Willow Street residences. Staff would, therefore, support the special permit
request. Staff, however, recommends the building be reduced in size to
eliminate the need for a variance for one parking space.

ENVIRONMENTAL DETERMINATION: The Environmental Coordinator has determined that the
project will not have an adverse impact on the environment and has filed a Negative
Declaration.

RECOMMENDATION: Staff recommends the following action:

A. Ratify the Negative Declaration

B. Approve the special permit subject to conditions and based on Findings of Fact
which follow:

C. Deny the variance to waive the parking based on findings of fact.

D.  Approve the variance to Locate zandécdping off-s4ite based on findings of fact.

Moy 28,1687
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Conditions - Special Permit/Variance

1.

P87-183

The applicant shall obtain a revocable permit from the City to locate
portion of the required landscaping in the public right-of-way;

The applicant shall submit complete landscape and irrigation plans prior

to the issuance of building permits. The plans shall indicate the

following:

a. all planter areas shall be landscaped with low growing ground cover;

b. trees shall be planted along the Willow Street frontage in addition
to the sod.

the applicant shall provide a trash enclosure area which complies with the
following standards:

a. the walls of the trans enclosure structure shall be constructed of
solid masonry material with decorative exterior surface finish
compatible to the main structure (s); split face concrete block
finish is recommended; ’

b: the trash enclosure structure shall have decorative solid heavy gauge
metal gates and be designed with cane bolts to secure the gates when
in the open position;

c. ‘the trash enclosure shall be designed to allow walk-in access by
tenants without having to open the main enclosure gates;

d. the trash enclosure walls shall be a minimum six feet in height;

e. a concrete apron shall be constructed either in front of the trash
enclosure facility or at the point of dumpster pick-up by the waste
removal truck. The minimum dimension of the concrete apron for a

single two cubic yard shall be:
(4N ~width - 10 feet or width of enclosure facility
0 length - 20 feet

0 larger trash enclosure facilities shall require a larger
concrete apron subject to the approval of the City Building
Inspections Division Building Technicians (Plan Checkers).
Paving material shall consist of five inch aggregate base rock
and six inch Portland cement paving. The enclosures shall be
adequate in capacity, number and distribution to serve the
development. Location and placement of bin shall be reviewed
and approved by Solid Waste Division. Maintenance of the trash
enclosure shall be the responsibility of the property owner.

wmm Q8 tad ! Item #}Q
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f. Landscaping: The perimeter of the trans enclosure structure shall be
planted with landscaping, including a combination of shrubs and/or
climbing Evergreen vines.

g. Setbacks: No trash enclosure shall be located in any required setback
area. .

5. The planter strip along the Willow Street frontage shall be seven feet
" wide and surrounded by a 6" x 6" concrete curb.

6. A three foot high, solid decorative, masonry wall shall be constructed
along the parking lot edge along the Willow Street frontage.

7. The applicant shall obtain sign permits for on-site signage.

8. The applicant shall submit the proposed development plans to the Design
Review Board for review and approval prior to issuance of building
permits.

9. The appllcant shall post signs on the site which read "No drinking, No
loitering.'

10. All new driveways and all driveway closures shall be reviewed and approved
by the Traffic Engineer prior to issuance of building permits.

11. The applicant shall reduce the size of the proposed market to 2,750 sq.
ft. in size unless the applicant is able to provide 12 spaces on-site in
which case, the market may be 3,000 sq. ft. in size.

Findings of Fact - Special Permit/Variance

1. The project, as conditioned, is based upon sound principles of land use in
that:
a. adequate parking and circulation is provided;
b. the use is compatible with surrounding uses which consist of general

commercial uses.

2. The project, as conditioned, will not be detrimental to property in the
vicinity, in that:

a. another 24 hour gas/convenience mart is located in the immediate
vicinity;
b. the market is situated in such a manner that business activity will

be directed towards Grand Avenue and Marysville Boulevard and away
from the residential uses on Willow Street.

3. The variance request is not a special privilege extended to one property

owner in that variances for landscaping in the public right-of-way have
been granted to owners facing similar circumstances.



The proposed project is consistent with the City's Interim Discretionary
Land Use Policy in that the site is designated for General Commercial use
by the 1984 North Sacramento Commhnity Plan and the proposed convenience
store conforms with the plan designation. '

Findings of Fact - Variance (Parking Waiver)

1.

P87-183

The variance request would be a special privilege extended to one property
owner in that the proposed use can be redesigned so that adequate parking
is provided on-site.

The variance will be injurious to the public health, safety or welfare and
to surrounding properties in that adequate parking is not provided which
could lead to increased on-street parking demand and hazardous on-site
circulation patterns.

May 28,1987 1
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