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Memo 
 

May 10, 2020 
 
To:  Kyle Conley, Pastor, Pioneer Baptist Church 
From:  Gary Price, Planning Consultant 
Subject: Proposed development of a new church and related improvements on about 

three parcels of about 3.7 acres at 7828 Auburn Boulevard, Citrus Heights, CA. 
 
Thanks for selecting Price Consulting Services (PCS) to be part of the design and development 
team on this project. Per your request, I have researched what is necessary to process land use 
entitlements for this project with the City of Citrus Heights which is outlined in this memo.  
 

I. Project Description: The Project involves construction of an approximately 34,400 square foot 
church facility and related improvements on approximately 2.74 acres (APN 204-044-003) and 
parking to further serve the proposed church to the north on approximately 0.94 acres (APNs 
204-042-031 and -026) on the east side of Auburn Boulevard, south of Cripple Creek Road, 
Citrus Heights, CA (refer to Exhibit A, attached).  The Church needs capacity to serve 
approximately 550 church attendees which requires a certain level of building intensity when 
considering the need to provide at least 200 parking on the total site (per City parking 
regulations). 
 
Cripple Creek transverses the site east to west, covering over 25% of the site (including the 
City’s biological creek setback requirements).  Much more of the site is currently within a 
Federally designated 100-year flood plain.  Conceptually, this building would be located on the 
east portion of the property with parking to the west next to Auburn Boulevard.  To comply 
with minimum City parking standards, parking is proposed on much of the main church site, 
along the south side of the creek, with supplemental parking on the two northerly parcels along 
the north side of the creek. A pedestrian bridge is proposed to allow convenient access from 
the supplemental parking area to the church. However, to accommodate the project’s parking 
needs, parking has been proposed within the 100-year flood plain and the creek setback area.  
 
II. Preliminary Design: The Project design team, consisting of Rocky Williams, Church 
Representative, Thomas Roman, Project Architect, and Gary Price, Planning Consultant, 
considered the church sizing needs and project site constraints.   This design was developed 
based on a letter from the City Engineer who indicated that the City may be willing to allow 
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parking in the flood plain with property treatment (see Exhibit C).  The City Planning 
Department requested that the Church prepare a preliminary site plan before they would offer 
any comments or recommendations on the project.  The Design Team reached out to the 
Planning Department several times to request interpretations of the Code, such as creek 
setback criteria, and the Department staff’s response was simply to submit a preliminary site 
plan and would not offer interpretations to the Code. Consequently, the Design Team had to 
respond by making some interpretations to the Code and to try to make the project work giving 
the site’s constraints.  
 
On May 5, 2020, City Planning Staff, consisting of Planning Manager, Casey Keperaar and 
Associate Planner, Alison Bermudez, conducted a Zoom meeting with the project design team 
and Pastor Conley, to review the proposed project.  Staff noted that the City would be taking a 
hard line on compliance with all municipal code requirements, including creek setback 
requirements and indicated that the City’s Engineer’s letter did not appear to reflect the City’s 
formal position with regard to improvements in the flood plain.  They indicated that the plan 
was too intense for the project site and referenced the previous church project which was 
approved in 2006, as the level of development intensity needed to meet minimum City 
standards (refer to Exhibit B, the previous church project site plan and Section III of this report).  
Staff noted that staff would not allow any improvements within the 50’ creek setback under 
any circumstances. Staff did mention that the City might consider development of parking 
within the floodplain (not within the creek setback) on the north parcels, recognizing that the 
site had previous development on it, but they needed to conduct more research to determine 
the extent of allowed parking on the site.   
 
Following up the meeting, Gary Price met with Alison Bermudez, to obtain more information, to 
obtain additional information. Ms. Bermudez released the attached staff interpretation of the 
code regarding improvements within the creek setback.  She is now checking into what the City 
might consider reasonable parking development on the north parcels, but she did note that it 
would be much less extensive than currently proposed.  
 

III. Previous City Actions on Site:  On October 11, 2006, the City Planning Commission approved 
an 18,000 square foot church (Yugoslavian Church) for 240 occupancy, including 78 parking 
spaces on the single 2.74-acre parcel on the south side of Cripple Creek (see Exhibit B).  It is 
noted that the north two parcels, which are part of the proposed Pioneer Baptist Church 
project, were not included in this previous project.  However, this Yugoslavian Church project is 
about half the size of the proposed Pioneer Baptist Church.  It is noted that this previous 
approval included allowing some limited improvements, such as the driveway to the parking 
area, within the 100-year floodplain (but not the City’s creek setback) subject to submitting a 
LOMR (Letter of Map Revision) based upon the FIRM (Federal Insurance Rate Map).    
 
III. Site Constraints and City Plans and Regulations:  The City’s General Plan calls for the site to 
be planned for General Commercial land uses, is zoned Special Planning Area (SPA), located 
within the Auburn Boulevard Corridor Specific Plan, is also subject to special design standards 
and design guidelines of the Rusch Park District Plan. These many layers of regulations cause 
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many challenges for designing a project, some of which conflict with each other or are ill-
defined. The Boulevard Plan, for example identifies the site as “Constrained”, due primarily to 
its proximity to Cripple Creek (See Exhibit E). The Boulevard Plan contains a large number of 
regulations concerning design next to Auburn Boulevard including its own set of standards. The 
Rusch Park District Plan includes a number of other requirements that address Floor Area 
Ratios, Building Heights, Setbacks, that are more restrictive that the base General Commercial 
and Boulevard Plan so all of these need to be taken into consideration in designing a project 
that fits a constrained site.  Therefore, the site is extremely challenging to develop on, 
particularly for the size and intensity of development proposed by the Pioneer Baptist Church.   
 
Although some sections of the floodplain were allowed to be developed on to accommodate 
the previous Yugoslavian Church project, such as the driveway into the parking lot, for the most 
part, this previous project avoided development in the floodplain and the creek setback areas. 
As noted in the City Engineer’s letter the City is not willing to prepare and complete a LOMR 
(Letter of Map Revision) for the project.  Even though a small portion of the Yugoslavian Church 
project improvements are located within the flood plain (driveway to the parking lot) this 
approval was subject to the Church obtaining the LOMR. This will undoubtedly be a condition of 
any development on this property since at a minimum a driveway will be required to access the 
main building envelop of the site.  
 
IV. Parking Scenario Options:  Although flood and biological constraints (as referenced in the 
City Code and Design Guidelines) are a major challenges to site development, providing 
sufficient off-street parking is probably the biggest project design issue for this project. For a 
church that is twice as large as the previously approved Yugoslavian Church, the proposed 
Pioneer Church design requires providing about 200 parking spaces. Based on review of this 
requirement and the flood plan and creek setback requirements of the City, either the 
proposed church design will need to be downsized or parking found off the project site (unless 
construction of an on-site parking structure is considered). There are some options to consider 
if the proposed project requires this higher level of building and use intensity as follows: 
 

• The Code allows a reduction of up to 15 percent of the required number of spaced with 
quantitative information provided which might include a parking study conducted by a 
licensed traffic engineer and providing a parking reduction plan, such as carpooling, 
transit van etc. This could result in a reduction of up to 30 spaces. W-Trans, a licensed 
traffic engineer that we use could prepare such a plan for about $3K. 

• Allows a parking reduction of 5 percent for uses that are located within 1,320 linear feet 
of a transit stop (10 spaces). There is a transit stop across the street next to the park 

• Allows a up two percent reduction for bicycle parking which could result in a reduction 
of four spaces. 

• Off-site parking may be allowed with a use permit within 1,320 feet from the project 
site (included in the use permit for the Church). Parking needs to be guaranteed through 
a recordable covenant, lease, or other agreement with the off-site property owner. Off-
site parking opportunities include the park across the street, the bowling alley up the 
street and the adjoining commercial property to the south. 
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All of these parking scenarios would need to reviewed with City staff to confirm. Assume that a 
new project site plan will be developed. 

 
V.  Planning Review, Timing and City Processing Fees: Since the project requires a use permit 
approval by the Planning Commission, this is a discretionary land use entitlement that will 
require submittal of a complete project application to the Community Development 
Department. Due to its size and location, and since the project is subject to discretionary review 
by the City, the project is also subject to environmental review in accordance with the California 
Environmental Quality Act (CEQA). The following is an outline of the steps, costs and timing that 
can be expected to process this project through the City in order to obtain a building permit to 
construct.   
 
Application Requirements: Confirming with City staff, architectural land preliminary landscaping 
plans will need to be provided as part of the review application submittal. We have been in 
touch with Robert Wood, Millennium Planning/Engineer and Karen Clausen, Landscaping 
Architect, who could assist in developing the preliminary project plans. This team would 
provide the main foundation plan to build the other application components, such as the 
building architecture and landscaping plans.  
 

Environmental Review: Since the project is subject to CEQA review to determine whether or not 
the project may require and environmental impact report, the City needs to conduct an initial 
study. The Church could prepare the initial study (through the planning team) or have the City 
contract out this work (between $50 and $60K.  In any event additional technical studies will 
need to either be updated from the previous Yugoslavian Church project and/or by others. City 
staff has advised that these studies to be prepared by licensed professionals in their field to 
include (approximate costs): 
 

• Cultural Study $5K 

• Traffic Study $15K 

• Drainage Study $5K 

• Biological/Wetlands $5K 

• Noise Study $5K 

• Preparation and Management of Initial Study $25K 
 
Application Fee/Costs:  Initial fees for processing the environmental, site plan and design review 
applications would be $9,050 (see attached application package): 
  
Use Permit: $10,476 
Variance of Building Height: $6,431 
Environmental Review: $6,000 
Total: $22,907 (Initial Deposit/Additional Fees May be Assessed Based on Actual Staff 
Resources) 
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These fees consist of a deposit to the City to defray the cost of staff time to process the 
applications. These are estimates subject to confirmation with City staff. 
 

California Department of Fish and Wildlife Fee: To assure that the site plan and design review 
applications are operative after the Planning Commission approves the project a State 
mandated fee of approximately $3,050 will be assessed by the City to post the environmental 
Notice of Determination with the County Clerk’s office. The City receives nothing from this fee 
assessment. 
 
Timing:  If we are able to submit a complete application with technical studies by the end of 
August, 2020, we should be in good shape for a Planning Commission meeting for December, 
2020 (depending on City staff resources and priorities). This would include a 30-day review of 
application completeness by staff, 60 days for preparing the environmental initial study (by our 
development team), 45 days for circulation of the initial study (mitigated negative declaration), 
and coordination with staff of staff report and required noticing (30 days).   
 

Once approved by the Planning Commission, we can prepare the final working drawing and 
submit for a building permit. If we are able to secure Planning Commission approval in 
December, 2020, and we facilitate the building plan check process, we could see beginning 
construction this next spring. 
 
Timing is estimated subject to confirmation with City staff. 
 

Single Point of Contact: To provide a more efficient, less confusing, and less costly planning 
review process, I recommend providing a single point of contact with regard to processing the 
planning applications with the City. This would involve you assigning me, or another 
representative, the responsibility to coordinate the application with City staff with no other 
contact with staff. Coordination between the City and you would need to be addressed through 
the assigned project planner.   
 

Comments/Questions:  Any comments or questions you have regarding this memo, please 
contact me at (530) 218-1059 or gary@plannerprice.com 
 
Exhibits: 
A-Proposed Concept Site Plan for Pioneer Baptist Church 
B-Yugoslavian Church Site Plan 
C-Letter from City Engineer 
D-City Staff Drainage Policy 
E-Boulevard Plan Land Use Concepts Map 
F-Boulevard Plan Circulation Concepts Map 
  

mailto:gary@plannerprice.com
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Exhibit A 
Concept Site Plan Pioneer Baptist Church 
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Exhibit B 
Yugoslavian Church Site Plan 

 



8 
 

Exhibit C 
City of Citrus Heights Letter from City Engineer
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Exhibit D 
City of Citrus Heights Staff Drainage Policy
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Exhibit D 
Boulevard Plan Land Use Concepts Map   
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Exhibit D 
Boulevard Plan Boulevard Plan Circulation Concepts Map 
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