
  PLANNING DIVISION STAFF REPORT 
  PLANNING COMMISSION MEETING   June 14, 2018 
  Prepared by:  Sean Morales, Assistant Planner 

ITEM 6.3: ADMINISTRATIVE PERMIT – INFILL PCL 196, TJ MAXX PLAZA PARKING 
REDUCTION, 1850 DOUGLAS BLVD – FILE # PL18-0066 

REQUEST 

The applicant requests approval of an Administrative Permit for a 36-space parking reduction at the TJ 
Maxx Plaza shopping center. The Parking Reduction will allow two additional restaurant tenants 
(totaling approximately 3,420 square feet) within the center. 

Applicant – Richard Phillips, Gerrity Group 
Property Owner – TJM PLAZA GRF2 LLC 

SUMMARY RECOMMENDATION 

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

A. Adopt the four (4) findings of fact for the Administrative Permit subject to six (6) conditions of approval.

SUMMARY OF OUTSTANDING ISSUES 

 Section 19.26.030.C.4 of the City of Roseville Zoning Ordinance mandates that the approving authority 
for an application for a parking reduction by an eating and drinking establishment as defined in Section 
19.08.030(L) shall be the Planning Commission. Therefore, unlike most other Administrative Permits, a 
request for public hearing was not required to bring this application before the Planning Commission. 
However, staff has received one comment letter from a business owner within the center (see Attachment 
1). The comment was made by the proprietors of Got Your Goat Yarn Studio located in suite 910 of the 
TJ Maxx Plaza. The tenant’s concerns focus on the recently required employee parking program. The 
concerns include the safety of the rear parking areas and the current lack of access to the rear door of the 
suite closest to the parking area. As of the publication of this staff report, the applicant is in discussions 
with the tenant to address these concerns. Staff added conditions five and six to the Parking Reduction in 
an attempt to address the tenant’s concerns. 

Figure 1: Vicinity Map 
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BACKGROUND 
 
 The project site is located at 1850 Douglas Blvd, on the south side of Douglas Blvd between Sierra 
Gardens Dr. and Strauch Dr., within the Infill area (Figure 1).  The subject property has a zoning 
designation of PD7 and a General Plan land use designation of Community Commercial (CC).  The 
property is developed with the TJ Maxx Plaza retail center.  TJ Maxx Plaza includes one large multi-
tenant building that spans the southern portion of the site as well as four pad buildings that currently 
contain a mix of retail and restaurant tenants with shared parking and circulation. 
 
The City’s Zoning Ordinance identifies the parking requirement for tenants based on the use type 
classification.  However, as is the case with most retail centers, the complete tenant mix for TJ Maxx 
Plaza was not known before the center was constructed.  The Zoning Ordinance requires shopping 
centers to provide one parking space per 200 square feet of gross building area when future tenants 
are unknown. The 127,000 square foot shopping center was approved in January of 1987 by the 
Project Review Commission (now known as Planning Commission). The center was originally approved 
with a parking requirement of 536 parking spaces, based on the recommendations of the Urban Land 
Institute (ULI) Shopping Center Study. The ULI recommendation was as follows: 
 
ULI Use Type ULI Parking Recommendation 
Commercial Center 1 space for every 250 square feet 
Restaurant  6 spaces per 1,000 square feet 
 
All parking was to be shared by the tenants and customers of the center. The center was approved to 
have a mix of commercial uses and restaurant uses. The restaurant uses were proposed within the 
center’s approximately 11,800 square foot “Food Court” and the pad building currently occupied by 
Sizzler.  
 
The actual number of parking spaces that exist at the center today is 521 spaces. The parking 
regulations have also changed since the approval of the center. The current regulations are as follows*: 
      
Commercial Use Type Parking Requirement 
Banks and Financial Institutions 1 space per 150 square feet 
Eating and Drinking Establishments 1 space per 100 square feet 
Office 1 space per 250 square feet 
Personal Services 1 space per 300 square feet 
Retail 1 space per 300 square feet 
* Only regulations for the current uses within the center have been shown 
 
A Panera Bread restaurant use was added to the center in 2007. The addition of this restaurant 
required an Administrative Permit for Parking Reduction (File #2007PL-031[see Attachment 2]). The 
parking reduction for Panera Bread reduced the number of required spaces from 565 spaces down to 
the available 521 spaces. The current parking reduction requests a reduction of 36 spaces to 
accommodate two more restaurant uses based on the current tenant mix (see Attachment 3). 
 
ADMINISTRATIVE PERMIT EVALUATION 
 
Section 19.26.030.C.2 of the City of Roseville Zoning Ordinance contains provisions for requesting and 
evaluating Parking Reductions for Shared Parking.  An applicant may apply for an Administrative Permit to 
allow a parking reduction for shared parking where they believe the hours of operation of different 
tenants/uses within the building complex effectively allow dual use of parking spaces.  The applicant has 
the burden of proof for providing documentation substantiating their request.  Section 19.26.030.C.4 of the 
City of Roseville Zoning Ordinance mandates that any application for a parking reduction by an eating and 
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drinking establishment as defined in Section 19.08.030(L) shall be the Planning Commission. The 
approving authority shall only approve reduced parking if the criteria in bold, italics below are met.   
 
1. A sufficient number of spaces are provided to meet the greatest parking demand of the 

participating uses. 

The applicant provided a parking study/utilization study (see Attachment 4) that documents the number 
of parking spaces utilized by the existing tenants and the location of available parking spaces. The 
study was conducted over a 9-day period during the morning peak (7:30 to 8:30 am), midday peak 
(12:00 to 1:00 pm) and evening peak (5:30 to 6:30 pm).  The study divides the 521 parking spaces into 
5 different parking areas. Areas 1 and 2 are adjacent to the majority of restaurant tenants. The 
weekday midday peak hour has the highest demand and utilizes 75 to 85 percent of parking spaces in 
Area 1 and Area 2. The larger of the two proposed restaurant uses, in suite 914, is directly adjacent to 
Area 1.  
 
Staff was concerned with adding an additional restaurant use to this already impacted area of the 
shopping center. In order to justify adding this use, staff required that the applicant look at ways to 
maximize the existing parking supply. The applicant has chosen to institute a parking management plan 
(see Exhibit A) to increase the amount of available parking for customers. The parking management 
plan requires that employees of businesses at TJ Maxx Plaza park in designated areas throughout the 
center. This includes parking in Area 5 at the rear of the main tenant building. The parking study shows 
that this area was previously underused with roughly 10% of the spaces occupied during the midday 
peak hours. Since the plan was instated, in late May, there has been a dramatic increase in the 
utilization of parking spaces in Areas 4 and 5 (see figure 2) at the rear of the buildings. This has had the 
desired outcome of freeing up spaces for customers in the front of the main retail building. 

 
 

  
Before the Parking Plan After the Parking Plan 

 
 
2. Satisfactory evidence is provided describing the nature of the uses and the times when the 

uses operate so as to demonstrate the lack of potential conflict between them. 

The TJ Maxx Center is within a Planned Development zone that restricts uses to commercial, professional 
office and residential use types. The proposed additional restaurant uses, are a permitted use within the 
zone and is typical of uses found in shopping centers.  
 
As mentioned above, the applicant has provided a parking study that analyzed the parking provided, 
parking utilized and the anticipated parking demand. The proposed location for the restaurants (Parking 
Area 1 and 2) are the most highly impacted parking areas during the midday peak time. Given this fact, 
Staff had concerns with allowing additional restaurant uses in these suites. The employee parking plan 

Figure 2. Parking Area 5 at Midday 
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was proposed by the applicant to alleviate the impacted parking situation during the peak periods. The 72 
parking spaces in Parking Area 5 were 10% occupied as of the initial parking study. This leaves over 60 
parking spaces unused. The 36 spaces in Parking Area 4 were also underutilized at roughly 35%, leaving 
over 20 spaces unused. The employee parking plan requires that employees use assigned rear parking 
spaces and spaces located along Douglas Boulevard, which are further from the retail building. This leaves 
the parking spaces in the front of the shopping center available for customers. No customer would logically 
use the spaces in the rear because they do not have access to the rear doors. Staff has visited the center 
on several occasions during the weekday lunch hour and observed a noticeable difference in the 
availability of parking spaces in Areas 1 and 2 of the study. 
 
Based on the information provided by the applicant and multiple site visits, staff believes that the proposed 
parking reduction of 36 spaces is appropriate for the center and that the parking provided can adequately 
support the proposed tenant mix. 
 
3. Overflow parking will not impact any adjacent use. 

The tenants within the center have a reciprocal parking agreement.  In the event there are no available 
parking spaces in the vicinity of the restaurant tenant spaces, employees and patrons can use any 
available stalls located on-site.  Based on the information provided in the parking analysis, the increased 
availability of spaces for customers provided by the employee parking plan, and staff’s observation of the 
site, it is not anticipated that the project will have overflow parking or impact adjacent properties. 
 
4. Additional documents, covenants, deed restrictions, or other agreements as may be deemed 

necessary by the Planning Manager are executed to assure that the required parking spaces 
provided are maintained and uses with similar hours and parking requirements as those 
uses sharing the parking facilities remain for the life of the project. 

As mentioned above, a reciprocal parking agreement exists for the TJ Maxx Center. Additionally, an 
employee parking plan has been created in order to leave the most desirable parking spaces in front of 
the retail buildings for customers. The parking plan tracks employee cars using a placard program. This 
program is enforced by a third-party security company. The requirement to participate in an employee 
parking program is written into the lease of most of the tenants in the center. Failure to comply with the 
plan will result in warnings followed by fines.  With the reciprocal parking agreement, employee parking 
plan, and the conditions listed below, Staff believes that adequate parking is being provided for all 
tenants within the center.   
 
 
ENVIRONMENTAL DETERMINATION 
 
The project is exempt from the provisions of the California Environmental Quality Act (CEQA) per 
Section 15305 pertaining to minor alterations to land use limitations and pursuant to Section 305 of the 
City of Roseville CEQA Implementing Procedures as a minor deviation from zoning requirements. 
 
PUBLIC OUTREACH/ NEIGHBOR COMPLAINTS 

The project site is located within the Sierra Gardens neighborhood association. Early notification of the 
project was provided to the RCONA Board, and no comments were received as a result of the notice. A 
notice of the Planning Commission hearing was provided to property owners within 300 feet of the 
project site. To date, one letter was provided by a tenant in the shopping center to the Planning 
Commission (see Attachment 1). The tenant raised concerns about the parking plan instituted by the 
applicant. The concerns included a lack of visibility of the parking area from the tenant suite, a lack of 
security in the employee parking area, a lack of lighting in the employee parking area, a lack of keys to 
access the tenant suites from the rear parking area, and a concern that additional restaurant tenants 
will greatly impact the amount of parking available for their customers. Staff contacted the applicant and 
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as of the publication of this staff report the applicant is working with the tenant to address these 
concerns. Additionally, Staff has added conditions five and six to this permit in an attempt to ensure the 
concerns of the tenant are addressed. 

RECOMMENDATION 
 
The Planning Division recommends the Planning Commission take the following actions: 
 
A. Adopt the four (4) findings of fact as listed in the staff report and approve ADMINISTRATIVE 

PERMIT – INFILL PCL 196, TJ MAXX PLAZA PARKING REDUCTION, 1850 DOUGLAS BLVD – 
FILE # PL18-0066 subject to six (6) conditions of approval. 

 
CONDITIONS OF APPROVAL FOR ADMINISTRATIVE PERMIT (FILE # PL18-0066) 
 
1. This Administrative Permit for a reduction of thirty-six (36) spaces is approved based on the proposed 

mix, square footage, and operating characteristics of tenants and tenant spaces, as described in this 
staff report, and as conditioned below.  Should the proposed restaurants vacate the space or modify 
their operations, the parking reduction will no longer be valid.  (Planning) 

2. This Administrative Permit approval shall be effectuated within a period of two (2) years from June 
14, 2018 and if not effectuated shall expire on June 14, 2020.  Prior to said expiration date, the 
applicant may apply for an extension of time, provided this approval does not extend the expiration 
beyond June 14, 2021. (Planning) 

3. The applicant shall follow the parking management plan as listed in Exhibit A. Any modifications to this 
plan shall be approved by the Planning Manager. (Planning) 

4. The applicant shall submit plans to the Building Division and secure a building permit for any proposed 
tenant improvements.  (Building) 

5. The applicant shall ensure project lighting is maintained to provide adequate visibility in the rear of the 
retail building. (Planning) 

6. The applicant shall provide access through the rear of the retail building to allow tenants to enter and 
exit tenant spaces securely. (Planning) 

ATTACHMENTS 
1. Letter to Planning Commission 
2. File #2007PL-031 Staff Report 
3. Parking Table 
4. Parking Study 
 
Exhibits 
A. Employee Parking Plan 
B. Site Plan 
 

 

Note to Applicant and/or Developer:  Please contact 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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