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TRIP GENERATION AND PARKING ANALYSIS FOR THE
CABRILLO BUSINESS PARK LOT 19 R&D FACILITY - CITY OF GOLETA

Associated Transportation Engineers (ATE) has prepared the following Trip Generation and
Parking analysis for the Cabrillo Business Park (CBP) Lot 19 R&D Facility (the “Project”), located in
the City of Goleta. The study evaluates the Project’s consistency with the Vehicle Trip Allowance
(VTA) established in the CBP Specific Plan. The study also reviews the Project’s parking
requirements based on the CBP Specific Plan Alternative Requirements criteria and the City’s
current Zoning Ordinance parking ratios.

PROJECT DESCRIPTION

The Project site is located on the west side of the Coromar Road/Discovery Drive intersection
within the Cabrillo Business Park, as shown in Figure 1 (attached). The Project is proposing to
develop a 110,331 SF (gross) Research and Development (R&D) facility (Building A). The R&D
facility will be supported with a mechanical/electrical building (Building B), and a 3-level parking
garage with allocated R&D support space (6,810 SF gross) for a fitness room, showers, restrooms
and storage areas (Building C). Two mechanical/electrical outdoor equipment/storage yards are
also proposed to the west and southwest of Buildings A and B. Figure 2 presents the Project site
plan. As shown on the plan, access to the Project site will be provided via a driveway on Coromar
Drive and a driveway on Discovery Drive. The Project proposes to provide 231 parking spaces,
all within the parking garage, including the following:

- Standard Spaces: 143 spaces

- Compact Spaces: 50 spaces

- ADA/Ambulatory Spaces: 11 spaces
- Motorcycle/Moped: 27 spaces
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SPECIFIC PLAN

The Project site is located at Lot 19 within the CBP Specific Plan (Specific Plan) area. The Specific
Plan contemplates development proposals for individual lots which will be processed and
approved through a Project Clearance application.

The Specific Plan regulates traffic and vehicle trips through a Vehicle Trip Allowance (VTA)
program. The VTA is based on the number of PM peak hour trips (PHT) generated by the Project
land uses using the trip rates presented in the approved Specific Plan documents; Average Daily
Trips (ADT) and AM PHT are typically transferred with the VTA. The Specific Plan allows for a
total of 1,078 PM PHT (also referred to as the Maximum Development Yield) throughout the
Cabrillo Business Park. As further detailed below, the Project site has an allocated VTA of 103
PM PHT. The Specific Plan requires applicants use reasonable methods to determine an
individual project’s required traffic trips using recognized data sources such as the Institute of
Traffic Engineers (ITE) Trip Generation Manual. This report analyzes the Project’s required traffic
trips based on ITE trip generation rates using the gross square footage as the governing variable.

The Specific Plan includes requirements for off-street parking, starting with baseline parking
requirements for specific uses relative to proposed square feet. This report analyzes the Project’s
parking requirements based on the City of Goleta Zoning Ordinance using the net square footage
as the governing variable.

The Specific Plan also requires that the Project must prepare and submit a transportation demand
management plan (TDMP) designed to limit traffic congestion by reducing single occupancy
vehicle (SOV) trips and shifting peak-hour vehicle trips to off-peak hours. A TDMP has been
prepared in a separate document.

TRIP GENERATION ESTIMATES

Trip generation estimates were calculated for the Project using rates presented in the ITE Trip
Generation Manual (11" Edition)." The rates for Research and Development Center (Land Use
Code #760) were used for the analysis. As requested by City staff, the gross square footage was
used as the independent variable to calculate the trip generation estimates. The analysis assumes
a 15% internal trip capture to account for the mixed-use nature of the business park and
surrounding retail and recreational uses, including proximity of existing recreational amenities
throughout the business park, proposed on-site fitness center/equipment, proposed on-site mini
kitchen with employee food and beverage options, and the proximity of off-site retail
opportunities within walking distance of the subject property. Additionally, the analysis assumes
a 12% reduction for the implementation of the TDMP. The results of the analysis, including the
Project site’s current VTA allocations, are shown in Table 1.

1TriQ Generation, Institute of Transportation Engineers, 11th Edition, 2021.
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Table 1
Project Trip Generation
TDMP Internal ADT AM Peak Hour | PM Peak Hour

Proposed Size Factor (a) Factor Rate Trips Rate Trips Rate Trips
R & D (b) 117,141 SF 0.88 0.85 () 1,035 (d) 96 (e) 92
Total 1,035 96 92

Vehicle Trip Allowance (VTA) | | 1,046 | | 105 | | 103

Net Total | | -1 | | 9 | | -1

(@) 12% reduction with implementation of the TDMP

(b) Trip generation based on ITE rates for Research and Development Center (ITE #760). Fitted curve equations
were used.

() T=9.70(x)+247.71

(d) T=0.89(x)+24.54

(€) T=0.84(x)+25.08

Table 1 shows that the Project would generate 1,035 average daily trips (ADT), 96 AM PHT, and
92 PM PHT. The Project would therefore generate 11 less ADT, 9 less AM PHT and 11 less PM
PHT compared to the VTA currently allocated to the Project site consistent with the Specific Plan.
The proposed Project would therefore not exceed the VTA established by the Specific Plan.

PARKING
Specific Plan Requirements

The Project proposes to provide a total of 231 parking spaces. The Specific Plan sets forth a
standard parking requirement of 2.96 spaces per 1,000 SF (gross) for office and R&D uses. Based
on this rate, the Project would be required to provide 347 spaces.? Application of this baseline
standard would, however, significantly over-state the parking required to support the Project,
particularly given the large areas devoted within the R&D Building A to lab space and computing
equipment.

In situations like this, the Specific Plan allows for Alternative Requirements for parking as
supported by implementation of a Transportation Demand Management Program (TDMP),
and/or other similar measures. As detailed in Table 2 below, consistent with Specific Plan
allowances, the Project’s parking requirements were analyzed based on the application of the
City’s current zoning code for R&D uses (see below). A 12% reduction was also applied in
consideration of the implementation of the proposed TDMP.

2 Based on 117,141 SF (gross) with 110,331 SF for Building A and 6,810 SF for Building C. Mechanical Building B
will not house any staff and is not included.
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Zoning Ordinance Parking Requirements

The City of Goleta has developed new parking requirements as part of the Zoning Ordinance
update that was completed in 2021. The City’s current parking requirement for R&D facilities is
one (1) space per 500 SF (net). Although the Cabrillo Business Park Development Agreement
does not require Project consistency with the City’s new Zoning Ordinance, Table 2 presents an
analysis of the City of Goleta Zoning Ordinance parking requirements for purposes of
comparison to the CBP Alternative Requirement Methodology (ITE R&D Employee Parking
Demand).

Table 2
Zoning Ordinance Parking Requirements — R&D Uses

Parking Required

Parking With 12% TDMP
Component Size (a) Rate Required Factor Parking Supply

Research & Development | 104,230 SF | 1 space/500 SF | 209 Spaces 184 Spaces 231 Spaces

(@) Size is net square-footage, includes 98,847 SF for Building A and 5,383 SF for Building C.
Mechanical Building B will not house any staff and is not included.

The data presented in Table 2 show that the City of Goleta Zoning Ordinance parking
requirement for the Project would be 209 spaces. The 231 parking spaces (including 204
standard/ compact/ ADA/ ambulatory spaces) provided onsite would therefore satisfy the City’s
current zoning parking requirements if they were applicable. With the implementation of the
TDMP, the parking requirements would be reduced by up to 12%, which would reduce the
parking requirement by an additional 25 spaces to a total requirement of 184 spaces. The
proposed parking supply of 231 spaces would therefore satisfy the demonstrated parking
requirement of 184 spaces.

CABRILLO BUSINESS PARK OFF-SITE TRAFFIC IMPROVEMENTS

Table 2 of the CBP Specific Plan identifies four off-site traffic improvements once CBP projects
collectively reach certain PM peak hour and average daily trip (ADT) thresholds. Per the CBP
Specific Plan, the trip thresholds for the next CBP off-site traffic improvements are 110 PM PHT
(TR-7 - Los Carneros Road and El Colegio Road) and 1,153 ADT (TR-1 - Storke Road n/o Hollister
Avenue) and 2,202 ADT (TR-3 Los Carneros Road — City Limits to El Colegio Road).

The cumulative trip total of the Investec Discovery Self Storage (CBP Lot 8/11), CBP Lot 19 R&D
Facility (aka the Project), and Navigator Buildings Projects (Post-LLA CBP Lot 5, 6, 7, and 9),
(collectively, 2,408 ADT and 245 PM PHT) would reach the thresholds for three of the four offsite
traffic improvements (TR-1, TR-3, and TR-7) identified in the CBP Specific Plan (see Tables 3 and
4 below).
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Table 3
Cumulative CBP Projects Trips
Building Name CBP Lot # APN Building Size ADT | AM PHT | PM PHT
Investec Discovery
Self-Storage 8/11 073-610-031 111,100 SF 277 17 29
Cabrillo Business
Park Lot 19 Post-LLA 19 | 073-610-036 117,141 SF 1,035 96 92
Navigator Buildings Post-LLA 073-610-038,
56 &7 5/6/7 -039, 040 79,803 SF 609 59 63
Navigator Building 9 Post-LLA 9 073-610-041 49,821 SF 404 61 53
Total 2,325 233 237
Table 4
CBP Cumulative Trip — Traffic Improvement Thresholds
Cumulative
Improvement Off-Site Threshold | Projects Threshold | Threshold | Cumulative | Threshold
# Improvement ADT ADT Met? PM PHT PM PHT Met?
Storke Rd n/o
TR-1 Hollister Ave 1,153 2,325 Yes - - -
Los Carneros Rd
TR-3 — City Limit to 2,202 2,325 Yes - - -
El Colegio Rd
Los Carneros
RS Rd/U.S. 101 SB ] ] 325 237 No
Los Carneros
TR-7 Rd/El Colegio - - 110 237 Yes
Rd

It is noted that Improvements TR-1, TR-5, and TR-7 have been completed. CBP’s responsibility
for any remaining off-site infrastructure improvements (i.e., TR-3) is limited to the proportionate
financial reimbursement amounts set forth in the Cabrillo Business Park Development Agreement
(CBP DA), which would be due at the respective Building Certificate of Occupancy issuance.
Improvement TR-3 is located in the County (not the City of Goleta). Based on a review of the
County’s Capital Improvements Plan (2024-2029), the County is no longer seeking to implement
Traffic Improvement TR-3 (widening of Los Carneros Road from City limits to El Colegio Road).

This concludes ATE’s trip generation and parking analysis for the CBP Lot 19 R&D Facility.

Associated Transportation Engineers
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By:

Scott A. Schell

Principal Transportation Planner
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Associated Transportation Engineers #24028

Trip Generation Worksheet

CABRILLO BUSINESS PARK LOT 19 PROJECT

TDMP Internal ADT AM PEAK HOUR PM PEAK HOUR
Use Size Factor (a) Factor Rate | Trips | Rate [ Trips | In% [ Trips [Out% ] Trips | Rate | Trips | In% [ Trips | Out % | Trips
PROPOSED
R&D (b) 117,141 SF 0.88 0.85 () 1,035  (d) 96 82% 79 18% 17 (e) 92 16% 15 84% 77
Totals 1,035 96 79 17 92 15 77
Vehicle Trip Allowance 1,046 105 103
Net Totals -11 -9 -11

a) 12% reduction with implementation of TDMP.

) T = 9.70(x)+247.71
d) T = 0.89(x)+24.54

(
(
(
(
(e) T = 0.84(x)+25.08

b) Trip generation based on ITE rates for Research and Development Center (ITE #760). Fitted curve equations were used.
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