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 CITY OF PLACERVILLE PLANNING COMMISSION  
STAFF REPORT                                                                                

 

APPLICATION FILE 
Site Plan Review 79-07-R 

APPLICANT/PROPERTY OWNER 
Applicant:            Robert Blackie, Lendlease for  Kentucky Fried Chicken (KFC) 
Property Owner:  Thompson TE & Bradley J Revocable Trust 

PUBLIC HEARING DATE 
December 19, 2017 

PROPERTY ADDRESS/LOCATION 
73 Main Street, Placerville 
APN: 003-022-02 

REQUEST 
To re-image the exterior of an existing Kentucky Fried Chicken 
restaurant as follows: 
• Paint the exterior of the restaurant. Proposed base colors are 

Rembrandt Ruby and Pure White to be painted in vertical bands 
as shown in Attachment A. Building trim colors would be Iron Ore 
(black) and Wedding Veil (white).  

• Remove existing awnings; replace with shuttered awnings with 
Exotic Red exterior color finish. 

• Remove existing decorative wall fixtures; replace with 5” in width, 
14” in height and a depth of 3” wall-mounted sconce fixtures with 
black color finish. Light source are energy efficient LEDs (light 
emitting diode).  

• Add new roof mounted lighting fixtures above each 
window/shuttered awning and cupola mug graphic. Each has a 
mounting bracket, arm and an LED fixture. Fixture bracket, arm 
and luminaire would have a black color finish.  

• Remove pyramid shroud on cupola. 
 
Applicant Submittal Package (Attachment A) contains paint, awning, 
lighting and cupola removal details. 
 

 

AUTHORITY FOR APPLICATION 
The requested exterior improvements would alter the appearance of approved SPR 79-07.  These alterations were classified by Staff 
as a major change. Per Section 10-4-9(P) of the Site Plan Review Zoning Ordinance, a major change to an approved SPR may only be 
approved by the Planning Commission after a public hearing.  

 

EXISTING ZONING 
 
Central Business 
District  (CBD) 

EXISTING LAND USE 
 
Fast food restaurant 

SURROUNDING ZONING & LAND USE 
 
North:   U.S. Highway 50, single-family 

residential 
South:   commercial and professional 

office uses 
West:    open space and commercial 

uses  
East:     commercial 
 

SITE IMPROVEMENTS 
 
Approximately 2,500 sq. 
ft. commercial building 
containing two 
commercial spaces, 
improved parking area, 
trash enclosure and 20 
ft. pole and 6’ by 8’ sign  

PROPERTY 
SIZE 
  
0.10 acres 
 

STAFF RECOMMENDATION 
Approve With Conditions 

ATTACHMENTS  
A.  Applicant Submittal Package 
B.  SPR79-07 Conditions Of Approval 

PROPERTY HISTORY 
City records indicate that in 1979 the Planning Commission granted Site Plan Review (SPR) 79-07 for the remodeling of the building 
and site. A second floor was removed.  Approximately 430 square feet of floor area was added to the east of the building. The Kentucky 
Fried Chicken restaurant relocated from the west end of the building (63 Main Street) to the east end (73 Main Street).  
 
In 2001, exterior modifications to the KFC business were approved by the Planning Commission. These included illuminated window 
awnings, new wall and mug signs, new siding, painting, and new stone veneer.  Figure 1 shows the existing Main Street building 
elevation. 

ITEM: 4.2   
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GENERAL PLAN COMPATIBILITY  
The request is consistent and compatible with Policy 
B-2 and B-5 of the General Plan Community Design 
Section, in that the visual quality of proposed exterior 
changes involving colors, awnings and cupola 
modification would visually improve and enhance an 
existing commercial building visible from Highway 50. 

ZONING CODE COMPATIBILITY  
The request as conditioned is consistent and compatible with the Site Plan 
Review Criteria and Exterior Lighting Regulations within the Zoning Code. 
Proposed light fixtures complement the 1970s architecture of the existing 
building. Light fixture intensity, as conditioned, complies with regulations.  
Light fixtures and shuttered awnings use durable materials. Proposed color 
scheme includes earth tone colors that are not typical to a KFC store.  

 
Figure 1. Existing Main Street Elevation 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
REVIEW DESIGN CRITERIA, REGULATIONS AND GUIDELINES 
 

Site Plan Review Criteria 
The Commission is required to consider the criteria provided under subsection (G) of the Site Plan Review Ordinance before it may 
approve, approve with conditions, or disapprove a Site Plan Review application, including a request for a major change to an approved 
SPR. The following criteria appear relevant to the exterior site and building alterations.  
 
(G)3(l): Exterior Lighting: Exterior lighting, when used, shall enhance the building design and the adjoining landscape. Lighting 
standards and fixtures shall be of a design and size compatible with the building and adjacent areas. Lighting shall be restrained in 
design, color and brilliance. 
 
(G)4(c): Materials shall be of durable quality, and shall be selected for harmony of the building with surrounding buildings. 
 
(G)4(e): Colors shall be harmonious to site and surrounding area. The use of standardized bright, bold, glossy non-earth tone colors is 
discouraged, as they generally do not project the historic foothill character of the community. 
 
(G)4(g): Exterior lighting shall be part of the architectural concept. Fixtures, standards and all exposed accessories shall be harmonious 
with building design. 
 
(G)4(j): The architectural style which should be appropriate for the project in question, and the form and roof type of commercial 
buildings shall not, without Planning Commission approval, reflect a standardized basic architectural style which is similar to other such 
projects constructed through related contractual or other agreements statewide or nationally. It is not the intent of this Section to 
establish any particular architectural style. 
 

Exterior Lighting Regulations 
Section 10-4-16 of the Zoning Ordinance contains the City’s Exterior Lighting Regulations. The stated purpose of these regulations is to 
balance the safety and security needs for lighting with the City’s desire to preserve nighttime skyscape and to ensure that light trespass 
and glare have a negligible impact on surrounding properties.  
 
Subsection (E) of Section 10-4-16 specifies outdoor lighting standards. New exterior lighting must have full shielding to reduce glare 
and light trespass beyond the property line. Minimum fixture illumination levels for walkways and sidewalks shall not be less than 0.5 
foot-candles measured at the ground level. In addition, light intensity levels at property boundaries shall not exceed 0.3 foot-candles. 
Fixtures used must be energy efficient.  
 

Development Guide 
The Commission should consider the guidelines within the Development Guide that are relevant to the re-image request. The following 
guidelines within Chapters IV, XI and XIII appear relevant to the request. 
  
Chapter IV. C3. Facade Treatments and Exterior Elements 
3.g. ...Mansard overhangs are discouraged; however, other types of overhangs or awnings should be used as well placed accents to 
provide shade and visual interest. They should be of wood construction or of high quality weather-resistant fabric. 
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Chapter IV. C5. Color Selections  
5.a. Color schemes should be relatively simple. Use of a single base color for a building is preferred. Use of only one or two major 
accent colors is encouraged, except where precedent has been set for using more than two colors as in some architectural styles. The 
complexity of the accent color scheme should be appropriate to the architectural style and period of the building.  

 
5.b. Color schemes should be developed that coordinate and unify all facade and roofline elements such as signs, ornamentation, 
vents, chimneys, gutters, downspouts, cornices, awnings, windows, entrances, etc.  

 
5.c. Using the color scheme to establish a sense of overall composition for the building within its context is strongly encouraged.   
  
Chapter IV. C6. Paint Policy 
6.a. Painting materials, finishes, and textures should be in keeping with the period and style of the existing, adjacent, or contextual 
historic construction. 
 
Chapter XI. A. General Lighting Requirements 
A1. All site lighting systems shall be designed as to minimize glare to adjacent properties and rights-of-way. 
 
A5. Lighting must conform to all local codes, California Title 24 requirements, and all applicable safety and illumination requirements. 

 
A7. Fixtures are to be selected that complement the architectural style of the buildings and the design vocabulary of public areas, 
pedestrian corridors and streetscape elements.  
 

General Plan Goals And Policies 
The City’s Community Design Section of its 1990 General Plan contains a goal two policies relative to the protection of the visual 
character of downtown Placerville. There are: 
 
Goal B: To protect and upgrade the visual and historical character of downtown. 
 
Policy B-2.   The City shall promote the enhancement of commercial buildings and properties. 
Policy B-5.   The City shall encourage the visual improvement of buildings as seen from Highway 50. 
 
STAFF ANALYSIS    
  
 Exterior Lighting 
Proposed fixtures are of contemporary design.  Roof-mounted fixtures would be mounted to the roof parapet. Fixture bracket and arm  
assembly would allow light fixture to illuminate wall, window/shuttered awning and mug graphic indirectly. This type of wall and sign 
illumination is similar to indirect lighting used at the Buttercup Pantry and Tortilla Flats restaurants. The contemporary design of the light 
fixtures is consistent with the contemporary nature of the late-1970s building architecture. 
 
Photometric analysis provided by the applicant indicates that light intensity at the ground level on adjoining streets would be at or less 
than the 0.3 foot-candle maximum for 4/5ths of the site. The exception would be the eastern 1/5th of the site, adjacent to where Canal 
Street and Main Street connect. This intersection contains eastbound and westbound Main Street stop signs, pedestrian crosswalks 
over Canal Street and Main Street, and Canal Street at this location serves as a US 50 on/off access point. Light intensity within this 
eastern 1/5th would be as much as 1.1 foot-candles.  Light intensity from the proposed exterior light sources must be reduced so that 
the 0.3 foot-candle maximum at the street/site boundaries is not exceeded. Staff has conditioned the request to require the submittal of 
a revised photometric analysis and revisions to the luminaire light source for staff review for consistency with light intensity thresholds 
during the construction plan review process.  
 
 Colors 
Staff discussions with the request applicant resulted in the applicant softening their original concept color scheme of bright red with 
contrasting stark white with a softer red tone and white combination.  Proposed red and black paint colors are earth tones, consistent 
with Site Plan Review design criteria and Development Guide color selections and paint policy.  
 
 Awnings 
New louvered awnings would replace awnings over existing windows and customer door. The new shutter style retains the angled 
appearance of the existing awnings.  Awning and supports are metal and are of durable, weather resistive quality consistent with Site 
Plan Review design criteria and the Development Guide.    
 
 Cupola Shroud Removal 
The pyramidal roof shroud serving the building cupola would be removed with the request. This building component is unique on the 
building, as no similar roof covering is found elsewhere on the building. Removal of the shroud therefore would result in the building 
having a common roof parapet design. 
 
 Other Site Changes  
Existing channel lettered signs, with “KFC” sign copy, located along the Main Street and US 50 building elevations will be removed and 
replaced with new channel letter signs of the same dimension. These signs will be relocated along the building elevations. In addition, 
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the two existing Coronel Sanders mug sign faces located on the building cupola will be refaced. No changes to their dimension are 
proposed. These changes are shown for context in the Applicant Submittal Package. Staff evaluated these changes and has 
determined that they are minor, like-for-like changes. Minor changes to approved SPR sign plan signage do not require Planning 
Commission review. Staff has issued a sign permit for this work. 
 
Interior remodeling is also proposed by KFC.  Attachment A illustrates these changes for context. Interior changes are not subject to 
Planning Commission review and approval. Work will require a construction permit from Development Services.  
 
 SPR 79-07 Conditions of Approval from 1979 and 2001 
Conditions were adopted in 1979 when the SPR was approved.  The conditions are as follows: 

1. That an agreement can be made between the City and the property owner which would allow the parking to be located in the 
City’s right-of-way, prior to the issuance of a building permit. 

2. An automatic irrigation system be installed. 
3. Low growing shrubs shall be planted in place of the proposed Ponderosa pines to avoid damage to the street caused by root 

growth. 
4. That the Ponderosa pine in the left corner by left in. 
5. That the maximum height of the pole sign be 20 feet. 

 
City records and onsite inspection revealed that conditions 1, 2 and 5 have been fully met. Conditions 3 and 4 are no longer applicable 
in that the Highway 50 Operations project that connected lower Main Street to Placerville Drive eliminated the street frontage 
landscaping for this building and site.  
 
The exterior modifications approved by the Planning Commission in 2001 included two conditions. These are as follows: 

A. Eliminate the illuminated red light band at the top of the building. Said band can be painted red. 
B. The internally illuminated door and window awnings shall contain down-lit fixtures.  

  
These conditions would not be applicable to the requested scope of work. As mentioned, the awnings would be externally illuminated 
using shielded fixtures that can be adjusted to focus light on the awning and wall surface to be illuminated.  
 
 Historic Resources in Project Vicinity 
Neither the project site nor the structures thereon are contained within the City’s designated historic districts, the City’s Historic 
Resource Inventory, or are listed on the State Register of Historic Resources or the National Register of Historic Places. The proposed 
changes will not have a detrimental impact to the historical asset in the vicinity or to the property itself. 
 
Within 300 lineal feet of the site is a resource included in the City’s Historic Resources Inventory. A map showing its location and a brief 
description of this resource is provided as Figure 1.  
 
Figure 2.  Historical Resource Within 300 ft. of Project Site 

 
 

 

Project Site 

O'Keefe Residence and Toll 
House, located at 82 Main Street 
that contains currently a business-
professional office use.   This 
structure was constructed in the 
1860s. It is listed on the City's 
Historic Resource Inventory. 
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 Environmental Review 
Staff has reviewed this request and has determined that it is categorically exempt from environmental review pursuant to Section 
15301(a) (existing structure) of the California Environmental Quality Act Guidelines, in that it involves minor alterations to an existing 
structure and site. 
 
 Conclusion 
Proposed site and building alterations would enhance the site and existing commercial building, furthering the General Plan’s 
Community Design Section goal and policies and meeting applicable Site Plan Review Criteria as analyzed in this staff report.  
 
RECOMMENDATION  
 

I. Adopt the Staff Report as part of the public record. 
 

II. Make the following findings: 
 

A. The request involves minor alterations to an existing structure and site, therefore, is Categorically Exempt from the 
California Environmental Quality Act (CEQA) per Section 15301(a) of the CEQA Guidelines.  

 
B. The commercial building at 73 and 63 Main Street is not listed on the City Historic Resources Inventory, the State 

Register of Historic Resources, or the Federal Register of Historic Places. 
 

C. The request would have no significant adverse change to the O’Keefe Residence and Toll House, a City designated 
historical structure located at 82 Main Street and southeasterly of the project location. The Major Change request is 
located entirely within the 73 Main Street site and would not demolish, destroy, relocate or alter the appearance of the 
O’Keefe Residence and Toll House.  
 

D. The request as conditioned is consistent with Goal B of the General Plan’s Community Design Section, and Zoning 
Ordinance Section 10-4-9(G)3 and 4, in that the visual quality and use of durable materials of proposed alterations, 
involving exterior lighting and color scheme, will enhance the site and visually improve the commercial building as 
seen from US Highway 50 that is adjacent to the site. 
 

E. The project is consistent with Criteria 8. Community Design, of the Site Plan Review Ordinance (Section 10-4-9), in 
that the project is found to be consistent with the goals and policies established in the Community Design Element of 
the General Plan. 

 
F. Conditions of Approval Nos. 3 and 4 of the 1979 approval and Conditions A and B of the 2001 approval of SPR 79-07 

have been met and are deemed no longer necessary. Conditions 1, 2 and 5 from 1979 remain applicable. 
 

III. Approve Site Plan Review 79-07-R, a request to modify the existing commercial structure located at 73 Main Street, APN 003-
022-02, as described in the Staff Report and Attachment A of December 19, 2017, and subject to the Conditions of Approval 
provided as Attachment B.  
 

 
 
Note: The decision of the Planning Commission is final unless the project or project conditions are appealed to the City 
Council within ten calendar days. 
 
ATTACHMENTS: 
 
A.  Applicant Submittal Package 
B. SPR 79-07-R Conditions of Approval 
 
 



 

 

 
ATTACHMENT A 

 

SPR 17-04 APPLICANT SUBMITTAL PACKAGE











































 

 

ATTACHMENT B 

 
Site Plan Review (SPR) 79-07-R Conditions of Approval 

 
1.  Approval. Approval of SPR 79-07-R authorizes the removal of existing exterior lighting and the installation of new exterior wall 

sconces and wall light fixtures; exterior painting of the leased KFC space; the removal of existing window and door awnings and 
the installation of new awnings, and the removal of the existing cupola’s pyramidal roof shroud. The project is approved as shown 
in Attachment A (Applicant Submittal Package) of staff’s December 19, 2017 report, and as conditioned or modified below: 

 
2.  Project Location. The Project site is located at 73 Main Street; northwest corner of the intersection of Main Street, Canal Street in 

the City of Placerville. APN: 003-022-02. SPR 79-07-R as amended shall apply only to the project location and cannot be 
transferred to another parcel.  

 
3.  Substantial Conformance. The use shall be implemented in substantial conformance to the Site Plan Review as approved by the 

Planning Commission.  
 
4.  Permit Expiration. The approval of the site plan review major change shall expire and become null and void eighteen (18) months 

after the date of approval unless a building permit has been obtained for any building thereon before the date of expiration. Should 
the building permit expire for any building thereon, then the site plan review approval shall also simultaneously expire. The Planning 
Commission may grant a one year extension for the project if the applicant makes such a request and pays a new fee 
prior to the expiration date. The Planning Commission shall consider any changes to this code or to the project when granting the 
extension.   

 
5.  Permits. The applicant shall obtain all necessary and appropriate permits for the project prior to occupancy, including but not 

limited to building and encroachment permits, and payment of all required fees. 
 
6. Other Applicable Requirements. The project approval is subject to all applicable requirements of the Federal, State, City of 

Placerville and any other affected governmental agencies. 
 
7. During the construction plan review process the applicant shall submit revised photometric analysis and revisions to the luminaire 

light source for staff review approval for consistency with light intensity thresholds under Section 10-4-16(E) of City Code. 
 
8. Exterior lighting shall be installed and maintained per City regulations.  
 
9.  Runs with the Land. The terms and conditions of approval of site plan review shall run with the land shall be binding upon and be to 

the benefit of the heirs, legal representatives, successors, and assignees of the property owner.  
 
10.  Revisions. Any proposed change to the Project Description or conditions of approval shall submitted to the Development Services 

Department, Planning Division for determination of either a major or minor change to approved the site plan, per Section 10-4-9(P) 
of City Code. 

 
11. Condition of Approval No. 1, 2 and 5 approved by the Planning Commission in 1979 shall remain in effect and shall be included by 

reference with the major change approval; renumbered as 11a., 11b. and 11c. as follows: 
a. That an agreement can be made between the City and the property owner which would allow the parking to be located in the 

City’s right-of-way, prior to the issuance of a building permit. 
b. An automatic irrigation system be installed. 
c. That the maximum height of the pole sign be 20 feet.  

 
 
 




