CITY COUNCIL 6.2a

City of Watsonville
Community Development Department

MEMORANDUM

DATE: September 16, 2014 4///{/
TO: Carlos J. Palacios, City Manager
FROM: Marcela Tavantzis, Community Development Director ==

Keith Boyle, Principal Planner

SUBJECT: CONSIDERATION OF APPLICATION (PP2014-175) FOR A
REZONING FROM INSTITUTIONAL ZONING (N) TO CENTRAL
COMMERCIAL (CC) FOR PARCEL A.P.N. 017-183-04 WITH
CONSIDERATION OF A TEXT AMENDMENT FOR ALLOWANCE
OF DRIVE-THROUGHS WITH A USE PERMIT IN THE CC ZONE.
ADDITIONALLY, CONSIDER SPECIAL USE PERMIT WITH
DESIGN REVIEW AND ENVIRONMENTAL REVIEW (PP2014-
117), TO CONSTRUCT A 4,278 SQ. FT. 24 HOUR FAST FOOD
RESTAURANT WITH A DRIVE-THROUGH FACILITY
(MCDONALD’S), AT 174, 186, & 190 MAIN STREET (APN’S:
017-183- 04, 05 &10); INCLUDING A VARIANCE TO REDUCE
THE DISTANCE OF THE DRIVE-THROUGH FROM 200 FEET TO
160 FEET FROM A SIGNALIZED INTERSECTION.

AGENDA ITEM:  September 23, 2014 City Council

RECOMMENDATION:
The Planning Commission recommends that the City Council:

e Adopt an Ordinance Text Amendment to the CC zoning district (Watsonville Municipal
Code (WMC) Section14-16.1104 (b)) to allow drive-throughs with a Special Use Permit.

e Adopt a Map Amendment Ordinance re-designating the property at 190 Main Street
(APN: 017-183-04) from Institutional (N) to Central Commercial (CC).

e Adopt a Resolution approving the Special Use Permit with Design Review and
Environmental Review for the construction of a 4,278 sq. ft. fast food restaurant with a
Variance (WMC Section 14-41.100 (a) (2)) to allow a drive-through within 160 feet from
a signalized intersection.

PROCEDURE:

CALIFORNIA ENVIRONMENTAL QUALITY ACT REVIEW (CEQA): The project is less than
10,000 sq. ft. and qualifies for a Class 1503 Categorical Exemption because a traffic study,
historic survey, and drainage study found no potential impacts from the development.
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deborah.muniz
Approved

Carlos J. Palacios
Stamp


BACKGROUND/ DISCUSSION:

Proposal: Core States Group is proposing to assemble three parcels (APN’s 017-183-04, 05
&10 (174, 186 and 190 Main Street) that total 35,083 square feet and remove the existing
buildings totaling 10,314 sq. ft. that occupy the site including a two story, mixed use building
at 174 Main Street (5,134 sq. ft.), a one story commercial building at 186 Main Street (3,968
sq. ft.), an abandoned home (1,214 sq. ft.) and a surplus parking lot owned by the City. The
applicants are proposing to replace the existing structures with a new 4,278 sq. ft. McDonald’s
restaurant with 36 parking spaces and a drive-through facility.

The existing buildings are approximately 80 years old and are in a significant state of disrepair.
A historic inventory prepared by Anthony Kirk indicates these buildings do not have historic
relevance due to major changes to the facade and state of building disrepair. The report
documents the buildings’ history and this is all that is necessary to meet the state historic
requirements (Attachment 3). During the 50’s through 90’s, these parcels contained a series
of bars that were a significant safety issue during their operation with nightly police calls for
service. Core States Development is proposing to replace these marginal buildings with a
new family friendly facility that will help attract people to the entrance of Downtown Watsonville
and create an inviting atmosphere for residents to enjoy.

Planning Commission Review: The Planning Commission considered this application on
September 2, 2014 and unanimously recommended that the City Council approve all of the
associated approvals and amendments necessary to approve the project. At the public hearing
there was input that the applicants consider adding a dedicated right turn lane to the Main
Street exit to help prevent back up on the site from people trying to turn left onto Main Street.
The applicant’s engineer indicated that they would review the potential but it may require the
reduction in parking spaces to meet the requirement. It was also requested that they look at a
location to include a small outside dining area. The applicant indicated there may be a small
area near the front entrance that could be updated to accommodate a small outdoor area. The
Planning Commission was very supportive of the project. Several people spoke in favor of the
application and there was no opposition to the proposal. As part of the process the applicant
requested that Condition #33 be removed about maintaining the monitoring well on site. The
staff indicated that if it was cleared by Environmental Health, it would be recommended that
the condition be removed. The applicants also raised an issue about Condition #66 about
deliveries being no earlier than 7:00 a.m. The City Council may want to consider alternative
hours based on testimony from the operators about the delivery schedule. The Planning
Commission recommended keeping deliveries no earlier than 7:00 a.m.

Site and Vicinity: The site is located in the Central Commercial Zoning District (CC). It is at the
busy intersection of Main Street and Riverside Drive (Highway 129). Presently this intersection
has two service stations, a Burger King and El Pollero drive-through restaurant. The proposed
McDonald’s restaurant is similar in nature to the existing facilities at the intersection including
the two restaurants with drive-through facilities which are also in the CC zoning district. The
CC zoning district allows restaurants in the district. The surplus parking lot owned by the City
that is included in this project contains 19 parking spaces and a drive aisle from Main Street to
Union Street. This parcel also includes 15 parking spaces within the Police lot. The City has
agreed to sell this surplus property to the applicants to allow the project to move forward.
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Selling the site will allow the continued use of the area for parking and circulation for private
use, with public access within the McDonald’s parking lot.

Background: The City of Watsonville is promoting improvements to the downtown as a high
priority to begin updating the image of Watsonville. The proposed project is a highly visible
intersection in the community and will benefit from update of the existing building configuration
with a family friendly restaurant. In 2000, the City adopted a Drive-Through Ordinance that
established design criteria for new drive-through facilities. A text amendment is included as
part of this project to recognize that the CC zone is an appropriate location for drive-through
restaurants with a Use Permit based on the location of several drive-through restaurants
currently in the zone.

PROCEDURE:

Rezoning:

Two of the subject properties are currently zoned Central Commercial (CC) with the adjacent
City parking lot being zoned Institutional (N). The 2030 General Plan designation for all of the
properties are Neighborhood Commercial Mixed Use. It was anticipated that this surplus lot
could support new commercial uses, and the General Plan designation was changed to reflect
this. The applicant has submitted an application to update the zoning on the surplus parking
site to match the proposed commercial site in order to establish a consistent zoning for the
entire site. This would change the zoning for the City lot from Institutional (N) to Commercial
Core (CC). Staff and Planning Commission are supportive of the proposed rezoning to allow
the lots to be consolidated with a single zoning designation of CC.

The Findings for recommending approval of the rezoning are attached as Exhibit A to the
Ordinance.

Text Amendment:

Additionally, the City has initiated a text amendment clarifying that drive-through facilities are
allowed in the CC zone with a Use Permit. When the Drive-Through Ordinance was adopted
in 2000, there was a desire to limit drive-through facilities to existing areas of town that had
drive-through facilities. It appears that there was an oversight to not allow drive-through
restaurants in the CC district. The CC district is currently a small area near the City’s
downtown central core. Since there are currently several drive-through facilities in the vicinity,
it appears that this proposed use would be consistent with the surrounding area. Staff and
Planning Commission are recommending a minor text amendment to allow drive-through
restaurants with a Use Permit in the CC district.

This modification will not have a substantial impact in the limited CC district area but may allow
similar uses to be established to support changes at the entrance to downtown and help bring
new vitality. Any drive-through facility would be required to have a public hearing to determine
the project’s compatibility with adjacent uses and consistency with drive-through regulations.

The Findings for recommending approval of the text amendment are attached as Exhibit A to
the Ordinance.
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The Planning Commission is recommending that the Special Use Permit and Design Review
applications for the project also be considered by the City Council depending on the final
action on the map and text amendments.

Special Use Permit and Design Review:

Section 14-16.1102 of the WMC allows restaurants as a permitted Use with drive-through
facilities listed as an exclusion. The proposed text amendment will clarify that drive—through
restaurants are allowed in the CC zone with a Use Permit. The City Council is being
requested to take final action on the Rezoning, Text Amendment and Use Permit. Since there
are several other drive-through restaurants in the CC zoning district, the use appears to be
consistent with the intent of the zoning regulations

Per Section 14-12.400 of the WMC, commercial, and industrial, construction requires approval
of a Design Review Permit process acceptable to the Zoning Administrator. As proposed, the
Special Use Permit and Design Review Permit are being processed concurrently with the text
and map amendment requests, and are all being considered by the City Council for final
action.

TECHNICAL ANALYSIS:

Zoning, General Plan: The site is zoned CC (Central Commercial) with a Neighborhood Mixed
Use Land Use Designation in the 2030 Watsonville: General Plan Map. The CC zone allows
restaurants as a permitted use. The City’s surplus lot is designated Institutional which allows
parking and circulation that is being proposed for this parcel. Additionally, the project includes
rezoning of this parcel to CC to be consistent with the rest of the site.

PROJECT DESIGN:

The proposed McDonald’s restaurant utilizes a new modern proto type for the restaurant. This
new type of building was recently completed at the Overlook Shopping Center and will serve
as a good compliment to the entrance to Watsonville’s Main Street. The building will include
stucco front with a corrugated metal accent band across the entire roof mansard. The building
includes a variety of trellises and paint colors to break up the massing and a modern stylized
arch that has been included on three elevations that is consistent with the new building proto
type. Building entrances will be off of Main Street and the parking lot side of the building. The
building will be equipped with fire sprinklers and an automatic fire alarm system, per state
requirements. Staff has recommended that a rock facade be incorporated on the front
elevation that was acceptable to the applicants and presented at the Planning Commission
meeting.

Access/Circulation: The project is designed with one entrance off of Main Street and one
entrance and one exit off of Union Street. These entrance points generally reflect the current
location of the driveways from the existing City lot. There are no new driveways that will
disrupt the existing circulation pattern in the area. The Main Street entrance has been
expanded to be 28 feet in width and will allow more efficient circulation on site. The driveway
will be approximately 160 feet from the corner of Riverside Drive and Main Street. The
applicants are reviewing a plan modification that expands the driveway width to 38 feet to allow
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a dedicated right turn lane to address Planning Commission’s concerns. The applicants are
requesting the ability to have full movement from this driveway. The detailed Traffic Study
(Attachment 3) indicates that movements will not be problematic.

Traffic: A Traffic Study was prepared for the project by Associated Transportation Engineers
on February 5, 2014 (Attachment 3). The intersections in the vicinity operate at a Level of
Service (LOS) of D or better during a.m. and p.m. peak hours. Currently the worst existing
intersection in the vicinity is the Main Street and Riverside Drive intersection that operates at
LOS D during peak p.m. hours. The Study indicates that the project could generate
approximately 71 new p.m. peak hour trips at this intersection. The Study indicates that this
additional traffic will not change the LOS of the existing intersection beyond the current LOS,
and therefore is not considered a significant impact to traffic.

Drive-Through: Section 14-41 of the WMC establishes design standards for drive-through
facilities. The proposed drive-through meets all of the standards included in the section
including; being setback over 20 feet from the driveway entrance (35 feet provided); having
stacking for over 4 vehicles (14 provided); menu boards screened from view; having separate
access from internal circulation; and having concrete driveway for the drive-through etc. The
only standard that is not met is that the drive-through lane should be 200 feet from a signalized
intersection. As designed, the drive-through lane is approximately 160 from Riverside Drive
and Main Street which is a signalized intersection. This driveway has been in place for many
years. Use by the restaurant will not add a significant burden to the facility as identified in the
Traffic Study. Distance standards were established for drive-through lanes to maintain safety.
Based on the use of this facility as an existing driveway, it appears that safety has been
demonstrated over the years and a variance to the provisions is allowable.

The Findings recommending approval of the Variance are attached as Exhibit C to the
Resolution.

Parking: A total of 36 parking spaces are proposed to be provided for this site. Section14-17
.801(i) establishes the parking standards for restaurants at 1 space per each 100 sq. ft. of
gross floor area. Additionally, Section 14-17.108 allows gross floor area for commercial space
to be calculated at 85% of the gross space within the walls. For purposes of calculation, the
4,278 gross floor area times 85% = 3636 sq. ft.; 3636/100 =36. Therefore a total of 36 parking
spaces is required which is proposed to be provided by the project. The proposed 16 foot
driveway widths meet the requirements for one-way circulation with angled parking identified in
the City public improvement standards. The sale of the City lot to the project involves the loss
of 15 parking spaces from the Police lot. This lot serves the Police as well as some other City
staff parking. With the loss of these spaces, only Police associated vehicles will be allowed to
park in the lot.

Landscaping: a preliminary landscape plan was submitted with the application that includes
approximately 12% of the project site being landscaped. The plan includes a detailed drainage
study to meet the new regional water quality design standards.

The site includes a mix of drought tolerant shrub and groundcover species throughout the site.
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A bioswale is proposed to be designed to catch and filter stormwater before it enters the storm
drain system, in compliance with stormwater standards. Fencing will be provided between the
new facility and the adjacent properties. Three copies of the final landscape plan shall be
submitted at the time of building permit submittal for review.

Environmental: The project was required to prepare a traffic study, historic inventory, and a
drainage study to determine potential impacts of the proposal. Section 15303(c) of the CEQA
guidelines allows the use of a Categorical Exemption for commercial projects less than 10,000
sg. ft. if no significant impacts are found. The proposed restaurant is consistent with the
allowed uses of the CC zone. The drive aisles and parking on the City lot are also consistent
with the allowed uses in the Institutional zone. The proposed rezoning and text amendments
are clarifications that are making the project consistent with the surrounding zoning and can
also be covered by the exemption.

Healthy Eating Options: In 2010, the City adopted the Healthy Eating Options Ordinance that
requires new restaurants to meet minimum healthy eating options to obtain a building permit.
The system establishes a series of points for various healthy eating options. A project must
indicate that it can achieve 6 points to get a building permit. The proposed McDonald’s
project meets this criteria as follows: Offers 4 choices of fruits and vegetables (2 points); offers
a low-fat salad dressing (1 point); includes skim or 1% milk on menu (1 point); offers water free
of charge (1 point); provides training for staff about the menu (1 point); and provides calorie
information visible at the point of sale (2 points) for a total of 8 points. Therefore the project is
consistent with the City’s Healthy Eating Options Ordinance.

REPORT FROM PLANNING COMMISSION:

The project was heard by the Planning Commission on September 2, 2014. At the hearing,
the applicant provided a presentation and answered questions from the Planning Commission.
The Planning Commission voted unanimously to recommend approval to the City Council for
the Rezoning, Text amendment, Special Use Permit, Design Review, Variance and
Environmental Review (Resolution No. 17-14 (PC)) for the construction of a 4,278 sq. ft. 24
hour McDonald’s restaurant with a drive-through.

CONCLUSION/ RECOMMENDATION:

The proposed project will replace two existing buildings that have created significant safety
issues over the last 40 years, with a new family friendly facility that will complement the entry
to Main Street and help begin to refresh the image of Watsonville. The project is compatible
with existing drive-through restaurants in the vicinity and has been designed in a manner that
provides safe access and circulation to and from the site. The project as designed will be an
asset to the community.

The Planning Commission recommends that the City Council adopt:
e Adopt an Ordinance Text Amendment to the CC zoning district (WMC Section (14-
16.1104 (b)) to allow drive-through facilities with a Special Use Permit.
¢ Adopt a Map Amendment Ordinance re-designating the property at 190 Main Street
(APN: 017-183-04) from Institutional (N) to Central Commercial (CC).
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e Adopt a Resolution approving the Special Use Permit with Design Review for the
construction of a 4,278 sq. ft. fast food restaurant with a Variance (WMC Section14-
41.100 (a) (2)) to allow a drive-through within 160 feet from a signalized intersection.

STRATEGIC PLAN:

The proposed project is consistent with the City Strategic plan by promoting economic
development and enhancing downtown Watsonville which are two principal goals of the
Strategic Plan.

FINANCIAL IMPACT:
The Project will generate new sales tax that will help support services in the area.

ALTERNATIVES:
1. The City Council may continue, modify or deny the application.

ATTACHMENTS:

Site and Vicinity Map

Project Plans

Staff Report From September 2, 2014 Planning Commission Meeting
Excerpt of Minutes from September 2, 2014 Planning Commission meeting

PpwnE

cc.  City Attorney
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__Site and Vicinity Map
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\NMCUOAPFS 109, CADIT \STINSTAHORRONPAECI\Z01 3 STRNDAAD BUILDINGS ~ 4TH DUMRTER RELEASENAS 57 — WH (TULLI\A-RITEREHCE PLAVE.OWE 18-08-2042 T4:33

717\ __ROOF_PLAN

Ws /=100

DESCRIPTION

REV | GATE

T2013 Ucberal's USR UE | PRFAAD b7

i, McDonald's USA, LLC

TRGT: 57 | FROHIS ok

AMD
BT

2013_08

4597- WW PLAN
4,278 GROSS SQ. FT. /4,060 NET SQ. FT.

THIS DRAWING IS
FOR REFERENCE ONLY
NCT FOR CONSTRUCTION

2013 STANDARD BUILDING
21 4597 -W0OD/WOOD

wasorniE, oa ] LCD-16022

W JOHE
15 b STREET

W00 DUARIVS WALLS WSTUCCO DTERGR FIMSH
VOO0 FIOF TRUSS. FRACHG

D] TaE DAERO® S

EEE ET

§ — | o
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P DA 056 — (R 4A10. Vb TUZL Drrany BT P

N B R S VD S S S S . I S N
e ——  — = KEYED NOTES.
e SITE DATA TABLE .
A PROPOSED 4,306 SF BUHLDHG, REFERTOnRCHn‘ECFmAL
PLANS FORGETALLS 440 ELEVATIO! LAND USE
& EROAOUED uBIPSIEN ENOLOSLRE AND STORASE
LOSURE SEC SHEET 002 FOR DETAI PARCEL APt 1718370, 001778305, 01726305
o o o Pnn@ns-yxm‘srmumoﬂmma P, CURRENT ZONING: o RENTRAL GOMMERGIAL
D. PROPOSEDS X 2 PARMLEL FARKING SPACE, BUSTRIGT, N - T ITUTIGNAL
§ misTRIGT
£ FROPOSEDS X 2, ADA PARIING SPACE, PROPESED ZONNG! e RAL CONMERCHL
F. PROPOSSDS WIDEADA COMPLIANT VAN ACCESSIELE CISTRIGT, N - INGTITUTIOMAL
LOADING AREA. CiSTRIGT
. PROPOSED ADA PARKRSS SION, —— ULTIUSE
H. PROPOSED ADA COMPLANT RAMP, PROPOSED LiSE: ‘COMMERCIAL RESTALIRANT
L PROPOSED DEFEQTABLE WARNING
82 5 40,80 SORES
- ., PROPOSED CONCRETE SIBEWALK WIYH TLRHED Db TOTALPARCEL AREA sy !
EGE
3 E K PROPOSED CONGASTE SIDEWALK. BUILDING DATA
3 DA
N -3 L PROPOSED 0X1E STANDARD GURE. EXISTING BULDINGS, 185 AN ST, 5134 5% 174 Ml ST, 3,008 8
5 9 M. PROPOSED 18" WIDE STQF BAR WITH "STOP" PAINTED O BLLIND, 1214 86
I T35 . PAVEWENT. BTG LANDSEAPING Ak 1135 8%
SE . PROPOSED 5 WIDE QRCSSWALK WITH & WHITE STRIPING
;E’; b N SPACED S BN CENTER. " " Pmmseuvgwm 4778 5F [1 STCAY, 84 58ATS)
a; L LOTC0
Eﬁ : 0. PROPOSEDBOLLARD. PARKING & DRIVE AISLE AREs: 21,
@ S L7 " b, PROPOSED WELOGME FORT OATEWAY, LANDSEARING Amasaos)asuauar TOTAL AREA, 25% OF PARKING g
1
N McDonald's - momn G PROPUSED ANY LANE ANV TIME SION BUILCING CONSTRUCTION TYPE: V2, WOCD
] ai EMBLOYEES WORKIieS DURING SHIFT: 18
R, PROPCSED OPO MEML BOARD ON ORO FOLISGATION.
] gz 45-97 BLOG. 34,365 S.F. Gumes DUGUPANGY TYPE &2 ¥
[~ 2= . & PROPUSEC DRAVE.THRU TWIN POLE CANOPY W/ BUILTAN
R i Drive-Thru e ] too.
;g Restaurant T. PROPOSESVEHCLE DETECTCRLOOP. AEGURIDBULOING SETTRACKS:
#m [T U, PRCPCSED MERGE POINT, B WIDE YELLOW ZaoT o FEET
= THERHQPLASTIC FAINT STRIPE, SORTH ¢ FEET
. ¥, PROPGSED MCEONALIYS YELLEW PAYEWENT MARKINGS. WEST a peer
fl W, PROPOSED 2T ADA OOMPLIANT RAMP WITH GLIARDRAIL.
X PROPCSED THICKENED CONCRETE CURE AND GUTTER.
¥, PROPOSEDTAANSEORMER £A0. SENERAL CONTRAGTOR
T GOORDINATE WITH THE ELEGTRIGAL COMPANY,
2 PROPOSEDY LIGHT FIXTURE. SEE SHEEF 204 FOR
BETALL, [ 7]
A%, RECONSTRUCTED DRIVEWAY. T PACES VAN MCETLBLEY L3l
AB, PROPGSED TRASH FMCLOURE AND STCAAGE GONTAINER ZOPACED (%A ACCEISTLE) l_-
FGR ACLICE STATION. SEE SHEET 01 FOR DETAIL,
A2, PROPOIED REVAINNG WALL BY DEVELOPER. =L
D, FROPOSED MODINALDS HONUMENT SIG3. =
AE, PROPOSED Afk GUARDARAIL v
AF. PRIOPOSED DIRECTIONAL SIGH,
A%, PROPOSED CONGRETE CURS. 2D GLITER, Ll
. FACPOSEDWIRELL STCP. S =
Al PROPOSED BIKE RACK FOR 2 BIKE SPACES, %c
A1, RELOGATED 8§ WROLIGHT IRCHFENGE. .
e e DESIGN AND DEVELOPMENT CONTACTS: o
. PAOPOSED CURE DROF INLET, PREPERTY ANER Y
GRESCA GROUP
AN PAOPOSED BIORETENTION PLANTER, RS SRR i
#0, PROPOSED MEDONALD'S EXRECTIONAL NEXT-GEN MGNTEREY, Ch B
SIBNAGE, (831) 846020 (o wd
a0, aF SIGN, oveLoReR INTAGT: TEG LIM 5 -
S|TE PLAN op HEDENALD'S LISA, LS F
2089 OAK ROAD, SUITE 900 o
WALNLIT CREEK, CA 54597 2
CONTACY: MARGARET TRUUILLD Ry
{85) STS-T2E o
w
Gl¥lL ERGINEER CORE STATES GROWP £
PROPOSED LEGEND 3401t CENTRELAXE DRIVE, SUTE 230 -
— — — ——  FROPERTYLIE QMTARIO, Ca 51781 =
NTACT: STEVE REINER. P.E. {LICENSE % 41308, 031715} [
STaNDARDOLRA {806} 2878507 c
GURS ARDGLITER o
ARCHTEST CORE STATES GRGUP a
BRUPOSED CONGRETE PAVENENT B AR e B SUTE & ]
CONTACT: PHILLIF L PRYOR =
PROPOSED GONCRETE GILEWALK A7) 0ea-4at0 i
EXISTING LEGEND Eé 3
PROPGSED ASFHALT PAVEMENT SAREINS LR N )
VIGTE: ALL SYMBOLS OR LINETYPES SHOWN BELCAY LEGAL DESCRIFTICH; 8 £
(TN,
BROBOSED LANDSRPING MAY NOT BE INSSRPGRATED OH THIS DRal PARCEL 1 T T G)
e e st PROPERTY SOUNDARY LING APCAMGN OF LOT 88 AS SHOVWN UPCIN STRATTONS MAP CF THE TOWN OF WATSONVILLE, E. & -
TRAFRI AT ———— — ——— CENTERLNE FILED IN THAT CERTAIN PARTITICN ACTION HAD IN THE DISTRIOT CEURT OF SANTA GRUZ g H EE
e VERHEAD ELECTRIGHL LING LED "THEMAS WALKER PLAINTIFF, V. FECRQ RODRIGUEL BT A1, DEFENTANTS” z E“: ]
— ——  — RGHTCFWAY
SS— il i ——— izl e

DRIVETHRU LayouT fE—— 2

GRAPHIC ZCALE

i IN FEET )
4mer = 20 0L

WRCUGHT IRCN FENCE
TYCLONE FENCE
SIGHT TRIANGLE

mmmrmDmmeeim——t~  EX|STING WROUGHT IRON FENCE
APH ASSESSORS PARCEL NUMBER

LR IRQHPIPE
FIRE HYDRANT

LIGHT WITH CONGRETE B4SE
WATER VALVE

GASVALYE

SYORM BRAIN HANHOLE
SANITARY SEWER MANHOLE

epd{uceasepngl

..,
g
"
é
%
H

TRAFFIO SENALLIGHTYOLE
FOUNDMONUMENT AS DESCAISED

|

AT NG, 57, ASLAID
DG SN THE WAl G AT SOMVLLE NOW KWL
AFORESAID, MADE BY JAS. T, STRATTON, SURVEYOR, wH\GH PmNTQFOQMMENcBVIENT 15
SN THE NCRTHEASTERLY LINE GF KAIN STREET, FORMERLY CALLER A JRR 0 STREET, AND
RUNNING THENGE NORTHEASTERLY AND AT RIGHT ANGLES WITH SAIBLING DFM.A\N STREET
PR 70 LOT COtm/EYED EYED TQ CATHERINE WEMER.THEN"ENGRTHNEE‘IER

RALLEL WIEH SAI0) UINE OF MAIN STREET
EARMLLEC 11 N FIRST LG HEREN MENTIENED ‘52 FEET 70 SAIDLINE OF MAIN STREET;

LONG: 541D LINE 33 FEET TQ THE PLAGE GF GOMMERCEMENT,

AN BEING PART OF THE LOT AND PARGEL GF LAND MEREIOFORE CONVEYED T0 FREOERICK.
WERNER BY GODFREY I, BOGKILIS, BY [IEED DATED NOVEMEBER 18TH A: 1881,

PARCEL 3 {ARHE 01718304}
BEGINNING G THE NCRTHEAST LINE ©F MAIN STREET AT THE SOUTH CORNER OF THE
LANGS COHVEYED T2 GITY OF WATSCNYILLE BY DEED RECORDED IN VOLUME Z3165, PAGE 194
SFFICSL RECORDS OF EANTA CRUZ COUNTY ANG RESING THENCE FOK 5410 PUICT 0
EEGINNING ALCNG THE SCUTHEAST LINE OF LAST NAVEDLARCS THE FOLLOWING COLBSES.
NG RSTANESS. NORTH 17+ 37 GABT B8, FEAT. NOFTH 43+ 25 preat 1 28 FERT ANNERTH
47° 20 GAST £3,35 FEET T THE SQLITH CORNER CF THELARDS CONUI svm'romsmo
YAMASHITA BY CEED RECORDES IN VOLUME 1. PAGE 168 QFFICIAL RE(  SANTA
T AR e OB T 2 LA AL T 2D T AST \NE oF LAGT WAV
LAMES 120,04 FEET TO APOINT ON THE SOUTHWEST LINE OF UNICH STREET EROM WHIGH &
GAGES [N THE CONCREFE SOEWALK BEARS NORTH 47 20 EAST 200 FEET OISTANT, THENCE
SCATH 42° 25 EAST ALONG LAST NANED LINE 55,50 FELT T0 THE EAST GORNER OF THE

NEVEDTO JOHN MELLD, T AL BY CSED RECCROSD N VLM 817, PAGE 185
OFFICtAL RESORDS OF SANTA CRUZ COUNTY, THENCE SOUTH 47 31 WEST ALCNG T
SGUTHEAST LINE CF LAST RAMED LANGE 21115 FEE 7D THE ARCRES AT NOR AT LG
GF AN STREET; THSNCE NORTH 42 23 WEST ALGNG LAST NAMED LINE E30 FEET 10 THE
POINT O BEGINNIN,

LAND USE PLANNING APPLICATION

T

SITE PLAN

WCO-16022

v
-

1 OFa

174, 100, & 190 WA ST.

T

wED
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RAINAGE SCHEDULE

COMNETRERH PP NFIRMATION
EhoanT

TERRE TRE SRR et ase e o
1 ovenon s on - . emn
IR r—— LY e
T mmmenr g e e o
T — e om
o cumnon e m ™ on e o
o cvmon e o e o
T a— e
PO e

il
il
ChLLLLLLS 77 b7 i s s 00 e odfs

PROPOSED LEGEND

—— =~ —— PROPERTYLINE

ASPHALT PAVENENT

CONCRETE PAVEMENT

] coneaere sippwak

e ! neees EUETING CONTOUR
FROPOSED M ol
STAMDARD GURE.

Lax SLOPE AND FLOW ARRDW
SROT ELEVATION
STRUGTURE HUMBER

STORNWATER FIPE
<) STORI OVERFLOW STRUCTURE

[} STORM MANHOLE
= DRANAGE EASIN ECLNDARY

PROPOSED LANDSSAPING

PROPOSED BIORETENTION PLANTE

"
¥

LG4

L

S

1l (/:’e

ABEREVIATIONS

BS  BUTIOMOF SWALE
EG  EXIATING GRADE

EP EOGE GF ASPRACT PAVERENT
FB  FAGEOFBULOING

MR HIGH ROINT

ME  MATCH EXISTING

®  3GNBATE

T ToPGRCURB

TG TGROSGRATE

TP TOPOF PAYEMENT ANGIOA GURGRETE
T TOFGRWALK

DESCRIFTON

DATE

i

R

Taar] Neponeisa Uon, T3 | FowaD %

M, McDonald’s UsA, LLC  |CORE STATES

ey
wngtimr profect v pet, mAborired

o

SR
T B HE

AP, 301
RN BV

A
g

LAND LSE PLANMING APPLIGATION

g

GRADING 8 DRAINAGE PLAN

H

i

M

¥

¥
F
g

2 OF4

ATSORYILLE, CA 35076

ST
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P Dta/Tim X530 — 18 1S, Ut FUAT, Denskog 10U e

1 H 3 4 | 5 g t H ! g | [ 10 | 11 | 12 13 |
KEYED NOTES 5
A POTABLE BOINTOF CONNEGTION, 2 POTASLE WATER SERVICE LATERALAND
VALVE WITH TEMPORRRY SAMPLE ROINT,
A B dstEED,
PROPOSED LEGEND €. 2 COMESTIC WATER SERVICE, MAIATAIN 247 OF GOVER, (160 LF TOTAL}
- PROFERTY LINE. . FIRE SERWICE POINT OF CONNECTION 70 EXISTING ¥ WATER LINE.
ASPHALT PAYEMENT E FARELNESERVICE (150LF)
F. 47 PUC SANITARY SEVIER SERVICE. SANITARY SEWER PIPE TO BE RUNAT A
. MINThA SLOPE ©F 2%
CONGRET E PAVEMENT O, & PWC SANITARY SEWER SERVICE SANITARY SEWER PIPE TO BE RUN AT A E
MINIMAA SLOPE OF 2%
CONCRETE SIDEWALI H. 1,500 QALLON PRECAST OONCRETE OREASE |NTERCEFTOR E
UNPERAROUNG ELECTIO 1 T VENT FROM GREASE TRAP.
B UNEERGRGUNG TELEPHONE 4 SANTARY SEWER POINT OF CONNEGTICH 0 BXISYING MANHOLE.
;“:::':EWER le ELEQTRIGAL SERVIOE POINT GF CONNESTION,
el L FRIMARF ELECTRIO SERWICE.
> W, TRANGFORMER AND CONSRETE #4D,
SANTARY SEWER CLEANOUT M. SECONDARY ELEGTRIC SERVICE,
— SANTARY SEWER STRUCTURE SYA80L 0. POINT OF CONNEGTION T3 EXISTING GAS MAIK.
STORMWATER PIPE P, TOASSERVICE. B
STORM CATCH BASIN G OASHETER. &
STORM MANHOLE R, FIRS SERVIGE DOUBLE DETECTOR CHECK Wil WE ASSEMEL Y {PER LOGAL GOOE).
OR T CORDINATE WITH FIRE MARSHALL FGR SPECIEIGATIINS, FIRE =1
< STELIGHTING POLE DESIINER TO VERIFY S22,
CARMETER £ ¥ PUGWATER LINE TOHOSE BIB.
T. % FROST PRODF HOSE BIB. REFER TO TRASH ENCLESURE DETALLS FOR.
LOTANON,
U, " DCMESTIC WATER METER AND VALVE WITH BACKFLOW PREVENTION CEVICE.
V. 1*IRRIGATICN WATER METER AND VALYE
4] B
=
] : Ll g
UTILITY CONTACTS:
| S — =T E
H =L
1 WATER CFTY OF WATSONVILE o
WORISS - WATER W
] 4 25 MAIN STREET "
{ WATEONVILLE, CA $87¢ u. 4
; o . (£21) Ta8 00 L&/ § e
H WASTE WATER Y OF WATSONVILLE - g 3&
i PUALIC WORKS - WATER pept
H 25 MAIN STREET o {ige
anradit s WATEONVILLE, CA 5878 Ut
4 @ 6317483900 [ 1) 4 jé;
| ELECTRIO R 625 COMPANY PACIFIG 04S.§ ELECTRIC &l b §
05E ALISAL STRERT ax Ot
EO 1 gavgk
CONTAGT, PATRICIA GOWEZ =l Eggil f
] (M) TaLAd | i -E £
T 1 §3e5%E3a
TELEPHONE é s 3 H'i
430 JAAIN STREET, SUITE 1 5ef 3 8
WATSOMVILLE, CA 85116 & 2}i3
[ -+ 500 Ta0255 £ ¥ gf;E
1%
3 e [0} fzju!g‘
: b :§='£z=§zi
¢ - § Bl
B <
= c 'ggii'ls %
. £ @ #rpaii
_fi = A H i
£3 mpf D EhjeiiEes
: = £ el
= E:g i
B~ Eé sl
2 * h 3 .
H — ] s a§ I g: E
TIa papt Rely) 2
tuch e 20 8 EE H g
4 H
=]
§ =
: &
=
g
@
=
: Z
H g =
'
! =3
H r [
5 E
1 2 =
P 5 E
uc&-:sm
— g 3 OF4
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ASB SERIES

# 1.9 uomble anc drocbonal lghblg Qi
AL LA by 3T M AR S

<% ihorg et Akl wesnong dnes or
Uk at b oyl 1o et Certmianes
F13 3 AT Prvukses e st s e
wenfceckmale

e ooy g
] g
il i
2
L gD
B CONCRFTE —
ok
¥ % D som £ 4 motedioTa,— | FEixture Specifications
G rxwr s &b 0oy gt W
lces 4 L i ] JETT—— [T e
2+ vimnon © 24" .0 e g s i .
& CONGALTE B8 WTH 12 HOGK- o, P gAY ¢ neakies peglaslisma g
iy ey atdzed w
= 7 " --_j_ P Ot e s by » Gzl ot e gy &
< Spni et sitsea awmoprrs
Iw ] L sutin izt epllm + s s 300 i :
L i oF e [T o e ! z
fontie: LETa E

szt + Buchiets v i
A5 3O AEDUE——-—t-_/E_J e . 3 e

N
1, SEFUSE. e HETTTOUNG ENCLOSINES SHalL SE0URE PERIATS, A THE EOWIITY OPVELOPUENT

EEPaRUENE.
2 ENCLOSURSE SLL BE DESGNED TO STORE THE RESUNED HIMIER OF T TRIGUGH £ YARD BUMPSTIRS
#6397 GAION RECYCLE CARTS, THE WNBPGY DOFTN D THE ENGLEMLURE, STl), B S-PHET Al T
BT SRL GENG G THE WaSEN OF EOUTANERS.

3 CONSDERTION SHALL B GHvEN 10 THE LOGATON OF THE EAELOSURS, OVERHEAD CASTRUCTIENS, AXD
FiOHT 1D TRUGH SMEE.

4. LANESCAPING AJACENT T THE BLOCK HALLS 15 REDOMLINDED TO FREVEHT GRAFTT,

£ TALLOW CDMTRRERT FOR AESTAURMIYS ARE PROMBITED FROM YENG STORCD I T MUDORRES.
B PRIMCE A PORSOHNEL B0 FEFt LARGE CR. SAARD DIELOSU

7, EATER SHAL B METAL FRAME WM DURASLE METAL SHECTNG MDUNYED € MCAYY CUTY SIS
LECATED OUTSSE THE INTUAICR. FACE OF THE EHCLEURG. AN CARNBLE D CPLNING AT LEAST 17T
[DFGRETS]. FACH CATE SHALL RE ETLIPPED WiH 4 CANE SILY AND S0LT HILEX SHALL BE FLACED 4
APPRICUATELY AL 140° (DECREE) POSTION.

B CONOITE SHALL HAYE A 20 DAY CONPHESSVE, STHENTTH OF 2,908 P,

B. ZROUT HALL B PUACE [N AL CELLY WD HAYS A 74 DAY SRERERHE FTRINGIH: o R4k 4

MOUNTING BRACKET ORDERING

ERGINEER:

v

CORE STATES

o
Th-13 (04}
TARATE Ha

S502 “

Parforman o Pradocs &

L8% Ihnwn Biks « Bt Gt IL S0 » S b G053 AT « bt 13 BT g

MCDONALD'S TRASH ENCLOSURE 125 1 TYPICAL LGHT FIXTURE [o——] 2 §

KEY NOTES:

[ea] womercrs iozx

FTRinmcouR €1 = U0, B HIDGALL'S MIEA CEINUTIN -
VASRGER

THZ Aedorad Vo, G

semaer| (), McDonald's USA, LLC

PG 4P = EPUT PACE

FOLLOW LIETAL DOOR = PANY EARTY RUESET BU-Z173-10"
B BENUAMIN LOCRE € Bl

i3
TACWL WaLL <
G e :
24 L i i
L +5-10 \_h
& | T GE:
e = H Ol ] . peiEeds
'SLAG CRADE o E
EL 00" g
EH]

/38 TRASH ENCLOSURE FRONT ELEVATION
N/ 1A=

RODAST WAL CAP
COLOR TO MATGH SB-CI

g
=
8| »
3 o
e A
g o3
21 8¢
3| B gs
T/SLAB 35 ®
S gl E g
3! 279
2|
@ TRASH. ENCLOSURE, SIDE/REAR ELEVATIONS ELERT
1At 0" [T
- s G
POLICE TRASH ENGLOSURE |22 3 B oore
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City of Watsonville
MEMORANDUM

Agenda Item #: @ ) g’{é} ‘

i Endorsed for presentation to

ng Commission:

Date:
To:

From:

Subject:

Agenda ltem:

August 14, 2014

Planning Commission

Marcela Tavantizis, Community Development Director
Keith Boyle, Principal Planner

CONSIDERATION OF APPLICATION (PP2014-175) TO
RECOMMEND TO THE CITY COUNCIL ON A REZONING FROM
INSTITUTIONAL ZONING (N) TO CENTRAL COMMERCIAL (CC)
FOR PARCEL A.P.N. 017-183-04 WITH CONSIDERATION OF A
TEXT AMENDMENT FOR ALLOWANCE OF DRIVE-THROUGHS
WITH A USE PERMIT IN THE CC ZONE. ADDITIONALLY,
CONSIDER RECOMMENDATION ON SPECIAL USE PERMIT WITH
DESIGN REVIEW AND ENVIRONMENTAL REVIEW (PP2014-117),
TO CONSTRUCT A 4,278 SQ. FT. 24 HOUR FAST FOQD
RESTAURANT WITH A DRIVE-THROUGH FACILITY
(MCDONALD'S), AT 174, 186, & 190 MAIN STREET (APN’S: 017-
183- 04, 05 &10); INCLUDING A VARIANCE TO REDUCE THE
DISTANCE OF THE DRIVE-THROUGH FROM 200 FEET TO 160
FEET, FROM A SIGNALIZED INTERSECTION SUBJECT TO
COUNCIL ACTION ON THE REZONING AND TEXT AMENDMENT .

September 2, 2014 Pianning Commission

RECOMMENDATION:
Staff recommends the Planning Commission adopt a Resolution recommending that the

City Council:

¢ Adopt an Ordinance Text Amendment to the CC zoning district (Watsonville
Municipal Code (WMC) Section14-16.1104 (b)) to allow drive-throughs with a
Special Use Permit. |

¢ Adopt a Map Amendment Ordinance re-designating the property at 190 Main
Street (APN: 017-183-04) from Institutional (I} to Central Commercial (CC).

¢ Adopt a Resolution approving the Special Use Permit with Design Review for the
construction of a 4,278 sq. ft. fast food restaurant with a Variance (WMC Section
14-41.100 (a) {2)) to aliow a drive-through within 160 feet from a signalized
intersection.
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BASIC PROJECT DATA

APPLICATION NO. PP2014-175 - Rezoning and Text Amendment
PP2014-117 - Special Use Permit, Design Review, Variance, Environmental Review

LOCATION: 174,186 &190 Main Street APN’S: 017-183-04, 05 & 10

SCOPE OF PROJECT: A rezoning from N to CC for Parcel APN: 017-183-04; text
amendment to WMC Section 14-16.1104 (b) allowing drive-through facilities with a
Special Use Permit in the Central Commercial Zone (CC). Special Use Permit with.
Design Review and Environmental Review, to construct a 24 hour 4,278 sq. ft. fast food
restaurant including a Variance to reduce the drive-through distance from a signalized
intersection from 200 feet to 160 feet.

GENERAL PLAN: Neighborhood Mixed Use

ZONING: CC (Commercial Core) N (Institutional)
ADJACENT GP/ Zoning: Public Facilities and Commercial Core

EXISTING LAND USE: Vacant parking lot, 10,314 sq. feet of existing building area

PROPOSED LAND USE: 24 hour 4,278 sq. ft. fast food restaurant with drive-through
' facility

FLOOD ZONE: Yes '

APPLICANT: Core States Group, 150 West Lake St., Ste. 212 Kirkland, WA 98119

PROPERTY OWNERS: Fred Oda, Lupe Beltran, & City of Watsonville

CALIFORNIA ENVIRONMENTAL QUALITY ACT REVIEW (CEQA): The project is less
than 10,000 sq. ft. and qualifies for a Class 15303 Categorical exemption because a
traffic study, historic survey, and drainage study found no potential impacts from the
development.

BACKGROUND/ DISCUSSION

Proposal. Core States Group is proposing to assemble three parcels (APN’s 017-183-
04, 05 &10 (174, 186 and 190 Main Street) that total 35,083 square feet and remove the
existing buildings fotaling 10,314 sq. ft. that occupy the site including a two story,

mixed use building at 174 Main Street (5,134 sq. ft.), a one story commercial building at
186 Main Street (3,968 sq. ft.), an abandoned home (1,214 sq. ft.) and a surplus parking
lot owned by the City. The applicants are proposing to replace the existing structures
with a new 4,278 sq. ft. McDonald’s restaurant with 36 parking spaces and a drive-
through facility.

The existing buildings are approximately 80 years old and are in a significant state of
disrepair. A historic inventory prepared by Anthony Kirk indicates these buildings do not
have historic relevance due to major changes to the fagade and state of building
disrepair. The report documents the buildings’ history and this is all that is necessary to
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meet the state historic requirements (Attachment 3). During the 50's through 90’s,
these parcels contained a series of bars that were a significant safety issue during their
operation with nightly police calls for service. Core States Development is proposing to
replace these marginal buildings with a new family friendly facility that wili help attract
people to the entrance of Downtown Watsonville and create an inviting atmosphere for
residents to enjoy. '

Site and Vicinity: The site is located in the Central Commercial Zoning District (CC). It is
at the busy intersection of Main Street and Riverside Drive (Highway 129). Presently
this intersection has two service stations, a Burger King and El Pollero drive-through
restaurant. The proposed McDonald's restaurant is similar in nature to the existing
facilities at the intersection including the two restaurants with drive-through facilities,
which are also in the CC zoning district. The CC zoning district allows restaurants in the
district. The surplus parking lot owned by the City that is included in this project
contains 19 parking spaces and a drive aisle from Main Street to Union Street. This
parcel also includes 15 parking spaces within the Police lot. The City has agreed to sell
this surplus property to the applicants to allow the project to move forward. Selling the
site will allow the continued use of the area for parking and circulation for private use,
with public access within the McDonald’s parking lot.

Background: The City of Watsonville is promoting improvements to the downtown as a
high priority to begin updating the image of Watsonville. The proposed project is a
highly visible intersection in the community and will benefit from update of the existing
building configuration with a family friendly restaurant. In 2000, the City adopted a
Drive-Through Ordinance that established design criteria for new drive-through facilities.
A text amendment will be included as part of this project to recognize that the CC zone
is an appropriate location for drive-through restauranis with a Use Permit based on the
location of several drive-through restaurants currently in the zone.

PROCEDURE
Rezoning:

Two of the subject properties are currently zoned Central Commercial (CC) with the
adjacent City parking lot being zoned Institutional (N). The 2030 General Pian
designation for all of the properties are Neighborhood Commercial Mixed Use. it was
anticipated that this surplus lot could support new commercial uses, and the General
Plan designation was changed to reflect this. The applicant has submitted an
application to update the zoning on the surplus parking site to match the proposed
commercial site, in order to establish a consistent zoning for the entire site. This would
change the zoning for the City Iot from Institutional (N) to Commercial Core (CC). Staff
is supportive of the proposed rezoning to allow the lots to be consolidated with a single
zoning designation of CC.

The Findings for recommending approval of the rezoning are attached as Exhibit A to
the Resolution.
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Text Amendment:

Additionally, the City has initiated a text amendment clarifying that drive-through
facilities are allowed in the CC zone with a Use Permit. When the Drive-Through
Ordinance was adopted in 2000, there was a desire to limit drive-through facilities to
existing areas of town that had drive-through facilities. It appears that there was an
oversight to not allow drive-through restaurants in the CC district. The CC district is
currently a small area near the City’s downtown central core. Since there are currently
several drive-through facilities in the vicinity, it appears that this proposed use would be
consistent with the surrounding area. Staff is recommending a minor text amendment
to allow drive-through restaurants with a Use Permit in the CC district.

This modification will not have a substantial impact in the limited CC district area but
may allow similar uses to be established to support changes at the entrance to
downtown and help bring new vitality. Any drive-through facility would be required to
have a public hearing to determine the project's compatibility with adjacent uses and
consistency with drive-through regulations.

The Findings for recommending approval of the text amendment are attached as Exhibit
B to the Resolution.

The Planning Commission makes recommendations to the City Councii on both text
amendments and zoning map amendments. Since these modifications would be
necessary to fully support the proposal, staff is recommending that the Special Use
Permit and Design Review applications for the project also be forwarded to the City
Council with a recommendation that they be considered depending on the final action
on the map and text amendments taken by the City Council.

Special Use Permit and Design Review:

Section 14-16.1102 of the WMC allows restaurants as a permitted Use with drive-
through facilities listed as an exclusion. The proposed text amendment will clarify that
drive—through restaurants are allowed in the CC zone with a Use Permit. The Planning
Commission is being requested o recommend the text amendment and the project to
the City Council for final action. Since there are several other drive-through restaurants
in the CC zoning district, the use appears to be consistent with the intent of the zoning
regulations

- Per Section 14-12.400 of the WMC, commercial, and industrial, construction requires -
approval of a Design Review Permit process acceptable to the Zoning Administrator.
As proposed, the Special Use Permit and Design Review Permit are being processed
concurrently with the text and map amendment requests, and are all being forwarded to
City Councll for final action.

TECHNICAL ANALYSIS

Zoning, General Plan: The site is zoned CC (Central Commercial) with a Neighborhood
Mixed Use Land Use Designation in the 2030 Watsonville: General Plan Map. The CC
zone allows restaurants as a permitted use. The City’s surplus lot is designated
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Institutional which allows parking and circulation that is being proposed for this parcel.
Additionally, the project includes rezoning of this parcel to CC to be consistent with the
rest of the site.

PROJECT DESIGN

- The proposed McDonald’s restaurant utilizes a new modern proto type for the restaurant.
This new type of building was recently completed at the Overlook Shopping Center and will
serve as a good compliment to the entrance to Watsonville’s Main Street.  The building will
include stucco front with a corrugated metal accent band across the entire roof mansard.
The building includes a variety of trellises and paint colors to break up the massing and a
modern stylized arch that has been included on three elevations that is consistent with the
new building proto type. Building entrances will be off of Main Street and the parking lot
side of the building. The building will be equipped with fire sprinklers and an automatic fire
alarm system, per state requirements.

Access/Circulation:

The project is designed with one entrance off of Main Street and one entrance and one exit
off of Union Street. These entrance points generally reflect the current location of the
driveways from the existing City lot. There are no new driveways that will disrupt the
existing circulation pattern in the area. The Main Street entrance has been expanded to be
28 feet in width and will allow more efficient circulation on site. The driveway will be
approximately 160 feet from the corner of Riverside Drive and Main Street. The
applicants are requesting the ability to have full movement from this driveway. The
detailed Traffic Study (Attachment 4) indicates that movements will not be problematic;
however, during the afternoon peak between 4:00 — 6:00 p.m. it will be difficult for any
vehicle to turn left from the Main Sireet driveway.

Traffic. A Traffic Study was prepared for the project by Associated Transportation
Engineers on February 5, 2014 (Attachment 4). The intersections in the vicinity operate at
a Level of Service (LOS) of D or better during a.m. and p.m. peak hours. Currently the
worst existing intersection in the vicinity is the Main Street and Riverside Drive intersection
that operates at LOS D during peak p.m. hours. The study indicates that the project could
generate approximately 71 new p.m. peak hour trips at this intersection. The study
indicates that this additional traffic will not change the LOS of the existing intersection
beyond the current LOS, and therefore is not considered a significant impact to traffic.

Drive Through: Section 14-41 of the WMC establishes design standards for drive-through
facilities. The proposed drive-through meets all of the standards included in the section
including; being setback over 20 feet from the driveway entrance (35 feet provided); having
stacking for over 4 vehicles (14 provided); menu boards screened from view; having
-separate access from internal circulation; and having concrete driveway for the drive-
through etc. The only standard that is not met is that the drive-through lane should be 200
feet from a signalized intersection. As designed, the drive-through lane is approximately
160 from Riverside Drive and Main Street which is a signalized intersection. This driveway
has been in place for many years. Use by the restaurant will not add a significant burden
to the facility as identified in the traffic study. Distance standards were established for
drive-through lanes to maintain safety. Based on the use of this facility as an existing
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driveway, it appears that safety has been demonstrated over the years and a variance to
the provisions is allowable.

The Findings recommending approval of the Variance are attached as Exhibit E to the
Resolution.

Parking: A total of 36 parking spaces are proposed fo be provided for this site. Section14-
17 .801(i) establishes the parking standards for restaurants at 1 space per each 100 sq. ft.

of gross floor area. Additionally, Section 14-17.108 allows gross floor area for commercial

space to be calculated at 85% of the gross space within the walls. For purposes of
calculation, the 4,278 gross floor area times 85% = 3636 sq. ft.; 3636/100 =36. Therefore a
total of 36 parking spaces is required which is proposed to be provided by the project.
The proposed 16 foot driveway widths meet the requirements for one-way circulation with
angled parking identified in the City public improvement standards. The sale of the City lot
to the project involves the loss of 15 parking spaces from the Police lot. This lot serves the
Police as well as some other City staff parking. With the loss of these spaces, only Police
associated vehicles will be allowed to park in the lot.

Landscaping: a preliminary fandscape plan was submitted with the application that
includes approximately 12% of the project site being landscaped. The plan includes a
detailed drainage study to meet the new regional water quality design standards.

The site includes a mix of drought tolerant shrub and groundcover species throughout
the site. A bioswale is proposed to be designed to catch and filter stormwater before it
enters the storm drain system, in compliance with stormwater standards. Three copies
of the final landscape plan shall be submitted at the time of building permit submittal for
review.

Environmental: The project was required to prepare a traffic study, historic inventory, and a
drainage study to determine potential impacts of the proposal. Section 15303(c) of the
CEQA guidelines allows the use of a Categorical Exemption for commercial projects less
than 10,000 sq. ft. if no significant impacts are found.. The proposed restaurant is
consistent with the aliowed uses of the CC zone. The drive aisles and parking on the City
lot are also consistent with the allowed uses in the Institutional zone. The proposed
rezoning and text amendments are clarifications that are making the project consistent with
the surrounding zoning and can also be covered by the exemption.

Healthy Eating Options. 1n 2010, the City adopted the Heaithy Eating Options Ordinance
that requires new restaurants to meet minimum healthy eating options to obtain a building
permit. The system establishes a series of points for various healthy eating options. A
project must indicate that it can achieve 8 points to get a building permit. The proposed
McDonald’s project meets this criteria as follows: Offers 4 choices of fruits and vegetables
(2 points); offers a low-fat salad dressing (1 point); includes skim or 1% milk on menu (1
point); offers water free of charge (1 point); provides training for staff about the menu (1
point); and provides calorie information visible at the point of sale (2 points) for a total of 8
points. Therefore the project is consistent with the Clty s Healthy Eating Options
Ordinance.
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SUMMARY

The proposed project will replace two existing buildings that have created significant safety
problems over the last 40 years, with a new family friendly facility that will compiement the
entry to Main Street and help begin to refresh the image of Watsonville. The project is
compatible with existing drive-through restaurants in the vicinity and has been designed in
a manner that provides safe access and circulation to and from the site. The project as
designed will be an asset to the community.

Staff recommends the Planning Commission adopt a Resolution recommending that the
City Council:

e Adopt an Ordinance Text Amendment to the CC zoning district (WMC Section
(14-16.1104 (b)) to allow drive-throughs with a Special Use Permit.

o Adopt a Map Amendment Ordinance re-designating the property at 190 Main
Street (APN: 017-183-04) from Institutional (N) to Central Commercial {(CC).

s Adopt a Resolution approving the Special Use Permit with Design Review for the
construction of a 4,278 sq. ft. fast food restaurant with a Variance (WMC
Section14-41.100 (a) (2)) to allow a drive-through within 160 feet from a
signalized intersection. '

ATTACHMENTS

Site and Vicinity Map

Project Plans

Report from Anthony Kirk on Historic Issues
Traffic Study

Class 3 Categorical Exemption

O ®ON -
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Page | of 5 *Resource Mame or #: (Assigned by recorder) 174-178 Main Street
P1. Other identifier:
*P2, Lacation: [ Not for Publication Unrestricted *a, County Santa Cruz
and (P2h and P2c or P2d, Attach a Locatien Map as necessary) .
*h. USGBS 7.5’ Quad Watsonville West Date 1995 7 12 §; R 2 B; Mount Diablo B.M.
c, Address 174-178 Main Street City Watsonville Zip 95076

d. UTM: (Glve more than ene for large andfor linear resources) Zone ; mE/ mN
e. Other Locational Data: (e.q., parcel #, directions to resource, elevation, ete., as appropriate)
Santa Cruz County APN 017-183-10
*P3a. Description: (Describe rasource and lts major efements, Include design, materials, condition, alterations, size, sefting and boundaries)

The two-story commercial building and adjoining one-story storage block at 174-178 Main Street were constructed in
1926 and subsequently altered in several phases (DPR. 523A photo and figures 1 and 2). The reinforced-concrete building
and storage block are rectangular in plan, encompassing 4,000 square feet, and rest on a concrete-slab foundation. The
‘ground floor of the building, previously leased for retail use, is currently vacani; the upper-level is a single-room-
occupancy (SRO) hotel. A veneer of bright red tile runs along the ground floor of the fagade, facing Main Street to the
southwest, or west as it is designated in this report for simplicity. Above the tile is a broad band of grooved-face Ti-11
siding. The stuccoed fagade rises to an ornamental cornice and above it to a shaped parapet wall with molded trim and a
relief inscription, 1926 / Kelly Block. Three wooden doors provide access to 174, 176, and 178 Main Street. The doors at

either end are in set in canted recessed entrances; the central door, which leads to the hotel, is flush-with the building + e e

envelope. The north and south sides of the building have no wall cladding, At the rear of the building, the east side of
the storage block and the second floor are clad with corrugated metal sheets. Fenestration is lirnited on the ground floor to
fixed smoked-glass windows flanlcng the entrances to 174 and 178 Main Street. The windows at (continued on page 3)

*P3b. Resource Attributes: (List atiributes and codes) TIP3 - Hotel/Motel; HP6 - Commercial Building

*P4. Resources Present: RBuliding [lStructure [Oblect [JSite ClDistrict {JElement of District Z10ther {Isolates, otc.)

' P5b. Deseription of Photo: {View,

date, accession #) Looking northeast at
west and south ‘sides, 7/30/14

*P86, Date Constructed/Age and
Sources! KHistoric
OPrehistoric [1Both

1926; date block in parapet

*P7. Owner and Address:

Lupe Beltran Elizalde

{address not available)
*P8. Recorded by: (MNams,
afffiation, and address)

Anthony Kirk, Ph.b.

1140 West Cliff Drive, No, 3
Santa Cruz, CA 95062

*P9, Date Recorded: 8/5/14
*P10, Survey Type: {Describe)
CEQA Survey

L
(slte survey repart and other sourges, or enter “none.”y Nane

*P11, Report Cltatlo

*Attachments: TINONE [location Map [JSketoh Map BContinuation Sheet EIBuilding, Structure and Object Racord

ClArchaeclogical Recard [IDistrdot Record [JLinear Feature Recard TIMilling Station-Record [IRock Art Recerd
[Artifact Record [JPhotograph Recard [JOther {List) ATTACHMENT 3

FRgge2D of 70

DPR 8234 (1/95) *Required Information




Page 2 of 5 _ *NRHP Status Code
*Resource Name or # (Assigned by recorder) 174-178 Main Street

B1. Histaric Name; Kelly Block

B2. Common Name: None :

B3. COriginal Use: Commercial Building; Hote! B4. Present Use: Ground Floor Vacant; Upper Floor SRO Hotel
*B5,  Archltectural Style: None '
*B6. Construction History: (Constructlon date, ateration, and date of alferations) Constructed 1926; west side of first floor
remodeled ca. 1950s or 1960s and again in 1980s, when windows were probably replaced.

*B7, Moved? ENo [IYes [OUnknown Date: Original Location:
*B8. Related Features: None
BOa, Architect: Unknown : b. Builder: Unknown
“B10, Significance: Theme n/a Area n/a :
Period of Significance n/a Property Type n/a Applicabie Criteria n/a

{Discuss importance fn terms of historical or architectural context as defined by theme, period, and gecgraphic scope. Address integrity.}

The commercial building at 174-178 Main Sireet does not appear to be eligible for the California Register of
Historical Resources. The property is part of the former Chinatown that in the 1920s stretched north along Union, Main,
and Rodriguez Streets from the Pajaro River to roughly 1st Sireet. Despite the name, the area was characterized by a
scattering of Chinese establishments and far more Japanese businesses, particularly south of Bridge Street (now Highway
129). Close to the river were Todging houses and residences occupied by a sprinkling of Filipinos and many Chinese and

" Jdpanese. In 1927, the year the Keélly Block was constructed, the ground floor held the Canton Market and the Saug Fat
Company, which offered Oriental merchandise. Nothing is known about the Cariton Hotel, which long operated above
the two stores, but given the character of the neighborhood, it presumably catered to budget travelers or possibly served
as a monthly rental, With the bombing of Peari Harbor, the Japanese were forcibly moved to relocation camps and the
area slowly became more Hispanic, as Mexican laborers moved north to work in the fields, taking the positions formerly
held by the interred Japanese, The Cartlton Hotel was condemned in 1955, according to the Commercial Building Record
for the property, but it continued to operate in what was increasingly a Hispanic section of town, though in 1960 the
Kelly Block siill held the Canton Matket, as well as Wings Café. The neighborhood was at this date described as
“blighted,” “with extremely low rents.” By the outset of the following decade, the two ground floor retail spaces were

~ occupied by La Frontera, which offered food and drink in a neighborhood that was increasingly {continued on page 3)

‘B11. Addilonal Resource Altributes (List attributes and codes):
*B12, References:
Commercial Building Record, 174-178 Main Street, Santa Cruz
- County AsSsessor.
Watsonville City Directories (1927-89)
Sanborn Map Co., Watsonville, California (1911, 1920, 1939,
1962,
~ Fred Oda, telephone interview, 8/4/14.
B13. Remarks: -
*Bi4. Evaluator: Anthony Kirk, Ph.D.
*Date of Evaluation: 8/5/14

{This space reserved for official comments.)
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Page 3 of 5 Resource Na.nl'laﬂ or # {Assigned by recorder) 174-178 Main Street
*Recorded by Anthony Kirk, Ph.DD. *Date 8/5/14 Continuation [t Update

P3a, Description:

174 follow the walls of the canted entrance, while the slightly larger square windows at 178 are set exclusively in the
exterior wall, A fixed aluminum-sash window, slightly above the hotel entrance, illuminates the stairway. Along the
second floor, aluminam- and vinyl-sash sliding and one-over-one double-hung windows pierce the north, east, and south -
gides. The flat roofs of both the one-story and two-story blocks are finished with composition sheets.

As originally constructed in 1926, the Kelly Block was rectangular in plan and rested on a concrete-slab foundation, -
The ground floor was divided into two rental spaces, with storage at the rear; the upper floor held a small hotel. The
entrance doors to the two stores were flanked by display windows above low panels, as would have been typical of the
times. A relatively earty photograph, taken during the flood of 1938 (figure 3), shows the presence of rolled canvas
awnings, used to shade the storefront. Above the doors and windows runs a tall band of prismatic ttansom windows,
some of which may have been casements, allowing for the circulation of air. A sign advertising the hotel projects over the
sidewaik. It is unknown if corrugated metal panels forrned the wall cladding at the rear, but clearly stucco covered only
the front of the building. Fenestration on the upper floor consisted of one-over-one double-hung wood-sash windows.
The flat reof was finished with either compesition sheets or tar and gravel,

Tracing the evolution of the building’s construction history is in large part dependent on the presence of historical
photographs and physical evidence. Only four images have been found to date, however, and the interior of the building
was not accessible during the site survey. It is evident, nonetheless, that as late as 1976 large display windows flanked the

. .enfrances to.the two stores on the ground floor and that more than half the band of original fransom windows still - . ..o . -

survived, The entrance to 174 Main Street, at the south end, was at this thme recessed more than three feet behind the
front of the building envelope, while the entrance to 178 Main Street, at the north end, was flush with the building
envelope, Although the hotel had been renovated a half-dozen years earlier, the upper floor was still illuminated by the
original one-over-one double-hung wood-sash windows. Corrugated-metal sheet may have covered the rear concrete
walls. The flat roof was finished with composition sheets.

In 1987 the starefront was modernized and improved, and it wag quite possibly at this time that the large display
windows were removed and the tile veneer and smoked windows installed. As part of the project, the door to 178 Main
Street was set back from the sidewalk in an entrance canted on the south 51de and the section of the fag:ade that formerly
held the transom windows was covered with T1-11 plywood siding,

The building at 174-178 Main Street, which appears to be in poor condition, is set at the edge of the lot line ta the
west, north, and south sides, with an asphalt patking lot to the rear. Most of the surrounding area north of Pajaro River
* has been redeveloped over the years, including, most recently, the 200-block Watsonville Civic Center between Main and

Rodriguez Streets.
B10. Signiﬁc;ance:

kniown for its brawls, drug sales, and prostitution and that was overwhelmingly Hispanic. While the Kelly Block
originally contributed to the ethnic character of the neighborhood, the storefront has been altered on several occasions
gver the years, and today {1 bears no resemblance to its original appearance, the changes having destroyed the architectural
features that defined its historic character, The loss of integrity would prevent it from serving as a contributor to a
potential historic district illnstrating the ethnic heritage of the area, but perhaps even more important than the loss of
integrity is the destruction over the years of couniless surrounding commercial structures, making it impossible to create a
district of associated buildings that would iHlustrate the Asiatic heritage of the area under Criterion 1.

The building is not associated with an individual known to have made an important contribution to the history of the
nation, the state, or the city, as required for Criterion 2. Architecturally, it lacks a cluster of character~-defining features
associated with a particular style, and apart from the ormamental cornice and shaped parapet, it is devoid of historic
detailing. As such it is not significant under Criterion 3. There is, as well, no evidence that it can yield information
important to history, as called for by Criterion 4. '
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Page 4 of 5 ' _ *Rasource Name or # (Asélgned by recorder} 174-178 Main Street
*Recorded by . Anthony Kirk, Ph.D. - *Date 8/5/14 Continuation O Update

Looldng northeast at west side,
7/30/14.

Looking northwest at south and east
sides, 7/30/14. '
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*Date 8/5/14
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Page 5 of 5 ‘ *Resource Name or # {Assigned by recorder) 1 74- 178 Main Street .
*Recorded by Anthony Kirk, Ph.D.

& Continuatlon I Update

Kelly Block, 174-178 Main Street,
1938, Courtesy Pajaro Valley
Histarical Association.
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Paga 1 of 5 - *Resourca Name or #: (Assigned by recordery 180-186 Main Siveet
P4, Other ldentifier: '

B2, Lecation: [ Not for Publication Unrestricted *a. County Sania Cruz

and (P2b and P2c or P2d. Allach a Location Map as necessary)

*h, USGS 7.5 Quad Watsonville West Date 1995 T 12 8; R 2 E; Mount Diablo B.M.

c. Address 180-186 Main Street City Watsonville Zip 95076

d. UTM: ({Give mare than one for large andfor lingar resources) Zane ; mE/ mi
a. Other Locational Data: {e.g., parcel #, directions o resource, elevation, etc., as appropriate)
Santa Cruz County APN 017-183-05

*P3a. Description: {Describe resource and lts major elements. Include design, materials, condition, alterations, size, setling and boundarles)

The one-story reinforced-concrete Spanish Colonial Revival commercial building at 180-186 Main Street was
constructed in 1928 and subsequently altered on several occasions (DPR 523 A photo and figures 1 and 2). Itis
rectangular in plan, encompassing slightly more than 6,000 square feet, and rest on a concrete-slab foundation. The
building, which is vacant, faces southwest, ot west as it is designated in this réport for simplicity, toward Main Street. A
shed-roofed hollow-tile storage-room addition projects east from the back of the building. The storefront wall is divided
into five separate spaces, each with a canted recessed entrance. With the exception of the former barber shop at the north
end, all of the units have been remodeled to varying degrees over the years. In 1950 the dividing wall between the two
center units, 182 and 184, was removed, and in the 1970s or [980s, the two spaces af the south end, 180 and 180%, were

- 'merged. Display windows, resting on a tile-clad base, originally rose {o-the top of the transom window above-each glazed - - - - -

door, The two sets of display windows at the south end of the building, 180 Main Street, have been replaced with much
smaller alwminum-sash fixed windows above panels with plywood siding and the glazed door replaced with a solid- or
hollow-core door, probably sometime in the 1980s. To the north, smoked windows rise from a (continued on page 3)

*P3b, Resource Attributes: (List attributes and codes) HP6 - Commercial Building

*B4, Resources Present: [RBuilding [IStructure [Object [ISite [District CIElerment of District {IOther (Isalates, etc.)

; : P5b, Description of Photo: (View,

date, acoession #) Looling southeast at
porth and west sides, 7/30/14

*Pg. Date Consfructed/Age and
Sources: Historic
OPrehistoric  [JBoth

Circa 1926; Commercial Building
Record

*PT. Ouwner and Address:

Fred Oda

39 White Street

Watsonville, CA 95076

*Pg, Recorded by: (Name,
afflilation, and address)

Anthony Kirk, Ph.D.

1140 Bast Cliff Drive, No. 3
Santa Cruz, CA 95062

*P4a, Date Recorded: 8/5/14
*P10. Survey Type! (Describs)
CEQA Survey

)

)

jiiT B
*P11. Report Citation: (clte survey report and other sources, or enter “none.”} None

*Attachments: TINONE [JLocation Map [OSketch Map B Continuation Sheet IBuilding, Structure and Cbject Record
Oarchaeciogical Record {[IDistrict Record [Jlinear Feature Record TIMilling Station Regord {JRock Fﬁﬁ
FlArtifact Record [1Photograph Recerd [Other (List) ' A‘EHM gg?%g
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Page 20f 5 *NRHP Status Code
: ‘ *Resource Nama or # (Assigned by recorder) 180-186 Main Street

81. Historic Name: Naone

82, Common Name: None

B3. Original Use: Commercial Building B4. Present Use: Vacant/Not in Use

“B5. Architecturai Style: None

*B6. Construction History: (Construction date, aiteration, and date of alterations) Constructed 1928; addition to east side ca. 1930s;
south end of fagade remodeled ca. 1980s; middle section of fagade remodeled ca. 1990-2004.

*B7. Moved? EINo {JYes [JUnknown Date: Original Location:
*BB. Related Features: None
B9a. Architect; Unknown . b. Buider: Unknown
*B14, Significance: Theme n/a Arsan/a
Period of Significance n/a ?roperty Type n/a Applicable Criterfa n/a

{Discuss importance In terms of historleai or architeciural context as defined by theme, period, and geographic scope. Address Integrity.) .

The commetcial building at 180-186 Main Street does not appear to be eligible for the California Register of
Historical Resources, The property is part of the former Chinatown that in the 1920s stretched north along Union, Main,
and Rodriguez Streets from the Pajaro River to roughly st Street. Despite the name, the area was characterized by a
scattering of Chinese establishments and far more Japanese businesses, particulatly south of Bridge Street (now Highway

129). Close to the river were lodging houses and residences occupied by a sprinkling of Filipinos and many Chinese and

" Tipanese. “Tn 1938, a decade after commercial building at 180-186 Main' Stréet was completed, the five businesses -
located in it were Ying Lee Laundry, Utsunomiya Restaurant, K031m Matsuji Shoe Repair, Ceasar Locatelli Liquors, and
Tokuzo (da, a barber who had maintained a shop in this location since at teast 1920 and who acquired the building in
this decade, With the bombing of Pearl Harbor, the Japanese were forcibly moved to relocation camps and the area
slowly became more Hispanic, as Mexican laborers moved north to work in the fields, taking the positions formerly held
by the interred Japanese. By 1950 the building, which had one space vacant, was occupied by Donald Reyes Restauraat,
Ceasar's Tavern, which had expanded into two rental units, and the Tokuzo Oda. Over the following decades this
section of town became increasingly Hispanic, and by 1971 the two tenants, in addition to the barber-owner, were La
Poblinita Café and Ceasar’s Tavern. The neighborhood had by this time bee“blighted” for sotne years and was known
for the “extremely low rents.” Although Oda continued to cut hair, the neighborhood—which (continued on page 3)

B11, Addifional Resource Attributes (List atiributes and codes):
*B12. References:
B13. Remarks:
Commercial Building Record, 180-186 Main Street, Santa sz
County Assessor.
Watsonville City Directories (1927-89).
Sanborn Map Co., Watsonville, California (1911, 1920, 1939,
1962).
Fred Qda, telephone interview, 8/4/14.
*B14. Evaluator; Anthony Kitk, Ph.D,
*Date of Evaluation: 8/5/14

(This space reserved for official comments.}
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Page 3 of 5 *Resource Name or # (Assigned by recorder) 180-186 Main Street
*Recorded by Anthony Kirk, Ph.D. *Date 8/5/14 Continuation O Update

P3a. Description:

modern tile-ciad base and flank the wood doors of the two units forming 184 Main Street, the remodel probably dating to
the 1990s or the early years of this century. At the far north end of the building, 186 Main Street, the original display
windows, held by thin aluminum sash, extend from the tile-clad base to the top of the transom window above the original
glazed door. Above the windows, awnings were furled or extended over the storefronts; today only a single awning
survives, at 186 Main Street. A row of transom windows, two of which aré casements, extends along the top of fascia
hoards above each unit, A stucco-clad wall riges to a shed roof that, extending out from the top of the parapet, rests on
decoratively carved rafters and is finished with mission tiles. At the rear of the building, a row of five four-light swivel
windows runs along the east wall beneath a row of large ten-light industrial windows, All the windows are missing panes
or have been damaged and patched in various ways, The flat roof is ﬁmshed with tar and gravel and holds five large
skylights,

The commercial building at 180-186 Main Street, which appears to be in poor condition, is set at the edge of the
parcel line on the west, north, and south sides. Situated behind the building is a smal yard {illed with weeds and trash and
a one-story wood-frame single-family residence, with an integral one-car garage, that was built in 1965 (figure 3). A
hipped-toof concrete entry porch is located on the south side of the house. The south and east sides are clad with rabbeted
bevel siding, the north and west sides with stucco. Fenestration is asymmetrical and consists of sliding aluminum-sash
windows, except for a large combination windew in the living room. The s:de-gabied roofis characterized by open eaves

- of moderate overhang-and-is finished with composition shingles. An-overhead swing-up-door prevides access to-the- -
garage, which is entered from the east end of the Jot on Union Street, Most of the surrounding area north of the Pa}'aro
River has been redeveloped over the years, including, most recently, the 200-block Watsonville Civic Center between
Main and Rodriguez Streets.

B146, Significance:

ingreasingly became known for its brawls and drug sales, drinking and prostitution—was overwhelmingly Hispanic.
While the commercial block originally contributed to the original ethnic character of the neighborhood, the storefront has
been altered on several occasions over the years and has suffered the loss of some architectural features that defined its
historic character. Although it is debatable whether or not the structure maintains integrity, the destruction over the years
of countless surrounding building that made up the neighborhood has made it impossible to create a district of associated
butldings that would illustrate the theme of Asiatic heritage of the area under Critetion L.

The building is not associated with an individual known to have made an fmportant contribution to the history of the
nation, the state, or the city, as required for Criterion 2, Architectimally, it is a extremely simple example of Spanish
Colonial Revival architecture, possessing a single feature of the style, the pitched tiled roof, and as such it is not
significant under Criterion 3. There is, as well, no evidence that it can yield information iniportant to history, as called for
by Criterion 4. The house at the rear of the commercial building, at 186 Main Street, is less than fifty years old, having
tieen completed in 1965. The building is clearly not of exceptional importance and does not meet Criteria Consideration
G for properties that have achieved significance in the last fifty years. '
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Pagé 4 of 5 — *Rasource Name or # (Assigned by recorder} 180-186 Main Street
*Recorded by Anthony Kirk, Ph.D, - *Date 8/5/14 Continuation I Update

Figure 1. Looking southeast at west
side, 7/30/14.

S L s

Figure 2. T.ooking northwest at east
side, 7/30/14.
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Page 5of 5 *Raesource Nama or # {Assigned by recordér) 180-186 Main Street
*Recorded by Anthony Kirk, Ph.D. *Date 8/5/14 Continuation O Update

Figure 3. House o east side of
commercial building, constructed
1965.. Looking northeast at west
and south sides, 7/30/14.
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ASSOCIATED TRANSPORTATION Emslmesns

100 N. Hope Avenue, Suite 4, Santa Barbara, CA 83110 * {805) 5687-4418 « FAX [B05} 682-8509

Bince 1978

Richard L., Pooi, P.E.
Soott A, Schall, AICPR, PFTR

Feb:;uary 5, 2014

Ms. Margaret Trujillo

Area Construction Manager -
Pacific Sierra Region ‘
McDonald's USA LLC

2999 Qak Road, Suite 300
Walnut Creek, California 94597

TRAFFIC AND CIRCULATION STUDY FOR THE McDONALD'S - CITY OF WATSONVILLE

Associated Transportation Engineers (ATE) is pleased to submit the following traffic and
circulation study for the McDonald’s. The study examines existing and future conditions
within the study-area and assesses the traffic and circulation impacts associated with the
project. It our understanding that the results of the traffic and circulation study will be used
by the City.of Watsonville to process the project’s development application.

We appreciate the opportunity to assist McDonald’s USA, LLC with this project.
Associated Transpéﬂation Engineers
By: Richard L. Pool, P.E.

President
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INTRODUCTION

This traffic study contains an analysis of the potential traffic and circulation im pacgs associated

with the proposed McDonald’s in the southeastern portion of the City of Watsonville. The

- study provides information relative to existing, existing + project, cumulative (existing +

approved/pending projects) and cumulative + project peak period conditions. Site access and
circulation are also addressed in the traffic study.

PROJECT DESCRIPTION

The McDonald's is located on the east side of Main Street, north of Riverside Drive (State
Route 129) in the City of Watsonville, as shown on Figufe 1,. The project is proposing {o
redevelop a site currently occupied by two commercial buildings and a single family home
with a 4,356 square foot McDorald’s with a dual order board drive-through lane. Access to
the project site will be provided by driveway connections on Maln Street and Union Street.
The project site plan is illustrated on Fugure 2,

EXISTING CONDITIONS
Existing Street Network

The project site is served by a circulation system comprising of arterials and collector streets,
which are illustrated on Figure 1. The major roadways serving the site are discussed in the
following text.

Riverside Drive (State Route 129), located south the project site, is a east-west arterial street,
extends easterly from State Route 1 through the City of Watsonville. From State Route 1 to
Salsipuedes Creek, Riverside Drive is a 4-lane divided arterial roadway. Riverside Driveis a
2-lane undivided roadway east of Salsipuedes Creek. The Main Street/Riverside Drive and
Union Street/Riverside Drive intersections are signalized.

Beach Street (State Route 152), located north of the project site, is a east-west arterial street,
that extends easterly from Rio Boca Road to Hushbeck Avenue. Through the study-area Beach
Street is a 2-fane one-way couplet until it reaches Lincoln Street. The Main Street/Beach Street
intersection is signalized.

Main Street, is a north-south arterial roadway located adjacent to the project site, that extends

. northerly from San Juan Road to the western portion of the City of Watsonville were it merges .
with State Route 1. South of San Juan Road, Main Street becomes Porter Drive. Through the

study-area Main Street is a 4-lane arterial roadway with a center turn lane. Main Street

provides access to the project site, In the study-area, this roadway is signalized at Riverside

Drive and Beach Str'eet

Union Street, is 2-lane north-south collector roadway from Front Street to Brennan Street.
Linion Street provides access to the project site. thhm the study-area, Union Street is.
slgnahzed at Riverside Drive.

MqDonaid' _ ‘Assoclated Transportation Engineers
Traffic and Circulation Study AFFACHMENT 3
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First Street, is a 2-lane local roadway that extends easterly from Riverside Drive to Main
Street. The Main Street/First Street intersection is STOP-sign controlled on First Street. During
the A.M. and P.M. peak hour periods, left-turns to and from First Street are restricted. The
project driveway is located opposite First Street,

Existing Volumes and Levels of Service

Intersection Qperations

Traffic flow on urban arterials is most constrained at intersections. Therefore, a detailed
analysis of traffic flows must examine the operating conditions of critical intersections during
peak travel periods. - In rating the intersection operations, “Levels of Service” (LOS) “A”
through “F are used, with LOS “A” indicating free flow operations and LOS “F” indicating
congested operations {more complete definitions of levels of service are included in the
Technical Appendix).

Figure 3 illustrates the four study-area intersections, the existing traffic controls and the
intersection geometries. Existing A.M. and P.M. peak hour period traffic volumes at the study-
area intersections are shown on Figure 4. These volumes were collected in September of
2013 by Associated Transportation Engineers (ATE). Existing levels of service for the study-
area intersections were calculated using the Highway Capacity Manual methodologies as
required by the City of Watsonvilie. In the City of Watsonville LOS “D” or better is acceptable

" for intersection operation. Worksheets illustrating the level of service calculations are
contained in the Technical Appendix for reference. Table 1 lists the level of service for the
nine study-area intersections during the A.M. and P.M. peak hour periods.

Table 1
Existing Peak Hour Levels of Service
- ‘AM, Peak Hour P.M. Peak Hour
. Interaectlon Control Type . Delay LO8 Delay LOS
Main Street/Beach Streef Signal 13.7 sec. 0S8 18.8 sec, LOSB
Main Street/First Streei : . BTOP-Sign 0.3 sec. LOS A 0.7 sec. LOS A
Main Street/Riverside Drive Signal 23.3 sac. LOSC | 41.9sec LOS D
Union Strest/Riverside Drive  Signal 180sec. | LOSB |. 203sec. |LOSC

The four study-area intersections currently operate at LOS “D” or better during the A.M. peak
hour and P.M. peak hour periods.

MecDonald’s - Associated Transportation Engineers
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PROJECT-SPECIFIC ANALYSIS
- Project Trip Generation

The project is proposing to redevelop a site currently occupled by two commercial buildings
and a single family home with a 4,356 square foot McDonald’s with a tandem drive-through.
For the purposes of estimating the number of trips which would be generated by the 4,365
. square foot McDonald’s restaurant, rates for “Fast-Food Restaurant with Drive-Through

" Window (Land Use Code #934) published in the Institute of Transportation Engineering (ITE),

Trip Generation, 9™ Edition were used. Table 2 summarizes the average daily, AM. and P.M.
peak hour trip generation estimated forthe McDonald’s. The trip generation estimates assumes
a 50% “pass-by” trip factor. “Pass-by” trips are not new trips, but trips which already exist on
the adjacent street system. The “pass-by” rate was deveioped from [TE data for “Fast-Food
Restaurants with Drive-Through Windows".

Table 2
Project Trip Generation

T P A sy
' Weekday Peak Hour Trips
A.M. Peak Hour P.M. Peak Hour
Land Use Size ADT | Entering | Exiting | Total | Entering | Exiting | Total
Fast-Food Restaurant with Drive - Thru | 4,365 sq.it. | 2,166 100 o8 198 74 68 | 142
Lass 50% Pass-By Trips:{ -1,083 50 49 -39 -37 34 | -7
Total Primary Trips:] 1,083 50 49 99 37 34 7t

As shown in Table 2 the project residential land-uses would generate a total of 2,166 average
daily trips, 198 A.M. peak hour trips and 142 P.M. peak hour trips. A total of 1,083 average
daily trips, 99 A.M. peak hour trips and 71 P.M. peak hour trips would be “pass-by” trips. The
remaining 1,083 average daily trips, 99 A.M. peak hour trips and 71 P.M. peak hour trips
~ would be new. primary trips added to the adjacent street system,

Project Trnp Distribution and Assignment

. The pro;ect—generated A. M and P.M. peak hour traffic voiumes were distributed and assigned .
to the study-area infersections based on travel data derived from the existing traffic volumes
as well as a general knowledge of the population employment and commercial centers in the
Watsonville area, Figure 5 illustrates the trip distribution and assignment assumed for the
project's trips,

McDionald's : Associated Transportation Engineers

Traffic and Circulation Study ASTAGHMENT &
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Existing + Project Intersection Operations

Levels of service were calculated for the study‘-area intersections assuming the Existing +
Project traffic volumes illustrated on Figure 6. Tables 3 and 4 compare to the Existing and
Existing + Project levels of service and identify the potential project-specific impacts.

Tahle 3
Existing + Project A.M. Peak Hour Levels of Service

Existing ____Existing + Project
Intergection Dalay LOS Delay LOS Impact
Main Street/Beach Street 13,7 sec. LOS B 13.6 sec. LOS B No
Main Streat/First Street G3seq | LOSA 2.0 sec. LOS A No
Main Street/Riverside Drive - 23.3 sec. LOS C 23.5 sec. LOSC No “
Uinjon Street/Riverside Drive. 17.7 sec, LOSB No - |I

Table 4
Existing + Project P.M. Peak Hour Levels of Service

Sum—
Existing ' Exleting + Project
Intersection Delay LOS Deléy LOS Impact
Main Street/Beach Streat 18.8 sec. LOS B 18.9 sec, L0 8 No
Main Street/First Street 0.7 sec. LOS A 2.4 sec. 10S A No
Main Street/Riverside Drive 41.8 sec. LOS D 40.9 sec. LOSD No
' e Dri _ 20,3 sac. Qs C 18,7 sec. 10SB

The data presented in Tables 3 and 4 indicate that the project would not have a significant
impact to the study-area intersections. The study-area intersections would continue fo operate
at LOS D or better during the A.M. or the P.M. peak hour periods.

McDonald's Associated Transportation Engineers
Traffic and Clrenfation Study ATTAGHMENT 4

9 Page 12 of 20




( : £
= B
5] -
>
g g 3
N O el I
SFN | 2 =
QLL (2255 > 8
_J' L a 3
} L] uoso 8 3
0 &
T[] i
IBON—f gaos z =2
132091)— ggg ol .7
- &
Y- 8 A
‘ N& g S
Laomre S%" (5538 . 2E% 1 Lpomes
~——{443)499 L2 (5851769 BED (5020612 _ :
(4044 J U o0 <14 o5 \ g
269(122) -3 26(33) - 128(55) =
| 731(478) — ;EL!,; 609(335) —=| %Lg 521(333) -} lj‘;g TR
63— | 298 7205 | 382 4629 — | E3 i
02 ™ S =4 2
:_l b 3l = in g
- g g
2 g £
& = ©
< n=
5 @ H
i i §
o
T
z !
| % &
d Q
H l i<
% § ‘Union Sireet \} Ly
Q
r;—L”l a- o~ m]v-v—-———.
Maln Strest L~ '{
(!
o)
L0
¥ - 8
& &
g ®
[}
‘ ATTACHM
\.

Watsonvilie McDonalds Frojest
Traific and Circulation Study

10

FIGURE @
,

MME - £13036

EXISTING + PROJECT TRAFFIC VOLUMES

AssotiaTs
T RANSPORTATION
E nomers

)

Associated Transportation Fagineers

February 5, 2014



CUMULATIVE CONDITIONS

The City of Watsonville requires that the intersections be analyzed with the addition of traffic
generated by projects which have been approved or are pending within the project study-area.
Trip generation estimates were developed for the cumulative development projects using rates
presented in the ITE, Trip Generation, 9" Edition.. Table 5 summarizes the average daily, A.M.
and P.M. peak hour trip generation for the approved/pending projects.

Table 5
" Approved/Pending Development Projects Trip Generation
No, Project Land Use Size ADT | A.M. Peak Hour | P.M. Peak Hour
1. 1355 Harvest Drive Light tndustrial | 15,000 SF 104 14 14
2. |1 Western Drive Hotel 48 Rooms 428 32 34
3. |260 Riverside - Warehouse 27,776 SF 99 8 9
1 4. 11820 Main Street Medical Clinic 3,310 SF_ 120 3] 12
5. ]398 Technology Drive | Medical Office { 40,000 SF 1,445 96 143
6. |1000 Main Street Grocery Store | 15,000 SF 1,534 51 142
Total Trips] 3,730 209

The data presented in Table 5 indicates that the approved/pending projects would generate

a total of 3,730 average daily trips, 209 A.M. peak hour trips and 354 P.M. peak hour trips.

The approved/pending projects' peak hour traffic volumes were distributed and assigned to.
the study-area intersections. The trip assignment for the cumulative development projects

was developed based on the location of each project, recent traffic studies, existing traffic

patterns observed in the study area as well as a general knowledge of the population,

employment and commercial centers in Watsonville and the surrounding area. Figure 7
illustrates the Cumulative traffic volumes at the study-area intersections.

Cumulative + Project Intersection Operations
Levels of service were calculated for the study-érea intersections assuming the Cumulative -
+ Project traffic volumes illustrated on Figure 8. Cumulative and Cumulative + Project levels

of service for the four study-area intersections are compared in Tables 6 and 7.

Table 6
Cumulative + Project A.M. Peak Hour Levels of Service

Cumulative Cumulative + Project “
Infersaction Delay LOS Delay LOS Impact
Maln §tmeHBaach Strest 139 sec, LOS B 13.7 sec. ios8 No
I Main Strest/First Straet __0.38sec, LOS A 2.1 sec. LOS A No
Main Street/Rlverside Drive 23.8 sec, LOS C 23.9 s0c. LOSC No
Union Street/Riverside Drive 17,8 sac. LOS B 18.2 sec. LOS B No

MeDonald’s
Traffic and Circulation Study

Associated Transportation Englneers
| ATTACHMENT 4
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Table 7
Cumulative + Project P.M. Peak Hour Levels of Service

—

Cumulative Gumulative + Project "

Intergection Delay LOS Déiay LOS \ Impact “

Main Street/Beach Street 19.1 sec. LOSB 18.1 sec. LOS B No “
Main Street/First Street 0.'." 88C. LOSA 2.7 sec. LOS A No
{lMain Street/Riverside Drive 42.7 sec. LOSD 44.7 sec. LOS D “No
Union StreetRiverside Drive | 1B.5 sec. LOS B 18.7 sec. Los B No

The data presented in Tables 6 and 7 indicate that the project would not have a significant’
impact to the study-area intersections. The study-area intersections would continue to operate
at LOS D or better during the A.M. or the P.M. peak hour periods.

SITE ACCESS AND CIRCULATION

As shown on Figure 2, access to the McDonald’s will be provided by driveway connections-
on Main Street and Union Street. Inbound and outbound only driveways will be provided on
both Main Street and Union Street. The Main Street access will be opposite First Street.
During the A.M. and P.M. peak hour periods, left-turns to and from First Street are restricted,
however full access to and from the project will be allowed at all times. The site access
“driveways will be designed according to City of Watsonville design standards. Given the
existing and forecasted traffic volumes, the project access driveways on Main Street and Union
Street should operate acceptably and accommodate project traffic volumes.

The proposed dual order board drive through and parking configuration would allow vehicles
to enter the drive through lanes from Main Street or Union Street.” Vehicles entering from
Main Street would circulate counter-clock wise around the building then turn left to enter the
drive through. Vehicles entering from Union Street wottld just need to veer left to enter the
drive through. Drivers leaving the drive through would to exit onto Main Street via the out
only driveway.

. D[ivg:Through Queue Analysis

Drive trough vehicle queue data was collected by ATE at several McDonald’s to determine if

the storage area provided at the proposed Watsonville McDonald’s would be sufficient. The

sltes included a McDonald’s in Fountain Valley on Brookhurst Street, a Goleta McDonald's

on Fairview Avenue, a Santa Maria site located within a Costco shopping center, and a site

in Canoga Park located within a shopping center development. Table B summarizes the -
queue data,

MeDanald’s Associated Transportation Engineers -

Traffic and Circulation Study _ ATFAGHMENT 8
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Table 8
McDonald’s Restaurant Queue Study Results

Vehicles in Quaue

Restaurant Location ~ Average Maximum

Founiain Valley 2 Vehicles | 5 Vehicles ;i
Goleta 1 6 Vehicles | 12 Vehicles
‘[iSanta Maria - 3 Vehicles 9 Vehicles
Canoga Park 6 Vehicies 10 Vehicles Il
verage 4 Vehicles 9 Vehicle:J r

The data presented in Table 8 indicate that the peak queue observed at the existing Fountain
Valley McDonald’s was 5 vehicles, 12 vehicles at the Goleta site, while the peak queues
‘observed at the Santa Maria and Canoga Park sites were 9 and 10 vehicles, respectively.
Review of the ATF field data show the maximum 12-vehicle gueue in Goleta occurred at
12:15 P.M. and lasted for 1 minute and 30 seconds. The average queues observed at the four
sites ranged from 2 to 6 vehicles. The measured vehicle queue is from the pick-up window.

Based on the study data reviewed above and the site design proposed. for the proposed
Watsonville McDanald's, itis concluded that the 12-vehicle storage area proposed for the dual
order board drive-through lane would provide adequate space to accommodate the queues
observed at the various site during the majority of the peak periods. Should a queue of 12
vehicles be experienced at the Watsonville site {as occurred at the Goleta site), the 12 car in
fine would not block parking spaces in the parking area located closest to the drive-through
lane entrance or the travel lane. It is however anticipated that 12 car vehicle queue would
be an infrequent occurrence given the size of the proposed M¢Donald’s and would not cause
significant circulation problems in this area. The praject site plan shows that 12 vehicles can
be accommodated within the proposed drive-through storage area.

McDonald's Associated Transportation Engineers .
Traffic and Clrculation Study : m@@*ﬁﬁl‘ﬁ 4
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NOTICE OF EXEMPTION

Supplementary Document Q

TO: ___ Office of Planning and Research

1400 Tenth St. Room 121
Sacramento, Callf. 95814

- FROM: City of Watsonville

~ Community Development Dept.
250 Main Street

Watsonville, Calif, 95077-5000
_XX Clerk of the Board
Santa Cruz County
701 Ocean St., Room 500

Santa Cruz, CA 95060 )  FILE NO. ! PP2014-117, 175

Project Title; McDonald’s

Project Location - Specific: 174, 186, & 190 Main Street (APN'S: 017-183-04, 05 & 10)
Project Location - City: Watsonville Project Location-County: Santa Cruz

Description of Project: Application (PP2014-175) for a Rezoning from Institutional Zoning (N} to Central
Commercial (CC) for parcel (A.P.N. 017-183-04) with consideration of a Text Amendment fo (WMC 14-
16.1104 (b)), for allowance of drive-through facilities with a Use Permitin the CC Zone. Additionally,
consider recommendation on Application (PP2014-117)} for a Special Use Permit with Design Review and
Environmental Review, to construct a 4,278 sq. . 24 hour fasi food restaurant with a drive-through
facility (McDonalds) at 174 and 186 Main Street; including a Variance to reduce the distance of the drive-
through facility from 200 feet to 160 feet (WMC 14.41.100 (a)} {2)) from a signalized intersection.

Name of Public Agency Approving Project: City of Watsonville

Name of Person or Agency Cartying Out Project: Core States Group, Allison Hazen
Exempt Status: (Check One):
‘ Ministerial (Sec.21080(b)(1); 15268);
. Declared Emergency (Sec. 21080 {b)}(3);15269{a));
.. Emergency Project (Sec. 21080 (b)(4); 15269(b){(c);
__X Categorical Exemption. State Type and Section number. 15303
____ Statutory Exemptions. State code number:

Reasons why project is Exempt: New Commercial Structure less than 10,000 sq. ft. allowed per
'CEQA guidelines without identified environmental impacts :

Lead Agency Contact Person: Keith Boyle, Principal Planner Telephone: 831-768-3073

If filed by applicant: N

1. Attach certified document of exemption finding. '
2. Haa a notice of exemption heen filed by the public agency approvmg the project? Yes No
Signature: Date: September 3, 2014 Titte: Principal Planner

Sighed by Lead Agency  Date received for filing at OPR:
Signed by Applicant

—rrt
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- {e)
RESOLUTION NO. ____-14 (PC)

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF WATSONVILLE,
CALIFORNIA, RECOMMENDING APPROVAL TO THE CITY COUNCIL OF (PP2014-175) TEXT
AMENDMENT TO SECTION 14-16.1104 (B) OF THE WATSONVILLE MUNICIPAL CODE (WMC)

ALLOWING DRIVE-THROUGH FACILITIES IN THE CC DISTRICT WITH A USE PERMIT, A
ZONING MAP AMENDMENT CHANGING THE ZONING OF PARCEL 017-183-04 FROM
INSTITUTIONAL (N) TO CENTRAL COMMERCIAL (CC), AND ALSO RECOMMENDING SPECIAL
USE AND DESIGN REVIEW PERMIT WITH ENVIRONMENTAL REVIEW (PP2014-117) TO
ALLOW CONSTRUCTION OF A 4,278 SQ. FT. 24 HOUR MCDONALD'S RESTAURANT;
INCLUDING A VARIANCE TO REDUCE THE DISTANCE FOR A DRIVE-THROUGH FACILITY
FROM 200 FEET TO 160 FEET FROM A SIGNALIZED INTERSECTION IN A CC ZONING

| DISTRICT.

Project: 174, 186, & 190 MAIN STREET (APN’'S: 017-183-04, 05 &10) |

WHEREAS, a zoning text amendment and map amendrﬁent, Special Use and Design Permit,
with Environmental Review and Variance (PP2014-117 & 175), to allow the construction of a 4,278
sq. ft. McDonald's restaurant at 174, 186 and 190 Main Street, Watsonville, California, was filed by
Allison Hazen, Core States Group, applicant, on behalf of the owners, Fred Oda, Lupe Beltran, and
the City of Watsonville on May, 15, 2014; and

WHEREAS, following the recommended Ordinance modifications, the project will be consistent
with the provisions of the Zoning Ordinance of the City of Watsonville (Chapter 14. of the WMC); and

WHEREAS, the Planning Commission determined after reviewing the traffic study and historic
study for the project, determined that the 4,278 sq. ft. building was allowed to be considered with a
Class 15303 CEQA Exemption; and

WHEREAS, the Planning Commission has also considered Special Use Permit,'Design
Review and Variance application for the creation a 4,278 sq. ft. building on the site with a variance for
a drive-through facility within 160 feet of a signalized intersection for a McDonald's fast food
restaurant; and

WHEREAS, notice of time and place of the hearing to consider recommendation of approval of

the text amendment, map amendment, Special Use and Design Review Permitand ¥Yaiange with
MACDD\PC PACKET\PCPKT 2014\09-02-141190 Main\196 Main Design review conditions and findings.docx08/19/2014 422 PmikR@ge 51 of 70




Environmental Review (PP2014-117, & PP2014-175) was given at the time and in the manner
prescribed by the Zoning Ordinance of the City of Watsonville. The matter called for hearing evidence
both oral and documentary introduced and received, and the matter submitted for decision; and

WHEREAS, the Planning Commission has considered all written and verbal evidence
regarding this application at the public hearing and has made Findings, attached hereto and marked
as Exhibit “A”, for the text amendment allowing drive-through facilities in the CC zone with a Use
Permit . and Findings, attached hereto and marked as Exhibit “B”, for the map amendment for parcel
017-183-04 from Institutional (N) to Central Commercial (CC) (PP2014-175) and further considered
Findings, attached hereto and marked as Exhibits “C” & “D”, in support of Special Use and Design
Review Permit and Findings, attached hereto and marked as Exhibit “E *, for the Variance with
Environmental Review (PP2014-117 ) and Conditions, attached hereto and marked as Exhibit “F",
to allow construction of a 4,278 sq. ft. restaurant with drive-through facility for McDonald’s at
174,186, and 190 Main Street Watsonville, California.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
Watsonville, California, as Follows:

Good cause appearing, therefore, the Planning CommiSsEpn of the City of Watsonville does
recommend approval to the City Council of the text amendment allowing drive-through facilities in
the CC zone with a Use Permit, the map amendment for parcel 017-183-04 from Institutional (N} to
Central Commercial (CC) (PP2014-175), the Special Use and Design Review Permit with
Environmental Review (PP2014-185), attached hereto and marked as Exhibit “G”; subject to the
Conditions, attached hereto and marked as Exhibit “F”, for construction of a 4,278 sq. ft. 24 hour
restaurant with drive-through facility for McDonald’s at 174,186, and 190 Main Street, Watsonville,
California. |

| HEREBY CERTIFY that the foregoing Resolution was introduced at a regular meeting of the

Planning Commission of the City of Watsonville, California, heid on the 2™ day of September, 2014,

ATTACHMENT 3
MACDDWPC PACKET\PCPKT 2014109-02-141190 Main\190 Main Design review conditions and findings.doex08/19/2014 4:22 emkB@ge 52 of 70




by Commissioner , who moved its adoption, which motion being duly

seconded by Commissioner , was upon roll call, carried and the resolution

adopted by the following vote:

Ayes: Commissioners:

Noes: Commissioners:
Absent: Commissioners:

Marcela Tavantzis, Secretary Marty Corley, Chairperson
Planning Commission Pianning Commission

ATTACHMENT 3
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CITY OF WATSONVILLE
TEXT AMENDMENT EXHIBIT A

Application No, PP2014-175

APN: 017-183-04, 05 &10

Address: 174,186 &190 Main Street
Applicant: Allison Hazen, Core States Group
Approval Date: September 2, 2014

Following is the proposed text amendment to clarify that Drive-Through Facilities are allowed in the
CC zone with a Special Use Permit:

Part 11: CC Central Commercial District

14-16.1104 (b) the following require a Special Use Permit:

GLU

58 Eating and drinking places offering live entertainment or dancing

Exelusion: Drive-through facilities not-allowed

Findings for the proposed Text Amendment
A. That the proposed amendment is consistent with the policies in the General Plan.

Supportive Evidence

The proposed text amendment allows new drive-through facilities in the CC zone to be consistent
with several other existing restaurants and pharmacies in the zone. The modification will aliow the
development of projects surrounding the core of downtown to include facilities that will help promote
the development of new facilities to encourage entry into the downtown. Projects can be reviewed on
a case by case basis to determine that a drive-through is designed in a manner that provides safe
ingress and egress to the site.

B. That the proposed amendment is compatible to the extent possible with the actual and General
planned use of the adjacent properties.

Supportive Evidence

The proposed text amendment supports a new restaurant directly adjacent to two existing restaurants
in the CC zone that have drive-through facilities. The allowance of a new drive-through facility will be
reviewed on a case by case basis with a Use Permit to determine that the proposed facility will be
consistent with uses on adjacent and nearby properties. Safe ingress and egress and compatibility
with the drive-through standards will be determine as part of Use Permit review by the Planning
Commission. _

EXHIBIT A

Page____| _ ATTAEHMENT 3
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CITY OF WATSONVILLE :
MAP AMENDMENT EXHIBIT B

Application No. PP2014-175

APN: 017-183-04

Address: 190 Main Street _
Applicant: Allison Hazen, Core States Group
Approval Date: September 2, 2014

The project proposes to rezone the surplus City parking facility from Institutional (N) to
Commercial Core (CC) to allow the sale of the site to the developers for the development of a
McDonaid’s Restaurant.

Findings for the proposed Map Amendment
A. That the proposed amendment is consistent with the policies in the General Plan.

Supportive Evidence

The proposed map amendment allows the surplus City parking to be sold to the developer for the
development of a McDonald’s restaurant in the CC zone. The map amendment is consistent with the
underlying 2030 General Plan designation. Following rezoning, the parcel will be merged with the
adjacent parcels that are also zoned CC to maintain consistent zoning across the site.

B. That the proposed amendment is compatiblé to the extent possible with the actual and General
planned use of the adjacent properties.

Supportive Evidence

The proposed map amendment supports a new restaurant directly adjacent to two existing
restaurants in the CC zone. The modification of the map will aliow the sale of the surplus City parking
lot for the development of a restaurant that is consistent with similar uses in the area. Use of the
existing driveways will allow circulation in the area to remain the same and the site will continue to be
used as parking and circulation for private access to the restaurani. The proposed map amendment
allows the parcel to be merged with the adjacent parcels and maintain consistent zoning on the entire
parcel. '

EXHIBIT 5
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CITY OF WATSONVILLE
SPECIAL USE /DESIGN REVIEW EXHIBITS C & D

Application No. PP2014-117

APN: 017-183-04, 05 & 10

Address: 174,186 &190 Main Street
Applicant: Allison Hazen, Core States Group
Approval Date: September 2, 2014 '

DESIGN / SPECIAL USE PERMIT FINDINGS (Section 14-12.403, 513)

i.

The proposed use at the specified location is consistent with the policies of the General Plan
and the general purpose and intent of the applicable district regulations.

" Supportive Evidence

With the proposed text modifications to the CC zone relating to drive-through facilities, the
proposed project is consistent with the CC (Central Commercial) zoning district regulations and
meets all of the requirements of the Zoning Ordinance for the site, with the approval of a

Special Use Permit.

The proposed use is compatible with, and preserves the character and integrity of adjacent
development and neighborhoods, and includes improvements or modifications either onsite or
within the public rights-of-way to mitigate development-related adverse impacts such as traffic,
noise, odors, visual nuisances, or other similar adverse effects to adjacent development and
neighborhoods. These improvements or modifications may include but shall not be limited to
the placement or orientation of buildings and entryways, parking areas, buffer yards, and
addition of landscaping, walls, or both, to mitigate such impacts.

Supportive Evidence |
General architectural considerations are consistent with all design standards including

materials, colors, and general design. The structure is consistent with surrounding service
station and two other restaurants at the entrance to Main Street and the modern building
design will complement the entry gateway to Main Street.

" The proposed use will not generate pedestrian or vehicular traffic that will be hazardous or

conflict with the existing and anticipated traffic in the neighborhood.

Supportive Evidence _

The project will utilize the existing driveways that have been utilized for many years. These
driveways will be expanded and-sidewalks designed to meet ADA standards. Internal
circulation has been designed to separate the drive through traffic from the internal circulation
and it will not create traffic conflicts either on or off site.

The proposed project incorporates roadway improvements, traffic control devices or
mechanisms, or access restrictions to control traffic flow or divert traffic as needed to reduce or
eliminate development impacts on surrounding neighborhood streets.

EXHIBXE}




Supportive Evidence

The project will maintain the existing circulation facilities that will not be impacted by the new
building. The traffic study indicates that the new facility will not generate additional traffic
significant enough to create new traffic conflicts.

3. The proposed use incorporates features to minimize adverse effects, including visual impacts
and noise of the proposed special use on adjacent properties.

Supportive Evidence

The proposed project provides new landscaping that will be maintained as part of the project.
A landscape plan will be provided as part of the building permit application that wili include low
impact development standards to ensure compliance with Region water quality control
standards.

6. The proposed special use complies with all additional standards impbsed on it by the particular
provisions of this chapter and all other requirements of this title applicable to the proposed
special use and uses within the applicable base-zoning district.

Supportive Evidence

Following text amendments to the CC zone for drive-through facilities, the proposed project is
consistent with the CC (Central Commercial) zoning district regulations and meets all of the
requirements of the Zoning Ordinance for the site.

7. The proposed special use will not be matéria"y detrimenfai to the public health, safety,
convenience and welfare, and will not result in material damage or prejudice to other property
in the vicinity.

Supportive Evidence
The project as designed will not be detrimental to public health, safety convenience or welfare,

and will not damage other property in the vicinity.

exur__C & D
 Page - Qf <
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CITY OF WATSONVILLE
VARIANCE EXHIBIT E

Application No. PP2014-117

APN: 017-183-04, 05 &10

Address: 174,186 & 190 Main Street
Applicant: Allison Hazen, Core States Group
Approval Date: September 2, 2014

Variance Findings (Section 14-12.603 (b))

1. By reason of narrowness shallowness, or shape of the property in question, or by reason of
exceptional topographic conditions or other extraordinary and exceptional situation or condition of
the property in question, the strict application of the provisions of this title would result in a peculiar
and exceptional practical difficuities to, or exceptional and undue hardship to the applicant.

Substantial Evidence

The Drive-Through Ordinance intends that drive-through facilities be provided a safe distance
from signalized intersections to ensure adequate movement on and off the site. The proposed
driveway that serves the facility is in the same location as the existing driveway for the current
surplus City parking lot. This drive-way has been used for many years and has not created traffic
safety hazards. The existing buildings that block view of the driveway will be demolished and the
new building will provide significant visual distance at the exit in accordance with the drive-through
standards. Since the project is enhancing an existing driveway and all circulation is being
maintained on site, the existing drive-through regulations appear to provide an undue hardship
because the project can be designed to meet safety requirements.

2. The circumstances or conditions do not apply generally to other properties in the same land use
district. '

Substantial Evidence

There are two other restaurants in the CC zone adjacent to this parcel, that have drive-through
entrances that are significantly closer than the proposed facilities. This variance will be consistent
with adjacent properties.

3. The granting of the variance will not result in material damage or prejudice to other properties in
the vicinity, substantial impairment of natural resources or be detrimental to the public heaith,
safety and general welfare.

Substantial Evidence

A variance for the location of the drive—through facility will not impair the use of the other facilities
in the area. The use of the existing driveway and better visual access to the site created by
demolishing the existing building and replacing with a smaller building will increase safety on the
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site. Granting of the variance will not be detrimental to the health and safety of the area but
provide a new improved facility that will complement the entry to downtown.

4. The variance is not requested exclusively on the basis of economic hardship to the applicant, nor
was the situation requiring a Variance created by an act of the applicant without obtaining permits.

Substantial Evidence

The variance is being requested because the restaurant is proposing to use a driveway access
that has been in existence for many years. This access will be enhanced to allow greater
circulation movement on the site and provide more visibility o enhance safe vehicle movement.
This is not a hardship created by the applicant. The City is interested in promoting a new family
friendly facility at the downtown’s entrance that will be achieved by the proposed project.

-~
EXHIBIT___ €
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CITY OF WATSONVILLE
SPECIAL USE/DESIGN REVIEW PERMIT

EXHIBIT F

Application No.: PP2014-117

APN: 017-183-04, 05 &10

Location: 174,186 & 190 Main Street

Applicant: Allison Hazen, Core States Group.

Hearing Date: September 2, 2014
CONDITIONS OF APPROVAL:

General Conditions Design Review:

1. This Design Review shall be null and void if not acted upon within 24 months from the effective

date of the approval thereof. Time extensions may be granted provided the applicant requests

same at least thirty (30} days in advance of the expiration of this Design Review Permit. This
approval applied to the plans titled “Auto Zone” received by the Community Development
Department on July 14, 2014. Extensions shall be consistent with that outline in the Specific

Pian(CDD-P)

2. After approval is granted, modifications to the project or to conditions imposed may be :
considered in accordance with Chapter 14-12.1000 of the Watsonville Municipal Code. (CDD-
P)

3. Approval is subject to making findings and supportive evidence in accordance with Section 14-

12.402 of the City Zoning Ordinance, with attached said Findings, and made a part of this
Special Use/Design Review Permit. (CDD-P)

4. This approval shall be effective fourteen (14) days after the date of approval. In the event of
an appeal, the effective date of this approval shall be withheld until after the final determination
thereof by the Planning Commission. (CDD-P)

5. The project shail be in compliance with the conditions of approval, all local codes and
ordinances, appropriate development standards and current City policies. Any deviation wili
be grounds for review by the City and may possibly result in revocation of the Design Review

~ Permit or other Code Enforcement Action. (CDD-P)

6. A copy of the final conditions of approval must be printed on the front sheet of plans submitted
for future permits. Plans without the conditions of approval printed directly on the front
page will not be accepted at the plan check phase. (CDD-P) '

Prior to or concurrent with the submittal of a Building Permit application, revise plans to show
the following: :

7. Uniess otherwise noted, City of Watsonville Public Improvement Standards shall be used for
private as well as public improvements. All development shall comply with the City of
Watsonville Public Improvement Standards. Plans and design documents shall be signed and
stamped by a California Licensed Architect or Engineer. Standards that arerdifigiaphthan

EXHIBIT
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10.

1.

12.

13.

14,

15.

those of the City must be approved by the City. City Standards shall be included in the plans.
(CDD-E)

An Erosion Control Plan shall be submitted with the permit application. Erosion control plans
shall provide Best Management Practices (BMPs) during construction to prevent erosion of
constructed slopes, and sediment and contaminants from being entrained in runoff. - BMPs
shall comply with the City of Watsonville Erosion Control Standards and the Erosion and
Sediment Control Field Manual by the California Regional Water Quality Control Board, San
Francisco Region, latest edition. All erosion control shall be installed prior to October 15 and
be maintained in place at least until April 15. The applicant shall ensure that all contractors are
aware of all erosion control standards and BMPs. (CDD-E)

The project applicant shall execute an agreement in the standard form providing for the
maintenance, and monitoring and reporting of those activities to the City of Watsonville storm
drain systems best management practice measures. (CDD-E})

Project shall comply with the City's Storm Water Management Plan and NPDES Best
Management Practices. Project shall develop storm water management improvements in
substantial conformance with conceptual plans. In order to prevent a significant impact
occurring, the project drainage must be designed to meet City Best Management practices,
NPDES standards, public works drainage standards, and Low Impact Development (LID)
standards. (CDD-E)

Prior to permit issuance, applicant shall execute an Engineering Testing and Inspection
Agreement and submit to the City for approval. Applicant shall hire a testing firm to perform
engineering testing and inspection, such as soils and concrete testing and inspection. Testing
firms shall be organized, directed and under the supervision of a registered engineer. The
testing and inspection shall be done at the direction of the City inspector. The testing firm shall
report nonconforming items to the City inspector and furnish daily, weekly and final reports as
outlined in-the agreement and directed by the City Inspector. (CDD-E)

Submit a report detailing a comprehensive investigation of surface and subsurface soil and
geotechnical conditions prepared by a registered civil or geotechnical engineer. The report
and investigation shall address seismic hazards. The report shall determine soil properties
and strengths to allow for design of retaining walls, foundations and pavements. In addition,
the soils report shall determine the permeabiiity of on-site soils. (CDD-E)

On the plans, show the location of proposed mailboxes. Provide written approval of mailbox
locations from the US Postal Service. (CDD-P, E)

Separate On/Off Site Permits are required for work in the public right-of-way. (CDD-E)

Trash enclosures shall be located and designed subject {o the review and approval of the City
of Watsonville. The City of Watsonville provides front load service for dumpsters and rear load
service for drop boxes and compactors. Enclosures shall be sized to accommodate the
number of refuse and recycling containers required to store refuse and recycling generation for
one week. The design of trash enclosures shall follow, in general, City Standard Drawings
Nos. S-809A, S-809B, S-809C and $-810. (CDD-E) .

EXHIBIT [
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16.

17.

18.

19.

20.

21.

22.

Provide landscape and irrigation plans indicating types, quantities, locations and sizes of all
plant material including existing major vegetation designated fo remain, street trees, method of
protecting planting areas from vehicular traffic. Landscape areas shall be incorporated into
storm drainage best management practice measures and therefore the plant materials
selected must include appropriate ground covers which filter sediment and pollutants and be
tolerant of occasional inundation. Ali landscaping and irrigation shall be installed and
approved prior to occupancy of the project. (CDD-E, P)

Three copies of the final landscape and irrigation plans must be submitted and approved by
the Community Development Department. The landscape plans shall be coordinated with any
bioswales throughout the project. The project shall utilize drought tolerant species, street
trees, planter areas, common areas and public right-of-ways. All trees shall be a minimum
size of 15 gallons with a minimum spread of four-to-five feet, and one inch caliper trunks. All of
the street trees, and trees along the private driveway, shall be 24-inch box specimens. A
minimum of 25% of the shrub material shall be a minimum five-gallon size. Automatic, low-
flow irrigation systems shall be installed in all landscaped areas. lrrigation is to be
programmed for night or early morning hours in order to minimize evaporation. The
landscaping plan for all public areas shall be reviewed and approved by the Community and
Parks and Recreation Departments for conformance with the Development Plans and this
Condition. Additional buffer trees shail be installed along the rear property line adjacent to the
Sea View Ranch retaining wall.(CDD-P, PK)

In order to achieve the maximum extent possible standard of minimizing hydro-modification,
landscape and open-space areas shall be incorporated into the storm drain best management
practice measures by means of Low Impact Design. Landscape areas shall be designed with
appropriate ground cover to filter poliutants and prevent erosion, and be graded to promote low
runoff velocities and enhance absorption into surrounding soils. (CDD-E)

All development shall utilize water conservation, water recycling, and xeriscaping to the
maximum extent possible. lrrigation systems shall be designed and maintained to avoid run-
off, over-spray, or other similar conditions where water flows to waste. Turf shall not be used
in median strips, parking islands, or in areas less than eight (8) feet wide, or on slopes that will
result in excess irrigation water run-off. (CDD-P, E)

In order to reduce the impact of soil erosion or the loss of topsoil to a less than significant
impact, the finished ground surface of the project will be planted with ground cover and

“continually maintained to minimize surface erosion. Final grading and landscaping must not

obstruct the site drainage or allow moisture to accumulate adjacent to foundations, slabs,
pavements, or other improvements. (CDD-E, CDD-P)

The locations of surface mounted utility facilities such as pedestals, transformers backflow
devices and fire services shall be planned so that they may be screened utilizing landscaping
or other acceptable, visually pleasing means subject to the review and approval of the City of
Watsonville. (CDD-E, P)

Prior to issuance of a building permit or the commencement of any“site work, the project
applicant and the general contractor shall attend a pre-construction meeting with the Building
Official and City staff to discuss the project conditions of approval, working hours, site
maintenance and other construction matters. The general contractor shall acknowledge that
hefshe has read and understands the project conditions of approyehriedistiaily those
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23.

24,

25.

26.

27.

28.

290.

30.

31.

32.

33.

34.

pertaining to construction practices and site safety, and will make certain that all project sub-
contractors have read and understand them prior fo commencing work and that a copy of the
project conditions of approval will be posted on site at all times during construction. (CDD-B, P,
E)

Electric and communications services to new buildings shall be constructed underground.
Aerial services are prohibited. (CDD-E)

The project will be required to pay Traffic Impact Fees. Fees shall be collected in conformance
with standard WMC fee ordinance (CDD-E)

Parking lot layout and parking stall geometrics shall conform to City Standard Plan S-808a.
Sidewalks adjacent to angled parking rows shall be sufficiently wide to allow disabled
pedestrian access around overhanging cars. Drive aisles shall meet standards for diagonal
parking. (CDD-E)

No permanent improvements shall be permitted over easements without written authorization
from the easement holder. (CDD-E)

Obtain an encroachment permit for new street improvements driveways and other work in the
public right-of-way. The applicant shall be responsible for any repairs within the limits of the
development, including streets and paving, curbs and gutters, sidewalks, and street lights, or
installation of same where not existing. (CDD-E)

Plans shall include the location and size of all building utility service connections, including
water, gas, electric, fire and irrigation services. Plans shall indicate water service/s size and
location and sewer service/s size, type, and slope. Connections shall be located, sized and
screened in such a manner that they have the least possible impact on the design of the
building and site. (CDD-E)

Project shall comply with the underground utility provisions of Watsonville Municipal Code Title
7, Chapter 16. (CDD-E) ' '

The project shall connect to the local sewer with a 6x10 wye on the 10” Main. (CDD-E, PW)

Water services will require City-approved backflow prevention devices. Backflow prevention
devices shall be located within 5 feet of the water meters and shall be adequately screened.
(CDD-E, P)

The existing Sanitary Sewer laterals from 174, 186 and 190 Main Street will need to be
abandoned sufficiently to prevent inflow and infiltration of groundwater and/rain water from
entering the Sanitary Sewer. (PW)

Maintain existing monitoring wells. (PW)

Solid waste generated during the construction shall be serviced by the City of Watsonville
Solid Waste Division. Applicant shall submit a Solid Waste Service Plan on the City form.
(CBD-E, PW) _ :

EXHIBIT___
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35.

36.

37.

38.

39.

40.

41.

In order to reduce the impact of strong seismic ground shaking fo a less than significant impact
the project shall comply with the 2013 building code as it relates to seismic design and the
recommendations of the Geotechnical report. (CDD-E, CPD-B)

Improvements (new framing, electrical, mechanical, plumbing) Obtain all required building
permits (Building, Plumbing, Mechanical, Grading etc.) for this project. All construction shall
comply with all State Building Codes; Framing, mechanical, plumbing, electrical, T-24 energy,
T-24 Accessibility and Municipal codes in effect at the time of plan submittal for building
permits resulting in actual construction. (CDD-B)

a. A design professional will be required at time of construction drawings, to prepare plans
for proposed improvements per the business and professions code.

b. Comprehensive detailed construction plans are required at the time of submittal to be
reviewed for adequate content prior to intake, by the Building Official.

C. Provide Occupancy group type of construction proposed per the CBC, to clearly

determine requirements.

d. in January 1, 2013 the new California Building Code (CBC) became effective. All
construction projects shall comply with the City's Green Building Ordinance and all
amended California Building Codes including:

2013 California Building Code
2013California Electrical Code
2013California Mechanical Code
2013 California Plumbing Code
2013 California Energy Code
2013 California Fire Code

Prior to excavation, adjoining landowners shall be given notice of the date, location, and extent
of excavation in conformity with Section 832 of the Civil Code and copies shall be provided to
the Building Official prior to issuance of the Building Permit. (CDD-B)

Prior to requesting a Building Department foundation inspection, the soils engineer shall
inspect and approve the mitigation measures and the foundation excavations. The soils
engineer shall submit documentation to the Building Division which verifies compliance with
the recommendations specified in the soils report. (CDD-B)

As indicated by CBC Section 1704, the owner or the engineer or architect of record acting as
the owner's agent shall employ one or more special inspectors who shall provide special
inspections when required by CBC Section 1704. Please contact the Building Division at time

-of plan submittal to obtain application for special inspections. (CDD-B)

Provide Structural Calculations verifying compliance with all appiicable provisions of the
California Uniform Buiiding code Chapter 16. Prior to request for final inspection, written
verification by the engineer of record indicating compliance with the structural design shall be
submitted to the City of Watsonville Building Division. (CDD-B)

Comply with all applicable provisions of the California State Building Code (Title 24) Part 2
Chapter 11B Division |, Il & lIf for Disabled Access. Plans must show compliance in sufficient
information and detail to determine compliance was noted for the following:

a. Path of travel from Public Transportation (main entry to the public sidéWalkhiMENT 3
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42.

43,

44,

45.

46.

47.

48.

49,

50.

51.

52.

53.

b. Disabled parking requirements:

Van Accessible Parking (requires 8’ 0" unloading area)

Number of spaces (1 for 15 25, 2 for the next 50 see table 11B-6).
Path of travel from accessible parking to any elevators

Slopes at parking & unioading areas must not exceed 1:50

Proper disabled signage, lettering and stripping is required (CDD-B)

LN

Main building entrances and required exits must be accessible. Design professional must
provide written verification of compliance for existing disabled access features or facilities
noted on plans. (CDD-B)

The building shall have Automatic Fire Sprinklers installed, complying with NFPA installation
standards. The fire sprinkler contractor shall submit three sets of plans and calculations for a
separate fire permit prior to installation of the system. (CDD-B, WFD)

The project shall comply with the current CBC, and CFC 2013 regulations for fire issues.
(CDD-B, WFD)

A UL central station shall monitor all fire sprinkler systems. The monitoring shall provide water
flow notification to the hearing and visually impaired. The monitoring contractor shall submit
three sets of plans for a separate fire permit prior to installation of the system. (CDD-B, WFD)

The building shall be provided with the required size and number of fire extinguishers. Exterior
doors providing access to the fire risers and alarm panel shall have proper signage installed.
(CDD-B, WFD)

Civil drawings shall include the proposed location of the fire department connection, above
ground backflow device, post indicator valve, and size of fire service needed for this project
(CDD-B, WFD).

Adequate water for firefighting shall be available pnor to combustible construction. (CDD-B,
WFD) ,

Separate application submittals will be required for kiichen’s fixed fire suppression systems,
and monitoring systems. (CDD-B,WFD)

In order to prevent an adverse impact from exterior light sources, a final lighting plan will be
required {0 be submitted at the time of building permit application to ensure that the location,
height, and angle of all exterior lighting will not interfere with adjacent properties including the
neighboring airport. (CDD-P) '

Restaurant shall provide a grease trap system approved by the Public Works Solid Waste
Division (PW)

A plan for tallow storage is required. It may not be stored in the trash enclosure. (PW)

Provide a detailed color and Materials Board. A copy of the paint colors for the project with
indication of location of each color (color board), shall be submitted for review and approval by
the Community Development Department. (CDD-P)

ATTACHMENT 3

MACDDAPC PACKET\PCPKT 201409-02-14\190 Main\}90 Main Design review conditions and ﬁndinés.docx%/ 19/2014 422 P &ge 67 of 70

e

EXHIBIT :
Page [




54.  The parcels shall be merged before final occupancy is granted (CDD-B)

55. The front elevation of the restaurant along Main Street shall be updated to include a stone
facade (CDD-P)

During construction, the following conditions shall be adhered to:

General Conditions:

56. Provide Best Management Practices (BMPs) during construction to prevent sediment, debris
and contaminants from draining offsite. BMPs shall comply with the City of Watsonville
Erosion Control Standards and the Erosion and Sediment Control Field Manual by the
California Regional Water Quality Control Board, San Francisco Region, latest edition. All
erosion control shall be installed prior to October 15 and be maintained in place until April 15.
Provide a note on the improvement plans stating that construction should take place between
April 15 and October 15. The applicant shall ensure that all contractors are aware of all erosion
control standards and BMPs. (CDD-E)

57. .The project applicants shall construct a trash enclosure and separate‘ storage facility on the
Police lot and provide a screening fence along the boundary of the Police lot in accordance
with the Police Department requirements. (CDD-B)

Construction Notes to be included with the Improvement Plans:

58.  Existing public facilities damaged during the course of construction or in an existing state of
' disrepair shall be repaired by the applicant, at the applicant's expense, fo the satisfaction of the
City. (CDD-E) : '

59. Applicant shall have onsite at all times, a superintendent that shall act as the owners’
representative and as a point of contact for the City's Public Works Inspector. The
superintendent shall be authorized by the Owner to direct the work of all contractors doing
work on public and private improvements. (CDD-E, PW) '

60. Contractor shall provide a minimum of 48 hours’ notice in advance of any required inspection.
Any temporary suspension of work or returning to work for any reason shall be cause for the
developer or contractor to telephone the Public Works Inspector at 768-3100. (CDD-E)

61.  Prior to excavation, contractor shall locate all existing underground utilities. Call Underground
Service Alert (U.S.A) at 1-800-642-2444 to have utilities located and marked in the field.
(CDD-E)

Prior to Final Qccupancy:

62.  Prior to issuance of the certificate of occupancy, the project designers including civil, structural,
and geotechnical engineers shall provide statements of compliance attesting that they have
reviewed the completed project and that it was constructed in conformance with their
recommendations and plans. (CDD-E)

63.  As-built plans shall be provided for the project in the following manner:
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a. The applicant's contractor shall maintain one set of full size, approved plans and mark
thereon any deviations from plan dimensions, elevations or orientations. Marked pians
shall be updated weekly and shall be available to the City for review when requested.
Revisions to the plans shalli be done in black ink. They shall be clouded and a delta or
a note placed next to the clouding that indicates that the change was done as the plans
were being “as-built.” As-built plans shall be maintained for all approved improvement
plans, including but not limited to, grading, retaining wall, drainage, utility, roadway,
landscape and irrigation plans.

64. Prior to final City acceptance of the project, all design professionals who prepared
improvement plans for the project (civil, geotechnical, electrical and structural engineers), shall
provide letters attesting that they have periodically monitored the construction and have
reviewed the completed work and that it was constructed in substantial conformance with their
plans and recommendations. Where special inspections and testing were involved, the letters
of compliance shall be accompanied by inspection logs, testing and anaiys;s that support the
engineer’s conclusions. (CDD- E)

Ongoing Conditions:

65. Landscaping and site improvements shall be maintained in perpetuity. Landscaping shall be
maintained by a professional landscape maintenance company. All dying and/or diseased
vegetation shall be immediately replaced in kind. (CDD-P)

86. No deliveries shall occur before 7.00 a.m. (CDD-P)

Key to Degartment Responsibilities

CDD-P Community Development Department — Pianmng

CDD-B Community Development Department — Building

CDD-E . Community Development Department — Engineering

PW Public Works & Ultilities Department :

WFD Watsonville Fire Department

CAT City Attorney
EXHIBIT_, F
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CITY OF WATSONVILLE -
CITY COUNCIL - EXHIBIT G

Application No. PP2014-117

APN: 017-183-04, 05 &10
Address: 174,186 & 190 Main Street
Applicant: Allison Hazen

Hearing Date: Sepiember 23,2014

Applicant: Allison Hazen, Core States Group

Property Owners: Fred Oda, Lupe Beltran, & City of Watsonvilie

Address: 150 Lake Street, Suite 212, Kirkland WA 98119

Project: Text Amendment (14-16.1104) allowing drive-through facilities with

a Use Permit in CC zone, Map Amendment changing zoning for
parcel 017-183-04 from I to CC (PP2014-175), Speciai Use and
Design Review Permit with Environmental Review & Variance
(PP2014-117) .

Location: 174,186 & 190 Main Street, Watsonville, CA 95076

Purpose: Special Use and Design Review Permit with Environmental Review
to allow construction of a 4,278 sq. ft. 24 hour restaurant
{McDonald’s) with a Variance to allow the reduction in the driveway
entrance from 200 feet to 160 feet from a signalized intersection for
McDonald's.

The Text Amendment, Map Amendment, Special Use and Design Review
Permit with Variance and Environmental Review Application (PP2014-117 & 175)
requested by the applicant to allow the construction of a 4,278 sq. ft. 24 hour
McDonald's restaurant with drive-through at 174, 186 and 190 Main Street, was
reviewed by the City Council at a public hearing on September 23, 2014 and was
conditionally approved by adoption of City Council Resolution No. (CM)
together with findings and conditions of approval attached hereto and made a part of
this permit. :

© CITY OF WATSONVILLE
Planning Commission

Marcela Tavantzis
Community Development Director

EXHIBIT G“
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6.2

UNADOPTED MINUTES

SEPTEMBER 2, 2014 PLANNING COMMISSION MEETING
EXCERPT OF UNADOPTED MINUTES

A PUBLIC HEARING TO CONSIDER RECOMMENDATION TO THE CITY COUNCIL
ON APPLICATION (PP2014-175) FOR A REZONING FROM INSTITUTIONAL
ZONING (N) TO CENTRAL COMMERCIAL (CC), FOR PARCEL (APN: 017-183-04)
WITH CONSIDERATION OF A TEXT AMENDMENT TO (WMC 14-16.1104 (B)), FOR
ALLOWANCE OF A DRIVE-THROUGH FACILITY WITH A USE PERMIT IN THE CC
ZONE. ADDITIONALLY, CONSIDER RECOMMENDATION ON APPLICATION
(PP2014-117), FOR A SPECIAL USE PERMIT WITH DESIGN REVIEW AND
ENVIRONMENTAL REVIEW, TO CONSTRUCT A 4,278 SQ. FT. 24 HOUR FAST
FOOD RESTAURANT WITH A DRIVE-THROUGH FACILITY (MCDONALD’S);
INCLUDING A VARIANCE TO REDUCE THE DISTANCE OF THE DRIVE-THROUGH
FACILITY FROM 200 FEET TO 160 FEET (WMC 14.41.100 (A) (2)), FROM A
SIGNALIZED INTERSECTION SUBJECT TO CITY COUNCIL ACTION ON THE
REZONING AND TEXT AMENDMENT, AT 174,186, AND 190 MAIN STREET (APNS:
017-183-04, 05, & 10), FILED BY CORE STATES GROUP, APPLICANT, ON BEHALF
OF FRED ODA, LUPE BELTRAN AND THE CITY OF WATSONVILLE, PROPERTY
OWNERS.

a) Staff Presentation

The staff report was given by Principal Planner Keith Boyle. He indicated that this
project will serve as the beginning of a transformation of the downtown. A
historic inventory prepared by Anthony Kirk indicates the existing buildings do not
have historic relevance due to major changes to the facade and current disrepair.
The proposed drive-through meets all of the standards per the Watsonville
Municipal Code (WMC) with the exception of distance from a signalized
intersection and parking is consistent with the WMC requirements. Staff is
recommending that applicants add a stone facade to the front exterior of the
building. The applicants concur with this recommendation and have brought a
sample. Environmental, historic, traffic and drainage studies were conducted to
determine impacts and no significant impacts were found. The traffic study
indicates that the additional traffic will not change the Level of Service (LOS) at
Main Street and Riverside Drive beyond the current LOS. In 2010, the City
adopted the Healthy Eating Options Ordinance that requires new restaurants to
meet the minimum healthy options to obtain a building permit. The proposed
project meets the criteria and therefore is consistent with the City’s Healthy
Eating Options Ordinance. Staff is recommending that the last sentence in
Condition No. 17 be deleted since it is a carryover from another project and does
not apply to this project. The applicants are requesting a modification to
Condition No. 66 regarding the time of deliveries.

Commissioner Danna asked if he was traveling south on Main Street would he
be able to make a left hand turn into McDonald’s.

Mr. Boyle stated he could use the existing turn lane on Main Street.

Commissioner Jenkins asked if motorists will be able to turn left onto Main Street
from McDonald’s. He also asked if there would be one or two exit lanes on Main
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b)

UNADOPTED MINUTES
Street from McDonalds. If not, he inquired about exploring the option of an
additional turn lane.

Mr. Boyle stated that Assistant Public Works and Utilities Director/City Traffic
Engineer Maria Esther Rodriquez were present to answer questions. The traffic
study indicated motorists would be able to make safe movements. Staff felt
comfortable not adding a Condition that would restrict motorists turning left during
designated times. There is only one exit lane and it is not designated as a left
turn lane only. He deferred discussion of adding a second turn lane to Ms.
Rodriquez and the representatives from McDonald’s.

Applicant Presentation

Applicant Allison Hazen of Core States Group stated she is the Engineer and the
representative for the Architect. She would like to discuss Condition No. 33
regarding the groundwater monitoring wells before a final decision is made.

Commissioner Jenkins asked her about having two exit turn lanes from
McDonald’s onto Main Street, one for turning left and one for turning right

Ms. Hazen replied that they would have to explore the preliminary design to
make certain that they would be able to meet ADA accessibility but they are not
opposed to discussing it.

Tia Guerrero, owner and operator of the two McDonald’s restaurants in
Watsonville introduced her son and business partner Martin Guerrero. She
stated her organization has been in Watsonville for over 21 years. She currently
has 139 employees and hopes to employ another 60 with the new proposed
restaurant. Her restaurants provide good jobs, personal growth and
advancement opportunities within the organization. She encourages her
employees to advance their education and they pay for citizenship and English
as a second language classes. Her restaurants provide healthy food options and
they are a “Golden Carrot” recipient.

Martin Guerrero spoke about some of the energy-saving features that will be
included in the new restaurant and they plan to seek LEED certification.

Commissioner Jenkins asked about the Cores State Corporation.

Ms. Hazen explained that they are a private land development consultant and a
national firm.

Ms. Hazen stated that Margaret Trujillo, area construction manager, was also
present to answer questions.

Commissioner Corley asked Ms. Hazen if her company considered solar.

Ms. Hazen replied yes they have; however, they find that the LED’s are more
consistent with usage. All the light fixtures they use have been approved by the
McDonald’s corporation and it helps with maintenance issues to have the same
products in all the restaurants.
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UNADOPTED MINUTES
Commissioner Gonzalez asked Ms. Hazen if they considered having recharging
units available for electric cars. He also expressed his concerns with the exiting
lane on Main Street during peak hours and asked if the applicant would be willing
to widen the exit.

Ms. Hazen replied they have not incorporated recharging units for electric cars at
this time but when the need presents itself they will look at retrofitting. In order to
widen the exit it would have to be expanded towards the intersection. They
would have to be certain that ADA accessibility would not be compromised and
site grading for flooding per FEMA would be met.

Ms. Truijillo stated they are willing to work with staff to accommodate this request.
The compromise might be less parking.

Commissioner Gonzalez stated his other concern was the hours of deliveries
effecting neighbors. He also asked how the exterior lighting would affect the
adjacent residents.

Ms. Hazen stated they did an analysis of the site layout to accommodate the
delivery trucks. The trucks will enter through Union Street and unload on the
side of the restaurant before exiting onto Main Street. They have concerns with
unloading deliveries after 7:00 a.m. and they do not want a conflict with their
customers and delivery trucks. They want to minimize the amount of time the
delivery service is occurring. They are requesting an amendment to the
Condition. She stated they would be working with Mr. Boyle to adhere to all the
perimeters regarding exterior lighting.

Commissioner Sarmiento asked about the traffic impact to Cabrillo College and
to the residents on Grant and Maple Streets.

Ms. Hazen replied that the traffic analysis results indicated that the LOS would
not increase to the intersections in the immediate area.

Commissioner Jenkins asked Ms. Guerrero if she had any concerns with
widening the exit to accommodate a right turn lane

Secretary Tavantzis stated the current driveway width is 28 feet and she
supports adding a right turn lane. Both engineers from the City and applicant can
work it out and the compromise may be a lost parking space. She advised the
Planning Commission to request that this be explored and modified including the
potential loss of a parking space at the least possible impact.

Commissioner Corley stated he foresees issues with the left turn lane therefore
he supports a no left hand turn lane.

Ms. Rodriguez replied that certain times of day it is not a problem; however, other
times it is difficult. The current configuration of the existing buildings right up to
the sidewalk impairs the motorist’s visibility; however, the proposed configuration
will provide more visibility.

Commissioner Corley asked about the “y” drive-through and the absence of
outdoor seating.
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d)

UNADOPTED MINUTES
Ms. Hazen stated the dual drive-through ordering system speeds up the food
processing and helps customers get through the drive-through faster.

Ms. Trujillo stated it allows for more stacking of vehicles in the lane.

Ms. Hazen stated due to the configuration and size of the project there was not
an appropriate place to put the outdoor seating.

Ms. Trujillo stated it was discussed but it could not be accommodated due to
ADA compliance and required City standards.

Commissioner Corley asked about removing one of the drive-through lanes to
accommodate the outdoor seating.

Ms. Trujillo stated the bike racks could be moved to another location to
accommodate outdoor seating. This would be a better and more attractive
option. She will work with staff to accommodate this request.

Commissioner Jenkins asked which level of LEED certification they are hoping to
achieve.

Ms. Trujillo stated the project is currently in the preliminary stage so she cannot
state at this time.

Commissioner Sarmiento acknowledged Ms. Guerrero’s contributions to the
community. She asked Ms. Guerrero if she would be willing to promote and
educate the community about healthy food choices at a deeper level than what
she is currently doing.

Ms. Guerrero replied yes and stated she was very supportive.

Public Hearing

Chairperson Corley opened the Public Hearing.

William Hansen, business owner, commended Tila and Martin Guerrero and the
McDonald’s corporation for their investment in the downtown and supports the
project.

Jorge Martinez, McDonald’s employee, spoke about the efforts McDonald’s has
taken to educate their customers as well as the public about healthy food
choices. Sales of salads and yogurt increase daily. More apple juice and milk is
being sold with the “Happy Meals”.

Hearing no further public comments, Chairperson Corley closed the Public
Hearing.

Commission Discussion

Commissioner Gonzalez if there will be a curb perimeter and fencing on the
south side of the property near the residential area.
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UNADOPTED MINUTES
Ms. Hazen stated there will be a curb perimeter, fencing and landscaping along
the property line.

Ms. Hazen requested the removal of Condition No. 33 regarding the ground
monitoring wells. These wells are left over from a contamination that according to
their Phase 2 Environmental Study has been remediated. The report suggested
that these wells could be closed and no longer poses any environmental issues
or nuisance.

Ms. Tavantzis stated as soon as they receive verification from Environmental
Health that the wells are no longer needed. We are only maintaining them as
required by Environmental Health.

Ms. Hazen requested a modification to Condition No. 66 regarding the time of
deliveries.

Commissioner Corley stated he is concerned about noise for residents and would
like to keep Condition No. 66 as it is.

The applicant, Commission and staff discussed Condition No. 66.
Commissioner Jenkins asked about solar panels.
Ms. Truijillo stated the roof cannot have solar panels due to the equipment.

Commissioner Castillo complimented Anthony Kirk on the historical inventory he
prepared.

Commissioner Danna stated he received several phone calls in support of this
project.

Mr. Boyle stated the project will be going to the City Council on September 23,
2014.

Motion:

It was moved by Commissioner Danna, seconded by Commissioner Sarmiento,
and carried by the following vote to adopt a resolution recommending that the
City Council:

e Adopt an Ordinance Text Amendment to the CC zoning district (WMC
Section (14-16.1104 (b)) to allow drive-throughs with a Special Use Permit.

¢ Adopt a Map Amendment Ordinance re-designating the property at 190 Main
Street (APN: 017-183-04) from Institutional (N) to Central Commercial (CC).

¢ Adopt a Resolution approving the Special Use Permit with Design Review for
the construction of a 4,278 sq. ft. fast food restaurant with a Variance (WMC
Section14-41.100 (a) (2)) to allow a drive-through within 160 feet from a
signalized intersection.

Also including deleting the last sentence from Condition No. 17 and
recommending that the applicant explore a dedicated right turn lane to the Main
Street exit to prevent back-up on the site from motorists attempting to turn left
onto Main Street.
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7.0

8.0

¢

UNADOPTED MINUTES
Condition No. 17:

Three copies of the final landscape and irrigation plans must be submitted and
approved by the Community Development Department. The landscape plans
shall be coordinated with any bioswales throughout the project. The project shall
utilize drought tolerant species, street trees, planter areas, common areas and
public right-of-ways. All trees shall be a minimum size of 15 gallons with a
minimum spread of four-to-five feet, and one inch caliper trunks. All of the street
trees, and trees along the private driveway, shall be 24-inch box specimens. A
minimum of 25% of the shrub material shall be a minimum five-gallon size.
Automatic, low-flow irrigation systems shall be installed in all landscaped areas.
Irrigation is to be programmed for night or early morning hours in order to
minimize evaporation. The landscaping plan for all public areas shall be
reviewed and approved by the Community and Parks and Recreation
Departments for conformance with the Development Plans and this Condition.

AYES: COMMISSIONERS: Castillo, Danna, Gonzalez, Jenkins,
Sarmiento, Corley
NOES: COMMISSIONERS: None

ABSENT: COMMISSIONERS: Gomez-Contreras

Mr. Boyle stated the project will be going to the City Council on September 23,
2014.

REPORT OF SECRETARY
Ms. Tavantzis stated the City Council heard the appeal of the Miramar on August 26,
and unanimously voted to uphold the Planning Commission’s decision. The Miramar’s

alcohol license has been revoked for one year.

The new owner of Popos Restaurant which is now Trejos is requesting an alcohol
license which is coming before the Planning Commission at the October 7th meeting.

Commissioner Castillo asked if the cell phone applications have expired.

Ms. Tavantzis replied yes.

ADJOURNMENT

Chairperson Corley adjourned the meeting at 9:07 p.m. The next Planning Commission

meeting is scheduled for Tuesday, October 7, 2014 at 4:30 p.m. in the City Council
Chambers.

Marcela Tavantzis, Secretary Marty Corley, Chairperson
Planning Commission Planning Commission
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