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AGENDA
February 7, 2019
VIDEO

SPECIAL MEETING NOTICE
PLANNING COMMISSION
7:00 p.m.

Council Chambers
311 Vernon Street
Roseville, California
www.roseville.ca.us

THE CITY OF ROSEVILLE WELCOMES YOUR PARTICIPATION

If an agenda item is open to public comment, such public comment shall be addressed to the
chair of the meeting.

Public Comment - Speakers have three minutes under Public Comment to speak on issues
that are not listed on the agenda and are within the City's jurisdiction. The Brown Act does not
permit any action or discussion on items not listed on the agenda.

Consent Calendar - If applicable, the Consent Calendar consists of routine items that may be
approved by one motion. Any person can remove an item from the Consent Calendar to be
discussed separately.

Agenda ltems - Speakers have five minutes to address items that are listed on the agenda.
Americans with Disabilities Act - Notify the City Clerk or Secretary at least 72 hours in
advance if special assistance is required to participate in a meeting including the need of

auxiliary aids or services.

Audio/Visual Presentations - If making a presentation regarding an agenda item, audio/visual
materials must be submitted to the City Clerk or Secretary at least 72 hours in advance.

Roseville City Clerk 311 Vernon Street, Roseville, CA 916-774-5200 TDD 916-774-5220

CALL TO ORDER

ROLL CALL

PLEDGE OF ALLEGIANCE
PUBLIC COMMENTS
CONSENT CALENDAR
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5.1.

Minutes of January 24, 2019

5.2. Major Project Permit Stage 1 Modification and Lot Line Adjustment — 200

Gibson Drive — NCRSP PCL 40 - Highland Village — File # PL 18-0258
REQUEST

The applicant requests approval of a Major Project Permit Modification to the
Highland Village site plan to eliminate Building 5, increase the size of restaurant
Buildings 3 and 4, and add 46 parking spaces to the project site. The request
includes changing Building 2 from an office use to medical use. A Lot Line
Adjustment is also requested to reconfigure parcels consistent with the revised
site plan.

Applicant: David Crawford, RMW Architecture & Interiors
Owner: Timothy Gagnier, 990 Reserve Drive, LLC

SUMMARY RECOMMENDATION
The Planning Division recommends that the Planning Commission take the
following actions:
A. Adopt the two (2) findings of fact and approve the Major Project Permit
Stage 1 Modification subject to six (6) conditions of approval.
B. Approve the Lot Line Adjustment subject to eleven (11) conditions of
approval.

REQUESTS/PRESENTATIONS

. Design Review Permit, Parking Reduction, and Voluntary Merger — 1017

Douglas Boulevard — Infill Pcl 187 — Drive-Thru Coffee Kiosk — File # PL 18-
0006

REQUEST

The applicant requests approval of a Design Review Permit to construct an 800
square-foot drive thru coffee kiosk and associated improvements, an
Administrative Permit for a one (1) space parking reduction, and a Voluntary
Merger to merge two (2) existing lots into one (1) lot for development.

Applicant: Tiffany Wilson, RSC Engineering, Inc
Owner: Chase Burke, Ethan Conrad Properties

SUMMARY RECOMMENDATION
The Planning Division recommends that the Planning Commission take the
following actions:

A. Conclude that Finding 2 of the required four (4) findings of fact cannot be
made to approve the Design Review Permit, and accordingly deny the
Design Review Permit.

B. Decline to take action on the Administrative Permit for a Parking
Reduction, as the denial of the Design Review Permit invalidates the
request for an Administrative Permit.

C. Direct staff to process the Voluntary Merger administratively.

BOARD MEMBER/COMMISSIONER / STAFF REPORT
ADJOURNMENT
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MINUTES
January 24, 2019

PLANNING COMMISSION MEETING
7:00 p.m.
Council Chambers
311 Vernon Street
Roseville, California
www.roseville.ca.us

1. CALLTO ORDER
Chair Krafka called the meeting to order at 7:00 p.m.

2. ROLLCALL

Present: Brashears, Caporusso, Dohner, Houdesheldt, Jensen, Krafka,
Mendonsa
Absent: None

3. PLEDGE OF ALLEGIANCE

Commissioner Caporusso led those in attendance in the Pledge of Allegiance.

4. PUBLIC COMMENTS

Chair Krafka opened the Public Comment period. Hearing none, Chair Krafka
closed the Public Comment period.

5. CONSENT CALENDAR

Motion by Robert Jensen, seconded by Tracy Mendonsa, to approve Consent
Calendar. The Motion Passed.

Roll call vote: Ayes: Brashears, Caporusso, Dohner, Jensen, Krafka, Mendonsa
Abstain: Houdesheldt

5.1. Minutes of January 10, 2019

6. REQUESTS/PRESENTATIONS



6.1.

Commissioner Houdesheldt stated that pursuant to Government Code Section
84308, he would recuse himself from item 6.1. because he had received a
campaign contribution more than $250 from the owner, Westpark SV 400, LLC
within the past 12 months, and from item 6.2. because he had received a
campaign contribution more than $250 from an agent (Law Offices of Gregory
Thatch) for the applicant, HWA Architects, and owner, Sheba Development,
LLC within the past 12 months.

Commissioner Houdesheldt left the dais for items 6.1. and 6.2. and returned for
the remainder of the meeting.

Tentative Subdivision Map, Lot Line Adjustment, and Administrative Permit —
4280 Santucci Blvd— SVSP PCL WB-20, WB-21, WB-22 & WB-23 —
Westbrook Phase 3 Small Lot Map — File # PL18-0266

REQUEST

The applicant requests approval of a Tentative Subdivision Map to create 250
single-family residential lots, a Lot Line Adjustment to reconfigure large lot
parcel lines, and an Administrative Permit to transfer units within parcels WB-20,
WB-21, WB-22, WB-23, and WB-31 in the Westbrook area of the Sierra Vista
Specific Plan.

Applicant: Vance Jones, MacKay & Somps
Owner: Westpark S V 400, LLC, Attn: Ryan O’Keefe

SUMMARY RECOMMENDATION
The Planning Division recommends that the Planning Commission take the
following actions:
A. Adopt the three (3) findings of fact and approve the Tentative Subdivision
Map subject to sixty-nine (69) conditions of approval.
B. Adopt the four (4) findings of fact and approve the Lot Line Adjustment
subject to six (6) conditions of approval.
C. Adopt the three (3) findings of fact and approve the Administrative Permit
subject to one (1) condition of approval.

Associate Planner, Shelby Vockel, presented the Staff Report.

Chair Krafka opened the public hearing and invited comments from the applicant
and/or audience.

Owner, Ryan O'Keefe, stated he had received a copy of the staff report and was
in agreement with staff's recommendation.

Commissioner Discussion:
¢ Narrow alley ways will only impact 4 houses.

Chair Krafka closed the public hearing.

Motion by Robert Jensen, seconded by Justin Caporusso, to approve Motion.



The Motion Passed.
Roll call vote: Ayes: Brashears, Caporusso, Dohner, Jensen, Krafka, Mendonsa

Absent: Houdesheldt

6.2. Design Review Permit Modification and Lot Line Adjustment — 9277 Sierra
College — SERSP PCL 40 - Granite Bay Pavilions Offices — File # PL17-0131
REQUEST
The applicant requests approval of a Design Review Permit Modification to
allow two (2) new medical office buildings and two (2) new professional office
buildings, totaling 16,434 square feet, and parking and landscape improvements
within the Granite Bay Pavilions center. A Lot Line Adjustment is also requested
to reconfigure the existing pad building parcels.

Applicant: Hilton L. Williams, HWA Architects
Owner: Ismak Alshatti, Sheba Development, LLC

SUMMARY RECOMMENDATION
The Planning Division recommends that the Planning Commission take the
following actions:
A. Adopt the two (2) findings of fact and approve the Design Review Permit
Modification subject to twenty-four (24) conditions of approval.
B. Adopt the four (4) findings of fact and approve the Lot Line Adjustment
subject to nine (9) conditions of approval.

Associate Planner, Shelby Vockel, presented the Staff Report.

Chair Krafka opened the public hearing and invited comments from the applicant
and/or audience.

Representative, Gregory Thatch, stated they had received a copy of the staff
report and were in agreement with staff's recommendation.

Commissioner Discussion:
¢ Buildings were reduced in area to accommodate more intense use of
parking and so that parking standards could be met.
¢ Thank you to applicant for reaching out to tenants.
¢ Appreciate the parking concern clarification.

Chair Krafka closed the public hearing.

Motion by Justin Caporusso, seconded by Tracy Mendonsa, to approve Motion.
The Motion Passed.

Roll call vote: Ayes: Brashears, Caporusso, Dohner, Jensen, Krafka, Mendonsa

Absent: Houdesheldt

6.3. General Plan Amendment, Specific Plan Amendment, Rezone, Design Review




Permit, and Tentative Parcel Map — NRSP PCL WW-71 — Play Care
Commercial — 4050 Baseline Road — File # PL. 18-0024

REQUEST

The applicant requests a Tentative Parcel Map to subdivide the existing 2.98-
acre parcel into three (3) separate parcels (Lots A, B, and C), and a General
Plan Amendment, Specific Plan Amendment, and Rezone to change the land
use and zoning designations of Lots B and C from Public/Quasi-Public (P/QP)
to Community Commercial (CC). The project also includes a Design Review
Permit to construct two (2) commercial buildings totaling 8,018 square feet in
size with associated parking and landscaping.

Applicant: Michael Buschow, GRA Architecture
Owner: Brian Lee, Crown Pacific Holdings

SUMMARY RECOMMENDATION
The Planning Division recommends that the Planning Commission take the
following actions:
A. Adopt the Play Care Commercial Mitigated Negative Declaration and the
Mitigation Monitoring and Reporting Program;
B. Recommend the City Council approve the General Plan Amendment (Text
and Land Use Map);
C. Recommend the City Council approve the Specific Plan Amendment
(Text and Land Use Map);
D. Recommend the City Council adopt the two (2) findings of fact and
approve the Rezone;
E. Adopt the four (4) findings of fact and approve the Design Review Permit
subject to eighty-eight (88) conditions of approval; and
F. Adopt the three (3) findings of fact and approve the Tentative Parcel Map
subject to fifty-three (53) conditions of approval.

Assistant Planner, Kinnie Shallow, presented the Staff Report.

Chair Krafka opened the public hearing and invited comments from the applicant
and/or audience.

Owner, Brian Lee, stated he had received a copy of the staff report and was in
agreement with staff's recommendation. He stated the uses for the proposed
buildings would be geared toward children.

Commissioner Discussion:
e Parking discussion.
¢ Fiddyment Road and Baseline Road traffic improvement measures.
¢ Excited about the concept/project.
¢ Thank you for your investment into the community.
Chair Krafka closed the public hearing.
Motion by Bruce Houdesheldt, seconded by Erich Brashears, to

A. Adopt the Play Care Commercial Mitigated Negative Declaration and the



Mitigation Monitoring and Reporting Program;
B. Recommend the City Council approve the General Plan Amendment (Text
and Land Use Map);
Recommend the City Council approve the Specific Plan Amendment
(Text and Land Use Map);
Recommend the City Council adopt the two (2) findings of fact and
approve the Rezone;
Adopt the four (4) findings of fact and approve the Design Review Permit
subject to eighty-eight (88) conditions of approval; and
F. Adopt the three (3) findings of fact and approve the Tentative Parcel Map
subject to fifty-three (53) conditions of approval.
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Roll call vote: Ayes: Brashears, Caporusso, Dohner, Houdesheldt, Jensen,
Krafka, Mendonsa

6.4. General Plan Amendment, Rezone, Tentative Subdivision Map, Design Review
Permit for Residential Subdivision, and Tree Permit — 1612-1618 Kit Carson
Way — The Villages at Kit Carson — File # PL18-0063
REQUEST
The applicant requests approval of a General Plan Amendment, Rezone,
Tentative Subdivision Map, Design Review Permit For Residential Subdivision,
And Tree Permit to create 21 single family parcels and three open space
parcels for the construction of 10 attached residences each consisting of two
single-family dwellings, for a total of 20 single-family units. Ten of the
residences (five buildings) will front on to Kit Carson Way and the other ten
residences (five buildings) will front toward the adjacent open space. All 20
dwellings will be accessed from a proposed cul-de-sac.

Applicant: Chris Coulter, 3eDevelopments LLC
Owner: J. William Roach 2012 Revocable Trust

SUMMARY RECOMMENDATION
The Planning Division recommends that the Planning Commission take the
following actions:
A. Adopt the Villages at Kit Carson Initial Study and Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program;
B. Recommend that the City Council approve the General Plan Amendment
(Text and Land Use Map);
C. Recommend that the City Council adopt the two (2) findings of fact and
approve the Rezone;
D. Adopt the three (3) findings of fact and approve the Tentative Subdivision
Map subject to 82 conditions of approval;
E. Adopt the four (2) findings of fact and approve the Design Review Permit
for Residential Subdivision subject to 29 conditions of approval; and,
F. Adopt the two (2) findings of fact and approve the Tree Permit subject to
21 conditions of approval.

Associate Planner, Charity Gold, presented the Staff Report.



Chair Krafka opened the public hearing and invited comments from the applicant
and/or audience.

Applicant, Chris Coulter, stated he had received a copy of the staff report
and was in agreement with staff's recommendation.

Commissioner Discussion:

On-street parking discussion.

Thankful for community outreach.

Satisfied with proposed parking solution.

The CC&R stating that garages be kept open and free for the parking of
vehicles will be enforced by the HOA as the City does not have the
authority to do so.

Proposed design is consistent with design of surrounding homes.

Fun design of proposed subdivision.

Classic mixed use neighborhood with businesses nearby.

Walkable neighborhood.

Chair Krafka closed the public hearing.

Motion by Tracy Mendonsa, seconded by Kristine Dohner, to:

A.

B.

Adopt the Villages at Kit Carson Initial Study and Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program;
Recommend that the City Council approve the General Plan Amendment
(Text and Land Use Map);

Recommend that the City Council adopt the two (2) findings of fact and
approve the Rezone;

Adopt the three (3) findings of fact and approve the Tentative Subdivision
Map subject to 82 conditions of approval.

Adopt the two (2) findings of fact and approve the Design Review Permit
for Residential Subdivision subject to 29 conditions of approval.

. Adopt the two (2) findings of fact and approve the Tree Permit subject to

21 conditions of approval.

Roll call vote: Ayes: Brashears, Caporusso, Dohner, Houdesheldt, Jensen,
Krafka, Mendonsa

BOARD MEMBER/COMMISSIONER / STAFF REPORT

Staff Reports

A Special Planning Commission meeting will be held on February 7, 2019.
One of the items to heard will be proposed Dutch Brothers project.
A Planning Commission meeting will be held on February 14, 2019.

Commissioner Reports

¢ Discussion regarding the timing of light at Pleasant Grove and Highland

Pointe Drive.



8. ADJOURNMENT

Motion by Robert Jensen, seconded by Tracy Mendonsa, to adjourn the
meeting. The Motion Passed unanimously at 8:00 p.m. with a voice vote.
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Title: Major Project Permit Stage 1 Modification and Lot Line Adjustment — 200 Gibson
) Drive — NCRSP PCL 40 - Highland Village — File # PL18-0258

Contact: Charity Gold, cgold@roseville.ca.us, (916) 774-5247

Meeting Date: 2/7/2019
Item #: 5.2.

ATTACHMENTS:
Description

Staff Report

Exhibit A Master Site Plan
Exhibit B Plaza

Exhibit C Pedestrian Connectivity
Exhibit D Lot Line Adjustment
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CITYOF "7)/ Planning Division Staff Report
ROS EYI I_I_E Planning Commission Meeting February 7, 2019

C ALIFOTRNTI A Preparedby: Charity Gold, Associate Planner

ITEM 5.2: Major Project Permit Stage 1 Modification and Lot Line Adjustment — 200 Gibson Drive
— NCRSP PCL 40 - Highland Village — PL18-0258

REQUEST

The applicant requests approval of a Major Project Permit Modification to the Highland Village site plan to
eliminate Building 5, increase the size of restaurant Buildings 3 and 4, and add 46 parking spaces to the
project site. The request includes changing Building 2 from an office use to medical use. A Lot Line
Adjustment is also requested to reconfigure parcels consistent with the revised site plan.

Applicant — David Crawford, RMW Architecture & Interiors
Owner — Timothy Gagnier, 990 Reserve Drive, LLC

SUMMARY RECOMMENDATION

The Planning Division recommends that the Planning Commission take the following actions:

A. Adopt the two (2) findings of fact and approve the Major Project Permit Stage 1 Modification subject
to six (6) conditions of approval.
B. Approve the Lot Line Adjustment subject to eleven (11) conditions of approval.

SUMMARY OF OUTSTANDING ISSUES

There are no outstanding issues associated with this request. The applicant has reviewed and is in
agreement with the recommended conditions of approval.

BACKGROUND

The project is within the Highland Village project area
located on the southeast side of the intersection of
Roseville Parkway and Gibson Drive, in the North
Central Roseville Specific Plan (NCRSP) (Figure 1).
The General Plan and NCRSP land use designation of
the site is Business Professional/Community
Commercial (BP/CC), and the zoning designation of the
site is Community Commercial/Special Area-North
Central Roseville Specific Plan (CC/SA-NC).

_ Figure 1: Project Location

In January 2008 the Planning Commission approved a
Major Project Permit (MPP) Stage 1, Tentative
Subdivision Map, and Architectural Guidelines for the
Highland Village project to allow a mix of office and
commercial uses on nine developable lots and one
common area lot. Much of the Highland Village project
has been built out including all onsite parking, internal
drive aisles, and frontage landscaping. Many of the
building pads have been developed, with only Buildings
3, 4, and 5 undeveloped.
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The current proposal would change the use of Building 2 from general office to medical office, replace
Building 5 with parking, and increase the size of Building 3 and Building 4. The request is in response to an
increase in the market demand for medical office uses.

EVALUATION: MPP STAGE 1 MODIFICATION

Section 19.82.040 of the City of Roseville Zoning Ordinance describes the procedures for an amendment
to a Major Project Permit. According to Section 19.82.040 C, all amendments that are not considered
minor shall be reviewed in the same manner as the initial approval. The proposed request includes
removal of one parcel and an increase in the overall square footage within the project area. This
modification does not meet the minor modification criteria and; therefore, requires final action by the
Planning Commission subject to the findings for a Major Project Permit Stage 1. The required findings
are listed below in italicized, bold text and are followed by an evaluation.

1. The Preliminary Development Plan is consistent with the General Plan, applicable Specific
Plan, and adopted City design guidelines; and.

2. The design and installation of the Preliminary Development Plan shall not be detrimental to
the public health and safety, or be materially detrimental to the public welfare.

The proposed MPP Stage 1 Modification includes a request to change the use of Building 2 from
professional office to medical office. The medical office use is consistent with the allowable uses within
the Highland Village center; however, medical uses require more parking than professional office uses.
In order to provide the additional 19 spaces needed for the proposed medical office use, the applicant
proposes to eliminate Building 5 and its associated parcel and replace it with 26 additional parking
spaces. The parcel elimination is evaluated in the Lot Line Adjustment section below. Additionally, five
parking spaces will be added east of Building 4, and 15 spaces will be added north and east of Building
3 for a total of 46 new parking spaces. The proposed parking and site plan revisions for Highland Village,
including elimination of Building 5, are shown on Figure 2.

Figure 2: Proposed Site Plan Changes
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The Highland Village MPP Stage 1 identifies Building 5 as a 5,600 square foot restaurant building with a
parking requirement of 56 spaces. Along with the removal of Building 5, the applicant proposes to
increase the square footages of Buildings 3 and 4. This increase is also represented in the requested
Lot Line Adjustment. The proposed changes to the building square footages are detailed in Table 1. The
removal of Building 5, and the additional square footage added to Buildings 2 and 4, will result in an
additional 1,900 square feet of restaurant use within Highland Village. These changes are reflected on
the proposed Master Site Plan (Exhibit A).

Table 1: Building Square Footage Modification

Building Existing Proposed Change
(square feet) (square feet) (square feet)
Building 3 4,500 6,800 +2,300
Building 4 5,600 10,800 +5,200
Building 5 5,600 0 -5,600
Total +1,900

The requested change in use and the increase in restaurant square footage creates a need for 38
additional parking spaces within Highland Village, for a total requirement of 479 spaces. Table 2 details
the proposed parking and site plan changes and the resulting parking requirements. The changes are
shown in strikethrough and bold. As discussed above and detailed in Table 2, the proposed modification
includes an additional 46 new parking spaces, resulting in a parking surplus of eight spaces. Additionally,
as illustrated in Figure 3, the parking is distributed throughout Highland Village providing sufficient parking
proximate to each use.

The requested modification will result in a smaller
plaza between Building 4 and Building 6 and will
reconfigure the pedestrian plan. As modified, the
plaza is consistent with the intent of the original MPP
Stage 1 approval. The proposed plaza and
pedestrian plan maintain pedestrian connectivity to
adjacent uses, provide a safe off-street vehicular
pick-up and drop-off area, and include the originally
planned amenities such as a central fountain,
decorative concrete, seating, and landscaping that
will create a comfortable gathering place (Exhibits B
and C).

Figure 3: Parking Distribution

With the elimination of Building 5, there is sufficient i \
parking within the center to accommodate the &, Y
change in use and the increase in restaurant square .
footage. The proposed modifications are consistent |290 reserv N :
with the mix of uses and site design anticipated with 2 ge [T TT
the original approval of the Highland Village MPP Stage 1 and the project complies with the City’s Zonlng
Ordinance, the General Plan, and the NCRSP.
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Table 2: Proposed Highland Village Parking Table

Room
Building Use Count Parking Ratio | Required | Provided
Hyatt Place Hotel (Lot 1) | Hotel 151 Rooms | 1 space/room 151 154
Assembly as required per
Falls Event Center (Lot 2) 15,224 | MPP 157 157
Total Lot 1 & 2 308 311
Square Parking Ratio
Building Use Footage (#/square feet) | Required | Provided
Building 1 Medical 7,400 110 150 49
Building 2 Office Medical Office 7,400 | 140250 1 to 150 30 49
Restaurant 4,500
Building 3 6,800 1 to 100 45 68
Restaurant 5,600
Building 4 10,800 1to 100 56 108
Building 5 Restaurant 5,600 110100 560
Building 6 - Lazy Dog Restaurant 10,057 1 to 100 101
Building 7 Restaurant 7,800 1 to 100 78 | shared
Building 8 - Revolutions | Medical 4,336 1 to 150 26 | parking
52693
Total Building Square Footages 54,593
Total Parking for Buildings 1 - 8 441 479 | 445 491

EVALUATION: LOT LINE ADJUSTMENT

In accordance with the Subdivision Map Act and the City of Roseville Subdivision Ordinance Chapter
18.10, the evaluation of the request is based on compliance with the City’s Zoning Ordinance and Building
Code as follows:

1. The proposed Lot Line Adjustment complies with the Zoning Ordinance for the district in
which the parcels are located.

The proposed Lot Line Adjustment would result in the elimination of one lot for Building 5 and an increase
in the size of the lots for Building 3 and Building 4 (Exhibit D). These lots would be adjusted relative to
the existing common area lot, increasing its size to 7.6 acres. The resulting lots are consistent with the
zoning requirements for lots within the CC/SA-NC zone and no conflicts have been identified.

2. The proposed Lot Line Adjustment complies with the local building regulations, including the
California Building Code.

The California Building Code (CBC) establishes building regulations based on the type of construction,
the use of a building or structure, and a building’s proximity to other buildings and property lines. The
future construction and uses of the site have been and will continue to be reviewed for compliance with
the NRCSP’s and City’s Design and Development Standards and the CBC through the building permit
process. Therefore, approval of the Lot Line Adjustment will not create conflicts with local building
regulations. In addition, the project has been reviewed by the City’s Building Division and appropriate
conditions of approval have been included with the project.

3. The proposed Lot Line Adjustment provides for any necessary relocation of existing
infrastructure or easements.
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The proposed lot line adjustment will adjust lines between existing buildable lots and an existing common
area lot. The project has been reviewed by various departments and divisions within the City of Roseville,
and conditions have been recommended to ensure that any relocations of easements or infrastructure
are accommodated. No conflicts have been identified.

4. Compliance with General, NCRSP, and Subdivision Design Standards.

The subject parcels have a BP/CC (Business Professional and Community Commercial) land use
designation in the General Plan and in the NCRSP. Medical uses are consistent with the commercial
use type. The reconfiguration of the parcels will result in lots which can be used and built upon, and which
are practical for improvement based on the existing topography. No conflicts with the General Plan,
NCRSP, or Subdivision Design Standards have been identified.

PUBLIC OUTREACH

The proposed project was distributed to the various agencies and departments which have requested
notice of City applications, and all comments were considered and incorporated into the Conditions of
Approval, as appropriate. Notice of the application was also distributed to the Roseville Coalition of
Neighborhood Associations. No comments were received. A public notice of the Planning Commission
hearing was published on January 25, 2019, and was distributed to all property owners within 300 feet of
the project site. To date, no comments have been received.

ENVIRONMENTAL DETERMINATION

Pursuant to the requirements of the California Environmental Quality Act (CEQA), an Initial Study/Negative
Declaration was prepared for the NCRSP Parcel 40C - Highland Village project, File #2007PL-123 and
adopted by the Planning Commission on January 10, 2008. The proposed project is within the scope of the
analysis prepared for that project; therefore, consistent with Section 15162 of the CEQA Guidelines, no
further analysis is required.

RECOMMENDATION

The Planning Division recommends the Planning Commission take the following actions:

A. Adopt the two (2) findings of fact listed in the Staff Report and approve the Major Project Permit
Stage 1 Modification — 200 Gibson Drive — NCRSP PCL 40 - Highland Village — PL18-0258
subject to six (6) conditions of approval.

B. Approve the Lot Line Adjustment - 200 Gibson Drive — NCRSP PCL 40 - Highland Village —
PL18-0258 subject to eleven (11) conditions of approval.

ICONDITIONS OF APPROVAL FOR MPP STAGE 1 MODIFICATION PL18-0258

1. The project is approved as shown in Exhibit A - D, and as conditioned or modified below. (Planning)

2. This Major Project Permit Modification approval shall be effectuated within a period of two (2) years
from February 7, 2019 and if not effectuated shall expire on February 7, 2021. Prior to said expiration
date, the applicant may apply for an extension of time, provided this approval does not extend the
expiration beyond February 7, 2022. (Planning)

3. This project is subject to the previously approved conditions of approval for File # PL17-0202 and File #
MPP-000016, except as conditioned or modified below. (Planning)
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4. Bike parking and clean air vehicle spaces shall be provided per the California Green Building
Standards. Bike rack/locker design and location shall be approved by Alternative Transportation.
Parking stall markings are to be marked as “Carpool/Clean Air/EV”’. Do not use “Vanpool”.
(Alternative Transportation, Building).

5. Due to the changes in the proposed project, a new Transportation System Management (TSM) Plan
and Agreement will be required. (Alternative Transportation)

6. Due to the expansion/alteration of this application, the fire department access road shall be
maintained in accordance with this department’s policy of 20 feet wide unobstructed fire lanes and
turning radii provisions of 30 and 50 respectively throughout the parcel adjacent to the structure. The
designated fire lanes shall be for aisles fronting the premises excluding the public right of ways. (Fire)

DRAFT CONDITIONS OF APPROVAL FOR A LOT LINE ADJUSTMENT OR VOLUNTARY MERGER

1. The Voluntary Merger or Lot Line Adjustment is approved as shown in Exhibit A. (Planning, Engineering)

2. The following shall be submitted to Engineering prior to recordation of the Voluntary Merger or Lot Line
Adjustment:

a. Two copies of property boundary description with exhibit map (8.5" x 11" sheet), and one copy of
boundary closure calculations for resulting lots. These items shall be stamped and signed by a
California Licensed Land Surveyor or Registered Civil Engineer authorized to practice land
surveying.

b. One copy of the Conditions of Approval.

c. A completed Property Owner Consent Form.

d. Deed to convey interest in the property.

e. Preliminary title report no older than six months for all properties involved. (Engineering)

3. If surveying monuments are placed as a result of this Property Line Adjustment, it will be the responsibility
of the Surveyor to record a Record of Survey with the County Recorder’s Office. (Engineering)

4. All existing easements shall be maintained, unless otherwise provided for in these conditions.
(Environmental Utilities, Electric, Engineering)

5. The applicant shall submit to the Engineering Division of Public Works a paper copy and an electronic
copy of the recorded Voluntary Merger or Lot Line Adjustment per the “Digital Submittal of Cadastral
Surveys.” (Environmental Utilities)

6. Prior to recordation of the Lot Line Adjustment, the applicant shall pay the City’s surveyor’s processing
and consulting fee of $150. (Engineering)

OTHER CONDITIONS IF NEEDED TO RELOCATE FACILITIES AND EASEMENTS

7. Easement widths shall comply with the City’s Design and Construction Standards. (Engineering,
Environmental Utilities, Electric)
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8. Separate document easements required by the City shall be prepared in accordance with the City’s
“Policy for Dedication of Easements to the City of Roseville”. All legal descriptions shall be prepared by
a licensed land Surveyor. (Environmental Utilities, Electric, Engineering)

9. Any relocation, rearrangement, or change to existing City facilities due to this Voluntary Merger or Lot
Line Adjustment shall be paid for by the applicant. (Engineering, Environmental Utilities, Electric)

10. All existing buildings shall conform to Table 602 of the CBC for fire separation distance requirements.
(Building)

11. Any structures crossing the adjusted parcel lines shall be removed prior to recordation of the Voluntary
Merger or Lot Line Adjustment documents. (Engineering)

Exhibits

A. Master Site Plan

B. Plaza Design

C. Pedestrian Connectivity Plan
D. Lot Line Adjustment Exhibit

Note to Applicant and/or Developer: Please contact the Planning Division staff at (916) 774-5276 prior to the Commission meeting if you
have any questions on any of the recommended conditions for your project. If you challenge the decision of the Commission in court, you
may be limited to raising only those issues which you or someone else raised at the public hearing held for this project, or in written
correspondence delivered to the Planning Manager at, or prior to, the public hearing.

C:\Program Files (x86)\neevia.com\docConverterPro\temp\NVDC\5B67003C-B866-4722-AE31-6F868AF41DF3\Roseville.13771.1.PL18-
0258__200_Gibson__Highland_Village__01_Staff_Report.docx
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Exhibit A

MASTER PARKING TABLE, EXISTING
PARKING RATIO
BUILDING USE AREA (SF) (1 SPACE PER SF) REQUIRED | PROVIDED
88,322 (151
HYATT PLACE HOTEL ROOMS) 1 SPACE/ ROOM 151 154
FALLS EVENT CENTER 15224 | ASREQUIRED... 157 157
TOTAL 308 311

BUILDING 1 MEDICAL OFFICE | 7,400 150 49
BUILDING 2 OFFICE 7,400 250 30
BUILDING 3 RESTAURANT 4,500 100 45
BUILDING 4 RESTAURANT 5,600 100 56
BUILDING 5 RESTAURANT 5,600 100 56
BUILDING 6 - LAZY DOG RESTAURANT 10,057 100 101
BUILDING 7 RESTAURANT 7,800 100 78
BUILDING 8 - REVOLUTIONS | MEDICAL SERVICES| 4,336 ~150 26

TOTAL BUILDING 1-8 52,693 441 445
% DENOTES ROWS THAT HAVE CHANGED

MASTER PARKING TABLE, PROPOSED

PARKING RATIO
BUILDING USE AREA (SF) (1 SPACE PER SF) REQUIRED | PROVIDED
88,322 (151
HYATT PLACE HOTEL ROOMS) | SPACE/ ROOM 151 154
AS REQUIRED
FALLS EVENT CENTER 15,224 SER MPP 157 157
TOTAL 308 311

BUILDING 1 MEDICAL OFFICE 7,400 150 49
BUILDING 5 *** PAD DELETED 0 0 0
BUILDING 7 RESTAURANT 7,800 100 78

TOTAL BUILDING 1-8 54,593 479 491
% DENOTES ROWS THAT HAVE CHANGED
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Planning Division Staff Report

Cﬁ%s EVI LLE Planning Commission Meeting February 7, 2019

CALIFORNIA Prepared by: Lauren Hocker, Senior Planner

ITEM 6.1: Design Review Permit, Parking Reduction, and Voluntary Merger — 1017 Douglas
Boulevard - Infill Pcl 187 — Drive-Thru Coffee Kiosk — PL18-0006

REQUEST
The applicant requests approval of a Design Review Permit to construct an 800 square-foot drive thru coffee
kiosk and associated improvements, an Administrative Permit for a one (1) space parking reduction, and a

Voluntary Merger to merge two (2) existing lots into one (1) lot for development.

Applicant — Tiffany Wilson, RSC Engineering, Inc
Owner — Chase Burke, Ethan Conrad Properties

SUMMARY RECOMMENDATION

The Planning Division recommends that the Planning Commission take the following actions:

A. Conclude that Finding 2 of the required four (4) findings of fact cannot be made to approve the Design
Review Permit, and accordingly deny the Design Review Permit.

B. Decline to take action on the Administrative Permit for a Parking Reduction, as the denial of the
Design Review Permit invalidates the request for an Administrative Permit.

C. Direct staff to process the Voluntary Merger administratively.

PUBLIC OUTREACH

The proposed project was distributed to the various agencies and departments which have requested
notice of City applications, and all comments were considered. Notice of the application was also
distributed to the Roseville Coalition of Neighborhood Associations and on March 29, 2018 the project
was brought to the Folsom Road Neighborhood Association (FRNA) meeting. Notice of this meeting was
mailed to all residences within 300 feet of the site. Of those in attendance, a total of 36 individuals and
households added contact information to the sign-in for the project. Attendees expressed many
concerns, but overall were most focused on traffic, safety, and noise. The most repeated concerns were
the impact to the neighborhood of cut-through traffic, particularly on Donner Avenue and Ben Ezra
Avenue; whether the access into and out of the site was sufficient and safe; and the noise both from the
kiosk itself and from people in the drive-through with their windows down and music on. Many attendees
spoke about the existing character of the neighborhood, which includes narrow one-way streets, low
traffic volumes, and a lot of pedestrian activity, and were concerned the project would negatively impact
their enjoyment of and safety in the neighborhood.

In response to these concerns, and in an effort to provide more information for the hearing body, City
staff directed Kimley-Horn to prepare a supplemental traffic study. While the first study focused on
internal circulation and access, this supplemental study focused on overall circulation, turning
movements, and traffic volumes. A second community meeting to receive feedback on the supplemental
traffic study and the project was held on August 23, 2018 at the Lion's Club. This meeting was held by
the applicants; it was not a Folsom Road Neighborhood Association (FRNA) meeting. Notice of this
meeting was mailed to all residences within 300 feet and all interested people who had provided a
physical address to the City, and was e-mailed to interested people who'd provided e-mail addresses.
This meeting was also well-attended, with residents continuing to express concerns similar to those
expressed at the first meeting.

The project was placed on the December 13, 2018 Planning Commission agenda and a public notice of
the hearing was published on November 30, 2018, and was distributed to all residences within 300 feet
of the project site and all people on the interested persons list. After the publishing of this notice, the
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applicant requested a continuance to a future date. A public notice of the Feburary 7, 2019 Planning
Commission hearing was published on January 25", 2019, and was distributed to all residences within
300 feet of the site and all people on the interested persons list.

BACKGROUND

The property owner and Dutch Bros originally contacted the City to discuss the project in the Spring of
2016. At the time, the prospective project included only one parcel at 1017 Douglas Boulevard, a 450-
square-foot kiosk, and 200 feet of stacking distance for the drive-through. Based on the City’s experience
with other high volume drive-through coffee kiosks (Starbucks, Dutch Bros, etc.) in the City, both Planning
and Engineering staff were concerned this stacking was insufficient, and needed additional evaluation
before a Design Review Permit application should be made. City Engineering staff contracted with
Kimley-Horn transportation consultants to evaluate access and circulation. The study, dated January 26,
2017, supported staff concerns and concluded that 350 feet of stacking would be needed to support the
project. The existing parcel had insufficient area to provide this, so the property owner purchased an
adjacent property. A new site plan was developed and a formal application for a Design Review Permit
was made to the City on January 9, 2018.

The project site is located at 1017 Douglas Boulevard, on the corner of Donner Avenue (see Figure 1).
In this location, Douglas Boulevard is a four lane facility with a center turning lane. Donner Avenue is a
single-lane, one-way street; the direction of travel is northbound toward Sutter Avenue. As shown in
Figure 2, property to the east is paved and improved with two commercial buildings (a taqueria and a
donut shop), parking spaces and some frontage landscaping. Although there are no pavement markings
or barriers, there is a 20-foot-wide City property in between the project site and the commercial properties
to the east. This property was originally part of an alley which extended north to Ben Ezra Avenue.
Although the entire alley remains, a barricade is located across the alley at the northern edge of the
property, so there is no through-access (the blue line on Figure 2).

Fig gure 1 Pro ect Locatlon
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SITE INFORMATION

Location: 1017 Douglas Boulevard

Total Size: 0.5 acres

Topography and Setting: The existing project site includes one lot on Douglas Boulevard and an
adjacent lot behind (to the north) which is developed with a single-family home and detached garage.
Most of the property is gravel and dirt, but the northern of the two parcels includes a single-family home,
garage, and landscaping, including landscape trees. The site is level due to past development and activities.
Both properties have a zoning and land use designation of Community Commercial (CC). A drive-through
restaurant is a permitted use in the CC zone.

The project plans are included as Exhibits A—F (Site Plan, Grading Plan, Utility Plan, Landscape Plan,
Photometric Plan, and Elevations). The project includes frontage on Douglas Boulevard and Donner
Avenue, and will also rely on a driveway on Folsom Road. These facilities are described below.

Douglas Boulevard — Douglas Boulevard is an arterial street, and current design standards require
driveways to be a minimum of 250 feet apart. Examining both sides of the street, there are six existing
driveways on this block of Douglas Boulevard, between Folsom Road and Donner Avenue. None of
these existing driveways meet current standards, with the closest driveways approximately 65 feet apart,
and the farthest driveways approximately 150 feet apart. In addition, while a protected turn pocket is
provided for the left turn onto Folsom Road, the remainder of Douglas Boulevard has a shared center
turning lane. As a result, there can be turning conflicts, as eastbound and westbound drivers may need
to occupy the same space in the turning median in order to make left turns into the closely-spaced
driveways.

Donner Avenue — Donner Avenue is a minor residential street, which is one-way (northbound). The
lots along this roadway were originally created in 1921, so the street is not designed based on modern
standards, and because many of the homes do not include a garage the travel lane on the street is
narrowed by the presence of many cars parked on both sides of the street.
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Folsom Road — Folsom Road is a collector street, and current design standards would require
driveways on Folsom Road to be a minimum of 200 feet apart. There are seven existing driveways
between Douglas Boulevard and Ben Ezra Avenue. None of these driveways meet existing standards,
with the closest driveways approximately 55 feet apart and the farthest driveways approximately 120 feet
apart. In addition, there is no turning lane on Folsom Road; turning vehicles must queue within the travel
lane.

EVALUATION: DESIGN REVIEW

Section 19.78.060 of the City of Roseville Zoning Ordinance requires that four findings be made in order
to approve or conditionally approve a Design Review Permit. In evaluating the project in light of the
findings, staff analysis concluded that findings 1, 3, and 4 could be made in the affirmative, but finding 2
could not. Specifically, staff is concerned the vehicle, pedestrian, and bicycle circulation proposed will
not result in “a safe, efficient, and harmonious development.” The staff report is organized to present the
analysis of access and circulation first, with analyses of the other findings and other aspects of finding 2
at the end of the Design Review Evaluation. The four findings recommended for action are listed below
in bold italics

1. The Project as approved preserves and accentuates the natural features of the property, such
as open space, topography, trees, wetlands and water courses, provides adequate drainage
for the project, and allows beneficial use to be made of the site for development.

2. The project site design as approved provides open space; access; vehicle parking; vehicle,
pedestrian, and bicycle circulation; pedestrian walks and links to alternative modes of
transportation; loading areas; landscaping and irrigation; and lighting, which results in a safe,
efficient, and harmonious development and which is consistent with the applicable goals,
policies, and objectives set forth in the General Plan, the Community Design Guidelines, and
the applicable Specific Plan and/or applicable design guidelines.

3. The building design, including the materials, colors, height, bulk, size, and relief, and the
arrangement of the structures on the site, as approved, is harmonious with other development
and buildings in the vicinity and which is consistent with the applicable goals, policies, and
objectives set forth in the General Plan, the Community Design Guidelines, and the applicable
Specific Plan and/or applicable design guidelines.

4. The design of the public services, as approved, including but not limited to, trash enclosures
and service equipment, are located so as not to detract from the appearance of the site, and
are screened appropriately and effectively using construction materials, colors, and
landscaping that are harmonious with the site and the building designs.

Background

As discussed in the Background section of this staff report, City staff had concerns about the proposal
before it was submitted and clearly communicated these concerns to the applicant in verbal and written
form. Although the City’'s Community Design Guidelines require a minimum stacking distance of 150 feet
for drive-through uses, staff experience with other high-volume drive-through uses in the City (Dutch
Bros, Starbucks, and In N Out, among others) indicated that the minimum standard would be insufficient
to avoid operational conflicts with surrounding roadways. The City contracted with Kimley-Horn
transportation consultants to prepare an on-site circulation study, to determine the appropriate stacking
distance and internal circulation design. This study, included as Attachment 1, concluded that a total of
350 feet of stacking distance would be required. The single parcel was not large enough to provide this
amount of stacking, so the owner purchased the property to the north, increasing the site to approximately
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half an acre. This is still a small and constrained site, but was enough to provide exactly 350 feet of
stacking distance. The applicant prepared a site plan with this stacking distance met, and made an
application for a Design Review Permit to the City.

As the City began evaluating the proposal and began receiving feedback from the community, it became
clear that another traffic study would be needed. The purpose of the new study was to examine off-site
circulation and access, and how that would affect circulation into and out of the project site. The second
traffic study was also prepared by Kimley-Horn transportation consultants, and is included as Attachment
2 of this staff report. For this study, trip generation was developed by examining actual trip counts from
three sample locations: a Starbucks on Pleasant Grove Boulevard, a Dutch Bros on Baseline Road, and
a Dutch Bros on Sunset Boulevard. The study included an analysis of the Douglas Boulevard and Folsom
Road intersection, as well as the primary project access driveway on Douglas Boulevard. Kimley-Horn
reached the following conclusions:

e The average maximum vehicle queue would be 14 cars, or 350 feet. Queues could sometimes
be longer than this, so the City alley should be striped “keep clear” to encourage additional
vehicles to queue in a line extending toward Folsom Road.

o Left-turn storage into the site from Douglas Boulevard would need to be 3 cars, or 75 feet.

e During the AM peak hour, the queue on Douglas Boulevard for the Douglas Boulevard/Folsom
Road intersection will sometimes extend past the project driveway (City alley).

e The primary project driveway (City alley) would need to be restricted to ingress only, due to
conflicts between left turns out of the site and left turns into the site.

e The Douglas Boulevard and Folsom Road intersection will operate at Level of Service B, which
is acceptable according to City General Plan policy.

¢ The median on Folsom Road should be pulled back to allow left turns out of the driveway behind
the donut shop, because otherwise northbound cars are likely to turn right on Douglas Boulevard
and then right onto Donner Avenue, which is a residential, one-way street.

o A “no left turn” sign should be installed on the Folsom Road median facing the northbound travel
lanes, to discourage left turns into the site.

¢ During the AM peak hour, the queue on Folsom Road will often extend past the driveway behind
the donut shop, though the queue will fully empty each time the signal turns green. It is
recommended that Folsom Road include “Keep Clear” striping to preserve left-turn egress when
the queue backs up.

The study concludes that with the design changes recommended in the study, the project access and
circulation could perform adequately. However, this conclusion is based on maximum average conditions
and the assumption that most people will obey striping, signage, and general traffic laws. In other words,
everything would have to operate perfectly 100% of the time. These assumptions are entirely appropriate
and consistent with the standards for preparation of a traffic study, and the City is therefore confident that
the traffic study is adequate for its purpose. In most cases, this would conclude staff analysis of access
and circulation, because in the majority of cases it can be expected that while some drivers will make
improper/unexpected vehicle movements, these will be uncommon, are not the result of project/roadway
design, and will have transitory effects.
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However, as City staff continued to examine the constraints on the site and vicinity, it became increasingly
clear that there were many opportunities for improper vehicle movements, and that these movements
would have a disproportionately large negative effect on operations, due to design constraints. These
constraints could result in serious consequences for adjacent developments and the surrounding
roadway system, particularly during peak conditions. These areas of potential impact are shown on
Figure 3, and are described below.
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Analysis
Project Driveway/City Alley (Point 1)

One of the main concerns expressed by the community was that people who wanted to go north would
turn right onto Douglas Boulevard, and then right again onto Donner Avenue, a one-way residential street.
Residents opposed this potential increase in cut-through traffic. Therefore, the traffic study examined
this driveway as ingress-only, to avoid turning movement conflicts between left turns in and left turns out,
and also to funnel traffic toward Folsom Road. The design therefore includes a narrowing of the existing
driveway so that cars cannot pass in both directions, and a curb flare at the drive-through outlet, to
encourage drivers exiting the drive-through to turn left and head up to the Folsom Road exit. However,
there are no designs available to prevent left or right turns out of the site. In less constrained areas of
the City, a protected left-turn pocket could be provided on Douglas Boulevard, which would allow vehicles
to queue for ingress movements but which would block exiting left turns. This design is not possible in
this location, because the left-turn pocket would cut off access to other nearby driveways. Therefore, the
proposed design must rely on drivers to make appropriate choices.

In addition, because the site is small, the only available site layout results in the drive-through exit being
located right next to the project driveway. If a driver attempts to exit this driveway because it is a clearly
shorter travel path back onto Douglas Boulevard, this will result in conflicts with people attempting to turn
right or left into the site. Furthermore, if the driver finds they must wait before successfully making their
improper turning movement, people queued in the drive-through lane and people queued to turn into the
site will be unable to complete their movements until this vehicle moves on. Drivers could be stopped on
Douglas Boulevard waiting to turn right, or could begin a left turn movement across Douglas Boulevard
and have to come to a stop broadside to the travel lanes. Either circumstance will result in unsafe
operating conditions.

City Alley (Point 2)

According to the traffic study, queues could sometimes spill out of the drive-through lane. If cars stacked
in the City alley, it would block the exiting pathway for the drive-through. This would either push drivers
to improperly exit through the project entry on Douglas or could shut down all ability for the drive-through
to move forward. It would only take a handful of additional cars queuing in the alley to cause these
conditions, because there is only approximately 50 feet of alley between the end of the drive-through and
the beginning of the parking stalls adjacent to the taqueria. To avoid this condition, the traffic study
recommends striping the City alley with Keep Clear pavement markings, so that the queue spillover will
extend east from the end of the drive-through (toward Folsom Road) instead of in the alley.

These pavement markings may prevent improper queuing, but will require people entering the site from
Douglas to drive around the back of the Taqueria and make a 180 degree turn to enter the line. Since
this is less convenient, there will undoubtedly be drivers who do not obey the pavement markings. City
staff have observed this type of behavior in other areas of the City with high-volume drive-through
businesses. There have been several locations where Engineering staff performed observational studies
and assessments, in order to remediate or document the conditions. In these case, people have been
observed waiting within a right-turn lane on City streets or in areas which block internal drive-aisles. In
these cases, the queuing is largely an inconvenience. In this case, if even a few cars ignore the pavement
markings, all circulation through the drive-through could halt, or drivers could feel themselves forced to
exit through an ingress-only driveway.
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Planned Queue Location (Point 3)

On the occasions when queueing spills out of the drive-through, and assuming the pavement markings
are obeyed, the overflow queue will extend easterly toward Folsom Road. However, there are parking
stalls in this area. Any queue spillover would either block empty stalls from being used, or would block
in parked cars.

Folsom Road Driveway (Point 4)

Folsom Road is a two-lane collector street and includes a median which extends from Douglas Boulevard
past the existing driveway behind the donut shop. The purpose of this median is to prevent left turns into
or out of the driveway. However, the study recommends pulling back the median on Folsom Road so
that left turns out of the site are possible, otherwise cars would make a series of right turns to use Donner
Avenue. Several other design changes are recommended as well, to help avoid circulation issues that
could be caused by opening this area to left turns.

Left turns into the site from Folsom Road would not be safe and could cause circulation issues, because
vehicles would have to queue within the travel lane (there is no turning median/lane), and the driveway
is only approximately 100 feet from the Douglas Boulevard intersection. Vehicles could back up from
Folsom Road onto Douglas, or vehicles turning right onto Folsom Road from Douglas Boulevard may not
be able to see or expect a person stopped in the travel lane just after the turn. To address this, the traffic
study recommends a sign in the median prohibiting left turns. However, there are no designs available
which could prevent left turns; the design relies on drivers to make appropriate choices.

The traffic study found that queues on Folsom Road regularly extend past the driveway behind the donut
shop, which would block the ability to turn left out of the site. The traffic study recommends “Keep Clear”
pavement markings on Folsom Road in front of the driveway, to encourage people to leave a gap so that
vehicles can still exit. Again, these markings can encourage good driver behavior, but cannot ensure
that the area will remain clear for turning movements. If the area is blocked, queues could form within
the commercial site, and drivers would be encouraged by this condition to attempt alternative travel paths
(see Point 5).

Douglas Boulevard Driveway — Central (Point 5)

There is another existing driveway on Douglas Boulevard into the commercial center, located in between
the donut shop and taqueria. A median on Douglas Boulevard prevents left turns into or out of this
driveway, so it is a right-in, right-out only access point. Although the circulation plan for the project has
been designed to route people in and out via the project driveway and the Folsom Road driveway, drivers
could nonetheless use this central driveway to turn right out of the site and turn right again onto Donner
Avenue. This outcome is much more likely if there is a queue waiting to use the Folsom Road driveway.

Vehicle Backing and Loading (Point 6)

On the occasions when the queue spills out of the drive-through, or backs up from the Folsom Road
driveway, there are likely to be conflicts with other vehicles attempting to maneuver on the site. As
previously noted, the queue from the drive-through will block parking spaces, but will also make it difficult
for other vehicles to maneuver through the site or back out of parking spaces on the other side of the
aisle. This is also true of queues extending from the Folsom Road driveway. In addition, this commercial
corner has no dedicated loading area, so delivery vehicles must either stop across parking spaces or
stop within a drive-aisle. This could further complicate on-site circulation and queueing.
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Left-Turn Queue on Douglas (Point 7)

The traffic study concluded that 75 feet of stacking distance would be required for left turns into the project
driveway on Douglas Boulevard. This stacking will prevent westbound vehicles from turning left into the
commercial property across the street from the site (Hillcrest Center). Drivers would need to pass the
site and find an area to turn around. The only legal way to do so would be to turn left on Keehner Avenue,
travel down the roadway a short distance and then turn around, go back on Keehner Avenue to make a
right on Douglas Boulevard, and then travel down Douglas Boulevard to make a right into Hillcrest Center.
Given the inefficiency of this pathway, it is likely that drivers will make illegal u-turns on Douglas
Boulevard, or attempt to squeeze past the back of the left-turn queue. Either of these driving choices
would result in unsafe conditions.

Traffic, Circulation and Access Conclusion

The existing site constraints present significant challenges to any project, but particularly to a high-volume
traffic use such as a drive-through restaurant. The existing uses within the commercial center—a taqueria
and a donut shop—do not generate these conflicts because they do not generate large queues either
on- or off-site and they generate low traffic volumes. Staff is concerned about the proposed project not
because of any one particular circulation and traffic issue, but because of the potential cumulative effect
of all seven conflict areas identified in the evaluation. In other areas of the City where high-volume drive-
through uses have generated issues, they are on much larger commercial sites along roadways which
meet current design standards, so the impacts are limited to one or two points of transitory nuisance
conditions. On this site, there are many points of conflict affecting all aspects of on- and off-site
circulation, and their potential impacts include health and safety issues on the City’s roadways and for
the surrounding neighborhood. The finding requires staff to confidently state that the project will result in
a safe, efficient, and harmonious development, but staff has concluded that this finding cannot be made
with any degree of certainty. The remainder of the evaluation focuses on other aspects of the Design
Review Permit; staff has not identified any issues with the other portions of the evaluation.

Noise

The project includes a drive-through aisle near the northern property boundary, and cars in this queue
will generate noise from idling engines, playing music, and people talking. Although the project does not
include any amplified sound or order boards, there will also be people talking at the kiosk and, potentially,
music playing within the kiosk. Property immediately to the north of this site is single-family residential
property, and these noises will be audible across the property line. However, none of these noise sources
are generally significant during daytime hours, as they are already part of the existing urban noise
environment, and generate noise levels which are lower than the existing ambient noise from Douglas
Boulevard (according to the City of Roseville General Plan Noise Element, the 60 dB noise contour from
the roadway extends into the residential area). In addition, the project includes a six-foot-tall masonry
wall on the northern property boundary, which can generally be expected to reduce noise by
approximately 5 dB.

However, the applicant originally proposed 24-hour operations for the facility. While the applicant has
indicated a willingness to scale back those hours, the City has no mechanism by which to condition the
hours of operation of the project. Noises which would be absorbed by background noise in the daytime
conditions would become more audible during nighttime conditions, and could be expected to result in
nuisance conditions for the nearest residence (such as a homeowner needing to keep windows shut at
night).
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Preserves Natural Features

Most of the project site is hard-packed dirt and gravel, with no natural features. The northern portion of
the site contains typical landscape trees and grass, but is a level site with no wetlands, water courses,
native trees, or other natural features to preserve or accentuate.

Building Design

The existing buildings along this section of Douglas Boulevard do not have a consistent design theme or
style with which the project could conform, but all reflect older architectural trends. For this reason, the
applicant has proposed a building form which is updated, without being too modern or out of keeping with
this older corridor. The building includes the use of flat parapets, brick, and (faux) wood siding, which
are designs and materials found in the existing nearby buildings. However, the building also includes
effective architectural variation and the use of metal siding, a more modern material. The overall height
and massing of the building has been kept lower-profile, at only 800 square feet and a maximum height
of 24 feet.

The proposed building includes the use of flat parapets at several different heights (14, 20, and 24 feet)
to provide roofline variation, and also includes wall plane variation on all four sides of the building. At 24
feet, the tallest portion of the building is similar to the typical roof peak height of a single-level residential
structure, so will not be out of scale with the adjacent residential area. The faux wood and brick each
have a slightly different but complementary grey-brown color, to provide a neutral backdrop for the
saturated blue of the metal siding. The faux wood siding is a high-quality, textured material (New Tech
Wood Shadowline). The proposed building provides variation in colors, materials, height, bulk, size, and
relief, which is harmonious with the surrounding commercial and residential development.

Public Services Design

The trash bin for the proposed project is shown screened inside an enclosure faced with the same brick
as the proposed building, and located interior to the site, away from either street frontage. All other
equipment for the site will be roof-mounted, and screened from view by the parapets.

Parking

According to City Zoning Ordinance Chapter 19.26, Off-Street Parking and Loading, a restaurant with a
drive-through requires one parking space for each 50 square feet of building area. The proposed project
includes an 800-square-foot kiosk, which results in a parking requirement of 16 spaces. The applicant
has provided 11 spaces on the project site and has provided a recorded reciprocal access and parking
agreement granting the shared use of an additional 4 spaces on the neighboring commercial property.
These spaces can be shared because an analysis of the total parking for the proposed building plus
existing buildings shows there are 42 parking spaces provided, and a total of 42 parking spaces required.
However, since the applicant requires 16 spaces and only has legal access to 15 spaces, either an
Administrative Permit for a parking reduction of one parking space is required, or the reciprocal access
and parking agreement would need to be amended to grant the use of five spaces, instead of four.

Lighting, Landscaping, and Open Space

The project includes a landscaping buffer along Douglas Boulevard, Donner Avenue, and the rear
(northern) property line which is adjacent to residential property. The landscaping corridor on the
roadway frontages is 20 feet deep, and includes a 3-foot tall wall to screen vehicles in the drive-through—
particularly the headlights—from view. The landscaping includes a mix of groundcovers and shrubs, as
well as Chinese pistache and London plane trees. The landscape buffer on the northern property line is
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10 feet wide, includes a mix of shrubs and ornamental grasses and some crepe myrtle trees. A masonry
sound wall is proposed on the northern property line, and the landscaping plans show the vines planted
along the wall. The selected tree species are consistent with other trees in the area and exceed the
minimum 50% parking lot shading requirement of the Community Design Guidelines. The proposed
lighting for the site and parking area has been designed and located to ensure that there is no light
trespass off-site (see the Photometric Plan, Exhibit E). To minimize the impact of the parking lot lighting,
the lighting standards have been set back from the residential property line and have a maximum height
of 20 feet.

EVALUATION — ADMINISTRATIVE PERMIT

An Administrative Permit for a parking reduction must be associated with either an existing development
or approved development. Staff is recommending the Planning Commission deny the Design Review
Permit, which would invalidate the request for an Administrative Permit. For this reason, staff has
recommended Planning Commission take no action on the Administrative Permit.

EVALUATION - VOLUNTARY MERGER

The proposed Voluntary Merger could be completed regardless of the disposition of the Design Review
Permit, but according to the City’s Subdivision Ordinance, the approving authority for a stand-alone
Voluntary Merger is the Planning Manager. Therefore, staff recommends Planning Commission request
that the Voluntary Merger be processed administratively, and take no other action on this entitiement.

ENVIRONMENTAL DETERMINATION

The California Environmental Quality Act (CEQA) does not apply to a denial action. Pursuant to CEQA
Guidelines Section 21080, CEQA only applies to “discretionary projects proposed to be carried out or
approved by public agencies.”

RECOMMENDATION

The Planning Division recommends the Planning Commission take the following actions:

A. Concluding that finding 2 of the required four (4) findings of fact cannot be made to approve the
Design Review Permit, and accordingly deny the DESIGN REVIEW PERMIT - 1017 Douglas
Boulevard - Infill Pcl 187 — Drive-Thru Coffee Kiosk — PL18-0006.

B. Decline to take action on the ADMINISTRATIVE PERMIT - 1017 Douglas Boulevard — Infill Pcl
187 — Drive-Thru Coffee Kiosk — PL18-0006, as the denial of the Design Review Permit invalidates
the request.

C. Direct staff to process the VOLUNTARY MERGER - 1017 Douglas Boulevard - Infill Pcl 187 —
Drive-Thru Coffee Kiosk — PL18-0006 administratively.
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Attachments
1. Access and Stacking Analysis
2. Traffic Study

Exhibits

Site Plan
Grading Plan
Utility Plan
Landscape Plan
Photometric Plan
Elevations

Tmoow>

Note to Applicant and/or Developer: Please contact the Planning Division staff at (916) 774-5276 prior to the Commission meeting if you
have any questions on any of the recommended conditions for your project. If you challenge the decision of the Commission in court, you
may be limited to raising only those issues which you or someone else raised at the public hearing held for this project, or in written
correspondence delivered to the Planning Manager at, or prior to, the public hearing.
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_ PC Attachment 1
Kimley»Horn

Memorandum

To: Marc Stout, P.E.

From: Chris Gregerson, P.E.
Matt Weir, P.E., T.E., PTOE

Re: Douglas Boulevard Coffee Kiosk
Traffic Evaluation
Roseville, California

Date: January 26, 2017

Per your request and authorization, we have prepared this traffic evaluation for the above referenced
project.

Project Understanding

Kimley-Horn understands that a drive-thru coffee kiosk is proposed for the vacant site located at 1017
Douglas Boulevard (see Exhibit 1). The adjacent properties (1025 and 1045 Douglas Boulevard) are under
the same ownership as the proposed project and are described as sharing access and parking across all
three parcels. According to the project applicant, when all three uses are considered, the parking supply
required by the City will be exceeded. The proposed project consists of an approximately 450-square foot
building and a drive-thru lane that provides approximately 200-feet for vehicle stacking (see Exhibit 2).
Access to the proposed project will be from Douglas Boulevard via the existing alley located between
1017 and 1025, as well as to and from Folsom Road through 1025 and 1045. The purpose of this analysis
is to evaluate the proposed project’s access points, to determine the amount of storage and/or driveway
treatments that are necessary to ensure safe and efficient operations, and to approximate and confirm
adequate drive-thru storage.

Study Facilities and Evaluation Parameters

The following two intersections (see Exhibit 3) are included in this access evaluation. Exhibit 3 details the
study intersections’ geometries while Exhibit 4 details the peak-hour volumes. Traffic counts are provided
in Attachment A. For each locat