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Reverie Retreat

On-site Transportation Review
November, 2016

Project: Reverie Retreat Project
Conditional Use Permit S15-0016

1. Existence of any current traffic problems in the local area such as a high-accident location,
non-standard intersection or roadway, or an intersection in need of a traffic signal.

Access to the project is via a private driveway encroachment to Spanish Flat Road.
Spanish Flat Road is approximately 1.3 miles long, intersecting SR 193 to the west and
Traverse Creek Road to the east. Both terminal intersections are standard, unsignalized
intersections with little or no skew, adequate sight distance and high apparent service
levels. County long-range planning staff confirm that the most recent annual accident
location study shows that there are no high accident locations near the project.

2. Proximity of proposed site driveway(s) to other driveways or intersections.

Access to the project site is via an existing driveway that encroaches onto Spanish Flat
Road approximately 4,250 feet (0.8 mi.) east of the Spanish Flat-SR 193 intersection. The
nearest adjacent driveways are 450 feet to the east and 3,000 feet to the west.

3. Adequacy of vehicle parking relative to both the anticipated demand and zoning code
requirements.

Retreat uses are not specifically listed in the County’s schedule of off-street vehicle
parking requirements (Municipal Code Chapter 17.18.060). When parking requirements
for a use are not specifically listed in the Municipal Code (i.e. because the specific use is
not listed in the code), parking requirements are determined by applying demand factors
for the most similar use or activity listed in the code. The Reverie Retreat project’s uses
include one-day events, multi-day retreats & workshops during which guests stay at the
site, and short-duration special events. In all cases attendance is limited to 75 guests (40
guests for Phase 1), and in all cases guests are expected to stay at the site for the
duration of the event (i.e. one inbound trip and one outbound trip). The owners’
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experience with similar events suggests that very few guests arrive alone, most arrive
either two or three to a vehicle, and some arrive four to a vehicle.

Parking demand factors published in the Municipal Code for uses similar in nature to the
project’s uses — i.e. uses that expect a pre-determined number of (frequently pre-
registered) guests to arrive within a narrow window of time and then stay at the site for the
duration of an event - include the following:

Use Parking demand factor
Campground 1 space per every 3 day users
Ski facility 1 space per every 2.7 users
Theaters, movies 1 space per 3 seats
Churches, places of public assembly, 1 space per 4 seats

convention facilities

While the description “church, places of public assembly and convention centers” is most
similar to the project’s proposed uses, the owner believes that a parking demand factor of
1 space per 4 guests would result in fewer parking spaces than is needed to comfortably
accommodate all guests. Based upon past experience with the use, the owner predicts
that a parking demand factor of 1 space per 3 guests will conservatively accommodate
guests for all planned uses and activities.

With the foregoing in mind, parking demand for the project has been calculated as follows:

Phase 1 Parking Deman
On-site
Project Parking
Use Demand Factor Quantity Required
Residential single-family 2 spaces per unit 1 2
Campground, theatre, 1 space per 3 40 14
restaurant, etc. persons
Staff (including owners) 1 space per person 4 4
Total on-site parking spaces required — Phase 1: 20
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Phase 2 Parking Demand

On-site

Project Parking

Use Demand Factor Quantity Required
Residential single-family 2 spaces per unit 1 2
Campground, theatre, 1 space per 3 75 25

restaurant, etc. persons

Staff (including owners) 1 space per person 6 6
Total on-site parking spaces required — Phase 2: 33

New parking areas are proposed to accommodate passenger vehicles for guests and staff.
Accessible parking areas and accessible pathways will be provided as required by law. In
keeping with the agriculture-based theme of the project, parking areas will be graded to
drain and surfaced with rolled aggregate base.

4. Adequacy of the project site design to fully satisfy truck circulation and loading demand
on-site, when the anticipated number of deliveries and service calls may exceed 10 per

day.

The estimated number of deliveries and service calls for the project (converted to a daily
rate) is approximately 1.4 per day. A truck circulation and loading demand analysis is not
warranted for this project.

5. Adequacy of the project site design to provide at least a 25 foot minimum required throat
depth (MRTD) at project driveways: include calculation of the MRTD.

The required storage length for the project’s access driveway has been calculated based
on guidance provided in the California Department of Transportation Highway Design
Manual, Section 405.2. For unsignalized intersections, the required storage length is
calculated as the number of turning vehicles likely to arrive in an average 2-minute period
during the peak hour. The Highway Design Manual recommends that space for a
minimum of two vehicles should be provided, at 25 feet per vehicle.

The minimum required storage length for turning movements at the intersection of the
project access driveway and Spanish Flat Road is as follows:
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(25 turning movements/60 minutes per hour)(2)(25 feet/vehicle) = 20.8 feet

The calculated minimum storage length is 20.8 feet, however the Highway Design Manual
recommends a minimum storage length of 50 feet. The design throat depth for the project
access driveway (the distance between the Spanish Flat traveled way and the near edge
of the first on-site parking space) is approximately 85 feet, which conservatively exceeds
the recommended minimum storage length.

6. Adequacy of the project site design to convey all vehicle types.

The site has been designed to accommodate all vehicle types by incorporating relevant
minimum design standards from both State and County fire & life safety codes.
Improvement plans for the site will incorporate relevant geometric design standards for
County review and approval.

7. Adequacy of sight distance on-site.

The required sight distance at the project’s access driveway encroachment to Spanish Flat
Road has been calculated based on guidance provided in the California Department of
Transportation Highway Design Manual, Section 201.1. For at-grade intersections
including private road connections, required sight distance is the stopping site distance
based on a given design speed. Design speed is determined by either: a) the posted
speed limit in the direction of travel; or b) a prime facie speed of 55 mph for unposted
roadway sections.

Westbound Spanish Flat Road is posted for a maximum speed of 25 mph. Stopping sight
distance for westbound traffic (i.e. sight distance in the easterly direction) is given by the
Highway Design Manual as 150 feet. Preliminary measurements of sight distance in the
easterly direction exceed 150 feet, although minor vegetation removal may be necessary
to maintain adequate long-term sight distance in this direction.

Eastbound Spanish Flat Road is not posted for maximum speed, therefore a prime facie
speed of 55 mph is used for required sight distance calculations. Stopping sight distance
for eastbound traffic (i.e. in the westerly direction) is given by the Highway Design Manual
as 500 feet. Preliminary measurements of sight distance in the westerly direction exceed
500 feet with minor vegetation removal.

The extent and location of vegetation removal will be identified and specified at the time of
encroachment design and permitting.

8. Queuing analysis of “drive-through” facilities.

Not applicable.
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PHASE 1
PROJECT FEATURES

SINGLE FAMILY DWELLING TO REMAIN
(1,500 S.F.)

NEW RESTROOM / SHOWER BUILDING
(600+ S.F.)

SPA & MASSAGE FACILITY (FORMER GUEST
HOUSE - 400+ S.F.)

FOOD SERVICE & TEACHING KITCHEN
FACILITY WITH OUTDOOR DINING DECK
(600+ S.F.)

PARKING DEMAND
PHASE 1

SINGLE FAMILY DWELLING: 2 SPACES

CAMPGROUND / THEATRE: 14 SPACES
(1 SPACE / 3 USERS)

YOGA & CONFERENCE FACILITY
(1,800+ S.F.)

CAMPSITES - 20 CABINS SHOWN
20,000 S.F. CAMPSITE AREA

EMPLOYEES: 4 SPACES

PHASEI TOTAL: 20 SPACES

CAMPSITES - 10 TENT SITES SHOWN
10,000 S.F. CAMPSITE AREA

GUEST PARKING - 14 SPACES SHOWN

EMPLOYEE & SFD PARKING - 6 SPACES
SHOWN

ECRONCRONORNCRONCES

GUEST VEHICLE CIRCULATION ROUTE -
18' WIDE ROLLED & COMPACTED
AGGREGATE BASE

EMERGENCY VEHICLE TURNAROUND
IYPICAL PARKING STALL

N.T.S.

EXISTING PATHWAY TO REMAIN
IMPROVED SPANISH FLAT ROAD
ENCROACHMENT

ACCESSIBLE PARKING AREA

NEW ON-SITE WASTEWATER SYSTEM AREA

EXISTING POND TO REMAIN UNDISTURBED

TRASH ENCLOSURE

PROPANE TANK

ONCRCNONCRCHCRONC

MONUMENT SIGN - 12 8.F. (OR LESS)

LEGEND

rﬂ&!ﬁ“ CONCRETE OR A.C. PEDESTRIAN
PATHWAY

Ry COMPACTED A B. WALKING PATH

A.C. ROADWAY

COMPACTED AGGREGATE BASE
ROADWAY

OHE OVERHEAD POWER

——————— EDGE OF EXISTING UNIMPROVED
ROADWAY

@ CAMPGROUND TENT SPACE

CAMPGROUND CABIN

NOTES
1. Building and project feature locations {(except for
c AL ST ATE existing buildings) are general and are intended to
illustrate their approximate. The final location and
E NGINE E RING configuration of project features and buildings will
be determined at the time of detailed site design.
INCORPORATED
2.  Project features may be implemented in phases as
demand and resources dictate.
427 BROADWAY PHONE: (209) 223-1441
JACKSON, CA. 95642 FAX: (209)-223-5044
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PHASE 11
PROJECT FEATURES

\\ \\ ——

\ X
PARKING DEMAND NN
PHASE II
SINGLE FAMILY DWELLING: 2 SPACES
CAMPGROUND / THEATRE; 25 SPACES \

(1 SPACE / 3 USERS)

SINGLE FAMILY DWELLING TO REMAIN
(1,500+ S.F.)

NEW RESTROOM / SHOWER BUILDING
(600 S.F.)

SPA & MASSAGE FACILITY (FORMER GUEST
HOUSE - 400+ S.F.)

FOOD SERVICE & TEACHING KITCHEN
FACILITY WITH OUTDOOR DINING DECK
(600= S.F.)

YOGA & CONFERENCE FACILITY
(1,800+ S.F.)

CAMPSITES - 35 CABINS SHOWN
35,000 S.F. CAMPSITE AREA

~ %

EMPLOYEES: 6 SPACES

PHASE IT TOTAL: 33 SPACES

CAMPSITES - 10 TENT SITES SHOWN
10,000 S.F. CAMPSITE AREA

GUEST PARKING - 25 SPACES SHOWN -PHII

EMPLOYEE & SFD PARKING - 8 SPACES
SHOWN -PH II

@ OO YOO

GUEST VEHICLE CIRCULATION ROUTE -
18' WIDE ROLLED & COMPACTED
- AGGREGATE BASE

EMERGENCY VEHICLE TURNAROUND
TYPICAL PARKING STALL

(«

EXISTING PATHWAY TO REMAIN

IMPROVED SPANISH FLAT ROAD
ENCROACHMENT

ACCESSIBLE PARKING AREA

NEW ON-SITE WASTEWATER SYSTEM AREA

EXISTING POND TO REMAIN UNDISTURBED

TRASH ENCLOSURE

PROPANE TANK

CNCRCNCRCNCRCNCNC

MONUMENT SIGN - 12 S F. (OR LESS)

LEGEND

CONCRETE OR A.C. PEDESTRIAN
PATHWAY

% COMPACTED A.B. WALKING PATH

A.C. ROADWAY

COMPACTED AGGREGATE BASE
ROADWAY

CHE OVERHEAD POWER

——————— EDGE OF EXISTING UNIMPROVED

ROADWAY
@ CAMPGROUND TENT SPACE
CAMPGROUND CABIN
Xz
1. Building and project feature locations (except for
C AL ST ATE existing buildings) are general and are intended to
illustrate their approximate. The final location and
E NGI N E E RI NG configuration of project features and buildings will
be determined at the time of detailed site design.
INCORPORATED
2. Project features may be implemented in phases as
demand and resources dictate.
427 BROADWAY PHONE: (209) 223-1441
JACKSON, CA. 95642 FAX: (209)-223-5044
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CAL STATE
ENGINEERING

INCORPORATED

427 BROADWAY PHONE: (209) 223-1441

REVISED MARCH, 2016

TREE AND GRADING EXHIBIT
PROJECT FEATURES

TREE CANOPY AREA - MIXED
OAK-CONIFER WOODLAND

CLEARED AREA GENERALLY FREE OF
TREE CANOPY

AREA PROPOSED FOR GRADING

© OO

LEGEND
a TREE CANOPY BOUNDARY
(APPROX.)
~
N
N LIMIT OF GRADING (APPROX.)
\
=

24" p|NE TREE >20" DBH TO BE REMOVED,
WITH TYPE (7 TOTAL)

NOTE THAT 16 TREES BETWEEN 8" DBH AND
20" DBH ARE PROPOSED FOR REMOVAL

NOTES

1. Building and project feature locations (except for
existing buildings) are general and are intended to
illustrate their approximate. The final location and
configuration of project features and buildings will
be determined at the time of detailed site design.

2.  Project features may be implemented in phases as
demand and resources dictate.
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