REPORT AMENDED BY CPC 11-12-92

City Planning Commission
Sacramento, California
Members in Session:
Subject:

Location:

A.

Negative Declaration.

B.

Mitigation Monitoring Plan.

C.

Rezone of 1.03 + vacant acres from Office Building -Review
(0B-R{EA-2}) to General Commercial -Review (C-2-R(EA-2)).

D.

Tentative Map to subdivide 1.03 + vacant acres into two
parcels.

E.

Special Permit to develop a 1,944 square foot, 74-seat drivethrough restaurant.

F.

Special Permit to develop a 1,944 square foot restaurant
within the Executive Airport Overlay zone 2.

G.

Variance to reduce the rear setback from 15 feet to five feet.

Northwest corner of Florin Road & South Land Park Drive

SUMMARY: The proposed project consists of a rezone from OB-R(EA-2) to C-2-R(EA-2)
in order to construct a 5,561 square foot retail/office building and a 1,944 square foot
restaurant. Also requested is a special permit to develop a restaurant, a special permit
for a drive through service window, as well as a variance for the rear yard setback. There
have been several community meetings which have occurred to discuss the project. As
a result, the applicant has redesigned the site plan to address as many of the concerns
as possible. The neighborhood, however, still does not support the development. Staff,
however, supports the redesigned site plan, and recommends the Planning Commission
approve the project subject to conditions.
BACKGROUND INFORMATION: The project was originally scheduled for August 27,
1992, Planning Commission hearing, however, was continued at the applicant's request,
due to the amount of neighborhood opposition received. The continuance allowed a
community meeting to be held with the neighborhood. The project was again continued
from September 24, 1992 to October 22, 1992, to allow the applicant to do site plan
modifications to help address some of the neighborhood concerns.
NEIGHBORHOOD COMMENTS: Attached are several letters in opposition to the project
from the surrounding neighbors (Exhibit 1). There are approximately 26 different people
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-2who have sent letters in opposition to the project. Also included are requested responses
from staff to some of the letters, as well as copies of correspondence sent by the
applicant. The main concerns are traffic, noise, and air pollution. Staff has also received
several letters in support of the project (Exhibit 2). There are approximately 8 different
people who have sent letters in support of the project.
A community meeting was held in the neighborhood on August 31, 1992. The
community, in general, is opposed to the development of a Taco Bell at the site due to
the reasons_stated above and in the attached letters. To address the concerns of the
neighborhood regarding traffic, a traffic study was completed by the Transportation
Division which was included in the environmental analysis of the project. The traffic
study concluded that with the dedication of a right turn lane from South Land Park Drive
to Florin Road, the traffic impacts would be less than significant. The neighbors are also
.concerned with noise. There will be a seven foot high masonry wall located on the
property line between the residences and the subject site. The project has also been
conditioned that the speakers for the drive-through be . f acing away from the residential
development. In addition, the hours of operation have been limited to avoid any additional
impacts upon the neighborhood.
The community also expressed concern regarding the location of the bus stop on
southbound South Land Park Drive. The Transportation Division, upon visiting the subject
site, found the location of the bus stop to be a hazard. The Transportation Division has
contacted Regional Transit to relocate the bus stop. This is proceeding independent of
the proposed development.
The Transportation Division reviewed several of the letters which were received by staff.
The following are responses to some of the issues raised in the letters:.
Letter from Sharyn Sephus to Cindy Gnos, dated August 26, 1992:
Question/statement: "I and my neighbors (adults and children) frequently walk,
bicycle, jog and walk our pets on the side walk where there will be the only
entry/exit for the fast food restaurant. I fear for our safety as we have to compete
with the traffic turning left off of S. Land Park Drive and exiting onto the street
especially during breakfast, lunch and dinner periods of the day. S. Land Park
Drive (north of Florin Road) was not designed to support the required left-turn of
the numerous commercial trucks and vehicles, Rvs and trucks with trailers, etc.
that currently frequent the area. A designated left-turn lane would not allow
enough distance for safe stacking of such vehicles in combination with cars."
Response: The proposed project has been conditioned to construct the driveway
leading to the project to City standards. Safety issues arise when vehicle and
pedestrian paths conflict, but those issues are minimized by application of the
standards.
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-3Existing conflicts between commercial and non-commercial vehicles, as stated in
the letter, is an existing condition. The developer, while not required to remedy
existing conditions, is only required to mitigate significant impacts of his
development. As defined by the SGPU and Transportation Division Policy, there
are no significant traffic impacts caused by this project.
The stacking report for the project incorporated a mix of commercial and noncommercial traffic for the analysis. The analysis assumed an appropriate amount
of mixed traffic when calculating 95% probable maximum stacking on the
southbound leg of the intersection. That is, stacking in front of the Taco Bell will
be less than or equal to the calculated numbers 95% of the time. It should be
noted that a considerable amount of non-passenger vehicles would use the
intersection during off-peak hours.
Field measurements of South Land Park Drive indicate it is possible to add a

second northbound lane adjacent to the site. The additional lane does not
guarantee that stacking will not occur north of the intersection. However, it will
encourage traffic to be diverted around vehicles waiting to enter the site.

Letter from Lois Lucero to City Planning Division, dated August 19, 1992:
Question: "5. Who is the person in the City Police department that I may contact
regarding the receipt of information for additional protection from potential
accidents, and (a count of) actual accidents which have occurred at the
intersection of Florin Road and S. Land Park Drive to date within the last 5 years
time?"
Response: Cindy Gnos notified Mrs. Lucero, by mail, of a Police Department
contact on August 25, 1992. Research of Transportation Division accidents
statistics indicates 40 accidents have occurred at the intersection in the last five
years. The intersection has an accident rate of .77 accidents per million vehicle
miles and is ranked 162 out of the 425 most accident-prone intersections within
the City.
Letter from Lois Lucero to City of Sacramento, dated August 16, 1992:
Question/statement: "We understand the owners agreed to give the city 12 feet
of frontage on South Land Park Drive. The city will be making other improvements
to the intersection..."

Resoonse: The city has identified the need for the additional right-turn lane on
southbound South Land Park Drive However, funding is not currently available for
the required street improvements. The developer is not responsible to construct
the additional lane since the traffic problems are an existing condition. The
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-4developer's offer of dedication removes the most costly aspect of the intersection
improvements (land acquisition) but a funding source must be identified for the
work to be completed by the City.
Letter from Buzz Garcia to Cindy Gnos, dated August 25, 1992:

Question/statement: "3. It is understood that with the location of a new driveway
in the area of the existing Regional Transit Bus Stop, that it will be necessary to
relocate the bus stop to another location. We are concerned that this location may
be in front of the Apartment Complex. We would greatly oppose this decision
without major mitigation measures being considered."

Response: Operational problems of the bus stop are an • existing condition.
Relocating the bus stop has been discussed between staff and Regional Transit.
Relocating the bus stop is considered to be an independent action with regard to
the proposed Taco Bell.

EXECUTIVE AIRPORT INFORMATION: In 1982, the Executive Airport Comprehensive
Land Use Plan (CLUP) was adopted for the airport property and surrounding properties.
"The document establishes a specific planning boundary map and comprehensive land use
plan that provides for the orderly growth, maintenance, and/or redevelopment of the area
surrounding Sacramento Executive Airport." The CLUP delineates specific overflight
zones for the area and specify the types of uses allowed in each zone, with additional
restrictions. The subject site is located within the Executive Airport Overlay Zone 2 which
is under a primary approach zone. The CLUP adopted in 1982 allows retail uses with
restrictions and prohibits restaurant uses within the EA-2 overlay zone. The Zoning
Ordinance, in Section 30, maintains similar land use restrictions. The Zoning Ordinance,
however, was amended in 1984 to allow bar/cocktail lounges, ice cream parlors, coffee
shops, and restaurants with special permit approval of the Planning Commission. The
specific restrictions on restaurants include 1) no aboveground storage of flammable or
explosive material; 2) height of structure of more than two habitable stories or 30 feet;
and 3) structural lot coverage of greater than 20 percent if a new building or expansion
of an existing structure is proposed as part of the use application. The Planning
Commission may approve or conditionally approve the special permit if it finds that the
use will not cause a safety or noise problem either for aircraft using the Executive Airport
or persons using the facility where the proposed use is located. There has been only one
application for a special permit under this section of the Zoning Ordinance. It was for an
ice cream parlor with table service to be located at 5770 Freeport Boulevard (P84-242,
approved February 12, 1985).
Staff finds the proposed special permit for a 74-seat restaurant to be consistent with the
intent of the Zoning Ordinance Section 30 relating to the Executive Airport. The site,
although located within the Executive Airport Overlay Zone 2, is on the fringe of the zone.
The site would only need to be located approximately 100 feet to the west, within the
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-5Executive Airport Overlay Zone 4, to be allowed with no special permit (see Exhibits 3 and
4). The site is also located approximately 5000 feet away from the end of the runway.

REVISED SITE PLAN: The applicant has revised the site plan (Exhibit AA) to relocate the
restaurant closer to the intersection of Florin Road and South Land Park Drive. This
results in the creation of a longer stacking area for the drive through window and moving
the drive through lane and speaker box further away from the adjacent residential uses.
The revised site plan is an improvement to the original one, providing the least impact
from the drive through lane on the adjacent residential property as possible. This
alternative also increases the amount of landscaping provided along South Land Park
Drive. The revised site plan, however, makes it difficult for the applicant to provide a
monument sign which will allow adequate visibility at the intersection. Staff, therefore
will allow a pole sign (Exhibit 5) which does not exceed 24 feet in height at the corner.

ENVIRONMENTAL DETERMINATION: A revised site plan was received on September 22,
1992 and was reviewed by the Environmental Services Division. Based upon the
proposed changes, it is concluded that the project, as revised, will not have a significant
impact to the environment. The proposed changes, as listed below, do not significantly
affect any of the environmental issues discussed in the Negative Declaration which was
prepared for the project as originally submitted. However, due to these changes,
additional explanation relating to the Negative Declaration's previous discussion of Noise
and Transportation/Circulation is included below. The proposed *changes, as indicated,
will actually help to further reduce some of the effects previously determined as less-thansignificant.

Proposed Changes (Taco Bell):
•

a change in the location of the drive-thru order board (speaker) from the
north side of the restaurant to the south side (closest to Florin Road)

•

a change in the location of the pick-up window from the west side of the
restaurant to the east side (closest to South Land Park Drive)

•

a change in the location of the restaurant structure • revised site plan
structure location is approximately 145 feet from the center line of Florin
Road and approximately 75 feet from the center line of South Land Park

Drive
6.

male.

With reference to the revised site plan, the proposed Taco Bell drive-thru restaurant will
be located approximately 145 feet from the center line of Florin Road and approximately
75 feet from the center line of South Land Park Drive. Because of the distance from
these two noise sources and the combination of the two noise levels, exterior noise levels
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-6will be approximately 73 dB. The Sacramento General Plan Update (EIR) defines
"conditionally acceptable" noise levels for office buildings and business commercial uses
as follows:
• Exterior noise levels between 65 dB and 80 dB Ldn. Under most
circumstances, mitigation measures are likely to be available that would
reduce noise levels to normally acceptable levels (between 50 dB and 65 dB
Ldn).
With the proposed revisions, the project is still within this "conditionally acceptable"
exterior noise level. As the SGPU does not specify for interior noise levels of Office
Buildings, Business Commercial and Professional Buildings, interior noise is not evaluated.
However, general mitigation measures (previously listed in the Negative Declaration) are
still used to reduce the interior noise impacts from Florin Road and South Land Park Drive,
but not to a specific level. With the incorporation of the mitigation measures, noise will
be reduced, but not to a specific level. Therefore, a less-than-significant noise impact will
result.
The use of the project itself, will also be a noise source, contributing to general noise
.impacts of the area. According to the City Zoning Ordinance (Section 3.D.b.(1)), a
minimum six (6) foot high solid wall of masonry, brick or similar materials is required along
all property lines which abut a residential zone or residence. The applicant is providing
a seven (7) foot wall. This wall would be expected to reduce noise by approximately 6
dB (SGPU, EIR AA-10). In addition, due to the revised site plan which locates the drivethru order board (speaker) to the south side of the restaurant and the pick-up window to
the east side of the restaurant, anticipated noise to the residences located to the north
and northwest of the project is further reduced. Therefore, a less-than-significant noise
impact on the adjacent residences is still expected.
13.

Transoortation/Circulation

The applicant is already providing the required 10-car stacking area for drive-thru
restaurants. With the revised site plan, this stacking area is increased; thus decreasing
the potential for drive-thru vehicle stacking on South Land Park Drive. Therefore, a lessthan-significant impact to transportation and circulation still results.
APPEAL OF THE DECISION TO PREPARE A NEGATIVE DECLARATION: On September
22, 1992, an appeal of the Environmental Coordinator's Decision to Prepare a Negative
Declaration was filed. The appeal is attached Exhibit CC. The following are comments
in response to the appeal from the Environmental Services Division and the Transportation
Division:
In accordance with the California Environmental Quality Act (CEQA, §15020), each public
agency is responsible for complying with CEQA §15000 - 15387. Each public agency
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-7shall adopt objectives, criteria, and specific procedures consistent with CEQA and the
Guidelines for administering its responsibilities under CEQA, including the orderly
evaluation of projects and preparation of environmental documents (§15022). In
compliance with these requirements, the City of Sacramento, Environmental Services
Division has conducted a preliminary review (§15060) and an initial study (§15063) to
determine if the proposed project, located at the northwest corner of Florin Road and
South Land Park Drive (P92-075) may have a significant effect on the environment.
Based upon the City's adopted policies and procedures (Sacramento General Plan Update,
EIR), and in accordance with Appendix G (CEQA Guidelines - As Amended 1/1/92), the
initial study indicated that the proposed project (with mitigation) would not have a
significant effect on the environment (§15070). Therefore, a Negative Declaration has
been prepared and circulated for this proposed project.
Transoortation/Circulation:
The Transportation Division staff has reviewed the appeal of the Negative Declaration for
this project, proposed for the northwest corner of the Florin Road/South Land Park Drive
intersection. In response to the appeal, staff has compiled supplemental information for
the traffic analysis ("Florin Road and South Land Park Drive Taco Bell Access - Stacking
Report," July 22, 1992) which was completed for the project by this office.
1.

Conclusion of Stackino Report

The traffic analysis determined the proposed project would not have a significant impact
on surrounding streets. The SGPU defines a traffic impact as significant impact as a
degradation of LOS from C to below.. It is the policy of this division to consider a 2
percent difference in V/C (volume to capacity ratio) within a LOS category below C (D,
E, or F) also to be a significant impact when the Planning Method of impact analysis is
used. However, the Planning Method was not used to analyze the impacts of this project
since that method does not allow variations of signal phasing and/or lane configuration.
The analysis for this project employed the [more conservative) Operations Method of
analysis for this project. There is not a set policy for same-LOS traffic impacts when this
method is used. Given the analysis performed, and comparing that analysis to criteria for
the Planning Method, it is the-opinion of the Transportation Division staff that the impact
of project traffic at the existing intersection will not be significant. Addition of the rightturn only lane on south- bound South Land Park Drive will minimize any impact the project
may have on the intersection.
2,

School Pedestrian Safety

Basis of the appeal is that "traffic study results do not represent accurate, existing
conditions as they occur nine months out of twelve." It is assumed the appeal is based
on a perceived inadequacy of the stacking report because traffic data for the South Land
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-8Park Drive/Florin Road intersection was not collected during the school year for the nearby
Pony Express School (located at 1250 56th Avenue).
The safety of school children at the intersection is improved with the presence of an adult
crossing guard who helps children cross Florin Road. The crossing guard is on duty
between 7:30 - 9:30 am and from 1:30 - 3:30 , pm during school days. These hours
coincide with beginning and ending hours of classes. School begins at 8:15 am and
releases children at 11:30 am and 12:30 pm (kindergarten) and at 1:40 and 2:50 pm
(grades 1-6). No Kindergarten children cross Florin Road after the 11:30 and 12:30
release times and only a "couple dozen" children cross Florin Road with the help of the
crossing guard at the other release times (pers. conversation between Steve Pyburn and
the crossing guard, Gordon, September 22, 1992):
Pedestrian safety was a primary concern when the operation of the signal was analyzed.
As stated in the stacking report, there was not a feasible alteration to the signal's timing
that could be made that would improve the operation of the intersection while maintaining
pedestrian safety standards. Therefore, it was determined that no modifications to the
signal's existing timing would be made and the signal would continue to operate under
current settings for pedestrian crossing times for -Florin Road and South Land Park Drive
Safe pedestrian crossing time at an intersection is determined by establishing a minimum
required walking rate for pedestrians to safely cross the street. (Pedestrian rate equals
distance across intersection, feet, divided by crossing time allowed by signal, seconds.)
The lower the pedestrian crossing rate, the longer the crossing time allotted by the signal
must be to allow the pedestrian to safely cross.
To determine safe crossing times for a particular street, Caltrans recommends using a
pedestrian walking rate of 4 ft/sec for signalized intersections (Highway Design Manual,
State of California, Department of Transportation). Caltrans also specifies a more
conservative pedestrian maximum walking rate of 3.5 ft/sec for intersections that have
adult crossing guards for school children (Traffic Manual, State of California, Department
of Transportation).
The Florin Road/South Land Park Drive intersection currently satisfies the more stringent
3.5 ft/sec crossing rate requirement. The current minimum required crossing rates for the
intersection range from 1.1 ft/sec to 3.2 ft/sec and were calculated in a way even more
conservative than that prescribed by Caltrans. In addition, if the projected intersection
modifications are constructed (with or without the Taco Bell), required minimum crossing
rates will only increase to 3.3 ft/sec. Again, the signal timing will not be changed and
therefore, the 3.5 ft/sec pedestrian crossing rate will continue to be obtainable even
though parts of the intersection will be widened.
The pedestrian safety of this intersection is evident when considering pedestrian accident
histories. There have been only two pedestrian accidents at the intersection since 1980
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-9(one in 1986 and one in 1987). Neither of the accidents resulted in a fatality. While the
accidents did occur during the school year, the specific details of the accidents cannot
be readily determined. Thus, it should not be assumed that the accidents involved school
children.
Not withstanding the above discussion, the level of safety for school children at the
intersection and adjacent to the site is an existing condition. Although vehicle-pedestrian
conflicts will increase at the site's access (which would be the case regardless of the how
the site were developed), developer is required to construct this drrveway to City
standards to help keep access to the site as safe as possible for pedestrians. •
School Trio Generation
Vehicle trips generated by activities at the Pony Express school will add some trips to the
intersection during the school year. Enrollment for the school is currently 340 students
(32 kindergarten and 308 grades 1-6) and only half of these students live south of Florin
Road and must pass through the intersection to get to school (pers, conversation between
Steve Pyburn and principal of Pony Express School, Conrad Mizuno, September 23,
1992). The total trips expected for the school is 48 northbound and 19 southbound (ITE
Trip Generation , Fifth Ed.) The City normally considers 100 trips generated by any one
source to be potentially significant.
Not withstanding the above paragraph, the stacking report, A.M. traffic volumes were
taken from the Traffic Impact Study for Proposed: Greenhaven Landing, (Fehr & Peers
Associates, March 7, 1989). Traffic counts for that study at the Florin Road/South Land
Park intersection "were conducted by Fehr & Peers Associates during the week of
December 12, 1988" which is during the school year. The validity of this data for the
Taco Bell access report was verified by comparing the 1988 Fehr & Peers P.M. count to
the July 1992 City P.M. counts conducted for Taco Bell. Consistency between the two
counts was evaluated and verified using established engineering methodology. Therefore,
the 1988 data was considered valid for this project.
Finally, at the request of the Applicant, an additional A.M. peak hour traffic count was
conducted between 7:00 and 8:45 am on Tuesday, October 6, 1992. Review of the new
data showed some turning movements had more traffic than 1988 but most movements
had less traffic. In addition the overall traffic at the intersection was actually 2.2 percent
(65 vehicles) less during the 1992 count. The new data was compared to the data used
during the analysis for the project and it was again concluded that the 1988 data was
valid.
School traffic does not normally effect P.M. traffic conditions. As stated in the previous
section, the school releases students between 11:30 am and 2:50 pm. Therefore, the
P.M. trips associated with the school do not warrant analysis.
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-10CONCLUSION: Staff recommends the Planning Commission approve the project.
Conditions have been imposed which restrict the hours of operation and the sale of
alcohol, as well as the dedication of an additional right turn lane on South Land Park
Drive. The site plan has been reviewed extensively by the Transportation Division and the
Fire Department to determine adequate accessibility to the site. Noise will be mitigated
• by a seven foot high masonry wall separating the residential uses, and the relocation of
the speaker box away from the residential property. The proposed retail/office and
restaurant uses are consistent with the General Plan and Pocket Community Plan.
RECOMMENDATION: Staff recommends the Planning Commission take the following
actions:
A.

Ratify the Negative Declaration.

B.

Recommend adoption of the attached Mitigation Monitoring Plan and forward to
the City Council.

C.

Recommend approval of the Rezone of 1.03 + vacant acres from Office Building Review (0B-R(EA-2)) to General Commercial -Review (C-2-R{EA-2)) and forward
to City Council.

D.

Recommend approval of the Tentative Map to subdivide 1.03 + vacant acres into
two parcels subject to the conditions and forward to City Council.

E.

Approve the Special Permit to develop a 1,944 square foot, 74-seat drive-through
restaurant subject to conditions and based upon findings of fact which follow.

F.

Approve the Special Permit to develop a 1,944 square foot restaurant within the
Executive Airport Overlay zone 2 subject to conditions and based upon findings of
fact which follow.

G.

Approve the Variance to reduce the rear setback from 15 feet to five feet subject
to conditions and based upon findings of fact which follow.
Conditions - Tentative Mao
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.

Provide standard subdivision improvements pursuant to Section 40.811 of
the City Code;

2.

Prepare sewer and drainage studies for the review and approval of the
Department of Public Works and Department of Utilities;
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3.

Pay off existing assessments, or file the necessary segregation requests and
fees to segregate existing assessments;

4.

Applicant shall comply with requirements included in the Mitigation
Monitoring Plan developed by the Environmental Services Division and kept
on file in the Planning Division Office (P92-075);

5.

If unusual amounts of bone, stone, or artifacts are uncovered, work within
50 meters of the area will cease immediately and a qualified archaeologist
shall be consulted to develop, if necessary, further mitigation measures to
reduce any archaeological impact to a less than significant effect before
construction resumes. A note shall be placed on the final improvement
plans referencing this condition;

6.

Dedicate a standard 12.5 foot public utility easement for underground and
overhead facilities and appurtenances adjacent to all public ways;

7.

Show all existing easements;

8.

All existing public utility easements shown on the map to remain;

9.

Show reciprocal ingress, egress, access, parking and maneuvering
easements on Final Map;

10.

Dedicate the south 10 feet of subject map as a public utility easement for
overhead and underground facilities and appurtenances;

11.

Provide reciprocal access to Parcel B;

12.

Dedicate 12 feet of additional right of way and a 25 foot round corner
adjacent to South Land Park Drive to the satisfaction of the Traffic Engineer
and construct standard improvements to the satisfaction of the Public
Works Department. Developer shall obtain the necessary Ca/trans
Encroachment Permits for improvements to be constructed within Ca/trans
right-of-way (adjacent to Florin Road) (CPC Amended);

13.

Applicant may enter into a reimbursement agreement with the City for
construction costs for building the right turn lane from southbound South
Land Park Drive to westbound Florin Road (no right-of-way costs).
Reimbursement will take place following construction if and when funds
become available (CPC Added);

14.

Notice: Property to be developed in accordance with this map may be
subject to flooding. Interested parties should ascertain whether and to
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-12what extent such flooding may occur. The . applicable base flood elevations
for the property should be reviewed. Base flood elevations are contained
in the U.S. Army Corps of Engineers Flood Insurance Study Working Map
for the Sacramento Community, dated January 1989, available for review
at the City of Sacramento's Department of Public Works, Development
Services Division, 927 10th Street, Room 100;
15.

Provide an unrestricted 20 foot wide access easement through Parcel A to
the City property to the satisfaction of the Department of Utilities;

16.

Place a note on the final map: The City's property contains an existing
sanitary sump. Odors could emanate from this site;

17.

Locate all existing on site utilities and verify that they are in existing
easements; and

18.

No access will be allowed on to Florin Road.

Conditions - Rezone
1.

There shall be no sale of alcoholic beverages for off-site consumption
allowed on the subject property.

Conditions - Soecial Permit and Variance
1.

The speakers for the drive-through shall be oriented away from the single
family residences. The location of the speakers shall be reviewed and
approved by the Planning Director staff prior to the issuance of Building
Permits.

2.

The applicant shall submit a detail of the design of the masonry wall
separating the residential and non-residential uses for review and approval
of the Planning Director staff prior to the issuance of Building Permits. The
wall shall be seven feet high as indicated on the submitted plans.

3.

The applicant shall submit a detailed landscape and irrigation plan for review
and approval of the Planning Director staff prior to the issuance of Building
Permits. The landscaping between the retail/office building and the single
family residences shall consist of a combination of shrubs and trees which
shield the residences and deters loitering in the area.

4.

The applicant shall submit revised elevations for the retail/office building
which detail the materials to be used for review and approval of the
Planning Director staff prior to the issuance of Building Permits. The

P92-075

November 12, 1992

Item No. 2

000880

-13materials shall consist of a stucco exterior with a concrete tile roof. The
design shall be in character with the proposed restaurant.
5.

The detached signage shall consist of a pole sign not exceeding 24 feet in
height. The location near the intersection shall conform to City Code
Section 38.22-38.25, Obstruction to Visibility at Intersections. The
applicant shall submit the detached sign design for review and approval of
the Planning Director staff prior to the issuance of Sign Permits.

6.

A Sign Program for the retail/office building attached signs shall be
submitted for review and approval of the Planning Director staff prior to the
issuance of Sign Permits. The attached signs for the retail/office building
shall consist of individual letters.

7.

The hours of the restaurant and retail/office development shall be limited to
:
6 a.m. to 10 p.m.
fa4p-r-en-i-r-ieley-anci-Setioday (CPC Amended):

8.

Separate sewer and metered water services shall be purchased and installed
at the time of obtaining Building Permits.

9.

Water meters shall be provided for all new water services required for this
project.

10.

Separate domestic and fire services are required for each parcel. Multiple
fire services may be provided.
Provide an on-site grading and drainage plan for the review and approval of
the Department of Public Works and Department of Utilities. The
improvement plans for on site drainage facilities shall be designed to convey
0.3 cfs per acre, with the hgl a minimum of 6 inches below the lowest drain
inlet grate elevation. No net increase in storm run off from the site will be
allowed.

12.

On City property (the sump site), the applicant shall construct a "man gate"

immediately adjacent to the existing vehicle gate and pave the City property
south of the existing fencing to the satisfaction of the Utilities Department.
Any other work the applicant may desire to perform in City property (i.e.,
improve fencing materials, landscape around the sump site, etc.) must be
performed under a City encroachment permit and be to the satisfaction of
the Utilities Department.
13.
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Department of Utilities.
14.

There is a conflict within Parcel B with a joint anchor located in the
proposed Building 2. This anchor will have to be relocated, removed or
possibly put the existing aerial underground. The cost of such work will be
• billable to the developer.

15.

Driveway shall be constructed to City Standards.

16.

The design of the fire access to Parcel B shall be approved by the Fire
Department.

Findinos of Fact - Special Permit
1.

The project, as conditioned, is based upon sound principles of land use in
that the proposed commercial development is compatible with the
surrounding area which includes residential, commercial, and office uses.

2.

The project, as conditioned, will not be detrimental to the public welfare nor
result in the creation of a public nuisance in that adequate parking and
landscaping will be provided, and additional right-of-way is being dedicated
to improve the circulation.

3.

The project is consistent with the General Plan and Pocket Community Plan
which designate the site for Community/Neighborhood Commercial &
Offices, and Highway Commercial, respectively.

Findings of Fact - Variancs
1.

Granting the variances does not constitute a special privilege extended to
an individual property owner in that variances would be granted to other
property owners facing similar circumstances.

2.

Granting the variance would not be detrimental to the public welfare nor
result in the creation of a public nuisance in that a masonry wall is being
provided to separate the residential and commercial use, and the setback
is being reduced adjacent to an accessory structure on the single family lot,
not the residence.

3.

Granting the variance does not constitute a use variance in that restaurant,
retail and office uses are allowed in the General Commercial (C-2-R{EA-2})
zone.
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The project is consistent with the General Plan and Pocket Community Plan
which designate the site for commercial development.

Respectfully Submitted,

Report Preparedy By.

Will Weitman
Principal Planner

Cindy Gn
Associate Planner
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APPLICATION: A. Negative Declaration.
B. Mitigation Monitoring Plan.
C. Rezone 1.03 + vacant acres from Office Building - Review (0B-R{EA-2}) to
General Commercial - Review (C-2-R{EA-2}) in order to construct a 5,561 square
foot retail/office building and a 1,944 square foot restaurant.
D. Tentative Map to subdivide 1.03 + vacant acres into two parcels in the proposed
C-2-R(EA-2) zone.
E. Special Permit to develop a 1,944 square foot, 74-seat drive-through restaurant
in the proposed C-2-R-(EA-2) zone.
F. Special Permit to develop a 1,944 square foot restaurant within the Executive
Airport Overlay zone 2.
G. Variance to reduce the rear setback from 15 feet to five feet for a 5,561 + square
foot retail/office building in the proposed C-2-R(EA-2) zone.
LOCATION:

Northwest Corner of Florin Road and South Land Park Drive

(Council District 4)
PROPOSAL:

The applicant is requesting the necessary entitlements in order to construct a 5,561
square foot retail/office building and a 74-seat drive-through restaurant.

PROJECT INFORMATION:
General Plan Designation:
Pocket Community Plan Designation:
Existing Zoning of Site:
Existing Land Use of Site:

Community/Neighborhood Commercial & Offices
Highway Commercial
OB-R(EA-2)
Vacant
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.2Surrounding Land Use and Zoning:
North:
South:
East:
West:

Setbacks:

Single & Multi-Family; R-1 & R-3 Front:
Side(N):
Offices; OB
Side(S):
Commercial; C-2
Rear:
Single Family; R-1

Property Dimensions:
Property Area:
Parking Required:
Parking Provided:
Parking Ratio Required:
Square Footage of Retail/Office Building:
Square Footage of Restaurant:
Number of Seats in Restaurant
Height of Building:
Topography:
Street Improvements:
Utilities:
Exterior Building Materials:
Roof Materials:

Required
.25'
5'
0'
15'

Provided
66' .
5'
55'
5'

Irregular
1.03 + acres
47 spaces
54 spaces
1 space per 3 seats for restaurant
1 space per 250 square feet for retail
5,561 square feet
1,944 square feet
74 seats
23 feet, one story
Flat
Existing
Existing
Stucco
Concrete Tile

BACKGROUND INFORMATION: On December 1, 1988, the Planning Commission approved a Plan
Review (P88-430) for two office buildings totaling 11,864 square feet in the Office Building (0B-R{EA2)) zone. The buildings were never constructed
SUBDIVISION REVIEW COMMITTEE RECOMMENDATION: On August 19, 1992, the Subdivision
Review Committee, by a vote of five ayes and four absent, recommended approval of the tentative map
subject to the conditions listed below.
PROJECT EVALUATION: Staff has the following comments:
A.

Land Use and Zoning
The subject site consists of 1 + vacant acre in the Office Building - Review (0B-R{EA-2)) zone.
The site is also located within the Executive Airport Influence Overlay Zone 2. The General Plan
designates the site Community/Neighborhood Commercial & Office. The Pocket Community
Plan designates the site Highway Commercial. The surrounding land use and zoning includes
single family and multiple family residential, zoned R-1 and R-3, to the north; offices, zoned OB,
to the south; a gas station and shopping center, zoned C-2, to the east; and single family
residential, zoned R-1, to the west.
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Applicant's Pr000sal
The applicant is proposing to subdivide the property into two parcels and develop two buildings.
The building on Parcel A is a 1,944 square foot drive-through restaurant with 74 seats. Th2
structure on Parcel B is a 5,561 square foot building to contain retail and office users.

C.

Policy Considerations
The General Plan designates the subject site as Community/Neighborhood Commercial and
Offices. The Pocket Community Plan designates the site Highway Commercial. The rezone of
the subject site from office to commercial is consistent with the existing plan designations. An
office development was proposed in 1988, however, the market conditions have not allowed
the office to be built. There are currently two office developments directly to the south of the
project which are not completely leased. The Greenhaven Executive Park, which is west of the
site, across Interstate 5, was originally developed as an office park. The developers of this
complex have been requesting changes from office to commercial and residential development.
There appears to be adequate office development to serve the area. Staff has no objection to
the rezone to General Commercial (C-2-R) from Office Building (013-R).
Staff does, however, have concerns over all the uses which would be allowed under the General
Commercial zoning. The rezone to General Commercial should restrict uses in order to protect
the adjacent single family residences. Staff suggests there be no sales of alcohol for off-site
consumption allowed on the site. In addition, the subject site is located within the Executive
Airport Overlay Zone 2 which also restricts the uses. Many of public uses are prohibited, such
as churches, schools and community centers. The Zoning Ordinance also restricts commercial
uses including health clubs, hotels, video arcades, and dance studios. A restaurant is allowed
in the EA-2 Overlay zone subject to the issuance of a special permit. In addition to the
restriction of uses, the Zoning Ordinance also restricts the lot coverage to 20 percent maximum
building coverage, and two habitable stories, with a height limit of 30 feet.

D.

Site Plan Design
The proposed development of the site (Exhibit A) is served by one driveway off South Land Park
Drive. The driveway has been located as far to the north as possible to reduce the amount of
congestion at the intersection. The development on Parcel A includes a drive-through
restaurant. The drive-through lane is located along the northern property line with the building
in the center of the parcel. The location of the drive-through allows the maximum stacking
capability. The design of the drive-through lane meets the minimum requirements of the Zoning
Ordinance. The submitted site plan also indicates the location of the speaker for the drivethrough. The speaker shall be oriented away from the single family residences.
The Transportation Division has required that the applicant dedicate an additional 12 feet along
South Land Park Drive to facilitate a future right turn lane onto Florin Road. The development
does not have access to Florin Road due to the Cal Trans right-of-way separating the parcel and
Florin Road.
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There is also a City of Sacramento pump station on the subject site. The applicant is working
with the Department of Utilities to provide adequate fencing to screen the facility, as well as
landscaping and access easements. A minimum six foot high masonry wall is also required to
separate the commercial development and the residential. The applicant should submit a detail
of the design of the wall for review and approval of the Planning Director prior to the issuance
of Building Permits.
The submitted site plan includes a five foot planter area along both the existing south property
line and a five foot planter along the South Land Park Drive expanded frontage. There is also
a five foot planter provided along the interior property lines of the property. Additional
landscaping is provided as there is space available, and the fifty percent shade requirement is
being met for the parking lot. The planting provided between the single family residences and
the retail/office building should be shrubs and small trees which shield the residences and deter
people from loitering in the area. The applicant should submit a detailed landscape plan for
review and approval of the Planning Director prior to the issuance of Building Permits.
The applicant has requested a variance to reduce the required 15 foot building setback along the
western property line from 15 feet to five feet. Staff has no objection to this request. Staff
believes it is more beneficial for the single family development to have a five foot landscape
planter and the side of a building, than to have parking directly adjacent to the property. There
is also no loading areas in the rear of the building which would impact the neighboring
properties.
There are 47 parking spaces required for the development. The drive-through restaurant requires
one space for every three seats, and the retail/office building has provided parking at a ratio of
one space for each 250 square feet. The submitted site plan indicates 54 parking spaces are
provided. Adequate parking has been provided for the development as a whole. Reciprocal
parking agreements are required since the parking is provided for the entire development, and
not on each parcel.
The applicant has indicated the restaurant is to be operated 24 hours. Staff has concerns over
these hours do to the proximity to residential. Staff suggests the hours of the restaurant and
retail/office development should be limited to 6 a.m. to 11 p.m. on Sundays through Thursday,
and 6 a.m. to 12 p.m. on Friday and Saturday.
E:

Building Design
The proposed materials for the buildings include stucco and concrete tile. The restaurant
elevations (Exhibit B) are detailed elevations and staff has no objection to the building design.
The retail building elevations (Exhibit C), however, are not detailed. The applicant should submit
revised elevations for the retail building which detail the materials to be used. The design should
be in character with the proposed restaurant.

F.

Sianaae
The applicant is proposing to locate a detached sign (Exhibit DI towards the intersection of Florin
NO k/ 12,7/,-fg9,2
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Road and South Land Park Drive. The proposed sign is a multi-tenant sign which is
approximately 30 feet high, containing approximately 168 square feet. Staff, however, believes
the sign should be a monument sign which does not exceed 12 feet in height. The applicant
should submit a revised design for the detached sign for the review and approval of the Planning
Director prior to the issuance of Sign Permits. The attached signage should not exceed the
Zoning Ordinance requirements. The free-standing restaurant can have two attached signs not
exceeding three square feet of sign area for each front lineal foot of building occupancy. The
retail/office building should submit a sign program for review and approval of the Planning
Director prior to the issuance of any Sign Permits. The retail/office building signage should
consist of individual letters, not can signs.
G.

Agency Comments
The proposed project was reviewed by several City departments and other agencies. Most of
the comments have been included as tentative map conditions. The following comments,
however, apply to the special permits and variance:
Department of Public Works
1.

2.
3.
4.
5.
6.
7.

8.

The westernmost parking stall on Parcel B shall have a minimum of 10 feet of backout
maneuvering room to the west of the stall to the satisfaction of the Traffic Engineer.
One option is to relocate the trash enclosure closer to the street to maximize
maneuvering.
Signs located near the intersection shall conform to City Code Section 38.22-38.25,
Obstruction to Visibility at Intersections.
Separate sewer and metered water services shall be purchased and installed at the time
of obtaining Building Permits.
Water meters shall be provided for all new water services required for this project.
Separate domestic and fire services are required for each parcel. Multiple fire services
may be provided.
Provide an on-site grading and drainage plan for the review and approval of the
Department of Public Works and Department of Utilities.
On City property (the sump site), the applicant shall construct a "man gate" immediately
adjacent to the existing vehicle gate and pave the City property south of the existing
fencing to the satisfaction of the Utilities Department. Any other work the applicant may
desire to perform in City property (i.e., improve fencing materials, landscape around the
sump site, etc.) must be performed under a City encroachment permit and be to the
satisfaction of the Utilities Department.

Separate sewer and drain taps shall be purchased and installed at the time of Building
Permits. If the drain system is to be shared, a private maintenance agreement shall be
recorded.

9.
10.

The improvement plans for on site drainage facilities shall be designed to convey 0.3 cfs
per acre, with the hgl a minimum of 6 inches below the lowest drain inlet grate elevation.
No net increase in storm run off from the site will be allowed.
There is a conflict within Parcel B with a joint anchor located in the proposed Building 2.
t removed or possibly put the existing aerial
This anchor will have to be relocatid,
kf
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H.

underground. The cost of such Work will be billable to the developer.
Driveway shall be constructed to City Standards.
The design of the fire access to Parcel B shall be approved by the Fire Department.

Neiahborhood Comments
The proposed project required a 300 foot radius for notification of the Planning Commission
hearing. Staff has received several calls from surrounding property owners with concerns
regarding the development. The primary concern of the neighborhood is traffic and noise.
Attached (Exhibits F & G) are letters received regarding the project.

ENVIRONMENTAL DETERMINATION: The Environmental Services Manager has determined that the
project, as proposed, will not have a significant impact to the environment; therefore, a Negative
Declaration has been prepared. In compliance with Section 15070(B)1 of the California Environmental
Quality Act Guidelines, the applicant has incorporated mandatory mitigation measures into the project
plans to avoid identified effects or to mitigate such effects to a point where clearly no significant
effects will occur. A Mitigation Monitoring Plan has been developed and is attached Exhibit E.
RECOMMENDATION: Staff recommends the Planning Commission take the following actions:
A.

Ratify the Negative Declaration.

B.

Recommend adoption of the attached Mitigation Monitoring Plan and forward to the City
Council.

C.

Recommend approval of the Rezone of 1.03 + vacant acres from Office Building - Review (0BR{EA-2}) to General Commercial -Review (C-2-R{EA-2)) and forward to City Council.

D.

Recommend approval of the Tentative Map to subdivide 1.03 + vacant acres into two parcels
subject to the conditions and forward to City Council.

E.

Approve the Special Permit to develop a 1,944 square foot, 74-seat drive-through restaurant
subject to conditions and based upon findings of fact which follow.
Approve the Special Permit to develop a 1,944 square foot restaurant within the Executive
Airport Overlay zone 2 subject to conditions and based upon findings of fact which follow.

G.

Approve the Variance to reduce the rear setback from 15 feet to five feet subject to conditions
and based upon findings of fact which follow.
Conditions - Tentative Mao
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.

Provide standard subdivision improvements pursuant to Section 40.811 of the City Code;
„Noy
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Prepare sewer and drainage studies for the review and approval of the Department of
Public Works and Department of Utilities;

3.

Pay off existing assessments, or file the necessary segregation requests and fees to
segregate existing assessments;

4.

Applicant shall comply with requirements included in the Mitigation Monitoring Plan
developed by the Environmental Services Division and kept on file in the Planning Division
Office (P92-075);

5.

If unusual amounts of bone, stone, or artifacts are uncovered, work within 50 meters of
the area will cease immediately and a qualified archaeologist shall be consulted to
develop, if necessary, further mitigation measures to reduce any archaeological impact
to a less than significant effect before construction resumes. A note shall be placed on
the final improvement plans referencing this condition;

P.

Dedicate a standard 12.5 foot public utility easement for underground and overhead
facilities and appurtenances adjacent to all public ways;

7.

Show all existing easements;

8.

All existing public utility easements shown on the map to remain;

9.

Show reciprocal ingress, egress, access, parking and maneuvering easements on Final
Map;

10.

Dedicate the south 10 feet of subject map as a public utility easement for overhead and
underground facilities and appurtenances;

11.

Provide reciprocal access to Parcel B;

12.

Dedicate 12 feet of additional right of way and a 25 foot round corner adjacent to South
Land Park Drive to the satisfaction of the Traffic Engineer;

13.

Notice: Property to be developed in accordance with this map may be subject to
flooding. Interested parties should ascertain whether and to what extent such flooding
may occur. The applicable base flood elevations for the property should be reviewed.
Base flood elevations are contained in the U.S. Army Corps of Engineers Flood Insurance
Study Working Map for the Sacramento Community, dated January 1989, available for
review at the City of Sacramento's Department of Public Works, Development Services
Division, 927 10th Street, Room 100;

14.

Provide an unrestricted 20 foot wide access easement through Parcel A to the City
property to the satisfaction of the Department of Utilities;

15.

Place a note on the final . map: The City's property contains an existing sanitary sump.
0 v 1-2—
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Odors could emanate from this site;
1 6.

Locate all existing on site utilities and verify that they are in existing easements; and

17.

No access will be allowed on to Florin Road.

Conditions - Rezone
1.

There shall be no sale of alcoholic beverages for off-site consumption allowed on the
subject property.

Conditions - Special Permit and Variance
1.

The speakers for the drive-through shall be oriented away from the single family
residences. The location of the speakers shall be reviewed and approved by the Planning
Director prior to the issuance of Building Permits.

2.

The applicant shall submit a detail of the design of the masonry wall separating the
residential and non-residential uses for review and approval of the Planning Director prior
to the issuance of Building Permits.

3.

The applicant shall submit a detailed landscape and irrigation plan for review and approval
of the Planning Director prior to the issuance of Building Permits. The landscaping
between the retail/office building and the single family residences shall consist of a
combination of shrubs and trees which shield the residences and deters loitering in the
area.

4.

The applicant shall submit revised elevations for the retail/office building which detail the
materials to be used for review and approval of the Planning Director prior to the
issuance of Building Permits. The materials shall consist of a stucco exterior with a
concrete tile roof. The design shall be in character with the proposed restaurant.

5.

The detached signage shall consist of a maximum of monument sign not exceeding 12
feet in height. The location near the intersection shall conform to City Code Section
38.22-38.25, Obstruction to Visibility at Intersections. The applicant shall submit
revised design for the detached sign for review and approval of the Planning Director
prior to the issuance of Building Permits.

6.

A Sign Program for the'retail/office building attached signs shall be submitted for review
and approval of the Planning Director prior to the issuance of Sign Permits. The attached
signs for the retail/office building shall consist of individual letters.

7.

The hours of the restaurant and retail/office development shall be limited to 6 a.m. to 11
p.m. on Sundays through Thursday, and 6 a.m. to 12 p.m. on Friday and Saturday.

8.

The applicant shall submit a revised site plan for review and approval of the Traffic
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Engineer which indicates the westernmost parking stall on Parcel B having a minimum
of 10 feet of backout maneuvering room to the west of the stall.
9.

Separate sewer and metered water services shall be purchased and installed at the time
of obtaining Building Permits.

10.

Water meters shall be provided for all new water services required for this project.

11.

Separate domestic and fire services are required for each parcel. Multiple fire services
may be provided.

12.

Provide an on-site grading and drainage plan for the review and approval of the
Department of Public Works and Department of Utilities. The improvement plans for on
site drainage facilities shall be designed to convey 0.3 cfs per acre, with the hgl a
minimum of 6 inches below the lowest drain inlet grate elevation. No net increase in
storm run off from the site will be _allowed.

13.

On City property (the sump site), the applicant shall construct a "man gate" immediately
adjacent to the existing vehicle gate and pave the City property south of the existing
fencing to the satisfaction of the Utilities Department. Any other work the applicant may
desire to perform in City property (i.e., improve fencing materials, landscape around the
sump site, etc.) must be performed under a City encroachment permit and be to the
satisfaction of the Utilities Department.

14.

Separate sewer and drain taps shall be purchased and installed at the time of Building
Permits. If the drain system is to be shared, a private maintenance agreement shall be
recorded to the satisfaction of the Department of Utilities.

15.

There is a conflict within Parcel B with a joint anchor located in the proposed Building 2.
This anchor will have to be relocated, removed or possibly put the existing aerial
underground. The cost of such work will be billable to the developer.

16.

Driveway shall be constructed to City Standards.

17.

The design of the fire access to Parcel B shall be approved by the Fire Department.

Findings of Fact - Soecial Permit
1.

The project, as conditioned, is based upon sound principles of land use in that the
proposed commercial development is compatible with the surrounding area which
includes residential, commercial, and office uses.

2.

The project, as conditioned, will not be detrimental to the public welfare nor result in the
creation of a public nuisance in that adequate parking and landscaping will be provided,
and additional right-of-way is being dedicated to improve the circulation.
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-103. The project is consistent with the General Plan and Pocket Community Plan which
designate the site for Community/Neighborhood Commercial & Offices, and Highway
Commercial, respectively.
Findings of Fact - Variance
1.

Granting the variances does not constitute a special privilege extended to an individual
property owner in that variances would be granted to other property owners facing
similar circumstances.

2.

Granting the variance would not be detrimental to the public welfare nor result in the
creation of a public nuisance in that a masonry wall is being provided to separate the
residential and commercial use, and the setback is being reduced adjacent to an
accessory structure on the single family lot, not the residence.

3.

Granting the variance does not constitute a use variance in that restaurant, retail and
office uses are allowed in the General Commercial (C-2-R{EA-2}) zone.

4.

The project is consistent with the General Plan and Pocket Community Plan which
designate the site for commercial development.
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Date :

August 26, 1992

RE:

Proposed MITIGATION MONITORING PLAN

Project:

P92-075, ADDRESS/Location: NW corner Florin Road & S. Land Park Drive
Property Owners: James W. Taylor, Ralph Scurfield, George Tsakopolos
Property Assessor Parcel Numbers: 029-0470-007
We, the undersigned homeowners do, on this date, declare that , although recent
zoning changes have been made that places some of the Soutn Land Park Hills homeowners
out of our long established, original comprehensive S.Land Park Hills comprehensive
neighborhood plan and into the newly developed Pocket neighborhood plan, we believe
we are still, and always will be, homeowners who are proud to belong to our South
Land Park Neighborhood.in the city and county of Sacramento, state of California.
In addition, let it be known that we object to the above proposed project, the
Rezone from Office Building review to General ' Commercial review-, and the construction
of a retail office building, the construction of a restaurant, the tentative map to
divide the property into two parcels, the special permit to develop the Executive
Airport overlay Zone 2, and the variance tz. reduce the rear setback from 15 to 5 feet.
Our objections are based on the following:

1. Incompatible/irrational use of property.
CITY OF SACRAMENTO
CITY PLANNING DIVISION

2. No Public Need for proposed project.

3. Unequal, unfair treatment of all affected property owners.
4. Hardship and nuisance

to

AUG 2 7 1992

owners of property most affected.

5. Increase of Noise.

RECEIVED

6. Increase of toxic pollution.
7. Increase of vermin and odors.
8. Decrease of property values.
9. Increase of crime.
10.Increase of traffic and traffic hazards, accidents.

Also let it be known that we object to the ratification of the EIR (Environmental
Impact Report ), as some findings, methodology may be uncertifiable.
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