COMMUNITY DEVELOPMENT DEPARTMENT
- PLANNING STAFF REPORT

AGENDA ITEM NO.:
C L 4 4 +

SITE LOCATION: West side of Harbor
Boulevard, north of Chapman Avenue

HEARING DATE: April 1, 1996

GENERAL PLAN:
Recreation Commerical

CASE NOS.: PUD-118-98, SP-214-98,
CUP-392-98, PM-98-115, V-227-98, &
Development Agreements

ZONE: HCSP-TCA / Harbor Corridor
Specific Plan - Tourist Commercial “A",
and PUD-104-82

APPLICANTS: Landmark Companies
LLC, Stonebndge Companies, and the
Garden Grove Agency for Community
Development

CEQA DETERMINATION: Recognize
previously adopted Mitigated Negative
Declaration

REQUEST:

Approval of a site plan to construct three hotels: Embassy Suites, Hilton Garden Inn,
and Hampton Inn and Suites and a future free-standing restaurant; a variance to
deviate from the required number of parking spaces; a parcel map to subdivide the site
into four parcels; a change of zone to Planned Unit Development; and a conditional use
permit for a Type “47" license for Embassy Suites. Development Agreements are also

proposed.

CODE SECTIONS:

The following code sections apply to this project:

9.24.030.D.3 - Site Plans

9.24.030.D.6 - Variances
9.32.010 - Tentative Maps

S ol

T ACTUAL

PROJECT MEETS
CRITERIA

CODE

LOT SIZE (TOTAL):
Parcel 1: (Hifton)

Parcel 2: (Fut. Rest)
Parcel 3: (Hamplon)
Parcel 4: {(Embassy)

9.7 acres b
2.4 acres
1.0 acres
2.3 acres
4.0 acres

9.24.030.D.4 - Conditional Use Permits

8.12.020 - Planned Unit Developments
Government Code Section 85864 - Development Agreements

DOESNOT  VARIANCE
MEET REQUEST
CODE

CONDITION
Qf
PPROVAL
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R ACTUAL MEETS DOES NOT VARIANCE  CONDITION
CRITERIA CODE MEET REQUEST QF
CODE APPROVAL
BUILDING HEIGHT: x
Hampton 7 storles
B2’ 11"
Hilton 6 stories
76'86"
Embassy 18 stories
214° 4
Future Restaurant 1 story (esL)
20' (est)
BUILDING X
SETBACKS:
{N,S.EWY)*
Hampton 47,178,
112, 40 ft
Hilton 100, 75,
110,64
Embassy 233, 126,
B7, 300
Future Restaurant §2, 40, 25,
202 ft(est)
PARKING:
X
Standard 447
Handicap 15
Compact 276 (37 4%)
Total 738
LANDSCAPING: X
Parking lot area 65, 161 sf
(22%)
Landscaped
Setbacks
Harhor Bivd. 7 ft
North P/L 5t
South P/IL 5t
West PIL 5k

*distance as measured from boundary lines of proposed parcels
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BAC OUND:

In August 1983, under the direction of the City Council, the City participated in a
Regional/Urban Design Assistance Team (R/UDAT) design and planning study for the
Harbor Corridor. The purpose of the RUDAT was to identify design and development
opportunities within the Harbor Corridor in order to capitalize on the market potential of
the existing resident and tourist population and the proposed expansion of Disneyland
and the Anaheim Convention Center. The RUDAT recommended that a hotel/resort
oriented development node be established at the intersection of Harbor/Chapman. The
R/UDAT concepts were endorsed by the City Council and incorporated into the recent
update of the City’s General Plan.

DISCUSSION:
Proiect Site

The project is located on the west side of Harbor Boulevard, north of Chapman Avenue
and contains approximately 9.7 acres. The site is currently improved with three motels:
Pitcairn Motel (84 units); Cavalier Inn (94 units); and Angsls Inn (56 units); Yoshi's
Japanese Restaurant; and 96 residential apartments units, The site also includes a
vacant parcel formerly occupied by a restaurant named Mr. Angelos.

The site is located with a Redevelopment Project Area. Goals of the Redevelopment
Plan include the elimination of physical blight and deterioration, upgrading of the project
area, encouragement of private sector investment, and the promotion of the economic
well-being of the area. The policies of the General Plan identify the Harbor Corridor as
a target area for redevelopment and revitalization activities.

Surrounding Uses

The area to the north of the site is located within the City of Anaheim and is improved
with an apartment complex (Wilken Apts) and an automotive repair use. The area to
the east is also located in the City of Anaheim and is improved with various retail
commercial uses, The area to the south is located in the City of Garden Grove and
improved with a 16-story hotel and office building (Hyatt Alicante) and surface parking.
The area to the west is located in the City of Garden Grove and improved with a golf
driving range (Duffer’'s). In addition, a public school is located northwest of the site
(Parkview Elementary School).

Planned Unit Development

A change in zone to Planned Unit Development (PUD) is necessary to accommodate
the development of the project. The PUD establishes standards for the development
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and insures that the quality of the project achieved from this type of zoning is greater
than could be achieved through the use of traditional zoning. The General Plan
recognizes the use of PUD’s as an overlay land use designation for “unique types” of
development. The regulations for PUD's are intended to provide for a diversity of uses,
{and use relationships, and innovation in land planning and design. The change in zone
to PUD is consistent with the goals and policies of the General Plan which support the
retirement of specific plan zoning in existing specific plan areas.

Site Pla

The project consists of three hotels: Embassy Suites, Hilton Garden Inn, and Hampton
Inn and Suites and a future free-standing restaurant. The design of the site locates the
Embassy hotel in the center of the project at the terminus of the project’s main entry
drive. The Hampton and Hilton hotels are situated, respectively, at the north and south
end of the project, with the free-standing restaurant located adjacent to the main entry
drive and Harbor Boulevard.

Primary access into the project site is provided at a new signalized entry drive on
Harbor Boulevard located directly across from the southerly drive to Toys R Us,
Secondary access is provided by two separate entry drives on Harbor Boulevard
located at the north and south ends of the project. The site plan also reflects a future
access drive with the Hyatt Alicante along the southerly property line.

The project is served by surface parking areas located on- and off-site. Parking is
balanced throughout the site and provides sufficient parking fields around each
building. Pedestrian circulation paths are provided along the main drive aisles of the
project allowing pedestrian movement between the hotel buildings and the free-
standing restaurant,

Building Design

The Embassy Suites hotel is proposing to construct a 373-room, 18-story, full service
hotel with conference facilities. The first floor area will contain a large open-to-the-sky
atrjum with a registration and lobby area, open-air dining, kitchen and banquet kitchen
facilities, deli/breakfast/bar area, small meeting rooms, conference facilities totaling
10,000 square feet, and other ancillary and support gervice areas. An outdoor pool
area will be situated on the south side of the hotel. The guest rooms will be situated on
the 2nd through 18th floor of the hotel, All guest rooms will be double or king suites. A
larger presidential suite with an outdoor balcony will be situated on the 18th floor.

The exterior treatment of the Embassy Suites hotel will reflect a contemporary
‘metropolitan” look with extensive use of reflective glass, architectural spires, and
polished granite. The first floor level of the hotel will incorporate a colonnade and porte
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cochere and be treated in polished granite with pink/grey tones. The second through
eighteenth floor will treated with a combination of reflective glass, precast colored
concrete, and stucco. Color tones will primarily be beige, grey, rust, and pink. The
architectural spires will incorporate a copper/metallic material.

The Hilton Garden Inn is proposing to construct a 168-room, B-story, limited ssrvice
hotel. The first floor area will contain a registration and lobby area, open-dining,
kitchen/pantry area, buffet /bar area, two small meeting rooms, exercise room, guest
rooms, and other ancillary and support service areas. An outdoor pool area with
outdoor dining will be situated at the southeast corner of the hotel. Additional guest

rooms will be situated on the 2nd through 6th floor of the hotel. All guest rooms will be
one standard size.

The exterior treatment of the Hilton Garden Inn hotel will reflect a contemporary theme
with stucco walls and aluminum windows. The porte cochere and the roof material of
the hote! will incorporate a metal seam roof. Building colors will be beige tones, light
orange, and rust. Roof elements will be a darker shade of green.

The Hampton Inn and Suites is proposing to construct a 172-room, 7-story, limited
service hotel. The first floor area will contain a registration and lobby area, open-dining,
kitchenfpantry area, buffet area, two small meeting rooms, exercise room, guest rooms,
and other ancillary and support service areas. An outdoor pool area with outdoor dining
will be situated on the south side of the hotel. Additional guest rooms will be situated on
the 2nd through 7th floor of the hotel. These guest rooms will consist of both standard
size rooms and suites. All suites will have outdoor balconies.

The exterior treatment of the Hampton inn and Suites hotel will reflect a contemporary
theme with stucco walls and aluminum windows. The porte cochere and roof of the
hote! will incorporate a spanish tile roof. Building colors will be beige tones with a
blue/green accent color.

Land i iahti reatment

The project provides approximately 55,181 square feet of parking lot landscaping
(22%), exclusive of the front setback area along Harbor Boulevard. Adjacent to the
parking lots areas, a seven (7) foot landscaped setback will be provided along Harbor
Boulevard, and a five (5) foot landscaped setback will be provided along the interior
property lines. Planter islands are provided throughout the parking lot area at an
average of one island per eight stalls. A ten (10) foot wide landscaped median is
proposed in the project’s main entry aisle.

The preliminary landscape plan for the project reflects extensive use of date paims
along the public and private landscape areas along Harbor Boulevard. In addition, date
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palms have also been incorporated along the project’s main drive aisles. Accent palms
including pigmy date palms, fan palms, and queen paims are proposed adjacent to the
hotel structures. All landscaped treatments in areas located adjacent to Harbor

Boulevard are conditioned to be designed in accordance with the Harbor Boulevard
Urban Design Plan.

The lighting plan for the project will incorporate special lighting treatments, including
palm and canopy tree uplighting to highlight the project’'s main entry aisles, and project
entry fountain. In addition, the project is conditioned to incorporate similar lighting
treatments on hotel building facades which face Harbor Boulevard to highlight facade
elements and achieve a dramatic nighttime effect.

General Circulation

Harbor Boulevard is classified as a six lane major arterial street and designated as a
“Smart Street” in the Orange County Congestion Management Program highway
system. This special street designation allows for the development of improvements
that enhance the traffic carrying capacity of the roadway beyond its major arterial
designation. Improvements include restriping, removal of on-street parking, bus
turnouts, intersection and mid-block widening, and raised medians.

The layout of the Smart Street was recently modified to accommodate the proposed
urban rail alternative. The street improvement design and the EIR for the Harbor
Boulevard Smart Street are being prepared by Kimerly-Horn and Associates Inc. The
City has applied for Measure M funds to fund these future street improvements.

The project provides thirtesn {13) feet of additional street dedication along Harbor
Boulevard to accommodate the uitimate Smart Street width. This additional dedication
will create a 21 foot wide area behind the relocated curb consisting of a 9 foot
landscaped parkway and a 12 foot wide public sidewalk. The enhanced landscadped

and hardscape treatment in this area will be in accordance with the Harbor Boulevard
Urban Design Plan.

Harbor Boulevard U Design Stud

The goals and policies of the City's General Plan include the preparation of an Urban
Design Plan for Harbor Boulevard. Recently, David Evans and Associates was retained
by the City to prepare a design ptan for public improvements along Harbor Boulevard
from the northerly City boundary to Garden Grove Boulevard. These improvements
include signage, landscaping, street lights, street furniture, sidewalks, and intersection
paving treatments. The goal of the study is to achieve a unified landscaping, signage,
and lighting theme within the public right-of-way along Harbor Boulevard.
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The theme of Harbor Boulevard will center around a “festive lights" concept which will
incorporate extensive lighting elements within the street median, along public sidewalk
areas, and within landscaped parkway areas. The plan will also contain
recommendations for the incorporation of this theme into private landscaped areas and
structures along Harbor Boulevard.

Signage

The site plan reflects a total of four (4) free-standing monument signs along Harbor
Boulevard. The designs of the monument signs are conceptual and are required to be
designed in accordance with Harbor Boulevard Urban Design Plan. The major
monument sign for the project will be located at the project's main entry. This sign will
be situated above a water feature. The other monument signs are proposed to be
placed at the project's secondary entries, and in front of the free-standing restaurant.
The placement of the wall signs for each hotel is reflected on their respective building
elevation plans. The wall sign location(s) for the free-standing restaurant is conditioned
to be reviewed at the time of project submittal. All signage for the project is required to
be approved by the Community Development Department - Planning Division prior to
installation.

VARIANCE:

The applicants are requesting a parking variance from the requirements under Title 9.
Under Title 8, the project is required to provids a total of 878 parking spaces.

Traffic Impact and Parking Study

A traffic impact and parking study was prepared for the project by Katz, Okitsu &
Associates. The study evaluated sixteen (16) intersections in the project vicinity
including a detailed analysis of six (6) intersections that could be more significantly
impacted by the project. The study determined that there would be no adverse impacts
from the additional traffic generated by the project.

In reference to parking, the study evaluated parking demands of hotels in the
Disneyland area and reviewed Urban Land Institute (ULI) standards, Based upon this
review, the study determined that a parking ratio of 0.8 parking stalls per hotel room
was sufficient to meet each hotel's respective parking demands. The study did
indicate, however, that additional parking, at a ratio of 1 space per 100 square feet of

gross floor area, is required for the free-standing restaurant and hotel conference
facilities.

The project meets the parking ratios, as identified in the parking study, and provides a
total of 738 spaces for the project, including 115 spaces located immediately west of
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the project site. The parking consists of 447 standard spaces, 15 handicap spaces, and
276 compact spaces (37.4%).

The parking area located to the immediate west of the project site is owned by the City
of Garden Grove and leased to Duffer's Golf Driving Range. The area is improved with
a 73 space parking lot. Although this lot was originally constructed in conjunction with
Duffer’s, it is gated and not currently used. As required by their site plan (SP-143-94),
Duffer's has an agreement with the Hyatt Alicante which provides for vehicular access
and “close in” parking on the Hyatt site.

The project proposes to utilize the Duffer’s parking lot as shared parking for employees
and guests of the hotels. Vehicular access to the parking lot will be gained by two
connecting drives located to the west of Embassy Suites. Access to additional parking
spaces will be gained directly on-site from a drive aisle located along the westem
boundary of the project site. Prior to the issuance of any ceriificate of occupancy for the
project, & Reciprocal Easement Agreement (REA), or similar agreement, for use of the
Duffer's parking spaces s required to be recorded.

CONDITIONAL USE PERMIT:

Embassy Suites is requesting approval of an Alcoholic Beverage Control Type “47"
license (On-Sale General, Public Eating Place). The conditional use permit will apply to
the entire hotel facility including the dining area, conference rooms, hotel rooms, and
the outdoor pool area. Since the site is located in an area of high crime, the Planning
Commission must make a finding that the issuance of the ABC license is warranted
based on public convenience or necessity. The Police and Community Development
Departments support the request subject to conditions of approval.

TENTATIVE PARCEL MAP:

The development includes the filing of a Tentative Parcel Map. The Garden Grove
Agency for Community Development proposes to consolidate 14 existing lots into 4
parcels. Each hotel and the free-standing restaurant will be situated on its own
individual parcel. All fours parcels will governed by a recorded Reciprocal Easement
Agreement (REA), or similar agreement, which will provide for reciprocal access,
parking, and maintenance. The REA will include provisions or covenants which provide
access for each parcel to Harbor Boulevard.

Parcel 1 (Hilton) will be approximately 2.4 acres in size. Parcel 2 (Future Restaurant)
will be approximately 1.0 acres. Parcels 3 (Hampton) and 4 (Embassy) will be
approximately 2.3 and 4.0 acres, respectively.
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NEGATIVE DECLARATION:

On August 25, 1997, the City Council adopted a Mitigated Negative Declaration, in
conjunction with the approval of Disposition and Development Agreements (DDA's), for
the project. The Mitigated Negative Declaration considered the necessary entitiements
for the project including site plan, parcel map, variance, zone change, and conditional
use permit applications, therefore, no further environmental action is necessary.

A mitigation monitoring program, in accordance with CEQA Section 21081.6, was also
adopted for the project. The mitigation monitoring program contains several mitigation
measures which reduce the potentially significant effects of the projects to insignificant
levels. These mitigation measures are incorporated by reference into the conditions of
approval for the project, and are attached to this report.

DEVELOPMENT AGREEMENTS:

The developers are required to enter into development agreaments with the City. The
developers will be guaranteed that they will be able to construct the proposed
development within the time frame specified in their DDA's and the City will receive a
development impact payment not to exceed $276,210 (Embassy), $93,460 (Hampton),
and $85,150 (Hilton). The Development Agreements will be forwarded to the City
Council for final action.

RECOMMENDATION:
Staff recommends that the Planning Commission;

1. Approve Site Plan No. SP-214-88, Conditional Use Permit No. CUP-392.98,
Variance No. V-227-88, and Tentative Parcel Map No. PM-98-115, subject to the
recommended conditions of approval; and

2. Recommend approval of Ptanned Unit Development No. PUD-118-98 and the
Development Agreements to the City Council.

MILLIE J. SUMMERLI
Planning Services Mahager

2o e Sap-
By: Gien Krieger
Senior Planner




