ZONING ADMINISTRATOR DECISION (42
CONDITIONAL USE PERMIT \&

DECISION NO. 2014-20

HEARING DATE: October 20, 2014

DECISION DATE: October 20, 2014

FILE NO.: PCUP14-024

SUBJECT: A Conditional Use Permit to establish a graduate school (Golden
Gate Baptist Theological Seminary) on approximately 9.58 acres of
land generally located on the south side of Guasti Road, between
Turner and Haven Avenues, at 3210 and 3240 East Guasti Road,
within the Office/R-D land use district of the Centrelake Business
Park Specific Plan (APN: 0210-551-49).

STAFF

RECOMMENDATION: [_] Approval [X] Approval subject to conditions [_] Denial

PART A: BACKGROUND & ANALYSIS

GOLDEN GATE BAPTIST THEOLOGICAL SEMINARY, herein after referred to as
“the applicant,” has filed an application requesting Conditional Use Permit approval, File
No. PCUP14-024, as described in the subject of this Decision (herein after referred to as
"Application” or "Project").

(a) Project Setting: The project site is comprised of approximately 9.58 acres of land
generally located at on the south side of Guasti Road, between Turner and Haven
Avenues, at 3210 and 3240 East Guasti Road, and is depicted in Figure 1. Project
Location Map, on the proceeding page. Existing land uses, general plan and zoning
designations, and specific plan land uses, on and surrounding the project site, are as
follows:

. General Plan ; ; ; Specific Plan Land
Existing Land Use Designation Zoning Designation tea
Office/R-D
Site: Offices Office Commercial SP (Specific Plan) (Centrelake SP)
Office
North: Offices Office Commercial SP (Specific Plan) (Centrelake SP)
South: | Airport Parking Lot Airport M3 (General Industrial) N/A
N Office/R-D
East: Offices Office Commercial SP (Specific Plan) (Centrelake SP)
West: Church Office Commercial | M3 (General Industrial) N/A
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Figure 1: Project Location Map

In 2005, the project site was approved for the phased construction of three office
buildings totaling approximately 350,000 square feet (File No. PDEV05-066), including a
6-story office building totaling approximately 150,000 square feet at 3210 East Guasti
Road (phase 1), a 2-story office building totaling approximately 50,000 square feet at
3200 East Guasti Road (phase 2), and a 6-story office building totaling approximately
150,000 square feet and a 5-level parking garage for approximately 1,650 cars at 3240
East Guasti Road (phase 3). In 2006, the project approval for the building at 3200 East
Guasti Road (phase 2) was revised (File No. PDEV05-080), increasing the building to 3-
stories and 71,482 square feet.

The phase 2 building (at 3200 East Guasti Road) was the first building to be
constructed first, and was completed in 2006. This was followed by construction of the
phase 1 building (at 3210 East Guasti Road), which was completed in 2008. Phase 3 (at
3240 East Guasti Road) was never constructed, and the project approval expired in 2007.

In 2008, the vacant building pad at 3240 East Guasti Road was approved for
development with a 150 room hotel (File No. PDEV08-012), which would include shared
parking with the two neighboring office buildings (phases 1 and 2), and the neighboring
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University of Phoenix building at 3110 East Guasti Road (all under single ownership). The
project was never completed and the approval expired in 2010.

(b) Project Analysis:

(1) Background— Golden Gate Baptist Theological Seminary (GGBTS) is a
graduate school affiliated with the Southern Baptist Convention. GGBTS was originally
founded in 1944 in Oakland, California, at the Golden Gate Baptist Church. Shortly
thereafter, the seminary moved to Berkeley, California, and moved again in 1959, to its
current main campus location in Mill Valley, California. Since its establishment, GGBTS
has expanded to include four additional campuses throughout the western United States,
including Brea, California; Scottsdale, Arizona; Vancouver, Washington; and Centennial,
Colorado.

During the 2012-2013 academic year, the seminary had a total enroliment
of more than 2,000 students, making it one of the largest seminaries in the United States.
The seminary is accredited by the Association of Theological Schools in the United States
and Canada, and the Western Association of Schools and Colleges.

Earlier this year, GGBTS announced the sale of its primary campus at Mill
Valley. A two-year transition will see the seminary relocate its primary campus to the
project site at 3210 East Guasti Road, and the creation of a new, satellite campus in the
San Francisco Bay Area.

(2) Project Description—The Applicant is requesting approval to establish a
graduate school on a 9.58-acre property located on the south side of Guasti Road,
between Turner and Haven Avenues, at 3210 and 3240 East Guasti Road, within the
Office/R-D land use district of the Centrelake Business Park Specific Plan. Initially,
GGBTS will occupy 137,225 square feet of the existing 6-story, 153,950-square foot office
building located at 3210 East Guasti Road. The balance of the building is currently leased
by an engineering consulting firm, which occupies a first floor office space. GGBTS will
expand into the remaining first floor tenant space upon termination of the current lease.

The vacant pad at 3240 East Guasti Road will be available for future
campus expansion when needed. In the interim, the building pad will be improved with
landscaping, pedestrian pathways, and outdoor seating for student and faculty use. At
the time that campus expansion is desired, the Applicant will first have to obtain approval
of a modification to this Conditional Use Permit, which would allow for the intensification
of the land use, and Development Plan approval for the construction of an additional
Seminary building.

The operating characteristics of the proposed Seminary are summarized
below:
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(i) Hours of Operation.

= Staff Office and Student Support—8:00AM to 4:30PM, Monday
through Friday;

» Classroom Hours—8:00AM to 10:00PM, Monday through
Saturday;

« Faculty Hours—Varies, 2 to 3 days per week; and

= Student Hours (peak)—9:00AM to 12:00PM and 6:00PM to
10:00PM, Monday through Thursday.

(ii) Employees. GGBTS will employ approximately 90 full time staff and
faculty, including 60 to 65 full time office and student support personnel, which will be
present during regular office hours, and 25 to 30 full time faculty with varying teaching
and office schedules.

(iii)  Student Enroliment.

= Current Enroliment—650 students (450 Master’s level and 200
Doctoral level).

«  Maximum Enroliment—1,000 students (800 Master's level and
200 Doctoral level).

(iv)  Parking Demand. The proposed Seminary will provide parking at the
rate of one parking space for each visitor, student, and/or employee, during time of peak
parking demand. Based upon a parking analysis conducted by GGBTS during the spring
and fall semesters, current enrollment will require 215 parking spaces and maximum
enrollment will require 345 parking spaces.

A total of 1,349 parking spaces are available for use by the proposed
land use; however, they are not for exclusive use by the Seminary, as the available
parking is shared between two parcels (addressed as 3110, 3200, 3210, and 3240 East
Guasti Road) pursuant to a shared parking analysis prepared and approved in 2008 in
conjunction with File No. PDEV08-012. The required off-street parking is summarized
below:

Parking Demand Summary

Location No. Parking Spaces Required by | Projected Peak Parking Demand
Development Code
o (Office: 4 spaces per 1000 SF)
3110 East Guasti Road 392 120 (54,425 SF: Unv. of Phoenix)[1]
(98,047 SF): 201 (43,622 SF: Office)f2]
3200 East Guasti Road 286 330 (Office)f2]
(71,482 SF):




ZONING ADMINISTRATOR DECISION
FILE NO.: PCUP14-024

Parking Demand Summary

Location No. Parking Spaces Required by | Projected Peak Parking Demand
Development Code
{Office: 4 spaces per 1000 SF)
3210 East Guasti Road 609 345 (GGBTS)[3]
(153,950 SF):
3240 East Guasti Road N/A N/A[4]
(Vacant Building Pad):
TOTAL 1,287 996

Notes:

[1] Calculated at the rate of 2.2 spaces for each 1,000 square feet of gross floor area. The parking ratio was
established in accordance with the parking needs of the institution as determined by the June 2008 Parking Demand
Analysis prepared by Walker Parking Consultants in conjunction with File No. PDEV08-012.

[2] Calculated at the rate of 4.61 spaces for each 1,000 square feet of gross floor area. The parking ratio was
established in accordance with the parking needs of the office use as determined by the June 2008 Parking Demand
Analysis prepared by Walker Parking Consultants in conjunction with File No. PDEV08-012.

[3] Calculated at the rate of 1.0 space for each student and employee, based upon the maximum student and
employee population anticipated to be on-site at any particular time.

[4] Parking needs will be determined at the time of Development Plan approval for the vacant building pad.

Given that 1,349 shared parking spaces are available for use by the
three existing office buildings, the Parking Demand Summary, above, demonstrates that
more than adequate parking is available for the proposed land use at peak demand,
whether calculated based exclusively on the office parking standard established by the
City’'s Development Code (4.0 spaces for each 1,000 square feet of gross floor area),
requiring a total of 1,287 parking spaces and resulting in a surplus of 62 spaces, or
calculated using [i] the college/university parking standard (2.2 spaces for each 1,000
square feet of gross floor area for University of Phoenix and estimated peak
student/employee population for GGBTS), and [ii] high intensity office parking standard
(4.61 spaces for each 1,000 square feet of gross floor area) for the remaining office areas,
as determined by the June 2008 Parking Demand Analysis prepared by Walker Parking
Consultants, and approved in conjunction with File No. PDEV08-012, requiring a total of
996 parking spaces and resulting in a surplus of 353 spaces.

(c) Airport Land Use Compatibility Plan: This project is located within the Airport
Influence Area of Ontario International Airport (ONT) and was evaluated and found to be
consistent with the policies and criteria of the Airport Land Use Compatibility Plan
(ALUCP) for ONT. Any special conditions of approval associated with uses in close
proximity to the airport are attached to this report.

(d) Departmental Review: Each City department has been provided the opportunity to
review and comment on the subject application and recommend conditions of approval
to be imposed upon the application. At the time of the Decision preparation,
recommended conditions of approval were provided and are attached to this report.
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(e) Public Notification: The subject application was advertised as a public hearing in
at least one newspaper of general circulation in the City of Ontario (the Inland Valley Daily
Bulletin newspaper). In addition, notices were mailed to all owners of real property located
within 300 feet of the exterior boundaries of the property that is the subject of the hearing,
as shown on the records of the County Assessor.

(f) Correspondence: As of the preparation of this Decision, Planning Department staff
has not received any written or verbal communications from the owners of properties
surrounding the project site or from the public in general, regarding the subject
application.

PART B: RECITALS

WHEREAS, the City of Ontario has received a request for Conditional Use Permit
approval as described in Part A, above; and

WHEREAS, Ontario Municipal Code Section 9-1.0405(f) provides that the Zoning
Administrator has the responsibility and authority to review and act upon Conditional Use
Permits for existing structures; and

WHEREAS, all members of the Development Advisory Board of the City of Ontario
were provided the opportunity to review and comment on the requested Conditional Use
Permit, and no comments were received opposing the proposed use; and

WHEREAS, on the 20th day of October 2014, the Zoning Administrator of the City
of Ontario conducted a duly noticed public hearing on the application, as follows:

(a) Charles Mercier, presented the staff report on the proposed use, indicating the
staff recommendation of approval subject to the conditions of approval contained in the
decision. Following staff's presentation, the Zoning Administrator opened the public
hearing.

(b) Gary Groat, Chief Financial Officer, Golden Gate Baptist Theological Seminary,
explained the business operation, estimated timeline for achieving maximum enroliment

and future expansion, discussed methods for achieving student housing, and spoke in
favor of the application.

(c) There being no one else to offer testimony regarding the application, the Zoning
Administrator closed the public hearing.

WHEREAS, all legal prerequisites to the adoption of this Decision have occurred.
PART C: THE DECISION

NOW, THEREFORE, it is hereby found, determined and resolved by the Zoning
Administrator of the City of Ontario as follows:

-6-
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(a) Al facts set forth in this Zoning Administrator Report and Decision are true and
correct.

(b)  Based upon the evidence presented to the Zoning Administrator during the above-
referenced public hearing, the Zoning Administrator hereby makes the following
Conditional Use Permit findings:

(1)  The proposed location of the Conditional Use Permit and the proposed
conditions under which it will be operated or maintained will be consistent with the General
Plan and will not be detrimental to the public health, safety, or welfare or materially
injurious to properties or improvements in the vicinity. The project site is located within
the Office Commercial land use district, as shown on the Master Land Use Plan of the
Policy Plan Element of The Ontario Plan. The proposed Golden Gate Baptist Theological
Seminary is a graduate school, which is a land use consistent with the Office Commerecial
land use district. Furthermore, the project has been conditioned so that the facility and
use are operated in a manner that will not be detrimental to the health and safety of the
surrounding community.

(2) The proposed location of the Conditional Use Permit is in accord with the
objectives and purposes of the Ontario Development Code or applicable specific plan,
and the zoning or specific plan land use district within which the site is located. The
proposed graduate school lies within the Office/R-D land use district of the Centrelake
Specific Plan, which allows educational facilities upon approval of a Conditional Use
Permit

(3) Traffic generated by the proposed Conditional Use Permit will not overload
the capacity of the surrounding street system and will not create a hazard to public safety.
The traffic impacts of the office buildings existing on the project site were analyzed in
conjunction with the previously approved Development Plan. All impacts were mitigated
with the development of the project site.

(4) The proposed Conditional Use Permit will comply with each applicable
provision of the Ontario Development Code or applicable specific plan. The proposed
graduate school is within the Office/R-D land use district of the Centrelake Specific Plan
and has been reviewed for compliance with the land use provisions of the Specific Plan.

(5) For a proposed use in the R2 or R3 Districts, also classified in the EA (Euclid
Avenue) Overlay District, the use will be appropriate and consistent with the purposes of
the district and will enhance the visual character and quality of Euclid Avenue. The
proposed use is not located within the R2 or R3 zoning district, and is not located within
the EA Overlay District.

(6) For a proposed office use in the R2 or R3 Districts, also classified in the EA
Overlay District, the proposed conditional use will be compatible with any existing
residential use in the vicinity, in terms of scales and character, as prescribed in Article 23.

-7-
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The proposed use is not located within the R2 or R3 zoning district, and is not located
within the EA Overlay District.

(¢)  The Zoning Administrator hereby finds and determines that the project identified in
this Decision is categorically exempt from the requirements of the California
Environmental Quality Act of 1970 (CEQA), as amended, and the Guidelines promulgated
thereunder, pursuant to Section 15301 (Existing Facilities) of the State CEQA Guidelines,
as the Project consists of interior alterations to an existing facility, involving such things
as interior partitions and electrical conveyances, and does not involve any expansion to
the existing facility. Any expansion of the facility described herein will require further
environmental review pursuant to the State CEQA Guidelines and the City of Ontario
Guidelines for Implementing the California Environmental Quality Act.

(d)  The Zoning Administrator hereby finds and determines that the proposed project
is located within the Airport Influence Area of Ontario International Airport (ONT) and was
evaluated and found to be consistent with the policies and criteria of the Airport Land Use
Compatibility Plan (ALUCP) for ONT.

(e) Based upon the findings and conclusions set forth in Parts A, B and C above, the
Zoning Administrator hereby approves File No. PCUP14-024, subject to the conditions of
approval attached hereto and incorporated herein by this reference.
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Pe

APPROVED by the Zoning Administrator of the City of Ontario on this 20th day of

October 2014.
M/I —

Barbara Ml m
Deputy Zoning Admmlstrator
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PLANNING DEPARTMENT CONDITIONS OF APPROVAL
FILE NO.: PCUP14-024

DEPARTMENT ADVISORY BOARD
COMMENTS, CONDITIONS AND RECOMMENDATIONS

HEARING DATE: October 20, 2014
FILE NO.: PCUP14-024

SUBJECT: A Conditional Use Permit to establish a graduate school (Golden
Gate Baptist Theological Seminary) on approximately 9.58 acres of land generally located
on the south side of Guasti Road, between Turner and Haven Avenues, at 3210 and 3240
East Guasti Road, within the Office/R-D land use district of the Centrelake Business Park
Specific Plan (APN: 0210-551-49).

The above-described application has been reviewed by each agency/department
listed below. A copy of each agency/department recommendation and comments are
available for review in the Planning Department project file. Conditions of approval have
been recommended by those agencies/departments marked below and are attached.

Planning—Land Development

[ ] Planning—Landscape

X] Planning—Airport Planning

[] Planning—Long Range Planning

[] Engineering—Land Development

] Engineering—Traffic/Transportation

[ ] Engineering—Environmental Engineering
[ ] Utilities/Solid Waste

[] Building

[] Police

[ ] Fire

[] Housing and Neighborhood Revitalization
[_] Economic Development
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PLANNING DEPARTMENT, LAND DEVELOPMENT SECTION
CONDITIONS OF APPROVAL

HEARING DATE: October 20, 2014
FILE NO.: PCUP14-024

SUBJECT: A Conditional Use Permit to establish a graduate school (Golden
Gate Baptist Theological Seminary) on approximately 9.58 acres of land generally located
on the south side of Guasti Road, between Turner and Haven Avenues, at 3210 and 3240
East Guasti Road, within the Office/R-D land use district of the Centrelake Business Park
Specific Plan (APN: 0210-551-49).

The business owner and/or property owner of the above-described application shall be
responsible for maintaining full compliance with the below-listed conditions of approval,
for the life of the approved land use:

1.0 GENERAL REQUIREMENTS

1.1 Failure to maintain compliance with the herein-listed conditions of approval
shall be deemed just cause for revocation of conditional use permit approval.

1.2 The use shall be operated in full conformance with the description and
requirements of the Conditional Use Permit on file with the City. Any variations from, or
changes in, the approved use (i.e., increase in hours/days of operation, expansion or
intensification of use, etc.), must first be reviewed and approved by the Zoning
Administrator prior to commencement of the change.

1.3 The approved use is subject to all conditions, requirements and
recommendations from all other affected departments/agencies, provided on the attached
reports/memorandums.

1.4 A copy of the herein-listed conditions of approval shall be maintained on the
subject premises at all times.

1.5  The Planning Department may, from time to time, conduct a review of the
approved use to ascertain compliance with the herein-stated conditions of approval. Any
noncompliance with the conditions of approval shall be immediately referred to the Zoning
Administrator for possible action.

2.0 SIGNAGE
2.1 The location, quantity, size, and design of all signage shall comply with the

Centrelake Specific Plan, or applicable sign program, pursuant to the requirements
applicable to the land use district in which the project site is located.
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PLANNING DEPARTMENT CONDITIONS OF APPROVAL
FILE NO.: PCUP14-024

2.2  View obscuring material that is applied to any window, preventing direct
view into or out of the building, is prohibited. Additionally, any furniture, shelving system,
or product stacked in front of a window which prevents an unobstructed view into or
outside of the building is prohibited.

3.0 PARKING AND CIRCULATION

3.1 The project shall provide off-street parking spaces pursuant to the
requirements of the Ontario Development Code and the June 2008 Parking Demand
Analysis prepared by Walker Parking Consultants, and approved in conjunction with File
No. PDEV08-012. Parking shall be calculated and continuously maintained in accordance
with established standards, as follows:

Use Area Parking Ratio Parking Spaces
{in SF) Required
College/University 153,950 Estimated peak student/employee population 345
TOTAL 153,950 345

4.0 SITE LIGHTING

4.1 All new site lighting shall be reviewed and approved by the Planning
Department and Police Department prior to the issuance of building/electrical permits.

4.2  Exterior lighting shall be arranged or shielded in such a manner as to
contain direct illumination on the parking area and avoid glare on any adjoining site.

4.3  Along pedestrian movement corridors, the use of low mounted bollard light
standards, which reinforce pedestrian scale, shall be used. Steps, ramps and seatwalls
should be illuminated wherever possible, with built-in light fixtures.

5.0 ENVIRONMENTAL REVIEW

5.1 The proposed project is categorically exempt from the requirements of the
California Environmental Quality Act (CEQA) of 1970, as amended, and the Guidelines
promulgated thereunder, pursuant to Section 15301 (Existing Facilities) of the CEQA
Guidelines.

5.2 The applicant shall agree to defend, indemnify and hold harmless, the City
of Ontario or its agents, officers, and employees from any claim, action or proceeding
against the City of Ontario or its agents, officers or employees to attack, set aside, void
or annul any approval of the City of Ontario, whether by its City Council, Planning
Commission or other authorized board or officer. The City of Ontario shall promptly notify
the applicant of any such claim, action or proceeding, and the City of Ontario shall
cooperate fully in the defense.
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PLANNING DEPARTMENT CONDITIONS OF APPROVAL
FILE NO.: PCUP14-024

6.0 AIRPORT LAND USE COMPATIBILITY PLAN (AIRPORT PLANNING)

6.1 Incorporate exterior-to-interior noise level reduction (NLR) design features
and be capable of attenuating exterior noise to 45 dB interior noise level and provide
acoustical data documenting the criteria will be met for the 2nd floor classrooms and
chapel, 3rd floor library, 4th floor classrooms, and 5th floor classrooms.
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