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Vision Statements  

 
The vision statements  for Old Town Elk Grove are  intended to serve as a guide for  future growth  

while preserving  the historical character and ambiance of Old Town .  The visions reflect t he 

communityõs aspirations for the future and establish a set of guiding principles against which any 

future action  can be evaluated.   The vision statements were generated from input from the 

community through three òVisioning Workshopsó held in June/July 2009 as part of the first 

triennial  review of the SPA.  Community members identified issues that were important to them 

and then developed vision statements for Land Use, Site Design, Signs, and Architecture  to 

address these issues.   The vision statements below are only meant as a total vision for the Old 

Town Special Planning Area and there is no legal force and effect.  Please see the standards 

and guidelines within the SPA for the legal requirements . 

 

Land Use 
 

The land uses permitted in Old Town reflect  a commitment by the community for a diverse, 

active, and attractive town center that encourages walking, shopping, dining and the staging 

of community events and celebrations.  The land use plan encourages retail and commercial 

offices to locate in proxim ity to similar enterprises in Old Town and this synergy of use and activity 

helps to promote Old Town as a regional destination.  Surrounding housing provides a 

harmonious mix ed -use balance and support to local businesses.  

 

Old Town is a recreational and c ultural center of the community that has recognized its central 

location to the greater Elk Grove, has enhanced its opportunities and overcome the challenges.  

The land use plan recognizes the challenge of circulation and parking and has seized on 

creative  solutions to change parking and traffic from a liability to an asset for merchants and 

patrons.  

 

Site Design  
 

Site Design in Old Town, first and foremost, recognizes the original character, form and fabric of 

the historic core.  Because Old Town has devel oped over time with a variety of building types 

and lot configurations, buildings are sited with a variety of set -backs depending on the location 

on Elk Grove Boulevard.  The core area of historic Old Town has buildings placed close to the 

sidewalks to pro mote a retail street front.   

 

Buildings built in the historic core become more "background" buildings blending with the 

existing context as opposed to "iconic", stand -alone structures.  Building designers and architects 

are encouraged to see individual bu ildings as playing a role in a composition with the street as 

part of the urban design ensemble.  

 

The height of buildings varies , but are  of a character and scale that no single  building dominates 

or overwhelms the street or its neigh bor.  Sidewalks in the  core are wide enough to be 

pedestr ian -friendly  (also conforming to  Americans with Disabilities Act ), and to promote out door 

seating for restaurants and out door display of merchandise.  The streets and design elements of 

the street fit the over -all charact er of the Old Town architecture and help to give Old Town its 

recognizable image and identity.  

 

Old Town is a pedestrian friendly place with buildings close to the sidewalks; a place with well 

distributed parking with multi -story facilities that blend in with the Old Town architecture and that 
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have well signed visible access.  You know that you are in Old Town when you see the entry 

arch, the broad tree canopy and the colorful flowers in sidewalk planters that provide public 

seating.  

 

Signs 
 

Advertising in  Old Town is a creative endeavor that adds to the character and charm of the 

historic core of Elk Grove.  Given clearly written, communicated and enforceable guidelines, 

merchants and businesses up and down Elk Grove Boulevard share in presenting a quality  in 

design for their individual signs that correspond to the "feel" and appearance of Old Town.  The 

signs are appropriate in scale to the store -front and are visible to both pedestrians and auto 

traffic on the street.   

 

Directional signs are of the same quality adding to the visual environment and the architectural 

backdrop.  They are clear and are part of a well designed circulation and parking plan helping 

visitors find Old Town from surrounding freeways and arterial streets.  They assist pedestrians in  

finding their way around town once they leave their cars and identify the many diverse services 

in Old Town.  

 

Architecture  
 

Old Town, as the heart of the original Elk Grove community, is the focal point for recurring 

community activities such as parades,  farmer's markets and significant community events and 

this importance is enhanced by a major civic gathering space.   The entrances to Old Town are 

clearly defined by buildings or architectural monuments announcing arrival into the heart of the 

community.    The quality of the design of the street and the buildings lining Elk Grove Boulevard 

and the character of development in Old Town reflect the heritage and history of the place 

without creating a thematic statement.  

 

The Architecture of Old Town Elk Grove possesses a charm in its eclecticism. Architectural design 

is executed with an eye toward context -sensitive design using durable materials such as brick 

and stone that give the buildings a sense of permanence.   The street level of the new mixed -use 

bui ldings is a rich mixture of retail, with housing and commercial offices in the stories above.  

Buildings on Elk Grove Boulevard retain a scale appropriate to the "main street".  Some buildings 

rise to 4 stories with step -backs above 2 stories giving a good  sense of rhythm and articulation to 

the building fronts.  
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SECTION I ð  PROCESSING 

 
A. ADOPTION OF DESIGN STANDARDS AND GUIDELINES 

 

By adoption of Ordinance No. 29-2005 on August 10, 2005, which added §506-40Section 

23.40.020 to the Elk Grove Zoning  Cod e, the City Council of the City of Elk Grove has 

adopted the  Old Town Special Planning Area  Design Standards and Guidelines.  

 

B. PURPOSE AND INTENT 

 

The purpose of the Elk Grove Old Town Elk Grove Special Planning Area ( PA Design 

Standards and Guidelines (SPA)is as is to provide  development regulation s that are  tailored 

to preserve the historical character and small town charm .  Thus, the  Old Town SPA 

establishes :follows:  

 

1. Establishes aA design review process which:  

 

a.  Preserves the historical and cultural integ rity of Old Town by guiding the architectural 

style of new development  and the redevelopment of existing structures ; 

b.  Encourages high quality land planning and architecture;  

c.  Encourages development in keeping with the desired character of the City; and  

d.  Ensures that proper attention is paid provided  to site and architectural design, 

thereby fostering an environment that encourages stable growth in land values.  

 

2. Establishes aA map and table of permitted and con d itionally permitted land uses which:  

 

a.  Enhances Elk Grove Old Town  Elk Groveõs sense of community; 

b.  Unifies Old Townõs Mmain Sstreet, Elk Grove Boulevard, by focusing on pedestrian 

oriented uses such as retail, restaurant, office, and services; and  

c.  Ensures physical, visual, and functional compatibility betw een uses.  

 

The intent of the Old Town Elk Grove  Old Town SPAõs design review process is to establish 

discretionary review of development projects within the SPA boundaries (see Figure 2) to 

ensure conformance not only with the minimum standards set forth i n the Zoning Code, but 

also with the goals,  standards,  guidelines , and examples provided in the Old Town SPA.   

 

C. DEFINITIONS 

 

Unless otherwise defined in this SPA, all capitalized, bold ed  terms shall have the definitions  

ascribed to as follows:  

 

Approvi ng Authority  For purposes of this SPA, approving authority is synonymous to design 

review authority as defined in Section I(I).  The Planning Director is the 

designated approval authority for Type 1 and Type 2 Design Review 

applications, and the Planning C ommission is the designated 

approval authority for Type 3 and Type 4 Design Review applications.  

Clear Path of Travel  A route for use by pedestrian and wheelchair users that provides free 

and unobstructed access to and egress from  a building, area, street  

furniture or location.  

Design Guideline  A design guideline is a non -mandatory design feature encouraged 

by the City.  The text of guidelines is characterized by the words 
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òshouldó or òencourageó. 

Design Standard  A design standard is a mandatory design f eature required by the 

City.  The text of standards is characterized by the words òshalló or 

òmustó. 

Municipal Code  Municipal Code shall mean the Elk Grove Municipal Code  

Mural  A design or representation that is painted or drawn on the exterior 

surface o f a structure.  

Pedestrian Corridor  Includes  walkway improvements, enhancements to the walking 

environment, and definition of pedestrian space . 

Planning Director  Means either the Planning Director or Planning Directorõs designee. 

Restricted Commercial  A use which has been discontinued for a period of not less than 

twelve (12) months and which is no longer a permitted use under this 

SPA. 

SPA Land Use Plan The Land Use Plan is provided as Figure 2 in Section III of the SPA  

document . 

Permitted and 

Conditio nally Permitted 

Land Use Table 

The Permitted and Conditionally Permitted Land Use Table is 

provided as Table 2 in Section III of the SPA document . 

SPA Design Standards 

and Guidelines  

The Design Standards and Guidelines are provid ed in Sections IV and 

V of  the SPA document.   A full and complete copy of the SPA is 

available for review at the City Planning Department.  

Special Paving  Paving materials such as brick, textured and color concrete, etc.  

Street Wall  A street wall is the part of a building that fac es the street, but it 

generally refers to how and where several buildings line up to define 

a proper walking environment.  At the most basic level, buildings 

should be set back an equal distance so that facades are even for 

as far as a pedestrian can see.  An ideal street wall offers a sense of 

formality and includes a continuous variety of first floor businesses.  

 

 

CD. APPLICATION PROCESSING AND FEES 

 

Design review Review is required for the four types of applications listed below in Table 1 .  The 

applicat ion and processing fee varies for each type of design review.  The application and 

processing fees are established by resolution of the City Council and do not exceed the 

reasonable cost of the City to provide the service required.  
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Table 1 ð Design Revie w Application Types  
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Type 1Application    

 

 

Established 

by Council 

Resolution  

 

 

 

 

 

 

Established 

by  Council  

Resolution 

¶ Landscaping and replacement of plant material  X  

¶ Concrete flatwork or other paving  X  

¶ Change of copy or face on an existing sign  X  

¶ Repainting  1  X 

¶ The installation of new fences, walls, or planters at 

least 24 inches in height  

X X 

Type 2 Application    

¶ New building mounted or freestanding signs  X  

¶ Alterations that change the e xterior appearance 

(doors, windows, exterior finishes, lighting, etc.)  

X X 

¶ New buildings or non -residential additions < 500 sq. ft. 

in size 

X X 

   

Type 3 Application    

¶ New buildings or non -residential additions of 501 to 

2,000 sq. ft.  

X X 

   

Type 4  Application    

¶ New buildings or additions > 2,000 sq. ft.  X X 

¶ Restricted Commercial classification extension by 

Planning Commission (extension beyond the original 1 

year limit )2 

X X  

¶ Increase above the maximum height limit of 3 -stories 

or forty -five  feet  (45õ-0ó)  for buildings fronting Elk 

Grove Boulevard  and/or forty -five feet (45õ-0ó) for 

landmark design elements 3 

 X  

 

Notes:  

 

1. If a building is repainted the exact same color , including the hue, value (shades and 

tints), saturation, and gloss, i t is not subject to review pursuant to the SPA.  

 

1.2. See Section I(F) for additional òRestricted Commercial ó standards.   

 

2.3. See Section V(A)(2) for building height standards.  

 

D. DEFINITIONS 

 

1. Design Guideline ð A design guideline is a non -mandatory design featur e encouraged 

by the City.  The text of guidelines is characterized by the words òshouldó or 

òencourageó.  The policy of the City of Elk Grove is that design guidelines must be met, 

unless do ing so would impede good design as defined by the SPA.  
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2. Design Standard ð A design standard is a mandatory design feature required by the City.  

The text of standards is characterized by the words òshalló or òmustó. 

 

3. Mural ð A design or representation that is painted or drawn on the exterior surface of a 

structure and w hich does not advertise a business, product, service, or activity.  

 

4. SPA Land Use Plan ð The Land Use Plan is provided in Figure 2 of the SPA Design 

Guidelines.  

 

5. SPA Permitted Use Table ð The Permitted Use Table is provided in Table 1 of the SPA 

Design Guid elines. 

 

6. SPA Design Standards and Guidelines ð The Design Standards and Guidelines are 

provided in Sections I V and V of the òElk Grove Old Town Special Planning Areaó.  A full 

and complete copy of the Old Town SPA is available for review at the City Planni ng 

Department.  

 

 

E. PERMITTED USES AND DEVELOPMENT STANDARDS 

 

The land use zones, permitted and conditionally  permitted uses, and design standards , and 

guidelines set forth herein  are applicable to all properties within the boundaries of the Old 

Town Speci al Planning Area . are  set forth herein .  The land use zones are depicted in Figure 

2.  The permitted and conditionally permitted uses are provided in the SPA Permitted Use 

Table  2.  All use, development, construction, rehabilitation, modification , and othe r such 

actions on real property, buildings and/or structures located within the Land Use Zones 

depicted in Figure 2 of the Old Town SPA shall comply with the provisions and processes of 

the Old Town SPA.  

 

F. RESTRICTED COMMERCIAL 

 

All existing uses within the Old Town SPA that were operating legally prior to the adoption of 

this SPA update Ordinance No. 29 -2005, but are no longer a permitted or conditionally 

permitted use shall be classified as òRestricted Commercialó (RC). The following conditions 

apply to RC uses: 

 

¶ Use may continue to be operated in perpetuity as the same use.  

¶ The permitted RC use is the exact same use as the existing use on the date of the 

adoption of this document.  For example, a muffler shop may not necessarily be 

allowed to convert to an emissions testing facility.  If such a change in use is 

proposed, it is subject to Planning Commission approval.  

¶ Owners may sell, deed, or give the business to another person or group.  

¶ The business may continue in the same building with the same square footage 

and use.  Use may not be enlarged, expanded, or extended (square footage of 

business). 

¶ If property is damaged or destroyed, the building may be reconstructed to the 

same square footage prior to the incident and the same use continued.  

¶ Hours of oper ation of RC uses are 7:00 A.M. to 7:00 P.M.  Gas stations may 

operate after these hours for gas and retail sales only (no auto service).  Other RC 

uses may continue to perform office work after these hours, but they cannot see 

customers or perform the non -permitted service (auto repair, sawmill, etc) after 

hours, even if the building is closed.  



 

 

Old Town SPA 

ADOPTED AUGUST 10, 2005 

-5- 

¶ If such a RC use is discontinued for a period of  six (6) months of one  (1) year , or 

occupied b y a permitted or conditionally permitted use within 1 year from the 

disc ontinuance of the RC use, the RC classification is no longer valid and the RC 

discontinued use shall not thereafter be re -established.   However, the Planning 

Commission may grant  an extension to retain the RC classification for vacant 

buildings or tenant s paces up to 1 year  beyond the expiration of the original 1 -

year period  with a Type 4 Design Review application .  An application for 

extension shall be filed not less than sixty (60) days prior to the original 1 -year 

expiration date . 

¶ The RC classification d oes not apply to uses that were operating illegally prior to 

and after the adoption of this SPA.  Illegal uses shall be discontinued.  

 

G. DEVELOPMENT APPLICATIONS IN PROCESS 

 

Following the effective date of Ordinance No. ___ adopting the Old Town Special P lanning 

Area Design Standards and Guidelines, or any subsequent amendments, all pending 

applications in process are, unless expressly exempt under State law or ordinance of the City, 

subject to the standa rds, processes, and guidelines provided herein .In th e event that a  SPA    

amendment becomes effective, all pending applications shall be subject to the standards, 

processes, and guidelines of the SPA amendment.  Applications are no longer pending upon 

the occurrence  of any of the following: 1) application h as been approved, 2) once the 

appeal period has expired , or 3) the appeal process is fully exercised completed . 

 

H. DESIGN REVIEW EXEMPTIONS 

 

The following structures are exempt from Design Review.  However, such structures may 

require additional permits, such  as a ministerial building permit to ensure compliance with 

adopted Building Code standards and applicable Zoning Code provisions.  

 

1. New single -family residential homes;  

2. Additions to single -family residential homes;  

3. Interior alterations that do not increase  the gross floor area within the structure, or 

change/expand the permitted use of the structure; and  

4. Construction, alteration, or maintenance by a public utility or public agency of 

underground utilities intended to service existing or nearby approved deve lopments 

(e.g., water, gas, electric or telecommunication supply or disposal systems, including 

wires, mains, drains, sewers, pipes, conduits, cables, fire -alarm boxes, police call boxes, 

traffic signals, hydrants, and similar facilities and equipment).  

 

I. DESIGN REVIEW AUTHORITY 

 

The Planning Director shall be the approving authority for Type 1 and Type 2 dDesign rReview 

applications.  The Planning Commission shall be the approving authority for Type 3 and Type 

4 dDesign rReview applications.  The Approvi ng Authority shall approve, conditionally 

approve, or deny the proposed Design Review application in accordance with the 

requirements of the Old Town SPA. Design Review approval is required prior to issuance of 

any ministerial building permits or site impr ovement plans and prior to or in conjunction with 

discretionary action of corresponding development applications (e.g., Conditional Use 

Permit, Variance).  
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J. DESIGN REVIEW PROCESS 

 

1. Application Submittal.  Design Review applications shall be submitted to the Planning 

Department on a City application form, together with all fees, plans, maps, color 

elevations, and any other information, materials, studies , and documents as described in 

the Cityõs application submittal requirements. 

 

2. Application Review.  In accordance with the Permit Streamlining Act (California 

Government Code Section 65943), within 30 days of application submittal, the Planning 

Director shall determine whether or not the application is deemed complete.  The 

process for completeness determin ation may includ e the  distribut ion  of  the application 

materials to  appropriate departments  and  agencies , including the designated 

representatives of the Old Town Foundation  and the Elk Grove Historical Society , for 

review and comment .  All comments receive d shall be reviewed by the Planning 

Director to ensure that the completeness determinations by other departments and 

agencies are legally valid.  The Planning Director  shall also review the application 

materials to ensure completeness and make the official  completeness determination .  

The applicant shall be notified in writing of the application completeness .  As 

appropriate, certain comments may require the applicant to 1) submit additional 

information, 2) make project modifications , and/or 3) comply with conditions of approval 

to ensure conformance with applicable provisions of the Municipal Code and the Old 

Town SPA design provisions.   

 

In order to expedite the process for administrative Design Review applications  (Types 1 

and 2  applications ), the Plannin g Director shall make a reasonable effort processing the 

completeness determination within five (5) days of submittal . for Type 1 and Type 2 

applications. . 

2.  

3.  

4. For Type 1, 2, 3, and 4 applications, t he  applicant shall be notified in writing of the 

determinat ion .  Once complete, the Planning Staff shall distribute complete application 

materials to appropriate departments and agencies for review and comment, including 

the designated representatives of the Old Town Merchants and the Elk Grove Historical 

Society.  Planning Staff shall be responsible for requesting feedback and incorporating 

comments into project modifications or conditions of approval to ensure conformance 

with applicable provisions of the Municipal Code and the Elk Grove Old Town SPA design 

provis ions. 

 

5.3. Environmental Review.  The project shall be reviewed in accordance with the 

environmental review procedures of the California Environmental Quality Act (CEQA).  

 

6.4. Notice and Hearing/Determination. Public notice and hearings shall be conducted as 

follo ws: 
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 Notice Requirements  Other Requirements  

Types 1and 2  

Type 2 

Public Notice shall be mailed to 

the applicant and property 

owner (s) of the project site no less 

than seven (7) days prior to the 

scheduled date of determination.  

 

Public notice shall be ma iled to the 

applicant and property owners of 

sites directly abutting the subject 

parcel(s) no less than seven (7) 

days prior to the scheduled date 

of determination.  

 

Public notice shall be mailed to the 

applicant and property owners of 

sites within 500 -fee t of the subject 

parcel(s) no less than fourteen (14) 

days prior to the scheduled date 

of determination.  

The notice shall identify the 

subject parcel, describe the 

request, and identify the date of 

Planning Director determination 

on the administrative Desi gn 

Review application.  The notice 

shall also identify the opportunity 

to provide input prior to the 

determination and the right to 

appeal the determination in 

accordance with this title  ð see 

below (Section I (J)(5).  The 

Planning Director shall create a 

written record of action to 

approve, conditionally approve, 

or deny the administrative Design 

Review application.  This record 

of action shall be mailed to the 

applicant within three (3) days 

from the date of action.  

 

Types 3 and 4  For Design Review applic ations 

decided by the Planning 

Commission, public notice and 

hearings shall be conducted in 

accordance with Zoning Code 

Article II Title 1, Chapter 23.14, 

Section 23.14.040 (Public 

Notices) 10 Article 1 (Permits 

Generally)  

N/ A. 

 

7.5. Appeals. Any person dissatis fied with an action of the Planning Director or Planning 

Commission may appeal such action to the next highest Approving Authority, within ten 

days from the date of the action.  Actions of the Planning Director are appealed to the 

Planning Commission and a ctions of the Planning Commission are appealed to the City 

Council for final action.  Appeals shall be conducted in accordance with Zoning Code 

Title 1, Chapter 15 , Article 3  Article II, Chapter 23.14, Section 23.14.060 (Appeals).  

 

K. DESIGN REVIEW DETERMINATION 

 

1. Findings for All Design Review Applications.  Design Review applications shall be granted 

only when the designated Approving Authority makes all of the following findings:  

 

a.  The proposed project is compatible with the historical character of the com munity;  
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b.  The proposed project is consistent with the objectives of the General Plan, the Zoning 

Code, and the Elk Grove Old Town Elk Grove Special Planning Area Design Standards 

and Guidelines;  

c.  The proposed architecture, site design, and landscaping are sui table for the purposes 

of the building and the site and will enhance the character of the neighborhood and 

community;  

d.  The architecture, the character, scale and quality of the design, the relationship with 

the site and other buildings, building materials, colors, the screening of exterior 

appurtenances, exterior lighting and signing, and similar elements establish a clear 

design concept and are compatible with the character of buildings on adjoining 

and nearby properties; and  

e.  The proposed project will not c reate conflicts with vehicular, bicycle, or pedestrian 

transportation modes of circulation.  

 

2. Conditions.  The designated Approving Authority may modify plans in whole or in part 

and may condition the Design Review application to ensure specific design feat ures, 

construction materials, and conformance with all applicable provisions of the Old Town 

Special Planning Area Design Standards and Guidelines.  

 

3. Permit Issuance. Design Review authorization shall only become valid upon completion 

expiration  of the des ignated ten -day appeal any appeal  period  or final decision on any 

appeal filed . 

 

4. Permit Term.  Design Review approval shall be valid for a period of three (3) years from 

the date of final approval  unless exercised for the purpose for which it was granted . 

 

L. ASSESSMENT REPORT TO COUNCIL 
 

Beginning three (3) years after the date of the Councilõs adoption of the updated SPA and 

every three  (3) years thereafter , the Planning Department shall provide a triennial report to 

the City Council which summarizes developm ent activity in the SPA and which identifies 

possible updates required in the SPA to respond to changing conditions.  
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SECTION II ð BACKGROUND 
 

The Old Town Elk Grove Special Planning Area ( SPA) includes the Elk Grove Boulevard corridor 

from Elk Grove -Florin Road on the west to Waterman Road on the east.  Old Town is the 

cornerstone of modern Elk Grove.  The Conceptual Master Plan , prepared by Carter - Burgess in 

1999, summarized Old Townõs past as follows: 

 

Elk Grove is one of the oldest western settlements in the greater Sacramento region.  

Established in 1850 the town of Elk Grove was established as an agricultural 

crossroads.  The original town was settled at the crossroads of Elk Grove Boulevard 

and what is today known as Highway 99.  Elk Grove Boulevard has been the lifeblood 

of the community ever since.  Upon arrival of the railroad, the Elk Grove station 

shifted the town center from what is now Highway 99 to its present location.  The 

railroad is thus the hub for the Old Town area.  The majority of the historic buildings 

within Elk Grove are located within walking distance of the railroad crossing of Elk 

Grove Boulevard.  This is considered to be the core area of the community.  

 

The Old Town of today is rooted in the past, as shown by the various histori c buildings in Figure 1 

that are still in productive use today.  In a desire to preserve and strengthen Old Townõs vibrant 

past, the communityõs efforts resulted in multiple parcels near the intersection of Elk Grove 

Boulevard and the railroad tracks to be  entered in the National Register of Historic Places in 

1988.  These sites include 8986 through 9097 Elk Grove Boulevard, plus additional properties on 

School, Gage, and Grove Streets.  

 

 

Figure 1 ð Old Town Elk Grove: Past and Present  

 

 
Elk Grove Brewer y 
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IOOF Building  

Figure 1 ð Old Town Elk Grove: Past and Present (continued)  

 

 
Mercantile Building  

 

 
Bobõs Bar 

 

 

SOURCE:  Historic Photos from Elk Grove Historic Society  

 

 

The communityõs ongoing efforts to enhance Old Town resulted in the adoption of the original 

SPA by Sacramento County in 1985, with subsequent amendments in 1989, 1991, 1994, and 1997.  

The Old Town Conceptual Master Plan was prepared by Carter - Burgess, with in depth  

participation from the community, in December 1999.  The following document is the City of Elk 

Groveõs first update to the Old Town SPA, and is based on the 1999 Conceptual Master Plan , as 

well as input received during four community meetings held in October 2004, November 2004, 

December 2004, and April 2005. 


