July 7, 2022

Mayor Toborg and the Parker Town Council:

I am writing to you to express my opposition to the development of the Circle K at the SW corner of Mainstreet and Jordan.  This opposition is based on qualitative and qualitative factors as outlined below.  The primary considerations are the incompatibility with both the Town of Parker Master Plan, Parker Corridor Planning Document, Parker Municipal Code, and the Planning Commission’s criteria.  Thank you for your consideration.

The planning commission erroneously feels that, based on Circle K’s interpretation of the criteria, the project meets the nine criteria for approval.  I have pulled out a few of the criteria to highlight which the Circle K does not meet if we take a Parker first interpretation.

Harmony and compatibility with character of the surrounding area and neighborhood
The surrounding community consists of single-family homes, patio homes, and modest townhomes with light retail and restaurants across the street.  There is also an existing small gas station, independent liquor store, and soon to be child day care center.  Having the largest gas station and Circle K in Parker at this intersection is completely out of harmony with the character of the community.  The proposed Circle K is as large as the entire light retail center across the street in which approximately nine other businesses operate. (See Appendix Figure 1)

I would ask the town council to also look at Figure 2 in the appendix to consider the scale and proximity of the project against another Parker community.  Would those residents allow this development in their backyards?  Not that this violates the criteria, but the image does take the project out of the abstract.

As indicated in the Parker Corridor Planning document, the Jordan and Mainstreet intersection is considered a neighborhood center.  This document indicates that the area should be anchored by grocery with other small offices, personal services, recreational uses, and restaurants being permitted.  A Circle K is not a grocery store nor does it fall under the other approved uses.

Consistency with the Town Master Plan
The Town Master Plan is designed to “create a safe, attractive town for ourselves and our future generations.”  Convenience stores are the fourth most common location for violent crime and gas stations rank seventh based on a 2020 FBI crime report.  Locating a c-store and gas station near to a vulnerable senior community does not make for a safe environment for the residents of Auburn Hills nor for those living nearby in Bradbury Ranch, Stonegate, or Clarke Farms.  

Convenience stores are never attractive which is leading to, by the town’s admission, Parker Road being “aesthetically unpleasing and not reflective of the Town of Parker’s quality of life.”  Approval of this project as it is would be one step closer to making Jordan Road as aesthetically unpleasing as Parker Road.  Please do not Parker my Jordan.

The Town Master Plan has as other stated goals to remain economically healthy, promote community health, and promote unique and local businesses.  Even according to the Access Management Recommendations included in the Parker Transportation Master Plan there is a “stronger rationale for flexibility” for new and “unique business types.”  The Town of Parker is already saturated with c-stores and/or gas stations (over 30 planned, in construction or complete.  See Appendix Figure 3).  By having another gas station and convenience store, the Town does not gain by having incremental revenues as each dollar spent at one location is a dollar not spent at another Parker establishment.  It’s a zero-sum game so there will be no net increase to tax revenues as would a unique retail offering would bring.  Sales from existing similar small independent businesses will suffer as their sales will be cannibalized and create no expansion of the tax base.  

The land use is also zero-sum in that now the land cannot be used for other revenue generating businesses and the net incremental positive impact that would have on the local tax base. 

The claim that it will bring jobs to the area is weak at best.  Nobody will be relocating to Parker for a Circle K job.  The hourly workers are paid minimum wage, are subject to a high crime rate and experience high turnover, and one employee can typically run the entire location as I saw while touring the Circle K on Jordan, north of E470.  The number of employees per square foot utilized is exceptionally low as compared to any other business.  With such a low density, the land will be significantly underutilized and unavailable for higher utilization, and greater employment, opportunities.

A convenience store has never been able to make a claim that it promotes community health (See Appendix Figure 4 for what is offered). When Parker has so many other healthy options including Natural Grocers, Sprouts, King Soopers, and Safeway along with the small Indian market, the offering a Circle K brings no value to our healthy and physically vibrant community.

Circle K, a Phoenix, AZ-based corporation, is neither local nor unique.  

No strain on community facilities and services
The 24x7 nature of the business will draw unneeded attention to the adjacent community.  Given the open nature of the townhome community, meaning that there are no individual privacy fences, the community will be an easy escape route for anyone committing a crime at the Circle K.  The Auburn Hills townhome community is a senior and vulnerable community.  We can expect that there will be some increase to calls from nearby residents and to the location itself.  Will this become a strain?  Perhaps not, but it is a data point for consideration and a definite concern for residents will be most impacted.



No undue traffic congestion or traffic hazards
Circle K will require the installation of new traffic signals where none are currently needed.  It is easy to turn left across Jordan safely, and without waiting, at any time of the day or night.  This signal will only impede the free flow of traffic.

No significant air, water, or noise pollution
The proposed Circle K will require 24x7 deliveries of packaged goods and fuel and will divert traffic from Mainstreet past the Auburn Hills community.  Fuel tankers and large delivery trucks will regularly become a part of the noise throughout night.  
The Parker Municipal Code 6.01 on nuisances prohibits activities which will “interfere with the comfortable enjoyment of life or property.”  Having 24x7 traffic and noises from delivery tankers will certainly interfere with comfortable enjoyment.

Studies, see references below, have shown that gas stations continue to leak hazardous fumes into the air and into the ground contaminating both.  According to the EPA’s School Siting Guidelines special considerations should be made for an area within 1,000 feet of a school.  The nearest daycare will be approximately 300 feet away. (See Appendix Figure 5)

In fact, a 2019 study of U.S. gas stations (Hilpert, M., et al. (2019)) found that benzene emissions from underground gasoline storage tank vents were sufficiently high to constitute a health concern at a distance of up to 524-feet. Also, the researchers noted:

“emissions were 10 times higher than estimates used in setback regulations [like that in the California handbook] used to determine how close schools, playgrounds, and parks can be situated to the facilities [gas stations].”

This distance of 524 feet will include the sensitive residents of Auburn Hills, a preschool, along with any other businesses locating in the vicinity.

Adequate landscaping, buffering, and screening
Is a 3’ high knee wall enough to shield the nearby residents from the light pollution this will create?  I think not.  Circle K cannot prove that this project will not create light pollution as no photometric plan was submitted in the application.  (See Appendix Figure 6)

Will a 3’ high knee wall screen the surrounding area to the architectural loveliness of a Circle K?  I also think not.

Not be detrimental to the health, safety, or welfare of present or future inhabitants of the Town
The discussion above outlines the ways in which this project does not contribute to the health, safety or welfare of current or future Parker residents.  I would argue that it is detrimental due to the effect it will have on the wellbeing and safety of the Auburn Hills and Bradbury ranch neighborhoods primarily; the contribution a c-store has to creating an unhealthy and overweight community; and the net zero positive impact it will have on Parker town revenues and creating a high opportunity cost due to the inability of other higher and better use businesses to use the land.
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“I am so pleased by the healthy selection of food from my local Circle-K.” – Nobody







Appendix

Figure 1
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Figure 2
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Would you want this to be your neighbor?  Yes.  It is to scale.


Figure 3

Below is a representation of all gas stations and/or c-store combinations that are existing, in construction or planned.  The abundance of stations along Parker and Jordan already create traffic congestion along those corridors.  Additional gas stations along Chambers and Ridgegate Parkway toward I25 will spread out the demand and will better support the additional demand from Anthology due to new arterial roads being built south of Hess and Chambers.
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I pass roughly eight other gas stations on my way to fill up at Costco where I typically wait in line.  There are more cars fueling or waiting to fuel at Costco than all other eight gas stations combined and more often than not they are empty at all hours of the day.  




Figure 4

These are the “healthy options” which any Circle K will bring to the community.  While I knew that it would not be healthy, I was surprised that everything there was processed and packaged.  This adds no value to health or time savings.  Will nearby residents hop on over to grab an individual frozen pizza?  Probably not.    
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Figure 5
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Figure 6
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According to the information available online, the application is not complete and leaves out important information about lighting photometrics and tree conservation.  Many aspects of the application are incomplete.  Is this what we’re allowing through the planning commission?

https://lms.parkeronline.org/eTRAKiT3/viewAttachment.aspx?Group=PROJECT&ActivityNo=SP21-138&key=JDUN%3a220407112026196
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@ Town of Parker Community Development Department

Town Hall / 20120 East Mainstreet, Parker, CO 80138

Checklist

Submittal ltem = Notes: Trakitlocated online at: https:/ims.parkeronline.org/etrakit3/

|General Submittal Requirements - Electronic Submittals to be uploaded into Trakit

Application (see note 1) X Form enclosed; completed and signed; electronic PDF document

Submittal Fees Paid X_|Refer to Fee Schedule

Legal Description of Property (see note 2) X [Electronic PDF Document (Exhibit A)

Title Commitment/Policy X_|Current to within 30 days (Exhibit B); electronic PDFDocument

Notarized Letter of Authorization X_[Exhibit C enclosed; completed, signed. Electronic PDF Document

Disclosure Letter X_[Exhibit D enclosed; completed, signed. Electronic PDF Document

Vicinity Map of Project Site X_|[Electronic format in JPEG - 1MB max (Exhibit E)

Charge Back Agreement X_|Form enclosed; Completed and signed; electronic PDF Document

Public Notice Requirements Apply X_|Refer o Public Notice Matrix

Specific Submittal Requirements - Section 13.06.030 - Electronic Submittals to be uploaded into Trakit

Project Narrative X Electronic PDF Document

Site Plan Exhibits: 24" x 36" size Electronic PDF Document (see note 3)
Cover Sheet X Electronic PDF Document
Site Plan X [Reference 13.06.030(c)(1) for formatting requirements; Electronic PDF Document
Landscape Plan X [Reference 13.06.030(c)(5) for formatting requirements; Electronic PDF Document
Building Elevations X [Reference 13.06.030(c)(6) for formatting requirements - include rooftop mechanical structures
Photometric Plan X |include cut sheets on Photometric Plan; Electronic PDF Document

Civil Construction Documents X [Refer to Construction Plan Requirements (see note 4)

Existing Conditions Map X 24" x 36" size Electronic PDF Document

Tree Conservation Plan X |24" x 36" size PDF Document

Colored Building Elevations - all sides X 11" x 17" and electronic format in JPEG - 1MB max

Public Improvement Cost Estimates X [Electronic PDF Document

Copies of Development Plan and Guide X [Electronic PDF Document

Executed Covenants [Electronic PDF Document

Colors and Material Board X 9" x 12" maximum; Submitted to the Planning Office

Color Exhibits for PowerPoint [Electronic format in JPEG - 1MB max

Reports and Studies - Section 13.06.030 -Electronic Submittals to be uploaded into Trakit

Traffic Impact Study X Electronic PDF Document

Drainage Report X Electronic PDF Document

Geology Report X Electronic PDF Document

Soils Report X Electronic PDF Document

Water & Sanitation Report X [Electronic PDF Document

Other Additional Information |As required by the Town

For Approval - To be submitted upon staff's requ

Final Site Plan Set

Public Notice Requirements Sign posting affidavit

Electronic Deliverables - CD's [See Roadway Design and Construction Criteria manual Appendix TOC_Revised_2014

Notes:

1: Application must include all exhibit attachments.

2: Legal descripions are required o be attached to signed authorization and disclosure ltters.
3: Provide (1) 24%36" and (1) 11°17" PDF document sets with consistent page orentation.
4: Roadway Design and Construction Ceria Manuzl, Appencix B, Plan Sheet Submita List

Giplanning|Development Assistance Packets 2016\Development Assistance Packets - Update 2016 Working FolderiSte Plan




