SUMMARY

Co-Applicants:

1) Martin Campbell, KPHL, LLC, 2050 Santa Cruz Street, Suite #2000, Anaheim, CA 92805

2) Kellee Fritzal, Deputy Director, Office of Business Development, 2000 Main Street, Huntington
Beach CA 92648

Property Owner: City of Huntington Beach Successor Agency, 2000 Main Street, Huntington
Beach, CA 92648

City Contact: Tess Nguyen, Associate Planner
Location: 7872 Edinger Avenue (southeast corner of Edinger Avenue and Parkside Lane)
Proposed Project: The project proposes to develop a 126-room hotel on a 1.89 acre site located

within the Town Center Boulevard segment of the Beach and Edinger Corridors Specific Plan
(BECSP).

The project consists of the following entitlement requests:

= Site Plan Review (SPR): to permit the development of a four-story 126-room hotel pursuant to
the Town Center Boulevard Segment of the BECSP.

= Variance (VAR): to allow:
(a) 5% frontage coverage in lieu of the required 50% for Parkside Lane and 0% frontage
coverage in lieu of the required 50% for Aldrich Drive;
(b) building not within the build-to-corner zone in lieu of the required build-to-corner for the
intersection of Parkside Lane and Aldrich Drive;
(c) exposed surface parking lot type in lieu of the other permitted parking lot types;
(d) 26 ft. wide driveways in lieu of the maximum 24 ft. wide driveways;
(e) one tree per 10 parking spaces in continuous parking rows in lieu of one tree per 5 parking
spaces;
(f) 12 ft. long step-off area adjacent to landscape planter in lieu of 17 ft. long; and
(g) 8% glazing on the Aldrich Drive facade in lieu of the required minimum 20% glazing.

= Tentative Parcel Map (TPM): to consolidate ten lots into one lot.

The project site is approximately 1.89 acres and consists of 10 lots with one existing building, the
former Big-O Tires. The existing building will be demolished in order to construct the new 72,478 sq.
ft. four-story hotel with 126 rooms, meeting room, fitness center, pool, and spa. Surrounding uses are
primarily commercial and residential. South of the site, across Aldrich Drive, are multi-family
residential uses. The hotel will be open 24 hours with a hot breakfast served daily. The hotel also
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includes social gathering areas for guests, and ancillary alcohol service in these areas until 12:00 AM
daily.

a Background:
* The proposed project site is currently owned by the City of Huntington Beach Successor

Agency (Successor Agency). As part of a planned City economic development project, the
parcels are currently in escrow for transfer to the applicant. The subject site was assembled by
the former Redevelopment Agency of the City of Huntington Beach (Agency) over a twenty
year period.

» In 2009, upon completing the site assemblage, the Agency sought to enter into a Public/Private
Joint Venture with OTO Development to construct a hotel project. Due to the downturn in the
economy, however, a partnership agreement was not finalized. On October 2, 2009, the
Agency issued a Request for Proposals (RFP) seeking qualified hotel developers to acquire
and develop a high quality, select brand hotel on the site. On June 2010, the Agency entered
into an Exclusive Negotiating Agreement (ENA) with Ayres Holdings, LLP (Ayres) to
develop the site. However, the ENA period came to an end and the City and Ayres were
unable formalize a Purchase and Sale Agreement.

= After several attempts with various other hotel developers, the Agency entered into a Purchase
and Sale Agreement with Campbell Lodging on January 27, 2012, just days prior to the
dissolution of the Redevelopment Agency. In October 2012, Campbell Lodging transferred its
contract interest to KPHL, LLC., the current developer.

= As part of the 2011 Budget Act, the Legislature adopted ABx1 26 causing the dissolution of
the state’s 400 plus redevelopment agencies. After failed litigation, all redevelopment
agencies were officially dissolved on February 1, 2012. In response to the dissolution, the
Agency assets, including the Edinger Hotel project site, were transferred to the newly formed
Successor Agency. The Successor Agency has been put in place for the purpose of "winding-
down" activities of the former Agency, which includes disposing of all real property interests.

» This project is a City-initiated economic development project and the completion of the
entitlements was included in the City’s Strategic Planning list of Objectives for 2013/14. The
estimated benefit to be derived from the development of a hotel is approximately $500,000 in
additional annual tax revenues consisting of property tax, transient occupancy tax and sales
tax. In working to develop the site as a hotel, the City initiated discussions with potential
developers prior to the enactment of the Beach and Edinger Corridors Specific Plan. The
Office of Business Development states that while the proposed developer has taken great effort
to achieve the vision set forth within the Specific Plan, it was understood that certain
development characteristics for the specified type of hotel were required in order to achieve
this Strategic Planning Objective. Accordingly, the requested variances will effectuate the
desired economic development goal of the City to develop a hotel at the site.

0 Zoning Administrator Actions:

= A public hearing before the Zoning Administrator was held on December 18, 2013. The
applicant and applicant’s representative spoke in support of the project, citing the desired site
layout due to safety and privacy concerns as well as compatibility with surrounding uses on a
site with three street frontages. The Zoning Administrator, in reviewing the project, stated
support for requests related to Aldrich Drive but expressed concerns with making the
necessary findings to grant the deviation requests adjacent to Parkside Lane based on the same
reasons. The applicant’s representative requested a continuance to draft additional findings.

» The public hearing for the project was continued to the January 15, 2014 Zoning Administrator
meeting. Staff and the applicant explained that the requested design deviations were based on
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three unique circumstances: 1) the site is surrounded by streets on three sides; 2) access from
Edinger Avenue, the primary arterial, is prohibited while access from Aldrich Avenue, a
residential street, is not compatible; and 3) the applicant is setting aside land along Edinger
Avenue frontage for future street improvements even though they are not required now. With
the revised findings for the project, the Zoning Administrator still had concerns with the
necessary findings to grant deviation requests along Parkside Lane. The Zoning Administrator
approved Tentative Parcel Map No. 13-112 and Variance No. 13-006 for some deviations (a
(Aldrich Drive only), b, ¢ (Aldrich Drive only), d, e, f, and g above) with modified findings
and modified conditions of approval. Variance No. 13-006 for Parkside Lane frontage
coverage and location of front surface parking lot was denied with findings. Site Plan Review
No. 13-002 was not acted on because without the approval of some variance requests the
proposed site layout warranted a redesign.

0 Appeal:
= The Zoning Administrator’s action on Site Plan Review No. 13-002, Variance No. 13-006, and
Tentative Parcel Map No. 13-112 were appealed to the Planning Commission by the Office of
Business Development of the City Huntington Beach for reasons stated in a memo received
and dated January 17, 2014 (Attachment No. 5).

o CEQA Analysis/Review:

=  On December 8, 2009, the Planning Commission certified Program Environmental Impact
Report (EIR) No. 08-008 for the proposed Beach and Edinger Corridors Specific Plan. EIR
No. 08-008 concluded that potential impacts can be mitigated to less than significant levels
with the exception of impacts to air quality, cultural resources, noise, population and housing,
public services, recreation, transportation/traffic, and utilities and service systems, which
would remain significant and unavoidable. The Planning Commission certified EIR No. 08-
008 as adequate and complete with modified mitigation measures, findings of fact, and a
Statement of Overriding Considerations. The City Council also adopted a Statement of
Overriding Considerations prior to action on the GPA, ZMA, and ZTA on March 1, 2010.

» The EIR anticipates development of 150 hotel rooms on Edinger Avenue. The 126 rooms
contemplated by the project are within the total new hotel rooms permitted on Edinger Avenue
under the approved EIR. Compliance with all applicable mitigation measures adopted with the
Specific Plan will be required as a condition of approval of the project. Accordingly, no
changes requiring revision of the previously certified Program EIR are proposed as part of the
project, nor have any circumstances changed requiring revision of the previously certified
Program EIR. In addition, no new information identifies that implementation of the BECSP,
including the project, will have significant effects that were not discussed in the previously
certified Program EIR or that the significant effects identified in the certified BECSP Program
EIR will be substantially more severe than determined in the Program EIR.

0 Planning Issues:
» Compliance with the applicable Beach and Edinger Corridors Specific Plan requirements.
= Compatibility with surrounding land uses.
" Variances to permit deviations in frontage coverage, build-to-corner, parking lot type,
driveway width, parking lot trees, step-off area, and glazing for street facades.

0 Planning Commission public hearing is tentatively scheduled for February 25, 2014
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O Attachments:

1. Vicinity Map
2. Site plans, floor plans, and elevations received and dated November 1, 2013
3. Tentative Parcel Map No. 13-113 received and dated March 29, 2013
4. Project Narrative received and dated November 1, 2013
5. Appeal Memo received and dated January 17,2014
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SITE PLAN REVIEW NO. 13-002/ VARIANCE NO. 13-006/
TENTATIVE PARCEL MAP NO. 13-113
(MARRIOTT SPRINGHILL SUITES HOTEL—7872 EDINGER AVENUE)
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FOR LOT CONSOLIDATION PURPOSES
THE PURPOSE OF THIS MAP IS TO CONSOLIDATE LOTS 19

THROUGH 28 OF TRACT NO. 417, M.M. 16/47 INTO ONE LOT
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NARRATIVE

Project

Zoning and
General Plan:

Land Use

RECEIVED
MARRIOTT SPRINGHILL SUITES HOTEL

SITE PLAN REVIEW (No. 13-02) with VARIANCE (No. 13-06) NOV 01 2013
ENVIRONMENTAL ASSESSMENT (No. 13-06) Dept. of Planning |
TENTATIVE PARCEL MAP (No. {3-112) & Building |

7872 Edinger Ave

A Site Plan Review to allow a new 126 room hotel including alcohol sales. |

Variances for: |
»  Front Yard Setback - increase :

Frontage coverage - reduce

Build to comer - add Gazebo

Landscaping in Setback - ereate planter area

Parking Lot Type - allow front lot parking

Driveway width - increase to Fire Standards

Trees in Parking Lot - reduce number

Step-off area in parking lot - modify design

Amount of Glazing on Aldrich Avenue - reduce

Also included an Environmental Assessment and Tentative Parcel Map. The map

will merge ten lots or six existing Parcels into one lot in order to develop the site.

e 8 8 & © ¢ & ¢

The proposal is for-a new Marriott Hotel within the Beach and Edinger
Corridors Specific Plan, Town Center Boulevard Segment. The Hote! will
consist of 126  room, meeting room, fitness center, business center, guest
laundry facility, pool, spa, breakfast area, lobby, roof top open space and
cocktail service area. The Hotel will be open 24 hours per day with a hot
breakfast served daily and social gathering areas for the guests w/ alcohol,
open vatil 12:00 am daily,

The property is currently zoned Beach and Edinger Corridors
Specific Plan (Specific Plan #14) and the General Plan designation is
M-sp-d (Mixed Use w/ Specific Plan and Design Overlays)

The site on the Edinger Ave frontage is a Big O Tires store and the rear lot
is vacant. The site has been owned by the City’s Redevelopment Agency
for years with the intention of creating a hotel project.

North: Retail (Bella Terra Shopping Center)
East:  General Commercial

South: Multi-Family Residentia)

West:  General Commercial

There are no significant environmental impacts associated with this
project. The project site is not within any known hazardous
waste and substance gite,

The proposed project is compatible with existing businesses and
multi-family housing in the area for the following reasons: The
proposed activity will not generate any unusual noise, Any
noise generated will comply with the standards set forth in the
noise ordinance of the City’s municipal code.

ATTACHMENT NO._ 4.1




MARRIOTT SPRINGHILL SUITES HOTEL
7872 Edinger Ave., H.B. CA

BEACH and EDINGER CORRIDORS SPECIFIC PLAN
Town Center Boulevard Segment
VARIANCE Requests and Findings

VARIANCE #1

Frontage and Building

Sec. 2.4.3 Front Yard Setback (all other streets 5 ft min/15 ft max)

Sec. 2.4.7 Frontage Coverage (50%)

Sec. 2.4.9 Build-to-Corner

Sec. 2.4.2 Private Frontage Type (percentage of glazing on elevation adjacent to Aldrich
Avenue 70% on lower floor)

Request: Parkside Lane Frontage

The proposed design to consist of portions of the building mass (adj. to Edinger Ave), a side
pedestrian entry portal, the main auto court entrance, screen wall segments and enhanced
landscaping within 10 ft. of the side property line. The main building will be setback
approximately 85 fl. The combination of building segments & screening wall exceed 40% of the
side property boundary. A corner open space element with a gazebo structure is proposed to
anchor the corner of Parkside Lane and Aldrich Ave. with a strong architectural statement and
pleasant area for hotel guests.

Request: Aldrich Ave, Frontage

The proposed design fo consist of screen wall segments and enhanced landscaping within 10 ft.
of the rear property line. The building’s rear elevation will be setback approximately 65 ft. The
screening wall segments and corner gazebo may exceed 26% of the rear property boundary. The
amount of glazing on this elevation is minimal in order to be more compatible with adjacent
residential.

Parking Regulation

Sec 2.7.2 (Surface lot - front)

Sec. 2.7.3 (2b. landscaping - 1 tree/5 pk. sp.)
Sec. 232.c5 (HBZO - 127 step out area)

Sec 2.7.3 (Driveway max width 24 £1)

Sec 2.6.9 (Setback Area Landscaping)

Request: The proposed design is for one tree for every ten parking spaces in liew of one per five
spaces. The landscaping along the Parkside Lane and Aldrich Ave. frontage will be enhanced
with additional trees that would otherwise be in the parking courts. The total proposed tree count
will be equal to or exceed the required tree total, based on the number of parking spaces. A
landscape planter area will be part of the Edinger Avenue facade.

ATTACHMENT Nu.




Request: A modification is proposed to the 12 step out area requirement in order to provide
sufficient area within the parking lot landscape fingers to accommodate a tree. The modification
will provide the required step-out area from a cars door swing area to the front of the parking
stall and tie into the buildings walkway (apx. 12ft. in length). Increase the width of the two
driveway curbeuts to 25 feet to comply with the Fire Department request.

ATTACHMENT NO. 4.2




VARIANCE FINDINGS:

1. The granting of this variance will not constitute a grant of special privilege
inconsistent with limitations on other propetties in the vicinity. All of the parcels
within the block bordered by Edinger Ave, Parkside Lane, Aldrich Ave and Beach
Blvd have been developed with large setbacks consisting of open parking lots and
sparse landscaping. New developments within the Town Center Boulevard
Segment have been approved without the requirement that all building elevations
be designed within 15 . of the adjacent street, or comply with the one tree per
five parking stall requirement.

The site is unusual in configuration, being surrounded on three sides by a public

street. The Specific Plan does not distinguish between side and rear elevations on

public streets and therefore each side of a building is considered the front. The
proposed use and location warrant greater consideration with extended buiiding
setbacks in order to be more compatible with the residential neighborhood to the
south (not within the Specific Plan area) and provide a greater separation of the
hotel guests from the vehicular and pedestrian traffic along the adjacent streets.

Allowing enhanced landscaping along the perimeter of the project in lien of

additional interior parking lot tree spacing will aid in mitigating both on site and

off site aesthetic impacts.

3. The granting of a variance is necessary to preserve the ability to develop the sife
for the intended activity in a community compatible manner. Requiring minimum
frontage setback along the side and rear streets and requiring that the proposed
parking court trees be located on the interior of the project, would be less
desirable for the hotel use and would not allow the property to be developed in a
manner consistent with other commercial sites. A hotel use needs the added
security of rooms within a complex, not immediately adjacent to a public street.

4. The granting of a variance will not be detrimental to the neighborhood because
the project is primarily residential in use, character and architectural design. The
project has been designed similar to a residential apartment building similar to the
surrounding residential neighborhood. Because the proposed hotel is larger than
the surrounding residential buildings, the greater setbacks and enhanced
landscaping along the side and rear elevation will further strengthen the
neighborhood compatibility,

i~
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PROJECT BENEFITS

Primary vehicular aceess from Parkside Lane rather than Edinger Ave. will result in better
vehicular movement by not impeding east bound traffic along Edinger Ave.
The entire site frontage along Edinger Ave. will be designed in a manner intended to create a
strong urban edge.
The establishment of two distinct parking court areas will allow for better onsite circulation
and more compatible design for the area rather than one large parking lot,
The enhanced perimeter landscaping will create a better streetscape and soften the impact of a
larger building in the primarily residential neighborhood.
The proposed layout will result in a greater amount of open space, added public amenities, a
larger amount of landscape area and materials and innovative architectyral design.
The Hotel will use all practical current “green” building methods and materials available
including insulation, windows, washers, dryers, A/C units, pool equipment, irrigation and
water retention.
The economic benefits of the Hotel include:

o Creates 24-28 new jobs

o Brings in 70,000-80.000 guests per year

o Will produce an estimated $500,000 in taxes for the City annually

o Will replace an auto maintenance facility and vacant lot with a more environmentally

friendly and acsthetically pleasing hotel

ATTACHMENT NO_S_




CITY OF HUNTINGTON BEACH

Inter-Office Memo JAN 17 7014
Uept. of Planning
& Building
TO: Scott Hess, Director of Planning and Building -
FROM: Kellee Fritzal, Deputy Director, Office of Business Development /{ (ﬁ%

DATE: January 15, 2014

SUBJECT: APPEAL OF ZA DENIAL OF SITE PLAN REVIEW NO. 13-002 AND
VARIANCE NO. 13-006

The Office of Business Development, hereby appeals the Zoning Administrator's January
14, 2014 decision to deny Site Plan Review No. 13-002 and Variance No. 13-006 to permit
the development of a Marriot Suites Hotel.

The basis on the ZA was denial was:

1. The granting of Variance No. 13-006 to allow a 5% frontage coverage in lieu
of the required 50% for Parkside Lane and a front surface parking lot on
Parkside Lane will constitute a grant of special privilege inconsistent with

~ limitations upon other properties in the vicinity and under an identical zone
classification.

2. There are no special circumstances applicable to the subject property
relative to the requested variance. Therefore, the strict application of the
Beach an Edinger Corridors Specific Plan is not found to deprive the subject
property of privileges enjoyed by other properties in the vicinity and under
identical zone classification.

3. The granting of a variance is not necessary to preserve the enjoyment of one
or more substantial property rights

The grounds for the appeal are:

1. The granting of a variance will not constitute a grant of special privilege
inconsistent with limitations upon other properties in the vicinity and under an
identical zone classification.

2. Because of special circumstances applicable to the subject property,
including size, shape, topography, location or surroundings, the strict
application of the zoning ordinance is found to deprive the subject property of
privileges enjoyed by other properties in the vicinity and under identical zone
classification.

3. The granting of a variance is necessary to preserve the enjoyment of one or more
substantial property rights.

4. The granting of the variance will not be materially detrimental to the public
welfare or injurious to property in the same zone classification and is
consistent with the General Plan.

ATTACHMENT NO._Z-
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5. The denial of the variance request would cause the need for hotel access via
Aldrich Drive, a local residential street, placing an unnecessary burden on the
adjacent residential neighborhood.

~ Pursuant to Section 248.18 of the HBZSO, the Planning CommISSIon shall hear an appeal
~ from the decision of the Zoning Administrator.

cc.  Fred A. Wilson, City Manager
Ken Domer, Assistant City Manager
Robin Estanislau, Deputy City Clerk
Jane James, Planning Manager
Kim De Coite, Administrative Assistant
Tess Nguyen, Associate Planner
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