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Urban Systems Associates, Inc. (USAI) has been retained by Rincon Consultants, Inc. to prepare a parking
evaluation for a vacant land parcel in the south-east corner of Paradise Valley Road and Elkelton Place in
Spring Valley, California. The proposed project consists of the development of the vacant lot with a 4,713
square feet (SF) fuel station with 8 vehicle fueling spaces and an 855 SF car wash.

Project Description:

The project site is located along Paradise Valley Road on the south-east corner of Paradise Valley Road and
Elkelton Place, in Spring Valley, California. As shown in the Project Site Plan included as Attachment 1, the
proposed and currently vacated 0.493-acre project site is planned to be developed to include a 4,713 SF fuel
station (including 1,100 SF SF of second floor storage space) with 8 fueling spaces and an 855 SF car wash.
Access to the site is planned along Paradise Valley Road through a right-in right-out only driveway.

Refer to Figure 1 for a Project Location Map

County of San Diego Zoning Ordinance:

The County of San Diego Zoning Ordinance 6762 shows the off-street parking requirements for commercial
uses. The Paradise Valley Gas Station project is a fuel station with accessory retail sales and/or service for
which as shown in Figure 1 is required to provide parking at a rate of 4.0 parking spaces per 1,000 square feet
(SF) of gross floor area (GSF). This parking requirement does not include parking spaces normally provided
adjacent to fuel pumps for fueling vehicles or service bays.

1 001719_05012023_Parking Evaluation_B

8451 Miralani Drive, Suite A « San Diego, CA 92126 + (858) 560-4911



Damon Davis © Urban Systems Associates, Inc.
County of San Diego May 2", 2023

Figure 1: County of San Diego Zoning Ordinance 6762 Excerpt

RETAIL

Retail Sales and Services 45 Parking spaces per KSF GFA

Includes Personal Services and (Total eating, drinking and entertainment uses
Repair Services cannot exceed 15% of project’s GFA.

Othenwise the fioor area that exceeds 15%
shall be calcufated according to stand-alone
eating and dninking establishment use parking
requirements)

Bicycle Parking | 0.1 Bike space per car space but not less than 3

Retail sales and services other than those specifically
listed in this table

Gasoline Station

Without accessory retail sales and/or service | 1 Parking space per employee but not less than
3 (largest work shift)

Bicycle Parking | 0.05 Bike space per car space but not less than 3

With accessory retail sales and/or service | 4  Parking spaces per KSF GFA

(Parking requirement does not include spaces
normally provided adjacent to gas pumps for fueling
vehicles or service bays)

Bicycle Parking | 0.1 Bike space per car space but not less than 3

Provided with the parking ratios required for a fuel station with accessory retail sales and/or service above, the
Paradise Valley Gas Station project is required to provide parking onsite as follows:

e Standard Parking Spaces

e (4,713 SF Fuel Station W/ Accessory Retail Sales and/or Service) (4.0 spaces / 1,000 SF of GFA) = 18.85

=19 spaces
e Bicycle Parking Spaces

e (19 car spaces) (0.1 spaces / car spaces) =1.0 =—————)  *Bjke parking spaces cannot be less than 3 spaces
= 3 spaces

Therefore, based on the County of San Diego Zoning Ordinance 6762, the proposed Paradise Valley Gas
Station project would be required to provide a parking supply of 19 vehicle parking spaces and three (3) bicycle
parking spaces.

Proposed Parking Inventory:

The Project proposes to provide off-street parking as shown in the Project Site Plan in Attachment 1. Previous
Project site plans proposed to provide a parking supply consisting of seven (7) vehicle parking spaces and three
2
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(3) bicycle spaces. The currently proposed parking supply consists of an additional vehicle parking space,
totaling eight (8) vehicle parking spaces and three (3) bicycle parking spaces. Up to seven (7) vehicle parking
spaces are planned to be located adjacent to the Project convenience store, and one (1) vehicle parking space is
planned to be located adjacent to the Project automated car wash. The three (3) bicycle parking spaces are
planned as exterior parking spaces to be located outside and adjacent to the convenience store. The planned
vehicle parking spaces include the following:

e Total vehicle parking spaces = 8 spaces
o Standard parking spaces = 6 spaces
o American with Disabilities Act (ADA) / accessible spaces = 1 space
o Clean Air/ Vanpool / Future Electric Vehicle Spaces = 1 space

In addition to the proposed vehicle and bicycle parking spaces, the project plans to provide four (4) fuel pumps,
that total eight (8) fueling spaces adjacent to the fuel pumps. These fueling spaces are proposed to serve
customers onsite and to operate as short-term parking spaces for vehicles that are being serviced fuel at the fuel
pump, while customers have access to the convenience store if desired. This operation is a common practice at
fuel stations with convenience stores, where customers have the ability to access a convenience store during the
vehicle fueling process. By this operation, parking spaces dedicated to customers that enter the site only to have
access the convenience store are available, while those customers that use the fuel pumps have the ability to
temporarily park their vehicles next to the fuel pump, obtain fuel for their vehicles, and access the convenience
store to purchase any conveniences.

Parking Evaluation:

USAI researched parking ratios for the proposed Project land uses across various sources. National and local
sources including the Institute of Transportation Engineers (ITE) Parking Generation 4™ Edition and 5™ Edition
were consulted to establish a parking ratio or analyze for parking by means of hourly accumulation that could
be used to estimate a parking reduction. Note that the Institute of Transportation Engineers (ITE) Parking
Generation 4™ was included in the research for parking ratios, however this edition of the Institute of
Transportation Engineers (ITE) Parking Generation is both an older edition (5" Edition is the current and latest
edition) and there was no land use code that was determined a good fit to the proposed project land uses. One
land use (LU) code was found in the Institute of Transportation Engineers (ITE) Parking Generation 5™ Edition
to contain parking ratios for facilities that include convenience markets with fuel stations. This land use code is
described below:

e LU 960: Super Convenience Market with Gas Station (ITE Parking Generation 5" Edition)
o Land use code 960 consists of fuel stations with convenience stores with
significant business related to the sale of convenience items and fueling of motor
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vehicles. These facilities are characterized by having a convenience market with
at least 3,000 square feet and at least 10 fueling positions. Therefore, the proposed
project land uses do not match the criteria for this land use code since this land
use code is based on a minimum number of 10 fueling positions and the proposed
project includes plans for only 8 fueling positions.

o Although the proposed project land uses do not match the criteria for this land use
code as the proposed number of fueling positions (8) is less than the minimum
reference number of fueling positions (10), in exploring parking characteristics of
the sites being included in the determination of a parking ratio for this land use
code, it has been observed that there is no significant variability in the parking
demand of super convenience market with fuel station uses based on the square
footage of the convenience market uses.

Through observations resulting from the research conducted from the ITE Parking Generation 5" Edition for
Land Use Code 960 (Super Convenience Market with Gas Station), it has been determined that the parking
demand of convenience market with fuel stations has no significant variability associated with the independent
variable of size of the convenience store / market. Based on these observations, it is concluded that the size of a
convenience store is not the determinant factor for the parking demand of a land use consisting of a convenience
market with a fuel station. The parking demand of such sites is assumed to be determined based on the
operational characteristics of the site, consisting of the number of available fuel positions, location of the
facility, accessibility to the facility, and the vicinity and land uses neighboring the facility. Therefore, a survey
of fuel stations in the vicinity of the proposed Paradise Valley was considered a reliable approach for this
parking evaluation considering all of the factors that have been previously discussed.

The survey of fuel stations in the vicinity of the proposed Paradise Valley Gas Station project consisted on
analyzing satellite and ground-level imagery of fuel stations in the vicinity to count the number of parking
spaces that fuel stations in the area provide. Figure 2 below shows a map of the surveyed fuel stations. Table 2
below summarizes information of the surveyed fuel stations including address, number of fueling spaces, the
number of provided parking spaces, and whether the fuel station provides for a car wash or not.
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Figure 2: Map of Surveyed Fuel Stations
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Table 2: Survey of Fuel Stations

1D Address # of Fueling Spaces | Car Wash? | # of Parking Spaces
A 495 S. Meadowbrook Drive, Saan Diego, CA 92114 8 Yes 6

B 898 Broadway, El Cajon, CA 92021 8 Yes 7

C 404 E. Chase Avenue, El Cajon, CA 52020 8 No 7

D 2835 Sweetwater Road, Spring Valley, CA 9197 6 Yes 7

E 2717 Lemon Grove Avenue, Lemon Grove, CA 91945 8 No 7

F 6901 Federal Boulevard, Lemon Grove, CA 91945 8 No 9

G 97435 Campo Road, Salley, CA 91977 8 No 9

As shown in Table 2, 7 fuel stations were surveyed. The surveyed fuel stations provide fueling spaces that
range between 6 to 8, with the majority of the surveyed locations (up to 6 fuel stations) providing 8 fueling
spaces. Furthermore, three (3) of the surveyed locations provide a car wash service. The number of parking
spaces that were observed to be provided by the surveyed fuel stations ranges between 6 to 9 parking spaces,
with the majority of the surveyed sites (up to 4 fuel stations) providing seven (7) parking spaces.

In correlation with the surveyed data, the proposed project plans to provide fueling spaces in the same range of
the surveyed fuel stations with eight (8) fueling spaces and a parking supply in the higher end of the spectrum of
the surveyed data with eight (8) parking spaces. Furthermore, the project proposes to provide an automated
drive-through car wash, for which is not planned to provide additional parking spaces associated with this use.
In addition to this, it is anticipated that the demand of the automated drive-through car wash will not exceed the
planned queuing space designated to access the automated drive-through car wash.

Furthermore, fuel stations with convenience markets tend to operate with customers that use the convenience
store services while using the fuel station services. Such operations normally consist of customers that purchase
and pump fuel for their vehicles and access the convenience store before, during, and / or after the fuel is
pumped into their vehicles. These customers use the fueling space where their vehicle is parked to pump fuel as
a temporary and short-term parking space to access the convenience store if their trip purpose to the facility
involves both pumping fuel and purchasing any goods inside the convenience store. Other customers for which
their trip purpose to the facility involves only purchasing any goods inside the convenience store are anticipated
to park in the designated parking spaces outside of the fueling canopy. It is anticipated that the majority of
customers that would access the site are customers that would use the facility to pump fuel since the primary
use of this facility is planned to be the fuel station.

The proposed project site would therefore provide eight (8) vehicle parking spaces that would serve primarily
customers that enter the site to access the convenience market services while occasionally servicing customers
that use the fueling services and access the convenience market services either before or after using the fueling
services. The eight (8) fueling positions that are planned to be provided would serve as short-term temporary
spaces for customers entering the facility to access only the fueling services of the facility as their primary trip
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objective, whilst having the flexibility to briefly access the convenience marker services before, during, or after
using the fueling services. This type of operation would be consistent with the operation of other gas stations
with similar offered uses.

Therefore, considering the parking supply range in correlation with the amount of fueling spaces provided of
the fuel station facilities in the vicinity of the proposed project site, it is expected that the proposed Paradise
Valley Gas Station will operate satisfactorily provided the proposed parking supply consisting of eight (8)
fueling positions that would serve also as short-term vehicle parking spaces, eight (8) vehicle parking spaces,
and three (3) bicycle parking spaces.

Summary:

The proposed project consists of the development of a vacant 0.493-acre site to include a 4,713 SF fuel station
with 8 fueling spaces and an 855 SF car wash. Access to the site is planned along Paradise Valley Road through
a right-in right-out only driveway.

The Project proposes to provide off-street parking supply consisting of eight (8) vehicle parking spaces and
three (3) bicycle parking spaces. Based on the County of San Diego Zoning Ordinance 6762 off-street parking
requirements for commercial uses, the Paradise Valley Gas Station project is required to provide parking at a
rate of 4.0 parking spaces per 1,000 SF of gross floor area. This parking requirement does not include parking
spaces normally provided adjacent to fuel pumps for fueling vehicles or service bays. Therefore, based on the
Zoning Ordinance 6762, the project would be required to provide 19 vehicle parking spaces and three (3)
bicycle parking spaces.

By conducting research of fuel stations in the vicinity of the proposed project, it was found that fuel stations in
the vicinity providing a range between 6 to 8 fueling positions have a parking supply that ranges between 6 to 9
parking spaces. The proposed project plans to provide eight (8) fueling positions with a parking supply of eight
(8) vehicles spaces, which is in the higher spectrum of the parking supply range of what other gas stations in the
vicinity of the proposed project site provide. The planned eight (8) vehicle parking spaces would serve
primarily customers that enter the site to access the convenience market services while occasionally servicing
customers that use the fueling services and access the convenience market services either before or after using
the fueling services. The eight (8) fueling positions that are planned to be provided would serve as short-term
temporary spaces for customers entering the facility to access only the fueling services of the facility as their
primary trip objective, whilst having the flexibility to briefly access the convenience marker services before,
during, or after using the fueling services.

Therefore, considering the nature of the operation of a fuel station described above and considering the parking
supply range in correlation with the amount of fueling spaces provided of the fuel station facilities in the
vicinity of the proposed project site, it is expected that the proposed Paradise Valley Gas Station will operate
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satisfactorily provided the proposed parking supply consisting of eight (8) fueling positions that would serve
also as short-term vehicle parking spaces, eight (8) vehicle parking spaces, and three (3) bicycle parking spaces.

Variance Request:

According to Zoning Ordinance Section 6795, “The requirement for design, dimensions, construction,
landscaping, and surfacing of parking and bicycle spaces, driveways and other areas may be administratively
waived or modified by the Director when practical difficulties make their strict application infeasible and upon
a finding that the waiver or modification is consistent with the purpose and intent of Section 6792. Any other
waiver or modification of these Parking Regulations shall be allowed only in accordance with the Variance
Procedure commencing at Section 7100, unless otherwise specified”. As a result, a Variance may be necessary
to modify the parking requirement in the Zoning Ordinance discussed above.

In finding such a Variance, Zoning Ordinance Section 7107 states the following requirements:

a) That there are special circumstances applicable to the property, including size, shape, topography,
location or surroundings, that do not apply generally to property in the same vicinity and under identical
zoning classification;

b) That, because of those special circumstances, the strict application of the Zoning Ordinance deprives the
property of privileges enjoyed by other property in the vicinity and under identical zoning classification;

c) That granting the variance or its modification is subject to such conditions as will assure that the
adjustment thereby authorized shall not constitute a grant of special privileges inconsistent with the
limitations upon other properties in the vicinity and zone in which such property is situated,;

d) That the variance will not authorize a use or activity which is not otherwise expressly authorized by the
applicable use classification;

e) That granting the variance or its modification will not be materially detrimental to the public health,
safety or welfare, or injurious to the property or improvements in the vicinity and zone in which the
property is located; and

f) That granting the variance or its modification will not be incompatible with the San Diego County
General Plan.

In making these findings, the following facts may be utilized:

a) The proposed project is located on a property of limited size bounded by freeway, freeway ramps and
County roads which not only have an unusual shape and easements but limit access and create
circumstances unique to the site in this vicinity which limit the amount of land area and consequently
parking which can be provided.

b) Due to these circumstances, the provision of 19 parking spaces is impossible. As documented in this
memo, several other gas stations in the region have the same or less parking. Within the unincorporated
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area, in Spring Valley, the Qwik Korner Gas Station and Market from Kenwood Drive has fewer
parking spaces (5 spaces) as an example.

As shown, there are multiple gas stations with convenience stores operate with similar limitations as far
as the number of parking spaces based on the geometric limitations of their property. The granting of a
Variance would not constitute a special privilege inconsistent with limitations on other properties.

A gas station with convenience market is a use and activity which is expressly authorized by the
applicable use classification for the property.

As discussed, the granting of the variance will not be materially detrimental to the public health, safety,
or welfare, or injurious to the property or improvements in the vicinity and zone due to the fact that there
is no on-street parking available in the vicinity and there is no residence or business adjacent within easy
walking distance which would suffer from a loss of parking or overflow parking.

The granting of a variance with regard to parking would not be incompatible with the San Diego County
General Plan.

Based on the foregoing, it appears that the findings for a variance related to parking could be met and should be
considered for this site.
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