COUNTY OF EL DORADO DEVELOPMENT SERVICES
PLANNING COMMISSION
STAFF REPORT

Agenda of: July 11, 2013
Item No.: 8.c
Staff: Tom Dougherty

PLANNED DEVELOPMENT

FILE NUMBER: PD12-0003/Green Valley Convenience Center
APPLICANT: Strauch Companies
AGENT: Barghausen Consulting Engineers, Inc.

PARCEL OWNER: Cemo Family Properties

REQUEST: 1. Development Plan to allow the construction of a gas station,
convenience store, drive-through fast-food restaurant, single-bay
self-service carwash; and

2. Finding of Consistency with General Plan Policy 7.3.3.4 to allow a
reduction of the wetland setback from 50 feet to 10 feet.

LOCATION: Southeast corner of the intersection of Green Valley Road and Sophia
Parkway, in the EI Dorado Hills area, Supervisorial District 1. (Exhibit
A).

APN: 124-301-46 (Exhibit B)

ACREAGE: 2.12 acres

GENERAL PLAN: Commercial (D) (Exhibit C)
ZONING: Commercial-Planned Development (C-PD) (Exhibit E)

ENVIRONMENTAL DOCUMENT: Mitigated Negative Declaration
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RECOMMENDATION:  Staff recommends the Planning Commission take the following
actions:

1. Adopt the Mitigated Negative Declaration based on the Initial Study prepared by staff;

2. Adopt the Mitigation Monitoring Program in accordance with CEQA Guidelines, Section
15074(d), as incorporated in the Conditions of Approval and Mitigation Measures in
Attachment 1;

3. Approve Planned Development PD12-0003, based on the Findings in Attachment 2 and
subject to the Conditions of Approval in Attachment 1; and

4. Approve the Finding of Consistency with General Plan Policy 7.3.3.4 to allow a
reduction of the wetland setback from 50 feet to 10 feet.

STAFF ANALYSIS
Project Description: Development Plan to allow construction of the following:

4,602 square foot open-sided canopy w/8 self-service fuel pumps;
2,773 square foot convenience store;

2,183 square foot fast food restaurant with a drive-through;

1,196 square foot single-bay self-service carwash;

171 square foot trash enclosure;

20’-8.75” tall, 79.9 square-foot monument site identification sign; and
12-foot tall retaining wall.

@rPo0 o

Site Description: The 2.12-acre parcel is located between 400 and 420 feet elevation above sea
level. The area of the proposed construction is currently a vacant lot with frontage on Green
Valley Road to the north and Sophia Parkway to the west. The site is approximately 10 feet
below the adjacent roadway grades of Sophia Parkway and Green Valley Road. The parcel
contains old piles of soil spoils, with gravel and cobble evident at the surface, and covered
primarily with non native grasses and herbaceous plants typical of frequently disturbed (ruderal)
sites. There are a few young cottonwood and willow trees which have established themselves
among the spoils piles and along the stream, along with blackberry bushes. The site is triangular
in shape with an approximate width of 200 feet and length of 600 feet. A 15-foot-wide utility
easement runs along the east boundary. The site drains to the intermittent stream that bisects the
parcel and flows in an east to west direction. The stream continues westward under Sophia
Parkway through a culvert system consisting of three 48-inch-diameter reinforced concrete pipes
and headwall and empties into the Mormon Island Wetland Preserve, which is located on the
west side of Shadowfax Lane. The Mormon Island Dam, one of the dams containing Folsom
Lake, is located approximately 1,400 feet to the northwest across Green Valley Road.

The site contains an existing asphalt drive apron and unsurfaced road at the northeast corner of
the site. The project proposes to develop approximately 1.3 acres of the site and will leave the
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0.8-acre balance undisturbed. The developed site will add approximately 0.95 acre of impervious
surfaces and add approximately 0.39 acre of landscaping.

Parcel Creation: On January 13, 2009 the Board of Supervisors approved a zone change and
parcel map (Z07-0034/P07-0033) that changed the zoning from Two-Acre Residential (R2A) to
Commercial- Planned Development (C-PD) and created three parcels: one on the east side of
Sophia Parkway and two on the west. The subject parcel is Parcel 2 of that Parcel Map (PM50-
82), provided in this document as Exhibit C.

Project Issues: The primary issues with this project are aesthetics, air quality,
traffic/circulation, drive-thru lane evaluations, and impacts to the intermittent stream. Other
discussion items include building elevations/materials, fire protection, grading and drainage;
landscaping, land use compatibility, lighting; parking; signs, noise, and sewage disposal and
water. The following sections are summaries of the more detailed analysis’ contained in the
Proposed Mitigated Negative Declaration and Initial Study, included as Attachment Q.

Primary Issues

Aesthetics: The site is surrounded by developed or vacant commercial land except to the east.
Two medium density residential lots abut a portion of the property, and high density residential
lots are adjacent at the southeast corner. (See Exhibits D and E.) The project design, proposed
constructions materials, and colors of the physical elements, were analyzed for consistency with
the Community Design Guide and surrounding commercial businesses. With the exception of
the height of the proposed monument sign, and signs facing south and east, the project is
substantially consistent with the design of other commercial projects that have been approved
along Green Valley Road between Salmon Falls Road and the ElI Dorado/Sacramento county
line. Additionally, conditions of approval are recommended to assure the rooftop mechanical
equipment would be shielded from views by parapet walls, landscaping meets County standards,
and outdoor lighting conforms to proposed plans and County standards (Conditions 10, 12 and
13).

The proposed retaining wall would separate the wetland preserve from the development, and
would be buffered from views from the south by the proposed and existing riparian vegetation
and landscaping. The project would continue to provide the visual character of the riparian area
that currently exists by keeping ten feet north of the streambed high water mark areas and those
southward essentially intact post construction. The landscape plan includes evergreen species
(deodar cedar, holly oak, ponderosa pine) on the south and east side to buffer views into the
project from the east and south sides (Landscape Planting Plan, Sheet L1 of 5, Exhibit I).

Air Quality: An Air Quality Analysis dated December 4, 2012, was submitted for the project.
The El Dorado County Guide to Air Quality Assessment (CEQA Guide; ElI Dorado County
2002) was used to evaluate the proposed commercial development. The Analysis determined
that there would be potential short-term impacts during construction and long-term impacts
during operations. Three recommended mitigation measures have been included in Attachment
1 to reduce potential impacts to air quality. The ElI Dorado County Air Quality Management
District recommended conditions of approval to ensure AQMD air quality rules are implemented
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for the project. With conditions and mitigation measures, the project would be compliant with
District standards for air quality. Air Quality is discussed in more detail in the Air Quality
section of the draft Mitigated Negative Declaration and Initial Study.

Traffic/Circulation: The project proposes two new encroachments, one each onto Green Valley
Road and Sophia Parkway. These encroachments would be right in and right out only due to
safety concerns for left turn movements. Access and circulation driveways have been analyzed
by the Transportation Division and the El Dorado Hills Fire Department and found by both to be
adequate for interior circulation. Encroachment improvements would be designed to meet
County standards, and a condition is recommended to modify the corner to accommodate U-turn
movements from west-bound Green Valley Road to access the gas station.

The ARCO AM/PM Gas Station Traffic Impact Study, dated May 23, 2013, by KD Anderson &
Associates indicated the project would cause an increase in traffic on area roadways and
intersections of approximately 1,480 net new daily trips on a weekday basis, with 113 A.M. peak
hour trips and 125 P.M. peak hour trips. This project would add to traffic at the Green Valley
Road/Francisco Drive, Green Valley Road/El Dorado Hills Blvd., and El Dorado Hills
Blvd./Francisco Drive intersections. Policies under General Plan Objective TC-X require that
projects that worsen traffic construct or ensure funding is available to construct improvements to
maintain level of service (LOS) standards.

The EI Dorado Hills Boulevard/Francisco Drive intersection is presently operating at LOS F and
queue lengths currently exceed available lengths at Green Valley Road/El Dorado Hills Blvd.
The County has included improvements to the first intersection in its Capital Improvement
Program (CIP 71358 Francisco Drive Right-Turn Pocket.) It is planned to be constructed in the
2013-14 fiscal year. CIP 72332, the El Dorado Hills Boulevard/Francisco Drive Intersection
Alignment project, is presently unfunded but is included in the 20-year C.I1.P. The queuing issue
will be resolved with the improvements to Green Valley Road planned with CIP GP159, Green
Valley Road Widening from Salmon Falls Road to Deer Valley Road. The project will be
required to pay Traffic Impact Mitigation (TIM) fees based on the formula adopted by the
County for fuel pumps, a convenience store, fast food restaurant and carwash. Based on the
current fee schedule, the fees would be in the range of $200,000 or more. The payment of fees
would be considered their fair share of the impact improvements. Since the road improvements
necessary to serve this project are included in the 20-year CIP, the project is consistent with
applicable General Plan policies.

Encroachment and frontage improvements and the payment of TIM fees satisfy the General Plan
and design requirements to ensure safe ingress and egress and maintain LOS standards at all
applicable roadways and intersections.

Drive-thru Lane Evaluations: The Traffic Impact Analysis (TIA) dated May 23, 2013,
describes the following details for the drive-thru lane for the restaurant:

The project includes a Quick Service Restaurant (QSR) with drive-through capabilities. A
review of internal queuing for the drive-through lane was conducted to determine whether
adequate queuing is available without obstructing other movements on site, including ingress and
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egress at the driveways. The applicant has indicated that a Schlotzsky's Restaurant will be the
operator of the quick service restaurant. Information provided by Schlotzsky's suggested that
they require their queuing areas behind the menu board to accommodate at least four vehicles.
Figure 14 of the TIA displays the available queue length from the menu board located about 100
feet from the drive-thru entry. Five vehicles can be queued without encroaching into the travel
aisle along the west side of the site. The analysis determined that circulation to and from the
Sophia Parkway driveway can be completed without blocking vehicle access.

It appears that the drive-thru would be of adequate length to facilitate the potential use by
business wishing to use that option. Both DOT and the EI Dorado Hills Fire Department have
also reviewed both drive-thru proposals for interior vehicular circulation and neither responded
with any concerns of the design as proposed.

Intermittent Stream: General Plan Policy 7.3.3.4 requires that intermittent streams have a 50-
foot setback. The Policy allows that setback to be modified if information is received that
demonstrates a different setback is necessary or would be sufficient to protect the waterway.

The Interim Interpretive Guidelines for General Plan Policy 7.3.3.4 are utilized as the guide to
implement the Policy. The Biological and Jurisdictional Delineation Report Updates for the
Green Valley Convenience Center, dated May 1, 2013, determined there were no isolated
wetlands but that the intermittent stream constituted 0.47 acre of potential jurisdictional
wetlands. The applicants submitted a biological report required by the Guidelines to support their
request. There has been a U.S. Army Corps verification of the wetland delineation.

A mitigation measure has been added requiring a re-vegetation plan for the riparian area. Both
the California Department of Fish and Wildlife and Army Corps have reviewed the
recommended mitigation measures for the impacts to the stream. Both have responded that the
proposed mitigation measures appear to be adequate to protect the stream. Fish and Wildlife
would require review of the final restoration and grading plans to make their final determinations
during the 1602 processes.

With the inclusion of mitigation measures BIO-2 to 4, to minimize impacts on the intermittent
stream, the project could be found to be consistent with the intent of General Plan Policy 7.3.3.4
and the Interim Interpretive Guidelines for that Policy. The area to be filled north of the stream
has historically been disturbed with earth-moving equipment and soil spoils piles. The riparian
vegetation is limited north of the stream. The area south of the stream has been determined to
have a greater potential for the establishment of a riparian area. The project would be required to
fulfill the mitigation measures and Best Management Practices would be included in the grading
and restoration processes. The restoration plan would enhance the existing riparian area, and still
would allow reasonable use of the 2.12-acre parcel that has been designated by the General plan
for commercial uses. The intermittent stream is discussed in more detail in the Biological
Resources section of the proposed Mitigated Negative Declaration and Initial Study.
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Other Issues

Building Elevations/Materials: The fuel canopy will be a steel, flat-roof structure open on all
four sides. The roof will be supported by eight steel interior columns aligned with the fuel
pumps. The canopy facade will be aluminum composite panel with ARCO signage.

The Convenience Store and Fast Food Restaurant would be housed in a single 4,956 square foot
building. There will be two restrooms located in the building accessed by both functions. The
building would have a flat roof with a parapet surround averaging four feet above the roof plane
and would be accented with a standing-seam metal pitched roof facade along the sides facing
Green Valley Road and Sophia Parkway. The Green Valley Road side would also be accented
with two rough-sawn wood supported dormers over the entrances. The exterior walls would be
cement stucco painted in earth tones with colored accents and cement stone corner towers and
wainscot.

The carwash is a pre-fabricated unit made in Italy with a vision glass wall facing the parking lot,
painted cement stucco along the eastern property line, and cement stone accents to match the
adjacent building. The roof is an acrylic barrel-vault skylight. The surround trim is an
aluminum composite panel to match the canopy graphics.

The trash enclosure would be constructed of concrete masonry units painted to match the
adjacent building and would have a steel gate painted to match the enclosure.

The retaining wall along the southern end of the development is anticipated to be constructed of
steel “H” piles drilled into the underlaying bedrock. The steel piles will be in-filled with timber
lagging stained in an earth tone. The retaining wall along the eastern boundary would be
constructed of stacked cement modular units stained in an earth tone.

Fire Protection: Policy 5.7.1.1 requires that adequate emergency water supply, storage and
conveyance facilities, and access for fire protection either are or would be provided concurrent
with development. The EIl Dorado Hills Fire Department is recommending that the water system
provide a minimum fire flow of 1,500 gallons per minute with a minimum residual pressure of
20 psi for a two-hour duration. Additionally, the Fire Department requires that the applicants
install two fire hydrants.

Policy 6.2.3.2 requires that adequate access exists, or can be provided for emergency vehicles
and private vehicles to access and evacuate the area. The Fire Department requires fire apparatus
access to within 150 feet of all portions of the exterior walls of the building. Fire access is
required to be capable of supporting fire apparatus weighing at least 40,000 pounds. The project,
as designed, meets these requirements.

Grading and Drainage: All grading activities exceeding 250 cubic yards of graded material or
grading completed for the purpose of supporting a structure must meet the provisions contained
in the County of El Dorado - Grading, Erosion, and Sediment Control Ordinance. The
development plans for the proposed buildings would also be required to implement the Uniform
Building Code Seismic construction standards. Fills on the order of about 13 feet (maximum)
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are proposed to raise the site above Sophia Parkway and to an elevation equal with Green Valley
Road. Approximately 18,000 cubic yards of imported soil is proposed in order to bring the
northern portion of the site to street level.

The post-project drainage would be handled by an underground vault system and drainage
volumes would be required to be substantially the same pre and post project.

As conditioned for stream restoration, mitigated for compliance with California Water Quality
Control Board standards, and with implementation of Best Management Practices during the
grading permit process, no adverse increase in the overall runoff and flows are expected. The
project would be required to conform to the ElI Dorado County Grading, Erosion Control and
Sediment Ordinance.

Grading and Drainage are discussed in more detail in the Biological Resources, Geology and
Soils, Hydrology and Water Quality, and Utilities and Service System sections of the proposed
Mitigated Negative Declaration and Initial Study, Exhibit Q.

Landscaping: County Code requires the use of landscaping to buffer commercial parking areas
from adjoining streets and as screening from residential land uses. As shown on the landscaping
plan in Exhibit I, the project would include landscaping buffers along the perimeters of parking
areas and property boundaries. The majority of the proposed plants are listed in the ElI Dorado
County Drought Resistant Plant List. There are evergreen trees proposed along the east and
south development area boundaries to buffer views of the project from the residents in those
areas. The project biologist and landscape architect coordinated to include willow trees native to
the riparian habitat along the southern retaining wall. Valley oaks, also native to this particular
riparian area, are proposed to be the street trees for along Sophia Parkway and Green Valley
Road.

Land Use Compatibility: Policy 2.2.5.21 directs that development projects shall be located and
designed in a manner that avoids incompatibility with adjoining land uses. There are residences
located southeast of the project that are higher in elevation than the project parcel that would
have views of the project. Mitigation measures are included that require the preservation and
enhancement of the southern approximately 1/3" of the parcel beginning ten feet north of the
creek. The existing trees, as well as the required cottonwood and valley oak trees in the
restoration would partially buffer those views in the long run. The landscape plan includes
evergreen trees along the proposed retaining wall to further buffer those views. The lights would
be limited to a height of 16 feet and would be full cutoff fixtures that would prevent sky lighting
and trespass horizontally off the parcel. Planning is recommending no signs be permitted on the
south and east sides to further soften the commercial look from those residences. The noise
analysis has demonstrated that the carwash-related noise would not exceed General Plan noise
standards.

The building’s architecture, materials, and colors would be consistent with those of other
commercial businesses along Green Valley Road between the EI Dorado/Sacramento county line
and Salmon Falls Road. The design is consistent with the design of the buildings approved in the
Green Valley Market Place (the Safeway Shopping Center). This Development Plan is allowing
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for a service station, carwash, fast-food restaurant, and a convenience store. As conditioned and
mitigated, there are no significant conflicts anticipated with any other existing or proposed
commercial uses in the area. The project’s potential impacts from noise, lighting, traffic and
circulation have been analyzed. That is the purpose of this Planned Development request.

Lighting: Policy 2.8.1.1 directs that excess nighttime light and glare be limited from the parking
area lighting, signage and buildings. The Site Lighting Photometric (Sheet ES1.2, Exhibit K),
shows the project would include shielded wall lights, recessed canopy lights, and the pole lights
would be 12-feet tall with a three-foot concrete base with full cutoff fixtures. The photometric
analysis demonstrates that the project would not create significant amounts of light outside of the
parcel boundaries. A condition of approval is recommended to assure that the lights are
compliant with Section 17.14.170 of the Zoning Ordinance, be fully shielded pursuant to the
Illumination Engineering Society of North America’s (IESNA) full cut-off designation, and that
the pole lights do not exceed 16 feet tall. As proposed, the lighting plan would be compliant
with this Policy.

Lighting is discussed in more detail in the Aesthetics section of the proposed Mitigated Negative
Declaration and Initial Study.

Parking: Zoning Ordinance Section 17.18.060 requires that the convenience store include one
space per 300 square feet of enclosed gross retail sales floor area (2,773/300) or 9.3 spaces. The
restaurant is required to have one space for three seats. The restaurant is proposed to have 49
seats so it requires 16.3 spaces. Of those 26 required spaces, two are be required to be accessible
and one of those with van accessibility (Table 11B-6, 2010 California Building Code). Of those
26 spaces, 35 percent are permitted to be compact spaces (9). The applicants are proposing 16
standard spaces, eight compact spaces, and two accessible spaces (one of those with van
accessibility) which Planning has determined would be adequate for the project.

The project would need to include provisions for bicycle parking on the site by providing bicycle
spaces/racks, within the 100 feet each building (five percent of total parking spaces, and pursuant
to Section 5.105.4.1 and 2 of the 1020 California Green Building Standards Code), at locations at
the discretion of the applicants but convenient from adjoining streets and distributed
proportionally. Because 26 total spaces are included, 5.2 bicycle parking spaces are required.
The project plans include six spaces.

Section 17.18.080.C requires one 12 foot by 40 foot off-street loading space. The project
includes that space, shown on the site plan in the northern portion of the site.

Signage: The C Zone District allows one 80 square-foot free-standing sign or two 50 square-
foot signs. The applicants have proposed one monument sign and wall signs on the canopy, store
and restaurant building, and car wash (Exhibits J-1 — J-3.) The total square footage of the
monument sign is 79.9 square feet. The proposed height is 20 feet, 8.75 inches. The final
location will be reviewed by DOT during the Building Permit process for any potential conflict
with the required line-of-sight.
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Wall signs are permitted by Zoning Ordinance Section 17.16.030, as long as the maximum
allowable 20 percent of wall coverage is not exceeded. The wall signs, as well as the monument
signs are shown in the colored elevation and site picture exhibits.

Planning has included recommended conditions of approval to reduce the height of the
monument sign to 16 feet, consistent with the free standing pole sign for the gas station on the
north side of Green Valley Road, approximately 500 feet to the east. (That sign is 15 ft, 6 inches
tall and was originally approved by DR98-0017-S in 2004.) Additionally, Planning is
recommending restricting signs proposed for the south and east-facing building walls because
they are facing residential and commercial areas where there would be no traffic viewing the site.

Sewage Disposal and Water: The applicants propose to connect to existing water and sewer
service from EID. The El Dorado Irrigation District Facility Improvement Letter dated
December 7, 2012 reported there was adequate capacity in their existing facilities to serve the
project, with District-approved extensions. This is discussed in more detail in the Utilities and
Service Systems section of the proposed Mitigated Negative Declaration and Initial Study.

Public Comments: The ElI Dorado Hills Area Planning Advisory Committee reviewed the
project to review this project. APAC voted 6 to 0 for conditional support of the project if their
concerns about traffic, circulation, the wetland setback, and signs were addressed (Exhibit N).
The Committee recommended the following:

Prohibit left turns into project;

Add an acceleration/deceleration lane on Green Valley Road;

Provide additional mitigation to compensate for the reduced wetland setback;
Revise traffic impact analysis;

Modify on-site circulation to better accommodate drive-through;

Reduce height of sign; and

Design retaining wall to be aesthetically pleasing to residents to the southeast.

@rPo0oTw

Left turns — Left turns will be prohibited and a raised median is required to prevent such turns
(Condition 24).

Accel/Decel lane — The Transportation Division reviewed the need to construct an additional
lane to serve the project and determined it is unnecessary. The speed of the traffic is controlled
by the proximity to the signalized intersection, there are numerous other encroachments onto
Green Valley Road without accel/decel lanes, and the volume of traffic does not warrant the
lane. The only development that has an accel/decel lane on Green Valley is the Safeway east of
Francisco Drive. Traffic speeds are typically higher there because it is further away from the
signalized intersection to the east and has a much higher volume of traffic due to its size.

Wetland encroachment — APAC recommended that the car wash and restaurant be eliminated
and the applicant is “trying to cram too much onto this site.” This is forcing the need to encroach
into the wetland area. As discussed in the intermittent stream section of this report, the
applicants have complied with the requirements of the Interim Guidelines for implementation for
Policy 7.3.3.4and the U.S. Army Corps of Engineers. Appropriate permits from the California
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Department of Fish and Wildlife are also required as conditions. The project meets the
development standards for parking and circulation.

Traffic analysis — The traffic analysis utilized standard protocols for developing a traffic study.

On-site circulation — APAC expressed concerns that queuing for the drive through could block
access from Sophia Parkway. Staff reviewed the site plan and there is room for at least six
vehicles form the pick-up window. There is an equal amount of space for the car wash. This
appears to be sufficient based on a review of other drive-through services.

Sign height — APAC recommended that the sign be reduced in height to 12 feet. Staff is
recommending 16 feet, which is a reduction from the original proposal of over 20 feet. The 16
foot height is consistent with the recently approved sign on the north side of the Green Valley
Road as discussed in the sign section of this report.

Retaining wall — APAC expressed concerns about the visual impact of the retaining wall along
the eastern boarder of the property. The final design of the wall has not been completed however
the applicant indicated that the preliminary design is to utilize driven steel with timber. The
outside of the wall is heavily landscaped (Exhibit I) which should provide adequate screening for
the adjacent residential lots.

ENVIRONMENTAL REVIEW

Staff has prepared an Initial Study (Exhibit Q) to determine if the project has a significant effect
on the environment. Potentially significant effects of the project on the environment have been
mitigated by recommended conditions that avoid or lessen the impacts to a point of
insignificance; therefore a Mitigated Negative Declaration has been prepared and a Notice of
Determination (NOD) will be filed. A $50.00 filing fee for the NOD is required and the NOD
must be filed within five working days from the project approval.

The filing of the NOD begins the statute of limitations time period for when litigation may be
filed against the County’s action on the project. If the NOD is filed the statute of limitations
ends 30 days from its filing. If no NOD is filed, it ends 180 days from the date of final action by
the County.

In accordance with California Fish and Game Code Section 711.4, the project is subject to a fee
of $2,156.25 after approval, but prior to the County filing the Notice of Determination on the
project. This fee plus the $50.00 filing fee, is to be submitted to Planning Services and must be
made payable to EI Dorado County. The $2,156.25 is forwarded to the State Department of Fish
and Wildlife and is used to help defray the cost of managing and protecting the State’s fish and
wildlife resources.
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SUPPORT INFORMATION

Attachments to Staff Report:

Attachment 1........cccocevvvieineiccee, Conditions of Approval

Attachment 2., Findings

EXhIDIt Ao, Location Map

EXNIDItB ..o, Assessor’s Parcel Map

EXhibit C...oooveveee, Parcel Map PM50-82

EXNIDItD ..o General Plan Land Use Designations Map

EXNIDILE ..o Zoning Designations Map

EXNIDIt Foveeece e Cover Sheet, Sheet T.1; April 12, 2013

EXhibit G.....oooovveee, Site Plan, Sheet C2.0 of 6; April 12, 2013

Exhibits H-1t0 H-5...........cooveinnee. Building Elevations

EXhibit I ..o, Landscape Planting Plan, Sheet L1 of 5; April 12,
2013

Exhibits J-1t0 J-3..c.ccveiviiiee, Sign Site Plan, Sheets SNA.1 and SNA.2-April 12,
2013; Sheet SNA.3-dated December 6, 2012

EXhibit Koo, Site Lighting Photometric, Sheet ES1.2; April 12,
2013

EXNIDIt L ..o, Trash Enclosure, Sheet TE.1; October 12, 2012

EXNIbIt M ..o, Project Colors

EXIDIt N, El Dorado Hills Area Planning Advisory Committee
Letter; March 16, 2013, (four pages)

Exhibits O-1t0 O-3.......ccccevvvrvrnnnnnn, Site Visit Photos

EXxhibits P-1, P-2 ..o Aerial Photos

EXNibit Q..ooovveeeiieiee e, Proposed Mitigated Negative Declaration and Initial
Study
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El Dorado HlllsArea Planning Adwsaryl ﬁoiﬁrﬁrﬁt&é”“* T 2013 Board Chair

1021 Harvard Way John Hidahl
El Dorado Hills, CA 95762 Vice Chair
Jeff Haberman

Secretary/Treasurer
Kathy Prevost

March 16, 2013

El Dorado County Planning Services
Attn: Tom Dougherty, project Planner
2850 Fairlane Court

Placerville, CA 95667

Subject: Application $12-0015/pd 12-0003 - Green Valley Convenience Center and Special Use
permit request and Development plan for construction of the Center.

The full APAC committee met on March13th, 2013 and voted unanimously (6-0) for conditional
support for the project based on APAC conditions, which are included in the Development
Conditions of Approvals.

In general, APAC believes the project is an acceptable location for an ARCO station which includes
an AM/PM market and a small drive thru food service (Schiotsky's Deli). This commercial project will
help reduce the sales tax leakage into Sacramento County. The business plans for the site are
appropriate for the area and could draw residents from outside of the County to the center. However,
APAC has some major concerns regarding the project designs and entry points into the project. The
Conditional support is based on the folowing APAC conditions:

a. No left turn be allowed for West bound traffic on Green Valley into the project. (See
note 1)

b. A right turm deceleration and acceleration lane must be added on East bound Green
Valley road entrance to the project as well as other improvements. (See note 2)

¢. The reduction of the Wetland setback from 50 feet to 10 is not granted without
additional mitigation. (See note 3)

d. The traffic impact study is using questionable data and must be revised (See note 4)

e. Onsite circulation should be reviewed for improved circulation and provisions (i.e.
temporary use permit for the drive thru) defined to ensure that the drive through

El Dorado Hills APAC ~ Non-partisan Vokanteers Planning Our Future
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window does not impact traffic flow on either Sophia Parkway or Green Valley Road.
(See note 5)

f. Project signage program should use back lighted signs and not exceed 12 feet (See
note 6)

g- The 12 ft. high wall located on the edge of east property line should be designed to he
aesthetically pleasing to the residents that will overiook the site.

Note 1 Driveway access on Green Valley Rd approx. 200 ft. north of curb return of Green
Valley/ Sophia has significant Traffic Operational challenges. The traffic entering the
proposed driveway from westbound GreenValley would be in the queue of the

westbound Left tum from Green Valley to southbound Sophia Parkway. if a left into the
proposed driveway was delayed as is a high probability due to the high volumes especially at
peak hours this would dramatically affect moving traffic through the intersection and clearing
the backup. This Traffic Operational issue is exacerbated with the geometric transition of the
additional lane opening up on eastbound Green Valley Rd just west of the intersection. You
now have vehicles transitioning into the added |lane #2 and picking up speed with limited
sight distance of just coming around the single lane and into two lanes. This would be an
operational problem as well as a Traffic Safety issue to aliow a left turn into this proposed
driveway within 200 feet of the intersection. DOT should do a full Traffic Operational review
of the proposed Commercial as this is just one of many operational issues that were
identified in a site review. The Traffic study frip numbers do not include the increase in left
tums on to Sophia Parkway when the new freeway interchange on to highway 50 at Empire
Ranch is operational. The new interchange will have a major impact on the left tumn lane at
this intersection.

Note 2 The site is deficient in clearing entry traffic from the roadway. There are no tumn lanes
that would remove slowing traffic from Green Valley Road as they enter the site. Traffic can
be travelling east along GVR at 50 mph through the intersection and come upon cars at a
near stop turning into the project.

At this same location, the addendum notes the criticality of the west bound left in to
accommodate patrons’ vehicles and 40’ tandem delivery trucks (fuel). Many issues arise
from this entry point that needs additional consideration.

a. If a 40 foot tanker is to cross two lanes of traffic into the project entrance, there
should be a much greater site distance requirement due to the extended time of entry
vs. a single automobile. '

b. The tum pockets indicated to control queuing, utilize outdated TIA’s based on the
general plan and extrapolated data to 2025. Not only are these numbers outdated
and an inaccurate representation of current traffic in the area, but the study neglects
the effects of the opening of the HWY 50 interchange at Sophia parkway. When this
occurs, the turn lanes suggested by this project will be will not have sufficient queuing
capabilities and will not be able to make adjustments due to the raised median, “Left
In" turn pocket created immediately aft of the Sofia Parkway left turn. A similar
queuing issue will occur along Sophia blocking the right in right out entrance of the
project.
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Note 3 Wetland encroachment

1. The wetland 'encroachment' is really more invasive than pictured — 6 feet to the ‘water
line' is a trampling, basically, during construction.

2. At completion there will be a 12’ wall at 11' distance from the ‘presumed’ water line. Is the
fence on top open, where people might toss fast food wrappers into the waterway? Orisit a
solid fence all the way to 18', which neighbors behind this center will be locking at?

3. The mitigations do not mention the containment of oil/asphalt runoff — some containment
should be mentioned, and the parking slope & ‘edge’ of the pavement becomes important
(does water from parking run inta the wetland?)

4. The Army Corps’ definition of ‘intermittent’ is based on 30 days after the last major rain of
the season. In 2007, that would have been about December. The satellite photo
(bttp://wdr.water.usgs.gov/wy2007/pdfs/390135121261001.2007.pdf), shows green at the tail end of
June. APAC feel skeptical that the Army Corps wouldn't care — maybe they don’t - but the
data is just sketchy.

5. The project site actually contains potential nesting sites for special-status birds, per the
report. The mitigation (#2) says that IF a nest is found, it will be ‘flagged’ for a minimum
250°. What does ‘flagged' mean, and is 250’ a radius or diameter? Also, this buffer can be
‘reduced’ if there appears to be no disturbance to the nest — so if the mitigation is working, it
is reduced until it is no longer working?

APAC really feel as though they are trying to cram too much onto this site. A gas station,
sure, and associated food/deli; but drive through food and separate drive through carwash is
too much. There just is not circulation space, particularly if they provide an actual reasonable
setback to the wetland area.

APAC suggests elimination of the self-service carwash which will allow additional room on
the side to meet the Wetland requirements and provide befter traffic circulation on the side.

Note 4 The methodology in determining Approved/Pending Projects (APP) is flawed in that
the county staff provided only Wilson Estates, Green Valley Center and Dixon Ranch for
review purposes. They neglected to evaluate the project with cumulative effects of Alto,
Grand Amis, La Canada, Diamante estates, Green Springs Equestrian, Summer Brook,
Silver Springs and the PA07-0067 commercial and 10 residence projects. All of these
projects contribute to the congestion of Green Valley Road. (See measure Y below)

Page 7 paragraph 3 states annual volume adjustments were made based on 2% annual
increase or an increase based on a straight line interpolation from 1998 to 2025. El Dorado
Hills has already exceeded the GP growth projections of 2%. Population growth of EDC was
2% or 27,000 people. The El Dorado Hills growth exceeded 9% between 2000 and 2010
which was 24,000 people. 90% of the growth was in EDH. Traffic models based on the GP
are deficient at best in this area. Recommendation would be to run a current traffic study for
the project area.

Trip distribution needs to be based on a real time study performed at the project site. As a
resident of this area, it is apparent that the project trip distributions in table 4 are an
inaccurate representation of traffic flow in this area. West toward Folsom at 20% is low and
East to EDH Blvd (South) is extremely high at 30%.

El Dorado Hills APAC - Non-partisan Volurteers Planning Our Future
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Road improvements noted as mitigations are included in the CIP to be completed in the r)ext
20 years (after 2021). This does not meet the community expectations for approval of this
(or any other) project along this corridor.

Note 5 On site Queuing: The drive through may block through traffic around the buildings
and car wash when autos pass the ordering sign and proceed to the pickup window.
APAC has regularly opposed development of fast food outlets outside the Highway 50
corridor. The proposed deli sandwich shop would be an exception. A Special use
permit (or other provisions) must be established to preciude blocking traffic onto
Sophia Parkway.

Note 6 At best, signage is not attractive. What is the point of having more than minimum
signage on a road which rarely sees a "new" driver, one who is not fully aware of all the
businesses along his route? APAC recommend that the proposed sign be similar to the one
at the ARCO station at the intersection of Foothill and Vineyard in Roseville, CA or not larger
than the Chevron sign located up the street. The sign must be a back-lite non electronic
display.

Overall APAC believe this is the right site for a commercial application of this type, but the
site is too crowded with the addition of the car wash and has significant traffic safety issues
(and environmental issues with the creek) that the developer needs to consider before
moving forward seeking a project approval.

APAC may change its position to non-support if the concemns and conditions documented
in this letter, are not implemented into the project design.

If you have any question about any of the comments and concerns expressed here, please
contact John Hidahl, APAC Chairman at Hidahl@aol.com or Nomm Rowett GVC
subcommittee Chairman at arowett@pacbell_net.

APAC appreciates having the opportunity to comment on this project.
Sincerely,

John Hidahl,
APAC Chairman
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