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REPORT TO  
PLANNING COMMISSION 

City of Sacramento 
915 I Street, Sacramento, CA 95814-2671 

www. CityofSacramento.org 
 

PUBLIC HEARING 
October 28, 2010 

To: Members of the Planning Commission 
 
Subject:  Appeal of Cornerstone Restaurant Parking Waiver (Z10-053)  
A request to waive required parking in order to convert an existing office building (and 
former church) into a new restaurant, on a parcel of approximately 0.07 acres in the 
General Commercial, Neighborhood Corridor Overlay (C-2-NC) zone. The project also 
includes Staff Level Design Review for rehabilitation of an existing commercial 
structure.  

A. Environmental Determination: Exempt (CEQA 15301); 

B. Special Permit to waive required parking in order to convert an existing 
office building (and former church) into a new restaurant, on a parcel of 
approximately 0.07 acres in the General Commercial, Neighborhood 
Corridor Overlay (C-2-NC) zone; 

C.  Staff Level Design Review for exterior renovations to an existing 
commercial structure that is located within the Central City Design Review 
District, file number DR10-110. 

Location/Council District:    

2301 K Street, Sacramento, CA 95816 
Assessor’s Parcel Number:  007-0095-021-0000 
Council District 3 
Recommendation:  Staff recommends the Commission approve the request based on 
the findings and subject to the conditions listed in Attachment 1, thereby denying the 
appeal.  The Commission has final approval authority over items A-C above. Its 
decision is not appealable to City Council, but is subject to call-up by the Mayor and the 
council member from District 3.  

Contact:   Robert W. Williams, Associate Planner, (916) 808-7686  
    Sandra Yope, Senior Planner, (916) 808-7158 

Applicant:   Danny Lueng, PO Box 221633, Sacramento CA 95822 

Owner:    Same as Applicant 

4



Subject: Appeal of Cornerstone Restaurant Parking Waiver (Z10-053) October 28, 2010 
 

2 

Appellant:   Marilyn Shaffer, 2305 K Street, Sacramento CA 95816 

Vicinity Map 
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Summary:  The applicant is requesting a waiver of the on-site parking requirements in 
order to convert an existing commercial structure into a restaurant. A restaurant is an 
allowed use by right in the C-2-NC zone, however in order to meet the parking 
requirements in this area, a Special Permit to waive required parking is needed in order 
for the applicant to have more than thirty on-site seats. Because the building is 10,000 
square feet or less, the Zoning Administrator has the authority to grant a Special Permit 
to waive the required parking. The structure is in poor shape and must be substantially 
renovated. Because the building is located within the Central City Design Review 
District, the exterior rehabilitation is subject to Design Review approval. The Design 
Review approval is staff level, however because of the concurrent Special Permit, the 
Staff Level Design Review is subject to approval by the Zoning Administrator.  
 
The parking waiver request generated significant neighborhood opposition. Two public 
hearings on the parking waiver request were held before the Zoning Administrator on 
September 2, 2010 and September 16 2010. These hearings were attended by many 
neighbors and nearby property owners. At the second hearing, the Zoning Administrator 
approved the parking waiver subject to conditions. The project has been appealed to 
the Planning Commission by a neighboring property owner.  
 

Table 1: Project Information 

General Plan designation: Urban Corridor Low (UCORLOW) 

Community Plan Area: Central City  

Design Review Area: Central City 

Existing zoning of site: C-2-NC (General Commercial, Neighborhood Corridor Overlay) 

Existing use of site: Former Church/Office 

Property area: 0.07 acres (3,200 square feet) 
 
Background Information:  The project site is 3,200 square foot lot that is located at the 
northeast corner of K Street and 23rd Street, within the midtown area of the Central 
City. The parcel contains a 3,577 square foot structure, which contains a 2,614 first 
story and a 963 square foot second floor on the rear portion of the building. The building 
dates from at least the early 1920's however there are indications that the north (rear) 
portion of the building could be much older. The building covers the entire rear (last 28 
feet) of the property with no setbacks in this area. Along the remainder of the property, 
the side setbacks are between 4 to 6 feet from both sides and the front is setback 
approximately one foot from the property line.  
 
The building was used by various church denominations until the early 1980's when it 
was converted into an office for a cable company. In 1985 a special permit was 
approved by the Planning Commission to reestablish a church use on the property 
(P85-418). This church use was discontinued prior to the late 1990's.  
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In 1998 an investigation was made by staff about the possibility of converting this 
building into a 75 seat restaurant (IR98-047). That investigation determined that the 
existing building had a parking credit of 10 spaces for the previous church use. 
Restaurants require 1 parking space per every 3 spaces therefore a parking waiver was 
required only if seating for more than 30 is provided. An application to waive parking 
was not submitted at that time, and the building has remained unused.   
 
Now a new property owner is requesting to convert this building into a restaurant. They 
are currently proposing 57 on-site seats inside the building. This would require 19 on-
site parking spaces if the building were to be constructed today. The parking credit for 
the prior church use is allowed to be applied, so the total parking waiver requested is 9 
parking spaces. The plans show two dwellings on the small second floor which will be 
rehabilitated. Residential use is permitted as of right within the C-2 zone in the Central 
City subject to density requirements and development standards. The zoning code does 
not require any parking for up to two dwelling units on a parcel within the Central City 
that is 3200 square feet or less.   
 
Public/Neighborhood Outreach and Comments:   

Early Project notification was sent to the Midtown Neighborhood Association and the 
Midtown Business Association. No comments were received from the associations prior 
to the first Zoning Administrator hearing.  Prior to the second hearing, and email was 
received from the Midtown Neighborhood Association stating that a parking waiver 
should not be granted without all cooperative use parking possibilities exhausted, with a 
minimum standard of provided sufficient parking for employees.  The notice of the first 
Zoning Administrator hearing on September 03, 2010 was sent to all property owners 
within three hundred feet of the project site, as well as the community associations. 
Staff notified neighborhood groups, all property owners within a 300 foot radius, and all 
others who attended the previous Zoning Administrator hearings for this public hearing 
before the Planning Commission 
 
Zoning Administrator Hearings:   
When the property was first noticed for the hearing before the Zoning Administrator, 
staff received many calls concerning the project. Staff provided the project plans and 
other application components to neighbors for them to review. Many neighbors 
expressed concerns about the impact that the proposed parking waiver would have on 
their ability to find an on-street parking space nearby their place of residence or 
business. On-site parking requirements were not established until after many of the 
existing structures had already been constructed or converted multi-family dwellings, 
and other more intensive land uses.   
 
Many neighbors expressed other concerns that were not directly before the Zoning 
Administrator. Some of the concerns expressed by the neighbors include allowing the 
property to be used for a restaurant, and the impacts that the restaurant use would have 
on the commercially zoned mixed-use neighborhood. These concerns include proposed 
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hours of the restaurant, the possible sale of alcohol at the restaurant, garbage storage 
and collection issues, and a possible future sidewalk café in the public right-of-way.  
 
Almost all of the K Street and J Street corridors are commercially zoned. This particular 
area around the subject site has been zoned C-2 since at least the 1950's. The 
proposed restaurant is an allowed use by right on the subject site. The zoning code 
does not restrict the sale of alcohol for on-site consumption at restaurants. The issue of 
whether to allow alcohol sales at the restaurant will be regulated by the California 
Alcoholic Beverage Control (ABC), and will be subject to their restrictions and their 
review and notification process.  
 
Plans that were originally submitted showed future sidewalk café seating within the 
public right-of-way. The sidewalk café would require a separate application and is 
subject to issuance of an encroachment permit that is issued by the Department of 
Transportation. Their review is a separate process that includes reviewing accessibility 
concerns and impacts to landscaping and city trees that are located in the public right of 
way. Subject to this review and approval, sidewalk cafes are allowed to be placed in the 
right of way next to restaurants. The zoning code also specifically exempts all sidewalk 
café seating in the right-of-way from any parking requirements, and it would not be 
subject to an existing or future parking waiver request. The applicant has not yet 
submitted a sidewalk café application to the Department of Transportation. The site 
plans have been revised to accurately reflect the existing project.   
 
The only direct zoning code issue before the Zoning Administrator was the special 
permit for the parking waiver request and whether it should be granted, and if the 
special permit is granted what conditions should be placed on the project to help 
mitigate the impacts of the parking waiver request. The other issues of concern were 
investigated by staff and were discussed at the public hearings but they were not issues 
the Zoning Administrator had authority to take action on.  
 
At the first hearing held before Zoning Administrator on September 2, 2010, the Zoning 
Administrator took testimony from the applicant and neighbors in attendance about the 
parking waiver request. There were many neighbors (approximately 20) who spoke 
about their concerns. After listening to testimony, the Zoning Administrator continued 
the item for two weeks in order to allow for additional investigation by the applicant and 
staff about the parking waiver request and other concerns. The applicant was directed 
to provide a parking survey to documents the availability of parking on surrounding 
blocks at various days and times in order to help determine the impact the parking 
waiver request.  
 
Staff investigated the parking time restrictions in the neighborhood. The area along K 
Street and the number streets that are adjacent have free but limited time parking. Most 
of the area has a two hour limit, except for part of K Street between 22nd Street and 
23rd Street, where there is a one hour time restriction. Residents are supplied with a 
Residential Parking Permit to allow them to park in many spaces without adhering to the 
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parking time limitations. On J Street nearby, there is paid parking, mostly limited to one 
hour. All of these parking time limitations end at 6 PM. Also one side of most the streets 
nearby are closed on various weekday mornings to provide for trash pickup and garden 
refuse services.  
 

Shortly before the second hearing before the Zoning Administrator applicant did provide 
staff with a parking survey which showed that parking spaces were available at various 
times in the surrounding area. The most impacted area appeared to be along 23rd 
Street, between J Street and K Street. However there was usually some parking 
available within a block or two of the proposed restaurant.  Staff cannot verify the 
accuracy of the parking survey.  
 
Prior to the second hearing, staff forwarded additional concerns to the Zoning 
Administrator. At the second hearing on September 16, 2010, the Zoning Administrator 
took additional testimony from neighbors concerning the parking waiver request. 
Additional concerns about a proposed offsite evening parking lease were discussed. At 
the close of the public hearing, the Zoning Administrator approved the special permit for 
a parking waiver, subject conditions to help mitigate the parking waiver impacts. The 
conditions include limiting the hours of operation, reducing the total number of seats that 
are allowed in the restaurant, and further reducing the number of seats if an evening 
lease is not obtained. The specific conditions placed on the project are listed below in 
the conditions of approval.  
 

Appeal: The third party appeal list several reasons for the appeal. Some of these 
statements that are listed as reasons for the appeal were not issues that were before 
the Zoning Administrator and are not before the Planning Commission. The Special 
Permit request is only for the parking waiver and not the land use. Staff cannot evaluate 
issues that are not directly associated with the parking waiver. Trash collection, 
deliveries and other operations issues must comply with all required regulations. Any 
future sidewalk café will require an application be submitted to the Department of 
Transportation for review. The zoning code specifically exempts sidewalk café seating 
from parking requirements, so it cannot be evaluated as part of the parking waiver. The 
sale of alcohol for on-site consumption at restaurants is allowed by the zoning code and 
is subject to the licensing by the California Department of Alcoholic Beverages (ABC).   

The only issue before the Planning Commission in which neighbors have expressed any 
concern about is the Special Permit request to waive the required parking. If the parking 
waiver is granted, it can be conditioned to place restrictions on the hours of operation. If 
the waiver is denied, then no conditions can be placed on the restaurant if they choose 
to open. There could not be any restriction on the hours of operation.  

Environmental Considerations: The Community Development Department, 
Environmental Planning Services Division has reviewed this project and determined that 
the project is exempt under the provisions of the California Environmental Quality Act 
(CEQA) Class 1, Section number 15301. 
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Policy Considerations:   

2030 General Plan: The subject site is designated Urban Corridor Low (UCORLOW) in 
the 2030 General Plan. Urban Corridor Low includes street corridors that have multi-
story structures and more-intense uses at major intersections, lower-intensity uses 
adjacent to neighborhoods, and access to transit service throughout. At major 
intersections, nodes of intense mixed-use development are bordered by lower-intensity 
single-use residential, retail, service, and office uses. Street-level frontage of mixed-use 
projects is developed with pedestrian-oriented uses. The streetscape is appointed with 
landscaping, lighting, public art, and other pedestrian amenities. 

The General Plan also states that the City shall encourage the retention of existing 
structures and promote their adaptive reuse and renovation with green building 
technologies to retain the structures’ embodied energy, increase energy efficiency, 
make it more energy efficient, and limit the generation of waste (LU 2.6.4). Lastly, the 
General Plan also states that the City shall reduce minimum parking standards over 
time to promote walkable neighborhoods and districts and to increase the use of transit 
and bicycles (M 6.1.2).  

Special Permit to Waive Parking 

The proposed conversion of this building into a restaurant with two dwellings is allowed 
by right and is consistent with the C-2-NC zoning of the property and the General Plan. 
The Zoning Code does not require a special permit to allow a restaurant on the property 
or to allow a bona fide restaurant sell alcohol, which is subject to ABC approval. The 
Special Permit before the Planning Commission is only a request to waive the required 
on-site parking.  

This is a small parcel without any space to add parking on-site. Many existing buildings 
in the Central City were constructed or converted to a higher intensity use prior to 
current parking regulations. Most structures do not have adequate parking to meet 
current requirements. For many residents and businesses the only place to park is on 
the street. 

The zoning code requires that any change of use of an existing structure that requires 
more parking than the prior use must be made up on-site or else obtain approval by 
special permit to waive required parking or by a special permit to provide exclusive (24 
hours) parking on another parcel.  

The Zoning Code allows for a credit to be applied for existing structures that were 
constructed prior to current parking requirements. The credit would be based upon the 
use of the building prior to current parking requirements. After this application staff 
determined that a prior parking credit of 10 parking spaces could be applied to any new 
use in the building.  

The applicant's original plans showed 61 on-site (on the parcel) seats. This included 57 
seats inside the restaurant and 4 (on the parcel) seats at tables that were adjacent to 
the west side of the building. A 61 seat restaurant would require 20 parking spaces if 
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constructed today (1 per 3 seats), but with the 10 space parking credit, the requested 
waiver before the Zoning Administrator was considered to be 10 spaces. The applicant 
has reduced the proposed on-site seating to 57 total seats. This would require 19 on-
site spaces for new construction. With the preexisting credit of 10 parking spaces the 
current parking waiver request is for 9 spaces.   

 

Table 2: Parking 

Use 
Required 
Parking 

Parking 
Credits 

Proposed 
Parking 

Difference 

Restaurant with 
57 seats. 

(1 per 3 seats) 
19 10 0 9 

 

The Zoning Administrator had conditioned the parking waiver to allow a maximum of 51 
seats if either the restaurant closes by 5:30 PM or if an evening lease for at least 7 
parking spaces is provided. Obtaining a lease for at least 7 parking spaces would allow 
the restaurant to stay open until 9:00 PM. If they cannot obtain a nearby evening lease 
then the restaurant is only allowed to have 41 seats in order to remain open past 5:30 
PM, until a closing time of 9:00 PM:  The reasoning behind the evening only lease is 
because most parking spaces on properties in the area are taken up during by the 
business that exists on those properties during the day. Leased parking spaces should 
be from nearby offices or similar uses that are not open during the evening. It is more 
difficult to find parking spaces that can be leased legally during the daytime.  

The Zoning Administrator approved the special permit request to waive 9 spaces 
subject to conditions and based on findings of fact. Now that the project has been 
appealed, the Planning Commission has the authority to either approve or deny the 
parking waiver. In evaluating special permit proposals of this type, the Commission is 
required to make the following findings: 

A.   A special permit shall be granted upon sound principles of land use. 
In this case, staff finds that the restaurant is an allowed land use in the C-2-NC 
zone and project is located within a commercially zoned neighborhood with on-
street parking and time limits to serve the proposed restaurant and ensure that 
parking spaces turn over for the businesses in the area. 

B.   A special permit shall not be granted if it will be detrimental to the public health, 
safety or welfare, or if it results in the creation of a nuisance. 
There is no room to provide on-site parking and the proposed conditions are 
designed to minimize impacts of the parking waiver. Bicycle parking will be 
provided, and a large inside waiting area will be provided.  
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C.   A special permit use must comply with the objectives of the general or specific 
plan for the area in which it is to be located.  
The project is consistent with the General Plan which designates the site as 
Urban Corridor Low (UCORLOW). 

Staff recommends parking waiver be granted with the condition that the seating be 
reduced to a maximum of 51 seats (a 7 space waiver) if the applicant either obtains a 
nearby evening lease (for 7 spaces), or else is not open during the evening, as 
described in recommend condition number B4. If the applicant cannot obtain a nearby 
evening lease, and desires to be open in the evening staff recommends that the seating 
be reduced to 41 seats (a 3 space waiver). Staff recommends maximum hours of 
operations be set as in the recommended conditions of approval.   

Building design, signage and landscaping 

The existing building, originally constructed as a church, is being rehabilitated. There 
are no proposed additions. The exterior changes are, a new parapet to match the 
existing front parapet in order to hide mechanical equipment, new stairs to an existing 
second floor door (east side), window removal along the east side property line near the 
rear of the structure, a new canopy above the front entry, new exterior lights, new 
skylights, new 30 year compositional roofing material, and new railing on the existing 
ramp.  The existing entry doors and window will be removed and replaced. All the other 
doors and windows are preexisting and they will remain. There is no proposed 
landscaping. Signage has not been submitted.  
 
The exterior rehab would have only been subject to staff level Design Review approval, 
with no public hearing required. However, since there was a concurrent Special Permit 
request before the Zoning Administrator, the Zoning Administrator also took action to 
approve the Staff Level Design Review. The entire project is therefore subject to the 
appeal that is before the Planning Commission.  
 
Design Review staff have reviewed the proposed renovations and have recommended 
the proposed Design Review conditions. None of the comments that have been 
received by staff are specific to the items that Design Review staff has reviewed and 
made recommendations for the project. Staff recommends the Planning Commission 
approve the Staff Level Design Review (DR10-110).  
 

 

Item #4



Subject: Appeal of Cornerstone Restaurant Parking Waiver (Z10-053) October 28, 2010
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ROBERT W. WILLIAMS

Associate Planner

Approved by: -------------,f---I--

SAN RA YOPE
Senior Planner

Recommendation Approved:

GREGORY BITTER,
Principal Planner

Attachments:
Attachment 1 Recommended Findings of Fact and Conditions of Approval

Exhibit 1A
Exhibit 1B
Exhibit 1C
Exhibit 10
Exhibit 1E
Exhibit 1F
Exhibit 1H
Exhibit 11
Exhibit 1J

Site Plan
First Floor Plan
Second Floor Plan
Elevations
Color Elevations
Appeal Letter
Applicant Parking Survey
Letters
Photos

Attachment 2
Attachment 3

Aerials
Land Use &Zoning Map
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Attachment 1 
Proposed Findings of Fact and Conditions of Approval 

Appeal of Cornerstone Restaurant Parking Waiver (Z10-053) 
2301 K Street 

 
Findings Of Fact 
 

A. Environmental Determination:  Based on the determination and 
recommendation of the City’s Environmental Planning Services Manager and the 
oral and documentary evidence received at the hearing on the Project, the 
Planning Commission finds that the Project is exempt from review under Section 
15301, Existing Facilities of the California Environmental Quality Act Guidelines 
as follows: The project consists of the minor alteration of an existing private 
structure, involving negligible expansion of use beyond that existing.   

 
B. The Special Permit to waive the required on-site parking spaces is approved 

subject to the following Findings of Fact and Conditions of Approval: 

1. Granting the special permit is based upon sound principles of land use in that:   
a. An restaurant is an allowed use in the in the General Commercial, 

Neighborhood Corridor overlay (C-2-NC) zone; and 
b. The project is located in a commercial neighborhood with sufficient on-

street parking and time limits to serve the proposed restaurant and ensure 
that parking spaces turn over for the businesses in the area.  

2. Granting the special permit would not be detrimental to the public welfare nor 
result in the creation of a public nuisance in that: 
a. The project is conditioned to minimize impacts to surrounding properties; 

and 
b. The existing commercial building covers most of the 3,200 square foot lot 

and there is no room to provide parking on the subject site; and 
c. A waiting area for patrons is provide inside the building; and 
d. Bicycle parking will be provided. 

3. The project is consistent with the General Plan which designates the site as 
Urban Corridor Low (UCORLOW). 
a. The Staff Level Design Review request to rehabilitate an existing 

commercial structure is approved, subject to the following Findings of Fact 
and Conditions of Approval: 

 
C. The Staff Level Design Review (DR10-110) request to rehabilitate an existing 

commercial structure (a former church) into a restaurant is approved, subject to 
the following Findings of Fact and Conditions of Approval: 
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1. The project is based upon sound principles of land use, in that the proposed 
use is allowed in the General Commercial, Neighborhood Corridor overlay (C-
2-NC) zone; and 

2. The proposed use will be consistent with the objectives of the City of 
Sacramento General Plan. 

3. The project, as conditioned, will complement structures in the vicinity, and 
conforms to the design criteria set forth by the Design Commission. 

 
Conditions of Approval 
 
The Special Permit to waive the required on-site parking spaces is approved subject to 
the following Conditions of Approval: 
 
General 

B1.   The proposed project shall conform to the submitted plans. Any changes to 
the approved site or building size or other plans are subject to additional 
Planning review and approval. 

B2.   The applicant shall obtain all necessary permits before beginning construction.  
B3.   The design of the project must conform to all design review conditions of 

approval for file DR10-110. 
B4.   Restaurant seating and hours of operation are as follows: 

Lease: Hours: B Maximum Seats: C 

No 6:00 am – 5:30 pm 51 

No 6:00 am – 9:00 pm 41 

Yes A 6:00 am – 9:00 pm 51 

A. The applicant shall provide a lease for a minimum of seven (7) parking 
spaces within two (2) blocks of the restaurant between hours of 5:30 pm 
and 9:30 pm. The applicant shall provide staff with a final copy of the signed 
lease. If a lease is provided outside the two block radius, staff will review the 
lease location to determine the lease is acceptable for the parking waiver. If 
leased parking is provided the applicant shall place a sign in the restaurant 
and/or the menu indicating the availability of limited off-street parking. 

B. The restaurant shall not be open earlier than 6:00 AM and shall not be open 
later than 9:00 PM, seven days a week. 

C. Maximum number of seats allowed on the subject site. Does not include any 
seating in the public right-of-way that may be approved in the future.   

B5.   The areas on the on the west and east sides of the main entry door facing K 
Street shall not be used for table service. They shall be designated for 
customer waiting areas only. 
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B6.   The applicant shall apply to the City Department of Transportation for a bicycle 
parking facility to be installed in front of the business in the public right-of-way 
within 30 days after the issuance of the Certificate of Occupancy. The 
applicant shall also install a bicycle parking facility on the west side of the 
building unless it interferes with ADA accessibility requirements.  

B7.   The small office on the second floor shall not be separately leased, and can 
only be used by the restaurant or the residents of the property. No more than 
two dwelling units shall be allowed upstairs.  

B8.   A signed copy of the Affidavit of Zoning Code Development Standards and 
each of the pages of this Record of Decision shall be scanned and inserted as 
a general sheet(s) in the plan set for any building permit submittal associated 
with this project.  

B9.   An affidavit signed by the applicant that affirms the plans submitted for the 
Building Permit comply with all conditions of approval and approved exhibits 
shall be included on full-size sheets as part of the Building Permit plans 
submittals. 

Department of Transportation: 

B10.   Construct standard public improvements as noted in these conditions pursuant 
to Chapter 18 of the City Code. Improvements shall be designed to City 
Standards and assured as set forth in Chapter 18.04.130 of the City Code. All 
improvements shall be designed and constructed to the satisfaction of the 
Department of Transportation. Any public improvement not specifically noted 
in these conditions shall be designed and constructed to City Standards. This 
shall include street lighting and the repair or replacement/reconstruction of any 
existing deteriorated curb, gutter and sidewalk fronting the property along K 
Street and 23rd Street per City standards to the satisfaction of the Department 
of Transportation. 

 
The Staff Level Design Review (DR10-110) request to rehabilitate an existing 
commercial structure (a former church) into a restaurant is approved, subject to the 
following Findings of Fact and Conditions of Approval: 

C1.   Existing cement plaster walls shall be retained and repainted per approved 
plans and color rendering. 

C2.   A cement plaster mechanical well with a crenellated cornice shall be provided 
to match existing crenellated element at the front of the building. 

C3.   Existing windows at east elevation shall be removed and replaced with cement 
plaster to match existing per approved plans. 

C4.   Existing windows at north, east, south, and west elevations shall be retained 
and repainted per approved plans and color rendering. 
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C5.   Entry window and door shall be removed and replaced per approved plans.  
Final wood entry door with glazing shall be coordinated with Design Review 
staff during Building Plan Check review. 

C6.   Entry canopy shall be provided per approved plans.  Final suspension and 
canopy details shall be coordinated with Design Review staff during Building 
Plan Check review. 

C7.   Trim shall be painted per approved plans and color rendering. 
C8.   New stair at the east elevation shall be provided to meet City Standard stair 

detail, and final detailing shall be coordinated with Design Review staff during 
Building Plan Check review. 

C9.   Wall sconce lighting shall be provided at 10’ with final design and cut sheets 
provided and coordinated with Design Review staff during Building Plan Check 
review. 

C10.   Skylights shall be provided per approved plans and elevations. 
C11.   Existing Spanish tile roof shall be retained per approved plans. 
C12.   Minimum 30-year laminated dimensional composition shingle with heavy ridge 

caps shall be provided per approved plans. 
C13.   All mechanical systems shall be located behind and not exceed the height of 

the mechanical parapet per approved plans. 
C14.   The sidewalk café shall be submitted to the Department of Transportation for 

review and approval. Design Review staff will review the submittal at that time. 
C15.   The applicant shall consult with the Solid Waste Services Division of the 

Department of Utilities to arrange the required trash collection services. Any 
on-site trash cans and recycling containers shall be stored wholly within the 
building. No containers or similar objects shall be stored behind the building. 

C16.   All proposed signage shall comply with the Sign Ordinance and Building Code, 
respectively, and shall be reviewed and approved by Design Review staff prior 
to issuance of required sign permits. 

C17.   All other notes and drawings on the final plans as submitted by the applicant 
are deemed conditions of approval.  Any changes to the final set of plans 
stamped by Design Review staff shall be subject to review and approval prior 
to any changes. Applicant shall comply with all current building code 
requirements.   

C18.   The Conditions of Approval shall be scanned and inserted into the final set as 
a general sheet to be submitted for Building Permit. 

C19.   A signed copy of the Affidavit of Zoning Code Development Standards shall be 
scanned and inserted into the final set as a general sheet to be submitted for 
building permit. 
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C20.   Design Review shall review the plans and cut sheets submitted for Building 
Permit and coordinate final details with applicant during the Building Plan 
Check cycle. 

 
Advisory Notes: 

1.       PLANNING: A sidewalk café application is required to be reviewed and 
approved prior to establishing any seating in the public right-of-way. 

2.       PLANNING: If the applicant chooses to limit the on-site seating to 30 seats or 
less, then the parking waiver is not required. The Design Review conditions of 
DR10-110 will still remain applicable for the exterior renovations.  

3.       BUILDING: If there is outside seating, provide wheelchair seating at the 
outside dining area. 

4.       BUILDING: When door swings onto top landing, the landing width in the 
direction of egress travel shall have 42” + door width which equals to 6’-6” per 
CBC Figure 11B-39. 

5.       BUILDING: Provide bar counter with 60” long companion seats per DSA 
Guidelines. 

6.       BUILDING: Post maximum seating capacity in dining area. 
7.       BUILDING: Provide handrails & handrail extensions on ramp. 
8.       BUILDING: Provide emergency power supply system for means of egress 

illumination with battery back-up system for a duration of not less than 90 
minutes per CBC section 1006.3. 

9.       BUILDING: Provide handrails on each side of stairway per CBC section 1012, 
& provide guardrail on the open-sided stairway per CBC section 1013. 

10.   BUILDING: Provide two-hour occupancy separation between A-2 & R per CBC 
Table 508.3.3. 

11.   BUILDING: Provide mix occupancies allowable area computations per CBC 
section 508.3.3. 

12.   BUILDING: Provide shear & overturning moment design calculations on west 
wall because of new openings. 

13.   BUILDING: Provide engineering & attachment details for the new awning. 
14.   DEPARTMENT OF TRANSPORTATION: The site plan shows a proposed 

café seating along the frontage of the building.  The applicant shall apply for a 
revocable permit for the use of the public right-of-way for a café seating and 
must meet all the requirements for that permit. The applicant shall also be 
required to apply for an encroachment permit to allow for the construction of 
the Café seating with the Department of Transportation. Please contact Cesar 
Narvaez at (916) 808-7873 to inquire about the requirements of both permits. 
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Exhibit 1A   Site Plan 
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Exhibit 1B  First Floor Plan 
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Exhibit 1C  Second Floor Plan 
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Exhibit 1D  Elevations  
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Exhibit 1E  Color Elevations 
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Exhibit 1F  Appeal Letter 
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Exhibit 1F  Appeal Letter (cont.) 
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Exhibit 1F  Appeal Letter (cont.) 
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Exhibit 1F  Appeal Letter (cont.) 
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Exhibit 1F  Appeal Letter (cont.) 
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Exhibit 1F  Appeal Letter (cont.) 
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Exhibit 1H  Applicant Parking Survey 
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Exhibit 1H  Applicant Parking Survey (cont.) 
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Exhibit 1H  Applicant Parking Survey (cont.) 
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Exhibit 1H  Applicant Parking Survey (cont.) 
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Exhibit 1H  Applicant Parking Survey (cont.) 
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Exhibit 1H  Applicant Parking Survey (cont.) 
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Exhibit 1H  Applicant Parking Survey (cont.) 
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Exhibit 1H  Applicant Parking Survey (cont.) 
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Exhibit 1I  Letters 
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Exhibit 1I  Letters (cont.) 
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Exhibit 1I  Letters (cont.) 
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Exhibit 1I  Letters (cont.) 
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Exhibit 1I  Letters (cont.) 
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Exhibit 1I  Letters (cont.) 
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Exhibit 1I  Letters (cont.) 
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Exhibit 1J  Photos 
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Exhibit 1J  Photos (cont.) 
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Exhibit 1J  Photos (cont.) 
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 Attachment 2  Aerials 

 
 

Item #4



Subject: Appeal of Cornerstone Restaurant Parking Waiver (Z10-053) October 28, 2010 
 

46 

Attachment 2   Aerials (cont.) 
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Attachment 2   Aerials (cont.) 
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Attachment 3  Land Use & Zoning Map 
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