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. CITY PLANNING COMMISSION

1231 °1° STREET, SUITE 200, SACRAMENTO, CA 95814
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APPLICANT Sierra National Development, 1371 Garden Highway, Suite 200, Sac, CA 95833
OWNER _Riverbank Holding Company, 1371 Garden Highway, Suite 200, Sac, CA 95833
PLANS BY Loren Moore, 1387 Garden Highway, Suite 200, Sacramento, CA 95833

FILING DATE __5/23/8 ENVIR. DET. N0 REPORT By "WKkir
ASSESSOR'S PCL. NO.___274-0050-027

——

—

APPLICATION: . Negative Declaration

Rezone 2.9+ acres from American River Parkway - Flood Plan (ARP-
F) to Floodway (FW) zone

Special Permit to allow the addition of 70 boat berths at the
Riverbank Marina

Special Permit to expand a temporary parking lot in the ARP-F zone

Variance to locate 35 required parking spaces off-site for the
expansion of the existing marina

Variance to waive the parking lot paving and drainage requirements

Variance to waive the parking 1lot shading and landscaping
requirement

LOCATION: 1361-1401 Garden Highway

PROPOSAL : The applicant is requesting the necessary entitlements to add 70 boat
berths to an existing marina.

PROJECT INFORMATION:

General Plan Designation: : Parks, Recreation, Open Space
South Natomas Community '
Plan Designation: Riverfront District
Existing Zoning of Site: ARP-F
Existing Land Use of Site: ' Commercial Marina

Surrounding Land Use and Zoning:

North: Commercial; ARP-F
South: Sacramento River; ARP-F
East: Bannon Island; ARP-F
West: Commercial; FW (PUD)

Parking Required: 35 spaces for 70 berth expansion; Total of 408 spaces
Parking Provided: 276 spaces on-site, 132 spaces off-site; Total of 408 spaces
Property Dimensions: Irregular

Property Area: 2.9+ acres

APPLC. NO. P87-289 MEETING DATE August 24, 1989
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Street Improvements: . Existing
Utilities: Existing
Exterior Building Materials: Wood and Metal
Roof Material: Metal

BACKGROUND INFORMATION: On January 25, 1983, the City Council approved the necessary
entitlements to develop Riverbank Holding Company, a riverbank project on the Sacramento
River (P9307). Project approval consisted of a 175 berth marina, offices, restaurants,
marina related commercial, harbor master office, and 18 condominium units. On September
18, 1987, the City Council approved a tentative map to subdivide a 1.8+ acre site for 18
condominium units on a portion of the subject site. Although the map was approved, the
applicant did not submit specific plans or elevations for the proposed condominiums. On
January 26, 1989, the Planning Commission approved the necessary entitlements to legalize
an increase in the number of seats in two restaurants and the construction of an outdoor
deck area for one of the restaurants. The entitlements included variances to allow valet
parking and 109 temporary off-site parking spaces.

PROJECT EVALUATION: Staff has the following comments:

A. Land Use and Zoning

The subject site consists of the existing Riverbank Marina and Village Marina located
adjacent to the Garden Highway in the American River Parkway Flood (ARP-F) and
Floodway (FW) zones. The General Plan designates the site for parks, recreation,
and open space, and the South Natomas Community Plan indicates a riverfront district
designation. The site is surrounded by a mixture of uses including offices,
restaurants, water related commercial, residential, and vacant lots. The mixture
of uses provides for a high level of activity on and near the subject site adjacent
to the Sacramento River. '

Applicant's Proposal

The applicant is proposing to construct 70 additional permanent boat berths at the
existing Riverbank Marina. The applicant has requested a Special Permit to allow
the replacement of 450 lineal feet of dock currently associated with the adjacent
Village Marina with decks simiiar in design to the existing Riverbank Marina. The
proposed 70 berths wouid be in addition to the existing 179 berth marina at the
Riverbank complex. In order to provide the required parking, the applicant is also
requesting variances to allow temporary off-site parking and waive the City's parking
lot standards. The applicant intends to locate the temporary parking on the vacant
site adjacent to the west that has previously been approved for condo development.
The applicant has indicated that the temporary parking lots will be removed and
replaced with permanent, fully developed parking areas to meet all on-site
requirements as a feature of the condominium project.
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Staff Analysis

Staff's evaluation of the applicant's request to expand the Riverbank Marina is based
on an examination of existing intensity of use and expected future development within
the subject site area. This evaluation includes an analysis of the parking program,
exposure of the public to safety hazards, and compatibility of land uses. Staff has
concluded that the area within the subject site is currently at a high level of
intensity in terms of use and any expansion of marina related uses at this time will
only result in further congestion. The physical systems in this portion of the
Garden Highway/Sacramento River area appear to be at the point of being overloaded
with no permanent situations currently being appropriately provided. Therefore,
staff is recommending denial of the marina expansion at this time.

1. Existing Intensity of Uses

The applicant is proposing to construct 70 additional berths to an existing 179 berth
marina. This amounts to a 40 percent expansion. It is important to note that this
70 berth expansion has not happened as yet. Previously the applicant has expanded
uses prior to receiving City approval. In November, 1984, the applicant started
construction of the existing parking deck without the benefit of a building permit.
Subsequently, the applicant obtained building permits for all structures. In
January, 1989, the Commission approved a Special Permit and parking variances to
allow restaurant expansions at Riverbank Marina. This expansion, including the
construction of an outdoor deck for seating, was completed without the approval of
the Commission. The applicant also implemented valet parking in order to meet a
portion (40 spaces) of the parking requirement for the restaurant expansions. Again,
prior to Commission approval. At the time these expansions were brought before the
Commission, the uses had already been intensified and the question then became how
to resolve or legalize these uses. The solution at that time was to provide
temporary parking areas at the adjacent Village Marina and allow the use of the
existing valet parking. Staff has concluded that the valet parking solution has not
worked. On several site visits, staff observed available valet parking spaces at
the same time that cars were parked up and down the Garden Highway. The valet
parking may have helped meet the applicant's requirement but realistically has not
helped to alleviate the ongoing parking problem in the area.

Throughout this summer, a number of live music concerts have taken place within the
subject site area without the appropriate City approvals. These concerts have no
provision for parking and have exposed the public to traffic safety hazards. This
demonstrates the continual overuse of this river area without resolving the current
problems of congestion and safety.

2. Parking

The applicant proposes to locate parking for the marina expansion temporarily off-
site at the future condominium site adjacent to the west. Staff has prepared a
breakdown of the existing parking that is required and the location of where the
parking is to be provided:
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Restaurants 718 seats spaces
(1:3)

Retail 4,808 s. ft. spaces
(1:250)

Office 9,802 s. ft. spaces
(1:400)

Boat Berths 179 berths spaces
(1:2)

Total Existing Required spaces

Existing Parking On-site (including 40 valet spaces) spaces
Existing Approved Off-site (Village Marina) spaces

Total Existing spaces

Required 70 berth expansion . spaces
(1:2)

Provided Off-site (condo site) spaces

Total Required Including Marina Expansion 408 spaces

Total Provided On-Site (including 40 valet spaces) 276 spaces

Total Provided Off-Site (109 Village Marina, 23 condo site) 132 spaces
Temporary Sites

Based on the above figures the applicant is requesting to provide 132 spaces
temporarily off-site, 109 previously approved at the adjacent Village Marina site
and 28 at the future condo site. The 109 space temporary site at the Village Marina
is responsible for the previous additions to the restaurants at the Riverbank
complex. The applicant has indicated that all of the off-site parking is temporary
and that a permanent parking solution will be accomplished at the time of the condo
site development. The condominium site will be required to accommodate the total
remaining on-site parking requirement. Essentially, all of the existing and proposed
temporary off-site parking as well as the condominium unit parking will be designed
into the condo site. This amounts to the following parking totals to be accommodated
within the condo project.

Existing Village Marina Temporary Off-Site 109 spaces
Proposed Condo Site Temporary Off-Site 23 spaces
(for Marina expansion)

Required 18 unit condo project (1:1.5) spaces
Total Required Permanent Parking for Condo Site spaces
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These figures indicate that 159 parking spaces are required to be incorporated into
the condominium project. Planning staff has yet to see any development plans to
indicate that this amount of parking is possible. The applicant has not submitted
design plans to substantiate that 159 parking spaces can appropriately be integrated
into an 18 unit residential project. The original approval for the condo project
in 1983 indicated approximately 60 parking spaces. The applicant has indicated that
the temporary parking lots will be removed after August 1, 1990, and that permanent
parking on the condo project west of the marina should begin construction at that
time. Planning staff is not convinced that construction on the condo project will
proceed at the pace indicated. Staff suggests that rather than allowing expansion
of the marina at this time, wait for the development of the already approved condo
project and its accompanying permanent parking. If and when the condo project is
substantially completed, then re-evaluate the marina expansion. The condo project
appears to be key to the permanent parking question for the marina complex. The
logical sequence of expansion is to require the condo development to proceed prior
to further temporary parking expansions. This is a way to alleviate the continuation
of additional uses without permanent solutions.

3. Expected Future Development

The 18 unit condominium project adjacent to the west has previously been approved,
although no specific development plans have been submitted. Staff questions the
compatibility of the 18 unit residential complex with 159 parking spaces. Staff can
foresee problems arising from this in terms of noise, glare, and fumes from the
amount of autos in and out of this parking area.

Staff also expects the further development of the existing Village Marina adjacent
to the east. The expectation is that the existing Village Marina will be razed to
allow for a more intensive commercial complex. This type of future expected
development of more intensive uses will only stress the need to very carefully
scrutinize the effects of these uses on physical systems that are currently
overloaded. Additional development in this area will further expose the public to
the possible safety hazards associated with the congestion on the Garden Highway.

Rezone

A request to rezone the subject site from American River Parkway - Flood Plain
(ARP-F) to Floodway (FW) zone is included in the subject project submittal. The
rezone was initiated by staff in order to clarify an administrative error in the
Zoning Ordinance. The subject site was inadvertently designated as ARP-F rather than
the correct FW zone. The subject site is not, in fact, within the ARP-F zone
designation in accordance with the American River Parkway Plan. Therefore, staff
recommends approval of the rezone.

Agency Comments

The proposed project was reviewed by City Engineering, U.S. Corps of Engineers, State
Reclamation Board, Reclamation District 1000, the State Lands Commission, and the
Natomas Advisory Committee. The following comments were received:
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State Reclamation Board

The applicant has filed an application (SRB14617) with the Board that covers this
project.

Reclamation District 1000

The District has indicated a concern regarding the hazardous parking and traffic
condition along Garden Highway (see attached Exhibit A).

Natomas Community Association

The Association has indicated opposition to the proposed project because of its
impact on traffic and congestion on the Garden Highway. A letter from the
Association will be forthcoming.

Swallows Nest Townhouses Property Owner:

A letter of opposition due to safety hazards and traffic congestion will be
forthcoming from a property owner.

ENVIRONMENTAL DETERMINATION: The Environmental Coordinator has determined that the project

as proposed will not have a significant adverse impact on the environment; therefore, a
negative declaration has been prepared with the following mandatory mitigation measures:

A.

The applicant shall present evidence of full compliance with the requirements of the
U.S. Army Corps of Engineers (404 Permit), the State Reclamation Board (Encroachment
Permit) and the State Department of Fish and Game (Stream Alteration Agreement) for
the development of the proposed project prior to the issuance of a City Building
Permit.

The docks shall be constructed as indicated in figures 2.2(a) and 2(b) so that no
berths or tie downs are adjacent to the northerly bank of the Sacramento River.

No additional docking or maneuvering of watercraft, including houseboats, shall take
place on the side of the docks adjacent to the northerly bank of the Sacramento River
nor in the waters between the landward side of the docks and the bank. The applicant
shall delete tie downs from the landward side of the docks and shall post code
conforming signage prohibiting the operation of watercraft in the area defined above.
Additionally, the applicant shall construct a permanent barrier to through boat
traffic at the east bridge between the north bank of the river and the existing dock
facilities. The applicant may continue to utilize existing boat slips on the
landward side of the existing docks and this condition shall not be construed to
limit access to existing developed boat slips. This measure shall be accomplished
prior to the issuance of any building permits.
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The applicant shall post signs to require boat operators to comply with Section 655.2
of the State Harbors and Navigation Code which limits the speed of watercraft to five
miles per hour or less within 200 feet of any marina where boats are tied or
passengers are loading. This measure shall be accomplished prior to the issuance
of any building permits.

The applicant shall install erosion control treatment along the northerly bank of
the Sacramento River adjacent to the proposed dock expansion. If required by the
Army Corps of Engineers and or the State Reclamation Board.

To reduce potential water quality impacts, the applicant shall coordinate pile
driving operations with the City's Water Quality Division prior to the issuance of
a City Building Permit.

The applicant will provide an emergency plan for containment and disposal of
accidental spills that could occur on the soil or in the water during construction.
This plan will be submitted to and approved by the City Planning Director prior to
the issuance of any building permits.

If required by the U.S. Army Corps of Engineers, the applicant shall install debris .
deflection structures on the open end of the proposed dockage.

The applicant shall monitor for lodged debris during high flow winter periods.

Development in-the Flood (F) Zone shall comply with Article XXVI of Chapter 9 of the
City Code (Ordinance Number 88-002: 1-12-88).

All covered docks shall be protected with fire sprinklers and wet hose lines shall
be provided to the satisfaction of the Sacramento City Fire Department. The
applicant shall provide the Fire Department with hydraulic calculations documenting
that the additional sprinklers and lines can be supplied by the existing water
systen.

The applicant shall provide a binding agreement to provide a pedestrian access bridge
between the proposed dockage and shore. The bridge design and location along the
wording of the agreement must satisfy the Sacramento City Fire Department and the
Planning Director. This measure shall be accomplished (fully constructed) within
three years of the issuance of a building permit for the dockage expansion.

The land exchange agreement between the applicant and the County of Sacramento shall
be finalized in writing and reviewed and approved by the Planning Director prior to
the issuance of a building permit.

As designated in the County of Sacramento Land Exchange Agreement, the applicant
will:

1. Exchange approximately .30 acres of environmentally sensitive land between the
drainage swale near the applicant's east property line and the east property
line itself for approximately .17 acres of County property along the Garden
Highway on the applicant's north property line (see figure 3).
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Dedicate a 20 foot strip of land of applicant's land adjacent to the American
River Parkway as permanent open space to provide an additional buffer to Bannon
Island (see figure 3) provided the City does not require an additional setback.
In which case, such setback will be dedicated from this 20 foot strip of land.

Prohibit inside head pier tie ups between the dockage and the bank.

Provide a visual screen of native vegetation parallel to the shore
approximately 10-20 from the shoreline within the 20 foot buffer.

The marina shall not intrude into the waters of the Sacramento River fronting Bannon
Island to the joint satisfaction of the County of Sacramento Department of Parks and
Recreation, the State Lands Commission, and the City of Sacramento. The
determination of the boundary line between the proposed marina and Bannon Island
shall be made to the joint satisfaction of the State Lands Commission, the County
of Sacramento, and the City of Sacramento. The applicant shall provide written
evidence from all three agencies approving the boundary prior to the issuance of a
City Building Permit.

Conclusion: Based on staff's analysis of the proposed project, it is concluded that the

marina expansion will add to the already existing traffic and parking congestion along
Garden Highway and expose more people to possible safety hazards. Therefore, staff
recommends denial of the marina expansion.

STAFF RECOMMENDATION: Planning staff recommends the Commission take the following actions:

A.

B.

Ratify the Negative Declaration

Recommend approval to rezone 2.9+ acres from ARP-F to FW zone and forward to City
Council

Deny the Special Permit to allow the addition of 70 boat berths at the existing
Riverbank Marina based upon findings of fact which follow

Deny the Special Permit to expand a temporary parking lot in the ARP-F zone based
upon findings of fact which follow

Deny the Variance to locate 35 requested parking spaces off-site for the expansion
of an existing marina based upon findings of fact which follow

Deny the Variance to waive the parking lot paving and drainage requirements based
upon findings of fact which follow

Deny the Variance to waive the parking lot shading and landscaping requirements based
upon findings of fact which follow
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wwormesr EXHIBIT

DOWNEY, BRAND, SEYMOUR & ROHWER

555 CAPITOL MALL, 10TH FLOOR
SACRAMENTO, CALIFORNIA 35814-4686 _

AICHARD G. WORDEN
TELEPHONE (916) 441-0131

STEPHEN W DOWNEY
(19261949

CLYDE M SRANO
{1926-1968}

MARARY §. SEYMOUR
(1628-1977)

TELECOMER
(916} 4414021

September 8, 1988
City Council
City of Sacramento
Mayor/Council Office
915 I Street, Room 205
Sacramento, CA 95814

Re: Reclamation District No. 1000
Resolution Re Hazardous Conditions
Along the Garden Highway *

Dear Members of the City Council:

On behalf of the Board of Directors of Reclamation
District No. 1000, we hereby present to the City the enclosed
Resolution regarding hazardous conditions along Garden EHighway.

The Board has become increasingly concerned regarding
the hazardous parking and traffic conditions along the Garden
Highway between the District office and Interstate EBighway 5.
It appears that these conditions have been generated by the re-
cent development of restaurants, bars, and marinas with inade-
quate offstreet parking and/or inadequate parking restrictions.
The result is cars lined up on either side of the Garden Highway,
a two-lane road perched on top of a levee. This area is not
designed or intended for such parking. The fact that many who
park and drive in this vicinity are patronizing facilities
serving alcoholic beverages cannot help but exacerbate the
situation.

This section of Garden Highway is located within the
City of sacramento. The City is the responsible entity with
regard to land use planning, traffic and parking. The District
believes it appropriate to bring this dangerous situation to the
City's attention, since the District itself is not empowered to
. otherwise address the problem presented. Please be advised that
the District will be required to look to the City for indemnifi--
cation should the District be sued as a result of this situation. .
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September 8, 1988

Page Two.

The City's immediate attention to this problem is
requested, as outlined in the enclosed resolution.

s

MHL:jpb
Encl.
M1030

cc with enclosures:

Sincerely,

DOWNEY, BRAND, SEYMOUR & ROHWER

Hhacttin H. 2o hu__

Attorneys for Reclamation -

District No. 1000
.

By

Board of Trustees, RD 1000
Riverbank Holding Company _
Laraine Patching, Virgin Sturgeon
Riverbank Village _




RESOLUTION NO. 88-8

RESOLUTION OF THE BOARD OF TRUSTEES OF

- RECLAMATION DISTRICT NO. 1000 REGARDING

HAZARDOUS TRAFFIC CONDITIONS ALONG THE
GARDEN HIGHWAY

WHEREAS, the recent marina and restaurant development
along the Garden EHighway between Interstate Highway S and the
District office has generated substantial traffic and on-street
parking; and

WHEREAS, it has come to the District Board's attention
that such traffic and parking create a significant hazardous
condition along Garden Highway due in part to the traffic.
congegtion, low visibility, proximity to steep levee banks, and
vehicle speeds; and

WHEREAS, the City of Sacramento, and not the District,
has the authority and responsibility to rejulate .parking and
traffic conditions, and the development which generates such

conditions;

' WOW, <THEREFORE, BE IT RESOLVED that the Board of
Trustees of Reclamation District No. 1000 hereby requests the
City of Sacramento to remedy the hazardous parking and traffic
conditions along the section of Garden Highway between Interstate
Highway S and the District office at 1633 Garden Highway, and to
prohibit parking along the Garden Highway until zuch remedy as
the c.i.ty uy select 1- 1np1emented .

!ASSED mm ADOPTED THIS 12th day of August 1588, by the
following wvote:

A’fES s
NOES:

ABSENT:

-~

' %7 ?{,t%ﬁ-"
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