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REPORT TO  
PLANNING COMMISSION 

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

PUBLIC HEARING 

April 12, 2012 

To: Members of the Planning Commission 
 
Subject:  McDonalds on Stockton Boulevard and 2nd Avenue. A request to construct 

a new restaurant with drive-through facility on approximately 0.99 acres in the 
General Commercial (C-2) zone. (P10-071) 

A. Environmental Determination: Mitigated Negative Declaration 

B. Special Permit to construct a new restaurant with drive-through service 
facility within the General Commercial (C-2) zone.  

Location/Council District:    

Northwest corner of Stockton Boulevard and 2 nd Avenue, 2624 Stockton Boulevard, 
Sacramento, CA 95817 

Assessor’s Parcel Number 014-0085-046 

Council District 5 

Recommendation:  Staff recommends that the Commission deny the request based on 
the findings listed in Attachment 1.  The Commission has final approval authority over 
items A & B above, and its decision may be appealed to City Council. At the time of 
writing the report the outstanding neighborhood issues associated with the project 
involve site layout, building design, traffic, quality of life, air quality, noise, and 
proposed hours of operation. Staff is therefore recommending denial of the Special 
Permit. 

Contact:  Antonio Ablog, Associate Planner, 808-7702; Lindsey Alagozian, Senior 
Planner, (916) 808-2659 
 
Applicant: Mark McIlvain, CRM Architects, 5921 Folsom Boulevard, Sacramento, CA 
95819, (916) 451-1500 
 
Owner: John Saca, Sacramento Development for Stockton Boulevard Partners LLC., 
77 Cadillac Drive, Suite 150, Sacramento, CA 95864, (916) 920-0400 
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Summary:  The applicant seeks to construct a new 3,897 square foot restaurant with 
drive-through, on approximately 0.99 acres within the General Commercial (C-2) zone.  
City staff does not support the proposed project as it is inconsistent with the goals and 
policies contained in the 2030 General Plan and the design of the proposed restaurant 
conflicts with the Oak Park Design Guidelines. Staff does not support the wrap around 
drive-through design and is recommending denial of the Special Permit; therefore, the 
project is considered controversial. 
 
Table 1: Project Information 

General Plan designation: Urban Corridor Low 
Existing zoning of site: General Commercial (C-2) 
Existing use of site: Vacant 
Property area: 0.99± acres or 42,912 square feet 
 
Background Information:   
 
The site is an existing vacant parcel located on the northwest corner of Stockton 
Boulevard and 2nd Avenue.  
 
On May 8, 2003, the City Council approved entitlements for the project site and 
adjacent parcels to the north, for the project known as The Stockton Boulevard Mixed 
Use Building (P02-009). The Stockton Boulevard Mixed Use Building project consisted 
of one level of subterranean parking, 6,000 square feet of ground level retail and 
parking, 54,800 square feet of second and third level office space, and 12-market rate 
apartments located on the fourth level. The Stockton Boulevard Mixed Use Building was 
never constructed and many of the entitlements expired. The previously merged parcels 
were subsequently subdivided, resulting in the current parcel layout.  
 
The proposed McDonald’s restaurant with drive-through facility was submitted on 
September 30, 2010. On November 5, 2010 city staff sent a letter to the applicant 
requesting that the site plan be revised to provide a pedestrian-oriented layout, and that 
the building itself be redesigned in order to be compatible with the surrounding 
neighborhood. Subsequently, city staff met with the applicant on several occasions re-
emphasizing the requested changes; also stating that staff does not support the 
proposed layout of the project.  
 
The project was scheduled to be heard by the City Planning Commission (CPC) on 
October 27, 2011, with a staff recommendation of denial.  The applicants requested a 
continuance in order to determine if the project could be modified to address the staff 
concerns.  The project was continued to the December 8, 2011 CPC agenda.  During 
the interim period, the applicants provided staff with a proposed site plan that placed the 
drive-through on the interior of the site and addressed a majority of planning staff 
concerns.  The reconfiguration of the drive-through resulted in the relocation of the 
Stockton Boulevard drive way to the northern portion of the site.  This change required 
additional analysis of driveway locations on the project site.  The project was withdrawn 
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from the CPC’s December 8, 2011 agenda in order to finalize the project review and 
analysis of the driveways. 
 
In order to justify the new location of the Stockton Boulevard driveway, the applicant 
attempted to work with UC Davis and the City’s Department of Transportation.  The 
applicant offered to relocate UCD’s Stockton Boulevard driveway to line up with their 
newly proposed driveway location.  Ultimately, UCD was not able to support this 
modification to their site because it would create a negative impact to their on-site 
circulation.  The applicant worked with the City’s DOT to study potential modifications to 
the striping and lane design, including a potential median on Stockton Boulevard, that 
would allow for the applicant’s driveway location.  Ultimately, it was determined the 
necessary changes were not feasible for the applicant construct.  The applicant should 
be commended for their attempt to address the concerns of the planning staff.   
 
The applicant has determined they cannot move forward with limited driveway access 
on Stockton Boulevard that would result from placing the drive-thru on the internal 
portion of the site.  Once they determined the internal drive-thru would not be feasible, 
the applicant requested that the original site design be taken forward to the CPC for a 
public hearing.  The applicant has made a majority of the requested changes to the 
building elevations and is close to meeting the requirements of the Urban Design 
Director.  Any determination on the Design Review entitlements will not be considered 
until a decision has been made regarding the Special Permit for the drive-through.  As 
analyzed in this report, staff does not support the proposed Special Permit with a 
perimeter drive-through design. 
 
Public/Neighborhood Outreach and Comments:  Upon the project submittal, 
notification of the proposal was sent to WALK Sacramento, Oak Park Business 
Association, Oak Park Neighborhood Association (OPNA), Oak Park Redevelopment 
Advisory Committee (RAC), Stockton Boulevard Partnership, and the Medical Center 
Neighborhood Association. City staff received numerous phone calls, letters, and emails 
from neighbors and the neighborhood groups, stating concern and opposition to the 
proposed project. As stated previously, the concerns were in regard to safety, 
pedestrian accessibility, lighting, noise, proposed hours of operation, quality of life, air 
quality, and traffic. All emails and letters received are attached, see Attachment 2. City 
staff also received 264 pages of a standardized petition, with a total of approximately 
1,720 signatures, submitted on behalf of the group Healthy Development of Oak Park. A 
single page of the entire petition is included as Page 75 of Attachment 2, of the staff 
report.  
 
On October 25, 2011, a letter was submitted by Michael E. Di Geronimo representing 
McDonald’s (Attachment 3). This letter argues that the proposed project will redevelop 
and revitalize a vacant infill site and that staff did not consider the General Plan as a 
whole with regards to the findings on the project. Staff has reviewed this letter and we 
continue to believe that our analysis and findings appropriately support our position 
recommending denial of the requested Special Permit. 
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Environmental Considerations:   
 
Environmental Planning Services has prepared an Initial Study and a Mitigated 
Negative Declaration for the proposed project. On March 3, 2009, the City Council 
approved the 2030 General Plan and certified the Master Environmental Impact Report 
(Master EIR). Development consistent with the C-2 zoning was included in the Master 
EIR and the Initial Study prepared for the project examined the project for the purpose 
of identifying any additional significant environmental effects, or project-specific effects, 
that could occur with the project and that were not examined in the Master EIR.  
 
The Mitigated Negative Declaration was circulated for public review Monday, August 1, 
2011 through Wednesday, August 31, 2011.  The City received numerous comment 
letters regarding the proposed project. The majority of comment letters consist of 
statements of opposition to the project for a variety of general issues including traffic, 
noise, lighting, health, quality of life, property values, vagrancy, crime, trash and general 
plan consistency. A few of the comment letters raised specific concerns with the initial 
study/draft mitigated negative declaration, but none would require changes to the initial 
study or mitigated negative declaration that would result in the need for recirculation of 
the document.  
 
The draft mitigated negative declaration for the McDonald’s project is available for 
review at the following URL: 
 

http://www.cityofsacramento.org/dsd/planning/environmental-review/eirs/ 
 
CEQA review is not required for projects that the lead agency determines it will not 
approve.  Because staff is recommending denial of the project application, staff has not 
prepared findings for adoption of the mitigated negative declaration and mitigation 
monitoring plan. The majority of comments received for this project did not distinguish 
between typical project comments and comments specifically directed towards the 
environmental review of the project. Staff reviewed all comment letters for both project 
and environmental concerns and has attached all letters received in Attachment 2 of 
this staff report.    
 
Policy Considerations:   
 
2030 General Plan 

The 2030 General Plan Update was adopted by City Council on March 3, 2009.  The 
2030 General Plan’s goals, policies, and implementation programs define a roadmap to 
achieving Sacramento’s vision to be the most livable city in America.  The 2030 General 
Plan Update designation of the subject site is Urban Corridor Low, which is defined as: 

“Urban Corridor Low includes street corridors that have multistory 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 
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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. (p. 2-88)” 

The proposed restaurant with drive-through facility conflicts with key urban form 
characteristics envisioned for parcels designated as Urban Corridor Low.  These 
conflicts include: 

 A development pattern with moderate lot coverage, limited side yard setbacks, 
and buildings sited up to the corridor to create a consistent wall. 

The proposed restaurant comprises approximately 10% of the overall site and 
does not provide moderate lot coverage. The restaurant building is situated on 
the site such that the drive-through lane borders the southern and eastern 
property lines, creating a large 21’ street-side setback and large 43’ front 
setback. The restaurant is therefore not sited up to the corridor nor does it 
provide for a consistent street wall development pattern.  

 More intense mixed-use development at intersections with stepped down 
residential uses in between. 

The proposed restaurant would be located at the northwest intersection of 
Stockton Boulevard and 2nd Avenue, for which the General Plan recommends 
development to be more intense in nature, incorporating a mix of uses. The 
proposed restaurant with drive-through facility is not a mixed use development as 
it is a single-story, relatively small stand-alone restaurant. Additionally, the 
project site directly abuts residential uses to the west without providing a buffer of 
less intense uses in between. 

 Building facades and entrances directly addressing the street. 

While the restaurant itself faces Stockton Boulevard, the main entrance is located 
along the northern elevation, which faces the onsite parking lot. The proposed 
design does not directly address the street, but in fact places a strong emphasis 
on the drive-through facility.  

 Buildings with pedestrian-oriented uses such as outdoor cafes located at the 
street level. 

The proposed restaurant does provide an outdoor patio dining area at the front of 
the building at street level however; the patio dining area is disconnected from 
the sidewalk along Stockton Boulevard as the drive-through exit lane lies 
between the two. Therefore, pedestrians walking along the sidewalk on Stockton 
Boulevard must walk through the internal parking lot or drive-through lane in 
order to reach the outdoor patio dining area, which can be a safety concern. The 
restaurant with drive-through is therefore, not pedestrian oriented but vehicle 
oriented. 
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 Limited number of curb cuts along arterial streets, with shared and/or rear alley 
access to parking and service functions. 

 
The proposed restaurant with drive-through includes a large driveway off of 
Stockton Boulevard and second smaller driveway off of 2nd Avenue. The site plan 
has been reviewed by the City’s Department of Transportation and they do not 
object to the number of curb cuts. Shared or alley access is not available for the 
site as the adjacent parcel to the north has already been developed and does not 
contain viable connections. 

 Attractive pedestrian streetscape, with sidewalks designed to accommodate 
pedestrian traffic, that includes appropriate landscaping, lighting, and pedestrian 
amenities/facilities. 

As stated previously, the proposed restaurant building not sited directly on the 
corner of Stockton Boulevard and 2nd Avenue, as the drive-through lane lies 
between the restaurant and the adjacent sidewalks. Pedestrian accessibility to 
the site is therefore impaired. Furthermore, no onsite sidewalk is provided that 
would connect the restaurant to the existing sidewalks along either Stockton 
Boulevard or 2nd Avenue. It is staff’s position that the location of the drive through 
lane diminishes pedestrian access to the store and diminishes the sites ability to 
provide an active streetscape. 

The allowed uses within the Urban Corridor Low as described in the 2030 General Plan 
include retail/service uses, such as the proposed project. However, the 2030 General 
Plan has identified goals many and policies related to Corridors. As it is not a pedestrian 
oriented use, the development of the site with a restaurant with drive-through facility is 
in direct conflict with some of these goals and policies; such as: 

 Corridors: Support the development of major circulation corridors that balance 
their vehicular function with a vibrant mix of uses that contribute to meeting local 
and citywide needs for retail, services, and housing and provide pedestrian-
friendly environments that serve as gathering places for adjacent neighborhoods. 
(Policy LU 6.1) 

 Corridor Uses: The City shall encourage residential, mixed-use, retail, service, 
commercial, and other pedestrian-oriented development along mixed-use 
corridors to orient to the front of properties with entries and stoops fronting the 
street. (Policy LU 6.1.5) 

 Visual and Physical Character: The City shall promote development patterns and 
streetscape improvements that transform the visual and physical character of 
typical automobile-oriented corridors by: 

o Enhancing the definition of the corridor by locating buildings at the back of 
the sidewalk, and establishing a consistent street wall. (Policy LU 6.1.12)  

 
In addition to the 2030 General Plan goals and policies related to Corridors, the 
proposed restaurant with drive-through directly conflicts with Citywide Land use and 
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Urban Design policies in the General Plan as it is not a pedestrian oriented use and 
directly adjacent to an established residential neighborhood. Such policies include:  
 

 Protect Established Neighborhoods. The City shall preserve, protect, and 
enhance established neighborhoods by providing sensitive transitions between 
these neighborhoods and adjoining areas, and requiring new development, both 
private and public, to respect and respond to those existing physical 
characteristics, buildings, streetscapes, open spaces, and urban form that 
contribute to the overall character and livability of the neighborhood. (Policy LU 
2.1.2) 

 Complete and Well-Structured Neighborhoods. The City shall promote the design 
of complete and well-structured neighborhoods whose physical layout and land 
use mix promote walking to services, biking, and transit use; foster community 
pride; enhance neighborhood identity; ensure public safety; are family-friendly 
and address the needs of all ages and abilities. (LU 2.1.3) 

 Buildings that Engage the Street. The City shall require buildings to be oriented 
to and actively engage and complete the public realm through such features as 
building orientation, build-to and setback lines, façade articulation, ground-floor 
transparency, and location of parking. (LU 2.7.7) 

 
Although the Floor Area Ratio (FAR) standard within the 2030 General Plan for Urban 
Corridor Low development is 0.30 minimum and 3.00 maximum, the project site is 
exempt from the minimum FAR requirement as the site is less than one acre in size, 
and designated for such a commercial use.  
 
Overall, the proposed McDonald’s restaurant with drive-through does not meet the 2030 
General Plan goals and policies related to Corridors, nor does it comply with many other 
policies related to larger Citywide Land Use and Urban Design principles because the 
proposed site layout is not pedestrian oriented, is not engaging to the Stockton 
Boulevard streetscape, and does not provide a buffer to the adjacent residential uses to 
the west.  
 
Project Design:   
 
Land Use 
 
The applicant proposes to construct a new 3,897 square foot McDonald’s Restaurant 
with drive-through window. Restaurants that meet the City’s development standards are 
allowed within the General Commercial (C-2) zone without the approval of entitlements. 
However, a Special Permit pursuant to 17.24.050(44) of the Zoning Code is required for 
a drive-through service facility.  
 
In evaluating Special Permit proposals of this type, the Commission is required to make 
the following findings: 
 

1. Sound Principles of Land Use. A special permit shall be granted upon sound 
principles of land use. 
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 The Special Permit for the drive-through should not be granted as the 
proposed project is not based upon sound principles of land use in that it is 
inconsistent with the goals and policies of the 2030 General Plan.  The 
proposed project is inconsistent with the goals and policies relating to 
providing pedestrian oriented development within corridors, locating buildings 
at the back of sidewalk so that they engage the street, and promotion of 
walking, biking, and transit use. Additionally, the proposed project is not based 
upon sound principles of land use in that the design of facility conflicts with the 
Oak Park Design Guidelines. 

 
2. Not Injurious. 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. 
 
 As proposed, the drive-through service facility is detrimental to the public 

health, safety and welfare because it directly impedes pedestrian movement 
from adjacent public sidewalks to the proposed restaurant, thereby 
jeopardizing the safety of pedestrians. 

 
3. Must Relate to a Plan. 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 proposed drive-through service facility does not comply with the objectives 
of the 2030 General Plan in that the project site layout, including the location of 
the drive-through, conflicts with the urban form guidelines for the Urban 
Corridor Low General Plan designation by not siting the building up to the 
corridor. Additionally, the main entrance does not directly address the street, 
and the layout of the site is not pedestrian oriented. The proposed drive-
through service facility also does not comply with many other goals and 
policies contained in the 2030 General Plan, by not providing a sensitive 
transition between the existing neighborhood and the new commercial use, 
and the layout of the site which does not promote walking to services, biking, 
and transit. Additionally, the design of the building as proposed conflicts with 
the Oak Park Design Guidelines which promote a strong connection between 
the building, sidewalk, and street. 

 
4. The design and location of the facility will not contribute to increased congestion 

on public or private streets or alleys adjacent to the subject property; 
 
A Traffic Impact Study for the proposed project was prepared by the City’s 
Department of Transportation and it has been determined that, as designed, 
the project will not contribute to increased congestion on streets adjacent to 
the subject property.  
 

5. The design or location of the facility will not impede access to or exiting from the 
parking lot serving the business, impair normal circulation within the parking lot or 
impede pedestrian movement;  
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 As evaluated in the Traffic Impact Study for the proposed project, and 

reviewed by the City’s Department of Transportation, the design and location 
of the drive-through will not impede access to or exiting from the parking lot 
for the McDonald’s restaurant, nor will it impair normal circulation within the 
parking lot. However, the location of the drive-through lane will directly 
impede pedestrian movement to/from the adjacent City sidewalks located 
along Stockton Boulevard and 2nd Avenue, as the drive-through lane lies 
between the sidewalk and the building entrances. Additionally, sidewalks 
connecting the proposed McDonald’s restaurant to the City sidewalks are not 
proposed, thus impeding direct pedestrian movement on to the site.  

  
6. The design and location of the facility will not create a nuisance for adjacent 

properties. 
 

As the proposed restaurant with drive-through will not be located directly 
adjacent to the residential properties to the west, it is not expected to create 
a nuisance. Additionally, an 18’ landscaped area will separate the adjacent 
residential uses from the parking lot. As required by code, a six-foot high 
solid masonry block wall separating the residential and commercial use will 
be constructed, in order to reduce environmental aspects associated with the 
drive-through service facility. Overall, the location and design is similar to 
other restaurants with drive-through facilities, with the exception being that 
the drive-through lane impedes pedestrian movement. However, the design 
and location of the proposed facility is not expected to create a nuisance for 
adjacent properties.  

 
In addition to the above findings, the Zoning Ordinance establishes the following 
standards for drive-through service facilities that are to be used in reviewing the 
adequacy of project design: 
 
1. A minimum stacking distance of one hundred eight (180) feet shall be provided to 
each pick-up window or automated machine.  
 
The proposed drive-through service facility provides a stacking distance in excess of 
one hundred eighty (180) feet or ten (10) vehicles, thus meeting the minimum stacking 
distance. 
 
2. A facility with separate ordering point(s) and pick-up window(s) shall provide 
stacking space for at least four vehicles in advance of each ordering point and stacking 
space for at least four vehicles between each ordering point and pick up window. 
 
The proposed drive-through service facility provides a stacking distance for six vehicles 
from the entrance to the drive-through lane and the menu/order board, and provides a 
stacking distance for four vehicles form the menu/order board to the pick-up window. 
Thus, the proposed drive-through service facility meets the required stacking spaces. 
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3. Entrances to drive-through lanes shall be at least twenty-five (25) feet from 
driveways entering a public or private street or alley. 
 
The entrance to the proposed drive-through lane would be located approximately eighty 
(80) feet from the nearest driveway along 2nd Avenue, thus meeting the distance 
requirement. 
 
4. Drive-through service facilities shall not be considered as justification for 
reducing the number of required parking spaces. 
 
The proposed ninety (90) seat McDonald’s restaurant is required to provide thirty (30) 
onsite parking spaces and thirty (30) parking spaces are proposed. Therefore, the 
parking requirement is met, and a reduction in the number of required parking spaces 
has not been requested. 
 
5. The minimum width of each drive-through lane shall be eleven (11) feet. The 
entrance to the lane and the direction of traffic flow shall be clearly designated by signs 
and pavement marking or raised curbs.  
 
The proposed drive-through lane(s) would be approximately twelve (12) feet in width, 
with directional signs and pavement markings directing the traffic flow, at both the entry 
and exit points. Therefore, the drive-through requirements have been met. 
 
6. A solid six-foot high masonry sound wall shall be constructed on the property 
boundary when the site is contiguous to residentially zoned or used property(ies). 
 
As part of the proposed project, a new six-foot high CMU wall along the western 
property boundary would be constructed, where the site is contiguous to residentially 
zoned properties, thus meeting the requirement.  
 
7. Operation of the drive-through service facility shall be restricted to between the 
hours of seven a.m. and ten p.m. when the site is contiguous to residentially zoned or 
used property(ies) unless the planning commission approves different hours of 
operation during the review of the special permit.  
 
The applicant has requested that the hours of the proposed drive-through service facility 
be between five a.m. and eleven p.m., seven days a week. City staff does not support 
the requested extension of the proposed drive-through service facility hours as the site 
is contiguous to residentially zoned/used properties.  
Setbacks, height and bulk  

Table 2: Height and area standards 

Standard Required Proposed Deviation? 

Height 35’ 23’-4” at corner cap no 
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element 

Front setback 7.5’ 43’ no 

Side setback 0’ 110’ no 

Rear setback 15’ 130’ no 

Street side setback 5’ 21’ n/a 

Floor Area Ratio 
(FAR)* 

No Minimum to 3.0 
Maximum 

.09 no 

Lot coverage 40,000 sq. ft. max. 3,897 sq. ft. no 

* Per the General Plan, small commercial (less than 1 acre), where permitted by the land use 
designation, shall be exempt from the minimum FAR requirement. 

As indicated above, the project meets or exceeds all applicable height and area 
requirements. 

Access, circulation, and parking 

Vehicle Parking: The Zoning Code specifies one parking space per three (3) seats of a 
restaurant. The proposed McDonald’s restaurant will provide ninety (90) seats within the 
restaurant, requiring thirty (30) on-site parking spaces. The proposed site plan provides 
thirty parking spaces, thus meeting the requirement.  
 
Bicycle Parking: The project is required to provide bicycle parking based on the number 
of required vehicular parking spaces.  The Sacramento City Code, Section 17.64.050, 
requires one (1) bicycle parking space for every twenty (20) required vehicle parking 
spaces.  The McDonald’s restaurant is required to provide two bicycle parking spaces; 
one a Class I, the other a Class I, II, or III. Although a bike rack is shown on the site 
plan, a Class I bicycle parking space/locker is not shown.   
 
Access: As stated previously, ingress and egress to the site will be provide via a 
driveway (ingress and egress) off of Stockton Boulevard, as well as a driveway (ingress 
and egress) off of 2nd Avenue, with a large internal parking lot connecting the two 
driveways. The drive-through lane will provide egress to the internal parking lot, parallel 
to Stockton Boulevard.  The City’s Department of Transportation has reviewed the site 
plan and has no objections to site access or internal circulation. 

Pedestrian Circulation:  Off-site pedestrian access is provided via an attached sidewalk 
along Stockton Boulevard. However, in order to walk from the sidewalk to the building, a 
pedestrian must walk through either the drive-through lane or parking lot. A direct 
sidewalk connecting the street sidewalk to a building entrance is not provided. With their 
most recent revisions, the applicant has augmented the site plan to include a plaza area 
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at the southeast corner of the site. Staff believes that the new plaza area would create a 
more meaningful impact if it offered direct access to a store entry. 

Building design, signage and landscaping 

The proposed McDonald’s restaurant is rectangular in shape, approximately eighty-
seven(87) feet long and forty-four (44) feet in width, with the main entrance facing the 
internal parking lot. In response to staff’s comments on the original proposal, the 
applicant has made several changes to the building elevations. The exterior walls are 
now proposed to be finished with brick and tile instead of stucco. Metal awnings painted 
yellow are proposed to be placed above the windows at the front elevation, continuing 
at the northern side intermittently. A painted aluminum trellis system supported by brick 
pilasters will cover the drive though area adjacent to the southern side of the building. A 
small, taller corner element is proposed at the southeastern portion of the restaurant, 
with a roof-cap at the top. Corrugated metal paneling will form the upper portion of the 
parapet and will screen any mechanical equipment. The proposed colors are brick reds, 
yellows, taupe, and grey reflecting the colors and materials found on surrounding site. 
The landscaping plan provided complies with the City’s Parking Lot Tree Shading 
Design and Maintenance Guidelines. 

As the project site is located within the Oak Park Design Review area, the applicant was 
provided comments and suggested revisions in order for the building to be consistent 
with the established guidelines. As stated in the Oak Park Design Guidelines, the 
purpose of the Oak Park Design Guidelines and Standards is, ‘…to provide consistent 
design principles for residential and commercial structures that can contribute to the 
creation of neighborhoods with a strong, cohesive sense of place, and can improve the 
overall character of neighborhoods, by making them more attractive, safe, and inviting 
places to live.”   The following is the list of comments that were given to the applicant. 
Some of these comments have been addressed by the latest plans, but others have not. 
 
 Comments Addressed 
 

1. Brick treatment should be used for elevations, so that the building is 
consistent with surrounding structures. 

2. A wainscot veneer can be integrated into the elevations, as on the County 
building across the street from 2nd Avenue. 

3. Consider using a metal roof and/or awnings, to better complement the hotel 
and hospital buildings across the street from Stockton Boulevard. 

4. Reconsider the color scheme by using more compatible colors with the 
surrounding neighborhood. 

5. Use high quality building materials so that the restaurant further 
complements the existing neighborhood. 
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6. Reconsider the layout of the drive-through, so it will be less conspicuous to 
the public. Our policy is to design the drive-through facility so it has 
minimum visibility from street views. 

7. Design the site and building layout to encourage pedestrian activity. 
8. Consider a corner element to emphasize the corner of Stockton Boulevard 

and 2nd Avenue, so there will be a pedestrian path that connects the street 
crossing, sidewalks, and the site. 

The proposed project is considered to be a Design Director level of review for Design 
Review. Though a number of comments related to colors and materials have been 
addressed, issues related to pedestrian connectivity and prominence of the drive 
through area remain. Due to the of the underlying lack of support for the currently 
proposed project, the project has not yet been scheduled for a Design Director hearing, 
as the City Planning Commission entitlement (Special Permit) is necessary in order to 
proceed with the project. 

Respectfully submitted by~;;:ss;;s ~ 
Antonio Ablog 

Associate Planner 

Approved by:---r---+-'t----"---------+___.__'L--=--
/ LINDSEY ALAGOZIAN 

Y BITTER, AICP 
rincipal Planner 
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Attachment 1 – Recommended Findings of Fact: 
 
Findings Of Fact 
 
B. The Special Permit to construct a new restaurant with drive-through service facility 
within the General Commercial (C-2) zone is denied based on following Findings of 
Fact: 
 

1. The Special Permit for the drive-through should not be granted as the proposed 
project is  not based upon sound principles of land use in that it is inconsistent 
with the goals and policies of the 2030 General Plan.  The proposed project is 
inconsistent with the goals and policies relating to providing pedestrian oriented 
development within Corridors, locating buildings at the back of sidewalk so that 
they engage the street, and promotion of walking, biking, and transit use. 
Additionally, the proposed project is not based upon sound principles of land 
use in that the design of facility conflicts with the Oak Park Design Guidelines 
which also encourage a strong connection between the building, sidewalk, and 
street.  

 
2. As proposed the drive-through service facility is detrimental to the public health, 

safety or welfare because it directly impedes pedestrian movement from 
adjacent public sidewalks to the proposed restaurant, thereby jeopardizing the 
safety of pedestrians.  

 
3. The proposed drive-through service facility does not comply with the objectives 

of the 2030 General Plan in that the project site layout, including the location of 
the drive-through, conflicts with the urban form guidelines for the Urban Corridor 
Low General Plan designation by not siting the building up to the corridor. The 
main entrance does not directly address the street and the layout of the site is 
not pedestrian oriented. Additionally, the proposed drive-through service facility 
does not comply with many other goals and policies contained in the 2030 
General Plan, by not providing a sensitive transition between the existing 
neighborhood and the new commercial use, and the layout of the site which 
does not promote walking to services, biking, and transit. Furthermore, the 
design of the building as proposed is inconsistent with the Oak Park Design 
Guidelines in that the site plan does not foster a strong relation between the 
building and the streetscape.  

 
4. As evaluated in the Traffic Impact Study prepared for the proposed project, and 

reviewed by the City’s Department of Trans portation, the location of the drive-
through lane will directly impede pedestrian movement to/from the adjacent City 
sidewalks located along St ockton Boulevard and 2 nd Avenue, as the drive-
through lane lies between the s idewalk and the building entrances. Additio nally, 
sidewalks connecting the proposed McDonald’s restaurant to the City sidewalks  
are not proposed, thus impeding direct pedestrian movement on to the site. 
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Exhibit A: Land Use & Zoning Map 
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Exhibit B: Site Plan 
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Exhibit C: Floor Plan 
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Exhibit D: Exterior Elevations 
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Exhibit E: Exterior Elevations 
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Exhibit F: Color Elevations/Materials 
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Exhibit G: Color Elevations/Materials 
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Exhibit H: Perspective Rendering 
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Exhibit I: Street Section 
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Exhibit J: Landscape Plan 
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