
Staff Report

DATE: October 9, 2024

TO: Planning Commission

FROM: Thomas McNairn, Associate Planner
Dara Dungworth, Principal Planner

SUBJECT: Chipotle Restaurant Pick-Up Lane: Planning Application #24-24 for
Conditional Use Permit #1-24, Design Review #05-24, Demolition #03-24

Recommendation
Staff recommends that the Planning Commission hold a public hearing and approve:

1. Resolution of The Planning Commission of The City of Davis Approving a
Conditional Use Permit for a Quick-Service Restaurant and Pick-Up Lane Chipotle,
PA#24-24 for CUP #01-24, DR #05-24, DEMO #03-24, and Finding the Project
Exempt From Review Pursuant To CEQA Regulation Guidelines Sections
§15302(B) (Replacement or Reconstruction of a Commercial Structure), §15303
(New Construction of Restaurant) And §15332 (In-Fill Development); and

2. Resolution of The Planning Commission of The City of Davis Approving a Design
Review for a Quick-Service Restaurant and Pick-Up Lane Chipotle, PA #24-24 for
DR #05-24, CUP #01-24, DEMO #03-24 and Finding the Project Exempt From
Review Pursuant To CEQA Regulation Guidelines Sections §15302(B)
(Replacement Or Reconstruction Of A Commercial Structure), §15303 (New
Construction Of Restaurant) And §15332 (In-Fill Development).

Project Description
The applicant is requesting planning approvals for a Conditional Use Permit, Design
Review, and a Ministerial Demolition Permit for a project located at 4823 Chiles Road.
The proposed project will demolish an existing building of approximately 2,393 square
feet and construct a new 2,334 square foot quick-service restaurant that will be used for
a Chipotle restaurant. The proposed project is applying for a Conditional Use Permit for
a restaurant with a drive-through lane that is exclusively for pick-up orders (“pick-up
lane)”. Additional site improvements include new site paving, landscaping, accessible EV
charging stalls, lighting, and an agriculture-themed mural along the pick-up lane.

The pick-up lane is designed specifically to provide ease of access and efficiency for
customers who have placed a prior order via the restaurant’s mobile application or on the
restaurant’s website. It is not a traditional drive-through lane. Since orders are not placed
on a menu board and payment is made through the mobile application or webpage in
advance, the car queueing time is reduced by about 60% from about 6 minutes to a little
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over 2.5 minutes. Thus, idling is reduced from a typical drive-through facility and reduces
single-occupant vehicle emissions.

The proposed project will still operate as a normal quick-service restaurant with available
seating indoor and outdoors. Nineteen parking spaces and 18 bike parking spaces will be
provided for customers who want to dine in or walk in and pick up their order.

Figure 1. Aerial Vicinity Map

Project Setting
The project site is located in a commercial area with the existing improvements of the
former Cindy’s Restaurant. The site is zoned Commercial Mixed Use (CMU). Surrounding
properties are also CMU or Auto Center (A-C). Project data, including the surrounding
property zoning are provided below.

Project Data
Project Owner/Applicant: Jay Mundy, 4010 Chiles Road, Davis, CA 95618

Project Location: 4823 Chiles Road
Lot Size: 28,531 Square Feet
General Plan Land Use: General Commercial
Zoning: Commercial Mixed Use

Adjacent Zoning/ North: Freeway
Land Uses: South:PD 6-18, Commercial Mixed Use,

A-C, Auto Center/General Commercial

Project Site
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East: A-C, Auto Center,
CMU, Commercial Mixed Use/General Commercial

West: CMU, Commercial Mixed Use/General Commercial,
Neighborhood Retail

Existing Structure: 2,393 sq. ft.
Proposed Structure: 2,334 sq. ft.

General Plan
The General Plan land use of the project site is “General Commercial.”  The proposal for
a quick-service restaurant is conditionally allowed with the designation. No General Plan
Designation changes are proposed.

Zoning Consistency
The subject site is zoned Commercial Mixed Use (CMU). For zoning purposes, staff
determined that the proposed pick-up lane operation is similar to a traditional drive-
through facility. Because customer ordering occurs exclusively online or through the
mobile app, queueing time is reduced.

The proposed restaurant and pick-up facility are conditionally allowed uses pursuant to
Section 40.18 of the Davis Municipal Code (DMC). As conditioned, the proposal is
consistent with applicable CMU requirements. The table below compares the proposal’s
compliance with applicable CMU development standards.

Table 1: Proposal’s Compliance with CMU Applicable Development Standards
Development Standard Required Proposed Compliance

Front Setback 25’ min. 42’-8” Yes
East Side Setback 10’ min. 40’-11” Yes
West Side Setback 10’ min 18’-8” Yes

Height 35’ max.
3 stories

20’-8”
1 Story

Yes

Landscaping 10% minimum
20% encouraged

27% Yes

Parking Lot Shading 50% min. 59% Yes
Parking 18 Spaces 19 Spaces Yes

Bicycle Parking 16 Spaces 18 Spaces Yes

Drive-through facilities. Pursuant to Section 40.18.040(d) of the DMC, drive-through
facilities are conditionally permitted provided they comply with the performance standards
in Sections 40.26.420 and 40.26.430. The applicant has worked with staff to ensure that
the project meets the required standards.

Conditional Use Permit
The CMU zone requires approval of a CUP for restaurants and drive-through facilities.
The proposed demolition and reconstruction project would continue the long-standing use
of the site as a restaurant the with addition of a pick-up lane. The project site is located
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on a major collector street in proximity to freeway off ramps, and is well suited to serve
travelers along I-80 and visitors to the nearby auto dealers. The restaurant also provides
a convenience for the community as a whole with proximity to the businesses and
recreation facilities east of the City limits and residents in the South Davis vicinity, where
there are limited restaurant choices, and will be the first “pick-up” lane in Davis.

The restaurant’s hours of operation range from 10:45 am to 11:00 pm for dine-in and pick-
up services.

Pursuant to Section 40.30.030 of the DMC, in considering a CUP application the Planning
Commission “shall give due regard to the nature and condition of the proposed or existing
use and all adjacent uses and structures.” In acting on the CUP the Planning Commission
may deny the application or may approve it and impose requirements and conditions of
approval with respect to location, construction, maintenance and operation, as the
Commission may deem necessary for the protection of adjacent properties and the public
interest.

The proposed project would enhance and upgrade the site with the new building, parking
lot, pick-up lane, landscaping, signs, and accessibility upgrades. The site abuts the Motel
6 on the east, the Taco Bell on the west, does not create any conflicts with any adjacent
properties, and is suited for the use.

In addition, Section 40.30.080 of the DMC states that the Commission shall issue a CUP
if it is satisfied that the proposed structure or use conforms to the requirements and intent
of this chapter and the city master plan, that any additional conditions and requirements
stipulated by the Planning Commission have been or will be met, and that such use will
not, under the circumstances of the particular case, constitute a nuisance or be
detrimental to the public welfare of the community, and that the Community Development
Director shall ensure that the development and use is undertaken and completed in
compliance with such permit.

Staff finds that the restaurant and pick-up lane are compatible with the surrounding uses
and are an appropriate use for the site. Given its location, the restaurant with pick-up lane
coexists well with other auto-related uses in the area, including gas stations and auto
sales. Approval of the proposed restaurant and pick-up lane is acceptable as the uses
comply with all applicable development standards and performance standards, as
conditioned.

Demolition
According to City records, construction of the building as a Cindy’s Restaurant was
completed in 1973 and the proposed demolition requires the consideration of any
historic value of the structure. The building was identified as Cindy’s #9 and was part of
a small chain of restaurants which also had the same or a similar building architecture,
as the standard design for the small chain. In accordance with the DMC, a historic
review is required in the demolition of the building. The Historical Resource
Management Commission (HRMC) reviewed a Historical Resource Analysis prepared
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for the Cindy’s building at 4823 Chiles Road on September 16, 2024. The Commission
agreed with the survey recommendation and determined that the building does not meet
the eligibility criteria to be considered for historical designation. Therefore, the
demolition permit review was completed by the HRMC as required with no historical
issues that would affect demolition of the structure.

Design Review
Section 40.31.020 of the DMC states that the purpose of the design review process is a
comprehensive site plan and architectural review so as to determine compliance with the
zoning ordinance, “and to promote the orderly and harmonious growth of the city and the
stability of land values and investments and the general welfare; and to help prevent the
impairment or depreciation of land values and the development by the erection of
structures, additions or alterations thereto without proper attention to siting, or of
unsightly, undesirable or obnoxious appearance; and to prepare for and help to prevent
problems arising affecting the community due to the nature of existing and planned uses
of land and structures, such as traffic, public safety, public facilities, utilities and services,
among others.”
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Figure 2. Proposed Site Plan
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Figure 3. Proposed Elevations

The proposed Chipotle restaurant is generally the same size as the previous Cindy’s
restaurant, only differing by approximately 59 square feet smaller. The proposed project
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will be constructed in a similar location to the existing structure and will provide updated
landscaping, parking spots with EV charging facilities, outdoor seating, bicycle parking,
and a screened pick-up lane. The proposed project is not anticipated to cause additional
traffic concerns to the surrounding area as the site can adequately support the necessary
stacking associated with the shortened queueing time of a pick-up lane. See additional
discussion in Pick-up Lane and Traffic Considerations sections below.

The applicant is proposing a mural along the pick-up window elevation of the project. It is
agricultural themed and is consistent with Chipotle’s “farm fresh” focus and recognizes
the Davis community’s long-standing cultural identification with, and emphasis on, local
agriculture. The mural will be commissioned by a local artist as coordinated by the City’s
Arts and Culture Manager.

Figure 4. Proposed Mural

Pick-up Lane
The pick-up lane is located to the west of the structure to accommodate the necessary
queueing away from the parking lot area. Over the last few years, the pick-up window
operational model has been implemented across several local Chipotle locations,
including Roseville, Granite Bay, Arden Arcade, and the in the Central  Valley (Ceres,
Watsonville, Patterson), and is referred to as a “Chipotlane”. The windows were first
introduced in 2019 to allow customers to pickup an order without having to park their
vehicle and walk into the restaurant. The pick-up widow is only available to the customers
who have placed a prior order via the Chipotle mobile application or Chipotle’s website.
Since orders are not placed from a menu board and payment is made through the mobile
application or website in advance, Chipotle should be able to process vehicles far more
efficiently than fast-food restaurants with traditional drive-through lanes, as mentioned
above.

Part of Staff’s analysis of the project included a submittal from the applicant assessing
the queueing anticipated with the proposed pick-up window. This was done to assure
there would be no queuing that would back into the street or block off significant
amounts of parking in the existing parking lot. Since this is not a typical drive-through
there is not a comparable queueing study that was available. Therefore, the applicant
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produced a study they commissioned from a company in Ohio that was peer-reviewed
by an engineer licensed in California as well as by City staff. This study provided
queueing information that demonstrated there would be no operational issues relating to
the pick-up lane. The queueing study prepared by GDP Group is provided as
Attachment 3 and is summarized in Figure 5. Additionally, the peer review performed by
TJKM Transportation Consultants, that was accepted by the City, is provided as
Attachment 4.

Figure 5. Summary from the Operations Study

Traffic Considerations
Staff acknowledges that conversations regarding traffic operations along Chiles Road
have taken place. Staff considered several alternatives to the proposed project, such as
restricting turning movements at the project driveway, especially the eastbound left turn
into the driveway. Staff felt that without a viable U-turn opportunity on Chiles to the west,
restricting turning movements at the driveway would increase cut-through traffic along
Cowell Boulevard and El Cemonte Avenue, as this would be the shortest path of travel
for automobiles. This route is not desirable since this portion of Cowell Boulevard is a
residential neighborhood as well as a suggested safe route to school.
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Additionally, there have been discussions about existing issues related to traffic on
Chiles Road, such as existing congestion at the intersection of Chiles Road and Mace
Boulevard and truck parking along Chiles Road near the project location. In this case,
these issues are existing deficiencies. The City is not allowed to condition
improvements on a private development project to address existing issues. If there were
an identified project to address them, then the City could look at assessing a
proportional share of the cost of that solution for the new traffic that would be created by
this project; however, in this case, there is no such project in place. Staff will monitor the
parking situation along Chiles Road and if there is a safety issue with the trucks
blocking visibility at the project driveway, the City Traffic Engineer has the authority to
establish a “No Parking” zones and install red curb to make sure that the necessary
visibility is provided.

Environmental Determination
The City of Davis has determined that approval of the project is Categorically Exempt
from review under the California Environmental Quality Act. (CEQA) (California Public
Resources Code Section 21000, et seq.), pursuant to State CEQA Regulation Section
15302(b) (Replacement or Reconstruction of a commercial structure with a new
structure of substantially the same size, purpose, and capacity), Section 15303 (New
Construction of a restaurant under 2500 square feet), and 15332 (In-Fill Development
Projects). The demolition of the existing building was reviewed by the local Historical
Resource Management Commission which determined the structure to be ineligible for
historic designation under the California Register of Historic Resources or as a City of
Davis Landmark or a Merit Resource. Therefore, the project is not eligible for
designation pursuant to Public Resources Code 21084.1.

Public Notice and Outreach
The hearing for the project was publicly noticed in the Davis Enterprise and notices
mailed out to surrounding properties in accordance with City noticing requirements.
Because the first hearing was rescheduled, the project has been noticed twice. As of
the publication of the first staff report, Staff received two supportive comments and one
objection. Subsequent to the publication of the first packet, additional correspondence
was received regarding the possible historic nature of the existing Cindy’s and Staff
determined that a historical survey should be conducted. The HRMC meeting was
properly noticed, as well. As of the publication of this staff report, the City has received
one email comment in support of the project and no comments that indicate opposition
to the project.

Attachments
1. Resolution Approving Conditional Use Permit for 4823 Chiles Road

a. Conditions of Approval for CUP
b. Project Plans

2. Resolution Approving Design Review for 4823 Chiles Road
a. Conditions of Approval for Design Review
b. Project Plans

3. Chipotle Condensed Operations Study
4. Chipotle Condensed Operations Study Peer Review Memo

10-09-24 Planning Commission Meeting 05B - 10



Attachment 1

RESOLUTION NO. 24-XXX, SERIES 2024

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF DAVIS
APPROVING A CONDITIONAL USE PERMIT FOR A QUICK-SERVICE

RESTAURANT AND PICK-UP LANE CHIPOTLE, PA#24-24 FOR CUP #01-24, DR
#05-24, DEMO #03-24, AND FINDING THE PROJECT EXEMPT FROM REVIEW

PURSUANT TO CEQA REGULATION GUIDELINES SECTIONS §15302(B)
(REPLACEMENT OR RECONSTRUCTION OF A COMMERCIAL STRUCTURE),

§15303 (NEW CONSTRUCTION OF RESTAURANT) AND §15332 (IN-FILL
DEVELOPMENT)

WHEREAS, A Conditional Use Permit (CUP #01-24) allows for the operation of a quick-
service restaurant with a pick-up lane within a proposed building, located at 4823 Chiles
Road; and

WHEREAS, the Planning Commission held a public hearing on October 9, 2024, to
receive comments and consider the approval of the project.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Davis does hereby resolve as follows:

SECTION 1. CEQA
1. Find and determine the approval of the project to be Categorically Exempt from review

under the California Environmental Quality Act (California Public Resources Code
Section 21000, et seq.), pursuant to State CEQA Regulation Section 15302(b), which
exempts the replacement or reconstruction of a commercial structure with a new
structure of substantially the same size, purpose, and capacity, Section 15303 which
exempts New Construction of a restaurant under 2500 square feet, and Section 15332
which exempts In-Fill Development.

SECTION 2. Findings
1. The proposed project is consistent with the objectives of the General Plan, and

Zoning, complies with applicable zoning regulations including for a quick-service
restaurant with a pick-up lane; that is a conditionally permitted use and is compatible
with the nearby commercial uses; and the project is consistent with applicable
provisions of the Davis Municipal Code, including Section 40.26.420 and 40.26.430;
and includes appropriate conditions to address concerns identified as part of the
approval; and

2. The proposed use will not constitute a nuisance or be detrimental to the public welfare
of the community, in that the use would be consistent with existing and permitted uses;
all conditions and requirements deemed necessary and in the public interest have
been or will be met as they have been imposed on the application approval to reduce
the impact of the use on adjacent properties and vicinity; and there are no significant
privacy, noise, traffic, or visual concerns raised by the use; and
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3. The nature, intensity, and condition of the proposed use is compatible with existing
and adjacent uses and structures and appropriate for the site, in that the project meets
all applicable development standards, is designed to address or includes
improvements and measures to address potential neighborhood issues, and
appropriate conditions have been made part of the approval.

SECTION 3. Approval
1. Approve the operation of a quick-service restaurant with a pick-up lane as depicted

and further described in Planning Commission Resolution 2X-XXX, and subject to the
Conditions of Approval listed in Exhibit A; and

2. The approved Conditions of Approval and Planning Commission Resolution 2X-XXX
shall govern the use of the building for restaurant and pick-up lane operations; and

3. Unless otherwise expressly stated, the applicant/developer shall be solely responsible
for satisfying each condition prior to a final Building Permit Inspection, issuance of a
Certificate of Occupancy, or initiation of use, as is applicable. The agency and/or City
department(s) responsible for ensuring implementation of each condition is indicated
in parentheses with each condition.

PASSED AND ADOPTED by the Planning Commission of the City of Davis on this 9th

day of October, 2024, by the following vote:

AYES:

NOES:

Greg Rowe
Chairperson

ATTEST:

Victor Jaimes, CPMC
Deputy City Clerk

The presence of digital signatures certifies that the foregoing is a true and correct copy as approved by
the City of Davis Planning Commission.
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COMMUNITY DEVELOPMENT DEPARTMENT

23 Russell Boulevard, Suite 2 – Davis, California  95616
530/757-5610 – FAX:  530/757-5660 – TDD:  530/757-5666

EXHIBIT A

Chipotle Pick-Up Lane – 4823 Chiles Road
Planning Application #24-24 for CUP #01-24, DR#05-24, Demo #03-24

PROJECT APPROVAL - CONDITIONAL USE PERMIT

1. Project Approval. Planning Application (PA) #24-24 for Chipotle Pick Up
Lane (Conditional Use Permit #01-24, Design Review #05-24), as depicted in
the Exhibit B of the Design Review, is hereby approved by the Planning
Commission, subject to the conditions listed below. This project expires 18
months from the date of approval if substantial construction has not
commenced, unless extended pursuant to Section 40.39 of the Zoning
Ordinance.

2. Indemnification. The applicant shall defend, indemnify, and hold harmless
the City of Davis, its officers, employees, or agents to attack, set aside, void,
or annul any approval or condition of approval of the City of Davis concerning
this approval, including but not limited to any approval of condition of the
Planning Commission. The City shall promptly notify the applicant of any
claim, action, or proceeding concerning the project and the City shall
cooperate fully in the defense of the matter. The City reserves the right, at its
own option, to choose its own attorney to represent the City, its officers,
employees and agents in the defense of the matter.

3. Project Requirements and Implementation. The approved Exhibit B of the
Design Review shall govern the design and construction of the project. When
exhibits and/or written conditions of approval are in conflict, the written
conditions shall prevail, unless specifically stated in the conditions of
approval. The fact that exhibits were included with City Staff Reports, or not
appropriately corrected when signed by the department does not override and
invalidate the approved written conditions of approval. All other plans,
specifications, and information contained within the approved Exhibit shall be
specifically applicable to the project and shall be construed as if directly
stated within the conditions of approval. Unless otherwise expressly stated,
the developer shall be solely responsible for satisfying each condition and
each condition must be satisfied at the time listed in the condition. The
agency and/or city department responsible for ensuring implementation of
each condition is indicated within each condition.

4. Consistency with Approved Project. The operations and maintenance of
the approved use shall substantially conform to the conditions of approval.
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Any proposed subsequent modification of the subject site or structure
thereon, including but not limited to the following actions, shall first be
reported to the city for a review and determination of consistency with this
permit: actions affecting how people or materials move on, off or around the
site; the physical appearance of the site or structures thereon (including but
not limited to signing, architecture, landscaping, paving, etc.); the type of
activities; the number of people employed or otherwise involved with on-site
activities or land uses; etc.

5. Compliance and Conditions. Prior to any use of the project site or business
activity being commenced thereon, all Conditions of Approval shall be
completed to the satisfaction of the City of Davis Community Development
Department. In the event of a violation of any of the provisions of zoning
regulations, or in the event of a failure to comply with any prescribed
conditions of approval, the Planning Commission may, after public notice and
hearing, revoke any conditional use permit. The determination of the Planning
Commission shall become final ten days after the date of decision unless
appealed to the City Council.

6. Expiration/Abandonment. The terms and conditions of approval of the
conditional use shall run with the land shall be binding upon and be to the
benefit of the heirs, legal representatives, successors, and assignees of the
property owner. Conditional use permits shall expire eighteen months after
the date of approval if the approved conditional use has not begun operation.
Where a conditional use permit has been abandoned or the conditional use
has ceased activity the site for a period of six months, the approved
conditional use permit shall become null and void. Under these
circumstances, a new application for a conditional use permit must be
processed per the provision of the zoning ordinance.
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EXHIBIT B

REFERENCE EXHIBIT B OF THE CONCURRENT DESIGN
REIVEW
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Attachment 2

RESOLUTION NO. 24-XXX, SERIES 2024

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF DAVIS
APPROVING A DESIGN REVIEW FOR A QUICK-SERVICE RESTAURANT AND

PICK-UP LANE CHIPOTLE, PA #24-24 for DR #05-24, CUP #01-24, DEMO #03-24
AND FINDING THE PROJECT EXEMPT FROM REVIEW PURSUANT TO CEQA

REGULATION GUIDELINES SECTIONS §15302(B) (REPLACEMENT OR
RECONSTRUCTION OF A COMMERCIAL STRUCTURE), §15303 (NEW

CONSTRUCTION OF RESTAURANT) AND §15332 (IN-FILL DEVELOPMENT)

WHEREAS, A Design Review (DR #03-24) approves the design and construction of a
quick-service restaurant with a pick-up lane located at 4823 Chiles Road; and

WHEREAS, the Planning Commission held a public hearing on October 9, 2024, to
receive comments and consider the approval of the project; and

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Davis does hereby resolve as follows:

SECTION 1. CEQA Find and determine the approval of the project to be Categorically
Exempt from review under the California Environmental Quality Act (California Public
Resources Code Section 21000, et seq.), pursuant to State CEQA Regulation Section
15302(b), which exempts the replacement or reconstruction of a commercial structure
with a new structure of substantially the same size, purpose, and capacity, Section 15303
which exempts New Construction of a restaurant under 2500 square feet, and Section
15332 which exempts In-Fill Development.

SECTION 2. Findings
1. The proposed project conforms to the General Plan and is consistent with the

objectives of the General Plan and Zoning, complies with applicable zoning
regulations, and is consistent with any adopted design guidelines for the district within
which the project is located in that the project is a new quick-service restaurant that
will replace an underutilized aging that is consistent with the permitted uses and
compatible with the nearby uses; and that development of the site and new structures
will enhance the site and neighborhood; and promotes the orderly and harmonious
growth of the city and the stability of land values and investments and the general
welfare of the city; and includes appropriate conditions to address concerns identified
as part of the approval; and

2. The proposed site design provides open space; access; vehicle parking; vehicle,
pedestrian, and bicycle circulation; pedestrian walks and links to alternative modes of
transportation; loading areas; landscaping; irrigation; and lighting which results in a
safe, efficient, and harmonious development, which is consistent with the applicable
goals, policies and objectives set forth in the General Plan; and is consistent with
applicable goals, policies, and objectives related to traffic, public safety, public
facilities, and utilities and services; and
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3. The proposed site design enhances the site with site improvements, including new
landscaping, new stormwater control and treatment facilities, and new lighting, and
frontage improvements; and the desirability, benefits of occupancy, maintenance and
reinvestment of other properties in the vicinity are retained or improved; and

4. The proposed project will not create conflicts with vehicular, bicycle, or pedestrian
transportation modes of circulation and the auto, bicycle and pedestrian traffic system
is adequately designed to meet anticipated traffic and is designed to provide the
minimum amount of interference between the various modes, in that the project
provides adequate access to the site and improved on-site circulation; it includes
frontage improvements for pedestrians, bicycles, and transit and does not create
excessive traffic which would degrade existing levels of service upon the local streets
or additional hazards to bicyclists or pedestrians, and provides adequate parking for
vehicles, bicycles. Sufficient requirements and conditions are included and address
any circulation-related issues; and

5. The proposed architecture and landscape designs are suitable for the purposes of the
building and the site and will enhance the character of the neighborhood and
community, in that the project complies with the standards of the Planned
Development and the colors, materials, height, mass, relief, scale, and proportion of
the buildings will be consistent with existing and anticipated surrounding development
given the applicable development standards and the proposed design for the project;
the design of the new commercial building is appropriate for the use and compatible
with the neighborhood, and the project replaces the aging building and enhances the
site with site improvements, new landscaping, and frontage improvements; and

6. The proposed site lighting and signage are consistent with applicable standards in the
Municipal Code and the Planned Development and will not cause glare or spill over
onto adjoining properties; and

7. The location, climate, and environmental conditions of the site are adequately
considered in determining the use of appropriate construction materials and methods,
in that the project incorporates materials appropriate for the climate and site and
proposed use; and

8. The project as approved preserves and accentuates the natural features of the
property, such as open space, topography, trees, wetlands and water courses;
provides adequate drainage for the project; and allows beneficial use to be made of
the site for development; and

9. The property owner shall commence substantial construction within eighteen months
from the date of the approval and intends to complete the construction within a
reasonable time. The applicant has indicated their intent to begin construction as
quickly as possible and adequate conditions have been incorporated to ensure
compliance; and

10.The proposed demolition is consistent with and supportive of identified goals and
policies of the General Plan and will not have a significant effect on the goals and
purposes of zoning provisions addressing historical resources and historic districts, in
that the demolition of the existing structure will not adversely affect the integrity of any
historical resources and the proposed project is consistent with land use policies to
encourage infill development and to support economic development.
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SECTION 3. Approval
1. Approve the design and construction of Chipotlane subject to compliance with the

Conditions of Approval in Exhibit A and as depicted and further described in Exhibit B
attached hereto and incorporated herein; and

2. The approved Exhibits A and B shall govern the use of the building for Chipotlane
operations. Any conditions directly addressing an element incorporated into Exhibit B
shall be controlling and shall modify Exhibit B. All plans, specifications, details, and
information contained within Exhibit B shall be specifically applicable to the project
and shall be construed as if directly stated within the conditions of approval; and

3. Unless otherwise expressly stated, the applicant/developer shall be solely responsible
for satisfying each condition prior to a final Building Permit Inspection, issuance of a
Certificate of Occupancy, or initiation of use, as is applicable. The agency and/or City
department(s) responsible for ensuring implementation of each condition is indicated
in parentheses with each condition.

PASSED AND ADOPTED by the Planning Commission of the City of Davis on this 9th

day of October, 2024, by the following vote:

AYES:

NOES:

Greg Rowe
Chairperson

ATTEST:

Victor Jaimes, CPMC
Deputy City Clerk

The presence of digital signatures certifies that the foregoing is a true and correct copy as approved by
the City of Davis Planning Commission.
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COMMUNITY DEVELOPMENT DEPARTMENT

23 Russell Boulevard, Suite 2 – Davis, California  95616
530/757-5610 – FAX:  530/757-5660 – TDD:  530/757-5666

EXHIBIT A

Chipotle Pick-Up Lane – 4823 Chiles Road
Planning Application #24-24 for CUP #01-24, DR#05-24, Demo #03-24

PROJECT APPROVAL – DESIGN REVIEW

1. Project Approval. Planning Application (PA) #24-24 for Chipotle (Conditional
Use Permit #01-24, Design Review #05-24), as depicted in the Exhibit B, is
hereby approved by the Planning Commission, subject to the conditions listed
below. This project expires 18 months from the date of approval if substantial
construction has not commenced, unless extended pursuant to Section 40.39
of the Zoning Ordinance.

2. Indemnification. The applicant shall defend, indemnify, and hold harmless
the City of Davis, its officers, employees, or agents to attack, set aside, void,
or annul any approval or condition of approval of the City of Davis concerning
this approval, including but not limited to any approval of condition of the
Planning Commission. The City shall promptly notify the applicant of any
claim, action, or proceeding concerning the project and the City shall
cooperate fully in the defense of the matter. The City reserves the right, at its
own option, to choose its own attorney to represent the City, its officers,
employees and agents in the defense of the matter.

3. Project Requirements and Implementation. The approved Exhibit B shall
govern the design and construction of the project. When exhibits and/or
written conditions of approval are in conflict, the written conditions shall
prevail, unless specifically stated in the conditions of approval. The fact that
exhibits were included with City Staff Reports, or not appropriately corrected
when signed by the department does not override and invalidate the
approved written conditions of approval. All other plans, specifications, and
information contained within the approved Exhibit shall be specifically
applicable to the project and shall be construed as if directly stated within the
conditions of approval. Unless otherwise expressly stated, the developer shall
be solely responsible for satisfying each condition and each condition must be
satisfied at the time listed in the condition. The agency and/or city department
responsible for ensuring implementation of each condition is indicated within
each condition.

4. Consistency with Approved Project. Final construction drawings and
building elevations incorporating all conditions of approval for this project shall
be coordinated and submitted to the Community Development Department
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and/or Public Works, as applicable. All plans including site, grading,
landscape, irrigation, mechanical and street improvement plans shall be
coordinated for consistency prior to issuance of any permits (such as grading,
encroachment, building, etc.) Any changes to the size, colors, construction
materials, design or location of any structure on site, or other site or
landscape improvements shall not be made without prior City approval. The
terms and conditions of this approval shall run with the land and shall be
binding upon and be to the benefit of the heirs, legal representatives,
successors, and assignees of the property owner.

5. Compliance and Conditions. Prior to any use of the project site or business
activity being commenced thereon, all Conditions of Approval shall be
completed to the satisfaction of the City of Davis Community Development
Department. The site buildings and improvements shall be inspected for
compliance prior to the issuance of a certificate of occupancy.

GRADING

6. Prior to any grading or disking on the site, the developer shall submit a final
grading plan prepared by a registered civil engineer that is consistent with the
exhibits and conditions incorporated as a part of this entitlement, and in
compliance with all applicable city standards.  Upon acceptance of the final
plans, the applicant shall obtain a grading permit, which has a 30 day
expiration date, from the Public Works Department. A separate grading permit
shall be required for any off-site borrow disposal, or staging site, if within the
City limits.

The project grading and drainage plans shall include the following:

A. The proposed development shall be designed to comply with the City’s
Stormwater Management and Discharge Control Ordinance (DMC
Chapter 30).  For projects that create or replace 2,500 to 4,999 square
feet of impervious surfacing, the developer shall submit a site plan that
shows design measures consistent with Section E.12.b. of the Phase II
Small MS4 General Permit including calculations to show how runoff
has been reduced for the 85th percentile 24 hour storm event for Davis.

B. For projects that create or replace more than 5,000 square feet or
more of impervious surfacing, the developer shall submit a full
Stormwater Quality Plan (SWQ) with the boundaries of all drainage
management areas clearly delineated on site.  The SWQ plan shall
contain all of the following components:

i. A site plan showing all locations and methods utilized for site
design measures to reduce runoff consistent with Section
E.12.b. and E.12.e.(ii)(d) of the Phase II Small MS4 General
Permit (Permit).
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ii. A site plan showing the location and methods for all source
control measures are required in Section E.12.d. of the Permit.

iii. A complete stormwater quality plan consistent with Section
E.12.e.(ii)(b) of the permit to include all of the following:

a. Total site area.
b. The amount of pre-project vs. post project impervious

surfacing
c. The direction of all rainwater flow on site
d. All treatment control measures and if required

bioretention areas consistent with Section E.12.e.(ii)(f)
clearly identified including cross section details of
treatment measures showing soil composition and
substrate details.

e. All final calculations showing sizing compliance with all of
all treatment control measures (Section E.12.e.(ii)(c)).

f. If the project creates or replaces more than 1 acre of
impervious surfacing and the post project impervious
surface area exceeds the pre-project impervious surface
area, then the plan shall show the locations, method and
calculations for hydromodification measures for the 2
year 24 hour storm event (2.26 inches) (Section
E.12.f.(ii)(a)).

g. The plan shall show that the runoff from impervious areas
for the 85th percentile 24 hour storm even for Davis (0.65
inches) shall be retained or infiltrated on site.

h. The SWQ Plan shall provide landscaping details for all
treatment control measures and bioretention areas
including supporting irrigation.

7. An Erosion Control plan shall be prepared by a registered Civil Engineer, for
review and approval by the City Engineer prior to approval of the grading
plan. This plan shall incorporate the following requirements:

A. This plan will include erosion control measures to be applied during the
duration of construction activity with more specific focus during the wet
season in the months of October through April. These measures may
include limitations on earth moving activities in sensitive areas during
this time period.

B. The plan shall provide perimeter erosion and sediment control BMPs,
good housekeeping measures, protection of existing drainage inlets
both on site and immediately downstream of the site in the public
street, trash and construction debris management, and management
and storage of construction materials and equipment. The site project
frontage shall be cleaned daily of debris and sediments during active
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construction using dry clean up methods consistent with the CASQA
Construction Activities BMP Handbook Fact Sheet SE-7

C. The developer shall implement wind erosion and dust control
measures to be applied on a year-round basis. This shall include an
effective watering program to be implemented during earth moving
activities during wind events in excess of 15 mph and suspension of
activities in wind event in excess of 25 mph.

D. The plan will include methods for re-vegetating denuded earth slopes.
Re-vegetation will be accomplished by a method which reseeds and
temporarily protects the ground so that 90% germination is achieved.
Future building pads are not subject to this requirement, although
measures will be required to contain sediments.

E. All sediments generated by construction activities shall be contained
by the use of sediment traps, such as straw wattles, silt fences, settling
basins, perimeter ditches, etc.

F. When building construction will be delayed beyond the next rainy
season, the developer shall provide permanent erosion control
measures on each individual lot.

G. The developer shall provide details of using good housekeeping
measures including a properly sized and maintained stabilized
construction entrance, street frontage sweeping and maintenance,
downstream drainage inlet protection, concrete washout, construction
materials management, demolition and site trash management, and
spill response measures.

8. The grading plan shall incorporate all details to accommodate the best
practices for tree root establishment in those areas where trees existing or will
be planted.  The grading plan shall include the use of structured soils or
suspended pavement to allow success tree root development, to the
satisfaction of the City Urban Forest Manager and the City Engineer.

9. The following notes shall be included on the grading and/or improvement
plans, to be implemented prior to or during construction:

A. The applicant shall be responsible for informing all subcontractors,
consultants engineers, or other business entities providing services
related to the project of their responsibilities to comply with all pertinent
requirements herein, in the City of Davis Municipal Code, including
obtaining a business license, hours of operation, noise ordinance
requirements, all applicable state and federal laws and regulations.

B. Prior to the start of any on site work, the developer shall request and
attend a preconstruction meeting to include the project superintendent,
architect, subcontractors, as well as city staff from the Community
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Development Department and Public Works: Utilities & Operations and
Engineering & Transportation.

C. Two weeks prior to the start of any site work, notification to the
neighborhood within a 500-foot radius of the project shall be mailed
describing the basic project, construction hours, and note any traffic
control measures which may be in place.

D. The developers engineer shall prepare Record Drawings that
accurately indicate the completed grades and utility locations after
completion of public and private improvements.  Reproducible mylar
copies, electronic files in Adobe PDF, and AutoCAD files of the Record
Drawings of public improvements shall be provided to the city.

E. The developer shall be responsible for the ongoing maintenance and
upkeep of the undeveloped portions of the project site in accordance
with the City of Davis Municipal Code.

F. The developer shall keep the entire site free of trash or debris at all
times.

G. The developer shall be responsible for informing all subcontractors,
construction crews, consultants, engineers, other business entities
providing services related to the project of their responsibilities to
comply with all pertinent requirements herein, in the Davis Municipal
Code, including obtaining a business license, hours of operation, noise
ordinance requirements, and all applicable state and federal laws.

H. Backflow prevention valve wheels and stems shall be maintained in a
manner which enable inspection in order to determine whether or not
the valve is open.

I. If subsurface paleontological, archaeological or historical resources or
remains, including unusual amount of bones, stones, shells or pottery
shards are discovered during excavation or construction of the site,
work shall stop immediately.  The developer shall contact the
Community Development Department who shall consult with a
qualified archaeologist, state coroner and a representative of the
Native American Heritage Commission to develop, if necessary, further
measures to reduce any cultural resource impact before construction
continues.

10.The developer shall employ noise reducing construction practices.  The
following measures shall be incorporated into contract specifications to
reduce the impact of construction noise, and included as notes on the grading
and/or improvement plans:

A. All equipment shall have sound control devices no less effective than
those provided on the original equipment.  No equipment shall have an
un-muffled exhaust.
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B. As directed the city, the developer shall implement appropriate
additional noise mitigation measures including but not limited to;
changing the location of stationary construction equipment, shutting off
idling equipment, rescheduling construction activity, notifying adjacent
residents in advance of construction work, or installing acoustic
barriers around stationary construction noise sources.

11.The following actions shall be taken during construction to minimize
temporary air quality impacts from dust, and included as notes on the grading
and/or improvement plans:

A. An effective dust control grogram should be implemented whenever
earth moving activities occur on the project site.  In addition, all dirt
loads exiting the construction site within the project area shall be well
watered and/or covered.

B. Apply water or dust palliatives on exposed earth surfaces as necessary
to control dust emissions.  Construction contracts shall include dust
control treatment in late morning and at the end of the day of all earth
surfaces during clearing, grading, earth moving and other site
preparation activities.  Non-potable water shall be used where feasible.
Existing wells shall be used for construction purposes where feasible.
Excessive watering will be avoided to minimize tracking of mud from
the project onto the street.

C. Grading operations on the site shall be suspended during periods of
high winds (i.e. greater than 15 miles per hour).

D. Outdoor storage of fine particulate matter on construction sites shall be
prohibited.

E. All stockpiles of soil, sand and similar materials shall be covered.
F. Construction related trucks shall be covered and installed with liners

and on the project site shall be swept at the end of the day.
G. Revegetation or stabilization of exposed earth surfaces shall be

required in all inactive areas of the project.
H. Vehicle speeds shall not exceed 15 miles per hour on unpaved

surfaces.
I. Construction equipment and engines shall be properly maintained.
J. Vehicle idling shall be kept to below ten minutes.
K. Construction activities shall utilize new technologies to control ozone

precursors emissions, as they become available and feasible.
L. During smog season (May to October), the construction period shall be

lengthened so as to minimize the number of vehicles and equipment
operating at the same time.
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12.The project shall comply with all of the requirements of the City’s Stormwater
Management and Discharge Control Ordinance (Chapter 30 of Municipal
Code).

13.The developer shall prepare a stormwater maintenance agreement for review
by the City Engineer prior to the issuance of building permits or the
disturbance of soil upon the project site. Upon approval by the City Engineer,
a copy of the fully executed and recorded (with the County of Yolo Clerk’s
Office) stormwater maintenance agreement shall be provided to the Public
Works Department prior to the issuance of a certificate of occupancy.

14.The developer shall provide a current soil report concurrent with the submittal
of the final grading plans.

15.The developer shall obtain approval from the City regarding biological
clearance survey commissioned by the developer. The study and any related
measures shall be consistent with mitigation measures adopted for the project
and City Ordinance and shall address whether there are endangered and/or
protected species on the site.  The survey shall not be conducted more than
30 days prior to any equipment staging, demolition, tree removal, or grading
activity.

16.The developer shall obtain all necessary encroachment permits from the City
of Davis Public Works Department for all work and construction that
encroaches within or over the public right-of-way, including, but not limited to,
balconies, fire ladders, outdoor restaurant seating, bike parking, water
meters, backflow devices, signs and curb/gutter/sidewalk improvements.

17.The developer shall submit a construction impact management plan including
a project development schedule and “good neighbor” information for review
and approval by the Community Development and Public Works
Departments. The plan shall include, but is not limited to, public notice
requirements for periods of significant impacts (noise/vibration/street or
parking lot closures, etc.), special street posting, construction vehicle parking
plan, phone listing for community concerns, names of persons who can be
contacted to correct problems, hours of construction activity, noise limits, dust
control measures, and security fencing and temporary walkways. Work and/or
storage of material or equipment within a City right-of-way may require the
separate receipt of an Encroachment Permit

18.The developer shall ensure that the construction waste recycling program
required by Davis Municipal Code 32.04 is implemented and shall either
utilize the City’s Franchise Hauler or have the contractor owned self-haul all
project debris by their own employees
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19.The project’s grading plan shall not adversely affect adjacent properties and
shall provide information showing where all proposed grading cuts/fills will
occur within the canopy of any existing trees to remain, both on and off site.

IMPROVEMENT PLANS

20.Prior to any site improvements or other construction activities associated with
this project, improvement plans shall be prepared by a register civil engineer,
consistent with the exhibits and conditions incorporated as a part of this
entitlement and in compliance with all applicable city standards for the review
and approval by the Public Works Department.

The improvement plans shall include all of the following off-site
improvements:

A. All work within the public right-of-way (ROW), including but not limited
to utilities and grading, shall be explicitly noted on the improvement
plans. The applicant shall obtain all necessary encroachment permits
from the City of Davis Public Works Department for all work and
construction that encroaches within or over the public right-of-way,
including, but not limited to, water meters, backflow devices, and
curb/gutter/sidewalk improvements.

B. The developer shall submit improvement plans for the construction of
the Chipotle Project at 4823 Chiles Road Davis, CA 95618, including
but not limited to pavement restoration, sidewalk, drain inlets, curb and
gutter improvements, and the following specific improvements:

i. Developer shall install an ADA compliant heavy driveway and
replace any non-compliant sidewalk along Chiles Road.

ii. Developer shall TV inspect the existing sewer lateral along
Chiles Road to confirm its acceptable condition prior to the
issuance of the building permit but Staff encourages the
Developer to inspect prior to the drawing of the construction
materials.

C. All improvement plans shall include pavement treatment details
including type, thickness, and other design details.  All street sections
shall be designed based on the subgrade “R” value and the Traffic
Index (TI).  The TI for streets shall be as follows;

Street Classification TI

Major Arterials 9.0
Minor Arterials 7.0
Collectors 7.0
Modified Locals 6.0
Local 5.0
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Cul-de-sac 4.5
Private 4.0

D. The developer shall submit improvement plans showing all sizes,
locations and grades of the utilities, including private common utilities
to serve the project.

E. Improvement plans shall include the final street lighting design,
including location and number of fixtures.

F. Any unused water service stubs shall be abandoned at the City’s water
main.

The improvement plans shall include all of the following on-site
improvements:

A. All parking lots spaces shall be striped and labeled, as necessary.
B. On site drainage improvements shall be designed to comply with the

City of Davis Stormwater Management and Discharge Control
Ordinance and meet the requirements of the City’s MS4 Phase II
Permit.

21.Applicant shall install a EV charger(s) for a minimum of four parking spaces,
with one meeting accessibility standards, to be incorporated in the
improvement plans, subject to review and approval of the Community
Development Department.

FIRE SAFETY REQUIREMENTS

22.Plans shall be reviewed and approved by the Fire Department prior to
issuance of building permits. All new development shall comply with the fire
safety requirements of the California Fire Code and California Building Code
as adopted by the City of Davis.

POLICE SAFETY REQUIREMENTS

23.Plans shall be reviewed and approved by the Police Department prior to
issuance of building permits. All new development shall comply with the City
Building and Security Ordinance and other safety recommendations and
requirements regarding building security as well as employee and patron
security, prior to issuance of building permits.

LANDSCAPING PLANS

24.Detailed landscape and irrigation plans shall be submitted and approved by
the Community Development Department prior to the issuance of building
permits. Landscape plans shall specify the following:
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A. Location, size and quantity of all plant materials:
B. A plant legend specifying species type (botanical and common names)

container size, maximum growth habit, and quantity of all plant
materials.  Native plant species shall be used to the maximum extent
possible. Species selection shall follow the 10-20-30 rule as noted in
the Davis Municipal Code.

C. Trees shall be a minimum of 5 gallons in size. All trees shall be planted
and staked in accordance with Parks and Community Services
Department standards.

D. Shrubs shall be a minimum of 5 gallons in size. Ground cover may be
1 gallon or less in size. Ground cover areas shall be supplemented
with additional 5-gallon size materials to provide variation and texture.

E. Bark and other surface materials may be utilized in planter areas as a
mulch or accent material. Large areas that utilize only bark,
decomposed granite, or other surface/mulch material are not
acceptable and shall include shrubs, trees and groundcover to provide
variation, texture and shade.

F. No bark or mulch shall be placed within the water line of any post
construction treatment control measures. All bark or mulch must be
retained on site using retention devices including but not limited to:
bender board, concrete headers, rock, vegetation, or similar.

G. Location of all pavements, fencing, buildings, accessory structures,
parking lot light poles, property lines, and other pertinent site plan
features.

H. Minimum parking lot planters shall be provided in accordance with the
City’s Parking Lot Shading Guidelines. A minimum 6’ by 6’ planting
area shall be provided for each tree planted in a tree well or planter
strip. A minimum 4’ by 8’ planting area shall be provided for each tree
planted in a planter island. Planter dimensions are measured from the
interior side of the curb.

I. All landscape areas shall be enclosed by a six-inch raised concrete
curb. All turf areas shall be separated from non-turf areas by a
minimum 2” x 4” redwood header or other acceptable or equivalent
material.

J. Plans and construction shall comply with the City’s Parking Lot
Shading and Master Parking Lot Tree list guidelines. A separate
parking lot shading diagram shall include all light poles and utility
boxes. Parking lot trees and parking lot light poles shall be located to
avoid conflicting.

K. Planting and installation details and notes including soil amendments;
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L. All existing trees on site shall be identified, including species type,
trunk diameter at 4’-6” above adjacent grade, and location on site.
Trees planned for removal or relocation shall be marked on the plans,
methodology to preserve trees in place shall be provided on the plans;

M. Prior to the removal of any trees on the site, a tree Modification Permit
in accordance the provisions of the City of Davis Municipal Code shall
be submitted, subject to review and approval of the Public Works
Director.

N. All plant materials, including ground cover shall be serviced with an
automatic irrigation system. Details of all irrigation (drip and sprinkler)
as well as all equipment such as backflow, controller and meter
devices identified.

O. Two deep watering tubes per tree planted in an isolated parking lot
planter island.

P. The project shall comply with Water Efficient Landscaping
requirements (Section 40.42 of the Davis Municipal Code). Verification
of compliance with this ordinance shall be to the satisfaction of the
Community Development Department and shown on the building
permit and/or improvement plans set with the irrigation plan. The plant
list shall incorporate native species whenever possible throughout the
site.

Q. Supporting plantings and supporting irrigation for all water quality
treatment control measures.  No plant species identified on the
California Invasive Plant Inventory Database shall knowingly be
permitted.

R. The following statement shall be included on the final landscape plan
set:
“All landscaped areas shall be maintained in perpetuity upon
completion and kept free from weeds and debris and maintained in a
healthy, growing condition and shall receive regular pruning, fertilizing,
mowing and trimming. Any damaged, dead, diseased, or decaying
plant material shall be replaced within 30 days. Significant trimming or
pruning will not be permitted without prior City approval. Trees shall be
planted and continuously maintained throughout the surface parking lot
to ensure that within 15 years after establishment of the parking lot; at
least fifty percent (50%) of the parking area will be shaded at noon on
August 21st.”

LANDSCAPE CONSTRUCTION

25.The applicant and/or owner shall retain a certified arborist to monitor the
condition of trees location at 4823 Chiles Road on the subject property before
and during site disturbance and construction activity. Proof of retention of the
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arborist and reports prepared by the arborist shall be provided to the Public
Works Department for review and approval of the landscaping plans.

INSTALLATION CONFIRMATION

26.The landscape architect for the approved plan shall submit a signed
statement to the Community Development Department upon installation of the
landscaping confirming that the landscape irrigation and conservation
measures have been installed consistent with the approved plans and
specifications.

RIGHT OF WAY LANDSCAPE MAINTENANCE

27.All landscaping and irrigation systems required to be installed within the
public right-of-way shall be maintained by the developer, which shall begin
upon completion of the installation prior to issuance of certificate of
occupancy and shall be continuously maintained by the developer/owner in a
healthy and weed-free condition.

ON SITE LANDSCAPE MAINTENANCE

28.The applicant shall maintain all landscaped areas in perpetuity upon
completion and they shall be kept free from weeds and debris and maintained
in a healthy, growing condition and shall receive regular pruning, fertilizing,
mowing and trimming. Any damaged, dead, diseased, or decaying plant
material shall be replaced within 30 days.

29.All trees planted or preserved in accordance with this approval shall be
trimmed and maintained per guidelines established and approved by the
International Society of Arboriculture (ISA). Any pruning of the trees, other
than light pruning of no more than 25 percent of the foliage within any one
growing season, requires review and approval of a Tree Modification Permit
prior to the commencement of the work.

TREE PRESERVATION

30.The developer shall comply with the City’s Tree Preservation ordinance to
mitigate for the removal of trees of significance (5” or greater dbh) or other
protected trees on the property.  Mitigation may include replanting the
equivalent dbh of the removed trees on site or off site or an in-lieu payment to
the Tree Preservation Fund as determined by the Urban Forest Manager and
Community Development Department. Replacement trees shall be shown on
landscaping plans.

31.A Tree Protection Plan shall be submitted in an Arborist report. The project
arborist must oversee work within the root protection zone. Any work within
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the root protection zone must be done by hand digging and under the
supervision of an ISA certified arborist.

32.Prior to the removal of any trees or pruning of any protected trees on the site,
a Tree Modification Permit in accordance to the provisions of the City of Davis
Municipal Code shall be submitted, subject to review and approval of the
Public Works Director and Community Development Director.

WILDLIFE

33.Tree removal and pruning shall occur between September 1 through
February 15. If pruning or removal activity must occur outside the
aforementioned timeframe, a qualified wildlife biologist shall conduct a nest
survey within two (2) weeks prior to disturbance. Results of this survey shall
be submitted to the City of Davis within one (1) week. If an active nest is
found within trees that will be pruned or removed, work may be subject to
temporary delays until active nests have concluded – as determined by the
wildlife biologist.

EXTERIOR LIGHTING

34.A detailed on-site lighting plan, including a photometric diagram and details of
all exterior light fixtures shall be reviewed and approved by the Community
Development Department prior to the issuance of permits. All exterior lighting
shall be directed so as to not adversely impact traffic or adjacent sites. Light
standards shall not exceed 20 feet in total height measured from adjacent
grade and shall comply with the provisions of the City’s Outdoor Lighting
Control Ordinance as well as the City’s Security Ordinance. All light fixtures
shall be of a complementary design to the building architecture. The lighting
plan shall include plaza area lighting fixtures, building lighting fixtures
(exterior) and parking lot lighting fixtures. Lights with motion detectors and/or
glare shields shall be installed in the portions of the parking lot adjacent to
residential uses.

35.An on-site final inspection of the photometric standards shall be conducted by
the electrical engineering consultant to confirm that all lights were correctly
installed according to the approved photometric plan.

WASTE ENCLOSURES

36.All required waste enclosure areas (for waste, recycling and organics) shall
be covered and constructed with a minimum 6’ high wall and shall have a
self-closing, lockable gate constructed of solid metal materials attached to
posts embedded in concrete and have a solid cover, plumbed to drain to the
interior of the building pad, and to the sanitary sewer. Trash enclosure shall
meet the minimum dimension and specifications as determined by Recology
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and Public Works Utilities and Operations. Details of waste enclosure design
shall be submitted for review and approval by the Public Works Utilities &
Operations Department and Community Development Department prior to the
issuance of building permits. Waste enclosures shall be adequately screened
from public view and shall be architecturally compatible with proposed
building design by utilizing consistent materials and colors.

37.For commercial use: All sets of waste, recycling, and organics receptacles for
public and employee use shall be included in the construction equipment
plans and consistent with SB 1383 regulations

38.The developer shall install a 6-inch curb at the rear of the waste enclosure to
protect the back wall from the carts, as requested by Recology.

39.The developer shall submit verification from Recology Davis that they will be
able to serve the project for waste, recycling, organics and yard trimmings
removal and that their vehicles will be able to access the waste bins from the
proposed enclosures.  The space within the enclosure should be sufficient to
provide 75% of the total waste service for recycling and organics collection
and 25% of the space for waste service.  The enclosures must provide equal
access to recycling and organics bins as to waste bins (access to recycling
and organics bins cannot be blocked by waste bins).

GREASE INTERCEPTOR

40.All new building construction that has been designated specifically as a Food
Service Establishment (FSE) as defined in Davis Municipal Code Section
33.03.030 or new buildings or uses that will have internal food preparation
area(s) shall install a grease interceptor, in accordance with DMC Section
33.03.165. All required details shall be provided in the construction document
for review and approval of the Public Works Utilities & Operations Department
prior to issuance of building permits.

BICYCLE PARKING

41.The developer shall provide bicycle parking calculations with a breakdown for
long- and short-term parking, the parking locations and type of spaces and
demonstrate compliance with the Davis Bike Parking Plan. Bike parking
should be conveniently located on site or adjacent to the sidewalk or front
courtyard for accessibility reasons. Placement of racks shall be carefully
considered to minimize conflicts with pedestrian travel. If bike parking must be
located within the pedestrian right of way, then the applicant shall provide 4’
for pedestrian right of way and 6’ for bike parking. Bicycle racks shall be SCH
Enterprises Series LR Lightning Bolt or Park a Bike Varsity Bike Dock Rack or
equal. Minor adjustment in bicycle parking locations and locking mechanism
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details may be approved by the Community Development and Public Works
Departments.

FENCES AND WALLS

42.All wooden fence footings and foundations shall be constructed of galvanized
steel, reinforced concrete, masonry or treated wood materials when contact
with the ground will be permitted. All required notes/details shall be provided
on landscape plans prior to the issuance of building permits.

MECHANICAL EQUIPMENT SCREENS AND SCREENING

43.All ground mounted utility appurtenances such as transformers, AC
condensers, etc., shall be located out of public view and adequately screened
in such a manner as to minimize the visual and acoustical impact of the unit.
To the extent possible, equipment shall be located behind the building
setback, on the side of the building or outside public view. Equipment within
public view shall be screened to the satisfaction of the Community
Development Director and may include a combination of landscaping and/or
masonry or lattice walls or berms.

44.All roof mounted appurtenances, including air conditioners and other
equipment and/or projections shall be screened from view.  Such screening
shall be architecturally integrated with the building design to the satisfaction of
the Community Development Department prior to the issuance of building
permits.

45.All gas, electrical, backflow prevention devices and communications
equipment shall be completely concealed in an enclosed portion of the
building, on top of the building or within a screened utility area. All
transformers and vaults that must be located within the right-of-way shall be
installed below grade unless otherwise approved by the Community
Development and Public Works Departments, and then must be completely
screened from view.

46.The developer shall prepare a final site plan and elevations of all on-site
mechanical equipment (including HVAC condensers, transformers, switch
boxes, backflow devices, PG&E transformers, etc.) including specifics of how
all such equipment shall be screened from public view. The plan, with an
approval stamp from the City of Davis Community Development Department,
shall be submitted by the developer to the utility provider for review. Any
necessary changes or deviations made by the utility providers from the
approved utility location and/or screening shall be reviewed by the
Community Development Department prior to installation and may be subject
to discretionary Design Review processing and fees by the Community
Development Department.
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BUILDING AND SITE DESIGN

47.No substantive deviations from the approved building design may be
permitted without Design Review approval. However, minor changes may be
approved through the minor improvement application process.

48.The design, placement and color of the building materials shall be as
provided on the approved project plans and material, except as modified by
the conditions of approval for the project. Details shall be provided on the
construction drawings to the satisfaction of the Community Development
Department prior to the issuance of permits. Minor changes in materials and
color selection may be made through the Community Development
Department’s Minor Improvement process.

49.Prior to the issuance of building permits, preliminary exterior paint colors (and
materials) shall be submitted for review and approval by the Community
Development Department.

50.The construction drawing set shall include adequate detailing of application,
construction and materials proposed for all exterior architectural
enhancements including but not limited to building and window trim, depth of
recessed features, grout or reveal width/depth, awning materials, trellis
construction, building material application such as tile/brick. Adequate
detailing may necessitate the use of cross-sections. Review and approval of
the details shall be to the satisfaction of the Community Development
Department.

51.Placement and design of photovoltaic panels shall be architecturally
integrated with the building design and/or parking area and shall be to the
satisfaction of the Community Development Department.

52.The project shall include the development and installation of a mural located
adjacent to the pick-up lane along the west side of the project. The paintings
shall be agricultural-themed and allow creative expression through the
commissioned artist. The applicant shall coordinate with the Arts and Culture
Manager to contract a local artist to commission the painting.

A. Building wall murals shall not contain advertising or signage, unless
reviewed and approved consistent with signage requirements.

SIGNAGE

53.A Minor Improvement shall be required for new signage and existing sign face
changes consistent with the Citywide Sign Design Guidelines, subject to
Community Development Department approval and shall be consistent with
the sign requirements in Zoning Ordinance Section 40.26.020. Signage not
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consistent with the Sign Design Guidelines shall require a Design Review
application, subject to Community Development Department Approval.
Application and approval by the Community Development Department is
required prior to installation.  All signs shall comply with section 40.26.020 of
the City’s Zoning Ordinance and the Downtown Sign Guidelines. Sign plans
shall be submitted in the form of a sign program prior to issuance of
Certificate of Occupancy.
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DMA 1:

9,483

SITE
ELEMENT

UNIT
AREA

(SQ. FT.)

100

PERCENT
IMPERVIOUSNESS

GRAVEL PAVEMENT
ROOFS
POROUS PAVEMENT
LAWN/TURF
OPEN SPACE
TOTAL CONTRIBUTING AREA

40
90
55
0
0
-

DETERMINE DESIGN IMPERVIOUSNESS (Iwq):

9,934

WEIGHTING
FACTOR

95.0
0
0
0

95.0

0
0

WEIGHTED %
IMPERVIOUSNESS

0.95SIDEWALK / PAVEMENT

Iwq= 95.0%

DETERMINE UNIT BASIN STORAGE VOLUME (Vu):

CALCULATE STORMWATER QUALITY DESIGN FLOW (SQDV):
SQDV = Vu x Aeff

SQDV = (0.33 in) x (9,483 ft^2) x (1ft/12 in) = 261 ft^3

SIZE SURFACE AREA (As) FOR STORMWATER PLANTER, TCM 1:
SQDV = 261 ft^3
A design average surcharge depth, Ds, will be 0.5 feet. So Ds= 0.5 ft.
As = SQDV / Ds = 261 ft^3 / 0.5 ft = 522 ft^2
As = 522 ft^2, the proposed As = 533 ft^2
533 ft^2  >  522 ft^2

POST-PROJECT AREAS:
LANDSCAPE: 6,397 SF
BIORETENTION: 1,123 SF
ROOF: 2,614 SF
SIDEWALK/PAVING: 17,776 SF
_____________________________
TOTAL PERVIOUS: 6,397 SF
TOTAL IMPERVIOUS: 21,513 SF
TOTAL: 27,910 SF

PRE-PROJECT AREAS:
LANDSCAPE: 4,176 SF
ROOF: 2,398 SF
SIDEWALK/PAVING: 21,336 SF
_____________________________
TOTAL PERVIOUS: 4,176 SF
TOTAL IMPERVIOUS: 23,734 SF
TOTAL: 27,910 SF

Aeff = 9,483 x 1.0 + 451 x 0.0 = 9,483 ft^2

0
0
0

451
0

0
0
0

0.05
0
-

Using Iwq= 95.0 and a 12hr drawdown (drawdown time specified for the Stormwater Planter in the City of Davis
SW Manual (2008) in TCM Fact Sheet), Vu= 0.33

DMA 2:

8,293

SITE
ELEMENT

UNIT
AREA

(SQ. FT.)

100

PERCENT
IMPERVIOUSNESS

GRAVEL PAVEMENT
ROOFS
POROUS PAVEMENT
LAWN/TURF
OPEN SPACE
TOTAL CONTRIBUTING AREA

40
90
55
0
0
-

DETERMINE DESIGN IMPERVIOUSNESS (Iwq):

11,138

WEIGHTING
FACTOR

74.0
0

20.7
0

94.7

0
0

WEIGHTED %
IMPERVIOUSNESS

0.74SIDEWALK / PAVEMENT

Iwq= 94.7%

DETERMINE UNIT BASIN STORAGE VOLUME (Vu):

CALCULATE STORMWATER QUALITY DESIGN FLOW (SQDV):
SQDV = Vu x Aeff

SQDV = (0.33 in) x (10,645 ft^2) x (1ft/12 in) = 293 ft^3

SIZE SURFACE AREA (As) FOR STORMWATER PLANTER, TCM 2:
SQDV = 293 ft^3
A design average surcharge depth, Ds, will be 0.5 feet. So Ds= 0.5 ft.
As = SQDV / Ds = 293 ft^3 / 0.5 ft = 586 ft^2
As = 586 ft^2, the proposed As = 590 ft^2
586 ft^2  >  586 ft^2

Aeff = 8,293 x 1.0 + 2,614 x 0.9 + 229 x 0.0 = 10,645 ft^2

0
2,614

0
231

0

0
0.23

0
0.03

0
-

Using Iwq= 94.7 and a 12hr drawdown (drawdown time specified for the Stormwater Planter in the City of Davis
SW Manual (2008) in TCM Fact Sheet), Vu= 0.33

PROJECT NARRATIVE

*NOTE
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I. Executive Summary: 
 
This Operations Study is being prepared at the request of Chipotle Mexican 

Grill in association with the Chipotlane pick-up window which has been 
implemented across the country by Chipotle Mexican Grill.  The purpose of 
this Operations Study is to analyze the operational characteristics of the 

Chipotlane pick-up window to determine the typical volumes, queue lengths 
and service times associated with this new configuration.  This study will 

analyze the operation of six (6) existing Chipotlanes at high-volume locations 
with two (2) restaurants in the Los Angeles, California area, two (2) 
restaurants in the Boston, Massachusetts area, and two (2) restaurants in 

the Columbus, Ohio area.  
 

A mobile pick-up window has been implemented at select Chipotle locations, 

referred to as a Chipotlane.  These windows were first introduced in 2019 
and allow customers to pick up an order without having to park their vehicle 
and walk into the restaurant.  This pick-up window is only available to those 

customers who have placed a prior order via the Chipotle mobile application 
or Chipotle’s website.  Since orders are not placed on a menu board and 

payment is made through the mobile application or website in advance, 
Chipotle should be able to process vehicles far more efficiently than fast-food 

restaurants.   
 

For this study video recording devices were deployed at the six (6) Chipotle 
locations to capture the operational characteristics of the Chipotlane pick-up 

window. Multiple cameras were installed at each location to provide views 
from both the front and rear of the building to ensure that the pick-up window 

and full vehicular queue were able to be seen at all times.  These cameras 
were deployed and captured videos for all hours of operation over four (4) 
continuous days.  GPD Group personnel then reviewed over 270 hours of 

video footage to document the operational characteristics of each Chipotlane 
being analyzed.  The overall findings from this analysis are summarized on 

the following page.  
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II  Purpose: 
 

This Operations Study is being prepared at the request of Chipotle Mexican 

Grill in association with the Chipotlane pick-up window which has been 
implemented across the country by Chipotle Mexican Grill.  The purpose of 
this Operations Study is to analyze the operational characteristics of the 

Chipotlane pick-up window to determine the typical volumes, queue lengths 
and service times associated with this new configuration.  This study will 

analyze the operation of six (6) existing Chipotlanes at high-volume locations 
with two (2) restaurants in the Los Angeles, California area, two (2) 
restaurants in the Boston, Massachusetts area, and two (2) restaurants in 

the Columbus, Ohio area.  
 

 

III.  Project Setting: 
 

Costa Mesa, CA Chipotle Location 
 

The first Chipotle Mexican Grill location evaluated for this study is in the City 
of Costa Mesa, CA at 468 E. 17th Street.  This Chipotle has one (1) access 

point located along E. 17th Street and is located along a commercial corridor 
and is surrounded by large residential developments.  It is currently open 
seven days a week from 10:30 AM – 10:00 PM.  See Figure 1 for an aerial 

photograph of the Costa Mesa Chipotle location. 
 

Foothill Ranch, CA Chipotle Location 
 

The second Chipotle Mexican Grill location is in the City of Lake Forest, CA at 
26592 Towne Center Drive, Suite 120.  This location has three (3) access 

points to an internal drive. This Chipotle location is located in the Towne 
Center Plaza the surrounding developments are primarily residential with 
some commercial developments to the east. This location is currently open 

seven days a week from 10:30 AM – 10:00 PM. See Figure 2 for an aerial 
photograph of the Foothill Chipotle location. 

 

Hanover, MA Chipotle Location 
 

The third Chipotle Mexican Grill location is in the City of Hanover, MA at 1773 
Washington Street.  This location has two (2) access points to an internal 
drive (serving the Chipotle and adjacent parcel). This Chipotle is located 

within Hanover Crossing along a primarily commercial corridor surrounded by 
residential developments. This location is currently open seven days a week 

from 10:45 AM – 10:00 PM. See Figure 3 for an aerial photograph of the 
Hanover Chipotle location. 
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Norwich, CT Chipotle Location 
 

The fourth Chipotle Mexican Grill location is in the City of Norwich, CT at 30 
Salem Turnpike.  This location has two (2) access points, one along Salem 
Turnpike and another along Surrey Lane. This Chipotle is located along a 

primarily commercial corridor surrounded by residential developments. This 
location is currently open seven days a week from 10:45 AM – 10:00 PM. See 

Figure 4 for an aerial photograph of the Hanover Chipotle location. 
 

Pickerington, OH Chipotle Location 
 

The fifth Chipotle Mexican Grill location is in the City of Pickerington at 1291 
Hill Road N. (State Route 256) on the northwest quadrant of the Hill Road N. / 
Stonecreek Drive intersection.  This Chipotle location has four (4) access 

points, one (1) to each adjacent parcel to the north and south and two (2) to 
an internal shopping center drive to the west. It is currently open seven days 

a week from 10:45 AM – 10:00 PM.  See Figure 5 for an aerial photograph of 
the Pickerington Chipotle location.   
 

Obetz, OH Chipotle Location 
 

The sixth Chipotle Mexican Grill location is in the City of Obetz at 5051 
Groveport Road on the southwest quadrant of the Alum Creek Drive / 

Groveport Road intersection.  This location has two (2) access points to an 
internal drive (serving the Chipotle and adjacent parcel) that connects to both 

Alum Creek Drive and Groveport Road.  Alum Creek Drive is a major north-
south corridor connecting I-270 to the north of the Chipotle location to a 
major warehousing and distribution hub to the south.  This location is 

currently open seven days a week from 10:45 AM – 10:00 PM. See Figure 6 
for an aerial photograph of the Pickerington Chipotle location.  
 

Chipotlane Description 
 

A mobile pick-up window has been implemented at select Chipotle locations, 

referred to as a Chipotlane.  These windows were first introduced in 2019 
and allow customers to pick up an order without having to park their vehicle 
and walk into the restaurant.  Unlike traditional fast-food restaurants, the 

Chipotlane does not function as a typical drive-thru lane as customers cannot 
place an order at a menu board or the pick-up window.  This pick-up window 

is only available to those customers who have placed a prior order via the 
Chipotle mobile application or Chipotle’s website.  Since the Chipotlane is 
designed for pick-up only, the vehicular demand, queues and service times 

would be expected to be lower than that of a fast-food restaurant which 
derives a high percentage of sales from impulsive pass-by traffic.   
 

Additionally, since orders are not placed at a menu board and payment is 
made through the mobile application or website in advance, Chipotle should 

be able to process vehicles far more efficiently than fast-food restaurants as 
well.   
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Data Collection  
 

For this study, Cummins Consulting Services, Tri-State Traffic Data, and 
Quality Counts, LLC deployed video recording devices at the six (6) Chipotle 
locations to capture the operational characteristics of the Chipotlane pick-up 

window. Multiple cameras were installed at each location to provide views 
from both the front and rear of the building to ensure that the pick-up window 

and full vehicular queue were able to be seen at all times.  These cameras 
were deployed and captured videos for all hours of operation over four (4) 
continuous days from Wednesday, July 13th through Saturday, July 16th, 

2022, for the sites located within the Los Angeles and Boston areas, and four 
(4) continuous days from Wednesday, August 3rd through Saturday, August 

6th, 2022, for the sites located within the Columbus area.  The following 
images provide an example of the camera views that were recorded: 
 

 
Camera angle facing southwest (view of the window queue of the Costa Mesa Chipotle) 

 

 

 
Camera angle facing northeast (view from the front of the Foothill Ranch Chipotle) 
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Camera angle facing south (view from the front of the Obetz Chipotle) 

 

 

IV. Data Analysis: 
 

Analysis Methodology 
 
GPD Group personnel reviewed over 270 hours of video footage to document 

the operational characteristics of each Chipotlane being analyzed as part of 
this study.  The below image is a screenshot from the analysis spreadsheet 

created to log the data: 
 

 

 

As shown in the above image, data recorded for each vehicle utilizing the 
Chipotlane pick-up window includes the time in which the vehicle entered the 

queue, the queue position for that vehicle, the time the vehicle arrived at the 
pick-up window, and the time the vehicle left the pick-up window.  Time 
durations were then calculated to determine the total time the vehicle was in 

the queue (the time it took from entering the queue until leaving the pick-up 
window) and the amount of time they were at the pick-up window itself.  It 

should be noted that the time entered the queue and time arrived at the 
window are the same when the arriving vehicle was the only vehicle in the 
queue at that time.  See the following appendices for complete data sheets: 
 

• Appendix A – Costa Mesa, CA Data 
• Appendix B – Foothill Ranch, CA Data 

• Appendix C – Hanover, MA Data 
• Appendix D – Norwich, CT Data 

• Appendix E – Pickerington, OH Data 
• Appendix F – Obetz, OH Data  
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Costa Mesa, CA Chipotle Data Analysis 
 

The data collected in the spreadsheets discussed above was then analyzed to 
look at the various factors that impact the operation and efficiency of the 
pick-up window.  The first category that was investigated was vehicular 

volume.  Table 1 shows the number of vehicles that used the Costa Mesa 
Chipotlane, broken down by the day of the week as well as the hour of the 

day.  A line graph is also provided on the following page provides a graphical 
representation of this data. 

 

Table 1: Costa Mesa Volume Summary 

Timeframe Wednesday Thursday Friday Saturday Average 

10:00 AM - 11:00 AM* 2 0 1 1 1 

11:00 AM - 12:00 PM 15 6 10 7 10 

12:00 PM - 1:00 PM 24 15 25 10 19 

1:00 PM - 2:00 PM 15 15 13 13 14 

2:00 PM - 3:00 PM 10 8 8 13 10 

3:00 PM - 4:00 PM 4 7 8 7 7 

4:00 PM - 5:00 PM 6 7 8 10 8 

5:00 PM - 6:00 PM 10 10 15 8 11 

6:00 PM - 7:00 PM 18 10 10 4 11 

7:00 PM - 8:00 PM 20 12 12 10 14 

8:00 PM - 9:00 PM 11 11 7 5 9 

9:00 PM - 10:00 PM 1 3 3 3 3 

Total  136 104 120 91 113 

Average 12 9 10 8 9 

Maximum 24 15 25 13 19 

* Chipotle operating hours begin at 10:30 AM 
 

It should be noted that a total of 4 vehicles (1 on Wednesday, 2 on Friday 

and 1 on Saturday) were observed entering the pick-up window queue but 
then leaving the queue without receiving an order at the pick-up window.  It 

is assumed that these patrons were not aware that orders must be placed in 
advance as they were typically seen parking their vehicles and walking into 
the restaurant afterward.  These vehicles were not included in the analysis. 
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As shown in Table 1 and the above graph, the data collected on Wednesday, 
July 13th reflects the highest daily volume (136) as well as the highest hourly 

volume (24).  While the Chipotlane was found to be well utilized, these 
volumes are only about one-fifth of the daily drive-thru volume of an average 
fast-food restaurant (approximately 750) and about one-third of the peak 

hourly volume (approximately 75).  Over the entire day, the Chipotlane was 
found to average between 1 and 19 vehicles per hour but was generally 

found to experience higher demand between 11:00 AM and 2:00 PM which 
confirmed the expectation that this restaurant would see higher usage during 
the lunch hours due to being located on a major commercial corridor 

surrounded by residential development. 
 

Also included in the data collection was the number of vehicles in the pick-up 
lane queue, including the vehicle at the pick-up window.  Table 2 on the 
following page shows the maximum queue length experienced at the Costa 

Mesa Chipotlane, broken down by the day of the week as well as the hour of 
the day.  A line graph is also shown on the following page that provides a 

graphical representation of the below table. 
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Table 2: Costa Mesa Queue Length Summary 

Timeframe Wednesday Thursday Friday Saturday Maximum 

10:00 AM - 11:00 AM* 1 0 1 1 1 

11:00 AM - 12:00 PM 3 2 1 3 3 

12:00 PM - 1:00 PM 5 3 6 2 6 

1:00 PM - 2:00 PM 3 4 3 3 4 

2:00 PM - 3:00 PM 2 2 2 2 2 

3:00 PM - 4:00 PM 1 3 1 2 3 

4:00 PM - 5:00 PM 1 1 1 2 2 

5:00 PM - 6:00 PM 2 1 2 1 2 

6:00 PM - 7:00 PM 5 2 3 1 5 

7:00 PM - 8:00 PM 1 2 3 2 3 

8:00 PM - 9:00 PM 2 2 1 1 2 

9:00 PM - 10:00 PM 1 1 1 2 2 

Maximum 5 4 6 3 6 

* Chipotle operating hours begin at 10:30 AM 

 

 
 
As shown in Table 2 and the graph above, the data indicates that the typical 

maximum queue length is three (3) vehicles while there was a single 
instance where the queue length reached six (6) vehicles between 12:00 PM 
and 1:00 PM on Friday, July 16th.  The maximum queue for each day was 

found to occur between 12:00 PM and 2:00 PM which is consistent with the 
periods that experience the highest demand at this location. 
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When assessing the observed maximum queue length, it’s also important to 
note the duration of the maximum queue lengths as well. While the queue 

was observed to be longer during the peak periods, it likely only extended 
back that far for a limited amount of time within each of those hours.  The 

duration in which the queue was five (5) vehicles or larger was quantified 
and compared to the total amount of time that the pick-up window is in 
operation, which is the case of the Costa Mesa location, which is 690 minutes 

per day.  Table 3 below shows the percentage of total operating time in 
which the queue length was four (4) vehicles or less. 

 

Table 3: Costa Mesa Utilization Summary 

Queue Length Wednesday Thursday Friday Saturday Average 

5 Vehicles or More 
(Percentage) 

0.30% 0.00% 0.68% 0.00% 0.24% 

5 Vehicles or More 
(Minutes per Day) 

02:05 00:00 04:42 00:00 01:41 

 

As shown in Table 3, the queue was observed to only extend beyond four 
(4) vehicles for under two (2) minutes per day over the four (4) days 

studied.   
 

The final component which was analyzed as part of this study is the amount 
of time it takes a vehicle to proceed through a Chipotlane pick-up lane and 
receive their order.  Wait times at a pick-up window can be broken down into 

two separate components; the amount of time waiting in the queue to get to 
the pick-up window (time in queue) and the amount of time spent at the 

pick-up window (time at the window).  These two durations added together 
then represent the total service time.  Table 4 below shows the average 
service times as defined above, broken down by the day of the week. 

 

Table 4: Costa Mesa Service Time Summary 

Average Service 
Times 

Wednesday Thursday Friday Saturday Average 

Time in Queue 00:17 00:16 00:40 00:11 00:21 

Time at Window  00:40 00:48 01:06 01:06 00:55 

Total Service Time 00:57 01:04 01:46 01:17 01:16 

 
As shown in Table 4, the average service time varied between 57 seconds 

and 1 minute and 46 seconds depending on the day of the week, but overall 
averaged under two (2) minutes which is extremely fast for a drive-thru.   

 
A typical fast food restaurant drive-thru lane has four points of delay; placing 
the order, paying for the order, waiting for the order to be cooked and 

receiving the order.  Chipotlane derives its efficiency from the fact that it has 
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eliminated three (3) actions that contribute to the overall service time – 
placing the order, making the payment and waiting for food to be cooked.   

 
All of these factors help contribute to the relatively low service times shown 

in the above table, all of which are significantly less than the average service 
times experienced at a traditional fast-food restaurant, based on the 2022 
Intouch Insight Drive-Thru Study.  This study sent shoppers through ten (10) 

different fast food restaurant brands’ drive-thru’s between June and July of 
2022, with a total of 1,537 drive-thru shops completed nationwide.  This 

study found that the average time it took a vehicle to wait in the queue, 
place the order, pay for and receive the ordered food was 6 minutes and 13 
seconds.   

 
Foothill Ranch, CA Chipotle Data Analysis 
 

Table 5 shows the number of vehicles that used the Foothill Ranch 

Chipotlane, broken down by the day of the week as well as the hour of the 
day.  A line graph is also provided on the following page that provides a 
graphical representation of this data. 

 

Table 5: Foothill Ranch Volume Summary 

Timeframe Wednesday Thursday Friday Saturday Average 

10:00 AM - 11:00 AM* 4 1 0 1 2 

11:00 AM - 12:00 PM 10 12 15 1 10 

12:00 PM - 1:00 PM 32 32 27 13 26 

1:00 PM - 2:00 PM 11 19 13 14 14 

2:00 PM - 3:00 PM 15 6 14 3 10 

3:00 PM - 4:00 PM 5 6 5 11 7 

4:00 PM - 5:00 PM 9 8 8 9 9 

5:00 PM - 6:00 PM 7 17 12 13 12 

6:00 PM - 7:00 PM 13 17 17 9 14 

7:00 PM - 8:00 PM 9 9 16 10 11 

8:00 PM - 9:00 PM 10 12 17 4 11 

9:00 PM - 10:00 PM 3 2 5 3 3 

Total  128 141 149 91 127 

Average 11 12 13 8 11 

Maximum 32 32 27 14 26 

* Chipotle operating hours begin at 10:30 AM 
 

Similar to what was observed in Costa Mesa a total of 4 vehicles (1 on 
Wednesday and 3 on Friday) were observed entering the pick-up window 

queue but then leaving the queue without receiving an order at the pick-up 
window.  It is assumed that these patrons were not aware that orders must 

be placed in advance and these vehicles were not included in the analysis. 
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As shown in Table 5 and the above graph, the data collected on Friday, July 
16th reflects the highest daily volume (149), but the highest hourly volume of 
(32) occurred on Wednesday and Thursday. Over the entire day, the 

Chipotlane was found to average between 2 and 26 vehicles per hour, but 
was generally found to experience higher demand between 11:00 AM and 

2:00 PM which confirmed the expectation that this restaurant would see 
higher usage during the lunch hours due to being located in a busy shopping 
area. 

 
Table 6 on the following page shows the maximum queue length 

experienced at the Foothill Ranch Chipotlane, broken down by the day of the 
week as well as the hour of the day.  A line graph is also shown on the 
following page that provides a graphical representation of the below table. 
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Table 6: Foothill Ranch Queue Length Summary 

Timeframe Wednesday Thursday Friday Saturday Maximum 

10:00 AM - 11:00 AM* 2 1 0 1 2 

11:00 AM - 12:00 PM 2 2 4 1 4 

12:00 PM - 1:00 PM 4 6 9 2 9 

1:00 PM - 2:00 PM 1 2 7 2 7 

2:00 PM - 3:00 PM 1 1 3 1 3 

3:00 PM - 4:00 PM 1 1 1 2 2 

4:00 PM - 5:00 PM 1 2 2 2 2 

5:00 PM - 6:00 PM 2 2 3 2 3 

6:00 PM - 7:00 PM 2 2 4 1 4 

7:00 PM - 8:00 PM 2 1 4 1 4 

8:00 PM - 9:00 PM 1 3 2 1 3 

9:00 PM - 10:00 PM 1 1 1 1 1 

Maximum 4 6 9 2 9 

* Chipotle operating hours begin at 10:30 AM 

 

 
 

As shown in Table 6 and the graph above, the data indicates that the typical 

maximum queue length is two (2) vehicles while there was a single instance 
where the queue length reached nine (9) vehicles between 12:00 PM and 
1:00 PM on Friday, July 16th.  The maximum queue for each day was found 

to occur between 12:00 PM and 1:00 PM which is consistent with the periods 
that experience the highest demand at this location. 
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The duration in which the queue was five (5) vehicles or larger was 
quantified and compared to the total amount of time that the pick-up window 

is in operation, which is the case of the Foothill Ranch location, which is 690 
minutes per day.  Table 7 below shows the percentage of total operating 

time in which the queue length was four (4) vehicles or less. 
 

Table 7: Foothill Ranch Utilization Summary 

Queue Length Wednesday Thursday Friday Saturday Average 

5 Vehicles or More 
(Percentage) 

0.00% 0.56% 5.75% 0.00% 1.58% 

5 Vehicles or More 

(Minutes per Day) 
00:00 03:53 39:42 00:00 10:54 

 
As shown in Table 7, the queue was observed to only extend beyond four 

(4) vehicles for approximately eleven (11) minutes per day over the course 
of the four (4) days studied.   
 

Table 8 below shows the average service times as defined above, broken 
down by the day of the week. 

 

Table 8: Foothill Ranch Service Time Summary 

Average Service 

Times 
Wednesday Thursday Friday Saturday Average 

Time in Queue 00:09 00:25 02:07 00:04 00:41 

Time at Window  00:40 00:46 01:29 00:33 00:52 

Total Service Time 00:49 01:11 03:36 00:37 01:33 

 
As shown in Table 8, the average service time varied between 49 seconds 

and 3 minutes and 36 seconds depending on the day of the week, but overall 
averaged under two (2) minutes.   
 

Hanover, MA Chipotle Data Analysis 
 

Table 9 shows the number of vehicles that used the Hanover Chipotlane, 

broken down by the day of the week as well as the hour of the day.  A line 
graph is also provided on the following page that provides a graphical 

representation of this data. 
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Table 9: Hanover Volume Summary 

Timeframe Wednesday Thursday Friday Saturday Average 

10:00 AM - 11:00 AM* 1 1 1 2 1 

11:00 AM - 12:00 PM 17 16 21 6 15 

12:00 PM - 1:00 PM 33 23 29 22 27 

1:00 PM - 2:00 PM 26 2 23 24 19 

2:00 PM - 3:00 PM 13 3 21 14 13 

3:00 PM - 4:00 PM 17 0 15 18 13 

4:00 PM - 5:00 PM 15 0 15 19 12 

5:00 PM - 6:00 PM 46 1 20 15 21 

6:00 PM - 7:00 PM 41 0 33 19 23 

7:00 PM - 8:00 PM 26 1 25 16 17 

8:00 PM - 9:00 PM 17 1 19 16 13 

9:00 PM - 10:00 PM 9 0 7 6 6 

Total  261 48 229 177 179 

Average 22 4 19 15 15 

Maximum 46 23 33 24 27 

* Chipotle operating hours begin at 10:45 AM 
 

Similar to what was previously observed at the other Chipotle locations, a 
total of three (3) vehicles (one (1) on Thursday, Friday, and Saturday) were 
observed entering the pick-up window queue but then leaving the queue 

without receiving an order at the pick-up window.  It is assumed that these 
patrons were not aware that orders must be placed in advance and these 

vehicles were not included in the analysis. 
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As shown in Table 9 and the above graph, the data collected on Wednesday, 

July 13th reflects the highest daily volume (261) as well as the highest hourly 
volume (46).  Over the entire day, the Chipotlane was found to average 

between 1 and 27 vehicles per hour, but was generally found to experience 
higher demand between 11:00 AM - 2:00 PM and 5:00 PM – 9:00 PM which 
confirmed the expectation that this restaurant would see higher usage during 

the lunch hours due to being located on a busy commercial corridor and in 
close proximity to a highway system. Additionally, a restaurant would see 

higher usage during the evening hours due to the proximity to residential 
land uses. 
 

Table 10 on the following page shows the maximum queue length 
experienced at the Hanover Chipotlane, broken down by the day of the week 

as well as the hour of the day.  A line graph is also shown on the following 
page that provides a graphical representation of the below table. 
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Table 10: Hanover Queue Length Summary 

Timeframe Wednesday Thursday Friday Saturday Maximum 

10:00 AM - 11:00 AM* 1 1 1 1 1 

11:00 AM - 12:00 PM 2 4 4 1 4 

12:00 PM - 1:00 PM 4 10 3 3 10 

1:00 PM - 2:00 PM 5 1 4 2 5 

2:00 PM - 3:00 PM 1 1 4 2 4 

3:00 PM - 4:00 PM 2 0 2 3 3 

4:00 PM - 5:00 PM 2 0 2 3 3 

5:00 PM - 6:00 PM 10 1 2 3 10 

6:00 PM - 7:00 PM 11 0 5 2 11 

7:00 PM - 8:00 PM 12 1 4 2 12 

8:00 PM - 9:00 PM 2 1 1 2 2 

9:00 PM - 10:00 PM 1 1 1 2 2 

Maximum 12 10 5 3 12 

* Chipotle operating hours begin at 10:45 AM 

 

 
 

As shown in Table 10 and the graph above, the data indicates that the 
typical maximum queue length is three (3) vehicles while there was a single 

instance where the queue length reached twelve (12) vehicles between 7:00 
PM and 8:00 PM on Wed, July 13th.  The maximum queue for each day was 

found to occur between 11:00 AM – 2:00 PM and 5:00 PM - 8:00 PM which is 
consistent with the periods that experience the highest demand at this 

location. 
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The duration in which the queue was five (5) vehicles or larger was 
quantified and compared to the total amount of time that the pick-up window 

is in operation, which for the Hanover location, is 675 minutes per day.  
Table 11 below shows the percentage of total operating time in which the 

queue length was four (4) vehicles or less. 
 

Table 11: Hanover Utilization Summary 

Queue Length Wednesday Thursday Friday Saturday Average 

5 Vehicles or More 
(Percentage) 

14.83% 4.44% 0.01% 0.00% 4.84% 

5 Vehicles or More 

(Minutes per Day) 
100:06 29:58 00:39 00:00 32:40 

 
As shown in Table 11, the queue was observed to only extend beyond four 

(4) vehicles for under thirty-three (33) minutes over the course of the four 
(4) days studied. 
 

Table 12 below shows the average service times as defined above, broken 
down by the day of the week. 

 

Table 12: Hanover Service Time Summary 

Average Service 

Times 
Wednesday Thursday Friday Saturday Average 

Time in Queue 03:08 04:49 00:30 00:15 02:10 

Time at Window  00:58 01:30 00:50 00:47 01:01 

Total Service Time 04:06 06:19 01:20 01:02 03:11 

 
As shown in Table 12, the average service time varied between 1 minute 

and 2 seconds and 6 minutes and 19 seconds depending on the day of the 
week, but overall averaged just over three (3) minutes.   
 

Norwich, CT Chipotle Data Analysis 
 

Table 13 shows the number of vehicles that used the Norwich Chipotlane, 

broken down by the day of the week as well as the hour of the day.  A line 
graph is also provided on the following page that provides a graphical 

representation of this data. 
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Table 13: Norwich Volume Summary 

Timeframe Wednesday Thursday Friday Saturday Average 

10:00 AM - 11:00 AM* 0 1 0 0 0 

11:00 AM - 12:00 PM 5 6 1 0 3 

12:00 PM - 1:00 PM 11 13 1 0 6 

1:00 PM - 2:00 PM 4 6 1 0 3 

2:00 PM - 3:00 PM 6 3 0 0 2 

3:00 PM - 4:00 PM 7 7 2 3 5 

4:00 PM - 5:00 PM 5 6 3 4 5 

5:00 PM - 6:00 PM 13 8 9 8 10 

6:00 PM - 7:00 PM 24 12 11 8 14 

7:00 PM - 8:00 PM 14 7 8 9 10 

8:00 PM - 9:00 PM 8 6 8 4 7 

9:00 PM - 10:00 PM 8 9 5 4 7 

Total  105 84 49 40 70 

Average 9 7 4 4 6 

Maximum 24 13 11 9 14 

* Chipotle operating hours begin at 10:45 AM 
 

Similar to what was previously observed at the other Chipotle locations a 

total of 1 vehicle (Friday) was observed entering the pick-up window queue 
but then leaving the queue without receiving an order at the pick-up window.  

It is assumed that these patrons were not aware that orders must be placed 
in advance and these vehicles were not included in the analysis. 
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As shown in Table 13 and the above graph, the data collected on 
Wednesday, July 13th reflects the highest daily volume (105) as well as the 

highest hourly volume (24). Over the entire day, the Chipotlane was found to 
average between 0 and 14 vehicles per hour, but was generally found to 

experience higher demand between 5:00 PM and 10:00 PM which confirmed 
the expectation that this restaurant would see higher usage during the 
evening hours due to the close proximity of residential land uses. 

 
Table 14 on the following page shows the maximum queue length 

experienced at the Norwich Chipotlane, broken down by the day of the week 
as well as the hour of the day.  A line graph is also shown on the following 
page that provides a graphical representation of the below table. 

 

Table 14: Norwich Queue Length Summary 

Timeframe Wednesday Thursday Friday Saturday Maximum 

10:00 AM - 11:00 AM* 0 1 0 0 1 

11:00 AM - 12:00 PM 2 2 1 0 2 

12:00 PM - 1:00 PM 2 3 1 0 3 

1:00 PM - 2:00 PM 1 2 1 0 2 

2:00 PM - 3:00 PM 1 1 0 0 1 

3:00 PM - 4:00 PM 2 2 1 3 3 

4:00 PM - 5:00 PM 1 1 1 1 1 

5:00 PM - 6:00 PM 3 2 2 3 3 

6:00 PM - 7:00 PM 9 3 8 2 9 

7:00 PM - 8:00 PM 3 1 4 1 4 

8:00 PM - 9:00 PM 4 1 3 1 4 

9:00 PM - 10:00 PM 4 7 3 1 7 

Maximum 9 7 8 3 9 

* Chipotle operating hours begin at 10:45 AM 
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As shown in Table 14 and the graph above, the data indicates that the 
typical maximum queue length is two (2) vehicles while there was a single 

instance where the queue length reached twelve (9) vehicles between 6:00 
PM and 7:00 PM on Wed, July 13th.  The maximum queue for each day was 
found to occur between 5:00 PM and 10:00 PM which is consistent with the 

periods that experience the highest demand at this location. 
 

The duration in which the queue was five (5) vehicles or larger was 
quantified and compared to the total amount of time that the pick-up window 
is in operation, which is the case of the Norwich location, is 675 minutes per 

day.  Table 15 below shows the percentage of total operating time in which 
the queue length was four (4) vehicles or less. 

 

Table 15: Norwich Utilization Summary 

Queue Length Wednesday Thursday Friday Saturday Average 

5 Vehicles or More 
(Percentage) 

5.69% 2.99% 2.69% 0.00% 2.84% 

5 Vehicles or More 
(Minutes per Day) 

38:26 20:09 18:11 00:00 19:10 

 

As shown in Table 15, the queue was observed to only extend beyond four 
(4) vehicles for approximately nineteen (19) minutes per day over the course 

of the four (4) days studied. 
 

Table 16 below shows the average service times as defined above, broken 
down by the day of the week. 
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Table 16: Norwich Service Time Summary 

Average Service 
Times 

Wednesday Thursday Friday Saturday Average 

Time in Queue 02:52 01:41 03:31 00:19 02:05 

Time at Window  02:18 02:02 02:44 01:06 02:02 

Total Service Time 05:10 03:43 06:15 01:25 04:07 

 
As shown in Table 16, the average service time varied between 3 minutes 
and 43 seconds and 6 minutes and 15 seconds depending on the day of the 

week, but overall averaged around four (4) minutes.   

 
Pickerington, OH Chipotle Data Analysis 
 

Table 17 shows the number of vehicles that used the Pickerington 
Chipotlane, broken down by the day of the week as well as the hour of the 
day.  A line graph is also provided on the following page that provides a 

graphical representation of this data. 

 

Table 17: Pickerington Volume Summary 

Timeframe Wednesday Thursday Friday Saturday Average 

10:00 AM - 11:00 AM* 1 1 2 5 2 

11:00 AM - 12:00 PM 14 12 22 12 15 

12:00 PM - 1:00 PM 28 12 20 14 19 

1:00 PM - 2:00 PM 15 16 20 12 16 

2:00 PM - 3:00 PM 9 14 8 14 11 

3:00 PM - 4:00 PM 9 4 14 13 10 

4:00 PM - 5:00 PM 11 14 15 15 14 

5:00 PM - 6:00 PM 32 24 25 15 24 

6:00 PM - 7:00 PM 26 32 26 26 28 

7:00 PM - 8:00 PM 23 18 26 15 21 

8:00 PM - 9:00 PM 12 24 16 21 18 

9:00 PM - 10:00 PM 7 9 14 9 10 

Total  187 180 208 171 187 

Average 16 15 17 14 16 

Maximum 32 32 26 26 28 

* Chipotle operating hours begin at 10:45 AM 

 

Similar to what was previously observed at the other Chipotle locations a 
total of 1 vehicle (Thursday) was observed entering the pick-up window 

queue but then leaving the queue without receiving an order at the pick-up 
window.  It is assumed that these patrons were not aware that orders must 
be placed in advance and these vehicles were not included in the analysis. 
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As shown in Table 17 and the above graph, the data collected on Friday, 
August 5th reflects the highest daily volume (208), but the highest hourly 

volume of (32) was experienced on both Wednesday and Thursday. Over the 
entire day, the Chipotlane was found to average between 2 and 28 vehicles 
per hour, but was generally found to experience higher demand between 

5:00 PM and 8:00 PM which confirmed the expectation that this restaurant 
would see higher usage during the evening hours due to the proximity to 

residential development. 
 
Table 18 on the following page shows the maximum queue length 

experienced at the Pickerington Chipotlane, broken down by the day of the 
week as well as the hour of the day.  A line graph is also shown on the 

following page that provides a graphical representation of the below table. 
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Table 18: Pickerington Queue Length Summary 

Timeframe Wednesday Thursday Friday Saturday Maximum 

10:00 AM - 11:00 AM* 1 1 2 2 2 

11:00 AM - 12:00 PM 2 4 3 2 4 

12:00 PM - 1:00 PM 8 2 5 2 8 

1:00 PM - 2:00 PM 2 2 5 3 5 

2:00 PM - 3:00 PM 2 2 3 7 7 

3:00 PM - 4:00 PM 2 1 2 3 3 

4:00 PM - 5:00 PM 2 2 3 4 4 

5:00 PM - 6:00 PM 5 5 5 4 5 

6:00 PM - 7:00 PM 5 6 4 5 6 

7:00 PM - 8:00 PM 5 3 4 2 5 

8:00 PM - 9:00 PM 1 6 5 9 9 

9:00 PM - 10:00 PM 2 4 4 2 4 

Maximum 8 6 5 9 9 

* Chipotle operating hours begin at 10:45 AM 

 

 
 

As shown in Table 18 and the graph above, the data indicates that the 
typical maximum queue length is two (2) vehicles while there was a single 

instance where the queue length reached twelve (9) vehicles between 8:00 
PM and 9:00 PM on Sat, August 6th.  The maximum queue for each day was 

found to occur between 5:00 PM and 9:00 PM which is consistent with the 
periods that experience the highest demand at this location. 
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The duration in which the queue was five (5) vehicles or larger was 
quantified and compared to the total amount of time that the pick-up window 

is in operation, which is the case of the Foothill Ranch location, which is 690 
minutes per day.  Table 19 below shows the percentage of total operating 

time in which the queue length was four (4) vehicles or less. 
 

Table 19: Pickerington Utilization Summary 

Queue Length Wednesday Thursday Friday Saturday Average 

5 Vehicles or More 
(Percentage) 

1.80% 2.04% 2.51% 4.82% 2.79% 

5 Vehicles or More 

(Minutes per Day) 
12:09 13:46 16:58 32:31 18:51 

 
As shown in Table 19, the queue was observed to only extend beyond four 

(4) vehicles for approximately nineteen (19) minutes per day over the course 
of the four (4) days studied. 
 

Table 20 below shows the average service times as defined above, broken 
down by the day of the week. 

 

Table 20: Pickerington Service Time Summary 

Average Service 

Times 
Wednesday Thursday Friday Saturday Average 

Time in Queue 01:10 00:53 01:47 01:55 01:26 

Time at Window  01:19 01:21 01:47 01:42 01:32 

Total Service Time 02:29 02:14 03:34 03:37 02:58 

 
As shown in Table 20, the average service time varied between 2 minutes 

and 14 seconds and 3 minutes and 37 seconds depending on the day of the 
week, but overall averaged under three (3) minutes. 

 
Obetz, OH Chipotle Data Analysis 
 

Table 21 shows the number of vehicles that used the Obetz Chipotlane, 
broken down by the day of the week as well as the hour of the day.  A line 

graph is also provided on the following page that provides a graphical 
representation of this data. 
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Table 21: Obetz Volume Summary 

Timeframe Wednesday Thursday Friday Saturday Average 

10:00 AM - 11:00 AM* 4 4 1 3 3 

11:00 AM - 12:00 PM 43 29 27 10 27 

12:00 PM - 1:00 PM 33 28 28 10 25 

1:00 PM - 2:00 PM 19 18 27 5 17 

2:00 PM - 3:00 PM 8 10 10 4 8 

3:00 PM - 4:00 PM 4 7 8 7 7 

4:00 PM - 5:00 PM 6 11 4 6 7 

5:00 PM - 6:00 PM 8 13 1 11 8 

6:00 PM - 7:00 PM 24 19 0 8 13 

7:00 PM - 8:00 PM 7 11 5 9 8 

8:00 PM - 9:00 PM 18 11 5 6 10 

9:00 PM - 10:00 PM 6 8 10 4 7 

Total  180 168 126 83 140 

Average 15 14 11 7 12 

Maximum 43 29 28 11 27 

* Chipotle operating hours begin at 10:45 AM 
 

Similar to what was previously observed at the other Chipotle locations a 

total of 3 vehicles (1 on Wednesday, 1 on Thursday, and 1 on Friday) were 
observed entering the pick-up window queue but then leaving the queue 

without receiving an order at the pick-up window. It is assumed that these 
patrons were not aware that orders must be placed in advance and these 
vehicles were not included in the analysis. 
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As shown in Table 21 and the above graph, the data collected on 
Wednesday, August 3rd reflects the highest daily volume (180), as well as the 

highest hourly volume (43). Over the entire day, the Chipotlane was found to 
average between 3 and 27 vehicles per hour, but was generally found to 

experience higher demand between 11:00 AM and 2:00 PM which confirmed 
the expectation that this restaurant would see higher usage during the lunch 
hours due to the proximity to the interstate and nearby distribution hub. 

 
Table 22 on the following page shows the maximum queue length 

experienced at the Obetz Chipotlane, broken down by the day of the week as 
well as the hour of the day.  A line graph is also shown on the following page 
that provides a graphical representation of the below table. 

 

Table 22: Obetz Queue Length Summary 

Timeframe Wednesday Thursday Friday Saturday Maximum 

10:00 AM - 11:00 AM* 2 2 1 2 2 

11:00 AM - 12:00 PM 4 6 8 3 8 

12:00 PM - 1:00 PM 5 5 12 2 12 

1:00 PM - 2:00 PM 2 3 8 1 8 

2:00 PM - 3:00 PM 1 2 4 1 4 

3:00 PM - 4:00 PM 1 1 2 2 2 

4:00 PM - 5:00 PM 1 2 2 2 2 

5:00 PM - 6:00 PM 1 2 1 2 2 

6:00 PM - 7:00 PM 5 5 0 1 5 

7:00 PM - 8:00 PM 2 2 2 2 2 

8:00 PM - 9:00 PM 4 4 2 1 4 

9:00 PM - 10:00 PM 3 2 3 2 3 

Maximum 5 6 12 3 12 

* Chipotle operating hours begin at 10:45 AM 
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As shown in Table 22 and the graph above, the data indicates that the 
typical maximum queue length is either four (4) or five (5) vehicles while 

there was a single instance where the queue length reached twelve (12) 
vehicles between 12:00 PM and 1:00 PM on Friday, August 5th.  The 
maximum queue for each day was found to occur between 11:00 AM and 

1:00 PM which is again consistent with the periods that experience the 
highest demand at this location. It should be noted that upon reviewing 

Friday, August 6th video footage of this location it appeared that this location 
was redirecting in-store pick-ups to the Chipotlane between 12:00 PM and 
1:00 PM, hence the longer queue during that timeframe.  

 
The duration in which the queue was five (5) vehicles or larger was 

quantified and compared to the total amount of time that the pick-up window 
is in operation, which is the case of the Foothill Ranch location, which is 675 
minutes per day. Table 23 below shows the percentage of total operating 

time in which the queue length was four (4) vehicles or less. 
 

Table 23: Obetz Utilization Summary 

Queue Length Wednesday Thursday Friday Saturday Average 

5 Vehicles or More 
(Percentage) 

0.05% 1.18% 10.75% 100% 1.95% 

5 Vehicles or More 
(Minutes per Day) 

00:20 8:00 72:33 00:00 13:11 
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As shown in Table 23, the queue was observed to only extend beyond four 
(4) vehicles for approximately thirteen (13) minutes per day over the course 

of the four (4) days studied. 
 

Table 24 below shows the average service times as defined above, broken 
down by the day of the week. 

 

Table 24: Obetz Average Service Time Summary 

Average Service 
Times 

Wednesday Thursday Friday Saturday Average 

Time in Queue 00:50 00:59 04:11 00:13 01:33 

Time at Window  01:10 01:01 01:51 01:21 01:20 

Total Service Time 02:00 02:00 06:02 01:34 02:53 

 
As shown in Table 24, the average service time varied between 1 minute 
and 34 seconds and 6 minutes and 2 seconds depending on the day of the 

week, but overall averaged under three (3) minutes.  
 

All Chipotle Data Analysis 
 

The total number of Chipotlane trips observed at the six (6) Chipotle sites 
(twenty-four (24) total days of operations) was 3,256, which is more than 
double the number of data points used in the 2022 Intouch Insight Drive-

Thru Study.  An analysis of all 3,256 Chipotlane trips found the average time 
in the queue of one minute twenty seconds, the average time at the window 

to be one minute and thirteen seconds with a total average service time of 
two minutes and thirty-three seconds.  This total service time is nearly 60% 
less than the average service time provided in the 2022 Intouch Insight 

Drive-Thru Study of six minutes and thirteen seconds. 
  

Furthermore, it should be noted that 74% of the observed Chipotlane 
customers were in the queue waiting to get to the pick-up window for less 
than one minute, 64% were at the pick-up window for less than one minute 

and 65% of users had a total service time of less than two minutes.   
 

V.  Data Comparison 
  

GPD group performed the initial Chipotlane Operations Study in 2019 that 
included the same restaurants in Pickerington and Obetz that were included 

in this study.  The results of the 2019 study are being compared to the 
results of the 2022 data to determine whether any operational characteristics 
have changed since 2019, considering a global pandemic occurred between 

the two sets of data. This comparison will include frequency of usage, 
average and maximum vehicle queue, and average and maximum service 

time between the different years. 
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It should be noted that the hours of operation at both locations have changed 
since the 2019 study was performed. In 2019, the Pickerington location 

operated seven days a week from 10:45 AM – 11:00 PM, while the Obetz 
location operated seven days a week from 10:45 AM – 12:00 AM while both 

stores currently operate from 10:45 AM – 10:00 PM. For the purpose of this 
comparison, only the data collected in 2019 between 10:45 AM – 10:00 PM 
was considered.  

 

Pickerington, OH Chipotle Data Comparison 
 

Table 25 below shows the 2019 and 2022 total number of vehicles that used 

the Pickerington Chipotlane, broken down by the day of the week. 
 

Table 25: Pickerington Volume Comparison Summary 

2022 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total  187 180 208 171 187 

Average 16 15 17 14 16 

Maximum 32 32 26 26 28 

      

2019 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total  184 217 192 164 189 

Average 16 19 17 15 17 

Maximum 32 37 34 25 32 

 

As shown in Table 25, the data comparison shows that a similar number of 
vehicles are utilizing the Pickerington location between 2019 and 2022.   
 

Table 26 on the following page, shows the average maximum queue length 
experienced at the Pickerington Chipotlane, broken down by the day.  

 

Table 26: Pickerington Queue Length Comparison Summary 

2022 Data 

Timeframe Wednesday Thursday Friday Saturday Maximum 

Maximum 8 6 5 9 9 

      

2019 Data 

Timeframe Wednesday Thursday Friday Saturday Maximum 

Maximum 6 7 6 6 7 
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As shown in Table 26, the maximum queue length experienced at the 
Pickerington location increased between 2019 and 2022.  However, the 

maximum queue length is still significantly below what a typical fast-food 
restaurant would experience during peak service times.   

 
Table 27 below shows the average total service times, broken down by the 
day of the week. 

 

Table 27: Pickerington Service Time Comparison Summary 

2022 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total Service Time 02:29 02:14 03:35 03:39 02:58 

      

2019 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total Service Time 1:50 1:54 1:34 2:24 1:55 

 
As shown in Table 27, the average total service time over the four days of 

data collection shows an increase in total service time.  However, the 2 
minute and 58 second average service time is still significantly quicker than 

what is experienced at a typical fast-food restaurant during peak service 
times.   

 

Obetz, OH Chipotle Data Comparison 
 

Table 28 below shows the 2019 and 2022 total number of vehicles that used 
the Obetz Chipotlane, broken down by the day of the week. 

 

Table 28: Obetz Volume Comparison Summary 

2022 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total 180 168 126 83 140 

Average 15 14 11 7 12 

Maximum 43 29 28 11 27 

      

2019 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total 153 159 159 88 140 

Average 14 14 14 8 13 

Maximum 28 28 28 13 28 
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As shown in Table 28, the data comparison shows that a similar number of 
vehicles are utilizing the Obetz location between 2019 and 2022.   

  
Table 29 below, shows the average maximum queue length experienced at 

the Obetz Chipotlane, broken down by the day.  
 

Table 29: Obetz Queue Length Comparison Summary 

2022 Data 

Timeframe Wednesday Thursday Friday Saturday Maximum 

Maximum 5 6 12 3 12 

      

2019 Data 

Timeframe Wednesday Thursday Friday Saturday Maximum 

Maximum 3 5 5 4 5 

 

As shown in Table 29, the maximum queue length experienced at the Obetz 
location has increased between 2019 and 2022.  However, the maximum 
queue length is still significantly below what a typical fast-food restaurant 

would experience during peak service times.   
 

Table 30 below shows the average total service times at the Obetz location, 
broken down by the day of the week. 

 

Table 30: Obetz Service Time Comparison Summary 

2022 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total Service Time 02:00 02:00 06:02 01:34 02:53 

      

2019 Data 

Timeframe Wednesday Thursday Friday Saturday Average 

Total Service Time 1:01 1:30 1:35 1:18 1:21 

 
As shown in Table 30, the average total service time over the four days of 

data collection shows an increase in total service time.  However, the 2 
minute and 53 second average service time is still significantly quicker than 
what is experienced at a typical fast-food restaurant during peak service 

times.   
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VI. Summary of Findings: 

This Operations Study is being prepared at the request of Chipotle Mexican 

Grill in association with the Chipotlane pick-up window which has been 
implemented across the country by Chipotle Mexican Grill.  The purpose of 

this Operations Study is to analyze the operational characteristics of the 
Chipotlane pick-up window to determine the typical volumes, queue lengths 
and service times associated with this new configuration.  This study will 

analyze the operation of six (6) existing Chipotlanes at high-volume locations 
with two (2) restaurants in the Los Angeles, California area, two (2) 

restaurants in the Boston, Massachusetts area, and two (2) restaurants in 
the Columbus, Ohio area.  

 
In Summary, 
 

1. The Chipotlane at the Costa Mesa, CA location was found to 
experience a peak daily volume of 136 vehicles as well as a peak 

hourly volume of 24 vehicles with an hourly average volume 
between 1 and 19 vehicles.  Additionally, the average service time 
over the four (4) days of operations was found to be under two (2) 

minutes.  
 

2. The Chipotlane at the Foothill Ranch, CA location was found to 
experience a peak daily volume of 149 vehicles as well as a peak 
hourly volume of 32 vehicles with an hourly average volume 

between 2 and 26 vehicles.  Additionally, the average service time 
over the four (4) days of operations was found to be under two (2) 

minutes.  
 

3. The Chipotlane at the Hanover, MA location was found to 

experience a peak daily volume of 261 vehicles as well as a peak 
hourly volume of 46 vehicles with an hourly average volume 

between 1 and 27 vehicles. Additionally, the average service time 
over the four (4) days of operations was found to be just over three 
(3) minutes. 

 
4. The Chipotlane at the Norwich, CT location was found to experience 

a peak daily volume of 105 vehicles as well as a peak hourly 
volume of 24 vehicles with an hourly average volume between 0 
and 14 vehicles. Additionally, the average service time over the 

four (4) days of operations was found to be around four (4) 
minutes. 

 
5. The Chipotlane at the Pickerington, OH location was found to 

experience a peak daily volume of 208 vehicles as well as a peak 

hourly volume of 32 vehicles with an hourly average volume 
between 2 and 28 vehicles.  Additionally, the average service time 
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over the four (4) days of operations was found to be under three 
(3) minutes. 

 
6. The Chipotlane at the Obetz, OH location was found to experience a 

peak daily volume of 180 vehicles as well as a peak hourly volume 
of 43 vehicles with an hourly average volume between 3 and 27 
vehicles. Additionally, the average service time over the four (4) 

days of operations was found to be under three (3) minutes. 
 

7. The total number of Chipotlane trips observed at the six (6) 
Chipotle sites (twenty-four (24) total days of operations) was 
3,256, which is over double the number of data points used in the 

2022 Intouch Insight Drive-Thru Study.  An analysis of all 3,256 
Chipotlane trips found the average time in the queue of one minute 

twenty seconds, the average time at the window to be one minute 
and thirteen seconds with a total average service time of two 
minutes and thirty-three seconds.  This total service time is nearly 

60% less than the average service time provided in the 2022 
Intouch Insight Drive-Thru Study of 6 minutes and thirteen seconds 

for a typical fast-food restaurant.  
 

8. GPD group performed a Chipotlane operations study in 2019 that 
included the same two (2) locations in the State of Ohio. The 
results of the 2019 study were compared to the results of this 

study to compare the operational characteristics between the 2019 
data and the 2022 data.  

 
9. When comparing the 2019 volumes and 2022 volumes at both 

Pickerington and Obetz locations it was observed that the number 

of customers that use the Chipotlane at each location remained 
consistent between the two data sets. Additionally, the 2022 data 

does show an increase in the maximum queue length and average 
service time at both locations when compared to the 2019 data set.   
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