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Subject: Parking Study for a Proposed Walgreen Store in the City of Costa Mesa

Dear Ms. Ciolek:

KOA Corporation is pleased to present the parking study for the proposed Walgreen Store located at 1726
Superior Avenue, at the northwest corner of Newport Boulevard (SR-55) at |7+ Street in the City of Costa
Mesa. The site is currently occupied by a vacant retail building. Valgreens proposes to build a 14,310-square-foot
store including a 9,990 square-foot retail area on the first floor and a 4,320 square-foot basement. Two access
points from the site are proposed along Superior Avenue.

This parking study report was prepared to evaluate the adequacy of the proposed parking supply and provide a
parking variance justification if needed. Similar site parking surveys have been conducted at three Walgreen
stores in Orange County during a typical weekday (Thursday) and a Saturday to justify the parking supply at the

proposed Walgreen store.

It has been a pleasure to provide this study to you and to the City of Costa Mesa. Please contact us if you require
any additional information, or if you have any questions about the study.

Sincerely,

e —

Min Zhou, P.E.
Principal
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.0 Introduction

Walgreen Co. is proposing a new Walgreen Store located at 1726 Superior Avenue, at the northwest
corner of Newport Boulevard (SR-55) and 17t Street in the City of Costa Mesa. The site is currently
occupied by a vacant retail building. Figure | illustrates the project vicinity map. Figure 2 depicts the
prdject site plan. The site plan shows a total 14,310 square-foot building area, including a 9,990-square-
foot retail area on the first floor and a 4,320-square-foot basement. There is a proposed parking supply

of 44 parking stalls.

The City of Costa Mesa Zoning Code defines the nonresidential parking standards on Table 3-89, which
indicates that four parking spaces per 1,000 square feet are required with a minimum of é spaces for
retail land uses. Based on the Code, 58 parking spaces are required for the proposed Walgreen Store if
considering all 14,310 square feet (including the basement as retail uses), while only 40 parking spaces

are required if considering only the first floor of 9,990 square feet as retail uses.

The study documents the parking needs of the proposed project by evaluating the project land use and
comparing it with similar Walgreen existing sites to determine the appropriate parking demand rate for a
typical Walgreen store. Three existing Walgreen stores were surveyed in Orange County on a typical

weekday (Thursday) and a Saturday between |1:00 am and 9:00 pm. The three sites were:

e 4935 Warner Avenue, Huntington Beach, CA 92649
e |301] E 17th Street, Santa Ana, CA 92706
e |715 N. Bristol Street, Santa Ana, CA 92706

The recommended parking supply should normally be greater than the maximum parking demand
observed for a limited number of surveys. This ensures that the parking lot will never be so full that
vehicles cannot find a parking space. It also allows a factor of safety for unusual peak parking demands for
special events. A turnover factor of [5% greater than the maximum observed parking demand is applied
in this study to forecast the conservative parking demand and evaluate the adequacy of the proposed

parking spaces.
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2.0 Methodology

The Costa Mesa Zoning Code has been reviewed as the initial step of the study to identify the parking

needs for the proposed project site. Parking adequacy is the degree to which the supply of parking is

adequate to handle the parking demand. This study analyzes the parking adequacy under three scenarios:

e Scenario |: calculate parking demand for 9,990 square-foot retail area using the City code, as
only the first floor is used as retail space. '

e Scenario 2: calculate parking demand for the total 14,310 square-foot building area using the
City Code considering the basement as part of the total retail square footage requirements.

¢ Scenario 3: forecast parking demand for the total 14,310 square-foot building area using the

parking demand rate derived from the similar site survey and a turnover factor.

Similar Sites Study

Three similar Walgreen Store sites were surveyed on a typical weekday (Thursday) and a weekend
between the hours of 11:00 am and 9:00 pm. The maximum parking needs based on the similar site study
are identified. KOA and Walgreens staff conducted detailed evaluation for all 55 Walgreen stores in
Orange County, California in order to choose the three best locations. The criteria to select the three

best sites considered the following:

I.  lIsolated Setting: Since the proposed site is not situated in a shopping center and there is no

intended parking sharing, the similar sites should also have their own parking areas.

2. Similar Square Footage, and Preferably in Orange County: Since the proposed project does not
include a drive-thru window, the survey should report any drive-thru vehicles observed on a
similar site. The sites should have similar floor areas and it is preferred that they are located in

Orange County so that they have similar regional parking characteristics.

3. Customer Survey: It may be difficult to identify similar sites with completely isolated parking lots.
An informal customer survey (asking a simple question by our surveyor) should be able to

identify any parked vehicles for land uses other than Walgreen.

Occupancy Rate Calculation
Parking occupancy documents the actual number of vehicles parked during the peak period of a typical

weekday or weekend. Parking occupancy is summarized in terms of the percentage of parking spaces
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that are occupied at any given time of day. Generally, there is a single peak period on a typical weekday

or weekend that contains the highest number of accumulated parked vehicles.

Turnover Factor Consideration
Allowances must be considered for parking demand studies that are based upon field surveys to account

for turnover. The recommended parking supply should normally be greater than the maximum parking
demand observed for a limited number of surveys. This ensures that the parking lot will never be so full
that vehicles cannot find a parking space. It also allows a factor'~ of safety for unusual peak parking
demands for special events. A turnover factor of 15% greater than the maximum observed parking
demand is normally recommended for a study comparable to this situation. It is not necessary to add

allowances to the City code rates. These rates include a turnover factor.

Parking Study for a Proposed Walgreen Store
KOA CORPORATION c City of Costa Mesa

. PLANNING & ENGINEERING

AU



