CITY OF COLTON

MEETING DATE:

FILE INDEX NUMBER:

REQUEST:

APPLICANT:

PROPERTY OWNER:

Planning Commission Staff Report

Development Services Department

June 8, 2021
DAP-001-667

Architectural and Site Plan Review to develop a new 73-room
hotel, 42,331 square-foot limited service hotel with a fitness
center, meeting room, and pool, Conditional Use Permit (CUP)
to operate a 24-hour hotel and Minor CUP to allow a Type 80
(Bed and Breakfast Inn General) Alcohol Beverage Control
License and a Determination of Public Convenience and
Necessity (PCN) for the on-sale alcohol license, and Variances
to allow a 4-story building instead of a maximum 3-story
building and five-foot parking stall setback instead of a 12-foot
as required by Code on a lot measuring 1.2 acres located within
the C-2 (General Commercial) Zone.

Manoj Hariya, Hariya LLC

Malwa Colton, LLC

ACTIONS:

APPLICATION FILED: 9/14/2020
APPLICATION REVIEW COMMITTEE: 10/5/2020 — (provision of comments and conditions)
PLANNING COMMISSION MEETING: 06/08/2021; ACTION:

ENVIRONMENTAL DETERMINATION: A Mitigated Negative Declaration (MND) was prepared for
this project; a Notice of Intent (NOI) to adopt the MND was posted with the County Clerk and the City
Website for public comment period of 20 days (May 6, 2021 to May 26, 2021). No comments were
received as of June 2, 2021.

PROPERTY INFORMATION:

1.

o M WD

Location:

Lot Size(s):

Existing Land Use:
General Plan Land Use:
Zoning:

1395 E. Washington Street, Colton, CA 92324
APN(s): 0276-361-21

1.21 acres

Vacant (prior commercial structure demolished)
General Commercial

C-2 (General Commercial)
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6.  Surrounding Properties:

Existing Land Use Zoning General Plan Land Use
Designation

North | Interstate-215 Freeway Interstate-215 Freeway Interstate-215 Freeway

South | Commercial (Commercial C-2 (General Commercial) General Commercial
Shopping Center)

East | Commercial (Fiesta C-2 (General Commercial) General Commercial
Village)

West | Commercial (Starbucks C-2 (General Commercial) General Commercial
Coffee)

7. Past Actions:

7123/2020

12/18/2019

5/21/2018

11/4/2015

5/9/2013

4/19/2000

9/4/1987

5/13/1985

12/17/1984

7/24/1984

11/1/1967

Pre-Application (PRE-000-127) On July 23, 2020 a Pre-Application was submitted for a
proposed Hotel.

Building Permit (B00-036-252) On December 18, 2019 a Building Permit was issued for the
demolition of an existing restaurant building (Siquios).

Pre-Application (PRE-000-065) On May 21, 2018 a Pre-Application was submitted for a
change of business type from restaurant use to a proposed automobile tire retailer.

DAP (DAP-001-271) On November 4, 2015 a Development Review Application was
submitted for a proposed automobile tire retailer.

Building Permit (B00-029-225) On May 9, 2013 a Building Permit was issued for a 100-amp
power pedestal for AT&T.

Building Permit (B00-019-324) On April 19, 2000 a Building Permit was issued for an wall
sign.

Change of Address (COA) On September 4, 1987 a change of address was issued to change
site address from 22900 E. Washington Street to 1395 E. Washington Street.

Certificate of Occupancy (CoO No0.4076) On May 13, 1985 a Certificate of Occupancy was
issued for a restaurant.

Sign (68-84A) On December 17, 1984 the site was approved for new sign.
(C-9-84) On July 24, 1984 the site was approved for a new eating and drinking establishment.

Building Permit On November 1, 1967 a Building Permit was issued for a new Mission style
building on a vacant parcel.
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8. Site Aerial of Subject Site:

Looking north from Washington Street
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BACKGROUND AND PROPOSAL:

Project Site and Area Description:

The project site is located along the northern side of Washington Street, adjacent to the Interstate 215 on-ramp
to the east, and south of Interstate 215 (I-215). The surrounding land uses include a grocery store, eating
establishments, liquor store to the south, drive-through Starbucks Coffee to the west, and 1-215 Freeway on-
ramp to the north. The site was developed with a restaurant building that is now demolished; remnants of the
parking lot and foundation remain. The site is has been fenced for security purposes.

Zoning Entitlements:
The applicant is proposing to develop the subject property with a 42,331 square-foot, 73 room, four-story hotel.

The zoning entitlements for this proposal include the following:
o Architectural and Site Plan Review for hotel building and site improvements;
o0 Conditional Use Permit (CUP) to operate a 24-hour hotel,

0 Minor CUP to allow a Type 80 (Bed and Breakfast Inn General) Alcohol Beverage Control
License and a Determination of Public Convenience and Necessity (PCN) for the on-sale
alcohol license

0 Variances to allow a 4-story building instead of a 3-story maximum height building and to allow
a five-foot parking stall setback instead of 12-foot setback as required by Code.

ANALYSIS:

Development Standard Conformance:

The proposed project conforms to the standards of the C-2 (General Commercial) Zone set forth in the Colton
Municipal Code, Section 18.22, as shown on the table below.

Standard Requirement / Standard Proposed Compliance
Lot Area 10,000 square feet minimum 56,628 square feet Yes
Lot Width 80 feet minimum 194 Yes
Lot Depth 100 feet minimum 225’ Yes
Building height Three stories or 40 feet Four stories (61'-5") No*

Setbacks, Building

Front (Washington) 20'-0" 151’-11” Yes
Setback, side

East (Street) 10-0” 32’-1" Yes
West None 26’-5"

Setback, rear None 7-2" Yes

Floor Area Ratio 56.628 square feet or 1.0 FAR 42,331 square feet Yes
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Standard Requirement / Standard Proposed Compliance
Landscaping per CMC | 15% of lot area 18.5% Yes
18.22.130
Parking 1/room plus 2 for managers: 75 Required 76 Spaces Provided Yes
Parking Stall Setback 12’ 5 No*
Disabled Parking Min. 1 van accessible space required 4 Spaces Provided Yes
Trash Area Conditionally to comply: Trash containers

shall be provided with sufficient capacity Trash Enclosure Yes

for use (trash, recycling & organics) and Provided

shall be enclosed with a 6’ high wall with

gate

*Variance Requested

Site Plan

The project proposes to develop a previously disturbed site with a new four-story hotel building. On December
18, 2019, a Building Permit was issued for the demolition of an existing restaurant building (Siquios). The
proposed building will be setback approximately 151 feet from Washington Street because of existing utility
easements running across the front and middle of the property. The site is irregular is shape, abutting the 215
Freeway and an on-ramp to the freeway, and is located along a curved area of east Washington Street as shown
in the aerial photograph on page 3 of this staff report. The existing pylon sign located to the rear of the property
will be demolished to make room for the new development. All signage will require a separate permit and
must conform to Sign Code requirements, as noted in Condition of Approval No. 5.

Access, Circulation, and Parking

The site will provide 76 parking spaces, 4 handicap parking spaces, 5 electric vehicle parking spaces, and two
motorcycle parking spaces, exceeding the required 75 parking spaces per CMC, Section 18.36. Vehicular
access and circulation will be along Washington Street. The site has two existing driveways along Washington
Street that will continue to be utilized for the proposed development. The street is fully improved with
including curb, gutter, and a sidewalk which will be improved to meet current code requirements.

Landscaping:
The project will provide 18.5 percent landscaping which exceeds the 15 percent on-site landscape coverage

requirement for projects located within the C-2 (General Commercial) zone.

Architectural Design:

The proposed hotel brand is identified by the applicant as La Quinta which will incorporate a contemporary
modern architectural design. The proposed modern design incorporates a flat roof design with ceramic panels
and aluminum metal panels. The color pallet for the buildings will include Iron Corten, Stone White, White
Duck, Mega Greige, Thunder Gray, and Torchlight. The architect has provided a number of building pop outs
and attractive roof eaves with complimentary building signage.
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Compatibility with Surrounding Properties:

The proposed hotel will be compatible with the surrounding C-2 (General Commercial) commercial
businesses. There are a variety of commercial uses to the west, south, and west, including a Starbucks located
in the adjacent parcel, Fiesta Village, an amusement park, to the east, and the 1-215 freeway to the north. The
proposed hotel will be developed with appropriate setbacks and architectural detail and scale, ensuring that
this project will be compatible with the surrounding commercial uses. The proposed landscaping adds an
additional enhancements to the property and will help ensure neighborhood compatibility. The site has
adequate internal circulation with 76 parking spaces, 4 handicap parking spaces, 5 electric vehicle parking
spaces, and two motorcycle parking spaces. Two existing driveways along Washington Street will be continued
to be utilized for the proposed development. There is also an existing bus stop, operated by OmniTrans,
between the two existing driveways that will remain with right-of-way/street improvements as conditioned in
Condition of Approval 4 and 59 (G).

ABC License Type 80:
The Department of Alcoholic Beverage Control (ABC) provides a Type 80 License for Bed and Breakfast
General (Hotel). The Type 80 ABC License allows the following:

e Authorizes the sale of beer, wine and distilled spirits purchased from a licensed wholesaler or
winegrower only to registered guests of the establishment for consumption on the premises.

« Alcoholic beverages shall not be given away to guests, but the price of the alcoholic beverage shall be
included in the price of the overnight transient occupancy accommodation.

e Removal of alcoholic beverages from the grounds is not permitted.

e Minors are allowed on the premises.
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The hotel plans on selling beer, wine, and distilled spirits to only registered guests and must be consumed
within in the hotel building.

School Location - Pursuant to Colton Municipal Code (CMC), Section 18.48.140 (Alcoholic Beverage
Sales), “The separation requirement in subsection A shall not apply when the business conducting
alcohol beverage sales and the church, school or park both are located within a commercial or
industrial zone or land use classification.” The 500 feet separation distance to schools, day care, or other
institutions does not apply because the subject site is located within a commercial zone. Furthermore, there
are no schools, day care, or other institutions within 500 Feet. The nearest church is Inland Korean
Community Church located approximately 1,750 feet to the east and Grand View Baptism Church located
approximately 1,750 feet to the south. The nearest school is Terrace View Elementary School located
approximately 2,200 feet to the southwest. The nearest park is Grand Terrace Dog Park located
approximately 2,150 feet to the south.

Concentration Status of ABC Licenses -The ABC website allows staff to determine the existing number
of active ABC licenses in a Census Tract and also provides information as to the maximum number of on
and off site licenses allowed per Census Tract. Most of the licenses are clustered along Washington Street
and Barton Road (City of Grand Terrace), both areas are exclusively commercial areas and consist of a
grocery store, gas stations, and multiple restaurants, most with off—sales alcohol licenses. The subject
property is located in U.S. Census Tract 71.09 with a population of 6,064 and is permitted five (5) on-sale
licenses and four (4) off-sale licenses. Presently, there are seven (7) on-sale alcohol licenses and ten (10)
off-sale alcohol licenses in this Census Tract, including convenience store uses, and eating establishments.
(See Attachment 2 — Alcohol Query Results and Common License Types). The Colton Police Department
does not object to the proposed Type 80 Alcohol License.

Because the Census Tract exceeds the limit of allowed licenses for on-sale alcohol (5 authorized, 7
existing) the Planning Commission is required to make the findings that public convenience or necessity
would be served by the issuance of the license associated with this Conditional Use Permit (CUP).
Staff has included the following finding that public convenience or necessity would be served by the
proposed on-sale alcohol license:

“Based upon the findings set forth in Sections 1 and 2 of this Resolution, the
Planning Commission hereby finds that public convenience or necessity would
be served by the issuance of the license associated with this Conditional Use
Permit and directs the Development Services Director to forward necessary
documentation to the State Department of Alcoholic Beverage Control (ABC).”

The proposed findings are provided below and within the attached draft Resolution No. R-17-21. (See
Attachment 1 — Draft P.C. Resolution No. R-17-21)
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FINDINGS:
CONDITIONAL USE PERMIT FINDINGS:

The Planning Commission has authority to conduct public hearings to consider CUP applications pursuant to
Colton Municipal Code Section 18.58.060 which states in part: “In considering a Conditional Use Permit, the
Commission shall affix those conditions which it determines will tend to safeguard the public health, safety
and general welfare in the zone...Before approving a Conditional Use Permit, the Commission shall make
certain findings that the circumstances prescribed below do apply:”

1. That the proposed use is not in accord with the General Plan, the objectives of this title, and the
purposes of the zone in which the site is located; The proposed Hotel and Type 80 Alcoholic Beverage
Control license is consistent with the following General Plan Update Goals and Objective Policies:

A.

General Plan Update Goal LU-9. “Maintain a diverse mix of commercial uses that benefit the
community in terms of needed commercial services, tax revenue, and employment opportunities.”
The proposed hotel will bring additional needed service to the hospitality needs of the City. The
hotel will also provide services that are limited in the City. The project will expand the diversity
of business uses and generate transient occupancy tax revenue. The proposed sale of beer, wine,
and distilled spirits to hotel guests will allow for the business to grow by expanding the diversity of
its products which will lead to increased tax revenue.

General Plan Update Policy LU-3.1: “Provide for land uses that allow a variety of retail, service,
manufacturing, institutional, office, and recreational businesses to locate in Colton.” The proposed
hotel will provide for a greater variety of revenue producing uses within the General Commercial
zoning and is compatible with surrounding uses at this specific location. The proposed sale of beer,
wine, and distilled spirits to hotel guests will provide guests with the option to purchase and
consume alcohol on-site during their stay at the hotel.

General Plan Update Policy LU-1.6: “Ensure that new development projects are compatible with
permitted, well- maintained uses and buildings in the surrounding neighborhood or district.”” The
proposed hotel will be developed around existing commercial uses, including restaurant uses,
retails, and entertainment. The proposed hotel is adjacent to Interstate-215. Hotels along freeway
corridors are preferred to attract guests driving long distances.

General Plan Update Policy LU-3.6: “Identify and revitalize areas within the City which, through
deterioration of structures, high vacancy rates, vandalism, or health and safety concerns, merit
special attention.” The proposed hotel will be developed on a parcel that has remnants of an old
restaurant building. The site is currently enclosed with a chain-link fence and needs attention to
revitalize the site. With construction of the hotel vandalism is unlikely because the site will be well
lit, increasing security for the hotel guests and surrounding area.

2. That the proposed Use, together with the conditions applicable thereto will not be detrimental to the
public health, safety or welfare, or materially injurious to properties or improvements in the vicinity;
The proposed hotel with sales of beer, wine, and distilled spirits will not be detrimental to the public
health, safety or welfare or materially injurious to properties or improvements in the vicinity for the
following reasons:
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A. The proposed hotel is acceptable for the commercial location of the subject site and the
surrounding properties.

B. The proposed businesses are located in an area of the City consisting of mostly
commercial uses.

C. Conditions have been placed on the proposed hotel which will mitigate any potential
impacts created by the use and ensure that the use will not negatively affect the
surrounding community.  Parking, landscaping, and trash enclosure and other
development standards are met.

D. All exterior lighting is subject to conformance with the lighting standards of the City
(i.e., non-flashing and directed away so as to eliminate objectionable glare) in
conformance with Chapters 18.40 and 18.42 of the Colton Municipal Code.

3. That the proposed Use complies with each of the applicable provisions of this title; The use conforms
with the requirements of the Colton Zoning Code, as conditioned. The subject property is zoned General
Commercial which permits a hotel, subject to Conditional Use Permit. The site is the appropriate
location and of adequate size to provide regional exposure, high traffic visibility, and is capable of
accommaodating expansive floor area and customer parking/circulation. The subject property is zoned
C-2 (General Commercial) which permits on- and off-sale alcohol uses, subject to a Minor Conditional
Use Permit. The General Commercial Zone is intended to provide areas for the development of
commercial uses to serve the community and to establish those standards of development necessary to
insure that such commercial areas will be compatible with adjoining land uses.

ARCHITECTURAL & SITE PLAN FINDINGS:

The Planning Commission has authority to conduct public hearings to consider Architectural and Site Plan
Review applications pursuant to Colton Municipal Code Section 18.58.030 3., which states in part: “the
Planning Commission shall approve or conditionally approve Architectural and Site Plan Review.”” Therefore,
in approving an Architectural and Site Plan Review, the Commission should consider the findings as prescribed
below.

a. The provisions for vehicular parking and for vehicular and Pedestrian circulation on the site, and
onto adjacent public Right-of-Way will create safety hazards; In that the proposed hotel use requires
75 parking spaces and is designed with 76 parking spaces. The parking has been designed with adequate
dimensions, drive aisles and access to a public street. The parking area is adequately accessed by two
driveways from Washington Street. The site plan incorporates a minimum five foot pedestrian walkway
from the hotel entrance to the sidewalk on Washington Street. The Traffic Impact Analysis (TIA)
indicates that the project will generate 28 new trips in the a.m. peak hour, 23 new trips in the p.m. peak
hour and 293 new daily trips. The Level of Service (LOS) analysis shows the intersections currently
operating at B or C LOS, which is operating at satisfactory levels to accommodate for the proposed
hotel project. The Traffic Analysis report also included a VMT analysis with the result showing
meeting the “VMT threshold of 15 percent below baseline conditions.” Since the project meets the
Low VMT Area screening threshold, the project is presumed to have a less than significant impact on
VMT and no additional VMT analysis is required. The City engineer has reviewed and approved the
TIA and VMT for the proposed project.
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Furthermore, the a sight distance analysis was completed for each of the driveway entries showing
adequate sight distance based on design speed of 50 miles per hour for each driveway. Driveway
number 2, closest to the freeway on-ramp, was also analyzed for sight distance for completion of
outbound left hand turns. The result of outbound left turns from driveway number 2 was found to be
safe with more than “590 feet of unobstructed sight distance.”

b. The bulk, location and height proposed will be detrimental or injurious to other Development in the
neighborhood or will result in the loss of or damage to unique natural or topographic features of
the site that are important to the environmental quality of life for the citizens of Colton, and the
Project is feasible in a manner that will avoid such detrimental or injurious results or such loss or
damage; In that the proposed four-story or 61.5 foot tall building is located in an urban setting
previously developed with a commercial restaurant building. The site is relatively flat and adjacent to
the 215 Freeway. There will be no loss of any significant, unique, natural or other topographic feature
on the site. Instead, the proposed project will be adding street trees along Washington Avenue and will
provide 18.5% landscaping on the site where a minimum 15% landscaping is required. The site is
adequately designed to provide a suitable location for the building with adequate parking, trash
enclosure, circulation and landscaping. Furthermore, the proposed project will not create any
significant impacts related to air quality, water quality, noise, parking or traffic as prepared in the Initial
Study/Mitigated Negative Declaration.

c. The provisions for exterior lighting are either inadequate for human safety or will diminish the value
and/or usability of adjacent Property; The applicant’s architect has designed adequate lighting within
the proposed project perimeter and interior areas for the proposed hotel location. Because the proposed
project is for a hotel, all security lighting will be required to meet light and glare shielding requirements
of the Zoning Code.

d. The exterior design of the Buildings and Structures will be injurious or detrimental to the
environmental or historic features of the immediate neighborhood in which the proposed Project is
located and will cause irreparable damage to Property in the neighborhood, to the City and to its
citizens; The proposed hotel architecture is a modern design. The proposed buildings’ architecture and
color have been designed to complement the surrounding area. The proposed project will not create
any significant impacts related to air quality, water quality, noise, parking or traffic. The project will
not be injurious or detrimental to historic features of the immediate neighborhood in that the project
site is not located within a City of Colton Historic District or identified as a Historic Landmark.

e. The proposed Project will impose an undue burden upon Off-Site public services, including sewer,
water and streets, which conclusion Shall be based upon a Written report of the City Engineer; and
there is no provision in the capital works program of the City to correct the specific burden within a
reasonable period after the Project will be completed. Because the proposed project will be developed
with appropriate access and there is current infrastructure in place to address any provision for public
services, it will not create a burden for the City to complete any improvements within its Capital
Improvement Program.

Variance Request:

Variances from the terms of the Zoning Ordinance (Title 18 of the Colton Municipal Code) shall be granted
only when, because of special circumstances applicable to the property, including size, shape, topography,
location of surroundings, the strict application deprives such property of privileges enjoyed by other property
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enjoyed in the vicinity and under identical zoning classification. Any variance granted shall be subject to such
conditions as deemed necessary and reasonable to protect the best interests of the surrounding property or
neighborhood, the General Plan, or the intent thereof.

VARIANCE FINDINGS:

Based on the entire record before the Planning Commission and all written and oral evidence presented, staff
recommends that the Commission make the following findings for the proposed Variance:

1.

There are exceptional or extraordinary circumstances or conditions applicable to the property
involved, or to the indeed use of the property, which do not apply generally to other property in the
same zoning district and neighborhood in which the property is located; in that, the project site is an
irregular shaped lot with a freeway onramp to the northeast side of the property and utility easements
along the front of the property, limiting the foot-print for development proposal; however, the total
square footage of the project is below the maximum floor area ratio (FAR) of 1.0 with the provision of
adequate landscaping, parking, trash enclosure and circulation for the project site.

That such Variance is necessary for the preservation and enjoyment of a substantial property right
of the applicant; in that, the irregular size lot and location are physical challenges that are extraordinary
circumstances that prevent a well-designed hotel project to comply with building height and parking
stall setback encroachment requirements of the Zoning Code. Therefore, the Variance is necessary for
the preservation and enjoyment of a substantial property right of the applicant that is enjoyed by the
surrounding commercial properties.

That the granting of the variance will not be materially detrimental to the public welfare or injurious
to property and improvements in the zoning district and neighborhood in which the property is
located, in that the proposed project design incorporates adequate access, parking, vehicular and
pedestrian circulation, trash enclose, on-site landscaping, with adequate infrastructure/services/utilities
to develop the four story, 73 room hotel.

That the granting of such Variance will not be contrary to the objectives of the General Plan; The
proposed hotel is compatible and appropriate use within the “General Commercial” General Plan land
use. The proposed project is also consistent with the following General Plan policies:

a. The Land Use Element, Goal LU-9 : "Maintain a diverse mix of commercial uses that benefit the
community in terms of needed commercial services, tax revenue, and employment opportunities.”
The proposed hotel will provide for a greater variety of revenue (transient occupancy tax- TOT)
producing uses within the General Commercial zoning and is compatible with surrounding uses at
this specific location.

b. The Land Use Element, Goal LU-3.1: “Provide for land uses that allow a variety of retail, service,
manufacturing, institutional, office, and recreational businesses to locate in Colton.” Granting the
Variance will provide the ability of a hotel to provide services to the City of Colton's residents,
businesses, and emergency services departments, which is an important element for City's
infrastructure to continue to grow and attract new businesses. Granting of the Variance will not be
contrary to the objectives of the General Plan with incorporation of the Conditions of Approval,
and is consistent with the General Plan Guidelines of the City of Colton Land Use Element for the
proposed project.
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https://dot.ca.gov/programs/traffic-operations/census
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https://www.ci.colton.ca.us/DocumentCenter/View/275/GP-90-Cultural-Resources-Preservation-Element?bidId=
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https://www.ci.colton.ca.us/DocumentCenter/View/272/GP-60-Open-Space-and-Conservation-Element?bidId=
https://www.ci.colton.ca.us/DocumentCenter/View/272/GP-60-Open-Space-and-Conservation-Element?bidId=
https://www.coltonfire.com/about-colton-fire-2/
https://www.coltonfire.com/about-colton-fire-2/
https://www.coltonpd.org/27/Our-Department
https://www.colton.k12.ca.us/site/handlers/filedownload.ashx?moduleinstanceid=3362&dataid=18466&FileName=CJUSDDFR-1year-FY1920-10-13-2020%20Final.pdf
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	The hotel plans on selling beer, wine, and distilled spirits to only registered guests and must be consumed within in the hotel building.
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