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REPORT TO  
PLANNING COMMISSION 

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

PUBLIC HEARING 
September 13, 2012 

To: Members of the Planning and Design Commission 
 
Subject:  Bar None Auto Auction Variance (P12-001) 
A request to waive paving, screening, and landscaping requirements in order to operate 
an auto/truck/equipment auction business on approximately 18.34 acres in the Light 
Industrial (M-1S-SWR) Zone. 
 

A. Environmental Determination: Categorical Exemption pursuant to CEQA 
Guidelines Section 15301 (existing facilities); and 

B. Variance to waive the paving requirement for storage areas and off-street 
parking and maneuvering areas for vehicles. 

C. Variance to waive the screening requirement for outdoor uses in the Light 
Industrial (M-1S-SWR) zone.  

D. Variance to waive the shading requirements for paved parking and 
maneuvering areas. 

Location/Council District:    

4731 – 4751 Power Inn Road 
Assessor’s Parcel Number: 061-0121-001, 002, 003, and 004 
Council District 6 
 
Recommendation:  Staff recommends the Commission approve the request based on 
the findings and subject to the conditions listed in Attachment 1.  The Commission has 
final approval authority over items A through D above, and its decision is appealable to 
City Council.  At the writing of this report, staff has not received any opposition to 
the proposal and the project is considered to be non-controversial. 

Contact:  Antonio Ablog, Associate Planner, (916) 808-7702; Lindsey Alagozian, Senior 
Planner, (916) 808-2659 
 
Applicant: Javed Siddiqui, JTS Engineering Consultants, 1808 J Street, Sacramento, 
CA  95811 

Owner: Frans Roodenburg, Hbb Holding Co. Inc., 4751 Power Inn Road, Sacramento, 
CA  95826 
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Summary:  The applicant is requesting entitlements to continue the operation of the Bar 
None Auto Action. On August 2, 2011 a complaint was filed with the Code Compliance 
Division citing concerns that drainage from the site was affecting adjacent properties. 
Upon inspection, it was found that an auto auction business has been operating on the 
site without proper improvements to paving and landscaping. Due to the nature of the 
business and size of the property, the applicant maintains that it is not feasible to pave 
the site to meet the development standards. The applicant is now requesting to waive 
the paving requirement for a large portion of the site, is proposing a “green” screen 
alternative to the solid fencing requirements of the M-1S-SWR zone, and is requesting 
to waive the shading requirement for an existing unpaved area that is proposed to be 
paved.  

 

Table 1: Project Information 

General Plan designation: Employment Center Low Rise; Industrial 

Existing zoning of site: Light Industrial (M-1S-SWR) 

Community Plan Area: Fruitridge/Broadway 

Existing use of site: Auto Auction 

Property area: 18.34 Acres Net 

 

Background Information:  The 18.34 acre subject site is currently occupied by Bar 
None Auto Auctions. The site consists of four parcels. Parcels 061-0101-001, 003, and 
004 on the western half of the site are zoned Light Industrial (M-1S-SWR) while parcel 
002 on the eastern half of the site is zoned Heavy Industrial (M-2S-SWR).The site is 
surrounded by both light and heavy industrial uses with light industrial uses to the north 
and west, and heavier industrial uses to the south and east.  

Industrial brick/block manufacturing occurred on the subject site as early as 1947 and 
continued until 2007 with the last brick/block manufacturer being the Hokanson Block 
Company. These businesses operated on the site without paving for any of the 
maneuvering or storage areas for the business and were in operation as such when the 
property was annexed to the city in 1965. As these businesses were in continuous 
operation with no major change of use, there was no requirement to meet the paving 
and landscaping requirements for the site.  

In early 2007, Bar None Auction, Equipment, & Vehicle sales moved to the site and 
have been in operation since. The business is an allowed use on the site. However, at 
the time, the new business should have been required to pave all storage areas, 
including vehicle storage, and all areas used for vehicle maneuvering. The business 
should have also erected solid fencing around any outdoor uses. Neither of these 
requirements was met. 

In August of 2011, a complaint was received by the City’s Code Compliance Division 
stating that the site was draining water onto adjacent properties. The site was 
subsequently inspected and found not to be compliant with the development standards 
for the property. The applicant was informed that the property either had to be improved 
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to the current standards or a Variance would have to be requested that would require a 
decision by the Planning and Design Commission. On January 4, 2012, staff received 
the Variance request from the applicant.  

Environmental Considerations: The Community Development Department, 
Environmental Planning Services Division has reviewed this project and determined that 
it is exempt from the provisions of the California Environmental Quality Act (CEQA) 
under Class 1, Section number 15301 (existing facilities) as the proposed project 
involves minor improvements to the subject property and will not result in expansion of 
the existing operation. 

Policy Considerations: 

General Plan 

The 2030 General Plan land use designation for the site is Employment Center Low 
Rise and its current zoning consists of both Light and Heavy Industrial. The 2030 
General Plan allows development consistent with zoning in areas where the zoning has 
not been brought into consistency with the General Plan. If the development project 
requires approval of a discretionary entitlement a finding must be made that approval of 
the project will not interfere with the long term development of the General Plan.  
 
With this project, the applicant is requesting to make several paving and landscaping 
improvements to an existing land use.  The applicant is also requesting to waive 
requirements related to paving, landscaping, and tree shading. In supporting the 
requested variances, staff is supporting a use that could easily be redeveloped as the 
existing use can operate on what is essentially undeveloped land. If more substantial 
improvements were required on the site, they would be an impediment to future 
development as the improvements would need to be removed to redevelop the site. 
 
Public/Neighborhood Outreach and Comments:  Staff routed the proposal to the 
Power Inn Alliance as well as to all property owners within 500 feet of the site. 
Additionally, the applicant has discussed the project with the Power Inn Alliance. Staff 
discussed the project with a representative of the Power Inn Alliance. The 
representative noted that the applicant had discussed the project with the group and 
that the group did not object to the project as long as the applicant improved the 
landscaping along the Power Inn Road street frontage. The applicant is proposing 
landscaping improvements that have been reviewed by staff. The discussion can be 
found in the Landscaping section below. No other comments have been received by 
staff. 

 

Project Design:   

Land Use 

The Bar None Auto Auction has been in continuous operation on the site since 2007. 
Bar None holds auto actions which specialize in trucks and commercial construction 
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equipment. Equipment sales is an allowed use in the Light Industrial Zone so long as 
the development standards are met and the site is more than one quarter mile from a 
light rail station. Furthermore, the “S” overlay on the subject site requires a 25-foot 
landscaped setback along public street frontages and also requires that all uses be 
conducted indoors or be screened by a solid fence or wall. The subject site is also 
within the SWR overlay area, however, this overlay only affects uses related to solid 
waste and recycling. 

The Bar None Auto Auction conducts its auctions on the 2nd Saturday of each month. 
The trucks and equipment for sale begin to arrive at the site approximately two weeks 
prior to the auction. The public is allowed on the site on the two days before the auction 
to inspect the inventory.  All heavy equipment is trucked to and from the site. Vehicles 
and equipment sold are removed from the site within two weeks, though a majority of 
the vehicles and equipment sold are taken from the site within seven days. 

Site Plan/Parking 

The subject site is approximately 18.34 acres, most of which is unpaved. The unpaved 
areas consist of a gravel base covered with asphalt chips. All inventory is parked on the 
unpaved surface. There is a group of buildings on the south side of the site, many of 
which are remnants of the prior brick/masonry manufacturing use. Some of these 
buildings continue to be used for the current use, while some buildings, such as the 
production area, are no longer in use. The applicant is not planning any changes to the 
existing buildings.  

There is an existing 30 space paved parking lot at the southwest corner of the site. 
Equipment sales on the subject site do not have a specific parking requirement though 
similar uses, such as auto sales require one parking space for every 500 square feet of 
building. The current operation utilizes approximately 20,300 square feet of office and 
maintenance buildings on the site. For the day to day operations on the site, the 30 
permanent spaces are more than adequate. There is an existing unpaved 0.40 acre 
area adjacent to the existing parking lot that is mainly used for truck maneuvering when 
bringing equipment to and from the site, but doubles as additional auction day parking. 
This area is proposed to be paved but will still be used to maneuver heavy equipment 
onto the site in preparation for auctions and will be used as customer parking on auction 
days. This area accommodates approximately 55 additional parking spaces. Staff 
believes that the 85 spaces available on auction days is adequate for the proposed use. 

Since this area to be paved will continue to be used to maneuver heavy equipment onto 
the site, and will only be used for parking on auction days, the applicant is requesting to 
waive the shading requirements for this area. While truck maneuvering areas are 
typically exempted from shading requirements, such areas must be separated from 
other parking and maneuvering areas by bollards or other similar means. Additionally, 
the shading requirements would apply to the area to be paved as it will be used for 
parking on auction days. In lieu of providing shading within this paved area, the 
applicant proposes to supplement the existing landscaping along Power Inn Road. The 
new landscaping is discussed in the Landscaping section below. 
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In considering such Variance requests, the following findings must be made: 

A. No Special Privilege. A variance cannot be a special privilege extended to 
one individual property owner. The circumstances must be such that the 
same variance would be appropriate for any property owner facing similar 
circumstances. 

The requested variance does not constitute a special privilege in that the 
proposed variance would be appropriate for a different property. Similar 
variances have been approved in the past for paved areas that server several 
purposes. 

B. Use Variance Prohibited. The consideration of “use variances” is 
specifically prohibited. These are variances which request approval to 
locate a use in a zone from which it is prohibited by ordinance. 

The proposed use does not constitute a use Variance as equipment and vehicle 
sales constitutes an allowed use on the subject site. 

C. Disservice Not Permitted. A variance must not be injurious to public 
welfare, nor to property in the vicinity of the applicant. 

The variance will not be injurious to public welfare or to nearby properties as 
waiving the requirement to provide tree shading will allow the business to utilize 
the paved area for both parking and truck maneuvering. Requiring tree shading 
would not be conducive to utilizing the area for truck maneuvering and could 
result in the installation of additional paving on another area of the site to 
accommodate large trucks. Furthermore, the applicant will install additional 
landscaping to screen the subject area from the public street. 

D. Not Adverse to General Plan. A variance must be in harmony with the 
general purpose and intent of this title. It must not adversely affect the 
general plan or specific plans of the city, or the open space zoning 
regulations.  

The Variance will not adversely affect the General Plan as more substantial 
improvement requirements on the site would be an impediment to future 
development as the improvements would need to be removed to in order to 
redevelop the site in a manner consistent with the General Plan. 
Furthermore, the variance is consistent with the General Plan’s goal to reduce 
the amount of land dedicated to parking (M 6.1.4). 
 
 
 

 
Paving 
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The applicant is requesting to waive the paving requirement for off-street vehicle 
parking, maneuvering and storage areas as required by section 17.68.020 of the Zoning 
Ordinance. The area that the applicant is requesting to remain unpaved is delineated as 
Area III on the site plan (see Exhibit A) . This area is used to store inventory vehicles 
until they are sold and removed from site and currently consists of asphalt chips over a 
gravel base. Vehicles and equipment are arranged on the site such that they can easily 
be inspected prior to auction. The applicant has cited the following reasons for 
requesting the Variance: 
 

 The sale of commercial trucks, tractors, and heavy equipment constitutes a large 
portion of the Bar None Auction business (see Attachment 4). Additionally, many 
of the vehicles sold are vehicles with tracks that would damage any pavement. 
 

 The applicant maintains that the current use is an interim use that is able to 
utilize a former brick plant and continue a viable use until the economy recovers 
and the site can be redeveloped with a more intense use. 
 

 The costs of paving the site and repairing paving that would constantly be 
damaged would be such a burden on the business that it could possibly result in 
the relocation of the business. 
 

Due to the nature of the commercial construction vehicles and equipment being sold at 
the site staff understands that requiring paving on the vehicle storage area may place 
undue hardship upon the business. In considering the Variance, staff consulted with the 
Department of Utilities regarding drainage and runoff. Utilities commented that leaving 
the current, pervious surface would be preferable to paving the entire site as paving 
such a large site would result in an increase in storm water runoff. The Department of 
Utilities has reviewed the Variance request and has provided conditions of approval 
should the variance be approved. 
 
In addition to drainage, the applicant has submitted additional operational information 
related to the washing of equipment and vehicles. There is a 30’ by 60’ concrete 
washout area on the site with its own water treatment system (see Attachment 3). With 
this wash out system, no water is discharged, and all dirt is collected in 55 gallon drums 
and shipped out for disposal in a lawful manner. 
 
In considering the Variance request to waive the paving requirements, the following 
findings must be made: 

A. No Special Privilege. A variance cannot be a special privilege extended to 
one individual property owner. The circumstances must be such that the 
same variance would be appropriate for any property owner facing similar 
circumstances. 

The requested variance does not constitute a special privilege in that the 
proposed variance would be appropriate for a different property owner. Similar 
variances have been approved in the past when it has been deemed that the 
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installation of pavement would cause an undue hardship due to the use of heavy 
construction equipment. 

B. Use Variance Prohibited. The consideration of “use variances” is 
specifically prohibited. These are variances which request approval to 
locate a use in a zone from which it is prohibited by ordinance. 

The proposed use does not constitute a use Variance as equipment and vehicle 
sales constitutes an allowed use on the subject site. 

C. Disservice Not Permitted. A variance must not be injurious to public 
welfare, nor to property in the vicinity of the applicant. 

The variance will not be injurious to public welfare or to nearby properties as 
waiving the paving requirement will not result in any material changes to what is 
an allowed use. Furthermore, the applicant has been conditioned to submit a 
drainage study to the Department of Utilities to ensure proper drainage of the 
site. 

D. Not Adverse to General Plan. A variance must be in harmony with the 
general purpose and intent of this title. It must not adversely affect the 
general plan or specific plans of the city, or the open space zoning 
regulations.  

The Variance will not adversely affect the General Plan as more substantial 
improvement requirements on the site would be an impediment to future 
development as the improvements would need to be removed to in order to 
redevelop the site in a manner consistent with the General Plan. 
 

Landscaping/Screening 
 
The subject site is in the “S” overlay zone which adds the following development 
standards: 
 

 All street frontages must have a twenty-five (25) foot setback which is to be 
developed and maintained as open landscaped area. The landscaped area shall 
include a combination of trees, mounded turf and/or live groundcover and shrubs; 
and 
 

 All uses shall be conducted wholly within a completely enclosed building or within 
an area enclosed on all sides by a solid fence or wall at least six feet in height. 
 

In accordance with these standards, the subject site must maintain a 25-foot 
landscaped setback along Power Inn road. The subject site maintains a 25-foot 
landscaped setback along approximately 330 of its 600 feet of Power Inn Road 
Frontage. There are two driveways at the southern end of the site that allow access to 
the parking lot and the equipment storage area. In between these driveways is an area 
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25’ by 130’ area surfaced with brick pavers that once was the location of a bus stop. 
The bus stop has since moved, but the paved area remains. There is also an 
unlandscaped portion of the site at the southwest corner of the property.  
 
Though the northern landscaped frontage of the site is in compliance with the standards 
for the zone, the applicant is proposing to install 9 15-gallon Chinese Pistache trees to 
mitigate for the shade being waived for the new area that will be paved in the parking 
lot. In addition to these trees, the applicant is requesting to vary from the screening 
requirements by installing a green screen of shrubs along the existing chain link fence 
along the back of the landscaped setback. The typical minimum requirement for the 
required screening is a chain link fence with vinyl slats. Staff believes that the green 
screen option proposed by the applicant is an attractive alternative to the standard 
requirement. 
 
The applicant is also proposing improvements to the paved area between the two 
driveways. Though this area was most likely constructed with the prior brick 
manufacturing business, the applicant is still proposing to cut out 4 10’ by 10’ planters. 
The applicant will install one crape myrtle and ground cover in each planter. The 
applicant also plans to install ground cover and shrubs in the planter at the southwest 
corner of the site. The southern side of the property fronts 21st Avenue which is a 
minimally improved street. Though the landscaping requirements would not typically be 
applied to this frontage, the applicant is proposing to install trees and shrubs to screen 
the view of the parking lot. 
 
The applicant is requesting to waive the requirement to screen outdoor uses with a solid 
fence. In considering this Variance request, the following findings must be made: 

A. No Special Privilege. A variance cannot be a special privilege extended to 
one individual property owner. The circumstances must be such that the 
same variance would be appropriate for any property owner facing similar 
circumstances. 

The requested variance does not constitute a special privilege in that the 
proposed variance would be appropriate for a different property. Similar 
variances have been approved where landscaping has been approved as a 
means to provide screening. 

B. Use Variance Prohibited. The consideration of “use variances” is 
specifically prohibited. These are variances which request approval to 
locate a use in a zone from which it is prohibited by ordinance. 

The proposed use does not constitute a use Variance as equipment and vehicle 
sales constitutes an allowed use on the subject site. 

C. Disservice Not Permitted. A variance must not be injurious to public 
welfare, nor to property in the vicinity of the applicant. 
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Attachments: 
 
Attachment 1 – Recommended Findings of Fact and Conditions of Approval 
Attachment 2 – Land Use Map 
Exhibit A – Site Plan 
Exhibit B – Landscape Plan 
Attachment 3 – Wash Rack and Water Maze Treatment 
Attachment 4 – Typical Heavy Equipment on Site
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Attachment 1 
 

Recommended Findings of Fact and Conditions of Approval 
Bar None Auto Auction Variance (P12-001) 

4731-4751 Power Inn Road 
 

Findings of Fact 
 

A. Environmental Determination: Exemption 
 

1. 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 and Design Commission finds that the Project is exempt 
from review under Section 15301, Existing Facilities, of the 
California Environmental Quality Act, as follows: 

 
a. This project will not result in any expansion of any buildings or 

any expansion of the existing operations. 
 
B. The Variance to waive the paving requirement for storage areas and off-

street parking and maneuvering areas for vehicles is approved based on 
the following findings of fact: 

1. The requested variance does not constitute a special privilege 
extended to one individual property owner in that the proposed 
variance would be appropriate for a different property. Similar 
variances have been approved in the past when it has been deemed 
that the installation of pavement would cause an undue hardship due 
to the use of heavy construction equipment. 
 

2. The proposed use does not constitute a use Variance as equipment 
and vehicle sales constitutes an allowed use on the subject site. 
 

3. The variance will not be injurious to public welfare or to nearby 
properties as waiving the paving requirement will not result in any 
material changes to what is an allowed use. Furthermore, the applicant 
has been conditioned to submit a drainage study to the Department of 
Utilities to ensure proper drainage of the site. 

 
4. The Variance will not adversely affect the General Plan as more 

substantial improvement requirements on the site would be an 
impediment to future development as the improvements would need to 
be removed to in order to redevelop the site in a manner consistent 
with the General Plan. 
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C. The Variance to waive the screening requirement for outdoor uses is 
approved based on the following findings of fact: 

1.   The requested variance does not constitute a special privilege in that 
the proposed variance would be appropriate for a different property. 
Similar variances have been approved where landscaping has been 
approved as a means to provide screening. 

2. The proposed use does not constitute a use Variance as equipment 
and vehicle sales constitutes an allowed use on the subject site. 

3. The variance will not be injurious to public welfare or to nearby 
properties as waiving the screening requirement will not result in any 
material changes to what is an allowed use. Additionally, the applicant 
proposes to install a number of trees and shrubs along to screen the 
parking lot and other views into the site. 

4.  The Variance will not adversely affect the General Plan as more 
substantial improvement requirements on the site would be an 
impediment to future development as the improvements would need to 
be removed to in order to redevelop the site in a manner consistent 
with the General Plan. 

D.       The Variance to waive the shading requirements for paved parking and 
maneuvering areas is approved based on the following findings of fact: 

1. The requested variance does not constitute a special privilege in that 
the proposed variance would be appropriate for a different property. 
Similar variances have been approved in the past for paved areas that 
server several purposes. 

2. The proposed use does not constitute a use Variance as equipment 
and vehicle sales constitutes an allowed use on the subject site. 

3. The variance will not be injurious to public welfare or to nearby 
properties as waiving the requirement to provide tree shading will allow 
the business to utilize the paved area for both parking and truck 
maneuvering. Requiring tree shading would not be conducive to 
utilizing the area for truck maneuvering and could result in the 
installation of additional paving on another area of the site to 
accommodate large trucks. Furthermore, the applicant will install 
additional landscaping to screen the subject area from the public 
street. 

4.  The Variance will not adversely affect the General Plan as more 
substantial improvement requirements on the site would be an 
impediment to future development as the improvements would need to 
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be removed to in order to redevelop the site in a manner consistent 
with the General Plan. Furthermore, the variance is consistent with the 
General Plan’s goal to reduce the amount of land dedicated to parking 
(M 6.1.4) 

Conditions of Approval 
 

B. The Variance to waive the paving requirement for storage areas and off-street 
parking and maneuvering areas for vehicles is hereby approved subject to the 
following conditions: 

Planning 

B1. The project shall be constructed in conformance with the approved revised plans 
included as Exhibits to report.  Any modification to the project shall be subject to 
review and approval by Planning Staff prior to issuance of building permit and 
may result in a requirement for additional entitlements. 

 
Utilities 
 
B2. A drainage study and shed map as described in Section 11.7 of the City Design 

and Procedures Manual is required.  The drainage study shall include an 
overland flow release map for the proposed project.  Sufficient off-site and on-site 
spot elevations shall be provided in the drainage study to determine the direction 
of storm drain runoff.  The DOU shall approve this study and shed map.  The on-
site storm drain system shall be sized per latest design runoff standards.  Prior to 
design, contact the DOU for the design criteria.   

B3. This project is greater than 1 acre in size; therefore, the project is required to 
comply with the State “NPDES General Permit for Stormwater Discharges 
Associated with Construction Activity” (State Permit).  To comply with the State 
Permit, the applicant will need to file a Notice of Intent (NOI) with the State Water 
Resources Control Board (SWRCB) and prepare a Stormwater Pollution 
Prevention Plan (SWPPP) prior to construction.  A copy of the State Permit and 
NOI may be obtained from www.swrcb.ca.gov/stormstr/construction.html.  The 
SWPPP will be reviewed by the DOU prior to issuing a grading permit.  The 
following items shall be included in the SWPPP:  (1) vicinity map, (2) site map, 
(3) list of potential pollutant sources, (4) type and location of erosion and 
sediment BMP’s, (5) name and phone number of person responsible for SWPPP 
and (6) certification by property owner or authorized representative. 

B4. The applicant must comply with the City of Sacramento's Grading, Erosion and 
Sediment Control Ordinance.  This ordinance requires the applicant to prepare 
erosion and sediment control plans for both during and after construction of the 
proposed project, prepare preliminary and final grading plans, and prepare plans 
to control urban runoff pollution from the project site during construction. 

B5. Post construction, stormwater quality control measures shall be incorporated into 
the development to minimize the increase of urban runoff pollution caused by 

Item # 5



 
Subject: Bar None Auto Auction Variance (P12-001) September 13, 2012 
 

15 

development of the area.  Since the project is served by an existing regional 
water quality control facility, only source control measures are required.  Specific 
source controls are required for (1) vehicle and equipment fueling areas, (2) 
loading/unloading areas, (3) outdoor storage areas, (4) outdoor work areas, (5) 
vehicle/equipment wash, repair and maintenance areas, (6) waste management 
areas and (7) Storm drain inlet  (markings).  Improvement plans must include the 
source controls measures selected for the site.  Refer to the latest edition of the 
“Stormwater Quality Design Manual for the Sacramento and South Placer 
Regions (May 2007)” for appropriate source control measures. 

Advisory Notes 
 

1. The on-site storm water treatment control measures required may affect site 
design and site configuration and should be considered during early planning 
stages. 

 
 
 

C.   The Variance to waive the screening requirement for outdoor uses is approved 
fact subject to the following conditions: 

 
Planning  
 
C1. The project shall be constructed in conformance with the approved revised plans 

included as Exhibits to report.  Any modification to the project shall be subject to 
review and approval by Planning Staff prior to issuance of building permit and 
may result in a requirement for additional entitlements. 
 

C2. The applicant shall be responsible for the maintenance of all project landscaping. 
 
 
 

D.  The Variance to waive the shading requirements for paved parking and 
maneuvering areas is approved subject to the following conditions of approval. 

Planning 

D1. The project shall be constructed in conformance with the approved revised plans 
included as Exhibits to report.  Any modification to the project shall be subject to 
review and approval by Planning Staff prior to issuance of building permit and 
may result in a requirement for additional entitlements. 
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Attachment 2– Land Use Map 
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Exhibit A - Site Plan 
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Exhibit B – Landscape Plan 
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Attachment 3 – Wash Rack and Water Maze Treatment 
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Attachment 4 - Typical Heavy Equipment on Site 
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