
CITY OF PLACERVILLE 
Community Development Department 

STAFF REPORT 
 
 
 
DATE:   December 3, 2008 
 
PROJECT: Site Plan Review 08-07, Drive-up/Walk-up retail - 

Placerville Coffee Depot 
 
REQUEST: A request for the construction of a one story, approximately 

410 square foot commercial building with parking and 
landscaping to establish a drive-up/walk-up coffee beverage 
business. 

 
APPLICANT: Gumball Holdings, LLC 
 
APPLICANT’S 
REPRESENTATIVE: John Mosbacher  
  
LOCATION: 68 - 70 Main Street 

72 – 74 Main Street – offsite improvements 
 
ASSESSOR’S  
PARCEL NOS.: 003:051:05, 07 & 23 
 
GENERAL PLAN 
DESIGNATION: Central Business District 
 
ZONING: CBD, Central Business District 
  
ENVIRONMENTAL 
DOCUMENT: This request is categorically exempt from environmental 

review pursuant to Section 15303(c), New Construction, 
Small Structures, of the California Environmental Quality 
Act Guidelines. 

 
RECOMMENDATION 
 
Approve Site Plan Review 08-07, a request to establish a drive-up/walk-up retail 
business (Placerville Coffee Depot) located at 68 - 70 Main Street, with the Findings and 
Conditions of Approval stated herein. 
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BACKGROUND/DESCRIPTION OF REQUEST 
 
Site Plan Review is required for all new commercial construction pursuant to Section 
10-4-9 of the City Code.  The proposed use is located in a CBD zone which allows the 
proposed retail use as one allowed by right.  With respect to this request, the City Code 
does not distinguish between a drive-up/walk-up retail use versus other retail uses 
such is a retail store.  Site Plan/Design Review is required for the site design, building 
design, the site features, and the like. 
 
This request is to establish a drive-up and pedestrian walk-up beverage retail use.  The 
proposed building is approximately 410 square feet.  The site consists of two parcels, 
two-thirds of which are encompassed by steep topography.  The proposed retail use is 
located on an area previously occupied by retail structures.  The structures were 
purchased by the State of California and demolished to provide for the Main 
Street/Placerville Drive realignment.  The State subsequently auctioned the site.  The 
usable portion of the site consists of a wide yet shallow parcel with a width of 
approximately 160 feet and 40 feet in depth.  Because a portion of the site is located 
within a portion of the Main Street right-of-way, a Summary Vacation for the 
abandonment of right-of-way owned by the City will be submitted to the City Council 
at a future date.  The applicant will also propose the dedication of a portion of property 
located offsite that extends into the City right-of-way at the same time. 
 
On November 18, 2008, the Placerville Planning Commission considered the above 
request.  After conducting a public hearing, the Commission, on a 3 – 1 vote, approved 
the request as submitted and conditioned.  Subsequently, an appeal was filed by Stacy 
and Mario Alway of 63 Main Street (Bagel Works).  A copy of the appeal is attached 
hereto.  Summarized, the appeal is based upon maintaining Main Street as a pedestrian-
oriented street, objecting to the drive-up and that the project may create a hazard in the 
vicinity of Canal Street and Main Street. 
 
In addition to the plan set submitted to City Council for review, the applicant has 
provided some background information regarding the project philosophy as well as the 
applicant’s opinion regarding appellants’ statement regarding pedestrian friendliness of 
the project.  
 
BUILDING DESIGN 
 
The proposed retail building is designed similar in nature to the Placerville Southern 
Pacific Depot located on Mosquito Road, as well as other railroad depot architecture 
seen in the western United States in the late 1800’s and early 1900’s.  The proposed 
building is not an exact replica of the Placerville Depot, but it does contain building 
forms, architectural details, window and door details similar to an era train depot.  The 
base or body color of the building is Colonial Yellow; the proposed general exterior trim 
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is Amber (golden brown); and, window and door trim proposed as Samoa Brown 
(coffee).  A moss green asphalt composition roof material is proposed as well.  A color 
board will be presented at the Commission meeting. 
 
EXTERIOR LIGHTING 
 
The Site Plan shows four 14-foot decorative street lights, evenly placed along the parcels 
on the Main Street frontage.  The street lights are similar in character to those found in 
the downtown area.  Two of the same type of fixtures are also proposed to the rear of 
the site – one near the parallel parking and the other to the south of the drive-up 
window.  It is noted that an interior shield in the luminaire is required per Code to 
direct the street and parking lot lighting in a downward direction in addition to the 
submittal of a Photometric Plan.  Staff recommends that the Photometric Plan be 
deferred to staff for review and approval in that the site is located in a commercial area 
where there is little opportunity to cause light nuisance issues upon neighboring 
properties.  In regard to the four proposed onsite street lights adjacent to Main Street, 
the Planning Commission suggested that the applicant reduce this amount to two in 
order to reduce the potential conflict with the proposed ‘City’ street lights installed as a 
component of the Highway 50 Operational Improvement Project.     
 
Other exterior lighting includes five wall-mounted gooseneck-type fixtures located on 
the building proper and roof-mounted lights to illuminate the proposed sign facing 
Main Street. 
 
MASTER SIGN PLAN 
 
A request for Master Sign Plan approval accompanies this request, a detail of which is 
attached hereto.  Summarized, the applicant is requesting the following: 
 

 One roof-mounted sign consisting of 36 square feet, facing Main Street.  The sign 
is proposed to be exterior illuminated and consists of a wood sign with painted 
lettering. 

 
 One exterior lit wall sign, approximately 21 square feet in area, is proposed on 

each of the gable ends (east and west) of the retail building.   
 

 The applicant is also proposing a unique pole sign located near the northwest 
corner of the retail building that is an 18 foot tall replica of an era railroad 
crossing sign.  While, technically, this sign is a “pole sign”, it is also a decorative 
site feature as well.  The sign has minimal surface (advertising) area.   
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 Several accessory signs are also proposed; and, these include five special event 
cabinets of 6 square feet each and one menu board of approximately 5 square 
feet.   

 
From staff’s perspective, the proposed signage is tasteful and modest, and is in keeping 
with the character and style of the proposed use. 
 
PARKING 
 
Required parking from the proposed use would be three spaces in accordance with City 
Code, which would include two standard parking stalls and one handicap stall.  The 
Site Plan demonstrates that there are 12 onsite parking stalls and two parallel stalls in 
front of 72 – 74 Main Street.  It is staff’s understanding that shared parking is going to 
be provided on the subject site in favor of the commercial building located to the east 
(72 – 74 Main Street) which presently has seven non-conforming parking stalls which 
back into the Main Street/Canal Street intersection.  In this regard, this request will 
remedy that unsafe and non-conforming condition in favor of several parallel spaces in 
front of the building.  It is recommended that staff review the Reciprocal Parking 
Agreement for review and approval prior to its recordation as a Condition of Approval. 
 
LANDSCAPING 
 
The proposed Site Plan had to undergo last minute modifications in order to provide 
for safer egress for traffic onto Main Street near the Main Street/Canal Street 
intersection.  As such, no analysis of the Landscaping Plan has been performed by staff.  
Staff recommends that the Final Landscaping Plan be resubmitted to the Planning 
Commission for review and approval by the Commission at a future date as a 
Condition of Approval.  It is recommended that should the Planning Commission have 
comments regarding the plant palette, the Planning Commission meeting would be a 
good venue in order to do so.  
 
PROPOSED STREET IMPROVEMENTS 
 
The project proposes the following street improvements: 
 

 Install a new driveway for ingress/egress east of the Coffee Depot. 
 Concrete curb, gutter and sidewalk on the east side of the site to the westerly 

property line of 72 – 74 Main Street. 
 Install rolled curb and gutter in front of 72 – 74 Main Street to accommodate two 

parallel parking spaces. 
 
The proposed improvements in front of 72 – 74 Main Street will, not only install a 
missing pedestrian linkage on the south side of Main Street, but, also eliminate the 
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perpendicular parking (requiring vehicles to back into an intersection) which solves an 
undesirable safety concern at that intersection. 
 
TRAFFIC AND CIRCULATION 
 
Please refer to the attached Memorandum from the City Engineer dated December 4, 
2008. 
 
MISCELLANEOUS 
 
The trash receptacle and propane facility is located at the eastern end of the site.  Staff 
recommends that the Planning Commission defer the final approval of the facility to 
staff for review and approval. 
 
The Site Plan also provides several other amenities including a bicycle rack and bench 
area, also located on the eastern portion of the subject site.  This is shown on the Site 
Plan and is referred to as a “pocket park”. 
 
CONCLUSION AND RECOMMENDATION 
 
It is staff’s opinion that the proposed project is one which provides a quality design 
infill project, on a difficult site, that is complementary to the general area and 
community.  The project also indirectly eliminates an existing traffic safety hazard by 
offering a design alternative for the building to the east (72 - 74 Main Street) thereby 
eliminating parking backing into a busy intersection.  The proposed use is one which is 
not only allowed by right but one which generates little destination-oriented traffic.  In 
other words, it is a use that serves the existing pass-by public and therefore is a low 
generator of traffic.  Lastly, the design does provide a pedestrian oriented component in 
that a walk-up window is provided.  Staff recommends that the Planning Commission 
approve this request by taking the following action: 
 
1. Adopt the Staff Report as part of the public record. 
 
2. Find that this request is categorically exempt from environmental review 

pursuant to Section 15303(c), New Construction, Small Structures, of the 
California Environmental Quality Act Guidelines.  

 
3. Make the following findings: 
 

A. The project site has a General Plan Land Use Designation and Zoning of 
Central Business District and CBD, respectively. 
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B. This request is consistent with Goal C of the Land Use Element in that the 
request would provide for the expansion of Placerville’s commercial 
services sector in a commercial district that is designed and conditioned to 
meet the needs of the Placerville community. 

 
C. This request, as conditioned, is consistent with the purpose and intent of 

the Site Plan Review regulations (Section 10-4-9) in that this project 
provides for the orderly and harmonious development of the site while 
maintaining and protecting public health, welfare and safety. 

 
D. The proposed Master Sign Plan contributes toward the design quality of 

the site and surrounding area and the signs are compatible with the style 
of the proposed use. 

 
3. Approve Site Plan Review 08-07, a request for the construction of a one story, 

approximately 410 square foot commercial building with parking and 
landscaping to establish a drive-up/walk-up coffee beverage business located at 
70 Main Street, with the following Conditions of Approval.  Any proposed future 
change to the site or modification to the application beyond what is authorized 
under this permit shall be submitted to the Community Development 
Department for a determination of appropriate procedures. 
 

            Conditions of Approval 
 

Engineering Division: 
 
GENERAL 
 
1. The project shall comply with all pertinent City Ordinances and City 

standard street cross-section details available at the office of the City 
Engineer. All remaining items, except for sewer and water, will be 
designed in accordance with the County of El Dorado Design and 
Improvement Standards manual as revised 5/18/1990: the County of El 
Dorado Drainage Manual dated March 14, 1995; and the State of 
California Department of Transportation (Caltrans) Standard Plans and 
Standard Specifications dated May 2006. Sewer and water shall be 
designed and constructed in accordance with El Dorado Irrigation District 
(EID) Design and Construction Standards dated July 1999 and applicable 
city standards as directed by the City Engineer. 

 
2. Pay all applicable sewer, water, traffic impact, and other fees at time of 

building permit issuance as required. 
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RIGHT OF WAY ISSUES 
 
3. Provide an offer of dedication for Main Street right of way to the city 

across APN 003-051-05(70 Main St.) and 003-051-23(72 - 74 Main St).  
Establish new property corners resulting from this dedication.  One foot 
from back of sidewalk shall be the new property line along Main Street.  
The back of sidewalk shall serve as the edge of the buffer space between 
the sidewalk and parking lot pavement. 

 
4. Applicant shall process a Summary Vacation for abandonment of rights of 

way owned by the city that are behind the new sidewalk installed by the 
Hwy 50 project across APN 003-051-07(68 Main St.) and 003-051-05.  The 
Summary Vacation shall be made through the City and shall be consistent 
with the requirements of the Streets and Highways Code, Division 9, Part 
3, Chapters 1, 2, and 4-6.  All abandonment’s shall be recorded prior to 
construction in any area in which the proposed abandonment exists.  
Establish new property corners resulting from this vacation. 

 
5. Obtain driveway easement and construction easements as necessary from 

the adjacent property (APN 003-051-26 aka 56 Main St) to allow for site 
plan improvements to be constructed that are shown on this adjacent 
property but which are necessary for the completion of this project.   

 
6. Applicant shall provide city with a reciprocal access agreement between 

parcels C, D, E, and 56 Main Street that allows for maintenance and access 
relative to the new private driveway running thru the parcels.  

 
7. Applicant shall provide city with a parking agreement between the 

applicant’s three parcels allowing for required 72 - 74 Main St. parking to 
be specifically assigned to spaces being constructed with this project.  
Proposed parking space designated as “Good Neighbor Space” for use by 
adjacent property shall be documented in this agreement.  

 
8. Provide necessary easements or other method approved by the City 

Engineer to allow for ongoing operation and maintenance of necessary 
facilities related to each building that are not located within that buildings 
parcel (such as trash enclosures and propane tanks). 

 
SITE ISSUES 
 
9. Design overland release points that are at least half a foot below the 

building finish floor elevation. 
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10. The applicant shall incorporate Best Management Practices (BMP) for the 
capture of oil and petroleum products or other hazardous materials 
leaving the on-site paved areas. Treatment shall occur before leaving the 
site and shall be incorporated into the drainage system plans.  A 
maintenance plan shall also be provided to keep the treatment systems(s) 
operational.  

 
11. Parking and handicap stall widths and backing areas shall comply with 

City of Placerville Standard Plans.  Provide 24-foot clear space behind 90 
degree parking stalls.  Provide a minimum of 20-feet between proposed 
parking stalls 1 and 4. 

 
12. Applicant shall provide at least 8 feet between face of curb and the walk 

up window. 
 
13. Applicant shall be responsible for ongoing operation and maintenance of 

all proposed landscaping, irrigation, and other proposed features such as 
benches, bike racks, and site lighting.   

 
STREET IMPROVMENTS 
 
14. Construct new curb, gutter and 4.5-foot sidewalk and driveway along the 

Main Street frontage over to the boundary line with APN 003-051-23.  
Alignment shall be an extension of the alignment recently installed by the 
Hwy 50 project along the frontage of these parcels.  Driveway shall be 
constructed to city standards.  The curb and gutter to the east of the new 
driveway may be rolled curb and gutter to allow for the proposed parallel 
parking spaces in front of 72 - 74 Main St. to enter and exit.  

 
15. The applicant shall adjust the locations of rolled curb, parallel parking 

stalls, and planter proposed in front of 72 - 74 Main Street as necessary 
and to the satisfaction of the City Engineer to accommodate the ultimate 
location of the crosswalk and handicap ramp that are to be constructed at 
the Canal/Main St intersection in the near future as part of the Hwy 50 
project.  

 
UTILITIES 
 
16. All utility connections shall be placed underground. 
 
17. Provide an onsite sewer, water and storm drain plan to the City Engineer 

for approval and for determination of any necessary private easements 
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between Parcels D and C.  Sewer and water laterals shall have 10-foot 
separation up to the proposed building.     

 
GRADING 
 
18. All grading shall conform to the City Grading Ordinance, and all other 

relevant laws, rules and regulations governing grading in the City of 
Placerville.  Prior to commencing any grading, which includes 50 or more 
cubic yards, the applicant shall obtain a grading permit from the Public 
Works Department.  

 
19. The improvement plans shall include an erosion and sediment control 

plan, which incorporates standard erosion control practices and best 
management practices, subject to the approval of the City Engineer and 
Resource Conservation District.     

 
El Dorado County Fire Protection District: 
 
20. Site plan review fee of $ 150.00. 
 
21. This project, less than 500 square feet will not require a Fire Alarm System.  
 
22. The new hydrants along Main Street will meet the requirements for this 

project. 
 
23. Fire Flow for this project is 1500 gpm @ 20 psi for 2 hours.  
 
24. City Engineering and the Fire District will determine if fire flow is 

available.  
 
25. Additional requirements may be necessary; comments will be during 

building plan review.  
 
Planning Division: 
 
26. The Final Exterior Lighting and Photometric Plans shall be submitted to 

staff for review and approval 
 
27. The Reciprocal Parking Agreement shall be submitted to staff for review 

and approval prior to its recordation. 
 
28. The Final Landscaping Plan shall be resubmitted to the Planning 

Commission for review and approval at a future date. 
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29. The trash receptacle and propane area design shall be submitted to staff 

for review and approval.      
 
30. Applicant shall install “right turn only” signage at the easterly driveway. 

 
 
 
Steve Calfee 
Community Development Director 
 
Attachment 
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