
MEETING DATE 

CITY OF REDDING 

REPOM TO THE 
BBLaRD 06 ADMIMISTWTIVE REVIEW 

DATE: October 4,2007 

PERMIT NO.: Site Development Permit SDP-13-07 

APPLICANT: Tower Market 

LOCATION: 3355 Oasis Road11405 Lake Boulevard 

PROJECT DESCRIPTION Tower Market, located on the southeast corner of Lake Boulevard and 
Oasis Road, is proposing to demolish the existing building and fuel pump canopy and construct an 
8,000-square-foot market with four new fuel dispensers, along with an associated canopy structure. 

ZONING "GC I' General Commercial 

EXISTING GENERAL PLAN DESIGNATION "General Commercial " 

North Commercial buildings 
South Commercial buildings 
East Vacant lot/multiple-family fourplex 
West Commercial buildings 

BACKGROUND The existing Tower Market was constructed on a small one-quarter-acre parcel 
which limited access and allowed for minimal setbacks. Since that time, Tower Market has acquired 
two adjacent parcels that has increased the size of the parcel to 1.22 acres. 

The current proposal is to demolish the existing 3,000-square-foot market and two existing fuel 
dispensers and associated canopy, and construct an 8,000-square-foot market along with four new 
fuel dispensers and their associated canopy structure. The market will include a grocery store 
component, a deli, and a large walk-in cooler. 

The site plan layout includes the relocation of the existing driveway encroachments farther from the 
corner to avoid conflicts with the intersection traffic movements. The existing five-foot-deep 
landscaped areas along Lake Boulevard and Oasis Road will be increased to the current standard 
requirement of 15 feet in depth. 

ISSUES Due to the location of this commercial parcel adjacent to a residentially zoned parcel east 
of the site, the applicant is required to provide a 20-foot buffer strip along the eastern property line, 
along with a solid masonry wall to limit the potential conflicts between the uses. The applicants 
requested that the buffer yard be reduced by two feet, a 10 percent reduction, in order to 
accommodate the site plan. This alternative is allowed by code if it can be seen that the reduction 



will not increase the potential for land use impacts between adjoining properties given the 
circumstances of a particular site. Given the existing location of the market, staff feels the reduction 
of the buffer yard by two feet would not significantly increase the impacts between the uses. The 
newly landscaped buffer yard and wall will help to reduce some of the existing conflicts. 

ENVIRONMENTAL DETERMINATION The project is categorically exempt under the California 
Environmental Quality Act (CEQA) Guidelines, Section 15303(e), New Construction or Conversion 
of Small Structures. 

PUBLIC COMMENTS RECEIVED BY STAFF NO comments have been from the public since the project 
has been legally noticed. 

CONDITIONS See Attachment "A" for a list of draft conditions of approval. 

AUTHORITY The Board of Administrative Review has the authority to consider site development 
permit applications pursuant to Section 18.13.050 and reductions in parking pursuant to 
Section 18.41.030.G of the Zoning Code. 

1. The proposed uses will not be detrimental to the health, safety, and general welfare of persons 
residing or working in the neighborhood of such proposed use. 

2. The proposed use will not be injurious or detrimental to the general welfare of the city. 

3. The proposed use is consistent with the goals and policies established by the General Plan and 
Zoning Code. 

4. The proposed use will not cause a reduction in parking needs due to the off-peak parking 
demands. 

STAFF RECOMMENDATION Based on the above-noted findings and subject to the attached 
conditions of approval, staff recommends that the Board of Administrative Review find the project 
Categorically Exempt from CEQA and approve Site Development Permit SDP-13-07 for the 
construction of an 8,000-square-foot market and the reduction of a rear-yard buffer by 2 feet to 
18 feet. 

A. Conditions 
B . Location map 
C. Site plan 
D. Floor plan 
E. Elevations 

ZB :jh 
STAF\BAR\SPD1307-TowerMkt-ZB-BAR.wpd 
c: ARC Inc. Architects 



October 3,2007 
Zach Bonnin 

Site Development Permit Application SDP-13-07 
Draft Conditions of Approval 

General Requirements 

1. Approval is granted for an 8,000-square-foot market with deli, to be constructed in substantial 
conformance with the site plan and elevations approved by the Board of Administrative 
Review on October 10,2007. Minor modifications may be approved by the Development 
Services Department; any substantial revisions will require either an amendment to this permit 
or a new use permit. 

2. The project shall comply with the Use PermitISite Development Permit Standard Conditions 
of Approval established under Planning Commission Policy PC- 1-99 for those conditions that 
are checked as applicable to the project on the Standard Conditions Form (see attached). 

3. Prior to issuance of a building permit, Assessor's Parcel Nos. 114-080-003, -004 and -002 shall 
be merged. 

4. Minor modifications may be approved by the Development Services Director; any substantial 
revisions will require either an amendment to this permit or a new use permit. 

5. In accordance with Redding Municipal Code Section 18.40.130, Screening of Mechanical 
Equipment, roof-mounted mechanical equipment shall be screened from view of the public 
street or adjacent residential properties and shall be hidden with building elements that are 
designed for that purpose as an integral part of the building design. Ground-mounted units 
shall be screened from public view using architectural walls combined with landscape. 

6. Parking is to be improved in accordance with Chapter 18.62 of the Redding Municipal Code 
with a minimum of 34 spaces, including 2 handicap spaces, and lock facilities for a minimum 
of 2 bicycles. 

7. Site development and grading shall be designed to provide for the slope requirements of 
accessible routes of travel for pedestrian walks, ramps, curb ramps, etc., as necessary. 

8. Noise levels shall not exceed 55 Leq (for any 1-hour period between 7 a.m. and 10 p.m.), or 
45 Leq (for any 1-hour period between 10 p.m. and 7 a.m.), as measured at the property lines. 

9. In order to mitigate noise, the zone wall on the east property line shall be 8 feet tall and 
constructed of solid masonry materials. 

10. Any night lighting is to be oriented so as to not glare onto adjacent residential areas or public 
right-of-ways. 

m M 1  
ATTACHMENT A, 
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11. All outdoor storage is prohibited. 

12. The trash and recycling enclosure shall be constructed of decorative block, brick, river rock, 
stack stone, or equivalent materials and shall be architecturally compatible with the proposed 
buildings. The enclosure shall be constructed with a minimum of 2 different materials and 
shall include a decorative capstone. The enclosure shall be placed as depicted on the approved 
site plan and in accordance with Section 18.40.120 of the Redding Municipal Code. A detail 
shall be provided with the improvement plans illustrating the decorative treatment to be used. 

13. The area in front of the enclosure shall be kept clear of obstructions; not be utilized for 
parking; and painted, striped, and marked "No Parking." 

14. The internal walkways and the parking-lot driveway entrances shall be constructed of 
color-impregnated, decoratively stamped, or otherwise-enhanced paving materials. 

Landscape, Fencing 

15. Landscape plans shall be prepared in accordance with Chapter 16.60 of the Redding Municipal 
Code and submitted for review for compliance with these requirements. 

16. Irrigated landscape planters shall be installed in substantial compliance with the approved site 
plan, incorporating the following: 

a. Required trees shall be a minimum of 15 gallons in size. 

b. A table shall be included on the landscape plan clearly showing the calculations for the 
parking lot and building gross floor area landscape requirements. 

c. Any area between the back of the sidewalk and the property line shall be incorporated 
into the adjacent street-side planter. 

d. The required 15-foot front- and corner side-yard setbacks shall be landscaped as 
measured from the property line adjacent to Lake Boulevard and Oasis Road. 

e. In addition to required parking area and street-side landscape areas, a minimum of 
10 percent of the cumulative gross floor area of the buildings shall be added to the 
facility landscape. 

f. City-approved street trees shall be planted within the street-side planter on 30-foot 
centers or in groupings approved by the Development Services Director. 

g. A minimum of 8 shade trees shall be planted within the on-site parking lot. Trees shall 
be dispersed on a generally equal basis to maximize the shading effect on the parking 
stalls. 
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h. A minimum of 60 square feet of landscape shall be provided for each required parking 
space. 

i. Planters shall be protected from vehicles by 4-inch-high extruded asphalt concrete curbs 
or equivalent materials. 

j. Planters not utilizing densely planted ground cover or turf shall include the use of 
high-quality-fabric weed barrier and appropriate mulch materials. 

k. All parking-lot and landscape improvements shall be completed prior to issuance of an 
occupancy permit. 

1. A landscape plan is to be approved by the Development Services Department prior to 
issuance of a building permit. 

m. A mix of densely planted evergreen and deciduous trees and shrubs shall be planted 
along the east property line planter. 

n. The 2 parking spaces at the southwest corner of the property are to be reconfigured to a 
45 degree angle to allow for a mounded corner-clip landscape treatment. 

Signs 

17. A final sign plan shall be submitted to the Development Services Department for review prior 
to issuance of a building permit for any signs. 

18. Accessory signs indicating prices, products, or services offered or signs with changeable copy 
shall be clearly shown on the final sign plans and shall be incorporated into the design of the 
wall, monument, or pole signs. 

Environmental Health Department 

19. Plans and specifications for the proposed food facility (deli) shall be submitted to the Shasta 
County Division of Environmental Health for review and written approval prior to issuance 
of a building permit. 

20. The applicant or facility operator shall submit a business plan for emergency response to the 
Shasta County Division of Environmental Health for facilities storing or handling hazardous 
materials equal to or greater than 55 gallons, 500 pounds, or 200 cubic feet of a gas at standard 
temperature and pressure prior to issuance of a building permit. 
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Industrial Waste 

21. An Industrial Wastewater Survey Application No. 1 shall be completed and submitted to the 
Municipal Utilities Department, Industrial Waste Division, for a determination of applicable 
wastewater pretreatment requirements and Stormwater Phase I1 impacts. 

22. An Industrial Wastewater Survey Application No. 2 for the deli facility shall be completed and 
submitted to the Municipal Utilities Department, Industrial Waste Division, for evaluation and 
sizing for wastewater pretreatment of oil- and grease-removal requirements. If outside 
washing/cleaning of any food-preparation service equipment is planned or included in the 
facility design, a covered sanitary sewer-connected work area shall be required. It must be 
designed so as to prevent pollutants from entering the outside environment and stormwater 
from entering the sewer system. It must also be connected to an oil and grease interceptor. 

Grading 

23. Site development and grading shall be designed to provide for the slope requirements of 
accessible routes of travel for pedestrian walks, ramps, curb ramps, etc., as necessary. 

24. Prior to the beginning of any clearing, grading, or site-improvement activities, improvement 
plans for clearing, grading, drainage, utilities, and other required improvements shall be 
approved by the City Engineer, Redding Electric Utility, and other concerned City of Redding 
departments. These plans shall be in conformance with Redding Municipal Code (RMC) 
Chapter 17.36 and Chapter 16.12. Prior to the issuance of a clearing and/or grading permit, 
an Interim Erosion and Sediment Control Plan shall be included and approved by the City 
Engineer as part of all clearing and grading permit applications. "As-built" improvement plans 
with the Engineer's Declaration are required in conformance with RMC Chapter 16.12. 

25. Prior to issuance of grading permit, the developer shall obtain a Construction Activity Storm 
Water Permit from the Regional Water Quality Control Board (RWQCB), if required by law. 
Additionally, all applicable provisions of the City of Redding Grading Ordinance, Redding 
Municipal Code Chapter 16.12, shall be met. 

26. Drainage systems shall be designed and installed so that runoff collected from roof drains, 
parking lot, and other improvements are conveyed to area drains and improved private drainage 
systems on-site. All project stormwater detention systems and piping shall be privately 
maintained. 
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Streets 

27. Prior to issuance of a building permit, the developer shall secure approval of improvement 
plans from the City Engineer. These plans shall be in conformance with Redding Municipal 
Code Chapters 17.36 and 16.12, and shall include, but not be limited to, design, dedication of 
all necessary right-of-way, striping, transitions, and construction of vertical curb, gutter, 5-foot- 
wide sidewalk, and necessary tie-in paving andlor overlay along the project frontage of Oasis 
Road and Lake Boulevard. Design and construction of the frontage improvements shall be in 
the ultimate location. 

28. Street and frontage improvements for Oasis Road shall consist of the following: 

a. Construction of vertical curb, gutter, and full-width sidewalk along the frontage of the 
development. 

b. The existing driveway on Oasis shall be relocated to the east of the proposed RABA bus 
turnout. 

c. The ownerldeveloper shall prepare the sub-base and furnish all aggregate base and 
asphalt concrete between the gutter and the existing street section and in the off-site taper 
sections. 

d. Asphalt overlay work on the existing street section necessary to provide a uniform cross 
slope from centerline to the gutter. 

e. Storm-drain improvements necessary to convey the new curb and gutter drainage to the 
existing storm-drain system at the intersection of Oasis Road and Lake Boulevard. 

f. Necessary signing and striping. 

g. Streetlights. 

29. In accordance with the requirements of the Fire Marshal, a vehicle turning radius of 29 feet 
inside and 45 feet outside shall be maintained throughout the parking lot for the development. 

30. The drive-through aisles shall be appropriately labeled "entrance" or "exit," and the direction 
of flow of all on-site traffic shall be marked with directional arrows on the pavement. 

3 1. All service areas, trash storage areas, and ground-mounted and roof-mounted mechanical and 
utility equipment shall be screened from ground-level view from adjacent properties or public 
right-of-ways. 
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32. Redding Area Bus Authority anticipates the future need for a bus-stop shelter on the Oasis 
Road frontage of this project near the curb return at Lake Boulevard. To accommodate this 
future improvement, the applicant shall dedicate a 5-foot by 30-foot piece of additional right- 
of-way prior to final occupancy. 

Utilities 

33. A 5-foot public-utility easement shall be provided adjacent to all public right-of-ways. 

34. No buildings, mechanical equipment, patios, or private stormwater detention facilities may be 
placed within public-service easements. If it is determined that the installed utility is located 
outside the recorded easement area, an adjustment to the easement shall be allowed so that it 
may conform to the constructed facility. 

35. A public-service easement (PSE) shall be provided for a 20-foot easement as measured from 
the centerline of the relocated Redding Electric Utility (REU) transmission line. The PSE shall 
be reviewed and approved by REU and the City Engineer prior to issuance of a building 
permit. 

36. All on-site storm drains shall be privately maintained. 

37. Electric utilities (transformerboxes and switch boxes) shall be placed,positioned, and screened 
in such a manner to minimize its appearance from public right-of-ways. 

38. The Redding Electric Utility overhead facilities located on Lake Boulevard will require 
relocation at the customer's expense. 

Drainage 

39. Prior to improvement-plan approval, the applicant shall obtain approval for stormwater peak 
flow in accordance with City Council Policy 1806 and the specifications of the City Engineer. 
Such measures shall address impacts from the lo-, 25-, and 100-year-storm events. Projects 
shall address peak flows to maintain predevelopment levels at all locations downstream of the 
project. The drainage report shall be prepared to the format outlined by the City Engineer, 
stamped and signed by a qualified engineer, and provided to the City Engineer with submittal 
of site improvement plans. 

Fire Department 

40. Driveways shall be a minimum of 26 feet wide for Fire Department access. Turning radius 
shall be 29 feet inside and 45 feet outside. 
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41. On-site and street-side fire hydrants are to be installed in accordance with the California Fire 
Code in locations approved by the City Fire Marshal. Fire hydrants shall have a fire flow 
meeting Appendix 11 1-A of the California Fire Code. In no case shall the water mains be less 
than 6 inches in diameter. If a hydrant is located on private property, adequate access shall be 
provided to and around the hydrant as determined by the Fire Marshal. 

Tree Management 

42. Trees within the 18-foot buffer yard shall be preserved as part of the approved landscape plan. 

43. It shall be the responsibility of the person removing any tree as authorized by this permit to 
have the site plan identifying trees to be preserved and a copy of the conditions of approval at 
the tree-removal site. 

44. Prior to commencement of grading, construction fencing shall be in place around the drip lines 
of the trees to be saved as shown on the approved site plan. The fencing shall remain in place 
until the surrounding areas are formally landscaped. Where disturbance of soils within the drip 
line of a tree has been approved, fencing may be modified accordingly. 



PLANNING COMMISSION POLICY PC-1-99 

General Requirements 

1. In accordance with Chapter 18.1 1.100 of the Zoning Ordinance, the entitlement authorized 
by approval of this permit shall automatically expire 3 years from the date of approval, 
without further notice or action by the City, unless any one of the following occurs: 

a. A building permit has been issued and substantial construction has occurred upon 
reliance of the entitlement as determined by the Development Services Director. 

b. The use of the property specifically authorized by the entitlement has been established 
or commenced as determined by the Development Services Director. 

c. Approval of the entitlement has been extended for 1 year by the Development Services 
Director. 

2. The requirements of the California Building Code and the California Fire Code are to be met. 
The project proponent is responsible for contacting the offices of the Building Division and 
Fire Department to verifl compliance or the need to obtain permits. 

Site Development 

3. In accordance with Title 24, Part 2, of the California Building Code, at least 1 accessible route 
within the boundary of the site shall be provided from public transportation stops, accessible 
parking and accessible loading zones, and public streets and sidewalks to the accessible 
building entrance served. The accessible route shall be a minimum of 4 feet in width; shall 
not pass behind a designated parking space; shall not exceed a slope of 5 percent or a cross 
slope of 2 percent; and shall, to the maximum extent feasible, coincide with the route for the 
general public. 

4. Trash and recycling enclosure(s) shall be provided as depicted on the approved site plan. The 
enclosure shall be located and constructed in accordance with Section 18.40.120 of the 
Redding Municipal Code. 

5.  All existing landscaped areas or new areas required by use permit andlor the approved 
landscape plans shall be properly and continuously maintained during the life of the use or 
activity authorized by the permit. Maintenance shall include providing an operational, 
automatic irrigation system; weeding; replacing dead and missing plant materials; mowing 
lawns; pruning; and other maintenance applications as required to keep all planted areas neat, 
healthy, and attractive. 




