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City of Watsonville 
Community Development Department 

M E M O R A N D U M 

DATE: September 16, 2014 

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: 

 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 (N) to Central Commercial (CC).

 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. 

CITY COUNCIL 6.2a

deborah.muniz
Approved

Carlos J. Palacios
Stamp
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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 façade 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 façade 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 



Page 5 of 7 

 
KB\dm\ 9/16/2014 4:59:28 PM 
M:\CDD\CC Packet\AGENDA 2014\09-23-14\186 Main McDonalds\Mc Donald's Staff Report.doc 

 

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 
sq. 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: 

 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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 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: 
1. Site and Vicinity Map  
2. Project Plans 
3. Staff Report From September 2, 2014 Planning Commission Meeting 
4. Excerpt of Minutes from September 2, 2014 Planning Commission meeting 
 
 
cc: City Attorney 
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1 

 
SEPTEMBER 2, 2014 PLANNING COMMISSION MEETING 

EXCERPT OF UNADOPTED MINUTES 
 

 
6.2 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 façade 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 façade 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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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. 

 
b) 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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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. Trujillo 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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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. 

 
c) 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. 

 
d) 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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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. Trujillo 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. 

 
e) 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: 
 

 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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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. 
Additional buffer trees shall be installed along the rear property line adjacent to 
the Sea View Ranch retaining wall. (CDD-P, PK) 

 
  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. 

 
7.0 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. 

 
8.0 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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