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Planning Commission  
Meeting Date:  June 20, 2017 
Item Number:   5.2 

“Placerville, a Unique Historical Past Forging into a Golden Future” 

 

 
City of Placerville Planning Commission 
STAFF REPORT 

SUBJECT:  The Hangtown Range Project (Project). Request for:  1) Site Plan Review (SPR) to 
change the occupancy of an existing automobile service building and site to an indoor shooting 
range, and 2) A Variance (VAR) to deviate from City Code Section 10-4-4(C-2) to allow parking 
within three feet of the Broadway right-of-way, precluding parking lot shading and meeting other 
landscaping criteria under Site Plan Review.  
 
PROJECT ADDRESS: 1540 Broadway, Placerville, CA    
 
ASSESSOR’S PARCEL NUMBER: 004-201-13    
 
FILE NO: SPR 17-03, VAR 17-01  PREPARED BY: Andrew Painter, City Planner    

       
 
RECOMMENDATION:  Approve Site Plan Review (SPR) 17-03 and Variance (VAR) 17-01 
subject to findings and conditions. 
 
SITE DATA 
Address 1540 Broadway 
Applicant Richard Rood 
Property Owner Richard and Darlene Rood 
Zoning  Highway Commercial Zone – Airport Overlay  (HWC-AO)  
General Plan Highway Commercial (HWC) 
Environmental Status Categorically Exempt (CEQA Guidelines Section 15301)  
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1.0 AUTHORITY FOR APPLICATION   
 
• City Code Section 10-3-1(C): The Planning Commission is charged to act upon all site plan 

and variance applications. 
• City Code Section 10-3-5: Variances.   
• City Code Section 10-4-9 (C)3: Site Plan Review, change of occupancy. 
 
 
2.0 PROJECT INFORMATION 
 
2.1 Site Information/Setting 
 
The project site consists of approximately 0.8 acre of land area located along the south side of 
Broadway in eastern Placerville. The site and the Broadway access sit below in elevation from 
and south of U.S. Highway 50. Hangtown Creek bisects the southern 1/3 of the site. East of the 
site is a vacant and partially refurbished commercial building. Further east is a convenience 
market, single-family homes and a motel. West of the site are a motel, the Carriage Trade 
Shopping Center containing several retail uses, restaurants and auto service businesses. South are 
dispersed single-family homes within residential zones. North of U.S. Highway 50 are single-
family homes within residential zones. 
 
Site improvements consist of approximately 11,000 square feet of building floor area. The 
northern 1/3 of the site has asphalt paving up to the Broadway right-of-way. An existing pole 
sign cabinet and two-pole support structure is located near the northwest corner of the site.  
 
An auto service (tires and breaks) use had occupied the site from 1964 until 2013.  In 1964 the 
Planning Commission approved Conditional Use Permit 64-01 for a vehicle tire recapping and 
brake alignment business use (auto service). The City issued a building permit for construction 
of an approximately 5,100 square foot wood frame commercial building for the auto service use. 
In 1966, 1969 and 1971, permits were issued for additions to the auto service use and business. 
In 1975 a pole sign and two supports was installed with a permit. The sign cabinet for the pole 
sign was replaced in 1984, and then again in 1996. 
 
Figure 1.  Street View of 1540 Broadway, Placerville             Figure 2.  Aerial View of Project Location 
 

 
Source: Google Maps 

US Hwy 50 

Project Site  

Broadway  

Source: Google Maps 
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2.2 Project Description 
 
Site Plan Review (SPR) 
The SPR request would change the occupancy of an existing automobile service building and site 
to an indoor shooting range in the Highway Commercial – Airport Overlay zone.  
 
The Hangtown Range center would consist of ten 25-yard shooting lanes that can accommodate 
handguns and rifles (firearms) for target shooting, with two of the lanes designed to also 
accommodate optional virtual reality shooting. The firearm lanes area would involve interior 
building modifications. These include the construction of new interior walls consisting of 
concrete masonry unit blocks filled with concrete; heavy gauge metal plate deflectors would be 
attached to a new ceiling deck to deflect off-target bullets to the floor; air and exhaust ventilation 
would be installed to control exposure to lead fumes and dust during firearm shooting; a bullet 
trap and catch container would be installed for spent bullets at the target end of the range. Bullets 
would be disposed of through a licensed recycler. These improvements would adequately contain 
projectiles and range noise to the interior of the facility. 
 
The center also includes seven 20-yard lanes separated from the firearm lanes that would 
accommodate archers. A retail and registration area would be added, where ammunition, targets, 
ear protection, and range access would be sold.  A waiting area, training/classroom area, lockers, 
and restrooms are provided. See Figure 3. 
 
Figure 3.  Building Floor Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Variance request…  
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Exterior changes (Figure 4) to the building include new aluminum storefront doors with transom 
windows, and a new covered entry structure using heavy timber with exposed trusses. The 
former auto service bay doors along the Broadway elevation would be infilled with metal siding 
to match the existing building exterior, or where indicated on the proposed building elevation, a 
combination of metal siding and new aluminum windows. New wall sconces would provide 
exterior lighting around the building exterior for user enjoyment and security. 
 
Building exterior and its metal roof will be repainted using a 2-color scheme. Colors were not 
provided by the applicant; however the property owner informed staff that the colors would be 
similar to those used on the Mosquito Creek Outfitters building (Broadway Court and Mosquito 
Road).    
 
Figure 4.  Exterior Elevation and Building Cross Section 

Signage for the request would total approximately 113 square feet based on applicant submitted 
information and City records regarding the existing pole sign cabinet. One new approximately 
forty square foot, non-illuminated, wall sign would be placed on the existing roof dormer. The 
existing pole sign and its internally illuminated cabinet would be refaced as part of the request 
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for a total of two signs. City permit records indicate that that the existing pole sign cabinet is 
eighteen feet two inches wide by four feet in height, or approximately seventy-three square feet.  
 
New site improvements include two new driveway encroachments (access) to Broadway, parking 
lot space striping of thirty-eight spaces, two loading zone areas, painted path of travel for 
disabled access to the Broadway right-of-way. In addition, new six inch concrete curb would 
extend along Broadway and would delineate three new landscape islands and new parking. Two 
of the three islands would contain 15-gallon London planetrees.  A new split-faced block 
propane tank screen wall and trash enclosure with solid metal, box ribbed, gates would also be 
constructed.  
 
The western driveway access would be limited to entrance only. Inadequate sight distance exists 
looking west from this access due to the curvature of Broadway and existing improvements on 
the neighboring motel property. The eastern driveway access would accommodate both inbound 
and outbound vehicle traffic for Hangtown Range.  
 
Hangtown Range would be open daily. Specific hours of operation had not been disclosed to 
staff by the applicant as of the preparation of this report.  
 
Variance (VAR) 
The VAR 17-01 request would allow a deviation from City Code Section 10-4-4(C-2) to allow 
parking within three feet of the Broadway right of way that would preclude the ability to fully 
meet parking lot shading and meeting other landscaping criteria under Site Plan Review. The 
applicant’s stated intent is to provide adequate parking for the indoor shooting range and safety 
training center.  
 
3.0 PROJECT ANALYSIS 
 
3.1   Consistency with City Code and the General Plan 
 
City Code Regulations 

 
Shooting Range Use 

Shooting and archery are commonly referred as recreation pursuits or sports. A shooting range 
and training facility as is proposed with the request, would be a facility for this sporting pursuit. 
Section 10-1-4: Definitions, defines a Place of Entertainment as, “Facility for theater, dance, 
sports or other amusements.”  The site location is within the Highway Commercial (HWC) zone 
(Section 10-5-17). Entertainment establishments are a permitted use in the HWC being allowed 
by right. The proposed use is therefore consistent with City Code. 
 

Variance (VAR) from City Code Section 10-4-4(C-2) 
The request involves the creative adaptive reuse of an existing commercial service building and 
site. The intent to utilize the site to accomplish the request by providing adequate parking on the 
project site for users of Hangtown Range is constrained by the existing building’s placement and 
its proximity within the property to the Broadway right-of-way, that Hangtown Creek bisects the 
property, and that the southern portion of the site is at the base of a hill. These factors make it 
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difficult for the applicant to meet their objective and intent and comply with all of the City’s 
regulations and design criteria under Site Plan Review (parking lot landscaping and shading) and 
to provide adequate parking for the indoor shooting range and safety training center.  
 
The VAR request would deviate from the City Code’s three feet minimum distance between a 
parking area and the City right-of-way to allow parking appears reasonable due to these 
constraints. Staff finds the Commission can make the necessary findings due to site constraints 
for a proposed onsite use.  
 

Parking and Access 
Proposed parking dimensions and aisle widths meet City standards and regulations under Section 
10-4-4: Parking and Loading.  Vehicle circulation within the site, including the restriction of 
ingress (inbound) traffic only through the westerly driveway access (encroachment) to Broadway 
and the two-way access through the easterly driveway, would be acceptably accomplished.   
 
Thirty-eight parking spaces would be provided under the request, exceeding the thirty-four 
minimum spaces required under City regulations. The requested shooting range use is a place of 
entertainment for sporting and recreation amusement.  Per City Code Section 10-4-4(E) 13, 
indoor recreation uses require a minimum of two spaces for each lane unit. Hangtown Range 
would create seventeen shooting lanes therefore requiring thirty-four spaces under City 
regulations.   
 

Street Frontage Improvements   
This City Code Section 8-9-3 requires the construction of curb, gutter, sidewalk and paving when 
construction of or the addition to any off-street parking facilities in the city of Placerville are to 
be completed, when the result of the off street parking effects an increase in the density of use of 
the property or effects an increase in traffic generation on the adjoining street.  The request 
would change the occupancy of the former auto service building to an indoor shooting range.  
The developed lot would remain the same.  There is no additional parking lot area to be 
developed and no increase in building square footage on the site.  All facilities would be 
contained within the existing building.  Staff was unable to conclusively determine whether the 
new use would increase traffic onto Broadway absent the preparation of a traffic study. The 
request would therefore not trigger the requirement of street frontage improvements in 
accordance with City Code Section 8-9-3. 
  
The City’s Upper Broadway Bike Lanes Project, a Capital Improvement Project (CIP #41508) is 
anticipated to be initiated for construction during fall of 2018 or spring of 2019. Construction of 
sidewalks is not yet programmed. 
 

Signage 
The two signs proposed, one wall sign and the re-facing of an existing and permitted pole sign 
cabinet totaling 113 square feet comply with the quantity and aggregated sign area requirements 
and criteria under Section 10-4-17: Site Regulations. These regulations authorize not more than 
two signs. Also, based on the building’s business frontage of 188 lineal feet, the maximum sign 
area for the building and occupancy would be 191 square feet. Proposed sign area would be 
seventy-eight square feet less than the regulation maximum.    
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Site Plan Review  
The request requires Site Plan Review (SPR) under Section 10-4-9 of City Code due to the 
proposed change the occupancy of an existing automobile service building and site to an indoor 
shooting range. SPR requests are subject to review by the Commission. The Commission may 
approve, approve with conditions or disapprove the application after considering whether the 
design criteria under Section 10-4-9(G) are met.  
 
Proposed improvements to the exterior of the building and the site would enhance the site, be 
well related, and be consistent with the design criteria as follows:   

• New storefront doors and windows, exposed wood truss covered entry, and the infill of 
the former auto service bay doors with metal siding to match the existing building 
exterior, would provide visual interest to the site and improve the overall character and 
condition of the building;  

• New exterior wall lighting around the building are functional and meet required shielding 
and light intensity regulations of City Code;  

• New trash enclosure and propane tank wall materials are decorative and would screen 
their intended interior contents;  

• New wall sign and the refaced pole sign cabinet sign share common colors, font, graphics 
and arrangement making them harmonious to each other within the site; 

• All new mechanical equipment for Hangtown Range is located to the rear of the building, 
or where roof-mounted, is screened from public view by the existing roof parapet. 

 
To further enhance the site and to substantially offset the reduction in landscaping should VAR 
be approved, staff has added two conditions as follows that require the submittal of landscape 
and irrigation plans for staff approval. The applicant would be responsible to install, construct 
and maintain conditioned improvements as part of SPR 17-03 approval.    
 

1. Submittal of a separate plan for landscape and irrigation that show: 
 

a. The location, size and species of proposed Plantanus x Acerifolia (London plane 
tree) trees within the site. 
    

b. Within the proposed planter island located next to the eastern driveway access 
show the location, species and quantity of low growing shrubs (selected from the 
Development Guide Plant List) to be planted. 
 

c. A minimum of two native trees and multi-species of native shrubs (selected from 
the Development Guide Plant List), showing the location and provide the size for 
landscaping, shall be required for the area located south of the parking spaces 
shown on Sheet A1.0 that are labeled “17” through “23”, between the propane 
tank wall and the eastern property boundary, and north of Hangtown Creek.   
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d. A maximum thirty-six inch in height “field” or “split-rail” style fence along the 6” 

concrete curb proposed along the property’s Broadway property line, strung 
between the eastern edge of parking space “24” to the western edge of space “31,” 
and between the eastern edge of parking space “32” to the western edge of space 
“36.” See Figure 5 example. 

 
A field or split-rail fence no taller than thirty-six inches would tie aesthetically to and be 
compatible with the proposed heavy timber trussed entrance structure. Material continuity and 
compatibility criteria would be met. 
 
Figure 5.  Fence Example 

 
 
 Airport Overlay Zone 
The project is located within the Airport Influence Area of the Placerville Airport. The request 
was evaluated for consistency with the Safety Compatibility policies and intensity criteria of the 
Airport Land Use Compatibility Plan (ALUCP) of the Placerville Airport. Staff found that due to 
the intended use of the existing commercial building onsite by the applicant as an indoor shoot 
range, the proposed use would not exceed the maximum non-residential intensity criteria of 
1,000 people per acre policy of the ALUCP. The project therefore would be consistent with the 
policies of the ALUCP and with Policy 1 of Goal J of the General Plan Health and Safety 
Section. 
 
General Plan  
The General Plan’s contains goals and policies in Section 1: Land Use and Section VII: 
Community Design that are relative to the request.   
 
Section I. Goal C: To protect and provide for the expansion of Placerville’s commercial services 
sector to meet the needs of both Placerville area residents and visitors. 
 
 Policy 4.  The City shall encourage the establishment of new commercial businesses in 

Placerville that provide services currently not being provided in the Placerville area, 
create jobs appropriate to the skills and labor force, and broaden the revenue base of the 
City of Placerville. 

 
The Hangtown Range would become a new commercial business in Placerville if the request is 
approved. Hangtown Range would provide an indoor entertainment opportunity that is not being 
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provided in the Placerville area. The request would therefore be consistent with the General Plan 
Land Use goal and policy. 
 
Section VII. Goal I:  To promote architectural quality throughout Placerville. 
 

Policy 1.  The City shall ensure that new development will be a positive addition to the 
city’s environment and not detract from the nature and character of appropriate nearby 
established development because of architectural style, scale, or location. 

 
The request as conditioned would meet the General Plan goal and policy. Approving the request 
would authorize the repurpose of the vacant auto service building and site by improving its 
outward character and appearance from the street. 
 
3.2   Status of Conditional Use Permit 64-01 
 
Conditional Use Permit (CUP) 64-01 was granted by the Placerville Planning Commission in 
1964 for a vehicle tire recapping and brake alignment use (auto service). Initiation and operation 
of the shoot range use (place of entertainment) as conditioned would result in the abandonment 
of CUP 64-01 making it null and void. 
 
3.3   Environmental Analysis  
 
This project is exempt from the provisions of CEQA, as it falls within a Class 1 categorical 
exemption as listed in Title 14, Chapter 3, Article 19 of the California Code of Regulations. 
 
A Class 11 (CEQA Guidelines, §15301) exemption applies to the request, in that this exception 
applies to existing buildings involving minor exterior and interior changes. 
 
 
4.0 REVIEW AND COMMENT  
 
This project was circulated to the City’s Police Department, Engineering and Building Divisions 
of Development Services and the El Dorado County Fire District. Comments from these entities 
have either been addressed through the processing of the Project or have been included as 
Conditions of Approval (Attachment 1). 
 
Public notice was mailed to property owners within 500 feet of the project site and published in 
the Mountain Democrat. No public comment has been received. 
 
5.0 CONCLUSION 
 
Staff recommends the Commission approve the request, taking the following action regarding 
SPR 16-06: 
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I. Find that SPR 17-03 is categorically exempt under §15301 of the California Environmental 
Quality Act Guidelines, in that §15301 exempts projects to existing buildings involving 
minor exterior and interior changes. 

 
 
II. Make the following Findings of Fact for SPR 17-03: 

 
1. Make the following General Plan consistency Findings: 
 

A. This request is consistent with the Highway Commercial General Plan Land Use 
Designation that is designed to provide for the highway-oriented uses that are 
convenient for the traveling public, in that a place of entertainment is a highway-
oriented use that would cater to travelers along Highway 50. 

 
B.   The indoor shoot range project provides for the development of a Highway 

Commercial facility that would be concentrated in well-defined and well-designated 
areas. 

 
C.  This request is consistent with General Plan Section 1. Land Use, Goal C and Policy  

4 of Goal C, in that the Hangtown Range request would become a new commercial 
business in Placerville that would provide an indoor entertainment opportunity that is 
not being provided in the Placerville area. 

 
D.  This request is consistent with General Plan Section VII. Community Design, Goal I 

and Policy 1 of Goal I, in that approval would authorize the repurpose of the vacant 
auto service building and site by improving its outward character and appearance 
from the street. 

 
E.  The request is consistent with the policies and intensity criteria of the Airport Land 

Use Compatibility Plan (ALUCP) of the Placerville Airport, and therefore consistent 
with Policy 1 of Goal J of the General Plan Health and Safety Section and the Airport 
Overlay (AO) Zone. 

 
2. Make the following findings for Site Plan Review 17-03: 
 

A. The project design is consistent, as conditioned, with the objectives and criteria set 
forth in the Site Plan Review Ordinance, in that the building design and site 
improvements meet the intent of providing sound land use development and to 
promote the goals and policies of the General Plan. 

 
3. Make the following findings for Variance 17-01:  
 

A. The project is designated on the General Plan Land Use Map as Highway 
Commercial. 

 
B. The Project is zoned HWC-AO (Highway Commercial - Airport Overlay). 
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C. Due to existing site constraints of the location of the existing structure within the site, 
its proximity to the Broadway right-of-way, and that Hangtown Creek bisects the site, 
there are unique physical characteristics specific to the project site, therefore, the 
granting of the variance requests does not constitute a special privilege not enjoyed 
by others in the vicinity or in the same zone as the project. 

 
III. Conditionally approve the project request, 1540 Broadway – SPR 17-03 and VAR 17-01, 

subject to the conditions of approval provided as Attachment 1;  initiation and operation of 
the SPR 17-03 and VAR 17-01 as conditioned will result in the abandonment of CUP 64-01 
making it null and void. 

 
 
6.0 ATTACHMENTS: 
 

1. Draft SPR 17-03 Conditions of Approval 
 
2. Applicant Submittal Package 

 



 

 
   

Attachment 1 
 

SPR 16-06 Conditions of Approval 
 
1.  Approval is based upon and limited to compliance with the project description, the Applicant 

Submittal Package set forth below, and the Conditions of Approval: 
 

Applicant Submittal Package consisting of: 
 
Planning Application…received 4.17.17 
Environmental Information Form…received 4.17.17 
Sheet A1.0…Site Plan dated 12.28.16, received 5.23.17 
Sheet A1.1...Fire & Life Safety Plan dated 12.28.16, received 5.23.17 
Sheet A2.0…Floor Plan dated 12.28.17, received 4.17.17 
Sheet A3.0…Building Section & Exterior Elevation dated 12.28.17, received 4.17.17 
Sheet E2…Lighting dated 10.31.16, received 4.17.17 
Lighting Schedule and Photometric Study dated 11.21.16, received 4.17.17 
Lighting Cut Sheet (three pages) received 4.17.17 
Sign Elevations and Location (three pages) prepared by Western Sign Company dated 
12.28.16, received 4.17.17 

 
2. Any deviations from the project description, conditions, or exhibits shall be reviewed and 

approved by the City for conformity with this approval. Deviations may require approved 
changes to the permit. Deviations without the above described approval will constitute a 
violation of permit approval. 
 

3.  Building design and colors, parking lot and landscape improvements shall be completed in 
conformance with the plans submitted and in conformance with the conditions of approval 
herein. Minor variations are allowed, however, any major changes in the design of buildings, 
location of buildings, access ways, and parking shall require Planning Commission review 
and approval as authorized under City Code Section 10-4-9(P). 

 
4.  All signs proposed for the indoor shooting range (place of entertainment use) shall conform 

to Sign Elevations and Location exhibit prepared by Western Sign Company within the 
Applicant Submittal Package.  

 
5. Signs shall consist of one non-illuminated, forty square feet sign wall, and the re-facing of an 

existing and permitted internally illuminated pole sign cabinet with dimensions of eighteen 
feet two inches wide by four feet in height, or approximately seventy-three square feet.  Total 
aggregate sign area is approximately 113 square feet. 

 
6.  All building lighting shall be fully shielded so as to direct light. Lights shall be consistent 

with the Lighting Cutsheet within the Applicant Submittal Package. 
 
7. The parking of vehicles shall only occur within those areas designated for parking as shown 

on the approved Site Plan (Sheet A1.0). 



 

 
   

 
8. The project applicant/owner shall submit a separate plan for landscape and irrigation that 

show: 
 

a. The location, size and species of proposed Plantanus x Acerifolia (London planetree) 
trees within the site. 

    
b. Within the proposed planter island located next to the eastern driveway access show the 

location, species and quantity of low growing shrubs (selected from the Development 
Guide Plant List) to be planted.  

 
c. A minimum of two native trees and multi-species of native shrubs (selected from the 

Development Guide Plant List), showing the location and provide the size for 
landscaping, shall be required for the area located south of the parking spaces shown on 
Sheet A1.0 that are labeled “17” through “23”, between the propane tank wall and the 
eastern property boundary, and north of Hangtown Creek.  

 
d. A maximum thirty-six inch in height “field” or “split-rail” style fence along the 6” 

concrete curb proposed along the property’s Broadway property line, strung between the 
eastern edge of parking space “24” to the western edge of space “31,” and between the 
eastern edge of parking space “32” to the western edge of space “36.” 

 
9. The property owner shall record a Landscaping Maintenance Agreement prior to the issuance 

of a Certificate of Occupancy for the site in accordance with City Code Section10-4-9: Site 
Plan Review.   

 
10. The request shall be consistent with the development standards by the City, all applicable 

City codes, state regulations and federal laws. 
 
11. The applicant shall submit the improvement plans for review and approval by the 

Engineering Division prior to initiating any site improvements subject to payment of all 
required plan review and inspection fees in accordance with the adopted fee schedule. 

 
12. The project shall be subject to all necessary permits including building permit issued by the 

Building Division and encroachment permit issued by the Engineering Division.  Said 
building plans and improvements plans shall comply with all required building codes and 
City development standards and regulations. 

 
13. Expiration: Per City Code Section 10-4-9(K)1, a Building Permit for the approved SPR 

request must be obtained from the City within eighteen months of SPR 17-03 approval, 
otherwise the permit becomes null and void. It is the responsibility of the applicant to 
monitor the time limit and make diligent progress toward implementation of the project and 
compliance with the Conditions of Approval. 

 



 

 
   

Attachment 2 
 

Applicant Submittal Package 
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