CITY OF

FOLSOM

DISTINGTIVE BY HNATURE

PLANNING COMMISSION AGENDA
August 3,2016
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

CALL TO ORDER PLANNING COMMISSION: Chair Ross Jackson, Vice Chair John Arnaz; Commissioners:,
Marci Embree, Jennifer Lane, Brian Martell, Thomas Scott, and Justin Raithel

Any documents produced by the City and distributed to the Planning Commission regarding any item on this
agenda will be made available at the Community Development Counter at City Hall located at 50 Natoma Street,
Folsom, California and at the table to the left as you enter the Council Chambers. The meeting is available to view
via webcast on the City’s website the day after the meeting.

PLEDGE OF ALLEGIANCE

CITIZEN COMMUNICATION: The Planning Commission welcomes and encourages participation in City Planning
Commission meetings, and will allow up to five minutes for expression on a non-agenda item. Matters under the
jurisdiction of the Commission, and not on the posted agenda, may be addressed by the general public; however,

California law prohibits the Commission from taking action on any matter which is not on the posted agenda
unless it is determined to be an emergency by the Commission.

MINUTES
The minutes of July 20, 2016 will be presented for approval.

NEW BUSINESS

1. PN 16-083, Starbucks Coffee Shop — Tentative Parcel Map, Conditional Use Permit, and Planned
Development Permit

A Public Hearing to consider a request from McCandless & Associates for approval of a Tentative Parcel
Map, Conditional Use Permit, and Planned Development Permit for development and operation of a
2,200-square-foot Starbuck’s Coffee Shop with drive-thru facility within the Briggs Ranch Plaza Shopping
Center located at the southwest corner of the intersection of Blue Ravine Road and East Natoma Street.
The project is categorically exempt under Section 15303 New Construction or Conversion of Small
Structures of the California Environmental Quality Act (CEQA). (Project Planner: Principal Planner,
Steve Banks / Applicant: McCandless & Associates)



PLANNING COMMISSION / PLANNING MANAGER REPORT

The next Planning Commission meeting is scheduled for August 17, 2016. Additional non-public hearing items
may be added to the agenda; any such additions will be posted on the bulletin board in the foyer at City Hall at
least 72 hours prior to the meeting. Persons having questions on any of these items can visit the Community
Development Department during normal business hours (8:00 a.m. to 5:00 p.m.) at City Hall, 2" Floor, 50
Natoma Street, Folsom, California, prior to the meeting. The phone number is 355-7222 and FAX number is 355-
7274.

NOTICE REGARDING CHALLENGES TO DECISIONS

The appeal period for Planning Commission Action: Any appeal of a Planning Commission action must be filed, in
writing with the City Clerk’s Office no later than ten (10) days from the date of the action pursuant to Resolution
No. 8081. Pursuant to all applicable laws and reguiations, inciuding without limitation, California Government
Code Section 65009 and or California Public Resources Code Section 21177, if you wish to challenge in court
any of the above decisions (regarding planning, zoning and/or environmental decisions), you may be limited to
raising only those issues you or someone else raised at the public hearing(s) described in this notice/agenda, or
in written correspondence delivered to the City at, or prior to, the public hearing




FOLSOM

QISTINGTIVE DY HATUR

PLANNING COMMISSION MINUTES
July 20, 2016
CITY COUNCIL CHAMBERS
6:30 P.M.
50 Natoma Street
Folsom, CA 95630

CALL TO ORDER PLANNING COMMISSION: Chair Ross Jackson; Vice Chair John Arnaz; Commissioners:
Marci Embree, Jennifer Lane, Brian Martell, Thomas Scott, Justin Raithel

ABSENT: John Arnaz

CITIZEN COMMUNICATION: None

MINUTES: The minutes of June 1, 2016, June 15, 2016 and July 6, 2016 were approved as submitted.

QOath of Office Administered to Justin Raithel

CONTINUED ITEM

1. PN 15-162, Cresleigh Ravine and Campus - General Plan Amendment, Rezone, Tentative
Subdivision Map, Planned Development Permit, and Consideration of Adoption of a Mitigated
Negative Declaration (Continued from the July 6, 2016 Planning Commission Meeting)

A Public Hearing to consider a request from Folsom Urban Homes, LLC and Folsom Residences, LLC
for approval of a General Plan Amendment, Rezone, Tentative Subdivision Map, and Planned
Development Permit for development of a 276-unit mixed residential development near the
intersection of lron Point Road and Willard Drive. The zoning classification for the site is C-3 PD and
the General Plan land-use designation is CC. An Initial Study and Mitigated Negative Declaration have
been prepared in accordance with the requirements of the California Environmental Quality Act.
(Project Planner: Principal Planner, Steve Banks / Applicant: Folsom Urban Homes, LLC &
Folsom Residences, LLC)

COMMISSIONER JACKSON MOVED TO RECOMMEND TO THE CITY COUNCIL ADOPTION OF
THE MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING AND REPORTING
PROGRAM PREPARED FOR THE CRESLEIGH RAVINE AND CAMPUS PROJECT (PN 15-162)
PER ATTACHMENT 22;

AND
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MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL OF THE GENERAL PLAN
AMENDMENT TO CHANGE THE LAND USE DESIGNATION FOR A 7.2-ACRE PORTION OF THE
PROJECT SITE (APN NO. 072-0010-109) FROM CC (COMMUNITY COMMERCIAL) TO SFHD
(SINGLE FAMILY HIGH DENSITY) AND TO CHANGE THE LAND USE DESIGNATION FOR A 10.1-
ACRE PORTION OF THE PROJECT SITE (APN NO. 072-0010-110) FROM CC (COMMUNITY
COMMERCIAL) TO MHD (MULTI-FAMILY HIGH DENSITY) AS ILLUSTRATED ON ATTACHMENT 2
FOR THE CRESLEIGH RAVINE AND CAMPUS PROJECT;

AND

MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL OF THE REZONE TO CHANGE THE
ZONING DESIGNATION FOR A 7.2-ACRE PORTION OF THE PROJECT SITE (APN NO. 072-0010-
109) FROM C-3 PD (GENERAL COMMERCIAL, PLANNED DEVELOPMENT DISTRICT) TO R-1-M
PD (SINGLE FAMILY SMALL LOT, PLANNED DEVELOPMENT DISTRICT) AND TO CHANGE THE
ZONING DESIGNATION FOR A 10.1-ACRE PORTION OF THE PROJECT SITE (APN NO. 072-
0010-110) FROM C-3 PD (GENERAL COMMERCIAL, PLANNED DEVELOPMENT DISTRICT) TO R-
4 PD (GENERAL APARTMENT, PLANNED DEVELOPMENT DISTRICT) AS ILLUSTRATED ON
ATTACHMENT 3 FOR THE CRESLEIGH RAVINE AND CAMPUS PROJECT;

AND

MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL OF THE TENTATIVE SUBDIVISION
MAP CREATING FORTY-SIX (46) SINGLE-FAMILY RESIDENTIAL LOTS AS ILLUSTRATED ON
ATTACHMENT 5 FOR THE CRESLEIGH RAVINE AND CAMPUS PROJECT;

AND

MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL OF THE PLANNED DEVELOPMENT
PERMIT FOR DEVELOPMENT OF A TWO HUNDRED AND SEVENTY-SIX (276) UNIT MIXED
RESIDENTIAL COMMUNITY INCLUDING FORTY-SIX (46) SINGLE-FAMILY RESIDENTIAL UNITS
AND TWO HUNDRED AND THIRTY (230) MULTI-FAMILY APARTMENT UNITS AS ILLUSTRATED
ON ATTACHMENTS 4 THROUGH 21 FOR THE CRESLEIGH RAVINE AND CAMPUS PROJECT
WITH THE FOLLOWING FINDINGS AND CONDITIONS: GENERAL FINDINGS A & B; CEQA
FINDINGS C — G; GENERAL PLAN AND REZONE FINDING H; TENTATIVE SUBDIVISION MAP

FINDINGS | — P; PLANNED DEVELOPMENT PERMIT FINDINGS Q - X; CONDITIONS OF
APPROVAL NO. 1 - 134, MODIFYING NO. 24 TO READ AS FOLLOWS “THE FINAL
INCLUSIONARY HOUSING PEAN AGREEMENT.......... ", DELETING CONDITION NO. 33,

DELETING CONDITION NO. 71, MODIFYING NO. 87 TO READ AS FOLLOWS “..THE
OWNER/APPLICANT SHALL WORK WITH CITY STAFF TO EVALUATE THE POTENTIAL FOR
PROVIDING PEDESTRIAN IMPROVEMENTS IN THE PROJECT AREA INCLUDING BUT NOT
LIMITED TO A PEDESTRIAN CROSSING ACROSS WILLARD DRIVE.”, ADDING CONDITION NO.
135 THAT READS AS FOLLOWS “THE OWNER/APPLICANT SHALL PLANT ONE TREE IN THE
REAR OF ALL SINGLE-FAMILY RESIDENTIAL LOTS (LOTS NO. 1-7) LOCATED ADJACENT TO
THE UNION SQUARE CONDOMINIUM PROJECT TO THE EAST TO THE SATISFACTION OF THE
COMMUNITY DEVELOPMENT DEPARTMENT”,

COMMISSIONER MARTELL SECONDED THE MOTION WHICH CARRIED THE
FOLLOWING VOTE:

AYES: EMBREE, LANE, JACKSON, RAITHEL, SCOTT, MARTELL
NOES: NONE

ABSTAIN: NONE

ABSENT: ARNAZ
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NEW BUSINESS

2. PN 15-185, Verizon Wireless “Palladio” Telecommunications Facility Conditional Use Permit
and Determination that the Project is Exempt from CEQA

A Public Hearing to consider a request from Verizon Wireless c/o Epic Wireless for approval of a
Conditional Use Permit application for the installation of an 80-foot-tall monopalm cellular facility and
equipment enclosure located at 204 Palladio Parkway. The zoning designation for the site is C-3 PD
(General Commercial, Planned Development District and the General Plan designation is RCC
(Regional Commercial). An Initial Study and Mitigated Negative Declaration have been prepared for
the project in accordance with the California Environmental Quality Act (CEQA). (Project Planner:
Assistant Planner, Josh Kinkade / Applicant: Verizon Wireless c/o Epic Wireless)

COMMISSIONER SCOTT MOVED MOVE TO ADOPT THE MITIGATED NEGATIVE DECLARATION
AND MITIGATION MONITORING AND REPORTING FOR THE INSTALLATION OF AN UNMANNED
80-FOOT-TALL MONOPALM TELECOMMUNICATIONS FACILITY AND EQUIPMENT ENCLOSURE
AT 204 PALLADIO PARKWAY, PER ATTACHMENT §6;

AND

MOVE TO APPROVE THE CONDITIONAL USE PERMIT FOR VERIZON WIRELESS (PN15-185)
FOR AN UNMANNED 80-FOOT TALL MONOPALM TELECOMMUNICATIONS FACILITY AND
EQUIPMENT ENCLOSURE AS ILLUSTRATED IN ATTACHMENTS 2 AND 3 WITH THE
FOLLOWING FINDINGS AND CONDITIONS: GENERAL FINDING A; CEQA FINDING B - F;
CONDITIONAL USE PERMIT FINDING G; CONDITIONS OF APPROVAL NO. 1 - 18.

COMMISSIONER MARTELL SECONDED THE MOTION WHICH CARRIED THE
FOLLOWING VOTE:

AYES: SCOTT, RAITHEL, MARTELL, LANE, EMBREE, JACKSON
NOES: NONE
ABSTAIN: NONE
ABSENT: ARNAZ
REPORTS:

Planning Commission/Planning Manager Report:

None

RESPECTFULLY SUBMITTED,

Amanda Palmer, SECRETARY

APPROVED:

Ross Jackson, CHAIRMAN
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Agenda [tem No. 1
PN 16-083
PC Meeting: 8-3-16

PLANNING COMMISSION STAFF REPORT

PROJECT TITLE

PROPOSAL

RECOMMENDED ACTION

OWNER/APPLICANT

LOCATION

SITE CHARACTERISTICS

GENERAL PLAN DESIGNATION

ZONING

ADJACENT LAND USES/ZONING

Starbucks Coffee Shop Tentative Parcel Map,
Conditional Use Permit, and Planned
Development Permit Modification

Request for approval of a Tentative Parcel
Map, Conditional Use Permit, and Planned
Development Permit Modification for
development and operation of a 2,200-square-
foot Starbucks Coffee Shop with drive-thru
service

Approve, based upon findings and subject to
conditions

5R Partners LLC/McCandless & Associates

25000 Blue Ravine Road (Briggs Ranch Plaza
Shopping Center)

The 4.37-acre project site is developed with
44,355 square feet of retail tenant space
associated with the Briggs Ranch Plaza
Shopping Center and associated site
improvements including driveways, drive
aisles, parking spaces, site lighting, site
landscaping, and monument signs

NC (Neighborhood Commercial

C-1 PD (Neighborhood Business, Planned
Development District)

North: East Natoma Street with Single-Family
Residential Development (R-1-M PD)
Beyond

South: Commercial Development (C-1 PD)
with a public park and Manseau Drive
Beyond



PREVIOUS ACTION

FUTURE ACTION

APPLICABLE CODES

ENVIRONMENTAL REVIEW

ATTACHED REFERENCE MATERIAL
Vicinity Map

Tentative Parcel Map, dated May, 2016

Site Details, dated June 6, 2016
Building Elevations, dated June 6, 2016

R N N E

Preliminary Site Plan, dated June 6, 2016
Access and Circulation Plan, dated June 6, 2016

Preliminary Grading Plan, dated June 6, 2016
Preliminary Utility Plan, dated June 6, 2016
Preliminary Landscape Plan, dated June 23, 2016

East: Commercial Development (C-1 PD)
with Blue Ravine Road Beyond

West: Commercial Development (C-1 PD)
with Single-Family Residential
Development Beyond

Approval of a Tentative Parcel Map and
Planned Development Permit for Development
of the Briggs Ranch Plaza Shopping Center on
July 8, 1992 (PN 91-093), Approval of a
Commercial Design Review Application for
remodeling of the Taco Bell Restaurant on
August 20, 2014 (PN 14-219), and Approval of
a Commercial Design Review Application for
exterior modifications to the Briggs Ranch
Plaza Shopping Center on September 18, 2014

Issuance of Building and Grading permits,
Approval of a Final Map

FMC 17.22, Commercial Land Use Zones
FMC 17.38, Planned Development District
FMC 17.57, Parking Requirements

FMC 17.59, Signs

FMC 17.60, Use Permits

FMC 16.24, Parcel Maps

Subdivision Map Act

The project is categorically exempt under
Section 15303 New Construction or
Conversion of Smaller Structures of the
California Environmental Quality Act (CEQA).

10 Color Building Elevations, dated, dated June 6, 2016
11. Site Access, Circulation, and Queuing Analysis, dated May 25, 2016

12. Parking Analysis, dated January 7, 2016



13. Site Photographs

PROJECT PLANNER Steve Banks, Principal Planner

BACKGROUND
On July 8, 1992, the Planning Commission approved a Tentative Parcel Map and Planned

Development Permit for Development of a 77,954-square-foot shopping center (Briggs Ranch Plaza
Shopping Center) on an 8.05-acre parcel located at the southwest corner of the intersection of East
Natoma Street and Blue Ravine Road. On August 20, 2014, the Planning Commission approved a
Commercial Design Review Application for remodeling of the Taco Bell Restaurant located within
the Briggs Ranch Plaza Shopping Center. On September 18, 2014, City staff approved a
Commercial Design Review Application for exterior modifications (primarily repainting the
exterior of the buildings) to a number of buildings within the Briggs Ranch Plaza Shopping Center.

The Briggs Ranch Plaza Shopping Center is bound by East Natoma Street to the north, Elvie
Perazzo Park to the south, Blue Ravine Road to the east, and single-family homes to the west. The
shopping center includes one large commercial building (Ranch 99 Market, Dollar Tree) intermixed
with two inline retail tenant buildings (Hisui Sushi, Rice Express, and other retail tenants) and two
smaller free-standing commercial buildings (Pet Hospital and Taco Bell Restaurant). It is important
to acknowledge that the existing Taco Bell Restaurant provides drive-thru service to its customers.
The Briggs Ranch Plaza Shopping Center includes a total of five parcels, including the subject 4.37-
acre parcel which is owned by 5R Partners LLC. The subject 4.37-acre parcel includes one large
commercial building (occupied by anchor tenants Ranch 99 Market, and Dollar Tree) and
associated site improvements including driveways, drive aisles, parking, and landscaping.

APPLICANT’S PROPOSAL

The applicant, McCandless & Associates on behalf of Starbucks, is requesting approval of a
Tentative Parcel Map, Conditional Use Permit, and Planned Development Permit Modification for
development and operation of a 2,200-square-foot Starbucks Coffee Shop with drive-thru service on
4.37-acre site located within the Briggs Ranch Plaza Shopping Center at 25000 Blue Ravine Road.
The proposed project includes a request for approval of a Tentative Parcel Map to subdivide the
existing 4.37-acre parcel into two individual parcels which will be .46-acres (Parcel 2) and 3.91-
acres (Parcel 1) in size respectively. The applicant is also requesting approval of a Conditional Use
Permit for inclusion of a drive-thru facility with the proposed 2,200-square-foot Starbucks
commercial pad building. Lastly, the applicant is requesting approval of a Planned Development
Permit Modification for review of building design and site-related issues associated with the
proposed 2,200-square-foot Starbucks commercial pad building.

As described above, the proposed project includes development of a freestanding 2,200-square-foot
Starbucks Coffee Shop with drive-thru facility within the parking lot area of the Briggs Ranch Plaza
Shopping Center. The design of the proposed commercial building reflects a fairly contemporary
architectural style with many high-quality elements. Proposed building materials include stucco
horizontal lap siding, stone veneer, and decorative metal elements. The primary colors are
generally earth tone with richer trim and accent colors. Vehicle access to the project site is
provided by two existing driveways located on East Natoma Street and two existing driveways
situated on Blue Ravine Road. The proposed project includes the elimination of an existing drive
aisle, removal of existing parking spaces, and restriping portions of the parking lot area. Additional



site improvements include underground utilities, site lighting, site landscaping, and a trash/recycling
enclosure.

GENERAL PLAN AND ZONING CONSISTENCY

The General Plan land use designation for the project site is NC (Neighborhood Commercial) and
the zoning classification is C-1 PD (Neighborhood Business, Planned Development District). The
zoning district corresponds with the General Plan land use designation. The proposed project is
consistent with both the General Plan land use and zoning designations, as retail and commercial
uses are identified as a permitted land use in the zoning district for this site. The proposed project
will not conflict with any known applicable plans or policies by agencies with jurisdiction over the
project. The proposed project is required to obtain a Conditional Use Permit for operation of the
drive-thru component associated with the Starbucks commercial pad building (discussed under the

Land Use Compatibility section of this report).

TENTATIVE PARCEL MAP
The applicant is requesting approval of a Tentative Parcel Map to subdivide an existing 4.37-acre

parcel into two new parcels (Parcel 1 and Parcel 2). Parcel 1 will be 3.91-acres in size while Parcel
2 will be .46-acres in size. With the creation of the new parcel, the existing parcel (Parcel 1) will be
reduced from 4.37-acres to 3.91-acres in size. It is important to note that the proposed 2,200-
square-foot commercial pad building is located on Parcel 2. Staff recommends that the applicant
dedicate reciprocal access, parking, landscape, sewer, water, and fire protection systems. Condition
No. 30 is included to reflect this requirement.

LAND USE COMPATIBILITY
The proposed 2,200-square-foot commercial pad building with drive-thru is situated within the

Briggs Ranch Plaza shopping center, which is located at the southwest corner of the intersection of
East Natoma Street and Blue Ravine Road. The project site is bounded by East Natoma Street to
the north with commercial and single-family development beyond, commercial development to the
south with a public park beyond, commercial development to the east with Blue Ravine Road and
commercial development beyond, and commercial development to the west with single-family
residential development beyond. As described previously within this report, the project site is fully-
developed with commercial buildings, driveways, drive aisles, parking, site lighting, and site
landscaping.

The FMC Section 17.22.030 dictates that drive-thru facilities associated with restaurants/fast food
businesses located within a Neighborhood Business, Planned Development District (C-1 PD), and
not contiguous to U.S. Highway 50 or not within 1,500 feet of a freeway interchange/overcrossing,
are required to obtain approval of a Conditional Use Permit from the Planning Commission. In this
particular case, the applicant is requesting approval of a Conditional Use Permit to operate a
food/beverage establishment with a drive-thru facility. In order to approve this request for a
Conditional Use Permit, the Commission must find that the “establishment, maintenance, or
operation of the use or building applied for will not, under the circumstances of the particular case,
be detrimental to the health, safety, peace, morals, comfort, and general welfare of persons residing
or working in the neighborhood of such proposed use, or be detrimental or injurious to property and
improvements in the neighborhood, or to the general welfare of the City.”

In reviewing the request for a Conditional Use Permit, staff took into consideration the
compatibility of the proposed land use in relation to the existing land uses in the immediate project

4



vicinity and potential noise impacts associated with the proposed project. As described previously,
the project site is located in an existing parking lot area in a fully developed retail-commercial
shopping center (Briggs Ranch Plaza). Significant retail uses in the project area include Ranch 99
Market and the Dollar Store. Briggs Ranch Plaza also includes a number of sit-down restaurant
uses including Hisui Sushi, Rice Express, and Piggyback Ribs. In addition, there is one existing
fast-food restaurant (Taco Bell) with drive-thru facility located within the shopping center in
relatively close proximity to the project site. Based on the predominance of retail commercial
development (including restaurant-related uses) in project vicinity, staff has determined that the
proposed food/beverage use with a drive-thru facility is compatible with existing surrounding land

USCcs.

Potential noise impacts associated with the proposed project include noises generally associated
with automobile activity and also noise generated by speakers associated with the drive-thru
facility. Those land uses most sensitive to noise impacts associated with the project are single-
family residential neighborhoods to the north (approximately 235 feet to the nearest residence) and
the west (approximately 415 feet to the nearest residence) of the project site. There is currently a
significant amount of ambient noise in the vicinity of the project site, due in large part to traffic-
related noise associated with East Natoma Street, Blue Ravine Road, and Green Valley Road. The
proposed project would generate new noise typically associated with automobile activities
including: starting the car, idling, opening/closing doors, honking horns, and music from car
stereos. Based on the existing ambient noise levels, the significant distance between the project and
residential uses, and screening of the project by existing commercial buildings within the shopping
center, staff has determined that automobile activity associated with the proposed project will not
have a significant noise-related impact on nearby uses.

The proposed project includes a drive-thru facility located on the north side of the proposed
food/beverage restaurant building. The drive-thru location will have speakers for customers to
communicate their order to the restaurant employees. Historically, the Planning Commission has
placed speaker noise-level restrictions on drive-thru restaurants (McDonald’s and Chick-Fil-A at
Broadstone Power Center and Jack-In-The-Box at Natoma Station Drive). Based on the factors
discussed in the previous section of this report, staff does not anticipate that the speaker noise levels
associated with the drive-thru facilities will have a significant impact. However, to further ensure
that the drive-thru facility will not result in negative noise impacts, and to remain consistent with
previous drive-thru restaurant approvals, staff recommends that the drive-thru speaker systems not
emit volumes greater than 50 decibels at a distance of 25 feet, and at no time shall any speaker
system be audible above daytime ambient noise levels beyond the property lines of the site.
Condition No. 44 is included to reflect these requirements.

Development of the proposed project will include construction of a 2,200-square-foot commercial
pad building and implementation of associated site improvements. The aforementioned activities
are expected to lead to a short-term increase in ambient noise levels in the project area. To
minimize these short-term noise impacts, staff recommends that construction hours be restricted to
the hours of 7:00 a.m. to 6:00 p.m. on weekdays, 8:00 a.m. to 5:00 p.m. on Saturdays, with no
Sunday or Holiday construction allowed (except interior tenant improvements). In addition, staff
recommends construction equipment be muffled and shrouded to minimize noise levels. Condition

No. 43 is included to reflect these requirements.



PLANNED DEVELOPMENT PERMIT

The purpose of the Planned Development Permit process is to allow greater flexibility in the design
of integrated developments than otherwise possible through strict application of land use
regulations. The Planned Development Permit process is also designed to encourage creative and
efficient uses of land. In reviewing the applicant’s request for approval of a Planned Development
Permit Modification, staff considered a variety of factors including existing/proposed development
standards, traffic/access/circulation, parking requirements, noise impacts, walls, site lighting,
project signage, site landscaping, trash/recycling, grading/drainage, and architecture/design.

Development Standards
The applicant’s intent with the subject application is to comply with the development standards

established for the Neighborhood Business zoning district (C-1) including lot area, lot width,
building coverage, setbacks, and building height. The existing Planned Development Permit does
not contain development standards that differ from those established by the Folsom Municipal Code
for the Neighborhood Business zoning district (C-1). The following table outlines the existing and
proposed development standards for the proposed project:

: Starbucks Development Standards Table ]
} = — = — —
I Lot [ Lot Building Front Yard | Rear Yard Side Yard | Building

[ Area Width Coverage Setback Setback Setbacks Height limit
¢ NA NA NA 15 feet 15 feet NA 35 feet

l’ Standard

] Proposeﬁ 20,037 200 feet 11% 15 feet 55 feet 37and 90 feet 23 feet

: Project s.f.

As shown on the development standards table above, the proposed project meets or exceeds all of
the applicable development standards. As a result, staff has determined that the proposed project
meets the intent, purposes, and standards set forth in the Planned Development District (FMC

Section 17.38).

Traffic, Access, and Circulation

Existing Roadway Network:
The subject 4.37-acre project site is situated within the Briggs Ranch Plaza Shopping Center located

at the southwest corner of the intersection of East Natoma Street and Blue Ravine Road. Significant
roadways in the project vicinity include East Natoma Street, Blue Ravine Road, and Green Valley
Road. Adjacent to the project site, East Natoma Street is a four-lane median divided roadway with
a posted speed limit of 45 MPH. In the vicinity of the project site, Blue Ravine Road is also a four-
lane median divided roadway with a posted speed limit of 45 MPH. In the project area, Green
Valley Road is a four-lane roadway that narrows down to two-lanes to the east and has a posted

speed limit of 55 MPH.

Traffic Impacts:

An Access and Circulation Analysis, which was prepared for the proposed project by MRO
Engineers, Inc. on May 25, 2016, included an evaluation of vehicle trip generation. The Analysis
noted that the vehicle trip generation rate for coffee shops is highly variable from one location to
another. In particular, data collected for 20 coffee shops presented in the Institute for
Transportation Engineers Trip Generation Manual (ITE, Third Edition, 2009) indicates that the trip




generation rates during the busiest times ranges from 18.23 to 275 trips (trips per 1,000 square feet
of store area) with an average of 101 trips. For the purpose of the proposed project, the Analysis
took a conservative approach and assumed an average of 101 vehicles trips per 1,000 square feet.
Based on the aforementioned approach, the proposed project is expected to generate approximately
223 AM peak hour trips (109 inbound trips and 114 outbound trips) and 94 PM peak hour trips (47
inbound trips and 47 outbound trips), and 1,800 daily vehicle trips. Taking into account the project-
related vehicle trips, the proposed project is not expected to have a significant impact on any nearby

street intersections.

Project Access and On-Site Circulation:

As described earlier in this report, the proposed project includes development of a 2,200-square-foot
commercial pad building within the existing parking lot area of the Briggs Ranch Plaza Shopping
Center. Access to the shopping center and project site is provided by two existing driveways
located along East Natoma Street and two existing driveways located along Blue Ravine Road.
Internal vehicle circulation is facilitated by a series of internal drive aisles. Pedestrian access and
circulation is facilitated by existing sidewalks along East Natoma Street and Blue Ravine Road as
well as proposed interior pedestrian walkways adjacent to the building. The proposed project does
not include modifications to any of the existing driveways that provide access to the shopping
center. However, the project does propose modifications to the configuration of existing drive
aisles, parking, and landscape medians situated within the parking lot area.

A Site Access, Site Circulation, and Drive-Thru Lane Queuing Analysis were prepared for the
proposed project by MRO Engineers on May 25, 2016. The Analysis determined that the existing
access driveways to the shopping center and project site will accommodate the increase in vehicle
trips associated with the proposed project without any operational impacts to the driveways. In
addition, the Analysis determined that the majority of the existing on-site traffic circulation system
(elimination of one internal drive aisle) will remain unchanged with development of the proposed
project. As a result, the Analysis concluded that the site access and circulation systems will safely
and effectively accommodate development of the proposed project.

Drive-Thru Lane Queuing Analysis:

As noted above, a Drive-Thru Lane Queuing Analysis was prepared for the proposed project to
determine if the design of the drive-thru facility was sufficient to accommodate the volume of
vehicles trips anticipated to be generated by the proposed project. As shown on the submitted site
plan, the proposed configuration of the drive-thru facility accommodates queuing for eight vehicles
extending from the pick-up window to the drive-thru entrance. The Queuing Analysis was based on
information provided in the Institute for Transportation Engineers Planning Handbook (ITE, Third
Edition, 2009) and focused on the average arrival rate and the average service rate of the proposed
drive-thru use. The Analysis projects that approximately 76 vehicles will pass through the drive-
thru lane during the AM peak hour with an average service rate ranging from 30 to 60 seconds.
Based on this information, the average vehicle queue in the AM peak hour is expected to be two
vehicles with a vehicle queue of six or fewer vehicles occurring with a 95 percent level of
confidence. Although it is highly unlikely that vehicles from the proposed drive-thru lane will back
up into the nearest drive aisle and impede traffic flow, the Analysis recommends that a standard
“KEEP CLEAR” pavement legend be provided in advance of the entrance to the proposed drive-
thru lane. Condition No. 33 is included to reflect this requirement.




Parking

As mentioned previously within this report, the proposed project includes development of a 2,200-
square-foot pad building on a new parcel within the Briggs Ranch Plaza Shopping Center. To
accommodate construction of the new pad building, 31 existing parking spaces located in the
northern portion of the project site are proposed to be eliminated. As shown on the submitted site
plan, the project site (and new parcel) includes a total of 30 on-site parking spaces, whereas 11
parking spaces are required by the Folsom Municipal Code (FMC, Section 17.57.040). While the
proposed project appears to meet the minimum established parking requirements, development of
the commercial pad building will result in a net loss of 13 parking spaces within the Briggs Ranch
Plaza Shopping Center (applicant is proposing to restripe existing parking lot area creating 18
additional parking spaces). It is important to note that the Briggs Ranch Plaza Shopping Center
currently meets the minimum parking requirements of the Folsom Municipal Code (372 parking
spaces required/376 parking spaces are provided). With the addition of the proposed project, the
shopping center would have a deficit in terms of meeting the minimum parking requirements (383
parking spaces required/371 parking spaces provided). To address the aforementioned reduction in
parking at the Briggs Ranch Plaza Shopping Center, staff requested that a supplemental parking
analysis be conducted.

A Shared Parking Analysis was prepared for the Briggs Ranch Plaza Shopping Center by MRO
Engineers on January 7, 2016 (shared parking being the use of a parking space to serve two or more
individual land uses). The purpose of the Analysis was to determine whether the shopping center’s
peak parking demand can be adequately accommodated with the proposed parking supply.
Utilizing the guidelines and procedures documented by the Urban Land Institute (ULI, Second
Edition, 2005), estimates of the hourly parking demand within the shopping center were calculated.
The Analysis determined that the weekday peak parking demand is estimated to be 359 parking
spaces and the weekend peak parking demand is projected to be 350 parking spaces (371 parking
spaces provided). Based on this information, staff has determined that adequate parking is provided
to serve the proposed project as well as the overall Briggs Ranch Plaza Shopping Center.

Folsom Municipal Code section 17.38.100(B) states that in its review of planned development
permits, the Planning Commission shall be permitted to make minor modifications to the
development standards of the city in order to encourage the efficient use of land, provided the
commission determines that such modifications will result in a development that is superior to that
obtained by rigid application of the standards. In this case, staff recommends a minor modification
of the parking requirements because, based on the MRO Engineers analysis and other information
contained in this staff report, adequate parking is provided to serve the proposed project as the as
the overall Briggs Ranch Plaza Shopping Center.

Site Lighting

The applicant is proposing to utilize the existing free-standing parking lot pole-lights to illuminate
the proposed commercial pad building site. In the event that additional parking lot lighting is
required following review of the site photometric plan, staff recommends that new parking lot pole-
lights match the design and lighting specifications of the existing parking lot pole-lights. Condition
No. 37 is included to reflect this requirement.

The proposed commercial pad building will include a combination of wall-mounted lights and

landscape lighting. Specific details regarding the aforementioned lighting have not been submitted
by the applicant at this point in time. Staff recommends that future lighting details including but not
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limited to wall-mounted lighting and landscape lighting be subject to review and approval by the
Community Development Department. Condition No. 34-4 is included to reflect this requirement.

GRADING
The preliminary grading plan shows finish pad grade at 416 feet. As the project site is currently

improved with parking spaces, drive aisles, and landscaping, development of the project site is
anticipated to require minimal movement of soils and the compaction of said materials. The
applicant will be required to have a geotechnical report prepared by an appropriately licensed
engineer that includes an analysis of site suitability, proposed foundation design for all proposed
structures, and roadway and pavement design. Condition No. 12 is included to reflect this

requirement.

ARCHITECTURE/DESIGN

As described earlier within this report, the applicant is proposing to develop a 2,200-square-foot
Starbucks Coffee Shop within the parking lot area of the Briggs Ranch Plaza Shopping Center.

The design of the proposed commercial building includes a contemporary architectural style with
many high-quality elements (varied roof heights and a prominent entry features) commonly found
in other commercial development throughout the City. In terms of building materials, the proposed
building includes stucco as the primary material; supplemented with horizontal lap siding, stone
veneer, and aluminum storefront system, metal awnings, canvas awnings, and decorative art panels.
The primary colors are generally earth tone (gray and tan) with richer trim and accent colors (black,

brown, and green).

As discussed earlier with this report, the proposed project includes development of a freestanding
commercial pad building located within the Briggs Ranch Plaza shopping center. When the Briggs
Ranch Plaza shopping center was approved by the Planning Commission in 1992, architectural
guidelines were not established. The architectural design of the existing buildings within the
shopping center is fairly dated and could best be categorized as a “Spanish-Style” design. There are
a number of tower elements within the shopping center intermixed with mansard-style roof
elements. The primary building material utilized on the buildings within the shopping center is
stucco with concrete Spanish roof tiles serving as a secondary building material. The colors
featured on existing buildings within the center include a mixture of lighter earth tone colors.

In evaluating the proposed project, staff took into consideration common design principals as
established within design guidelines for other shopping centers throughout the City. In addition,
staff considered the compatibility of the proposed project in relation to the architecture and design
of existing buildings within the Briggs Ranch Plaza Shopping Center. A common thread among the
various design guidelines is that they are intended not to limit individual creativity, but rather create
a framework for a strong collective statement. Design guidelines also typically state that
architectural form, color and materials, and other design details should provide continuity among
the buildings within an integrated shopping center. In addition, design guidelines generally
emphasize the following areas relative to architecture and design:

o The architectural design of buildings should consider the site, relationship to other
structures, streetscapes, and climatic orientations.



e Structures with long uninterrupted exterior walls should be avoided, where possible. Walls
should have varied forms to create shadows and provide relief that softens the architecture.

e Recesses that create interplay of light and shadow, covered walkways, colonnades, arcades,
overhangs, and openings that create interest are encouraged.

» The appropriate use of awnings, arcades, trellises, or other shade structures is strongly
encouraged.

e Natural materials which are simple and easy to maintain such as stone, wood, stucco, and
masonry should be encouraged. Materials such as textured or patterned concrete are
considered compatible building accents.

In reviewing the architecture and design of the proposed project, City staff determined that the
proposed project incorporates a significant number of the unique design elements including; the use
of varied building forms and shapes, staggered building heights, prominent entry features, awnings,
decorative art panels, a trim band, and decorative light fixtures. Staff also determined that the
proposed project will create more visual interest through the use of multiple building materials
including stucco, lap siding, stone veneer, aluminum, and metal. Lastly, staff determined that the
proposed earth tone color scheme blends well with the color scheme of existing buildings within the
shopping center while also promoting a more contemporary visual appearance. Overall, staff has
determined that the proposed project will be compatible with existing buildings within the shopping
center through the use of common design elements, similar building materials, and a complimentary
color scheme. In addition, staff has determined that the proposed project provides a contemporary
design and color scheme that enhances the overall appearance of the Briggs Ranch Plaza Shopping
Center. As aresult, staff recommends approval of the applicant’s building design with the
following conditions:

1. This approval is for a one-story, 2,200-square-foot commercial pad building to be located
within the Briggs Ranch Plaza Shopping Center. The applicant shall submit building
plans that comply with this approval and the attached building elevations and color

renderings dated June 6, 2016.

2. The design, materials, and colors of the proposed building shall be consistent with the
submitted building elevations, color renderings, materials sample, and color scheme to
the satisfaction of the Community Development Department

3. Roof-mounted mechanical equipment, including satellite dish antennas, shall not extend
above the height of the parapet walls. Ground-mounted mechanical equipment shall be
shielded by landscaping or trellis type features.

4. The final design of the building-attached light fixtures shall be subject to review and
approval by the Community Development Department to ensure architectural
consistency with the overall building design.

These recommendations are included in the conditions of approval (Condition No. 34) presented for
consideration by the Planning Commission.
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SIGNAGE
The applicant is proposing to install a variety of wall-mounted signage as well as incorporate

signage on the existing monument signs for the shopping center. Staff recommends that all future
signs for the project comply with the Folsom Municipal Code and the Sign Criteria established for
the Briggs Ranch Plaza shopping center. Condition No. 52 is included to reflect this requirement.

EXISTING AND PROPOSED LANDSCAPING

The Briggs Ranch Plaza Shopping Center includes a variety of landscaping along the frontage of
East Natoma Street and Blue Ravine Road, as well as within landscape medians located within the
parking lot area. Existing landscaping includes a variety of trees, shrubs, and groundcover. The
applicant is proposing to install additional landscape materials in landscape medians situated around
the proposed commercial pad building. The preliminary landscape plans provides for a variety of
trees including Australian Willow, Chinese Pistache, Crape Myrtle, and Oklahoma Redbud. The
proposed landscape plan meets the City shade requirement by providing 41% shade coverage (40%
required) in the parking lot area within fifteen (15) years. Proposed shrubs and groundcover include
Day Lily, Dwarf Lavender, Fortnight Lily, Groundcover Rose, India Hawthorn, Sageleaf Rockrose,
and Society Garlic. Staff recommends that the final landscape plan be reviewed and approved by
the Community Development Department. Condition No. 36 is included to reflect this requirement.

ENVIRONMENTAL REVIEW
The project is categorically exempt under Section 15303 New Construction or Conversion of

Smaller Structures of the California Environmental Quality Act (CEQA).

RECOMMENDATION/PLANNING COMMISSION ACTION
MOVE TO APPROVE THE STARBUCKS COFFEE SHOP TENTATIVE PARCEL MAP AS

ILLUSTRATED ON ATTACHMENT 4;

AND

MOVE TO APPROVE A CONDITIONAL USE PERMIT TO ALLOW FOR THE
DEVELOPMENT AND OPERATION OF A 2,200-SQUARE-FOOT STARBUCKS
COMMERCIAL PAD BUILDING WITH DRIVE-THRU FACILITY AT 25000 BLUE RAVINE
ROAD WITHIN THE BRIGGS RANCH PLAZA SHOPPING CENTER;

AND

MOVE TO APPROVE A PLANNED DEVELOPMENT PERMIT MODIFICATION FOR
DEVELOPMENT OF A 2,200-SQUARE-FOOT STARBUCKS COMMERCIAL PAD BUILDING
WITH DRIVE-THRU AT 25000 BLUE RAVINE ROAD WITHIN THE BRIGGS RANCH
PLAZA SHOPPING CENTER AS ILLUSTRATED ON ATTACHMENTS 2 THROUGH 10
WITH THE FOLLOWING FINDINGS AND CONDITIONS OF APPROVAL (NO. 1-52).

GENERAL FINDINGS

A. NOTICE OF HEARING HAS BEEN GIVEN AT THE TIME AND IN THE MANNER
REQUIRED BY STATE LAW AND CITY CODE.
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B. THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN AND ZONING CODE
OF THE CITY.

CEQA FINDING

C. THE PROJECT IS CATEGORICALLY EXEMPT UNDER SECTION 15303 NEW

CONSTRUCTION OR CONVERSION OF SMALLER STRUCTURES OF THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA).

CONDITIONAL USE PERMIT FINDING

D.

THE ESTABLISHMENT, MAINTENANCE, OR OPERATION OF THE USE OR
BUILDING APPLIED FOR WILL NOT, UNDER THE CIRCUMSTANCES OF THE
PARTICULAR CASE, BE DETRIMENTAL TO THE HEALTH, SAFETY, PEACE,
MORALS, COMFORT AND GENERAL WELFARE OF PERSONS RESIDING OR
WORKING IN THE NEIGHBORHOOD OF SUCH PROPOSED USE, OR BE
DETRIMENTAL OR INJURIOUS TO PROPERTY AND IMPROVEMENTS IN THE
NEIGHBORHOOD, OR TO THE GENERAL WELFARE OF THE CITY BECAUSE THE
PROPOSED LAND USE WILL NOT HAVE A NEGATIVE IMPACT.

TENTATIVE PARCEL MAP FINDINGS

E.

THE PROPOSED PROJECT, TOGETHER WITH THE PROVISIONS FOR ITS DESIGN
AND IMPROVEMENT, IS CONSISTENT WIT THE GENERAL PLAN AND ALL
APPLICABLE PROVISIONS OF THE FOLSOM MUNICIPAL CODE.

THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT
PROPOSED.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF
DEVELOPMENT.

THE DESIGN OF THE PROJECT AND THE PROPOSED IMPROVEMENTS ARE NOT
LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR
SUBSTANTIALLY AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR

HABITAT.

THE DESIGN OF THE PROPOSED PROJECT AND THE TYPE OF IMPROVEMENTS
ARE NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH OR SAFETY PROBLEMS.

THE DESIGN OF THE PROPOSED PROJECT AND THE TYPE OF IMPROVEMENTS
WILL NOT CONFLICT WITH EASEMENTS ACQUIRED BY THE PUBLIC AT LARGE
FOR ACCESS THROUGH OR USE OF PROPERTY WITHIN THE PROPOSED

PROJECT.

SUBJECT TO SECTION 66474.4 OF THE SUBDIVISION MAP ACT, THE LAND IS
NOT SUBJECT TO A CONTRACT ENTERED INTO PURSUANT TO THE
CALIFORNIA LAND CONSERVATION ACT OF 1965.
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PLANNED DEVELOPMENT PERMIT FINDINGS

L.

S

THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES OF
CHAPTER 17.38 (PLANNED DEVELOPMENT DISTRICT) OF THE FOLSOM
MUNICIPAL CODE AND OTHER APPLICABLE ORDINANCES OF THE CITY AND

THE GENERAL PLAN.

THE PROPOSED PROJECT IS CONSISTENT WITH THE OBJECTIVES, POLICIES
AND REQUIREMENTS OF THE DEVELOPMENT STANDARDS OF THE CITY,
EXCEPT WITH RESPECT TO PARKING. A MINOR MODIFICATION OF THE
PARKING STANDARD IN THIS CASE WILL ENCOURAGE THE EFFICIENT USE OF
LAND AND WILL RESULT IN A DEVELOPMENT THAT IS SUPERIOR TO THAT
OBTAINED BY RIGID APPLICATION OF THE STANDARDS.

THE PHYSICAL, FUNCTIONAL AND VISUAL COMPATIBILITY BETWEEN THE
PROPOSED PROJECT AND EXISTING AND FUTURE ADJACENT USES AND AREA

CHARACTERISTICS IS ACCEPTABLE.

THERE ARE AVAILABLE NECESSARY PUBLIC FACILITIES, INCLUDING BUT
NOT LIMITED TO, WATER, SEWER AND DRAINAGE AND THE PROJECT
ADEQUATELY PROVIDES FOR THE FURNISHING OF SUCH FACILITIES.

THE PROPOSED PROJECT WILL NOT CAUSE ADVERSE ENVIRONMENTAL
IMPACTS WHICH HAVE NOT BEEN MITIGATED TO AN ACCEPTABLE LEVEL.

THE PROPOSED PROJECT WILL NOT CAUSE UNACCEPTABLE VEHICULAR
TRAFFIC LEVELS ON SURROUNDING ROADWAYS, AND THE PROPOSED
PROJECT WILL PROVIDE ADEQUATE INTERNAL CIRCULATION, INCLUDING

INGRESS AND EGRESS.

THE PROPOSED PROJECT WILL NOT BE DETRIMENTAL TO THE HEALTH,
SAFETY AND GENERAL WELFARE OF THE PERSONS OR PROPERTY WITHIN
THE VICINITY OF THE PROJECT SITE, AND THE CITY AS A WHOLE.

ADEQUATE PROVISION IS MADE FOR THE FURNISHING OF SANITATION
SERVICES AND EMERGENCY PUBLIC SAFETY SERVICES TO THE

DEVELOPMENT.

mitted,

M«é g j;;)%/(é(/‘

DAVID E. MILLER, AICP
Public Works and Community Development Director
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CONDITIONS
See attached tables of conditions for which the following legend applies.

RESPONSIBLE DEPARTMENT WHEN REQUIRED
CD | Community Development Department | [ Prior to approval of Improvement Plans
NS | Neighborhood Services Department M | Prior to approval of Final Map
(P) | Planning Division B Prior to issuance of first Building Permit
(E) | Engineering Division O | Prior to approval of Occupancy Permit
(B) | Building Division G | Prior to issuance of Grading Permit
(F) | Fire Division
PW | Public Works Department DC | During construction
PR | Park and Recreation Department OG | On-going requirement

| PD | Police Department
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Attachment 1

Vicinity Map
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Attachment 2

Preliminary Site Plan, dated June 6, 2016
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Attachment 3

Access and Circulation Plan, dated June 6, 2016
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Attachment 4

Tentative Parcel Map, dated May, 2016
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Attachment 5

Preliminary Grading Plan, dated June 6, 2016
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Attachment 6

Preliminary Utility Plan, dated June 6, 2016
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Attachment 7

Preliminary Landscape Plan, dated June 23, 2016
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Attachment 8

Site Details, dated June 6, 2016
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Attachment 9

Building Elevations, dated June 6, 2016
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Attachment 10

Color Building Elevations, dated June 6, 2016
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Attachment 11

Site Access, Circulation, and Parking Analysis,
Dated May 23, 2016



ENGINEERS

660 Auburn Folsom Rd.
Suite 2018
Auburn, California

95603

PHONE {916) 783-3838

EAX (816) 783-5003

May 25, 2016

Mr. Mark Engstrom Mr. Mitch Engstrom

DTZ Retail ~ Terranomics Engstrom Properties, Inc.

520 Capitol Mall, 5™ Floor 837 Jefferson Blvd.

Sacramento, California 95814 West Sacramento, California 95691

Subject:  Drive-Thru Lane Queuing Analysis and
Site Access & Circulation Analysis for Proposed Starbucks
25000 Blue Ravine Rd., Folsom, California

Gentlemen:

As requested, MRO Engineers, Inc. has completed a drive-thru lane queuing analysis and a site
access and circulation analysis for the proposed 2,200 square-foot (SF) Starbucks restaurant in
Folsom, California. The new restaurant is proposed to be located in an existing retail center at
25000 Blue Ravine Road. Other occupants in the center include a Dollar Tree store, a 99 Ranch
Market, a Taco Bell restaurant, and various other retail and office tenants.

DRIVE-THRU LANE QUEUING ANALYSIS

The current layout for the restaurant indicates that it will have a drive-thru lane that will provide
queuing space for eight vehicles, extending from the pick-up window to the drive-thru entrance.
(Reference: April 22, 2016 site plan by McCandless & Associates Architects, Inc.) Attachment A
contains a copy of the current proposed site layout.

One of the preliminary findings of this analysis was that the level of activity at coffee shops can
vary substantially from one location to another. In particular, trip generation studies referenced as
part of this analysis clearly demonstrate that the volume of AM peak-hour traffic at this land use
covers an extremely broad range. The analysis presented here developed queue length estimates
for the proposed Starbucks location using generally-accepted trip generation information published
by the Institute of Transportation Engineers (ITE). This approach is believed to provide a
conservative assessment of potential queue lengths at the proposed restaurant.

STUDY APPROACH

The drive-thru lane queuing analysis presented here was performed using the following approach:

1. Online Literature Search — MRO staff performed an online literature search with the objective
of identifying requirements established by other jurisdictions with respect to drive-thru lane
lengths for Starbucks locations as well as for coffee/donut shops, in general. We also sought to
determine how those requirements were established and the technical methodologies used by
those jurisdictions in determining drive-thru lane storage lengths.

2. Queuing Analysis — Using generally-accepted procedures, we developed estimates of the
queue lengths to be anticipated at the Starbucks drive-thru lane. This analysis involved
completion of the following subtasks.

® Trip Generation Estimate — Using the Institute of Transportation Engineers (ITE) Trip
Generation Manual (ITE, Ninth Edition, 2012), we developed AM peak-hour trip
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ENGINEERS

generation estimates for the proposed Starbucks restaurant. The AM peak hour represents
the busiest time of day at these stores.

® Drive-Thru Lane Usage — We estimated how many of the entering drivers will use the
drive-thru lane instead of going inside to the counter.

® Queuing Analysis — MRO staff performed a queuing analysis with the objective of
identifying the Starbucks drive-thru queue length at a 95 percent confidence level.

3. Report — We documented the analysis procedures and results in this letter report.
BACKGROUND /ONLINE LITERATURE SEARCH

The online literature search revealed that no consensus exists with regard to how long the drive-
thru lanes should be at coffee shops. Key findings include the following:

® Municipal requirements for drive-thru lane length vary widely. Some jurisdictions have no
established drive-thru lane length; instead, they require a special study of each proposed
drive-thru facility.

* Not all jurisdictions distinguish between coffee shops and fast food restaurants. Of those
that do make such a distinction, the requirement for coffee shops is generally longer than
the requirement for fast food restaurants.

® The longest drive-thru lane requirement revealed by the online search is in the Town of
Ajax, Ontario, Canada, which requires that drive-thru restaurants provide space for 15
vehicles in the drive-thru lane plus space for an additional four vehicles on-site. This
requirement is based on the results of a locally-performed study, which determined that the
95"-percentile queue length was 18 vehicles.

®  Drive-thru lane length requirements at selected other jurisdictions include the following:

o Sacramento, California (Drive-thru restaurant): 180 feet
o Riverside, California (Drive-thru restaurant): 10 vehicles / 180 feet
o Burbank, California (Drive-thru restaurant): 160 feet

o Eugene, Oregon (Drive-thru coffee): 10 vehicles / 200 feet
o Omaha, Nebraska (Drive-thru coffee): 11 vehicles / 275 feet

Note that the space required per vehicle varies from 18 feet to 25 feet.

Three research studies that specifically address the issue of drive-thru lane length at coffee shops
were identified.

e The first study was published in ITE Journal in June 2011 (Greene, Cory and Vijay
Kannan, “A Trip Generation Study of Coffee/Donut Shops in Western New York™). This
study involved AM peak-hour data collection at 13 coffee shops (including Starbucks
locations) for the purpose of determining the trip generation characteristics of these
facilities, as well as the nature and extent of activity at the shops’ drive-thru lanes. Twelve
of the study locations have drive-thru lanes.

o The study found that the AM peak-hour trip generation rate ranged from 18.51
trips/1,000 square feet (SF) to 110.00 trips/1,000 SF. The average trip generation rate
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was 49.90 trips/1,000 SF. As noted above, the volume of peak-hour traffic associated
with a coffee shop can vary widely. In this case, the busiest location generates almost
six times as much traffic as the least busy.

The study also identified the percentage of customers using the drive-thru lane rather
than entering the building to make a purchase. On average, 70.2 percent of entering
vehicles went to the drive-thru lane. The lowest percentage was 47 percent and the
highest was 82 percent. Of the 12 locations with drive-thru lanes, 10 had drive-thru
usage rates between 62 percent and 78 percent.

Based on observations at two of the drive-thru locations, the average service time at the
pick-up window was 30 seconds per vehicle (i.e., 120 vehicles per hour). This is a key
factor in estimating queue lengths.

The second study was intended to provide an update to information provided in a 1995
report developed by the ITE Technical Council Committee 5D-10. The 1995 report
addressed queuing requirements for various land uses, but did not include coffee shops, as
those uses were not common when the report was prepared. The updated study was
presented by its author, Mark Stuechli, at the 2009 ITE Annual Meeting on August 12,

2009.

O

Counts were conducted in the AM peak period in 2008 and 2009 at 12 coffee shops in
the Kansas City metropolitan area. Three of the study locations were drive-thru-only
facilities and the other nine were full-service locations. The nine full-service locations
were all Starbucks restaurants. Queue lengths were noted at five-minute intervals.

Maximum queue lengths at the 12 locations ranged from 3 vehicles (at one location) to
13 vehicles (at 3 locations). In addition, 2 locations had 11-vehicle maximum queues.

The data indicated a 75 percent probability of having a queue length of 11 vehicles or
fewer and a 100 percent probability of having a queue of 13 vehicles or fewer.

The shortest observed maximum queue lengths were at the three drive-thru-only
locations, which had maximum queues of three, six, and seven vehicles.

The study recommended that full-service coffee shops provide adequate stacking for
11 vehicles.

It also noted that when excessive queues were observed, they generally lasted for a
short period of time.

The third relevant research study was developed by Mike Spack of Spack Consulting of St.

Louis Park, Minnesota. Although the study was apparently prepared as a marketing tool
for the firm’s data collection services, it contains the results of 14 days of counts at six
coffee shops in and around Minneapolis, Minnesota. Four of the six study locations were
Starbucks restaurants. In addition, the study combines the Minnesota data with the Kansas
City data presented in the Stuechli study described above.

O

Based on ouly the Minnesota data (i.e., 14 data points):
= The average maximum observed queue was 11 vehicles.

® The range of observed maximum queue lengths was 7 to 16 vehicles.
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* The 85"-percentile queue length was 13.5 vehicles (i.e., 85 percent of the observed
maximum queue lengths were equal to or shorter than this value). Because it is
impossible to have half of a vehicle in a queue, this value should be interpreted as

14 vehicles.
o When the Minnesota and Kansas City data were combined into 26 data points:
® The average maximum observed queue was 10.23 (i.e., 11) vehicles.
= The maximum observed queue lengths ranged from 3 to 16 vehicles.
*  The 85™-percentile queue length was 13.0 vehicles.

o The study observed that, “Coffee shops produced the longest maximum queues of any
of the land uses in this study with all of the maximum queues occurring in the

morning.”

o Italso noted occasional spillovers from the drive-thru lanes, which would typically last
only a few minutes.

o The study recommended that drive-thru lanes at coffee shops should be able to
accommodate a queue of 13 vehicles.

QUEUING ANALYSIS

The procedure employed in this queuing analysis is documented in ITE’s Transportation Planning
Handbook (Third Edition, 2009). This methodology is based on application of the statistical
Poisson Distribution, which applies to situations having random arrivals. The statistical analysis,
which is routinely used for estimating queue lengths for left-turn lanes and drive-thru lanes, is
based on two key factors:

® Average Arrival Rate — The average arrival rate represents the number of vehicles entering
the drive-thru lane during the analysis period (i.e., the AM peak hour). The trip generation
estimate provides this factor, which is stated in vehicles per unit of time (typically, vehicles
per hour).

® Average Service Rate — This factor represents the capacity of the drive-thru lane, again in
terms of vehicles per hour. This value was established based primarily on the results of the
online literature search described above.

Trip Generation Estimate

As noted above, the average arrival rate for the proposed Starbucks restaurant is based on its
estimated trip generation. As also noted above, the trip generation for coffee shops is highly
variable from one location to another. In particular, the data for 20 coffee/donut shops presented in
the ITE Trip Generation Manual indicates that the trip rate during the busiest hour at coffee/donut
shops ranges from 18.23 trips/1,000 SF to 275.00 trips/1,000 SF, with an average of 101.40
trips/1,000 SF. Thus, the busiest coffee shop surveyed generated 15 times as much traffic as the

least busy location.

Clearly, a number of factors beyond the square footage of the shop influence how much traffic is
generated at a given location. However, to ensure that this analysis represents a conservative
assessment of the potential queue lengths at the proposed Starbucks, it was performed based on the
average trip rate documented in the ITE Trip Generation Manual, which is generally accepted as
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the premier source of information regarding the volume of traffic associated with a wide variety of
land uses, including coffee/donut shops.

Table 1 summarizes the trip generation estimate for the proposed project, based on the ITE Trip
Generation Manual rates for “Coffee/Donut Shop with Drive-Through Window” (ITE Land Use
Code 937). This estimate reflects the AM “peak hour of the generator” (i.c., the busiest morning
hour at the coffee/donut shops).

Table 1
Trip Generation Estimate'
AM Peak Hour
Trip Rates” Estimated Trips
Land Use Size In Out Total In Out Total
Starbucks 2,200 SF° 49.69 | 51.71 | 10140 | 109 114 223
Notes:
' Reference: Institute of Transportation Engineers, Trip Generation Manual, Ninth Edition,
2012.
Trips per 1,000 SF gross floor area.
Square feet.

As shown, about 109 vehicles are expected to enter the Starbucks site during the AM peak hour,
based on the standard ITE trip generation rate.

Drive-Thru Lane Usage (Average Arrival Rate)

Not all of the entering vehicles at the proposed Starbucks will use the drive-thru lane. As noted
above, according to the study of 12 Starbucks locations in western New York, about 70 percent of
the AM peak hour traffic does so, with the remaining 30 percent entering the lobby to make a
purchase at the counter.

Applying the 70 percent factor to the entering volume shown in Table 1 indicates that 76 vehicles
will pass through the drive-thru lane in the AM peak hour.

Average Service Rate

The New York study referred to above indicated that the average service time at the pick-up
window at the observed locations was 30 seconds. That equates to an average service rate of 120
vehicles per hour. Note that these values equal the service time goal established for Dunkin’
Donuts restaurants, as described in a recent MRO Engineers queuing analysis for a proposed
Dunkin’ Donuts restaurant in Folsom. However, observations at the existing Folsom Starbucks
location on East Bidwell Street revealed an average observed service rate of 60 vehicles per hour
(based on an average service time of 59.7 seconds per vehicle).

Queuing Analysis

Attachment B presents the results of the queuing analysis for the proposed Folsom Starbucks drive-
thru lane, based on application of the Poisson Distribution using the factors presented above.
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The analysis revealed that a queue of six or fewer vehicles will occur with a 95 percent level of
confidence (i.e., we are 95 percent sure of this result). This indicates a need for 120 feet of queuing
space in the drive-thru lane, assuming 20 feet per vehicle. (Note that some jurisdictions use 25 feet
per vehicle when establishing queuing requirements. This would increase the required drive-thru
lane length to 150 feet.) The average queue over the course of the AM peak hour is estimated to be

two vehicles (40 feet).

Moreover, the analysis indicated that the anticipated queues could still be accommodated within
the drive-thru lane even if the arriving traffic volume was 10 — 15 percent higher or the average
service rate was 10 percent lower than was assumed in this analysis.

SUMMARY & RECOMMENDATIONS

As described earlier, the proposed Starbucks restaurant is to be constructed in an existing retail
center. The proposed Starbucks building includes space for eight vehicles to queue in the drive-

thru lane.

Using the standard ITE trip generation rate and an average service rate of 120 vehicles per hour (as
documented in the New York study of twelve coffee shops) indicates a need for 120 feet of
queuing space at the drive-thru lane (i.e., a six-vehicle queue). This can be accommodated by the
proposed drive-thru lane without extending into the parking lot and interfering with the flow of on-

site traffic.

Although it is unlikely that activity at the proposed Starbucks drive-thru lane will impede traffic
flow or parking activity at the nearby Taco Bell restaurant, it is recommended that a standard
“KEEP CLEAR” pavement legend be provided just in advance of the entrance to the Starbucks
drive-thru lane. This is intended to ensure that drivers exiting the Taco Bell drive-thru lane are not
blocked in the unlikely event that the Starbucks queue extends out of the drive-thru lane. This
measure is illustrated on a Striping & Signage Plan submitted under separate cover.

Table 2 summarizes the results of the queuing analysis.

Table 2
Starbucks Queue Length Analysis Summary
AM Peak Hour
Estimated Queue Length'
Available Queue at 95%
Queuing Distance’ Confidence Level Average Queue
Feet Vehicles Feet | Vehicles' Feet Vehicles'
Proposed Folsom Starbucks 170 Ft.? 8 120 Ft. 6 40 Ft. 2

Notes:

' Assuming 20 feet per vehicle.

2 As shown on site plan dated April 22, 2016 (see Attachment A).
°  Includes only space within the drive-thru lane.

As noted earlier, the adequacy of the existing drive-thru lane is dependent upon the specific
characteristics of the new Starbucks restaurant. For perspective, the existing Starbucks on East
Bidwell Street in Folsom is a highly successful, very busy operation. Observations performed
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there on April 28, 2015 revealed queues of 10 — 15 vehicles throughout the period between 7:30
and 9:30 AM.

The existing Starbucks restaurant is located just north of U.S. Highway 50 and the East Bidwell
Street/Scott Road interchange. Thus, it is located at a key gateway to Folsom, serving drivers
approaching work places and shopping opportunities from throughout the region. In contrast to
this, the proposed location might not attract the same level of commuter traffic, as it is not located
directly on a freeway-access route. This might lead to a lower customer volume and shorter queues
at the drive-thru lane at the proposed restaurant.

The other key variable in the analysis is the average service rate. This analysis used a rate of 120
vehicles per hour, based on observations documented in a study in New York. However, the
observations conducted at the existing Folsom Starbucks location found an average service rate of
60 vehicles per hour. If the actual service rate at the proposed Starbucks is substantially lower than
the assumed rate, queues at the drive-thru lane will be longer than projected, and might become
excessive (e.g., extending out of the drive-thru lane and into the parking lot).

We should note that excessive queuing at the drive-thru lane might be, to some extent at least, self-
regulating. Specifically, customers who arrive to find an excessively-long queue can be expected
either to park and go inside to make their purchase or, alternatively, simply depart and patronize a
different location.

SITE ACCESS & CIRCULATION ANALYSIS

The proposed Starbucks restaurant is to be constructed in an existing retail center. Further, the
changes to the center’s layout will be limited to the area in the immediate vicinity of the proposed
project, and the retail center’s access system will be unchanged by the project. That system
includes the following features:

e Two STOP-sign-controlled driveways on East Natoma Street

o The westerly driveway provides full access (i.e., all turning movements), including a
median refuge area and short acceleration lane for exiting vehicles turning left out of

the site.

o The easterly driveway is limited to right turns only, both inbound and outbound.

e  Two STOP-sign-controlled driveways on Blue Ravine Road
o The northerly driveway is limited to inbound and outbound right turns only.

o The southerly driveway accommodates inbound and outbound right turns, as well as
inbound left turns; no outbound left turns are allowed.

Although the proposed project will result in additional traffic at the retail center’s driveways,
particularly in the AM peak period, it is likely that the center’s access system will be able to
accommodate that additional traffic without significant adverse operational impacts at the
driveways. Further, no safety issues are anticipated in connection with development of the

proposed Starbucks restaurant.

The bulk of the on-site traffic circulation system will also be unchanged as a result of construction
of the proposed project. As described above, our analysis indicates that adequate queuing space
will be available in the proposed drive-thru lane to accommodate vehicles waiting for service at the
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proposed Starbucks. Consequently, we envision no on-site circulation issues in connection with
the drive-thru lane. Also, recent modifications to the proposed site plan have fully addressed City
of Folsom concerns regarding possible conflicts between the Starbucks drive-thru lane and the exit
at the existing Taco Bell drive-thru. Those same modifications have also improved the
configuration of the Starbucks drive-thru lane exit, which will ease the flow of traffic heading for

the easterly driveway on East Natoma Street.

Under separate cover, an exhibit illustrating a proposed striping and signage plan for the retail
center has been submitted to the City. That exhibit identifies the proposed locations of various
traffic control devices (primarily, STOP signs, directional arrows, and other pavement markings) to
assist drivers in safely traversing the site. In addition, provision of a standard “KEEP CLEAR”
pavement legend is recommended to ensure that vehicles entering the Starbucks drive-thru lane do
not block the path of vehicles exiting the Taco Bell drive-thru lane.

Overall, we believe that the site access and circulation systems will safely and effectively
accommodate the flow of traffic for patrons at the retail center, even after completion of the

proposed project.
CONCLUSION

This report documents the results of a queuing analysis for the drive-thru lane at the proposed
Starbucks restaurant at 25000 Blue Ravine Road in Folsom, California. As currently proposed, the
drive-thru lane will accommodate eight vehicles. The analysis documented here determined that the
drive-thru lane queues generated by the proposed Starbucks restaurant are not expected to exceed
the available queuing distance within the drive-thru lane. Thus, it is unlikely that activity at the
proposed Starbucks drive-thru lane will impede traffic flow or parking activity at the nearby Taco
Bell restaurant.

The analysis also addressed the vehicular access and circulation systems at the retail center where
the proposed project is to be located. With the provision of typical standard signs and pavement
markings, those systems are expected to safely and effectively accommodate the flow of both

project and non-project traffic at the center.

We appreciate having the opportunity to be of service. Please feel free to contact me if you have
questions or need further information.

Sincerely,

MRO ENGINEERS, INC.

/ ) ‘_’/7
P 4?‘ '_";f g ";;(:_,/ A e

Neal K. Liddicoat, P.E.
Traffic Engineering Manager

Attachments

cc: Mr. Bill McCandless, AIA, McCandless & Associates Architects, Inc.
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QUEUING ANALYSIS




DRIVE-THRU LANE QUEUING ANALYSIS
Proposed Starbucks
25000 Blue Ravine Road, Folsom, California

Weekday AM Peak Hour
Starbucks Drive-Thru Lane
ITE Trip Generation Manual Analysis

Average Arrival Rate (vph): 76
Average Service Rate (vph): 120

P(x = n) P(x<n)

P(0) 0.367 0.367

P(1) 0.232 0.599

P{2) 0.147 0.746

P(3) 0.093 0.839

P(4) 0.059 0.898

P(5) 0.037 0.935

P(6) 0.024 0.959

Queue Length Estimate: 120 Feet

Average Queue Length: 40 Feet

Reference: Institute of Transportation Engineers, Transportation
Planning Handbook, Third Edition, 2009.
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660 Auburn Folsom Rd.
Suite 201B
Auburn, California

895603

PHONE (916) 783-3638

January 7, 2016

Mr. Mark Engstrom Mr. Mitch Engstrom

DT7Z Retail — Terranomics Engstrom Properties, Inc.

520 Capitol Mall, 5™ Floor 837 Jefferson Blvd.

Sacramento, California 95814 West Sacramento, California 95691

Subject:  Shared Parking Analysis for 25000 Blue Ravine Road, Folsom, California

Gentlemen:

MRO Engineers, Inc. is pleased to submit this shared parking analysis for the existing retail center at
25000 Blue Ravine Road in Folsom, California. We understand that you are preparing to submit
an application to the City of Folsom for a Planned Development Permit and other entitlements to
allow for construction of a new Starbucks store with drive-thru lane within the center. Other
occupants in the center include a Dollar Tree store, a Taco Bell restaurant and various other retail
and office tenants. In addition, we understand that plans are in the works to add a 99 Ranch Market
within a portion of the anchor building.

Upon addition of the Starbucks store, the total square footage of the shopping center will be 76,509
square feet (SF), as follows:

® Anchor building: 47,317 SF, including
o Dollar Tree: 16,468 SF
o 99 Ranch Market: 30,849 SF

® Retail shops: 20,732 SF

® Office: 4,200 SF

e Taco Bell: 2,060 SF

e Starbucks: 2,200 SF

Based on current City zoning code requirements, addition of the Starbucks store will result in a
parking deficit at the center. Mr. Bill McCandless of McCandless & Associates Architects has
indicated that, even with restriping of the parking lot to better conform to City standards, the site
will be 17 spaces short of the City requirement.

The shared parking analysis presented here is intended to determine whether the center’s peak
parking demand can be adequately accommodated within the available parking supply. City of
Folsom staff have requested this analysis, which will be used to support your application for a
Planned Development Permit.
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SHARED PARKING CONCEPT
As documented in Shared Parking (Urban Land Institute, Second Edition, 2005):

Shared parking is the use of a parking space to serve two or more individual land uses
without conflict or encroachment. The ability to share parking spaces is the result of two
conditions:

® variations in the accumulation of vehicles by hour, by day, or by season at the
individual land uses, and

® relationships among the land uses that result in visiting multiple land uses on the same
auto trip.

. The analysis presented here follows the guidelines and procedures documented in the ULI report.
| Using those procedures, we developed estimates of the hourly parking demand to be anticipated at
the retail center. This analysis involved completion of the following subtasks.

A. Parking Demand Estimate — Based on City of Folsom Zoning Code requirements, we
developed estimates of the number of parking spaces required for each tenant, as well as
the center as a whole.

B. Hourly Parking Demand Patterns — We estimated hourly parking demand patterns for
each tenant type, in the form of a percentage of peak demand, so that the busiest hour(s) of
the day were designated as experiencing 100 percent of the peak demand and the other
hours were some lesser percentage.

C. Multi-purpose Trips Adjustment Factors — The magnitude of multi-purpose trips within
the center were estimated based on information presented in the Trip Generation
Handbook (Institute of Transportation Engineers, Second Edition, 2004 and Third Edition,
2014). This adjustment is sometimes referred to as the “captive market” or “internal
capture” adjustment.

D. Shared Parking Analysis — A shared parking analysis was performed with the objective of
identifying the peak on-site parking demand. This value was then compared to the
proposed on-site parking supply to determine whether that parking supply will be adequate.
In keeping with guidance provided by City staff, the center’s parking supply will include
spaces within the drive-thru lanes at the existing Taco Bell and the proposed Starbucks.

CITY OF FOLSOM PARKING REQUIREMENT

The Folsom Municipal Code (Section 17.57.040) establishes off-street parking requirements for
various land uses. Requirements that are pertinent to this analysis include:

® Retail commercial uses: One space per 200 SF of gross floor area,
® Offices: One space per 200 SF of gross floor area,

* Eating establishments: If located within a shopping center or other mixed-use development
that is predominantly retail, the retail commercial parking requirement applies (i.e., one
space per 200 SF of gross floor area), provided there are mutual parking agreements and
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the total cumulative gross floor area of the eating establishment(s) do(es) not exceed ten
percent of the gross floor area of the shopping center.

In summary, the shopping center is required to provide parking at a ratio of one space per 200 SF
of gross floor area (also sometimes designated as 5.0 spaces per 1,000 SF of gross floor area).
Given the proposed total size of 76,509 SF, the center would need to provide 383 on-site parking

spaces to meet the City requirements.
PROPOSED PARKING SUPPLY

Mr. McCandless has undertaken an effort to maximize the efficiency of the parking lot, particularly
with regard to ensuring that parking spaces and aisles conform to City of Folsom development
standards. In part, this effort was sparked by his observation that many of the parking spaces
within the lot were oversized, which resulted in a reduction in the available parking supply. Upon
reconfiguration of the lot, Mr. McCandless determined that a total of 366 spaces could be provided.
Compared to the City parking requirement referenced above, this represents a deficiency of 17

parking spaces.
SHARED PARKING ANALYSIS
Hourly Parking Demand Patterns

The ULL Shared Parking report presents hourly parking demand factors for shopping centers,
offices, and fast food restaurants. No information is presented in that document that specifically
relates to the proposed Starbucks store, which is expected to have a different set of hourly demand
factors than the existing tenants. In particular, it is expected to have an earlier peak demand time,
and somewhat reduced demand as the day goes on. For example, plans for the Starbucks call for
opening for business at 4:30 AM on weekdays; none of the other tenants will be open that early.
Moreover, compared to the existing Taco Bell restaurant, the Starbucks is expected to have less
activity around the lunch and dinner hours.

For purposes of this analysis, a set of hourly demand factors was developed, which were then
reviewed by Starbucks representatives. Although Starbucks does not maintain a database of this
specific type of information, the proposed hourly factors were considered to reasonably represent
the anticipated patterns of demand at the proposed location.

Table 1 summarizes the weekday hourly parking demand patterns employed in this analysis, while
Table 2 shows equivalent information for weekends. In these tables, the peak demand times are
shown as “100%” (i.e., parking demand at that time is equal to 100 percent of the peak demand
level). With the exception of the proposed Starbucks, the on-site land uses are generally expected
to have peak activity during the midday period. Note that the patterns shown here reflect the fact
that the Starbucks store will open at 4:30 AM on weekdays (5:00 or 5:30 AM on weekends) and
close for the day at 8:00 PM on weekdays (and possibly earlier on weekends).
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Table 1
Weekday Hourly Parking Demand Patterns
Hourly Parking Demand Factors
Retail Anchor
Time Building' Retail Shops' Office’' Taco Bell' Starbucks®
6:00 AM 1% 1% 3% 5% 60%
7:00 AM 5% 5% 30% 10% 80%
8:00 AM 15% 15% 75% 20% 100%
9:00 AM 35% 35% 95% 30% 100%
10:00 AM 65% 65% 100% 55% 80%
11:00 AM 85% 85% 100% 85% 50%
Noon 95% 95% 90% 100% 60%
1:00 PM 100% 100% 90% 100% 50%
2:00 PM 95% 95% 100% 90% 40%
3:00 PM 90% 90% 100% 60% 40%
4:00 PM 90% 90% 90% 55% 40%
5:00 PM 95% 95% 50% 60% 30%
6:00 PM 95% 95% 25% 85% 30%
7:00 PM 95% 95% 10% 80% 20%
8:00 PM 80% 80% 7% 50% 10%
9:00 PM 50% 50% 3% 30% 0%
10:00 PM 30% 30% 1% 20% 0%
11:00 PM 10% 10% 0% 10% 0%
Midnight 0% 0% 0% 5% 0%
Notes:
' Reference: Urban Land Institute, Shared Parking, Second Edition, 2005.
Hourly parking demands factors were developed for this study and reviewed for
reasonableness by Starbucks representatives.
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Table 2
Weekend Hourly Parking Demand Patterns
Hourly Parking Demand Factors
Retail Anchor
Time Building' Retail Shops' Office' Taco Bell' Starbucks’
6:00 AM 1% 1% 0% 5% 60%
7:00 AM 5% 5% 20% 10% 80%
8:00 AM 10% 10% 60% 20% 100%
9:00 AM 30% 30% 80% 30% 100%
10:00 AM 50% 50% 90% 55% 80%
11:00 AM 65% 65% 100% 85% 50%
Noon 80% 80% 90% 100% 60%
1:00 PM 90% 90% 80% 100% 50%
2:00 PM 100% 100% 60% 90% 40%
3:00 PM 100% 100% 40% 60% 40%
4:00 PM 95% 95% 20% 55% 40%
5:00 PM 90% 90% 10% 60% 30%
6:00 PM 80% 80% 5% 85% 30%
7:00 PM 75% 75% 0% 80% 20%
8:00 PM 65% 65% 0% 50% 10%
9:00 PM 50% 50% 0% 30% 0%
10:00 PM 35% 35% 0% 20% 0%
11:00 PM 15% 15% 0% 10% 0%
Midnight 0% 0% 0% 5% 0%
Notes:
" Reference: Urban Land Institute, Shared Parking, Second Edition, 2005.
Hourly parking demands factors were developed for this study and reviewed for
reasonableness by Starbucks representatives.
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Multi-Purpose Trips / Captive Market Adjustment

One well-known characteristic of shopping centers is the prevalence of multi-purpose trips. That
is, a particular trip to the center involves stops at multiple destinations at which multiple objectives
are achieved. The Institute of Transportation Engineers (ITE) has assembled data on this topic,
which is documented in the Trip Generation Handbook. The 2004 second edition of that document
presented relatively limited information, while a more extensive database was developed for the

third edition (2014).

Table 3 summarizes key information from both documents regarding “internal capture rates” for
various origins within the shopping center at different times of the day. Of particular interest are
the figures relating to retail activity. For example, the data presented here indicate that
approximately 30 percent of the retail trips are internally generated over the course of a day; that is,
about 30 percent of retail shoppers are patrons of more than one store in a given trip. Although
daily values are not available with respect to the interaction between the retail stores and the on-site
restaurants, in the AM peak hour 13 percent of the retail customers also patronize a restaurant
location, while in the PM peak hour 29 percent do so. Even larger percentages apply with regard to
restaurant patrons who also shop at the retail stores — 14 percent in the AM peak hour and 41
percent in the PM peak hour. Internal capture rates are also presented for office uses, but because
of the limited amount of on-site office space, this may not be particularly meaningful.

Table 3
Internal Capture Rates at Mixed-Use Developments
Time Period
AM Peak PM Peak Midday Peak
Origin Destination Hour' Hour' Hour’ Daily”
Retail Office 29% 2% 3% 3%
Retail Restaurant 13% 29% NA® NA
Retail Retail NA NA 29% 30%
Office Retail 28% 20% 20% 22%
Office Restaurant 63% 4% NA NA
Office Office NA NA 2% 2%
Restaurant Retail 14% 41% NA NA
Restaurant Office 31% 3% NA NA
Notes:
Institute of Transportation Engineers, Trip Generation Handbook, Third Edition, 2014.
> Institute of Transportation Engineers, Trip Generation Handbook, Second Edition, 2004,
Not available.
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Shared Parking Analysis

Using the procedures established in the ULI Shared Parking document, analyses were completed to
estimate the hourly parking demand at the study site over the course of typical weekdays and
weekend days. The analyses employed the City of Folsom parking demand ratios presented above,
as well as the hourly parking demand patterns described above. Internal capture rates of 5 and 10
percent were applied to the retail parking demand figures. No additional internal capture
adjustments were employed with respect to the restaurants or other on-site uses. These
assumptions are believed to provide conservative estimates of parking demand at the retail center.

Weekday Shared Parking Analysis

Attachment A presents the results of the shared parking analysis for weekday conditions. Table A-
1 shows the results based on five percent internal capture at the retail stores only. The peak
demand time is projected to be in the midday period, with the absolute peak occurring at 1:00 PM.
At that time, the peak parking demand is estimated to be 359 spaces, which falls within the
proposed 366-space parking supply. The busiest three-hour period is from noon through the 2:00
PM hour, when the parking demand is expected to range from 342 spaces to the peak of 359

spaces.

The shared parking analysis results assuming 10 percent internal capture are presented in Table A-
2. The peak demand times are unchanged, with the greatest demand again expected at 1:00 PM.
At that time, the total parking demand is estimated to be 342 spaces, which is well within the

proposed parking supply of 366 spaces.

With specific regard to the proposed Starbucks store, its peak demand is expected to occur in the
early morning hours, when the other shopping center tenants are less busy. Peak Starbucks activity
is projected at 8:00 and 9:00 AM. At those times, the total estimated parking demand at the center
is 78 — 148 spaces with five percent internal capture and 75 — 142 spaces with ten percent internal
capture. Thus, even if the Starbucks is wildly successful and generates substantially more parking
demand than is estimated here, there will be plentiful available parking on-site to accommodate any
“overflow” from that site.

Weekend Shared Parking Analysis

As shown in Attachment B, the peak weekend parking demand will be slightly lower than the
equivalent weekday values. Assuming five percent internal capture (as shown on Table B-1), the
peak parking demand will be 350 spaces (compared to 359 on weekdays). The peak demand
period is also slightly later on weekends, due primarily to differences in the retail parking demand

patterns.

Table B-2 shows that, if the internal capture rate is 10 percent, the peak parking demand will be
333 spaces (compared to 342 on weekdays).

Under either set of assumptions, the peak parking demand will be less than the proposed parking
supply, so adequate parking should be available to serve patrons and employees.
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CONCLUSION

This letter report has documented the results of a shared parking analysis of the retail center at
25000 Blue Ravine Road in Folsom, California, where the construction of a 2,200 SF Starbucks
store has been proposed. Upon addition of that store and reconfiguration of the parking lot, a
parking supply of 366 spaces will be provided, which is less than the City of Folsom requirement

of 383 spaces.

The analysis presented here has shown that consideration of the hourly parking demand patterns of
the on-site land uses combined with conservative assumptions regarding interaction among the
various on-site land uses results in estimated peak parking demand values that are less than the
proposed parking supply. Consequently, even though the number of parking spaces will be less
than the City would ordinarily require, adequate parking will be provided on both weekdays and
weekend days

We appreciate having the opportunity to be of assistance in this matter. Please feel free to contact
me if you have questions or need further information.

Sincerely,

MRO ENGINEERS, INC.
/

I
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Neal K. Liddicoat, P.E.
Traffic Engineering Manager

cc: Mr. Bill McCandless, AIA, McCandless & Associates Architects, Inc.
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TABLE A-1
WEEKDAY SHARED PARKING ANALYSIS
5% INTERNAL CAPTURE
25000 BLUE RAVINE ROAD, FOLSOM, CALIFORNIA

ANCHOR BUILDING SHOPS OFFICE TACO BELL STARBUCKS TOTAL
PARKING RATIO 5 /1,000 Sq. Ft 5 / 1,000 Sg. Ft S /1,000 Sq. Ft. 5 /1,000 Sq. Ft 5/ 1,000 Sq. Ft.
UNADIUSTED 237 Spaces 104 Spaces 21 Spaces 10 Spaces 11 Spaces 383 Spaces
ADJUSTED 225 Spaces 99 Spaces 21 Spaces 10 Spaces 11 Spaces 366 Spaces

HOURLY PARKING DEMAND ESTIMATE

ANCHOR BUILDING SHOPS OFFICE TACO BELL STARBUCKS
HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HAURLY HOURLY HOURLY TOTAL
DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND PARKING
TIME FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE DEMAND
6:00 AM 1% 2 1% 1 3% 1 5% 1 60% % 12
7:00 AM 5% 11 5% 5 30% 6 10% L 30% 9 32
8:00 AM 15% 34 15% 15 75% 16 20% 2 100% 11 78
$:00 AM 5% 79 35% 35 95% 20 30% 3 100% 11 148
10:00 AM 65% 146 65% 64 100% 21 55% 1] 80% 9 246
11:00 AM 85% 191 85% 84 100% 21 85% 9 50% 6 1
12:00 PM 95% 214 95% 94 90% 19 100% 10 60% 7 344
1:00 PM 100% 225 100% 99 90% 19 100% 1o 50% 6 359
2:00 PM 5% 214 95% 94 100% 21 90% 2 40% 4 342
3:00 PM 90% 203 90% 89 100% 21 60% [} 40% 4 323
4:00 PM 90% 203 90% 89 90% 19 55% 6 40% 4 321
5:00 PM 95% 214 95% 94 50% 1t 60% 5] 30% 3 328
6:00 PM 95% 214 95% 94 25% 5 85% 9 30% 3 325
7:00 PM 95% 214 95% 24 10% 2 80% a 20% 2 320
8:00 PM 0% 180 80% 79 7% 1 50% 5 10% 1 266
9:00 PM 50% 113 50% S0 3% 1 30% 3 0% o] 187
10:00 PM 30% 68 30% 30 1% ] 20% Z 0% 0 100
11:00 PM 10% 23 10% 10 0% 0 10% ! 0% 0 34
Midnight 0% 0 0% a 0% 0 5% i 0% Q 1



TABLE A-2

WEEKDAY SHARED PARKING ANALYSIS

10% INTERNAL CAPTURE

25000 BLUE RAVINE ROAD, FOLSOM, CALIFORNIA

ANCHOR SUILDING SHOPS OFFICE TACO BELL STARBUCKS TOTAL
SIZE 47,317 8q. Ft. 20,732 Sq. Ft. 4,200 Sq. Fr. 2,060 Sq. Ft 2,200 Sq. Ft. 76,509 Sq. Ft.
UNADJUSTED
PARKING 237 Spaces 104 Spaces 21 Spaces 10 Spaces 11 Spaces 3B3 Spaces
DEMAND
INTERNAL
CAPTURE 10 Percent 10 Percent 0 Percent 0 Percent O Percent
HOURLY PARKING DEMAND ESTIMATE
ANCHOR BUILDING SHOPS OFFICE TACO BELL STARBUCKS
HOURLY HQURLY HOURALY HOURLY HOURLY HOURLY HOURLY HQURLY HOURLY HOURLY TOTAL
DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND PARKING
TIME FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE DEMAND
6:00 AM 1% 2 1% 1 3% 1 5% 1 60% T 12
7:00 AM 5% 11 5% S 30% 6 10% 1 80% 9 32
8:00 AM 15% 32 15% 14 75% 16 20% 2 100% 11 75
9:00 AM 35% 75 35% 33 95% 20 30% 3 100% 1 142
10:00 AM 865% 138 65% 61 100% 21 55% 6 80% 9 235
11:00 AM as% 181 85% 80 100% 21 85% 9 50% 5 297
12:00 PM 95% 202 95% 89 90% 19 100% 10 60% 7 327
1:00 PM 100% 213 100% 94 90% 19 100% 10 50% & 342
2:00 PM 95% 202 95% 89 100% 21 90% 9 40% 4 325
3:00PM 90% 192 90% as 100% 21 60% 6 40% L] 308
4:00 PM 90% 192 90% 85 90% 19 55% 6 40% 4 306
5:00 PM 95% 202 95% B9 50% 11 60% & 30% 3 311
6:00 PM 95% 202 95% 89 25% 5 85% 9 30% 3 308
7:00 PM 95% 202 95% 89 10% 2 80% 8 20% & 303
8:00 PM 80% 170 80% 75 7% 1 50% 5 10% 1 252
9:00 PM 50% 107 50% 47 3% 1 30% 3 0% a 158
10:00 PM 30% 64 30% 28 1% o] 20% 2 0% ] 9
11:00 PM 10% 21 10% 9 0% o] 10% 1 0% o 31
Midnight 0% 0 0% a 0% a 5% 1 0% 0 1



ENGINEERS

ATTACHMENT B

WEEKEND SHARED PARKING ANALYSIS




TABLE B-1
WEEKEND SHARED PARKING ANALYSIS
5% INTERNAL CAPTURE
25000 BLUE RAVINE RDAD, FOLSOM, CALIFORNIA

ANCHOR BUILDING SHOPS OFFICE TACO BELL STARBUCKS TOTAL
SIZE 47,317 Sq. Ft. 20,732 Sq. Fi. 4,200 Sq. Ft. 2,060 Sq. FL. 2,200 Sq. Ft. 76,509 Sq. Ft,
UNADJUSTED
PARKING 237 Spaces 104 Spaces 21 Spaces 10 Spaces 11 Spaces 383 Spaces
DEMAND
ICT;?:\::;L 5 Percent 5 Percent Q Percent 0 Percent 0 Percent
HOURLY PARKING DEMAND ESTIMATE
ANCHOR BUILDING SHOPS OFFICE TACO BELL STARBUCKS
HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY TOTAL
DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND PARKING
TIME FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE DEMAND
6:00 AM 1% 2 1% 1 0% 0 5% 1 60% 7 i1
7:00 AM 5% 11 5% 5 20% 4 10% 1 80% 9 30
8:00 AM 10% 23 10% 10 60% 13 20% 2 100% 11 59
9:00 AM 30% 68 30% 30 80% 17 30% 3 100% 11 129
10:00 AM 50% 113 50% 50 90% 18 55% 19 80% 9
11:00 AM 65% 146 65% 64 100% 21 85% 5 50% 6
12:00 PM 80% 180 B0% 79 90% 19 100% 10 60% 7
1:00 PM 0% 203 90% 89 80% 17 100% 10 50% 6
2:00 PM 100% 225 100% 99 60% 13 90% a9 40% 4
3:00 PM 100% 225 100% 99 40% a 60% 6 40% 4
4:00 PM 95% 214 95% 94 20% 4 55% 6 40% 4
5:00 PM 90% 203 90% 89 10% 2 60% 1] 30% 3
6:00 PM 80% 180 80% 19 5% 1 85% 9 30% 3
7:00 PM 75% 169 15% 74 0% 0 80% a 20% 2
8:00 PM 65% 146 65% 64 0% 0 50% 3 10% 1
9:00 PM 50% 113 50% 50 0% 0 30% 3 0% [l
10:00 PM 35% 79 35% 35 0% 0 20% 2 0% 4]
11:00 PM 15% 34 15% 15 0% 0 10% 1 0% o
Midnight 0% 0 0% 0 0% 0 5% 1 0% 0



TABLE B-2
WEEKEND SHARED PARKING ANALYSIS
10% INTERNAL CAPTURE
25000 BLUE RAVINE ROAD, FOLSOM, CALIFORNIA

ANCHOR BUILDING SHOPS OFFICE TACO BELL STARBUCKS TOTAL
SIZE 47,317 Sq. Ft. 20,732 5q. Ft. 4,200 Sq. Ft. 2,060 Sq. Ft. 2,200 Sq. Ft. 76,509 Sq. Ft
UNADJUSTED
PARKING 237 Spaces 104 Spaces 21 Spaces 10 Spaces 11 Spaces 3B3 Spaces
DEMAND
INTERNAL .
CAPTURE 10 Percent 10 Percent 0 Percent 0 Percent 0 Percent
HOURLY PARKING DEMAND ESTIMATE
ANCHOR BUILDING SHQOPS OFFICE TACO BELL STARBUCKS
HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY HOURLY TOTAL
DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND DEMAND PARKING
TIME FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE FACTOR ESTIMATE DEMAND
6:00 AM 1% 2 1% 1 9% Q 5% 1 60% 7 11
7:00 AM 5% 11 5% S 20% 4 10% 1 80% 9 30
8:00 AM 10% 21 10% 9 60% 13 20% 2 100% i1 56
9:00 AM 30% 64 30% 28 30% 17 30% 3 100% 1 123
10:00 AM 50% 107 50% 47 0% 19 55% 6 80% 9 138
11:00 AM 65% 138 65% 61 100% 21 85% 9 50% 6 235
12:00 PM 80% 170 80% 75 90% 19 100% 10 60% 7 281
1:00 PM 90% 192 90% 85 80% 17 100% 10 50% & g
2:00 PM 100% 213 100% 94 60% 13 90% 9 40% 4 333
3:00 PM 100% 213 100% 94 40% 8 60% 6 40% 4 325
4:00 PM 95% 202 95% a9 20% 4 55% 6 40% L] 305
5:00 PM 90% 192 90% a5 10% 2 60% [ 0% 3 288
6:00 PM 0% 170 80% 75 5% 1 85% 9 30% 3 258
7:00 PM 75% 160 75% 71 % a 80% 8 20% 2 241
8:00 PM 65% 138 65% 61 0% a 50% 5 10% 1 205
9:00 PM 50% 107 50% 47 0% 4] 30% 3 0% 1] 157
10:00 PM 35% 75 35% 33 0% 0 20% 2 0% 1] 110
11:00 PM 15% 32 15% 14 0% 0 10% 1 0% o 47
Midnight 0% 0 0% 0 0% [a} 5% 1 0% o 1



Attachment 13

Site Photographs
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