CITY OF SUNNYVALE
REPORT
Administrative Hearing

August 27, 2008

SUBJECT: 2008-0772 — Co-Al Hospitality DBA Wingstop [Applicant]
Pacific Retail Trust [Owner]: Application for a. The property
is located at 1661 Hollenbeck Avenue (near W. Homestead
Ave.) in a C-1/PD (Neighborhood Business/Planned
Development) Zoning District. '

Motion Special Development Permit to allow beer and wine service at
a new restaurant within an existing shopping center
(Loehmann's Plaza).

REPORT IN BRIEF

Existing Site Vacant space within a shopping center (Loehmann’s
Conditions Plaza)

Surrounding Land Uses

North Office

South  Commercial / Public facilities (across Homestead Rd.)

East Multi-family residential (across Hollenbeck Rd.)

West Single-family residential (across New Brunswick Ave.)
Issues Public safety

Compatibility of use

Environmental A Class 1 Categorical Exemption relieves this project
Status from California Environmental Quality Act provisions
and City Guidelines.

Staff Approve with conditions
Recommendation



August 27, 2008
Page 2 of 7

2008-0772 — Co-Al Hospitality DBA Wingstop [Applicant]

TARIO

0

p
-

NTA

MO OIVINO

F
i e VY

VINV IS e

N
kg
>

o

0 65110 220 Feet

Special Development Permit

1661 Hollenbeck Ave

PROJECT DATA TABLE



2008-0772 — Co-Al Hospitality DBA Wingstop [Applicant]

August 27, 2008

Page 3 of 7
REQUIRED/
EXISTING PROPOSED PERMITTED
Commercial Same Commercial
General Plan Neighborhood Neighborhood
Shopping Shopping
Zoning District C-1/PD Same C-1/PD
Lot Size (s.f.) 222,591 Same No min.
Gross Floor Area 66,414 Same No max.
(s.f.)
Gross Floor Area of 1,385 Same No max.
Tenant "
Lot Coverage (%) 29.8% Same 35% max.
Floor Area Ratio 29.8% Same No max.
(FAR)
Parking (Whole Shopping Center)
Total Spaces 816 Same 688 min.
Standard Spaces 801 Same 620 min.
Accessible Spaces 15 Same Per California
.y Building Code
(existing .
s Requirements
condition)

ANALYSIS

Description of Proposed Project

The application is for a Special Development Permit to allow the on-site sale
and consumption of beer and wine at Wingstop (see Attachment D), a new
restaurant within Loehmann’s Plaza at 1661 Hollenbeck Avenue. No outdoor
seating, additional bar area or live entertainment is proposed with this
application. Beer and wine would be served with meals during the business
hours of operation of 11 a.m. -midnight, Monday through Sunday.

Background

Previous Actions on the Site: The following table summarizes previous

planning applications related to the subject site.
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File Number | Brief Description | Hearing/Decision | Date
2007-0995 Miscellaneous Plan Staff/ Approved 09/13/2007

Permit for a restaurant
use within shopping
center (Extreme Pita)

2007-0661 Special Development Staff/Approved 07/25/2007
Permit for a Women'’s

Fitness Center within an

existing shopping center

2006-1139 Special Development Staff/Approved 01/10/2007

Permit to move and '
expand an existing
tutoring center in an

existing shopping center i

1997-0381 Special Development Staff/Approved 07/16/1997
Permit for a restaurant

with indoor and outdoor

seating within an
existing shopping center

1992-0349 Special Development Staff/ Approved 09/30/1992

Permit for the expansion

of a Chinese restaurant

1985-0389 Special Development Staff/Approved 05/07/1985

Permit for a Chinese
restaurant use within an
existing shopping center

1977-0376 Use Permit to allow Staff/ Approved 06/13/1977

liquor license associated
with a cocktail lounge

Environmental Review

A Class 1 Categorical Exemption relieves this project from California
Environmental Quality Act provisions and City Guidelines. Class 1 Categorical
Exemptions include operation, permitting, leasing, or licensing at existing
facilities.

Special Development Permit

Site Layout: The Loehmann’s Plaza is comprised of five parcels with shared
parking. The shopping center is bound by Homestead Avenue on the south
side, by a separate parking lot on the north side, by New Brunswick Avenue on
the west side and by Hollenbeck Avenue on the west side. There are three
points of access from Hollenbeck Avenue and two points of access from
Homestead Avenue. The main parking lot is along the west and south sides of
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the property. There are additional spaces in the east side of the property, which
are mainly for employees. Driveways and parking areas are shared and the five
parcels function as one shopping center.

The total land area of Loehmann’s Plaza (five parcels) is approximately 12.4
acres. The shopping center consists of a total floor area of approximately
154,616 square feet. This includes a large commercial building with 31 tenant
spaces as well as four smaller detached commercial buildings. Major tenants
include Safeway, Longs Drug Store and Loehmann’s. The subject business
would be located in a currently vacant space in the center of the largest
commercial building (see Attachment C).

Floor Plan: The 34-seat dining area is located at the front and along the north
side of the tenant space. The kitchen and prep area are located just beyond
the counter seating along the south side of the space and and extend towards
the rear. The public restrooms and utility room are positioned in the rear.
Additional storage and employee restrooms extend through a hallway to the
rear of the tenant space. The alcohol service would be in conjunction with food
service; no separate bar area is proposed.

Parking/Circulation: The subject site has a total of 816 existing parking
spaces, 15 of which meet ADA standards for accessibility. All of the remaining
spaces are standard size. Sunnyvale Municipal Code Section 19.46.020 (b)
states that any one use occupying 10% or less of the total floor area shall be
treated as through it were part of the major uses of the property. Because the
total restaurant use is less than 10% of the total floor area of the shopping
center, the parking ratio for shopping centers of 1 space per 225 square feet
was used in assessing parking requirements. Based on this rate, the total
amount of parking needed for the entire shopping center is 688 spaces, which
shows that there is a significant parking surplus at Loehmann’s Plaza. There
do not appear to be any traffic or circulation issues on site. The surplus spaces
could absorb any increase in parking demand caused by the proposed use.

Public Safety: This application was referred to the Department of Public Safety
(DPS) for comments. DPS has no concerns with the proposed addition of on-
site beer and wine service so long as the subject business complies with the
requirements of the Department of Alcoholic Beverage Control (ABC).

Compliance with Development Standards/Guidelines: The proposed project
complies with all development standards and guidelines.

Expected Impact on the Surroundings: Staff believes that the proposed beer
and wine service at the restaurant would not have a negative impact to the site
or its surrounding uses. Beer and wine would be served only as an
accompaniment to meals. There is no live entertainment proposed with the
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beer and wine use. A separate Special Development Permit would be required if
the applicant were to propose live entertainment in conjunction with the

restaurant and beer and wine service in the future.

Fiscal Impact

No fiscal impacts other than normal fees and taxes are expected.

Public Contact

Staff has not received any public contact regarding this application.

Notice of Public Hearing | StaffReport |  Agenda

e Published in the Sun o Posted on the City |e Posted on the

newspaper of Sunnyvale's City's official notice
e Posted on the site Website bulletin board
e 86 notices mailed to- e Provided at the e City of Sunnyvale's

property owners and Reference Section Website

residents adjacent to the of the City of

project site Sunnyvale's Public

Library
Conclusion

Findings and General Plan Goals: Staff was able to make the required
Findings based on the justifications for the Special Development Permit.
- Findings and General Plan Goals are located in Attachment A.

Conditions of Approval: Conditions of Approval are located in Attachment B.
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Alternatives

1. Approve the Special Development Permit with the attached conditions.
2. Approve the Special Development Permit with modified conditions.
3. Deny the Special Development Permit.

Recommendation

Alternative 1

Prepared by:

AP

Rosemarie Zulueta
Project Planner

Reviewed by:

bt 0

Andrew Miner
Principal Planner

Attachments:

A. Recommended Findings

B. Recommended Conditions of Approval
C. Site and Architectural Plans

D. Permit Justifications from the Applicant
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Recommended Findings - Special Development Permit

Goals and Policies that relate to this project are:
Land Use and Transportation Element

Policy C4.1 — Maintain a diversity of commercial enterprises and industrial uses
to sustain and bolster the local economy.

Action Statement NI1.1.1 - Limit the intrusion of incompatible uses and
inappropriate development into city neighborhoods.

1. The proposed use attains the objectives and purposes of the General Plan
of the City of Sunnyvale. (Finding met.)

The proposed use would allow the restaurant to provide an additional
service to patrons. Beer and wine service would be incidental to meal
service, and no live entertainment is proposed. Staff believes that the
proposed use would not negatively impact adjacent properties or
significantly increase noise or traffic.

2. The proposed use ensures that the general appearance of proposed
structures, or the uses to be made of the property to which the
application refers, will not impair either the orderly development of, or
the existing uses being made of, adjacent properties. (Finding met.)

The project does not propose any expansion or modifications to the site,
so no visual impact to the surrounding area is anticipated.
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Recommended Conditions of Approval - Special Development Permit

In addition to complying with all applicable City, County, State and Federal
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly
accepts and agrees to comply with the following conditions of approval of this
Permit:

Unless otherwise noted, all conditions shall be subject to the review of approval
of the Director of Community Development.

1.

3.

GENERAL CONDITIONS

A.

D.

Project shall be in conformance with the approved plans. Minor
changes may be approved by the Director of Community
Development. Major changes shall be approved at a public hearing.

. Special Development Permit for the use shall expire if the use is

discontinued for a period of one year or more.

. The Special Development Permit shall be null and void two years from

the date of approval by the final review authority at a public hearing if
the approval is not exercised, unless a written request for an
extension is received prior to expiration date.

The hours of operation of the business shall be as follows:

11 a.m. - 12 a.m., Monday through Sunday.

COMPLY WITH OR OBTAIN OTHER PERMITS

A.

D.

E.

Obtain the appropriate license for on-site beer and wine service from
the Alcoholic Beverage Control (ABC) Department and comply with all
ABC license requirements. Failure to comply with all ABC
requirements is grounds for revoking this permit.

. Any proposed live entertainment use shall require approval of a

Special Development Permit at a public hearing.

. Any proposed outdoor seating shall require approval of a

Miscellaneous Plan Permit by the Director of Community
Development. '

Any proposed signs are subject to the approved Master Sign Program
for the shopping center.

Comply with the conditions of all previously approved permits for the
subject site.

RECYCLING AND SOLID WASTE

A. All exterior recycling and solid waste shall be confined to approved

receptacles and enclosures.
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B. Waste containers, including tallow bins and recycling bins, shall be
stored with their lids closed.

C. Waste containers shall be stored within enclosures with the enclosure

gates closed. Containers shall not be placed in parking spaces or
landscaped areas at any time.

D. The property shall remain clean and free of debris and garbage.
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JEVELOPMENT

USE PERMI1/SPECIAL [
JUSTIFICATIONS

One of the two following findings must be made in order to approve a Use Permit or Special
Development Permit application.

The Sunnyvale Municipal code states that at least one of the following two justifications must be met -+
before granting the Use Permit or Special Development Permit. Please provide us information on how your
project meets at least one of the following criteria.

1. The proposed use attains the objectives and purposes of the General Plan of the City of Sunnyvale as
the project ... : ‘

OR

2. The proposed use ensures that the general appearance of proposed structures, or the uses to be made
of the property to which the application refers, will not impair either the orderly development of, or
the existing uses being made of, adjacent properties as ...

this application is for a small restaurant called Wingstop that is going into a location that was
previously used for retail. Wingstop is a unique restaurant that serves buffalo style chicken wings
as a main entrée in a casual family atmosphere. Wingstop will primarily serve residents of the
Homestead/Hollenbeck/De Anza Blvd corridors. It will provide a clean and bright place for
dining-in but a majority of our guests order their food to take home. Unlike other quick service
restaurants that serve pizza, sandwiches or burgers, Wingstop wings are a welcome change to the
palette and we believe will be beneficial to the residents of Sunnyvale.

Wingstop will be open everyday from 11am until midnight with customer flow predominately
taking place during lunch and dinner hours and estimated to be between 20 to 25 guests per hour
‘during those periods. The center provides ample parking with more then 80 spaces within 100
feet and easy in-and-out traffic access via Homestead and Hollenbeck Avenues. There are no
residences to the front of the premisés within 400 feet and there will be no amplified music. The
closest residences to the rear are beyond 100 feet of the building and are separated by a sound
wall. Deliveries may be made between the hours of 9:30am to 4pm and will be limited to
Monday thru Friday.

- One-Stop Permit Center - City Hall - 456 W. Qlive Avenue - (408) 730-7444
Planners and Building Division staff are available 8:00 a,m. to noon and 1:00 ta 5:00 p.Mm. P
www. SunnyvalePlanning.com / www.SunnyvaleBuilding. com A
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