
CITY OF SARATOGA PLANNING COMMISSION 
STUDY SESSION  

AGENDA 
 

 
DATE: December 17, 2012 
PLACE: Senior Center – Saunder’s Room located at 19655 Allendale, Saratoga, CA   
TYPE: Adjourned Regular Meeting 
TIME: 5:00 pm  
 
ROLL CALL 
 
REPORT OF POSTING AGENDA 
 
Pursuant to Government Code 54954.2, the agenda for this meeting was properly posted on December 13, 
2012 
 

APPLICATION PDR10-0022 and CUP10-0011(386-30-036, 037, and 038) TimeSpace 
Investment / Li – 12250 Saratoga-Sunnyvale Road - The purpose of this study session item is to 
review the current design of the proposed day care / commercial project at 12250 Saratoga-
Sunnyvale Road  

 
 
The Study Session is a fact-finding meeting where the Commission may discuss the item and ask 
questions from or hear statements from members of the public attending the meeting.  During the Study 
Session, the Planning Commission may only discuss items related to the project.  The agenda does not 
allow any formal votes or motions on the proposed project or other matters.  
 
No comments made during the Site Visit by the Planning Commission are binding or required to be 
carried through to the formal public hearing where actions will be taken on the proposed project. 
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PLANNING COMMISSION 
STUDY SESSION 
MEMORANDUM 

 

 

 
TO:   Planning Commission 
 
FROM:  Michael Fossati, Planner 
 
MEETING DATE: December 17, 2012 
 
SUBJECT: New Commercial Building at 12250 Saratoga-Sunnyvale Road 
 
 
The purpose of this study session item is to review the current design of the proposed day 
care / commercial project at 12250 Saratoga-Sunnyvale Road (PDR10-0022 & CUP10-
0011). 
 
BACKGROUND 
The proposed project includes the demolition of three existing single-story light industrial 
buildings and the construction of a new two-story commercial office building and 
underground parking structure.  The new building would include the following uses: 
 

• 11,500 sq. ft. of institutional (day care / tutoring) use for children (Conditional 
Use Permit required). 

• 10,000 sq. ft. of medical / professional office use (Conditional Use Permit 
required for medical office). 

• 3,100 sq. ft. of retail use. 
 

The applicant is requesting design review approval and conditional use permits for the 
medical office and day care uses.  A detailed project description provided by the 
applicant has been included as Attachment 1.   
 
SITE DESCRIPTION 
Two of the three existing buildings front Saratoga-Sunnyvale Road while the third 
building is located in the rear.  According to the owner, two suites within the buildings 
onsite are occupied.  Surface parking is currently located in the front and rear of the site.  
The property currently has no front landscaping. The property is bounded by a swim 
center to the north, residential uses to the east, light industrial uses to the south, and 
Saratoga-Sunnyvale Road to the west.  Commercial businesses are also located to the 
west of the project site.  The existing location is zoned Commercial - Visitor (C-V) and 
the net lot size is approximately 1.085 acres. 
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PROJECT DATA: 
C-V Zoning 
Net Site Area: 1.085 +/- acres 

Proposed Allowable / Required 

      Structure Coverage*  
 
Maximum Allowable = 
28,319 sq. ft. (60%)   

Building Footprint 12,881 sq. ft. 
Trash Enclosure 70 sq. ft. 
  
TOTAL Site Coverage 12,951 sq. ft. (27%) 
   
Setbacks 1st Floor 2nd Floor 1st Floor 2nd Floor 
Front (West): 77’ 82’ 10’ 10’ 
Rear (East): 134’ 134’ 30’ 30’ 
Left Side (North): 16’ 16’ 21’ 21’ 
Right Side (South): 18’ 18’ 21’ 21’ 
   
Height   

Maximum Height = 
117.89’ (20’)  

Lowest Elevation Point: 95.82’
Highest Elevation Point: 99.95’
Average Elevation Point: 97.89’
Proposed Topmost Point:  122.83’(24.95’)

*Note: For Commercial –Visitor (C-V) zoned areas, only portions of the ground covered by a structure are considered  
coverage.   
 
Per the table above, the proposed project does not meet the side setback and height 
requirements for the C-V zoning district. 
 
DISCUSSION TOPICS 
 
Building Design 
The building proposed has been substantially altered from the design submitted in 2010.  
The new design has characteristics that are consistent with the guiding objectives and 
principles of the Saratoga-Sunnyvale Road Gateway Guidelines (Gateway Guidelines).  
The Gateway Guidelines were established with the following goals in mind. 
 

• Create a successful business environment in the Saratoga-Sunnyvale Corridor 
• Enhance the neighborhood quality of life 
• Design new commercial projects that are consistent with the rural character of 

Saratoga. 
• Ensure the gateway design guidelines are consistent with the existing Saratoga 

zoning regulations 
 
The attached table (Attachment 2) illustrates how the project is consistent with the 
objectives of the Gateway Guidelines.  A rendering of the proposed project has been 
included in this memo as Attachment 3.   
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Building Height & Setbacks  
The allowable height for commercial buildings in the C-V zoning district is 20 feet.  The 
height of the proposed building is approximately 25 feet, using the definition of “Height 
of Building”, which is measured from the average grade to the topmost roof ridge.  The 
height does not include the three to five foot tall HVAC screening being proposed on top 
of the roof. 
 
The side setbacks are based on the proposed height in the C-V zoning district.  A side 
setback of 10 feet is required for a proposed building height of 14 feet.  An additional 
foot of setback is required for each additional foot of height over 14 feet.  Therefore, a 25 
foot tall building would require a 21 foot side setback.  The proposed side setbacks are 16 
feet on the north side (facing the exiting swim center) and 18 feet on the south side 
(facing the West Valley Muslim Association property).   
 
A variance is requested for the increased height and reduced side yard setbacks.  Staff 
will provide additional information regarding surrounding building heights in the C-V 
district at the study session. 
 
Proposed Use & Parking Requirement 
The parking requirements are discussed below.   
 

• Institutional Facility.   Schools and day care facilities require one parking space 
per employee plus additional parking spaces determined by the Planning 
Commission.  The project use anticipates eight employees and 170 children.  To 
assist in determining required parking, staff is recommending a parking ratio of 
0.28 spaces per child, as determined by a parking demand survey completed for a 
similar project (Growing Tree Learning Center), dated February 10, 2010 
(Attachment 3).  That ratio would result in a parking requirement of 48 parking 
spaces for the institutional use. 

 
• Professional and Medical Office.  Office use (whether Professional or Medical) 

requires one parking space per 200 square feet (50 parking spaces required for 
10,000 square feet of professional and/or medical office space).  

 
• Retail.  The parking requirement for retail sales is one parking space per 200 

square feet (16 parking spaces required for 3,100 square feet of retail space). 
 
The total parking required for the proposed uses would be 114 parking spaces.  As 
shown, the project proposes 86 parking spaces.    
 
Traffic Analysis 
A traffic impact analysis based on the project’s operational needs is currently being 
completed for the project and will be peer reviewed by the City traffic engineer prior to 
public hearing scheduling. 
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Landscaping Buffer 
Landscaping is proposed on the western, northern and eastern boundary of the property.  
The western boundary (adjacent to Saratoga-Sunnyvale Road) includes a 10’ landscape 
buffer.  The eastern boundary (adjacent to single-family residential properties) includes a 
15 – 18 foot landscape buffer.  Per the General Plan, a commercial development adjacent 
to a residential use must provide a landscape buffer that is at least equal to the setback of 
the adjacent residential district.  The adjacent residential district requires a 25 foot rear 
yard; therefore, a 25 foot landscape buffer from residential properties would be required 
for this project. 
 
Environmental Review 
An Initial Study / Mitigated Negative Declaration (IS/MND) is being prepared to 
evaluate the project’s environmental effects.  The environmental review is not complete 
at this time. 
 
ATTACHMENTS: 

 
1. Project Summary of 12250 Saratoga-Sunnyvale Rd. per TimeSpace Development 
2. Project review against Gateway Guidelines. 
3. Site Access, Circulation, and Parking Study – Growing Tree Learning Center, 

dated February 10, 2010. 
4. Rendering of proposed design. 
5. Plans of the proposed project, dated October 18, 2012. 
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12230 Saratoga Sunnyvale Rd. Saratoga, CA 95070 

Phone: (408) 781-7866    Fax: (408) 320-4867 

 
 

Project Summary 
 

 

1. General description 
 
 

The property is located at 12250 Saratoga Sunnyvale Rd, Saratoga, CA 
95070 and its lot size is about 44,000 sq.ft (1.01 acre) with CV (Commercial 
Visitor) zoning. The APNs are 386-30-036, 386-30-037, and 386-30-038. 
There is an existing building with the size of 13,648 sq.ft. The building 
currently contains light industrial workshops and retail stores. 
 
We plan to demolish the existing building and construct a new two story 
commercial complex building. The new building is proposed to contain 
10,000 SQ.FT of Office/Medical condo units, 3,100 SQ.FT of retail area, 
and 11,500 SQ.FT of Day Care/learning center unit, with 2,000 SQ.FT of 
common area/circulation. The total building area is about 26,500 SQ.FT.  
 
The project will be constructed an underground parking area at the basement 
with 17,000 SQ.FT. There is surface parking at front and back of the 
building at grade level. The total parking spaces are proposed to be 86. 
 
There is an outdoor play area of 3,400 SQ.FT for Day Care/Learning center 
use. 
 
The project application is submitted for design review and conditional use 
permits for the following conditional use: 
 
11,500 SQ.FT maximum of private Day Care facility; 
10,000 SQ.FT maximum of medical/dental office/clinic use. 
 
The building space can also be used as the common retail/office units 
permitted by CV zoning. 
 
 

mfossati
Attachment 1
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2. Day Care/Learning Center and its Operation pattern  
 
1). Building  and outdoor playground design 
The new design of outdoor playground of Day Care/Learning Center is 
located at the middle of the building and it is a courtyard style, so the noise 
is blocked from its residential neighbors by the back of the building. 
 
2). Students and general operation 
It is planned to have 16 employees and projected students are 170, which is a 
small size of the Pre-school/learning center. The student ages are from 3 to 
13. Its operation date and time is 8:00 AM to 6:00PM in weekdays. 
 
3). Delivery time 
The day care students are delivered around 8:00AM and the learning center 
students are picked up at regular schools in groups and then delivered to our 
center by delivery service providers and they arrive at different time. K-1 
arrive about 12:30 to 1:00PM and the other grades arrive between 2:30 to 
3:30PM.  
 
4). Pick-up time 
The programs for the different grades of students finish at different time. 
Day Care and K-1 finish around 5:00PM and the other grades finish around 
5:30-6:00PM. Therefore, the students are picked up by their parents at 
different time from 5:00PM to 6:30PM. The parents can park their cars at 
underground parking lot or rear parking lot, and then pick up their children 
from the center. 
 
The above delivery and pick-up time and pattern can relieve traffic and 
parking peak and nicely distribute the traffic. 
 
 

3. Market analysis 
 
The proposed new development contains three types of uses: a/. Day 
Care/Learning center, b/. Retail/food service use, and c/. Medical/dental and 
other type of commercial space, such as office units. 
 
 
1). Day Care/Learning center 
 



 3

Day Care/Learning center has high demand in this triangle 
area(Saratoga/Cupertino, and West San Jose) due to its cultural environment 
and population preference(residents living in this area). Although there are 
many this type of service in the area, but high quality ones, especially with 
required hardware/property standard is very limited. Currently, the 
requirements for Day Care service by state legislation need minimum 
outdoor play area in place to serve children’s need for outdoor activities. 
However, there is very limited Day Care services in the area have this 
outdoor play are to meet state requirements and to serve for children’s needs 
for outdoor activities. 
 
Our proposed development will meet state requirement and provide the 
facility to children, therefore, it is expected our facility will be highly 
demanded and will serve the community and children better and healthier. 
 
And also, with so many school age children come to the aquatic center, 
which is a direct neighbor of the proposed development, for swimming 
lessons and practice daily and weekly, it has already been asked for the type 
of Day Care and after-school programs to suite for their need and 
convenience since they only need come to pick up once without having to go 
somewhere else to pickup and delivery. This type of service next to 
swimming school is a natural combination to serve parent better and more 
convenience. 
 
 
2). Medical/Dental office/clinic service 
 
Although there are some dental/medical units are near highway 85 and De 
Anza Blvd, there is limited use nearby the proposed development. The 
proposed new building is with contemporary design and with attractive 
appearance/looking. It is expected that the new development will draw 
professionals and practitioners’ interests and demands to more permanent 
settlement for their service since they can buy and own the property, 
design/renovate the interior of the unit per their needs and preference. In 
General, dental/medical units need substantial investment for interior 
structure layout and internal construction, therefore, own the real estate 
property is much more worth than rent the property since they permanently 
own the property and investment. This will potentially draw much more 
demands and stabilization of service and business. 
 
 



 4

As shown above, the proposed development should not only renovate the 
area and make the area more pleasant to live, work and come for service, but 
also drive the local business to a new level. 
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Project Consistency with Applicable Saratoga-Sunnyvale Road Design Guidelines  
 
Design Guidelines  Consistent with Project?  
Architecture and Materials  
1. Encourage smaller-scale building 
floorplates with an appropriate scale and 
architectural style, consistent with early 
Californian architectural styles, (including, 
but not limited to, Craftsman, Queen Anne, 
Stick, and Mission) that conform to the look 
of the general area. (Goal B,C) 
 

Consistent. The proposed buildings would 
be consistent with the look and feel of other 
commercial and mixed use buildings in the 
area. The proposed architecture references a 
traditional architectural style, with stone 
veneer and roof tiles.  

2. Buildings should relate specifically to   
Saratoga's residential areas and illustrate 
residential massing with low-pitched gable 
or hip roofs, dormer windows, etc. (Goal C) 

Consistent.  The roof portion visible from 
the Saratoga-Sunnyvale Road would be of 
low pitch, and would have a similar 
appearance to residential roofs in the 
neighborhood.  

3. In order to reduce the perceived scale of 
buildings, building masses shall be broken 
into smaller components. Large “boxes” 
with no articulation will not be allowed. 
(Goal C) 

Consistent. The facade of the building 
visible from Saratoga-Sunnyvale Road 
would be articulated and broken into 
smaller components.  

4. Building walls and rooflines should 
include articulation, with a change in 
surface materials, color or surface plane. All 
primary building entrances must be 
identified with architectural details such as 
towers, projections, varied roofs, trellis 
work, pergolas or covered entry ways. (Goal 
B,C) 

Consistent. A variety of materials would be 
incorporated into the main façade of the 
building, and the main entryways would be 
emphasized using materials such as stone 
veneer and metal-framed doors.  

5. Buildings should be designed with 
vertical breaks to create differentiation 
along the front facade. This can be done 
with indented balconies or/and articulation 
of massing or/and changes in material, 
texture, and color. (Goal C) 

Consistent. The design of the project 
features a covered entryway, and changes in 
materials to create differentiation along the 
front facades.  

6. Corners of buildings should be 
highlighted with special design features to 
increase visual interest where appropriate. 
Entrances or display windows to the retail 
shops are encouraged at building corners 
that face street corner locations. (Goal B) 

Consistent. Display windows would be 
placed at the corners of each building, along 
the facades that would face Saratoga-
Sunnyvale Road.  

7. Rooflines should be varied in style and 
size to create interest. All buildings should 
include roof features such as pitched roofs, 
detailed parapets, or entry features. Rooftop 

Consistent. A covered entryway would 
create a varied roofline on each building. 
Mechanical equipment, which would be 
located on the roof of each building, would 

mfossati
Attachment 2
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Design Guidelines  Consistent with Project?  
mechanical equipment shall be screened on 
all sides. (Goal B,C) 

be screened from view on all sides by 
painted plywood panels.  
 

8. Rooftop mechanical units, vents, and 
flues shall be screened. Screening rooftop 
mechanical equipment by means of pitched 
roof forms or penthouses is encouraged. 
(Goal B,C) 

Consistent. See #7.  

9. Service and loading areas should not be 
located immediately adjacent to residential 
uses or Saratoga Sunnyvale Road. (Goal 
B,C) 

Consistent. Loading would be located along 
the eastern façade of each building, but not 
immediately adjacent to residential uses 
(which border the sites to the east).  

10. A specific color palette, list of materials, 
and common architectural features will be 
required for all development in the Saratoga 
Gateway District. This is intended to 
establish a common theme or style of 
architectural design for all buildings within 
the District. All buildings shall incorporate 
360 degree (i.e., all building faces) use of 
materials and color. (Goals B,C) 

Consistent.   Colors include tans, creams, 
beiges, browns, grays, and subtle greens.  
Specific list of materials include cultured 
stone veneer, barreled vault stone coated 
roofing tile, cedar board siding and exterior 
plaster. Common architectural features 
include the recessed second story and metal 
doors and frames  

11. Colors for all buildings should be earth 
tones, neutrals and soft muted colors. The 
predominant color should be in the range of 
grays, beige through dark brown, terra cotta 
and sandstone, dark greens, or muted red. 
Bright intense colors are not allowed. Stark 
white or black is discouraged for use other 
than as trim. Un-muted primary colors are 
not allowed. (Goals B,C) 

Consistent. Based on color board for the 
project, colors used would primarily be 
browns and grays. Building materials would 
not feature bright primary colors or stark 
black and white color patterns.  

12. Finish materials for walls should be 
predominantly natural materials such as 
brick, textured block, stone, slate, stucco, 
wood, clap board siding or textured and 
colored concrete that closely resembles such 
materials. Accent materials may include 
canvas for awnings, metal trim, ceramic 
tiles, concrete castings, terra cotta, or 
stucco. Window and door trim should be 
bronzed or baked enamel colored finish that 
is complimentary to the color of the wall. 
Materials such as galvanized metal, glossy 
aluminum, smooth concrete, metal siding, 
vinyl, and reflective glass are not allowed. 
(Goals B,C) 

Consistent. The facades of the projects 
would include natural-looking materials 
such as cedar siding and stone veneer. 
Window and door trim would generally be 
of metal construction, and would be 
complementary to other design materials 
and consistent with other commercial uses 
in the area.  
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Design Guidelines  Consistent with Project?  
 
 
13. Encourage canopies/awnings/arcades to 
define entrances and provide shelter along 
buildings. (Goal B) 

Consistent. An arcade would be developed 
along the western facades of the building, 
behind the front parking lot.  

14. Building entrances should be set back 
from drive curblines to achieve public 
safety and entry articulation. (Goal B) 

Consistent. The building would be set back 
from the curb line of the shared driveway 
with a walkway/landscaped area.  

15. Building entrances should be 
identifiable from parking areas. (Goal A, B) 

Consistent. The building entryway would be 
identifiable from front parking areas due to 
the use of distinctive building materials and 
prominent doorways.  

16. Building materials should include 
appropriate materials to achieve city council 
goals. Such materials should establish a 
single, recognizable style, consistent with 
early California, for all adjacent commercial 
areas. The rural residential character of the 
City should be maintained through low 
residential densities, extensive landscaping 
along streets and the relatively low profile 
and height of structures. In commercial 
areas this can be achieved by the use of 
architectural features, materials and color to 
reduce bulk and mass. The use of traditional 
residential architectural design themes that 
can be transformed into effective 
commercial functions can be an effective 
method in which to achieve this goal. (Goal 
B) 

Consistent. The project would include a 
landscape buffer along Saratoga-Sunnyvale 
Road and traditional architectural themes 
(including gently-sloped roofs and the use 
of natural-looking materials such as stone 
veneer and cedar siding). Although the 
projects would exceed the height limit 
established for the sites, the proposed height 
would be similar to that of the medical-
office complex to the south of the sites, and 
to the townhouse development to the north 
of the adjacent aquatic center.   

17. A predominance of masonry, wood and 
brick shall be used on ground levels of all 
buildings. (Goal B) 

Consistent. The building would utilize wood 
siding and stone veneer on the ground 
levels.  

18. Reflective materials such as bright 
aluminum and glass are not allowed as the 
primary building material on exteriors. 
(Goal B) 

Consistent. Although glazing would be used 
throughout each of the proposed buildings, 
the main façade of each structure would be 
dominated by non-reflective materials.  

19. Pedestrian amenities, such as benches, 
trash receptacles, outdoor dining and vendor 
carts on private property, are encouraged to 
be consistent with the theme established by 
Saratoga-Sunnyvale Road Gateway. (Goal 
B) 
 

Not Yet Determined. The design of such 
pedestrian amenities has not yet been 
finalized by the project sponsors.  
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Design Guidelines  Consistent with Project?  
Landscaping and Buffering   
1. Landscape islands should be provided in 
parking lots to interrupt consecutive runs of 
parking spaces. Landscape islands shall 
incorporate a mix of shade tree and shrub 
plant material to visually buffer internal site 
views from both ground and to provide 
shade. (Goal B,C)  

Consistent. Landscape buffers would be 
provided in all surface parking lots.  

2 Parking areas should incorporate low 
landscaping buffers to screen parked cars 
from adjacent streets. All head in parking 
adjacent to public right of way or residential 
areas shall be screened by one of the 
following: masonry wall, earthen berm, 
and/or dense shrub planting. (Goal B,C)  

Consistent. Landscape buffers would screen 
the surface parking lots proposed adjacent 
to Saratoga-Sunnyvale Road. Landscape 
buffers would also be used to screen the 
surface parking lots to the east of the 
building, and existing wall would be left in-
place.  

3. Landscaped parking islands and medians 
should constitute a substantial portion of the 
overall parking area to achieve an attractive 
commercial environment consistent with the 
Saratoga environment. (Goal B,C)  

Consistent. Landscaped areas would be 
included in the parking lot. At least two 
sides of the parking lot would be 
landscaped.  

4 The use of landscaping should be 
encouraged to distinguish access points, 
break up parking and define pedestrian 
access and spaces. (Goal B,C)  

Consistent. Landscaping would be utilized 
throughout the site to identify access points 
and walkways, soften paved areas, and 
buffer the shared driveway.  

5 Landscape layout and design should orient 
the pedestrian environment. (Goal B) 

Consistent. Landscaping would be used to 
connect the pedestrian realm adjacent to 
Saratoga-Sunnyvale Road to the pedestrian 
walkways on each of the site.  

6. Street tree plantings shall be required 
where none exist along Saratoga-Sunnyvale 
Road to promote a consistent tree canopy, 
reduce perceived building heights and 
provide shade. Street trees shall be pruned 
and otherwise maintained to provide 
visibility of businesses and to encourage 
proper growth and height. (Goal B,C)  

Consistent. Trees are being proposed along 
the front setback of the project and adjacent 
to Saratoga-Sunnyvale Road.  

7 Private drives serving the internal 
circulation needs of proposed development 
shall require street tree plantings. (Goal 
B,C)  

Consistent. The landscape plan identifies 
the one tree planting adjacent to the private 
drive.  

8 Shrubs, groundcovers and perennial 
plantings are encouraged between detached 
pedestrian walks and buildings. (Goal B,C)  

Consistent. Groundcovers and other low-
growing plant species would be planted 
adjacent to the proposed buildings.  

9 Trellises with flowering vines and 
hanging flower baskets are encouraged at 

Not consistent. Trellises and hanging flower 
baskets are not identified on the landscape 
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Design Guidelines  Consistent with Project?  
building entries to make the entry more 
easily identifiable, provide pedestrian scale 
and add visual interest. (Goal B,C) 
 

plan.  

10. Buffering between commercial or mixed 
use projects and adjacent residential uses 
shall incorporate the following: (Goal B,C)  
• Solid (decorative) masonry wall.  
•  Exclusive landscape buffer area reserved 

for buffering purposes - no private outdoor 
use or other programmed activities are 
allowed within the buffer area.  

•  Trees shall be 24” boxed size minimum.  
•  Privacy issues shall be addressed through 

the citing of balconies and windows above 
ground floor level adjacent to residential 
properties to protect the privacy of 
residential neighbors.  

•  Rear or side parking lots adjacent to 
residential uses shall be designed to 
address after hour security. 

Consistent. The existing wall would remain 
as part of the project. The wall separating 
the project site from adjacent residential 
uses is of masonry construction. All trees 
would be 24-inch box trees. Privacy and 
security issues would be addressed through 
the setback of the buildings from the eastern 
property line of the sites (and adjacent 
residential uses), removal of all second 
story windows facing the eastern property 
line and appropriate security lighting.  

11. Buffering between commercial or mixed 
use development and other similar uses 
shall consist of a landscape area planted 
with trees, shrubs and groundcovers. (Goal 
B,C) 

Consistent. A landscaped buffer would be 
planted along the eastern boundary of the 
site, adjacent to residential uses.  

12. The following list of trees shall be 
considered for incorporation into the design 
of commercial parking lots. (Goal B,C) 

Consistent. Pistacia chinensis (Chinese 
pistache) are listed in the “considered tree 
species” within the Design Guidelines and 
are proposed to be planted within the front 
parking lot area.  Coast redwoods are 
proposed along the rear setback, in order to 
accommodate privacy concerns of the 
residential uses. 

Fencing and Screening Walls  
3. Fencing is discouraged between 
properties of similar use. (Goal A,B,C) 

Consistent. No fence would be built 
between any project sites. A driveway 
would extend along the shared boundary.  

5. Trash, service and loading areas should 
not be located adjacent to street frontages or 
adjacent to existing residential uses and will 
be screened from view from public streets. 
(Goal B,C) 

Consistent. Trash and loading areas would 
occur adjacent to the eastern façade of the 
building, separated from residential uses to 
the west of each site by a parking lot, 
landscaped buffer, and wall. The trash area 
would be surrounded by a wall.  
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Note: Policies related to Commercial Retail Signage and Lighting and Furnishings are not included in Attachment 2 because the 
project sponsors have not yet submitted detailed signage, lighting, and furnishing plans.  

 



 
 

 

Memorandum 

 

Date: February 10, 2010 

To: Janice Yeh, Growing Tree Learning Center 

From: Brian Jackson 

Subject: Site Access, Circulation, and Parking Study for the Proposed Daycare Facility 
Located at 12220 and 12226 Saratoga-Sunnyvale Road in Saratoga, 
California 

  

Introduction 

Hexagon Transportation Consultants has completed a site access, circulation, and parking study for the 
proposed daycare facility (Growing Tree Learning Center) located at 12220 and 12226 Saratoga-
Sunnyvale Road in Saratoga, California. The project site is located on the southeast corner of the 
Saratoga-Sunnyvale Road and Kirkmont Drive intersection. The project would occupy existing vacant 
space in an office building. Parking would be provided within the adjacent parking lot. The project would 
serve up to 60 students with 5 employees. The site location is shown on Figure 1. 

The purpose of this study is to satisfy the requirements of the City of Saratoga by identifying any site 
access, circulation and parking deficiencies of the site for the purposes of the proposed project. The 
study describes the site’s existing conditions, estimates the number of vehicle trips and parking 
generation due to the proposed project, compares the project conditions to the requirements of the City of 
Saratoga, and draws conclusions pertaining to the suitability of the project site for the project’s trip 
generation and parking generation. 

Existing Conditions 

The project site is located on a parcel situated on the southeast corner of the intersection of Saratoga-
Sunnyvale Road and Kirkmont Drive. Access to the site would be from one existing driveway on 
Saratoga-Sunnyvale Road and one existing driveway on Kirkmont Drive. The roadways are described 
below. 

Saratoga-Sunnyvale Road in the vicinity of the project site is a four-lane divided major arterial with 
median breaks for left-turn access lanes. The unsignalized Saratoga-Sunnyvale Road and Kirkmont Drive 
intersection is full-access, with uncontrolled approaches for Saratoga-Sunnyvale Road and stop-
controlled approaches for Kirkmont Drive. 

Kirkmont Drive is a two-lane east-west residential street bordering the site. It connects Kirkbrook Drive in 
the east to Saratoga-Sunnyvale Road in the west. The western leg of this intersection is a site access 
driveway for a retail/office development. 
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Trip Generation Estimates 

Through empirical research, data have been collected that correlate to common land uses their propensity 
for producing traffic. Thus, for the most common land uses there are standard trip generation rates that 
can be applied to help predict the future traffic increase that would result from a new development. 
Hexagon has prepared a project trip generation estimate based on trip generation rates obtained from the 
Institute of Transportation Engineers (ITE) Trip Generation, Eighth Edition, 2008. The trip generation 
estimates concentrate on the AM and PM peak hours of traffic. These typically occur between the hours of 
7:00 AM to 9:00 AM and 4:00 PM to 6:00 PM, respectively. 

Utilizing the ITE trip generation rates, it is estimated that the proposed daycare facility would generate 48 
vehicle trips in the AM peak hour and 49 vehicle trips in the PM peak hour (see Table 1). The vehicle trips 
would consist of employee trips and of parents and caregivers briefly parking in order to assist their small 
children in entering or exiting the daycare facility. The average parking duration would be a few minutes. 
The daycare facility would operate from 7:00 AM to 7:00 PM, and parents could drop off or pick up their 
children at any time. For this reason, although the number of students served by the facility would be 60 
children, the number of peak hour trips is much less than the potential 120 daily trips that might occur as a 
result of dropping off and picking up children. 

Table 1 
Project Trip Generation Estimates 

AM Peak Hour Trips PM Peak Hour Trips
Land Use Rate In Out Total Rate In Out Total

Day Care Center 1 60 students 0.80 25 23 48 0.82 23 26 49

1  Source: Trip Generation, 8th Edition, ITE, 2008.

Size

 

Trip Distribution Pattern and Assignment 

The trip distribution pattern for the project was estimated based on existing travel patterns on the 
surrounding roadway system, the locations of complementary land uses, and trip distribution data from 
previous traffic studies prepared for similar projects in the study area. It was estimated that 60 percent of 
the project trips would originate from the north via Saratoga-Sunnyvale Road, 30 percent would originate 
from the south via Saratoga-Sunnyvale Road, and 10 percent would originate from the adjacent 
neighborhoods to the east via Kirkmont Drive. The peak-hour trips generated by the proposed project were 
assigned to the northern and southern project driveways in accordance with this trip distribution pattern. 

Intersection Operations 

Peak-hour signal warrants were checked for the unsignalized intersection of Saratoga-Sunnyvale Road 
and Kirkmont Drive to determine whether signalization would be justified on the basis of project peak-hour 
volumes. This assessment was made on the basis of the Peak-Hour Volume Signal Warrant, Warrant #3 
described in the 2006 California Manual on Uniform Traffic Control Devices for Streets and Highways 
(MUTCD). This method makes no evaluation of intersection level of service, but simply provides an 
indication whether peak-hour traffic volumes would be sufficient to justify installation of a traffic signal. The 
analysis showed that the peak-hour volume warrant would not be satisfied for either study period. The 
signal warrant analysis sheet is included in the Appendix. 
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Site Access, Circulation and Parking 

Vehicular access to the project site would be provided via one existing driveway on Saratoga-Sunnyvale 
Road and one existing driveway on Kirkmont Drive. The project would use the existing adjacent parking lot 
of 47 parking spaces. Aspects of the site access, circulation, and parking analyses are discussed below. 

Site Access 
The Saratoga-Sunnyvale Road driveway is a 24-foot wide, right-turn only driveway located on the south 
end of the project site. This driveway opens to the project site parking lot. The Saratoga-Sunnyvale Road 
driveway provides inbound and outbound traffic access for northbound motorists on Saratoga-Sunnyvale 
Road. It also provides outbound access for southbound motorists, since u-turns can be executed at 
Kirkmont Drive. This driveway is free from obstructions and sight distance is good. 

The Kirkmont Drive site access driveway is a 32-foot wide, full access driveway located on the north end of 
the project site. This driveway also opens to the project site parking lot. The Kirkmont Drive driveway 
provides inbound and outbound traffic access for southbound Saratoga-Sunnyvale Road and both 
directions on Kirkmont Drive. It also provides outbound access for northbound motorists on Saratoga-
Sunnyvale Road. This driveway is free from obstructions and sight distance is good. 

Traffic Volumes at the Project Driveways 

The number of peak hour trips is estimated to be 48 and 49 in the AM and PM peak hours, respectively. 
This equates to about one vehicle trip every minute during the AM and PM peak hours. Due to the low 
volumes of traffic generated by the project, the driveways would be adequate to serve both the existing 
uses and the project.  

On-Site Circulation 
Project traffic would utilize the site parking lot located on the east side of the project building. The surface 
parking lot consists of a single continuous drive aisle (no dead-ends) with 47 parking spaces. All spaces 
are oriented 90-degrees to the 26-foot wide drive aisle. The existing parking lot provides sufficient room for 
backing out of parking spaces and maneuvering on the site. 

Due to the low number of trips generated by the project, the availability of parking space, and the brief 
duration of parking, vehicle queuing within the existing parking lot is estimated to be negligible. 

Parking Supply 
The existing parking supply for the project and other existing uses at the site is 47 uniform-size parking 
spaces. The existing uses occupy two of the four units. The project proposes to occupy the remaining two 
units. A parking count was conducted on Thursday, February 4, 2010 to measure the parking demand of 
the occupied units. The parking count shows that the existing tenants parking demand peaks at 14 
vehicles at 5:00 PM, leaving 33 unused parking spaces. Observations show that the parking lot is lightly, 
but consistently utilized throughout the day during standard business hours. The parking count sheets are 
included in the Appendix. 

To estimate the parking demand of the proposed project, Hexagon has prepared a project parking 
generation estimate based on observed parking demand at four similar daycare facilities in the vicinity. All 
of the sample facilities are located within one mile of the project site. Surveyed daycare facilities include 
Brighter Future Learning Center and Growing Tree Learning Center in Saratoga, and Little Genius 
Learning Center and Happy Childhood in San Jose. Counts were conducted within the last six months. 
The parking survey results show that the average maximum parking demand ratio was 0.17 spaces per 
student (see Table 2). It is important to note that the calculated parking ratios shown in Table 2 include 
employee parking demand, since some of the occupied spaces that were counted during the parking 
surveys were employee vehicles. 
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Table 2 
Parking Demand Survey 

Max Max Ratio
Parking Demand/

Location Name Survey Date Size1 Employees1 Demand Size2

12175 Saratoga-Sunnyvale Rd. Ste. B Brighter Future 8/12/2009 80 students 10 13 0.16
Saratoga, CA Learning Center
1640 South De Anza Blvd. Little Genius 8/13/2009 50 students 5 5 0.10
San Jose, CA Learning Center
1091 South De Anza Blvd. Happy Childhood 8/19/2009 60 students 6 8 0.13
San Jose, CA
12000 Sunnyvale-Saratoga Rd. Growing Tree 2/4/2010 60 students 7 17 0.28
Saratoga, CA Learning Center

Average Ratio 0.17

1  Number of students and employees obtained by calling the surveyed sites.
2  Demand per student. (Note: Ratio includes employee parking demand.)

 

For the purpose of this study a maximum parking ratio of 0.28 spaces per student was used, since this 
ratio was derived from a parking survey of an existing Growing Tree Learning Center. It also is the highest 
observed parking demand and, therefore, represents the most conservative approach. Based on this rate, 
the proposed 60-student daycare center is estimated to require up to 17 parking spaces during the 
center’s peak parking period of the day. 

Since the current tenants utilize up to 14 parking spaces and the proposed project is expected to require 
up to 17 additional parking spaces, it can be concluded that the existing parking supply of 47 spaces would 
easily accommodate a maximum potential parking demand of 31 spaces. 

Pedestrian and Bicycle Access and Circulation  
The project site is connected to the area’s sidewalks. A sidewalk is present on both sides of Saratoga-
Sunnyvale Road and on both sides of Kirkmont Drive. Crosswalks are present on the north, east, and west 
approaches to the Saratoga-Sunnyvale Road and Kirkmont Drive intersection.  

Bicycle lanes are present on Saratoga-Sunnyvale Road south of Prospect Road. 

Conclusion 
The proposed daycare facility project would generate 48 and 49 vehicle trips during the AM and PM peak 
hours, respectively. The proposed project would require the use of a maximum of 17 parking spaces on 
the site during the peak parking period of the daycare facility. The existing site is occupied by two tenants 
that utilize up to 14 parking spaces during the peak hours. The total parking supply is 47 parking spaces. 
Thus, the available parking supply exceeds the estimated peak parking demand of 31 spaces at the 
project site, and the parking supply would be adequate for the proposed project. The design of the parking 
lot and its means of access and egress are adequate to meet the needs of the project. The traffic analysis 
shows that the peak-hour volume warrant would not be satisfied at the unsignalized intersection of 
Saratoga-Sunnyvale Road and Kirkmont Drive under project conditions. 

 



12220 and 12226 Saratoga‐Sunnyvale Road Daycare Center  February 10, 2010 
 

6   |   P a g e  
 

Growing Tree Learning Center 
Technical Appendices 

 



2/9/2010

Saratoga-Sunnyvale Road and Kirkmont Drive

* NOTE: 150 vph applies as the lower threshold volume for a minor street approach with two or more
lanes and 100 vph applies as the lower threshold volume for a minor street approach with one lane.

WARRANT 3 - MUTCD Peak Hour Volume
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12220 and 12226 Saratoga-Sunnyvale Road
Parking Survey

Number of
Occupied

Time Spaces

7:00 AM 0
7:30 AM 0
8:00 AM 3
8:30 AM 5
9:00 AM 7
9:30 AM 9
10:00 AM 12
10:30 AM 11
11:00 AM 10
11:30 AM 9
12:00 PM 7
12:30 PM 7
1:00 PM 8
1:30 PM 6
2:00 PM 9
2:30 PM 12
3:00 PM 12
3:30 PM 12
4:00 PM 12
4:30 PM 13
5:00 PM 14
5:30 PM 11
6:00 PM 8
6:30 PM 5

Notes:
Denotes highest peak parking demand.

Parking survey was conducted Thursday, 2/4/2010.
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