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SUMMARY 
 
The project proposes to construct a four-story, 112 room hotel building on a vacant 4.09 acre 
site located south of Sierra Sunrise Terrace and northeast of the intersection of Deer Creek 
Highway (SR 32) and Bruce Road. The site is designated Commercial Mixed Use on the 
General Plan Land Use Diagram and zoned CC (Community Commercial). Pursuant to Chico 
Municipal Code (CMC) Section 19.44.020, Table 4-6, a hotel use may be established in the 
CC zoning district subject to use permit approval.  
 
An associated application for architectural review (AR 19-22) has been submitted for the 
project and will be reviewed at an upcoming meeting of the Architectural Review and Historic 
Preservation Board (ARHPB). The project has been determined to be categorically exempt 
from further environmental review pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15332 (Infill Development Projects). 
 
In accordance with CMC Section 19.24.040, following a public hearing the Planning 
Commission may approve a use permit application, with or without conditions, only if all the 
following findings can be made:  
 

A.  The proposed use is allowed within the subject zoning district and complies with all 
of the applicable provisions of Chapter 19.24 (Use Permits); 

B.    The proposed use would not be detrimental to the health, safety, and general welfare 
of persons residing or working in the neighborhood of the proposed use; 

C.  The proposed use would not be detrimental and/or injurious to property and 
improvements in the neighborhood of the proposed use, as well as the general 
welfare of the City; 

D.    The proposed entitlement is consistent with the General Plan, any applicable specific 
plan, and any applicable neighborhood or area plan; 

E.   The design, location, size, and operating characteristics of the proposed use are 
compatible with the existing and future land uses in the vicinity. 

 
Should the Planning Commission concur with the recommendation provided by staff and find 
the project to be consistent with the use permit findings, a motion to approve the project has 
been prepared and included below.  
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Recommendation: 
 
Planning staff recommends adoption of Resolution No. 22-04 (Attachment A), 
approving Use Permit application 19-25 and Architectural Review application 19-22 for 
the property identified as APN 018-230-001, subject to the recommended conditions 
herein.  
 
Proposed Motion:  
 
I move that the Planning Commission adopt Resolution No. 22-04 (Attachment A), 
approving Use Permit application 19-25 and Architectural Review application 19-22 for 
the property identified as APN 018-230-001, subject to the recommended conditions 
herein.  

 
Alternatively, if the Planning Commission does not align with the staff recommendation and 
determines that the project does not meet one or more of the required findings A through E, 
the Planning Commission may impose modifications to the project or deny the project.  
 
Pursuant to CMC Chapter 19.12 (Appeals), decisions on use permits are appealable directly 
to the City Council. 
 
BACKGROUND  
 
The proposed project is comprised of a new four-story, 112-room hotel building on a 4.09 acre 
site located south of Sierra Sunrise Terrace and northeast of the intersection of Deer Creek 
Highway (SR 32) and Bruce Road (see Attachment B, Location Map and Attachment C, Site 
Plan). The project site is designated Commercial Mixed Use on the General Plan Land Use 
Diagram and zoned CC (Community Commercial). Pursuant to CMC Section 19.44.020, Table 
4-6, a hotel may be allowed in the CC zoning district subject to use permit approval.  
 
The project parcel is Lot 59 of the Sierra Sunrise Village Unit 2 Subdivision Map for California 
Park recorded in 1986 (see Attachment D, Recorded Map). The subject parcel has historically 
been designated and zoned for commercial development. The City’s General Plan land use 
diagram and zoning maps reflect a designation of Neighborhood Commercial (NC) as far back 
as 1976; maps post-1986 reflect the current zoning of Community Commercial (CC). 
  
The parcel directly north of the site is designated Primary Open Space and zoned OS1 
(Primary Open Space). Adjacent parcels to the south, east and west are designated 
Commercial Mixed Use and zoned CC (Community Commercial); beyond these commercial 
properties, Medium and Medium-High Density Residential zoning is present. Low Density 
Residential properties of the California Park Subdivision extend further north of the site.   
 
In the context of the greater area, substantial new growth and development is projected along 
the south side of Deer Creek Highway (SR 32) east of Bruce Road, primarily characterized by 
single-family residential, multi-family residential and affordable housing developments (see 
Attachment E, Development Activity Vicinity Map). For example, 1,324 residential units have 
been approved within the Oak Valley Master Plan area, which at this time consists of 630 low 
density residential units, 302 medium density residential units, and 392 high density residential 
units. Projects currently under development within this master plan area include Lava Ridge 
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Apartments, a three-story multi-family housing project containing 98 units; Deer Creek 
Apartments, a three-story affordable housing project containing 204 units; and Senator 
Conness Apartments, a three-story affordable housing project containing 162 units.  
 
Additionally, building permits have been issued for the development of a gas station, 
convenience store and drive through car wash facility on the commercial parcel at the 
southeast corner of the intersection at Bruce Road and Deer Creek Highway (SR 32), 
immediately south of the project site. Further, Meriam Park continues to build out and 
development has begun on the north side of Little Chico Creek. 
 
DISCUSSION AND ANALYSIS  
 
The proposal consists of a new commercial hotel building with a footprint of approximately 
16,655 square feet. Other site features would include a covered passenger loading/unloading 
zone near the building entrance, outdoor swimming pool area, commercial trash enclosure, 
vehicle and bicycle parking, and landscaping (see Attachment F, Patio and Pool Plans and 
Attachment G, Building Elevations). The proposed building would be situated at the center of 
the parcel oriented towards Sierra Sunrise Terrace, with parking offered around the building. 
Large, shaded seating areas would be provided for the use of visitors and employees at the 
building’s main entrance (see Attachment H, Renderings). All new utility connections would 
be undergrounded. A covered trash enclosure structure would be located at the rear of the 
building and utilize the same materials and complementary design (see Attachment I, Site 
Details). 
 
The CC zoning district allows for building coverage up to 95 percent of the total site area, 
requiring at least 5 percent be landscaped. The project’s total building coverage would 
represent approximately 10 percent of the site (16,655 square feet), while 57 percent (102,241 
square feet) of the site would be landscaped. Pursuant to CMC Section 19.44.030, no setbacks 
are required for the proposed hotel structure. The hotel building would be setback 157 feet 
from Bruce Road, 89 feet from Sierra Sunrise Terrace, 80 feet from Deer Creek Highway (SR 
32), and 344 feet from the eastern property line. 
 
Creekside Development Standards 

Dead Horse Slough forms the western and southern property boundary lines and serves as an 
overflow to California Park Lake. Pursuant to CMC Section 19.60.030, property adjoining Little 
Chico Creek and its tributaries, including Dead Horse Slough, are subject to the City’s 
creekside development standards.  
 
In compliance with these standards, the project has been designed to accommodate a 
minimum 30 foot setback from the top of bank (greater than the minimum 25 feet); no structure, 
parking access, parking space, paved area, or swimming pool is proposed within a creek or 
creekside setback; no grading, filling, planting of non-native or non-riparian plant species, or 
removal of native vegetation is proposed within a creekside setback; and, where constructed 
drainage devices and improvements are required, they would be placed in the least visible 
locations and naturalized through the use of river rock, earth-tone concrete, and native 
landscaping.  Stormwater from the site will be screened by the proposed landscaping to the 
south and a proposed bioswale to the west before being directed to an existing concrete storm 
drain system along Deer Creek Highway (SR 32).  
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Site Access  

Consistent with CMC Section 19.70.070(A), vehicle access is proposed from the lesser-
traveled street on the subject corner parcel. Access to the project site would be via Sierra 
Sunrise Terrace, a two-lane collector road which extends westerly to Bruce Road (a four-lane 
arterial roadway). Two 30-foot driveway entrances would be provided from Sierra Sunrise 
Terrace, narrowing to 24-foot drive aisles around the building.  
 
Sierra Sunrise Terrace is a private road dedicated for use by all lots of the Sierra Sunrise 
Village Subdivision, which includes the project site.  
 
Architectural Review 

In addition to deciding on the proposed land use, staff is requesting that the Planning 
Commission consider the associated architectural review application, specifically as it relates 
to the four-story building volume and total building height. This approach is intended to help 
inform one of the more controversial issues of the project of whether a four-story hotel should 
exist at this site prior to the Architectural Review and Historic Preservation Board's review of 
architectural details and design elements.   
 
The maximum height for main buildings in the CC zoning district is 57 feet. Per CMC Section 
19.60.070.E, parapet walls are permitted height projections that may extend up to 6 feet above 
the height limit of the structure. The four-story building would have a height of predominately 
49 feet, 3 inches, with tower and parapet elements extending to 59 feet, 3 inches (or 
approximately 2-feet, 3 inches above the base height allowance of 57 feet into the 6-foot 
permitted height projection), consistent with building height requirements.  
 
Should the Planning Commission vote to approve the proposed use permit for a hotel use in 
the CC zoning district with a four-story building volume, a condition is recommended to have 
the Architectural Review and Historic Preservation Board review the site design and 
architecture for the proposed building, including surrounding site landscaping, lighting, and 
parking improvements, and take action on the project’s architectural review application (AR 
19-22) at their meeting on July 27, 2022 (see Condition #4 on Attachment A, Exhibit I).  
 
Alternatively, the Planning Commission may impose modifications to the project to reduce the 
building volume, such as requiring a lesser building height, in the event the Planning 
Commission determines that such modifications are necessary to make the required findings 
for Use Permit approval.  
 
Parking and Landscaping 

Pursuant to CMC Section 19.70.040, hotels shall provide a minimum of one off-street vehicle 
parking space per guest room. The applicant proposes to provide 117 off-street spaces and 
20 bicycle spaces, exceeding parking requirements for the 112-bedroom hotel. Bicycle parking 
would be located near the building entrance and separated from vehicle parking areas, 
consistent with CMC Section 19.70.080.B.2(c) and (d). 
 
Per the requirements for the CC zoning district, a minimum of 5 percent of the site shall be 
landscaped. The project proposes to landscape approximately 57 percent of the site. 
Landscaping features are proposed around the new building and site perimeter. Flowering 
trees and plantings would accentuate the site and building entrance. Screening of the trash 
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enclosure would be achieved with evergreen shrubs and vines. All utilities would be screened 
from view by evergreen plantings.  
 
A minimum landscape buffer of 10 feet would be provided between the parking areas and the 
adjacent streets, in compliance with CMC Sections 19.70.060.B(3) and 19.70.060.E.(3)(a). 
Planting of three-foot-high evergreen flowering shrubs in this buffer area would screen vehicle 
parking from public views along the street frontages, addressing CMC Section 19.70.060.B(1). 
To demonstrate the effectiveness of this screening, the applicant has prepared visual 
simulations at the pedestrian scale from five different viewpoints around the project site (see 
Attachment J, Pedestrian Scale Viewpoints).  
 
Plant species would be of low to moderate water demands. A total of 69 trees are proposed 
throughout the site; the 59 trees intended to shade the parking areas would consist of Chinese 
Pistache, Chinese Elm, Holly Oak and Japanese Zelkova species, while a variety of oak, crape 
myrtle and arbutus trees would be planted to further ornament the site (see Attachment K, 
Landscape Plan). Parking lot shading is projected to reach 78 percent at maturity, exceeding 
the City’s requirements.  
 
Traffic and Signal Warrant Analysis 

Potential impacts to traffic and circulation as a result of project development were analyzed in 
a traffic study performed for the project, which concluded that the project would create a less-
than-significant impact to Vehicle Miles Travelled (VMT). As shown in Table 1 below (excerpted 
from the study), traffic data confirms that a hotel use generates significantly less traffic as 
compared to other commercial uses, such as retail, office, and restaurant uses, which are 
permitted by right in the CC zoning district. 
 
Table 1:  Trip Generation Comparison to Permitted Land Uses 

 
The signal warrant analysis suggests there will be a future need for a traffic signal at the 
intersection of Bruce Road and Sierra Sunrise Terrace if application is made for development 
on the west side of Bruce Road, which is not within the scope of this project. However, 
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community population and development growth are known to increase traffic over time. After 
reviewing the traffic and signal warrant analyses, recent collision data, and the Development 
Impact Fee Program, Traffic and Development Engineering staff recommend installing a traffic 
signal at this intersection to improve intersection safety. The developer is supportive of the 
safety improvement and has agreed to install a traffic signal as part of the project. The cost of 
the traffic signal is estimated to be approximately $375,000. The City will reimburse up to 
$280,000 for the traffic signal from the Development Impact Fee Program budget, and the 
remaining cost shall be covered at the developer’s expense. 
 
Consistency with General Plan Designation and Zoning 

The General Plan land use designation for the proposed project site is Commercial Mixed Use. 
This designation encourages the integration of retail and service commercial uses with office 
and/or residential uses. This designation may also allow hospitals and other public/quasi-public 
uses. Pursuant to Chico Municipal Code (CMC) Section 19.44.020, Table 4-6, a “hotel or 
motel” is a service use that may be established in the CC zoning district subject to use permit 
approval, which can be found consistent with the Commercial Mixed Use designation.  
 
The CC zoning district is applied to areas appropriate for a wide range of retail businesses. 
This district also accommodates mixed-use developments with residential uses above the 
ground floor. For example, the following land uses are principally permitted in the CC zoning 
district:  
 

Alcoholic beverage establishment 
Banks and credit unions (any size) 
Churches 
Clinics and labs 
Drug stores/pharmacies 
Grocery stores of any size 
Health/fitness clubs 
Indoor Amusement/Entertainment 
Liquor stores 
Medical offices 
Mortuary/funeral home 

Multi-family housing 
Offices, business and professional 
Personal services 
Pet shops 
Restaurants of any size 
Retail stores of any size 
Shopping centers (200,000 sf. Or larger) 
Storage  
Temporary Emergency shelters 
Transitional and supportive housing 
Vet clinics and animal hospitals (indoor) 

 
“The Chico 2030 General Plan is a statement of community priorities to guide public decision-
making. Given the broad scope of the General Plan, not all goals and policies are obviously 
complementary, and yet they all support the overarching vision for the City. When making 
decisions, goals and policies should be examined comprehensively, not individually. It is not 
the intent of the General Plan to predetermine decisions, but rather to help guide the decision-
making process” (Page 1-1, Introduction, Chico General Plan).  
 
The proposal is consistent with various policies and actions under Land Use (LU) Goals LU-2, 
LU-3 and LU-4; Community Design (CD) Goals CD-1 and CD-5; Economic Development (ED) 
Goals ED-2; Open Space (OS) Goal OS-2; and Circulation (CIRC) Goal CIRC-1.  
 
Specifically, the project would be consistent with General Plan goals and policies to enhance 
regional tourism opportunities and resources to attract visitors who support the local 
businesses and encourage the development of additional recreation and tourism businesses 
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and industries, such as hotels (Goal ED-2; Policy ED-2.1 and ED-2.2). The proposed hotel 
would be subject to a TOT (Transient Occupancy Tax) of 10 percent of the fees charged by 
the operator, generating revenue for the City’s general fund.   
 
The project would develop a commercially zoned property consistent with a land use plan that 
provides a mix and distribution of uses that meet the identified needs of the community (Goal 
LU-2). In recent years, hotel occupancy rates have been high, and the development of a new 
hotel would meet the anticipated need for more short-term stay uses.  A majority of hotel uses 
are located adjacent to Highway 99, accommodating traffic and visitors traveling to or from 
regions to the north or south. The location chosen for the proposed project currently represents 
one of the only hotel sites in east Chico north of Deer Creek Highway (SR 32). The hotel site 
would be conveniently located adjacent to another key transportation corridor and 
accommodate traffic and visitors traveling east to popular recreation destinations such as Lake 
Almanor. The project site is also proximal to medical facilities off Bruce Road which provide 
outpatient services for Enloe Hospital including an urgent care and surgery center, making this 
an appropriate and desirable location for travelling healthcare and medical professionals. The 
proposed hotel would also be located near The Terraces, a senior housing development 
offering both independent and assisted living facilities, making it a sensible option for relatives 
of patients and residents in the senior living community.   
 
Consistent with Policy LU-2.4 to “promote land use compatibility through use restrictions, 
development standards, environmental review and special design considerations”, the project 
is consistent with the purpose of the CMU designation and CC zoning district and meets all 
applicable development standards. Special design considerations were made to minimize 
visual impacts, such as providing large building setbacks and extensive landscaping around 
the site. Additionally, the project has been designed in compliance with creekside development 
standards and would provide a minimum 30-foot setback from the top of bank to any 
development or site improvement (Policy OS-2.5, Action OS-2.5.1). Most of the site would 
consist of landscaped area, and the landscape plan would incorporate new plantings as well 
as enhance the existing natural environment (Goal CD-1, Action CD-1.1.2).  
 
Development of the project would result in traffic and circulation improvements, including the 
future installation of a traffic signal at the intersection of Bruce Road and Sierra Sunrise Terrace 
(Goal CIRC-1, Policy CIRC-1.1, Action CIRC-1.1.1, Policy CIRC-1.2). A Vehicle Miles 
Travelled (VMT) Analysis was prepared as part of the environmental review process (Policy 
CIRC-1.5, Action CIRC-1.5.1) that concluded impacts would be less than most of the principally 
permitted uses that are allowed and would result in net reduction in vehicle miles traveled.  
 
In accordance with Land Use Action 4.2.2 (Pre-Application Meetings), community engagement 
included two noticed neighborhood meetings in December of 2019 and March of 2020 in which 
there was substantial public attendance. The applicant circulated a third invitation to the 
neighborhood for an open house meeting on June 23, 2022; however, attendance was minimal 
with only a handful of individuals stopping through. 
 
Although not required, an initial 30-day courtesy public review of the environmental documents 
and project plans was provided from January 28, 2022, through February 28, 2022, due to the 
interest surrounding this project. However, these environmental documents and plans have 
been posted on the City’s website since January 2022 and the public review has remained 
open and staff continues to receive public comments. As of the date of this report, the City has 
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received numerous written comments expressing opposition to the project, and both the 
applicant and staff have extended great efforts to ensure those communications have been 
included in the public record and addressed in the Response to Comments letter, Attachment 
L (Policy LU-3.3, Action LU-3.3.1).   
 
The project site is in an area of Chico that is experiencing significant growth and development. 
The project would activate a second corner parcel at this intersection, and new landscaping 
and site design would improve aesthetics along the north Deer Creek Highway (SR 32) 
corridor, consistent with CD Policy-2.3.  
 
Planning Commission to consider/discuss the project’s neighborhood compatibility:  

The General Plan provides the following definitions for compatibility:  
 
Compatible (Design). A project design that does not conflict with the site, architecture, and 
landscape design of surrounding projects.  
 
Compatible (Land Use). Capable of existing together without significant conflict. 

 
Staff’s recommendation to the Planning Commission and assessment of compatibility is based 
upon the project’s compliance with the land use, design, and development standards of the 
City’s General Plan, Design Guidelines Manual and Municipal Code. Though staff’s analysis 
did not result in the identification of any significant adverse impacts as a result of project 
implementation, a substantial amount of public correspondence was received in opposition to 
the proposed hotel. While staff has responded to comments relating to traffic, safety and 
environmental concerns in the form of Response to Comments (Attachment L), the Planning 
Commission may wish to consider how the project addresses the General Plan goals and 
policies listed below.   
 

1. Discuss whether the project would enhance the character, identity, and livability of the 
existing neighborhood, consistent with General Plan Land Use Goal LU-3 and Policy LU-
3.3.  

2. Discuss whether the project would be considered “compatible” infill development providing 
a missing neighborhood element, such as neighborhood retail, enhanced architectural 
quality, and circulation improvements, or that otherwise contributes positively to the existing 
neighborhood, consistent with General Plan Land Use Goal LU-4, Policy LU-4.2 and Policy 
LU-4.4.  

3. Discuss whether the project would reinforce the desirable elements of the neighborhood 
including architectural scale, style, and setback patterns, and if the project reflects a context 
sensitive design that maintains compatibility and raises the quality of the area’s architectural 
character, consistent with General Plan Community Development Goal CD-5, Policy CD-
5.1 and Policy CD-5.3.   

 
The proposal represents an infill development project and complies with all the development 
standards set forth in Title 19, including lot coverage, landscaping, parking, setbacks and 
building height. The project is located within a widely permissive commercial zoning district 
and represents a land use that would have lesser impacts to traffic, vehicle miles traveled, 
parking, and density of development than other principally permitted land uses such as grocery 
stores, restaurants, or multi-family residential housing. The location chosen for the proposed 
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project currently represents one of the only hotel sites in east Chico north of Deer Creek 
Highway (SR 32) and would be conveniently located adjacent to this key transportation 
corridor. The project site is also proximal to medical facilities off Bruce Road which provide 
outpatient services for Enloe Hospital and The Terraces senior living community, making this 
an appropriate and desirable location for travelling healthcare professionals and visitors of 
residents in the senior living community.  For these reasons, staff believes that the hotel use 
would be an acceptable addition to the existing neighborhood.  
 
Surrounding Development Context 

Several multi-story residential buildings are located in the project vicinity, including Sierra 
Sunrise Apartments (3 stories) off of Sierra Sunrise Terrace, and Sterling Oaks Apartments (3 
stories) off Bruce Road. As previously mentioned in this report, new residential projects along 
the south side of Deer Creek Highway (SR 32) (directly south of the project site) are approved 
for several three-story apartment buildings.  
 
While the four-story hotel building would represent one of the taller structures in the area at 
predominately 49 feet, 3 inches tall, the building height would be comparable to the four-story 
assisted living facility “The Terraces” located approximately 1,000 feet east of the project site 
on Sierra Sunrise Terrace, which has a height of roughly 45 feet. Visual impacts of the hotel 
building would be further reduced by the natural topography of the area. For instance, the 
proposed location of the hotel sits at an elevation approximately 20 feet lower than “The 
Terraces” facility and 20-40 feet lower than the building sites for the three-story apartment 
projects being developed just south of the project site.   

 
The project would comply with the maximum allowed building height of 57 feet in the CC zoning 
district. The project site is adjacent to other CC zoned parcels which would be entitled to the 
same building height, so future development resulting in a similar building height to the 
proposed hotel could be expected. Special design considerations were made to minimize 
visual impacts, such as providing large building setbacks and extensive landscaping around 
the site.  
 
Consistency with the Design Guidelines Manual  

As it relates to the four-story building volume, the project is consistent with Design Guidelines 
that call for commercial buildings to use appropriate massing, fenestration, and materials to 
provide a pedestrian-level scale (DG 2.2.11). As shown on Attachment J, the visual 
prominence of the proposed four-story building would be lessened by the building placement 
at the center of the site and setback from the surrounding street frontages. The positioning of 
the building in this location would take advantage of topography of the site, siting the building 
at a lower elevation point than surrounding development to the east and south.  
 
A detailed analysis of the project’s consistency with the City’s Design Guidelines Manual will 
be included in the report to the ARHPB for its review and consideration.                                
 
ENVIRONMENTAL REVIEW 
 
The site has been graded and a previous stockpile of soil and construction rubble and debris 
removed in 2020 for which a mitigated negative declaration (MND) was prepared in 2018.  

The proposed development project has been determined to be categorically exempt pursuant 
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to the California Environmental Quality Act (CEQA) Guidelines Section 15332 (In-Fill 
Development Projects). Consistent with this exemption, the project is: consistent with the 
applicable General Plan designation, zoning regulations, and General Plan policies; is less 
than five acres in size, substantially surrounded by urban uses; has no significant habitat value 
for special status species; will not result in any significant impacts regarding traffic, noise, air 
quality, or water quality; and can be adequately served by all required utilities and public 
services (see Attachment M, Notice of Exemption – Environmental Analysis). Several 
supporting special studies were prepared for the project, including an updated Biological 
Assessment, Vehicle Miles Travelled (VMT) Analysis and Signal Warrant Evaluation, Noise 
Assessment, Air Quality and Greenhouse Gas Assessment, and Energy Consumption 
Analysis that concluded there is no potential for any environmental impact.  Please refer to the 
Response to Comments in Attachment L for further discussion on the lack of environmental 
impacts associate with the proposed hotel.   
 
ALTERNATIVE ACTIONS 
 
There has been significant public input received highlighting issues related to the proposed 
project’s incompatibility with the neighborhood, and other potential impacts associated with 
hotel development and operation (see Attachment N, Public Correspondence). It is, therefore, 
important to provide a balanced perspective of alternative actions for the Planning 
Commission’s consideration. Staff understands and respects the arguments against the 
project but based on the General Plan and Municipal Code consistency analysis, as well as 
the environmental review, cannot find a basis to recommend denial of the project.  As a 
Planning Commissioner, though, it is appropriate to feel differently about this proposal and the 
only requirement for denial is a determination that the site is not suitable for a hotel, and to find 
that the hotel would negatively impact the neighborhood. Therefore, staff has provided 
alternative actions in the event that a majority of the Planning Commission feels the hotel is 
inappropriate at this location, or that a redesign would make the project more compatible with 
the adjacent neighborhood. They include: 

1. Approve the project per staff’s recommendation; 

2. Deny the project based on incompatibility with the neighborhood; or 

3. Modify the project to be more compatible with a lower building height. 
 
If denial or modification of the project is considered, staff will need to get a clear reading of the 
particular issues of concern from the Planning Commission in order to develop the findings for 
the denial or modification of the project.    
 
REQUIRED FINDINGS FOR APPROVAL 
 
Following a public hearing, the Planning Commission may approve a use permit application, 
with or without conditions, only if all the required findings set forth in CMC Section 19.24.040 
can be made.  
 
Use Permit Findings  
 

A. The proposed use is allowed within the subject zoning district and complies with all 
of the applicable provisions of Chapter 19.24 (Use Permits).  
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The proposed development is allowed within the subject zoning district and generally 
complies with all the applicable provisions of these Regulations and applicable design 
guidelines. Chico Municipal Code 19.44.020, Table 4-6, allows for the development of a 
hotel in the CC (Community Commercial) zoning district, subject to use permit approval. 
This use permit has been processed in accordance with the requirements of Chapter 19.24.  

 
B. The proposed use would not be detrimental to the health, safety, and general welfare 

of persons residing or working in the neighborhood of the proposed use.  
 

No impacts to the health, safety, or welfare of persons residing or working in the 
neighborhood have been identified in connection with the proposed hotel project. The 
project complies with all applicable development standards for the CC zoning district and 
has been reviewed by the City's Fire and Police Departments to ensure any concerns with 
evacuation are vetted and resolved prior to project approval. Neither department identified 
any concerns with wildland fires or with inhibiting evacuation capabilities with 
implementation of the proposed hotel. In addition, the installation of a new traffic signal at 
the intersection of Bruce Road and Sierra Sunrise Terrace as a condition of the project’s 
development would improve general traffic and circulation patterns of the greater area.  

 
C. The proposed use will not be detrimental and/or injurious to property and 

improvements in the neighborhood of the proposed use, as well as the general 
welfare of the City.  

 
The proposed hotel use would not be detrimental to property and improvements in the 
neighborhood of the proposed use, as well as the general welfare of the City. The 
surrounding area currently contains a mix of residential and commercial uses, along with 
improved streets and public transportation facilities including three bus stops on Bruce 
Road between Deer Creek Highway (SR 32) and Lakewest Drive. Existing regulations 
require that any public improvements damaged during construction be repaired or 
reconstructed by the applicant. The site can be adequately served by all required utilities 
and public services. Stormwater from the site will be screened by the proposed landscaping 
to the south and a proposed bioswale to the west before being directed to an existing 
concrete storm drain system along Deer Creek Highway (SR 32). No impacts to property 
or improvements have been identified, including impacts related to public parking.  

 
D. The proposed use will be consistent with the policies, standards, and land use 

designations established by the General Plan.  
 

The proposed project is consistent with several General Plan goals, policies and actions 
under Land Use (LU) Goals LU-2, LU-3 and LU-4; Community Design (CD) Goals CD-1, 
CD-2 and CD-5; Economic Development (ED) Goals ED-2; Open Space (OS) Goal OS-2; 
and Circulation (CIRC) Goal CIRC-1. Specifically, the project would be consistent with 
General Plan goals and policies to enhance regional tourism opportunities and resources 
to attract visitors who support the local businesses and encourage the development of 
additional recreation and tourism businesses and industries, such as hotels (Goal ED-2; 
Policy ED-2.1 and ED-2.2). The project would develop a commercially zoned property 
consistent with a land use plan that provides a mix and distribution of uses that meet the 
identified needs of the community (Goal LU-2). Consistent with Policy LU-2.4 to “promote 
land use compatibility through use restrictions, development standards, environmental 
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review and special design considerations”, the project is consistent with the purpose of the 
CMU designation and CC zoning district and meets all applicable development standards. 
Special design considerations were made to minimize visual impacts, such as providing 
large building setbacks and extensive landscaping around the site.  

 
Additionally, the project has been designed in compliance with creekside development 
standards and would provide a minimum 30-foot setback from the top of bank to any 
development or site improvement (Policy OS-2.5, Action OS-2.5.1). Most of the site would 
consist of landscaped area, and the landscape plan would incorporate new plantings as 
well as enhance the existing natural environment (Goal CD-1, Action CD-1.1.2). New 
landscaping and site design would improve aesthetics along the north Deer Creek Highway 
(SR 32) corridor, consistent with CD Policy-2.3.  

 
E. The design, location, size, and operating characteristics of the proposed use are 

compatible with the existing and future land uses in the vicinity.  
 

The project would be consistent with all applicable development standards including lot 
coverage, landscaping, parking, setbacks and building height as set forth in CMC Section 
19.44.030. The project is located within a widely permissive commercial zoning district and 
represents a land use that would have lesser impacts to traffic, vehicle miles traveled, 
parking, and density of development than other principally permitted land uses in the CC 
zoning district. The location chosen for the proposed project would be conveniently located 
adjacent to a key transportation corridor.  

 
The CC zoning district allows for building coverage up to 95 percent of the total site area, 
requiring at least 5 percent be landscaped. The project’s total building coverage would 
represent only 10 percent of the site, with the remaining area dedicated to parking and 
landscaping. While the four-story hotel building would represent one of the taller structures 
in the area at predominately 49 feet, 3 inches tall, the building height would be comparable 
to the four-story assisted living facility “The Terraces” located approximately 1,000 feet east 
of the project site on Sierra Sunrise Terrace, which has a height of roughly 45 feet. 
Furthermore, the site design is context sensitive as it provides for enhanced setbacks and 
landscaping to lessen visual impacts of the proposed hotel building.   
 

Architectural Review Findings 

 

A. The proposed development is consistent with the General Plan, any applicable specific 
plan, and any applicable neighborhood or area plans. 

          
The proposal is consistent with various General Plan policies and actions under Land Use 
(LU) Goals LU-2, LU-3 and LU-4; Community Design (CD) Goals CD-1 and CD-5; 
Economic Development (ED) Goals ED-2; Open Space (OS) Goal OS-2; and Circulation 
(CIRC) Goal CIRC-1. Specifically, the project would be consistent with General Plan goals 
and policies to enhance regional tourism opportunities and resources to attract visitors who 
support the local businesses and encourage the development of additional recreation and 
tourism businesses and industries, such as hotels (Goal ED-2; Policy ED-2.1 and ED-2.2).  

 
Consistent with Policy LU-2.4 to “promote land use compatibility through use restrictions, 
development standards, environmental review and special design considerations”, the 
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project is consistent with the purpose of the CMU designation and CC zoning district and 
meets all applicable development standards. The project has been designed in compliance 
with creekside development standards and would provide a 30-foot setback from the top 
of bank to any development or site improvement (Policy OS-2.5, Action OS-2.5.1). Most of 
the site would consist of landscaped area, and the landscape plan would incorporate new 
plantings as well as enhance the existing natural environment (Goal CD-1, Action CD-
1.1.2).  
 
Development of the project would result in traffic and circulation improvements, including 
the future installation of a traffic signal at the intersection of Bruce Road and Sierra Sunrise 
Terrace (Goal CIRC-1, Policy CIRC-1.1, Action CIRC-1.1.1, Policy CIRC-1.2). A Vehicle 
Miles Travelled (VMT) Analysis was prepared as part of the environmental review process 
(Policy CIRC-1.5, Action CIRC-1.5.1) that concluded impacts would be less than most of 
the principally permitted uses that are allowed and would result in net reduction in vehicle 
miles traveled. The project would activate a second corner parcel at this intersection, and 
new landscaping and site design would improve aesthetics along the north Deer Creek 
Highway (SR 32) corridor, consistent with CD Policy-2.3.  

 

B. The proposed development, including the character, scale, and quality of design are 
consistent with the purpose/intent of this chapter and any adopted design guidelines. 

 

As it relates to the four-story building volume, the Planning Commission finds that the 
project is consistent with Design Guidelines that call for commercial buildings to use 
appropriate massing, fenestration, and materials to provide a pedestrian-level scale (DG 
2.2.11). The scale and visual prominence of the proposed four-story building would be 
lessened by the building placement at the center of the site and setback from the 
surrounding street frontages. The positioning of the building in this location would take 
advantage of topography of the site, siting the building at a lower elevation point than 
surrounding development to the east and south.  
 
The ARHPB shall review the project for consistency with this finding as it relates to the 
character and quality of design.  

 
C. The architectural design of structures, including all elevations, materials and colors are 

visually compatible with surrounding development. Design elements, including 
screening of equipment, exterior lighting, signs, and awnings, have been incorporated 
into the project to further ensure its compatibility with the character and uses of adjacent 
development. 

 

As it relates to the four-story building volume, the Planning Commission finds that 
enhanced setbacks and landscaping buffers lessen visual impacts of the proposed hotel 
and reduce the visual prominence of the building volume to a reasonable scale. The 
building height would be comparable to the four-story assisted living facility “The Terraces” 
located approximately 1,000 feet east of the project site on Sierra Sunrise Terrace, which 
has a height of roughly 45 feet. Furthermore, the Planning Commission finds that the 
proposed hotel building would be visually compatible in terms of size and height with future 
surrounding development of the Oak Valley Master Plan area, which includes multiple 
three-story apartment buildings sited on higher elevation points than the project site.   
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The ARHPB shall review the project for consistency with this finding as it relates to 
architectural design elements such as color and material selection, equipment screening, 
exterior lighting, signs, and awnings.  

 
D. The location and configuration of structures are compatible with their sites and with 

surrounding sites and structures, and do not unnecessarily block views from other 
structures or dominate their surroundings. 

 
As it relates to the four-story building volume, the Planning Commission finds that the 
proposed hotel would not unnecessarily block views from other structures. The CC zoning 
district allows for building coverage up to 95 percent of the total site area, requiring at least 
5 percent be landscaped. The project’s total building coverage would represent 
approximately 10 percent of the site (16,655 square feet), while 57 percent (102,241 
square feet) of the site would be landscaped. While the four-story hotel building would 
represent one of the taller structures in the area at predominately 49 feet, 3 inches tall, the 
building height would be comparable to the four-story assisted living facility “The Terraces” 
located approximately 1,000 feet east of the project site on Sierra Sunrise Terrace, which 
has a height of roughly 45 feet. Visual impacts of the hotel building would be further 
reduced by the natural topography of the area.  
 
The project would comply with the maximum height for main buildings in the CC zoning 
district (57 feet). Per CMC Section 19.60.070.E, parapet walls are permitted height 
projections that may extend up to 6 feet above the height limit of the structure. The four-
story building would have a height of predominately 49 feet, 3 inches, with tower and 
parapet elements extending to 59 feet, 3 inches (or approximately 2-feet, 3 inches (above 
the base height allowance of 57 feet) into the 6-foot permitted height projection), consistent 
with building height requirements. The project site is adjacent to other CC zoned parcels 
which would be entitled to the same building height, so future development resulting in a 
similar building height to the proposed hotel could be expected. Special design 
considerations were made to minimize visual impacts, such as providing large building 
setbacks and extensive landscaping around the site. The building’s dominance will 
diminish over time as the onsite landscaping and trees grow to maturity and with additional 
surrounding development, as more buildings are added less impact will be felt from each 
individual one.  

 

E. The general landscape design, including the color, location, size, texture, type, and 
coverage of plant materials, and provisions for irrigation and maintenance, and 
protection of landscape elements, have been considered to ensure visual relief, to 
complement structures, and to provide an attractive environment. 

 
As it relates to the four-story building volume, the Planning Commission finds that the 
landscape design would provide visual relief with extensive plantings, including a total of 
69 new trees and a variety of shrubs and groundcover. The proposed landscaping will 
provide a variety of seasonal color, while minimizing irrigation demands. The project 
proposes to landscape approximately 57 percent of the site, far exceeding the minimum 
landscaping requirement of 5 percent. The ARHPB shall review the project for consistency 
with this finding as it relates to the overall quality of the landscape design including variety 
of plantings, irrigation demands, attractiveness.  
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PUBLIC CONTACT 
 
Community engagement included two noticed neighborhood meetings in December of 2019 
and March of 2020 in which there was substantial public attendance. The applicant circulated 
a third invitation to the neighborhood for an open house meeting on June 23, 2022; however, 
attendance was minimal with only a handful of individuals stopping through.  
 
Due to the public interest surrounding this project, an initial 30-day courtesy public review of 
the environmental documents and project plans was provided from January 28, 2022, through 
February 28, 2022. However, these environmental documents and plans have been posted on 
the City’s website since January 2022 and the public review has remained open and staff 
continues to receive public comments.  Staff received a significant amount of public input, with 
the majority of concerns relating to safety, traffic and visual impacts, and general neighborhood 
compatibility. All written comments received prior to the distribution of this report have been 
included for the Planning Commission’s review as Attachment N, Public Correspondence. 

 
A 10-day public hearing notice was mailed to all landowners and residents within 500 feet of 
the site and a legal notice was displayed in the Chico Enterprise Record, consistent with 
standard noticing procedure for use permit applications.    
 
DISTRIBUTION 
Internal 
PC Distribution 
CDD Vieg 
 
External  
Continuum Hospitality, LLC., 5080 California Avenue, Suite 415, Bakersfield, CA 93309 
MWT Architect, Attn: Melissa Stevens melissa@mwtusa.com  
             Attn: Sirvan Pour sirvan@mwtusa.com   
Northstar, Attn: Mark Wolfe mwolfe@northstareng.com;  
    Attn: Jim Stevens jstevens@northstareng.com   
Thomas H. Phelps Landscape Architecture, Attn: Thomas Phelps; thphelps@sbcglobal.net  
Michael Baker International, LLC., Attn: John Hope; john.hope@mbakerintl.com  
Centric Health, Attn: Ajay Anand; aanand@centrichcare.com  
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Exhibit I 
 

EXHIBIT I  
CONDITIONS OF APPROVAL 

Use Permit 19-25 and Architectural Review 19-22  
(TownePlace Suites Hotel) 

 
1. The front page of all approved building plans shall note in bold type face that the project 

shall comply with Use Permit 19-25 and Architectural Review 19-22 (TownePlace 
Suites Hotel). No building permits related to this approval shall receive final approval 
without prior authorization of Community Development Department Planning staff. 

2. All development shall comply with all other Federal, State and local Code provisions, 
including those of the City of Chico Community Development and Public Works 
Departments. The permittee is responsible for contacting these offices to verify the 
need for compliance.  

3. All approved building plans and permits shall note that wall-mounted utilities and roof 
or wall penetrations, including vent stacks, utility boxes, exhaust vents, gas meters 
and similar equipment, shall be screened by appropriate materials and colors. All 
parapet caps and other metal flashing shall be painted, consistent with the approved 
building colors. Exterior louvers of the PTAC units shall be painted to match the 
exterior building façade. Adequate screening shall be verified by Planning staff prior 
to issuance of a certificate of occupancy. 

4. Site and architectural design shall be subject to review and approval by the 
Architectural Review and Historic Preservation Board (ARHPB).  

5. Installation of a traffic signal at the intersection of Bruce Road and Sierra Sunrise 
Terrace shall be the at the expense of the developer.  

6. All exterior lighting shall be shielded and directed downward to avoid light spillage onto 
adjacent properties.  

7. Applicant shall provide detailed landscaping plans compliant with AB 1881 water 
efficiency requirements to be reviewed and approved by planning staff prior to building 
permit issuance. 

8. All signage proposed for the project shall be reviewed administratively and approved 
under a separate permit.  

9. All new electric, telephone, and other wiring conduits for utilities shall be placed 
underground in compliance with CMC 19.60.120. 

10. The applicant shall defend, indemnify, and hold harmless the City of Chico, its boards 
and commissions, officers and employees against and from any and all liabilities, 
demands, claims, actions or proceedings and costs and expenses incidental thereto 
(including costs of defense, settlement and reasonable attorney’s fees), which any or 
all of them may suffer, incur, be responsible for or pay out as a result of or in connection 
with any challenge to or claim regarding the legality, validity, processing or adequacy 
associated with: (i) this requested entitlement; (ii) the proceedings undertaken in 
connection with the adoption or approval of this entitlement; (iii) any subsequent 
approvals or permits relating to this entitlement; (iv) the processing of occupancy 
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permits and (v) any amendments to the approvals for this entitlement.  The City of 
Chico shall promptly notify the applicant of any claim, action or proceeding which may 
be filed and shall cooperate fully in the defense, as provided for in Government code 
section 66474.9. 
 

11. The following conditions shall be noted on the front page of all building plans prior to 
commencement of construction activities:  

 
a. If during ground disturbing activities, any bones, pottery fragments or other 

potential cultural resources are encountered, the applicant or their supervising 
contractor shall cease all work within the area of the find and notify the Community 
Development Department at 530-879-6800. A professional archaeologist who 
meets the Secretary of the Interior’s Professional Qualification Standards for 
prehistoric and historic archaeology and who is familiar with the archaeological 
record of Butte County, shall be retained by the applicant to evaluate the 
significance of the find. Community Development Department staff shall notify all 
local tribes on the consultation list maintained by the State of California Native 
American Heritage Commission, to provide local tribes the opportunity to monitor 
evaluation of the site. Site work shall not resume until the archaeologist conducts 
sufficient research, testing and analysis of the archaeological evidence to make a 
determination that the resource is either not cultural in origin or not potentially 
significant. If a potentially significant resource is encountered, the archaeologist 
shall prepare a mitigation plan for review and approval by the Community 
Development Department, including recommendations for total data recovery, 
Tribal monitoring, disposition protocol, or avoidance, if applicable. All measures 
determined by the Community Development Director to be appropriate shall be 
implemented pursuant to the terms of the archaeologist’s report. The preceding 
requirement shall be incorporated into construction contracts and documents to 
ensure contractor knowledge and responsibility for the proper implementation. 
 

b. A qualified biologist will conduct a pre-construction bird nest survey prior to 
issuance of any grading permit for the Project, unless the work will commence 
during the non-breeding season (September 1 through February 28). 
 

c. Up to 48 hours prior to any ground disturbance, pre-construction surveys will be 
conducted by a qualified biologist within the Project limits for western pond turtle 
and western spadefoot. If a pond turtle or western spadefoot is observed in the 
Project limits during construction, all work will be stopped and the turtle or western 
spadefoot will: 1) be allowed to leave on its own volition, or 2) be moved by the 
Project biologist in the direction it was heading, at a safe distance from the grading 
activities, and at a safe location. The biologist will report observations and 
relocations to the City Community Development Department. 

 
12. No authorization is included in this approval for any grading or ground disturbance 

outside the previously graded pad area. 
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Site Parking Matrix

6

REQUIRED TOTAL PARKING SPACES

112

REQUIRED ACCESSIBLE PARKING SPACES

PROVIDED PARKING SPACES

111STANDARD SPACES

-COMPACT SPACES

TOTAL PARKING SPACES 118

ACCESSIBLE (INCLUDING VAN SPACE) 7

NOTE: PARKING
REQUIREMENTS BASED ON
ACCESSIBILITY STANDARDS
PER CURRENT SITE LAYOUT.
COORDINATE PARKING
REQUIREMENTS FOR SPECIFIC
SITE WITH ACCESSIBILITY
REQUIREMENTS AND LOCAL
JURISDICTION AND PROVIDE
WHICHEVER IS STRICTER.

REQUIRED CLEAN AIR SPACES REQUIRED EV CHARGING STATION

11 7

BICYCLE SPACES 14

R E F E R E N C E   N O T E S

REFER TO DESIGN STANDARDS "SITE & BUILDING
EXTERIOR" CHAPTER FOR MAIN REQUIREMENTS RELATED
TO THIS SHEET. ARCHITECT IS RESPONSIBLE FOR
DESIGNING PROJECT IN ACCORDANCE WITH THE ENTIRE
DESIGN STANDARDS.

CRITERIA  NOTES

CRITERIA NOTES ARE SHOWN CATEGORIZED BY DISCIPLINE
AND COULD BE INTERPRETED TO APPLY TO MORE THAN ONE
DISCIPLINE. FOR EFFICIENCY, NOTES ARE ONLY SHOWN
UNDER ONE PREDOMINANT DISCIPLINE. CONSULTANTS
SHOULD FAMILIARIZE THEMSELVES WITH ALL CRITERIA
NOTES.

A0   ARCHITECTURAL

1" = 20'
SITE PLAN1

NTS
BLOCK PLAN
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& MIXED USE

 IMPORTANT NOTICE TO ALL CONTRACTORS AND OR SUBCONTRACTORS: (COMPLETE BUILDING SYSTEMS AND OR INSTALLATIONS)
IF AWARDED A CONTRACT FOR ANY PORTION OF WORK NEEDED TO COMPLETE THIS PROJECT YOU ARE AGREEING TO THE FOLLOWING TERMS:

1. YOU ARE A QUALIFIED CONTRACTOR AND OR SUBCONTRACTOR SPECIFICALLY IN PROVIDING A COMPLETE TURNKEY SERVICE IN YOUR TRADE OR PROFESSION  FOR THE TYPE OF WORK AND SCOPE FOR THIS PROJECT.
2. YOU AGREE TO PROVIDE A COMPLETE DESIGN BUILD SOLUTION BASED ON THE ARCHITECTS INTENDED DESIGN FOR THIS PROJECT.
3. YOUR BID INCLUDED ALL THE STEPS, PROCESSES, MATERIALS, PRODUCTS, GOVERNING PERMITS AND APPROVALS NECESSARY TO PROVIDE A COMPLETED AND WARRANTED SYSTEM OR INSTALLATION THAT DOES NOT REQUIRED ANOTHER CONTRACTOR OR PRODUCT TO COMPLETE YOUR SCOPE OF WORK.
4. YOUR BID MUST HAVE INCLUDED ANY DESIGN INFORMATION REFERENCED WITHIN ANY CIVIL, ARCHITECTURAL, STRUCTURAL, MECHANICAL, ELECTRICAL AND OR PLUMBING DRAWINGS; ALSO NOTE THESE DRAWINGS ARE SCHEMATIC AND ARE INTENDED TO SHOW ONLY BASIC CONCEPTS AND GENERAL INFORMATION. THE COMPLETION OF

YOUR WORK MAY INCLUDE OTHER STEPS, PROCESSES, MATERIALS, PRODUCTS, LABOR, GOVERNING PERMITS AND OR APPROVALS NECESSARY TO PROVIDE A COMPLETE SYSTEM INSTALLATION WHETHER SUGGESTED ON THE DRAWINGS OR NOT.
5. AS AN EXAMPLE: ITEMS AND OR TASKS LIKE;  FIRE CAULK, DRAFT STOPS, FASTENERS, ANCHORS, EMBEDMENTS, DUMPSTERS, DEBRIS CLEAN UP, ETC. ARE YOUR RESPONSIBILITY. ANY WORK NOT COMPLETED IN A TIMELY MANNER, OR INCOMPLETE WORK WILL BE BILLED BACK TO THE CONTRACTOR AND OR SUBCONTRACTOR, AT THE OWNERS'

DISCRETION.
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C1 QUANTITY OF PARKING SPACES TO BE IN ACCORDANCE
WITH DESIGN STANDARDS AND LOCAL CODES
ACCORDANCE WITH DESIGN STANDARDS AND LOCAL
CODES

C3 6" THICK CONCRETE APRON WITH 10-10 W.W.F.
C4 TRUNCATED DOME TACTILE WARNING TRANSITION AT

FLUSH CURB CONDITION
C5 SLOPED SIDEWALK FOR ACCESSIBLE PARKING. PROVIDE

MAXIMUM SLOPE OF 1:12 AND ENSURE CURB IS 6" HIGH OF
LESS

C7 PROVIDE HOSE BIB WITHIN 50' OF DUMPSTER ENCLOSURE
C8 UTILITY EQUIPMENT, POSITION TO BE OUT OF VIEW OF

GUEST AND TO SCREEN WHERE NECESSARY
C10 DECORATIVE METAL SLAT FENCE AT FIRE PIT OPTIONAL;

REFER TO EXTERIOR FINISH INDEX

E31 LIGHT BOLLARDS. LOCATE IN GROUND 8" FROM SIDEWALK
(CENTER TO EDGE) PROVIDE CONCRETE FOUNDATION W/
J-BOX PER MANUF. REQUIREMENTS

E32 PROVIDE UNDERGROUND ELECTRICAL CONDUIT (NOT
WIRED) FOR THE ABILITY TO ADD ELECTRIC CAR (PPV)
CHARGING STATIONS FOR A MINIMUM OF 3% OF THE
TOTAL PARKING COUNT. EXACT LOCATIONS TO BE
DETERMINED BY OWNER/ARCHITECT. MAINTAIN
ACCESSIBLE WIDTH REQUIREMENT OF ADJACENT
SIDEWALK. PROVIDE PIPE BOLLARD TO PROTECT
CHARGING STATION. PROVIDE SIGN STATING “ELECTRIC
VEHICLE PARKING AND CHARGING STATION”.
COORDINATE ALL REQUIREMENTS WITH CHARGING
STATION MANUFACTURER. INSTALL 1 - 4" CONDUIT TO THE
NEAREST ELECTRICAL ROOM AND 1 - 2" CONDUIT TO THE
NEAREST IDF CLOSET FROM THE LOCATION WHERE THE
ELECTRIC CAR CHARGERS ARE PROPOSED TO BE
INSTALLED NOW OR IN THE FUTURE

E33 PARKING LIGHT FIXTURE ALONG PERIMETER OF PARKING
LOT TO BE CENTERED ON PARKING STRIPES TO PROTECT
FROM VEHICLE OVERHANG DAMAGE

A24 ASSIGN A DESIGNATE SMOKING AREA FOR PUBLIC AND
EMPLOYEES. LOCATION AND DISTANCE FROM ENTRANCE
AT THE REAR OF THE BUILDING MUST FOLLOW LOCAL
CODE

A25 EDGE OF PORTE COCHERE CANOPY ABOVE, REFER TO
DRAWING AS101.1 FOR DETAILS

A26 DUMPSTER ENCLOSURE - MUST PROVIDE ROOF

A27 MONUMENT SIGN, REFER TO EXTERIOR SIGNAGE
SPECIFICATIONS

A29 SIDE ENTRY CANOPY ABOVE, REFER TO DRAWING A402 FOR
DETAILS

A30 ENTRANCE PATIO TRELLIS, REFER TO DRAWING AS103 FOR
DETAILS

A31 POOL PATIO FENCE. SEE SHEET AS105 FOR DETAILS

R E F E R E N C E   N O T E S

C0   CIVIL

E0   ENGINEERING

A32 BICYCLE RACK AREA
A33 MIN. 20' FIRE LANE

11 7

A34 UNAUTHORIZED VEHICLE SIGN
A37 WHEEL STOP TO BE PLACED MIN 2'-6" FROM EDGE OF THE

WALKWAY
1" = 60'
KEY SITE PLAN2

A38 ACCESSIBLE ROUTE
A39 PROVIDE "SHUTTLE SERVICE (OR RIDE SHARE) PARKING

ONLY" SIGN FOR DESIGNATED LOADING/UNLOADING SPACE
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UP 19-25, AR 19-22 
  (Town Place Suites Hotel)
APN 018-230-001-000

PROJECT SITE

BIDWELL
PARK

CITY / COUNTY BOUNDARY

MARSH
JHS

COUNTY

LITTLE CHICO CREEK

CA
PA

RK
LA

KE
S

DEAD HORSE SLOUGH

COUNTY

MERIAM PARK

HRBD

BR
U

C
E R

D

HUMBOLDT RD

ST HWY 32

YO
SEM

ITE DR

E 8TH ST

STILSON CANYO N RD

BRUCE RD

Bruce Road Widening Project
(constr 2023)

St Hwy 32 Widening Project Ph3

Current Construction and Approved Projects
 1 Meriam Park North* - 239 lots
 2 Oak Valley Phs1A&B* - 86 lots
 3 Oak Valley Ph2 - 231 lots
 4 Oak Valley Planned Development Area

 5 Lava Ridge Apts* - 98 units
 6 Deer Creek Apts* - 204 units
 7 North Creek Apts* - 101 units

 8 North Creek Crossings Apts* - 160 units
 9 Sen Conness Apts - 162 units
10 ARCO AMPM

Notre Dame Blvd
Bridge Construction

(estimated constr 2024)

COUNTY

1

10

2
3

4

6
5

8

9

SIERRA SUNR ISE TERR

7

HUMBOLDT RD (closed)

NATIVE OAK DR

N
O

TRE DAME BLVD

* Currently Under Construction
Remaining Land - (approximately 585 units/lots)

4
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 IMPORTANT NOTICE TO ALL CONTRACTORS AND OR SUBCONTRACTORS: (COMPLETE BUILDING SYSTEMS AND OR INSTALLATIONS)
IF AWARDED A CONTRACT FOR ANY PORTION OF WORK NEEDED TO COMPLETE THIS PROJECT YOU ARE AGREEING TO THE FOLLOWING TERMS:

1. YOU ARE A QUALIFIED CONTRACTOR AND OR SUBCONTRACTOR SPECIFICALLY IN PROVIDING A COMPLETE TURNKEY SERVICE IN YOUR TRADE OR PROFESSION  FOR THE TYPE OF WORK AND SCOPE FOR THIS PROJECT.
2. YOU AGREE TO PROVIDE A COMPLETE DESIGN BUILD SOLUTION BASED ON THE ARCHITECTS INTENDED DESIGN FOR THIS PROJECT.
3. YOUR BID INCLUDED ALL THE STEPS, PROCESSES, MATERIALS, PRODUCTS, GOVERNING PERMITS AND APPROVALS NECESSARY TO PROVIDE A COMPLETED AND WARRANTED SYSTEM OR INSTALLATION THAT DOES NOT REQUIRED ANOTHER CONTRACTOR OR PRODUCT TO COMPLETE YOUR SCOPE OF WORK.
4. YOUR BID MUST HAVE INCLUDED ANY DESIGN INFORMATION REFERENCED WITHIN ANY CIVIL, ARCHITECTURAL, STRUCTURAL, MECHANICAL, ELECTRICAL AND OR PLUMBING DRAWINGS; ALSO NOTE THESE DRAWINGS ARE SCHEMATIC AND ARE INTENDED TO SHOW ONLY BASIC CONCEPTS AND GENERAL INFORMATION. THE COMPLETION OF

YOUR WORK MAY INCLUDE OTHER STEPS, PROCESSES, MATERIALS, PRODUCTS, LABOR, GOVERNING PERMITS AND OR APPROVALS NECESSARY TO PROVIDE A COMPLETE SYSTEM INSTALLATION WHETHER SUGGESTED ON THE DRAWINGS OR NOT.
5. AS AN EXAMPLE: ITEMS AND OR TASKS LIKE;  FIRE CAULK, DRAFT STOPS, FASTENERS, ANCHORS, EMBEDMENTS, DUMPSTERS, DEBRIS CLEAN UP, ETC. ARE YOUR RESPONSIBILITY. ANY WORK NOT COMPLETED IN A TIMELY MANNER, OR INCOMPLETE WORK WILL BE BILLED BACK TO THE CONTRACTOR AND OR SUBCONTRACTOR, AT THE OWNERS'

DISCRETION. N.T.S
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CRITERIA NOTES ARE SHOWN CATEGORIZED BY DISCIPLINE
AND COULD BE INTERPRETED TO APPLY TO MORE THAN ONE
DISCIPLINE. FOR EFFICIENCY, NOTES ARE ONLY SHOWN
UNDER ONE PREDOMINANT DISCIPLINE. CONSULTANTS
SHOULD FAMILIARIZE THEMSELVES WITH ALL CRITERIA
NOTES.

 A0   ARCHITECTURAL

A34 REFER TO THE SPECIFICATIONS FOR ASSISTANCE
WITH ORDERING THE WEBER GRILL

A36 ACCESSIBLE DROP-OFF SHALL BE MARKED WITH
PAINTED BORDERLINE AROUND THEIR PERIMETER.
THE AREA WITHIN THE BORDERLINES SHALL BE
MARKED WITH HATCHED LINES A MAXIMUM OF 36
INCHES ON CENTER IN A COLOR CONTRASTING WITH
THAT OF THE AISLE SURFACE.

C0 CIVIL

C9 PROVIDE EDGE/CURB RESTRAINT AT EDGE OF 
PAVERS.

C10 DECORATIVE METAL SLAT FENCE AT FIRE PIT 
OPTIONAL; REFER TO EXTERIOR FINISH INDEX.

C11 DEPRESS SLAB AT PATIO FOR TILE PAVER PV-2;
COORDINATE WITH TILE MANUFACTURER.

 L0 LANDSCAPING

L9 PROVIDE EVERGREEN SHRUBS OR SEASONAL PLANTS
AT TALL PLANTERS FOR PRIVACY.

L10 EXTERIOR TILE (PV-2) IS TO BE QUARTER TURNED TO
MAKE A DIAMOND SHAPE OUT OF FOUR (4) TILES.
EXTERIOR TILE (PV-2) AT PATIO (GRILLE AREA) IS A
BRAND REQUIRED ITEM; THIS TILE MAY NOT BE
VALUE-ENGINEERED.

R E F E R E N C E   N O T E S

A. REFER TO DESIGN STANDARDS "SITE & BUILDING
EXTERIOR" CHAPTER FOR MAIN REQUIREMENTS
RELATED TO THIS SHEET. ARCHITECT IS
RESPONSIBLE FOR DESIGNING PROJECT IN
ACCORDANCE WITH THE ENTIRE DESIGN STANDARDS.

CRITERIA  NOTES
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A38

REFERENCE NOTES

REFER TO ELECTRICAL DRAWING FOR MORE
INFORMATION.

A. REFER TO DESIGN STANDARDS "RECREATION CHAPTER
FOR MAIN REQUIREMENTS RELATED TO FACILITIES"
SHEET. ARCHITECT IS RESPONSIBLE FOR THIS PROJECT
IN ACCORDANCE WITH THE ENTIRE DESIGNING
STANDARDS.  DESIGN
REFER TO INTERIOR FINISH INDEX FOR FINISH AND
MATERIALS COLORS.

REFER TO DESIGN GUIDE PROJECT MANUAL PLUMBING
FIXTURE MATRIX AND PLUMBING MASTER PRODUCT
MANUAL FOR PLUMBING FIXTURE FIXTURE
INFORMATION.

SURFACE MOUNTED SIGNAGE, REFER TO SIGNAGE
SPECIFICATONS - INTERIOR GRAPHICS INTERIOR FOR
PACKAGE INFO.

CRITERIA  NOTES

CRITERIA NOTES ARE SHOWN CATEGORIZED BY AND
COULD BE INTERPRETED TO APPLY TO MORE THAN
DISCIPLINE DISCIPLINE. FOR EFFICIENCY, NOTES ARE ONLY
ONE UNDER ONE PREDOMINANT DISCIPLINE.  SHOWN
SHOULD FAMILIARIZE THEMSELVES WITH ALL
CONSULTANTS NOTES.  CRITERIA

ARCHITECTURAL

E36 DOOR SECURED WITH CARD READER
E42 EYEWASH STATION

A101 FIXED ACCESSIBLE LIFT AS REQUIRED BY ADA, VERIFY
APPLICAPBLE CODE REQUIREMENTS. SEE PMM FOR
EQUIPMENT INFORMATION

A103 STAINLESS STEEL POOL HANDRAIL WITH PEENED
FINISH AND POOL STEPS WITH TILE NOSING

A104 COORDINATE SIZE OF POOL EQUIPMENT ROOM. ROOM
WITH CLEARANCES REQUIRED FOR EQUIPMENT AND
STORAGE MATERIALS. SEE SHEET A105.3 FOR
SCHEMATIC EQUIPMENT LAYOUT

A105 SEE SHEETS A105.2 TRHOUGH A105.4 FOR DETAIL
INFORMATION ON POOL LAYOUT AND EQUIPMENT. SEE
ALSO THE PROJECT MANUAL MASTER FOR
SPECIFICATION INFORMATION ON POOL
MANUFACTURER

A102 CONTROLLED ACCESS TO POOL DECK OR PATIO. DOOR
TO REMAIN OPEN IN EGRESS DIRECTION AT ALL
TIMES. SEE DOOR SCHEDULE FOR ADDITIONAL INFO

ENGINEERING

B.

C.

D.

E.

A

E

A38 STAMPED CONCRETE REFER TO FINISH INDEX.
ARCHITECT IS RESPONSIBLE FOR ACCESSIBILITY
COMPLIANCE.
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 IMPORTANT NOTICE TO ALL CONTRACTORS AND OR SUBCONTRACTORS: (COMPLETE BUILDING SYSTEMS AND OR INSTALLATIONS)
IF AWARDED A CONTRACT FOR ANY PORTION OF WORK NEEDED TO COMPLETE THIS PROJECT YOU ARE AGREEING TO THE FOLLOWING TERMS:

1. YOU ARE A QUALIFIED CONTRACTOR AND OR SUBCONTRACTOR SPECIFICALLY IN PROVIDING A COMPLETE TURNKEY SERVICE IN YOUR TRADE OR PROFESSION  FOR THE TYPE OF WORK AND SCOPE FOR THIS PROJECT.
2. YOU AGREE TO PROVIDE A COMPLETE DESIGN BUILD SOLUTION BASED ON THE ARCHITECTS INTENDED DESIGN FOR THIS PROJECT.
3. YOUR BID INCLUDED ALL THE STEPS, PROCESSES, MATERIALS, PRODUCTS, GOVERNING PERMITS AND APPROVALS NECESSARY TO PROVIDE A COMPLETED AND WARRANTED SYSTEM OR INSTALLATION THAT DOES NOT REQUIRED ANOTHER CONTRACTOR OR PRODUCT TO COMPLETE YOUR SCOPE OF WORK.
4. YOUR BID MUST HAVE INCLUDED ANY DESIGN INFORMATION REFERENCED WITHIN ANY CIVIL, ARCHITECTURAL, STRUCTURAL, MECHANICAL, ELECTRICAL AND OR PLUMBING DRAWINGS; ALSO NOTE THESE DRAWINGS ARE SCHEMATIC AND ARE INTENDED TO SHOW ONLY BASIC CONCEPTS AND GENERAL INFORMATION. THE COMPLETION OF

YOUR WORK MAY INCLUDE OTHER STEPS, PROCESSES, MATERIALS, PRODUCTS, LABOR, GOVERNING PERMITS AND OR APPROVALS NECESSARY TO PROVIDE A COMPLETE SYSTEM INSTALLATION WHETHER SUGGESTED ON THE DRAWINGS OR NOT.
5. AS AN EXAMPLE: ITEMS AND OR TASKS LIKE;  FIRE CAULK, DRAFT STOPS, FASTENERS, ANCHORS, EMBEDMENTS, DUMPSTERS, DEBRIS CLEAN UP, ETC. ARE YOUR RESPONSIBILITY. ANY WORK NOT COMPLETED IN A TIMELY MANNER, OR INCOMPLETE WORK WILL BE BILLED BACK TO THE CONTRACTOR AND OR SUBCONTRACTOR, AT THE OWNERS'

DISCRETION. N.T.S
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3/4" = 1'-0"
CONDENSER FENCE ELEVATION9

ELEVATION PLAN

EXTEND GRAVEL 4" BEYOND
ENCLOSURE
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GALV. METAL STRAP

1X6

2X4
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1/2" = 1'-0"
SIDEWALK CURB DETAIL8

SLOPE TO CURB

1/8" PER FOOT

"BROOM FINISHED"
CONC. WALK
CONC. CURB/GUTTER
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1X4 VERTICAL WOOD SLATS

1X8 CEDAR CAP WITH EASED EDGES

1x6 WOOD TRIM

GRADE

1X6 WOOD TRIM

1/4" GAP BETWEEN CAP AND TOP OF POST

P.T. 2X6 NAILERS

CONCRETE SLAB WITH INTEGRAL
TURN-DOWN FOOTING

CONCRETE CURB INTEGRAL WITH
SLAB WITH 1" CHAMFER AT CURB
EDGES

3-1/2" DIAM. SCHEDULE 40
STEEL PIPE COLUMN

U-SHAPED BRACKET TO
ATTACH NAILERS TO COLUMNS

1/4" = 1'-0"
TRASH ENCLOSURE PLAN1

SL
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CONCRETE APRON
- SLOPE AWAY
FROM DOOR

NOTE:

1. VERIFY DRAINAGE REQUIREMENTS
WITH HEALTH INSPECTOR

2. ADDITIONAL SPACE MAY BE
NEEDED FOR RECYCLING. DESIGNER
TO COORDINATE REQUIREMENTS
WITH OWNER

1/4" = 1'-0"
TRASH ENCLOSURE ELEVATION2

11
'-0

"

1/4" = 1'-0"
TRASH ENCLOSURE GATE OPEN4

3/4" = 1'-0"
BOLLARD DETAIL5

18 DIA. X 3'-0" DEEP
CONC. PIER

8" DIA. SCHEDULE 40
STEEL PIPE FILLED WITH
CONCRETE - PAINT

1/2" PRE FORMED
EXPANSION JOINT WITH
SELF-LEVELING SEALER

CONCRETE SLAB
(TYPICAL)

CONC. WASH
(SMOOTH DOME
TYPE)

1/4" = 1'-0"
TRASH ENCLOSURE SECTION3

2 5/8"
CLR

2 5/8"
CLR

NOTES:
1. PROVIDE STEEL GATES FOR ENCLOSURE. EXTERIOR OF ENTIRE

ENCLOSURE TO BE PAINTED TO MATCH BUILDING. COMPLY WITH
CITY PLANNING & BUILDING DEPT.  REQUIREMENTS (WHICH MAY
APPEAR ELSEWHERE IN PROJECT PLANS)

2. WASTE DRAIN AND FRESH WATER HOSE AND BIB MAY BE
REQUIRED AS PER THE PUBLIC WORKS INSPECTOR AND
WASTEWATER DISTRICT.

3. COMPACT TO 95% RELATIVE COMPACTION AS PER ASTM D-1557

SLOPE ¼"/FT

4X12 -#2 D.F. BEAM

2X8 LEDGER
W/5-16d/STUD

& 16d @12"
O.C. TO BLKG

RUBBER ROOF MEMBRADE OVER
5/8" CDX PLYWOOD; FRAME W/
2X8 D.F. #2 RAFTERS @ 24"O.C.

VARIES ON TRASH
BIN SIZE. VERTICAL (OPENED) BIN LID
SHALL HAVE A 3" CLR. FROM THE CEILING

4X12W/"PBS46" POST BASE @
EACH END@ TOP OF  CMU

WALL

GATES/DOORS

6 SACK CONCRETE w/
#4 BARS @ 12"o.c. EA

WAY
3" CONCRETE DOBIES

CLASS 2
A.B.  SEE
NOTE 3

6"
4"

DRAIN & OVERFLOW
DBL TOP PLATE

A2.5 @ 48'' O.C.  TO
BLKG EACH SIDE
2x4  WOOD STUD
WALL

STUCCO TO MATCH
EXTERIOR FACE OF
BUILDING

3x P.T. PLATE W/
5/8"ø  A.B.@24" O.C. 2-#4 BARS CONT.

8" CMU WALL
(SOLID GROUT)

#4 HORIZ BARS
@ 24"O.C. CONT.

REINFORCED
MASONRY AND
FOUNDATION
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 IMPORTANT NOTICE TO ALL CONTRACTORS AND OR SUBCONTRACTORS: (COMPLETE BUILDING SYSTEMS AND OR INSTALLATIONS)
IF AWARDED A CONTRACT FOR ANY PORTION OF WORK NEEDED TO COMPLETE THIS PROJECT YOU ARE AGREEING TO THE FOLLOWING TERMS:

1. YOU ARE A QUALIFIED CONTRACTOR AND OR SUBCONTRACTOR SPECIFICALLY IN PROVIDING A COMPLETE TURNKEY SERVICE IN YOUR TRADE OR PROFESSION  FOR THE TYPE OF WORK AND SCOPE FOR THIS PROJECT.
2. YOU AGREE TO PROVIDE A COMPLETE DESIGN BUILD SOLUTION BASED ON THE ARCHITECTS INTENDED DESIGN FOR THIS PROJECT.
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THOMAS H. PHELPS
L A N D S C A P E  A R C H I T E C T U R E

California Landscape Architect #4122
P.O.BOX 170129

Boise, Idaho 83717

thphelps@sbcglobal.net
THPLARCH.com

PLAN NOTES:

A. SCREEN THE TRASH ENCLOSURE WITH EVERGREEN SHRUBS AND VINES

B. FLOWERING TREES AND PLANTINGS TO ACCENTUATE THE PROJECT ENTRANCE

C. NEW TREES, TYPICAL.  REFER TO THE PLANT LIST

D. SHADED AREA WITH DESIGNATES THE PARKING FIELD AREA REQUIRING 50% SHADE.  REFER TO THE SHADE
CALCULATIONS ON this SHEET.

E. SCREEN THE PARKING FIELD WITH 3' HIGH EVERGREEN FLOWERING SHRUBS

F. PERIMETER PLANTINGS FOR EROSION CONTROL AND TO TRANSITION TO THE SITE LANDSCAPING

G. PREDOMINANTLY EVERGREEN FLOWERING SHRUBS AND GROUND COVER AROUND THE FOUNDATION OF THE
BUILDING TO BUFFER GUESTROOMS FROM THE PARKING AREA

H. SCREEN ALL UTILITIES WITH EVERGREEN PLANTINGS WHERE REQUIRED

I. OUTDOOR POOL AND PATIO AREA

J. HOTEL ENTRANCE WITH FLOWERING SHRUBS AND PERENNIALS

K. 10 ft minimum required landscape buffer along the street frontage

TREES BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

Arbutus x `Marina` Arbutus Standard 15 gal. 2

Lagerstroemia x `Natchez` Crape Myrtle 15 gal. Standard 6

Pistacia chinensis `Keith Davey` Keith Davey Chinese Pistache 15 gal. 26

Quercus ilex Holly Oak 15 gal. 13

Ulmus parvifolia `True Green` True Green Elm 15 gal. 2

Zelkova serrata `Village Green` Sawleaf Zelkova 15 gal. 20

GROUND COVERS BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING QTY

ANNUALS MIXED SEASONAL FLOWERS 4" 12" o.c. 219

Arctostaphylos uva-ursi `Emerald Carpet` Emerald Carpet Manzanita 1 gal. 36" o.c. 1,362

Baccharis pilularis `Twin Peaks #2` Twin Peaks Coyote Brush 1 gal. 36" o.c. 836

Mahonia repens Creeping Mahonia 1 gal. 36" o.c. 162

Rosmarinus officinalis `Prostratus` Dwarf Rosemary 1 gal. 36" o.c. 218

Trachelospermum asiaticum Asian Jasmine 1 gal. 36" o.c. 39

MATERIALS BOTANICAL NAME COMMON NAME SIZE CONTAINER SPACING QTY

3/4 crushed rock Sonoma Gold or equal 2`` depth over landscape fabric --- 333 sf

2019-12-16 15:29

PLANT SCHEDULE

SHRUBS BOTANICAL NAME COMMON NAME SIZE QTY

Arctostaphylos densiflora `Howard McMinn` Howard McMinn Manzanita 5 gal. 28

Berberis thunbergii `Crimson Pygmy` Crimson Pygmy Barberry 5 gal. 17

Cistus x purpureus orchid spot Rockrose 5 gal. 33

Loropetalum chinense rubrum `Razzleberri` Razzleberri Fringe Flower 5 gal. 15

Mahonia aquifolium `Compacta` Compact Oregon Grape 5 gal. 36

Nandina domestica `Gulf Stream` TM Gulf Stream Heavenly Bamboo 5 gal. 66

Olea europaea `Little Ollie` TM Little Ollie Olive 5 gal. 10

Rhaphiolepis indica `Ballerina` Ballerina Indian Hawthorn 5 gal. 192

Rosa x `Flower Carpet Red` Rose 2 gal. 154

GRASSES BOTANICAL NAME COMMON NAME SIZE QTY

Festuca idahoensis `Siskiyou Blue` Siskiyou Blue Fescue 1 gal. 26

Muhlenbergia rigida Purple Muhly 1 gal. 14

Pennisetum orientale Oriental Fountain Grass 1 gal. 3

PERENNIALS BOTANICAL NAME COMMON NAME SIZE QTY

Achillea millefolium `Moonshine` Yarrow 1 gal. 13

Agapanthus africanus `Peter Pan` Dwarf Blue Lily of the Nile 1 gal. 38

Dietes vegeta African Iris 1 gal. 22

Erigeron karvinskianus Fleabane 1 gal. 106

Hemerocallis x `Stella de Oro` Stella de Oro Daylily 1 gal. 44

Salvia greggii Autumn Sage 1 gal. 37

Tulbaghia violacea Society Garlic 1 gal. 91

Zauschneria californica California Fuchsia 5 gal. 13

STORM WATER MANAGEMENT PLANTINGS BOTANICAL NAME COMMON NAME SIZE QTY

Carex barberae Santa Barbara Sedge 1 gal. 67

Juncus patens `Carman`s Grey` Spreading Rush 5 gal. 67

VINES BOTANICAL NAME COMMON NAME SIZE QTY

Parthenocissus tricuspidata `Veitchii` Boston Ivy 5 gal. 6

2019-12-16 15:29
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COMMUNITY DEVELOPMENT DEPARTMENT 

411 Main Street – 2nd Floor 530-879-6800
P.O. Box 3420 Fax 530-895-4726
Chico, CA  95927 www.chicoca.gov

RESPONSES TO COMMENTS FOR  
THE TOWNE PLACE SUITES PROJECT 

The City of Chico received comments on the proposed Towne Place Suites project. As a result of 
the high number of comments received, the City's consultant, Michael Baker International 
assisted the City with preparation of four master responses.  The master responses relate to 
emergency evacuation, Dead Horse Slough (biological resources), traffic impacts, and general 
environmental impacts and conclusions.  City staff have provided master responses to the Use of 
Common Areas in the California Park Subdivision.  Each master response is provided in the 
sections following below. 

Based on review of the proposed project, supporting technical studies/assessments, and 
comments received on the Categorical Exemption, staff concluded the project meets the 
requirements for Categorical Exemption under Section 15332 and 15300.2 of the CEQA 
Guidelines. There is nothing peculiar about the proposed project or the project site that would 
result in any significant effects relating to traffic, noise, air quality, or water quality and the site has 
no value as habitat for endangered, rare, or threatened species. In addition, all recommended 
actions of the project-specific technical studies have been incorporated into the project design 
itself and, as a result, mitigation measures are not required.  

Emergency Evacuation 

Comments were received specifically related to the proposed project's potential to effect 
emergency evacuation. The following list provides a few of the specific comments received and 
provides a general overview of all comments related to emergency evacuation: 

• As survivors of the Campfire, we have significant concerns regarding evacuation should
there be an emergency. The California Park area sits just below the foothills, and wildfires
are to be expected; it’s simply a reality for California. Overly-impacting the area with
residents without proper evacuation routes is asking for disaster.

• It [Sierra Sunrise Terrace] is also a primary emergency evacuation route for all the
residents of Cal Park, Lake Vista and Canyon Oaks.

• State audit on lack of emergency preparedness in Butte County---This certainly is a very
timely and frightening subject. All Californians wonder where the next fire will be this
summer. The CA state audit found 3 counties not prepared for a disaster such as a large,
fastmoving forest fire. If a fire were to come down the hills from the east. Chico would be
in big trouble, especially East Chico, with all cars trying to move west. And the residents
of CALPark Sierra Sunrise would be in dangerous difficulty due to age, lack of car,
disabilities, inability tom walk, confusion etc. And as noted, Butte County HAS NOT
DEVELOPED AN EMERGENCY EVACUATION PLAN. How can a large building with
many people be built where there is no emergency evacuation plan to leave the entire
east side of the city?

• During a fire evacuation there would be a bottle neck from the traffic flowing on to Hwy 32.
We learned a lot about this areas fire vulnerability during the Campfire. Sierra Sunrise
Terrace, Senior Citizen Community, located on Sierra Sunrise Rd, next to the proposed
hotel has special fire evacuation and ambulance needs because they are a vulnerable
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community. Putting in a hotel is in conflict with the safety and fire evacuation requirements 
of this senior community.  

• When evacuation becomes necessary due to a future wildfire, vehicles exiting Cal Park 
will join those coming down Highway 32 as well as from the development along Bruce 
Road, which continues to grow. Residents from within Cal Park will take all possible routes 
out, including Sierra Sunrise Terrace, to get to Bruce Road. Yet Sierra Sunrise Terrace 
will have to be clear enough to bring in emergency vehicles and buses, safely load elderly 
patients and residents, and take them out to safety. Families assisting older relatives will 
add to the congestion, and a high percentage of evacuees will be non-ambulatory or have 
other functional or cognitive disabilities. Placing a hotel at the base of Sierra Sunrise 
Terrace, closest to Bruce Road, and adding in hotel guests and staff will bottleneck and 
further delay the evacuation process, creating a dangerous situation. 

 
A high level of concern has been identified in the community regarding emergency evacuation, 
particularly with many residents experiencing firsthand the challenges and inadequacy of 
evacuation during the Camp Fire. The Camp Fire brought to bear how having primarily only one 
way out of Paradise for residents fleeing the fire, the four-lane road known as Skyway, quickly 
became paralyzed by traffic. Paradise had five two-lane roads and one four-lane road leading out 
of town, but the fire forced officials to close three of those routes which resulted in clogging the 
remaining roads. Evacuation was also complicated by the topography of Paradise where Skyway 
runs along a ridge, thereby placing evacuees in the direct path of flames and making escape even 
more dangerous.  
 
In response to the 2018 Camp Fire, the 2017 Sonoma Complex fires, and the 2017 Thomas Fire 
that occurred in Butte County, Sonoma County, and Ventura County, respectively, the California 
State Auditor prepared a report to assess the preparedness of each county to protect vulnerable 
populations before, during, and after a natural disaster (California Is Not Adequately Prepared to 
Protect Its Most Vulnerable Residents From Natural Disasters, December 2019). The assessment 
concluded the three counties have not adequately followed key practices for emergency planning, 
including having emergency plans for alerting, evacuating, and sheltering residents and assessing 
the needs of their communities in advance of disaster events. As a result, the assessment stated 
the counties are less prepared for future natural disasters, which may place the residents for 
whom they are responsible at greater risk of harm. 
 
As a result of the assessment, Butte County issued a response (dated October 22, 2019) stating 
most of FEMA's guidelines and best practices do not consider large-scale, catastrophic wildfires 
in counties with limited financial and public safety resources, such as Butte County. FEMA's 
guidance historically focuses on hurricanes and flooding, which allow for advanced notice and 
planning, whereas wildfires occur quickly and with short notice. The County identifies that new 
regulations, guidelines, and best practices for devastating wildfires experienced by many 
California counties in the past two years will be published in the future. Butte County identifies its 
commitment to improve response efforts after every disaster, and to consider the assessment's 
recommendations along with input from other valued partners. Butte County acknowledges 
implementing, or began implementing after the Camp Fire, many of the protocols regarding alerts, 
warnings, and evacuations identified in the assessment. For the practices not already 
implemented and that are appropriate for Butte County, the County intends to implement them 
over time as resources become available. 
 
Currently, the Butte County Sheriff's Office utilizes a Local Alert and Warning Plan which 
establishes guidelines for using the Sheriff’s alert and warning program in partnership with the 
cities within Butte County. The alert and warning program provides public notification of protective 
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actions to take before, during, and after threats or emergencies and disseminates other messages 
to community members who have opted in to receive such messages. The Local Alert and 
Warning Plan supports the Butte County Emergency Operations Plan and incorporates the 
recommendations noted in the 2019 California Office of Emergency Services Alert & Warning 
Guidelines, such as alert and warning program that incorporates multiple methods and 
technologies to accomplish the goal of reaching the largest percentage of the target population. 
 
Policy 432 of the Butte County Sheriff's Office Policy Manual specifically identifies actions related 
to evacuating the public due to an imminent threat to life and property, such as wildfires. When 
the Butte County Sheriff’s Office becomes aware that evacuations are necessary, available on-
duty personnel are required to immediately respond and begin evacuating the affected population. 
Special considerations are required to be made for people with access and functional needs. In 
addition, the Sheriff’s Office is required to use any/all of the following methods of notifying the 
public of potential/actual threats: emergency mass notifications via cellular and landline systems, 
local media, social media platforms, community radio systems, amateur and General Mobile 
Radio Systems (GMRS), hi-lo siren, and door-to-door notifications.  
 
The City of Chico's General Plan, Safety Element, also includes Actions that are required to be 
considered in approving proposed projects. These Actions include the following: 
 

Action S-4.1.1 (Fire Response Time) – Strive to obtain an initial response time of five and a 
half minutes or less for at least 90 percent of fire emergency response calls in urbanized 
areas. 
 
Action S-4.2.1 (Interagency Programs) - Continue to work with CalFire and the Butte County 
Fire Department on programs that will enhance fire protection and firefighting capabilities in 
the Planning Area, including maintaining aid agreements. 
 
Action S-4.3.3 (Project Design) - As part of the project review process in wildland fire areas, 
require consideration of emergency evacuation routes and defensible buffer areas. 

 
The proposed project has been reviewed and commented on by the City's Fire Department and 
Police Department to ensure any concerns with evacuation are vetted and resolved prior to project 
approval. Both departments did not identify any concerns with wildland fires or with inhibiting 
evacuation capabilities with implementation of the proposed hotel. In addition, the City continues 
to design and phase-in an Intelligent Transportation System to address concerns about 
evacuation routing. Overall, Butte County and the City of Chico continue to update and prepare 
for the eventuality of future wildland fires and, if needed, the safe evacuation of all residents.  
 
Lastly, the project area provides multiple exit routes beyond Bruce Road, Highway 32, and Sierra 
Sunrise Terrace alone, compared to primarily one exit experienced during the Camp Fire. 
Specifically, Sierra Sunrise Terrace not only provides access to Bruce Road but also provides 
access to a residential neighborhood to the north which expands into additional multiple exit 
routes (e.g., Lakewest Drive, Yosemite Drive, California Park Drive). 
 
In conclusion, the City determined that there are no unusual circumstance associated with the 
project or project site as related to emergency evacuation. The anticipated significant impacts, or 
lack thereof, associated with a project governs the level of determination or CEQA document to 
be prepared. As a result of the proposed project not having an unusual circumstance, the project 
would qualify for a Class 32 exemption and preparation of another CEQA document type with 
additional environmental analysis (e.g., EIR, negative declaration) is not required.    
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Dead Horse Slough - Biological Resources 
 
Comments were received specifically related to the proposed project's potential to effect biological 
resources. The following list provides a few of the specific comments received and provides a 
general overview of all comments related to biological resources: 
 

• ... have seen many ducks, egrets, herons, and other bird and aquatic life. It is obvious that 
animal and bird and aquatic life will be affected by more cars, more noise, more lighting 
throughout the night, and a building 59.3 feet tall. Migration and nesting changes may 
likely occur. 

• This project would certainly impact the surrounding natural environment and the adjacent 
riparian area.  

• Environmental concerns relative to the proximity to a local waterway.  
• The runoff into the natural waterways from a high impact building will have an unavoidable 

impact on the environment. 
• Environmental impact...there are Herons and other birds in the wetland near that corner, 

as well as turtles and other life. Disturbing the drainage of the area (especially during 
construction) will damage the area. I have witnessed what collateral damage occurs with 
excavation to the surrounding area ... 

• The environmental impact of this hotel with its 112 rooms, and its proximity to the creek, 
and the runoff it will produce, which will go directly into the Waterways of California, is 
incompatible with the state of California and any thoughts of sustainability. California 
Park’s lakes and ponds are constantly monitored by Fish and Game to make sure we 
comply with chemical and run off regulations. 

 
As identified in a report titled, Environmental Permit Due Diligence for Cal Park Hotel Site Project, 
prepared by ECORP Consulting (dated July 12, 2021), the project site was assessed for potential 
biological resources constraints (e.g., aquatic resources, special-status species) and was 
reviewed to identify any regulatory requirements for future development. The assessment 
identified the project site as a graded and leveled lot, primarily consisting of a ruderal plant 
community dominated by nonnative species. The assessment identified an active nesting colony 
of cliff swallows located above the pond (California Park Lake) immediately adjacent to the project 
site; however, no other active nests were observed in the vicinity. 
 
The assessment acknowledges the proposed project received authorization for Nationwide 
Permit (NWP) 18, Minor Discharges Regulatory Division by the United States Army Corp of 
Engineers (USACE) Sacramento District and received a CWA Section 401 Certification from the 
Central Valley Regional Water Quality Control Board (RWQCB). The assessment concludes that 
no additional aquatic resources were identified within the project site and that graded areas did 
not contain any aquatic resources. The assessment recommends construction activities in the 
grading areas can be conducted without further approval from USACE or Central Valley RWQCB 
and that any construction activities taking place outside of previous work areas should be 
evaluated by a biologist to ensure no incidental impacts to aquatic resources occur. Lastly, the 
assessment recommends best management practices (BMPs) (i.e., pre-construction surveys, 
evaluation of any construction activities taking place outside of previous work areas) to ensure 
that there no impacts would occur to sensitive species or waters on or adjacent to the project site.  
 
As shown in Figure 4 of the Categorical Exemption, all construction activities and proposed 
development features (e.g., parking lot, buildings) would be located a minimum of 30 feet from 
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the top of slope for the adjacent water body (i.e., Dead Horse Slough, California Park Lake). In 
addition, as shown in Figure 4, the project would be located outside the nearest flood zone.  
 
As identified in the Categorical Exemption, much of the land surrounding the project site is 
developed. The project site is adjacent to major roadways including State Highway 32 to the 
south, Bruce Road to the west, and Sierra Sunrise Terrace to the north and east. The project site 
is located adjacent to existing urban development including residential to the northwest and 
offices to the east. Therefore, the proposed project would be a logical extension of existing urban 
development and would not threaten any habitat for endangered, rare, or threatened species.  
 
To control runoff from the development, the proposed project would include landscaping covering 
57 percent of the site, as well as constructing a bioswale to direct stormwater flows into the storm 
drain system located along Highway 32. In addition, the proposed project has been designed to 
comply with the City’s Creekside Development Standards by providing a minimum 25-foot setback 
from the top of bank adjoining the creek to protect the creek and to avoid any potential impacts to 
creek habitat. In conformance with the City’s Creekside Development Standards, no grading or 
filling, planting of non-native or non-riparian plant species, or removal of native vegetation would 
occur within the 25-foot creek setback (Section 19.60.030 of the City of Chico Municipal Code).  
 
The analysis provided in the Categorical Exemption and technical study, described previously, 
provide substantial evidence that the proposed project meets the provisions for being exempt 
from the provisions of CEQA pursuant to the CEQA Guidelines Section 15332 as an in-fill 
development project. Specifically, the project site has no value as habitat for endangered, rare, 
or threatened species (CEQA Guidelines Section 15332(c)) and the proposed project design 
would not impact any said habitat.  
 
Traffic Impacts 
 
Comments were received specifically related to the proposed project's potential to effect traffic. 
The following list provides a few of the specific comments received and provides a general 
overview of all comments related to traffic: 
 

• Sunrise Terrace is a narrow road and this hotel doesn't fit the community, a neighborhood. 
Service vehicles and delivery trucks will impact the road/traffic. 

• Traffic concerns are already an issue in this area, and a hotel of this size would exacerbate 
these problems. 

• The road ways are over-taxed with the amount of use for people in this area. Then the 
luxury apartments were added to the corner of Bruce and California Park Drive, which 
impacted the traffic immensely. Now, you’ve added multiple apartment complexes along 
Hwy 32 and Bruce Road. These residents will be using Bruce Road as a daily route, which 
is now impacting the traffic even more. During the raining season, Bruce Road often floods 
on the same corner where the hotel is being proposed, and the traffic has to be diverted 
through our neighborhoods. This would mean that during these flood times, all of the hotel 
traffic would go through our private neighborhoods, adding wear and tear to our 
neighborhood streets and additional to our neighborhoods. 

• ... why has it been determined that it would not cause additional traffic concerns, when 
their own estimate is for 500 car trips per day into the ever increasing congestion at Bruce 
Road and Hwy 32? 

• I read the traffic study for the present and future 2040 prediction. I agree there may be 
very little growth coming from the CALPark area (unless the City of Chico changes more 
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land use zoning). However, I see BIG discrepancies in the Traffic Report regarding traffic 
along the Bruce Road (which should include Manzanita) and HWY 32. Personally, living 
on Hooker Oak, I use the Manzanita-Bruce corridor sometimes 1-4 times per day. Many 
people choose to drive this "back way" rather than head west and get on the freeway. 
Remember that we have the huge apartment development and homes being built on 
Eaton Road and side streets. Eaton, Lassen, East, Hooker Oak, Vallambrosa, Hwy 32, 
20th Street and Lower Skyway cars all use this corridor as a way to avoid driving "into 
town". What will happen to the intersections and stop lights at 32 and Sierra Sunrise then? 

• A four story hotel at this location is a major hinderance to residential traffic as well as 
emergency vehicles as the hotel is not accessible from any street other than the one 
belonging to the retirement community. 

• ... there will be 20 vehicles per hour during peak traffic hours coming from the new 
construction when completed and the delay at Sierra Sunrise Terrace and Bruce Road 
would be 3.2 minutes. ... Let’s round this out to 3 minutes delay per vehicle, and 20 
vehicles make that a one hour delay. ... vehicles backed up to Humboldt Road waiting to 
get through the junction and if 20 percent go left and 20 percent go right at the intersection 
60 percent are going to continue on Bruce Road and be stopped at the proposed traffic 
control light at Sierra Sunrise Terrace making a mess at Deer Creek Hwy and Bruce Road. 
However, if the dating of the document is even close to when the analysis was made, two 
thirds of the traffic on Bruce Road did NOT exist because of the “lockdown” during the 
COVID19 state and country emergency. Therefore, the information submitted is 
inconclusive, or maybe more simplistically stated, absolutely wrong as a definitive 
analysis.  

• ... a traffic signal will impact the Hwy 32/Bruce Road intersection especially during the 
am/pm commute. If the Sierra Sunrise/Bruce Rd trafficking light is on green for an exit 
from Sierra Sunrise, the traffic will backup on Bruce Rd back to Hwy 32 and beyond. The 
traffic on Bruce Road east of Hwy 32 at 5:00 pm already backs up to nearly Humboldt Rd. 

 
As identified in a report titled, Traffic Analysis & Signal Warrant Evaluation for TownePlace Suites 
– Chico, CA, prepared by Headway Transportation (dated January 28, 2020), the project site was 
assessed for potential traffic impacts on local intersections associated with Towne Place Suites 
development. In addition, the assessment included a warrant evaluation to identify any off-site 
impacts and determine if a traffic signal would be justified at the Bruce Road / Sierra Sunrise 
Terrace intersection. 
 
The traffic analysis used the California Department of Transportation (Caltrans) Manual on 
Uniform Traffic Control Devices (MUTCD) to assess the need for a traffic control signal at the 
Bruce Road / Sierra Sunrise Terrace intersection using four-hour vehicular volume and the peak 
hour volume warrants. The analysis did not find any unusual cases at the intersection and 
concludes a signal is not justified with implementation of the proposed project alone. However, 
as community population and development growth causes traffic to increase over time, the traffic 
analysis recommends a signal at the intersection for traffic moving onto Bruce Road from Sierra 
Sunrise Terrace.  
 
Since the warrant analyses were completed, a few collisions occurred at the Bruce Road / Sierra 
Sunrise Terrace intersection. After reviewing the traffic signal warrant analyses, recent collision 
data, and the Development Impact Fee Program, City staff recommended installing a traffic signal 
at this intersection to improve safety. The developer is supportive of the safety improvement and 
is willing to install a traffic signal as part of the proposed project. The City of Chico collects fair 
share cost of circulation improvements from developer their necessary to address cumulative 
transportation impacts, including those to state highways, local roadways, transit, pedestrian, and 
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bicycle facilities, through the City’s Development Impact Fee Program. Therefore, it is a 
requirement that developers provide funding for improvements as needed. Maintenance of the 
transportation network would be built-in to the scope of the project (Circulation Element of the 
City of Chico General Plan, Policy CIRC-1.3). 
 
The proposed traffic signal at the Bruce Road / Sierra Sunrise Terrace intersection would not 
affect traffic conditions (e.g., delay, stacking) to the south of Highway 32, including the Humboldt 
Road / Bruce Road intersection. Traffic controlled to the south of Highway 32 by the existing traffic 
signal at the Highway 32 / Bruce Road intersection would not change with operation of a new 
traffic signal at the Bruce Road / Sierra Sunrise Terrace intersection.    
 
The project site is currently zoned Community Commercial (CC) which permits, by right, a variety 
of land uses including shopping centers, medical offices, general offices, restaurant/bar/tasting 
rooms, grocery stores, pharmacies, and other retail and mixed residential uses, many of which 
generate substantially more vehicle trips than the proposed hotel. The existing CC zoning for the 
project site also indicates local-serving retail uses are purposefully envisioned for the project site. 
As assessed in the traffic analysis, implementation of the proposed project would generate 
approximately 40 total trips during the highest one-hour period of the day (am or pm peak hour) 
and approximately 500 total trips per day. To illustrate the difference in the number of trips that 
could occur with other allowable uses on the project site such as a medical office and a 
restaurant/retail mixed use, the traffic analysis identifies the number of trips generated by each of 
these uses. Based on these numbers, the traffic analysis concludes that operation of a hotel would 
generate substantially fewer daily trips (500 daily trips estimated) compared with the other 
allowable uses (between 2,088 and 2,921 daily trips estimated). Operation of a hotel on the project 
site is estimated to result in less than one-fourth the trips generated by other allowable uses. This 
reduced trip generation would work towards preventing or substantially reducing exacerbation of 
any potential future traffic congestion in the project area.   
 
The analysis provided in the Categorical Exemption and technical study, described previously, 
provide substantial evidence that the proposed project meets the provisions for being exempt 
from the provisions of CEQA pursuant to the CEQA Guidelines Section 15332 as an in-fill 
development project. Specifically, the project would not result in any significant effects relating to 
traffic (CEQA Guideline Section 15332(d)) with implementation of the proposed project as 
designed, including installation of a traffic signal.  
 
General Environmental Impacts and Conclusions 
 
Comments were received specifically related to the proposed project's general environmental 
impacts and conclusions. The following list provides a few of the specific comments received and 
provides a general overview of the comments related to general environmental impacts and 
conclusions: 
 

• ... the project has not gone through a full environmental impact review.  
• I would like to see the environmental impact report. 

 
CEQA provides a process for evaluating the potential environmental effects of a proposed project. 
CEQA also identifies projects that are considered exempt from analyzing their potential 
environmental effects. There are two kinds of CEQA exemptions: statutory and categorical 
exemptions. Statutory exemptions are projects specifically excluded from CEQA by the California 
Legislature, regardless of their potential impacts to the environment. Categorical exemptions 
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apply to classes of projects that generally are considered not to have potential impacts on the 
environment.  
 
Projects that are specifically identified as urban infill development are exempt from CEQA and 
referred to as Class 32 categorical exemption. The Class 32 infill exemption was adopted in the 
1990s and is intended to promote infill development within urbanized areas. “Infill development” 
refers to building within unused and underutilized lands within existing urban areas that are 
already largely developed. Under the Class 32 infill exemption, as defined in the CEQA 
Guidelines, a project is exempt from CEQA if: 
 

a)  The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and regulations.  

b)  The proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses. 

c)  The project site has no value as habitat for endangered, rare or threatened species. 
d)  Approval of the project would not result in any significant effects relating to traffic, 

noise, air quality, or water quality. 
e)  The site can be adequately served by all required utilities and public services. 

 
It is also important to note that categorical exemptions, including the Class 32 infill exemption, are 
subject to exceptions under CEQA Guidelines Section 15300.2. Therefore, a project that fits under 
a categorical exemption may not qualify for an exemption if it is subject to an exception. 
Exceptions applicable to a Class 32 infill exemption include if the project would result in a 
cumulative impact, would have significant environmental impacts due to unusual circumstances, 
is located along a scenic highway, is located on a hazardous waste site, or would impact historical 
resources. 
 
The analysis provided in the Categorical Exemption for the Towne Place Suites project, supported 
by technical studies, provides substantial evidence that the proposed project qualifies for an 
exemption under CEQA Guidelines Section 15332 as an urban in‐fill development, and would not 
have a significant effect on the environment. Taking into consideration the above requirements 
and exceptions the project must meet to qualify for the Class 32 infill exemption, the Categorical 
Exemption describes the contents and conclusions for each of the nine technical 
studies/assessments prepared specifically for the proposed project. The Categorical Exemption 
also provides conclusions regarding the adequacy of each study/assessment to support the 
proposed 112-suite hotel qualifies for an exemption from CEQA. The anticipated significant 
impacts, or lack thereof, associated with a project governs the level of determination or CEQA 
document to be prepared. As a result of the proposed project qualifying for a Class 32 exemption, 
preparation of another CEQA document type (e.g., EIR, negative declaration) is not required.     
 
 
Use of Common Areas in the California Park Subdivision  
 
Comments were received specifically related to the proposed project's potential to affect the use, 
enjoyment and financial burden of patrolling the common areas within the California Park and 
ability to enforce traffic and parking regulations on the private streets Subdivision.  The following 
list provides a few of the specific comments received and provides a general overview of all 
comments related to concerns with access rights to Sierra Sunrise Terrace (private street) and 
the ability to enforce traffic and parking regulations on the private streets, and visitors and use of 
the common areas in California Park Subdivision: 
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• Trespassing on CALPark private prop--This is an issue for the CALPark residents.  They 
live in a private community and the lakes and walking paths are not open to the public. 
From the front of the hotel,  it's a 2 minute walk across the road to trespass on beautiful 
CALPark property. How will the hotel prevent that problem?  

• I am also concerned about the added financial burden that would be placed on our 
residents for the cost of additional security patrol. The safety of our seniors would be a 
concern in the face of an ever changing, transient hotel clientele. California Park lakes 
and trails are private and would have to be protected from hotel trespassers as well. 

• Cal Park residents pay an annual fee to keep our paths, lakes and ponds clean AND 
private, but hotel guests will not respect that, causing additional revenue from the 
homeowners for patrol, keeping our area safe and clean. 

• The lake is private.  The homeowners pay HOA for the upkeep and security of this lake.  I 
walk Idylwild, Sunrise Terrace and Lakewest.  While I would like to walk around the lake, 
since I don't pay HOA dues to have a pass, I'm not able to.  The lake is private.  I see the 
private security keeping people off the paths and the lake.  The hotel would bring visitors 
to this private community and there would be trespassers. 

• I’m guessing the lake is what is making this land appealing to the company. I’m sure the 
hotel’s promotional material will feature the lake. The lake is private property and guests 
and staff will not have access to it or to the walking paths around it. This will require HOA 
members to spend substantially more for additional security measures to prevent 
trespassing, which pose liability and maintenance issues for the organization. 

• Are those vehicles allowed to be there and since it’s a private drive do we issue ticket 
there? 

• Would or does PD currently enforce trespassing or similar activities at Cal Park? 
• There are also safety and security issues with vehicles parking on the street. Vehicles 

parking on the street are likely to be oversized and won’t fit in on-site parking spaces. 
These vehicles are heavier1 as defined by GVWR2 louder and will carry items ripe for 
theft. These vehicles will likely attract unsavory characters who look to profit off of others. 
In today's climate everything is for the taking. Residents throughout Chico report vehicle 
vandalism, ransacking, broken windows, stolen catalytic converters and vehicle theft. 
 

All of the properties within California Park are entitled to access the common areas throughout 
the California Park Subdivision and this right extends to their invitees, tenants and vendors.  Sierra 
Sunrise Terrace was created and is referenced as COMMON AREA “I” (Private Streets).  The 
recorded map for “Sierra Sunrise Village Unit 2” dedicated “An easement for emergency access 
and public purposes, including water, sewer, drainage, gas and communication facilities, over, on 
and under that land shown on this map as “Common Area I.”  The City Clerk’s Certificate 
references this as “Also an easement shown as an easement for emergency access and public 
utility purposes over, on, and under “Common Area I” as shown on the annexed map and offered 
for dedication to the public was accepted on behalf of the public for emergency access purposes 
and public utility purposes.” 
 
In particular, Article III, Common Areas, Declaration of Restrictions, California Park, Chico, 
California, states “Each lot owner shall have a right and easement to use and enjoy all of the 
common areas within the boundaries of the property in common with all other lot owners.  Such 
right to use the common area shall pass with the title to every lot and extend to the Declarant and 
the invitees of Declarant, and to each lot owner and the tenants and contract vendees of each lot 
owner, and to such other classes of persons as to whom the Board of Directors may, from time 
to time and subject to published rules and regulations, extend the privilege of use and enjoyment 
of the common areas.  The right of Declarant and each lot owner, and of such owner’s tenants 
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and contract vendees, to use and possess the common areas as set forth herein, shall be subject 
and governed by the provisions of this Declaration, the Articles and the By-Laws, and such other 
rules and regulations as may be hereafter be adopted by the Board of Director’s from time to time.  
The corporation shall have the authority to lease or to grant licenses or concessions with respect 
to all or any part of the common area, subject only to the provisions of this Declaration, the Articles 
and By- Laws; provided, however, that any charges levied against the general public for any use 
of any particular facilities shall not be less than charges levied against lot owners for the same 
use of the same facilities.”   
 
The Police Department has continually enforced the traffic safety and parking laws on all the 
streets in California Park, regardless of the private street status.  They have also confirmed they 
will continue to ticket illegally parked vehicles and trucks on the streets.  The Police Department 
reiterates that they will always respond to complaints of suspicious persons, trespassing, parking 
violations, unpermitted vehicles, and the like.   
 
Much of the concern expressed by the commentors revolve around hotel guests accessing and 
walking around California Park.  The hotel clientele is expected to include business travelers, 
medical professionals, tradespeople, and those looking for a convenient place to stay while 
visiting relatives in the surrounding community.  Outdoor walking paths and trails are not a 
common amenity that hotel guests look for or expect in the typical hotel experience. There would 
be more of an expectation for a destination-oriented hotel to provide “outdoor” and wellness 
activities/amenities (e.g., yoga classes, guided hikes, walking areas, spa treatments), which does 
not appear to be the intent of the proposed hotel.   
 
It is expected that guests visiting relatives in California Park would have a higher likelihood of 
using an adjacent park and trail area would be families or those, which are likely to account for a 
small portion of hotel guests.  The proposed hotel is not expected to be a hotel with lower economy 
room rates with a high-volume turnover, nor a destination resort type with guests expecting an 
abundance of easily accessible amenities and activities.  The project site is also proximal to 
medical facilities off Bruce Road which provide outpatient services for Enloe Hospital including an 
urgent care and surgery center, making this an appropriate and desirable location for travelling 
healthcare and medical professionals. 
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CITY OF CHICO 

NOTICE OF EXEMPTION 

TOWNE PLACE SUITES 

 

To: County Clerk  From: City of Chico 
 County of Butte  

25 County Center Drive  
Oroville, CA 95965 
 

 Community Development Department 
Planning Division 
411 Main Street  
Chico, CA 95928 

    
    

Project Address: Northeast corner of Deer Creek Highway (SR 32) and Bruce Road (UP 19-25 & AR 19-
22) 
City:   Chico 
County:  Butte 
 

PROJECT DESCRIPTION 

Project Location 

The proposed Towne Place Suites project (UP 19-25 & AR 19-22) includes the construction of a 4-story, 
112-room hotel, with a 16,655 square foot footprint, on a 4.09 acre site located south of Sierra Sunrise 
Terrace and northeast of the intersection of Deer Creek Highway (State Route 32 (SR 32)) and Bruce 
Road. See Figure 1. California Park Lake is north of the proposed project site, while land to the south and 
west is currently vacant, and an office building and residential neighborhood is to the east. Access to the 
project site would be taken from Sierra Sunrise Terrace, a two-lane collector road. See Figure 2.   

Surrounding Land Use Designations and Zoning 

The proposed project site is designated for Commercial Mixed Use (CMU) on the City of Chico General 
Plan Land Use Diagram and surrounding land use designations are Primary Open Space (POS) to the 
north, and CMU to the east, south, and west. Immediately beyond the CMU land uses to the east of the 
project site is land designated Medium Density Residential (MDR). The development of a hotel is 
consistent with the CMU Land Use Designation.  

The project site is zoned Community Commercial (CC), while the land to the north is zoned Primary 
Open Space (OS1), and land to the south, west, and east is zoned CC. Immediately beyond the area 
zoned OS1 to the east of the project site is land zoned Medium Density Residential (R2). The proposed 
land use (hotel) is a conditionally permitted use within the CC zone. The purpose of conditional use 
permits is to allow for activities and uses that are unique and whose effect on the surrounding 
environment cannot be determined prior to being proposed for a particular location. In addition, 
conditions of approval may be placed on a project to ensure that the proposed use is compatible with 
existing and designated uses in the general vicinity (City of Chico Municipal Code Section 19.44).  
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Project Site 

The approximate 4.09 acre project site is in the northeast corner of the intersection of Bruce Road and 
Deer Creek Highway (SR 32) and may be identified by Assessor’s Parcel Number (APN) 018-230-001. The 
site has been graded and a previous stockpile of soil and construction rubble and debris removed in 
2020 for which a mitigated negative declaration (MND) was prepared in 2018 (Attachment A). The site 
topography features a gentle southeasterly slope with an elevation of approximately 250 feet above sea 
level. A contributary drainage channel of the Dead Horse Slough forms the western and southern 
property boundaries and serves as an overflow to the human-made California Park Lake, located to the 
north of the property. See Figure 3. 

The Geotechnical Report prepared for the project refers to aerial photographs that indicate the site was 
not previously developed or occupied by any structures and that the parcel shape was formed by the 
construction of California Park Lake between 1984 and 1988 (Attachment B).  

Proposed Project 

The proposed Project includes the construction of a four-story, 112-room hotel with a 16,655 square 
foot (SF) footprint. Other components of the Project include 59,265 SF of paved parking areas composed 
of 117 off-street parking spaces, 20 bicycle parking spaces, drive aisles, and 102,241 SF of landscaping. 
See Figure 4 (Attachment C). Development associated with the proposed project will be setback a 
minimum of 18 feet from the northern property line, 30 feet from the western property line, and 26 feet 
from the southern property line avoiding any potential impacts to the existing drainage features along 
the southern and western boundaries of the proposed project site (i.e., Dead Horse Slough).  The project 
has been designed to comply with the City’s Creekside Development Standards (CMC Sec. 19.60.303) by 
providing a minimum 25-foot setback from the top of bank adjoining the creek.    

Utilities to the Project site will be provided by existing facilities within Sierra Sunrise Terrace. Utility 
providers are as follows: wastewater – City of Chico, water – California Water Company, Electricity and 
Natural Gas – Pacific Gas and Electric, telephone – AT&T, and Cable TV – Comcast. Stormwater from the 
site will be screened by the proposed landscaping to the south and a proposed bioswale to the west 
before being directed to an existing concrete storm drain system along Highway 32.  

Vehicular access to the Project site is via Sierra Sunrise Terrace, a two-lane collector road which 
currently runs west to terminate at Bruce Road, a four-lane arterial roadway with accompanying Class II 
Bicycle/Pedestrian facilities. Approximately 500 feet south of the intersection of Bruce Road and Sierra 
Sunrise Terrace, Bruce Road intersects with Deer Creek Highway (State Highway 32).  

As discussed above, although there was a mitigated negative declaration (MND) prepared in 2018 for 
the grading and removal of a debris stockpile from the site in 2020, this proposed Project involves a new 
site plan for the development of a hotel that was not included in the MND. This proposed Project, based 
upon the analysis below, is eligible for and will be reviewed under Section 15332, In-fill Development 
Projects, of the California Environmental Quality Act (CEQA) Guidelines.   

Name of Public Agency Approving Project: City of Chico 

Name of Person or Agency Carrying Out Project: Continuum Hospitality, LLC 

Exemption Status: (check one) 
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 Ministerial [PRC, Sec. 21080(b)(1); CCR, Sec. 15268] 

 Declared Emergency [PRC, Sec. 21080(b)(3); CCR, Sec. 15269(a)] 

 Emergency Project [PRC, Sec. 21080(b)(4); CCR, Sec. 15269(b)(c)] 

 Categorical Exemptions [CCR Title 14, Sec. 15332] 

 Statutory Exemptions [State Code Section Number] 

 Common Sense Exemption [CCR, Sec. 15061(b)(3)] 

Exemption Title: In-fill Development Projects 

Reasons Why Project is Exempt: Article 19 of the CEQA (CEQA Guidelines Section 15300 to 15333) 
includes a list of classes of projects that have been determined to not have a significant impact on the 
environment, and as a result, are exempt from review under CEQA. The analysis described below, 
supported by the attached technical studies, provides substantial evidence that the proposed Project is 
Categorically Exempt from the provisions of CEQA pursuant to the CEQA Guidelines Section 15332 as an 
in-fill development project, and implementation of the proposed Project would not result in any 
significant impact to the environment.  

The proposed Project’s consistency with the in-fill development criteria, as defined by CEQA Guidelines 
Section 15332, is discussed below following each criterion, (a) - (e):  

(a) The project is consistent with the applicable general plan designation and all applicable general
plan policies as well as the applicable zoning designation and regulations.

The proposed project site is designated for Commercial Mixed Use (CMU) on the City of Chico General 
Plan Land Use Diagram. The CMU designation encourages the integration of retail and service 
commercial uses with office and/or residential uses. The designation also allows for other public/quasi-
public uses allowing for the proposed project to be consistent with the CMU land use designation. The 
Project meets policies that support the goals of the General Plan. The Project aligns with City policies for 
development compatible with the existing urban form while supporting conservation of natural 
resources, such as the creek and by avoiding outward growth. Additionally, the Project fulfills City goals 
for providing a mix of uses, access to jobs, and community services. The Project is also consistent with 
the General Plan because it would not displace residents or conflict with the Land Use Diagram’s 
intended uses in the City (Land Use and Community Design, City of Chico General Plan, 2011).  

The proposed project site is zoned Community Commercial (CC) on the City of Chico Municipal Code. 
The construction of a hotel is listed as a conditionally permitted use in the CC zone of the Chico 
Municipal Code. In accordance with the City’s municipal code regarding conditional use permits (Section 
19.24), the City will conduct a review of the proposed project’s configuration, design, location, and 
potential impact of the proposed use (hotel) by comparing it to established development standards. The 
proposed development occurs within city limits on a project site of no more than five acres substantially 
surrounded by urban uses. See Table 1 for development standards for the CC zoning district.  
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Table 1. Commercial and Office Zone General Development Standards, Section 19.44.030 

Development Feature Requirement by Zoning District 

19.44.030   Commercial and office zone general development 
standards. 

Community Commercial (CC) Proposed 

Minimum Lot Size 
    Minimum area 

6,000 sq. ft., interior lots 

7,000 sq. ft., corner lots 

4.09 acres 

Landscaping Minimum 10% of Site Area 
Required to be Landscaped 

57 % 

Building Setbacks Required (1) 
    Front 

None required, except where 
the block is partly within an R 
zoning district, the same front 
setback shall be required as in 
the R district. 

89 feet 

Sides 10 ft. where the side of the 
parcel abuts an R district; lesser 
setbacks may be approved 
through the Design Review 
process when abutting an alley. 
No setback required elsewhere. 

344 feet 

Street side 157 feet 

Rear 10 ft. where the rear of the 
parcel abuts an R district; none 
elsewhere.  

80 feet 

Site Coverage, Maximum 95% (2) 10% 

Height Limits  57 ft. Lesser height may be 
required through the Design 
Review process where the 
parcel abuts an R district. 

4 stories 

Source: City of Chico Municipal Code, 2021. 

(b) The proposed development occurs within city limits on a project site of no more than five acres
substantially surrounded by urban uses.

The proposed project site is within the City of Chico city limits and encompasses approximately 4.09 
acres. Current land uses surrounding the site include a human-made lake to the north, an existing office 
building to the east, undeveloped land to the west that is designated and zoned for mixed use or 
commercial development, and currently undeveloped land to the south that will be the site for an 
approved 24-hour fueling station, convenience store, and drive-through car wash. The project site is 
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adjacent to major roadways, including State Highway 32 to the south, Bruce Road to the west, and 
Sierra Sunrise Terrace to the north and east. 

(c) The project site has no value as habitat for endangered, rare, or threatened species.

The proposed Project site has no value as a habitat for endangered, rare, or threatened species. Nor are 
there protected trees at the site. The site consists of non-native plants growing amongst waste (refuse) 
on ground previously disturbed by grading and leveling activities. There is no presence of aquatic 
resources in the graded areas. Additionally, active nests have not been observed at the proposed project 
site. Construction and operation of the proposed hotel would not result in significant impacts to any 
habitat for endangered, rare, or threatened species (ECORP Consulting 2021, see Attachment D).  

Though critical habitat for vegetation is located south of SR 32, none exists at the Project site. See Figure 
5. Based on the types of activities involved, the Project will have no effect on federally protected (listed
or proposed) threatened or endangered Species (plants, animals, fish, or invertebrates), and will not
adversely impact their critical habitats (United States Fish & Wildlife Service. Critical Habitat Portal,
2021).

Much of the land surrounding the project site is developed. The project site is immediately adjacent to 
the major roadways State Highway 32 to the south, Bruce Road to the west, and Sierra Sunrise Terrace 
to the north and east; intense residential development, RS-20 Suburban Residential 20,000 sq ft 
minimum, is located immediately to the northwest, and offices to the east. Parcels to the northeast and 
west are zoned Community Commercial. Therefore, the area has existing, as well as planned urban uses 
and will not constitute a threat to endangered habitat. Further, the project has been designed to comply 
with the City’s Creekside Development Standards by providing a minimum 25-foot setback from the top 
of bank adjoining the creek thereby avoiding any potential impacts to creek habitat. In conformance 
with the City’s Creekside Development Standards, no grading or filling, planting of non-native or non-
riparian plant species, or removal of native vegetation will occur within the 25-foot creekside setback 
(Section 19.60.030 of the City of Chico Municipal Code). 

(d) The Project is consistent with City policies and goals to protect native habitats. As discussed, the
site has no value as a habitat for endangered, rare, or threatened species. Aligning with City
policies, the Project will be located in an area that does not impact access to open space.
Additionally, the Project is an example of development directed to an urban setting - the site has
been previously graded and zoned for commercial development. Furthermore, as the Project-
related studies have shown, there will be impacts to habitat and aquatic resources that are
considered less than significant (Open Space and Environment, City of Chico General Plan,
2011). Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality.

Traffic.  A project-specific traffic analysis was prepared to determine if implementation of the proposed 
project would result in any significant effects to traffic. As analyzed, the project would have a less-than 
significant impact to traffic.  

On September 27, 2013, Senate Bill (SB) 743 was into law and changed transportation impact analyses 
completed in support of CEQA documentation. SB 743 eliminated level of service (LOS) as a basis for 
determining significant transportation impacts under CEQA and provided a new performance metric, 
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vehicle miles travelled (VMT). A VMT-based analysis is provided below. In addition, a traffic warrant 
analysis is provided for the Bruce Road and Sierra Sunrise Terrace intersection.  

Vehicle Miles Traveled 

Vehicle Miles Traveled (VMT) is defined as the average number of miles traveled by a motor vehicle for 
commute trips. For VMT thresholds, the City of Chico utilizes the Technical Advisory on Evaluating 
Transportation Impacts in CEQA, December 2018, published by the Governor’s Office of Planning and 
Research (OPR). The City of Chico’s Circulation Element Policy CIRC-1.5 requires a VMT analysis that is 
consistent with the California Office of Planning and Research CEQA Guidelines. The VMT analysis also 
considered the 500 daily trips the project would generate (Headway Transportation, 2020, see 
Attachment E).  

The project is below thresholds recommended by the OPR due to the destinations of hotel visitors, the 
level of employment that will be generated by the project, as well as the traffic generated by 
comparable retail service types. Further, the project conforms to OPR’s recommendations for reducing 
VMT by reducing average trip lengths, for example, trips to and from this project type are lower than 
average because the project is located near transit (serviced by the B-Line Route 7). Location near transit 
is a strategy recommended by OPR to reduce VMT (Headway Transportation 2020, see Attachment E).  

Table 2 below shows that “Constant Hotel Demand” Existing plus Project, based upon Project generated 
VMT as projected by the Butte County Association of Governments (BCAG) Travel Demand Model 
(TDM). The BCAG TDM projects that hotel visitors will travel to destinations on the east side of the City, 
which are short distances. Hotel visitors commonly choose a hotel based on proximity to their activities 
to reduce travel time. Adding service uses in a developed community distributes the service use, thereby 
improving service destination proximity, shortening trips, and reducing VMT. The use added to the 
existing distribution accounts for less VMT in the “Constant Hotel Demand” Existing plus Project 
scenario, as shown in Table 2. Though, a hotel use does not generate VMT as much as other, more 
intense commercial uses and is therefore, not a significant impact to traffic. Overall, hotel visitors will 
visit locations on the east side of the city, which will result in fewer VMT.  

Table 2. Project Effect on Visitor VMT 

Scenario Total Model Boundary VMT 

Existing 5,431,969 

“Constant Hotel Demand” Existing 
plus Project 

5,431,754 

Difference -215 

Note: “Constant Hotel Demand” Existing plus Project TDM scenario 
assuming hotel demand in the City remained constant before and after 
Project completion. Constant hotel demand was calculated by reducing 
demand for the three existing hotels closest to the proposed Project. 

Source: Headway Transportation, 2020.  
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As shown in Table 3 below, the Project is below the VMT threshold. The analysis used the OPR Technical 
Advisory’s recommendation using 15 percent below the existing regional average VMT per employee as 
a threshold of significance for employment-based projects. As recommended by OPR, VMT per 
employee was utilized as the overall threshold for all VMT generated by both visitors and employees 
because the project is a commercial use, a use where VMT is primarily generated by employees of the 
project (Headway Transportation, 2020, see Attachment E).  

Table 3. VMT Threshold Comparison 

Metric Value 

Project Home-Based Work VMT 710 

Decrease in Visitor VMT due to the 
Project 

-215 

Net Change in Model Boundary VMT due 
to the Project 

495 

Estimated Project Employees 67 

Existing Model Boundary Average VMT 
per Employee 

11.3 

85% of Existing Model Boundary Average 
VMT per Employee (VMT Threshold) 

9.6 

Total Net Project VMT per Employee 7.4 

Percent Difference -22.9% 

VMT Threshold Exceeded? No 

Note: VMT per Employee is the sum of all home-based work VMT generated by 
a project then divided by the total number of employees employed by that 
project or within that area. Existing model boundary average VMT per 
employee was calculated using the Existing conditions Butte County Association 
of Governments (BCAG) travel demand model (TDM) scenario. 

Source: Headway Transportation, 2020. 

VMT is defined as the total number of miles a person travels to reach a destination. As discussed above, 
it is likely that destinations will be short for visitors of the project and the nature of the use would also 
keep VMT lower. Table 4 below illustrates average trip lengths of the project. Again, the threshold is 
85% below the average trip length for the model boundary. The average trip lengths generated by the 
project, based upon the analysis, would not exceed the threshold recommended by OPR. 
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Table 4. Average Trip Lengths 

  

Metric 

  

Model 
Boundary 
Average 

85% of 
Model 

Boundary 
Average 

(Threshold) 

  

Project 

HBW Average Trip Length (without IXXI Trips), miles 5.8 4.9 5.5 

HBW Average Trip Length (with IXXI Trips), miles 6.6 5.6 6.2 

Total Average Trip Length, miles 6.7 5.7 5.7 

Note: IXXI = internal-to-external and external-to-internal 
Source: Headway Transportation, 2020. 

The Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 10th Edition, was used to 
estimate daily trips. Implementation of the Project (hotel) would generate approximately 40 total trips 
during the highest one-hour period of the day and approximately 500 total trips per day. For comparison 
purposes, trips generated by a hotel were compared with other allowable uses for the project site such 
as a medical office and a restaurant/retail mixed use. See Table 5 below. 

Table 5. Trip Generation Comparison to Permitted Land Uses  

Land Use ITE Code Quantity Daily 
AM PM 

Total In Out Total In Out 

Hotel 
All-Suites 

Hotel (311) 
112 Rooms 500 38 20 18 40 19 21 

  

Medical 
Office 

Medical- Dental 
Office 

(720) 

  

60,000 sq ft 

  

2,088 

  

167 

  

130 

  

37 

  

208 

  

58 

  

150 

  

Restaurant/ 
Retail 
Mix 

Fast Food w/ 
Drive-thru (934) 

and Shopping 

Center (820) 

5,000 sq ft 
Restaurant 

and 

15,000 sq ft 
Retail 

  

2,921 

  

215 

  

111 

  

104 

  

220 

  

112 

  

108 

Note: Trip rates obtained from the ITE Trip Generation Manual, 10th Edition. 

Source: Headway Transportation, 2020. 
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As described earlier, the project site is zoned for Community Commercial (CC) uses. However, hotel use 
generates significantly less intense VMT as compared to other commercial uses, such as retail, office, 
restaurants, which are permitted by right on the project site.  

The traffic study concludes that the project would create a less-than-significant impact to VMT, based 
upon the findings summarized above, and would not warrant a traffic signal. Overall, potential traffic 
impacts from the project would be considered less than significant.  

Traffic Signal Warrant 

The traffic analysis (Attachment F) used the California Department of Transportation (Caltrans) Manual 
on Uniform Traffic Control Devices (MUTCD) to assess the need for a traffic control signal at the Bruce 
Road and Sierra Sunrise Terrace intersection using Four-Hour Vehicular Volume and the Peak Hour 
volume warrants.  

 The study found the following: 

• Existing conditions would not require a signal. 
• Existing Plus Project condition warrant is met marginally, and a traffic signal may be considered 

at the intersection. 
• 2040 Baseline Conditions finds a traffic signal may be warranted under the Four-Hour Vehicular 

Volume and PM peak hour warrants. 
• The 2040 Baseline Plus Project finds that two analysis hours may meet the Four-Hour Vehicular 

Volume warrants; the PM peak hour volume meets the Peak Hour volume warrant. 

The analysis cites that CA MUTCD states Peak Hour warrant should only be applied in “unusual cases.” 
Unusual cases would include manufacturing plants, industrial complexes, or high-occupancy vehicle 
facilities attracting or discharging large numbers of vehicles over a short time. The analysis does not find 
any unusual cases at the intersection and concludes a signal is not justified because of the project. The 
analysis only suggests there may be the need for a traffic signal in the future if application is made for 
development on the west side of Bruce Road, which would not be a part of this project. As community 
population and development growth causes traffic increases over time, the traffic analysis still 
recommends a signal at the intersection for traffic moving onto Bruce Road from Sierra Sunrise Terrace 
(Headway Transportation 2020, see Attachment F; Proposed Traffic Signal Plans, see Attachment G). 

Regarding Citywide Circulation Improvements – it is required that the City of Chico collects from the 
developer of a project their fair share cost of circulation improvements necessary to address cumulative 
transportation impacts, including those to state highways, local roadways, transit, pedestrian, and 
bicycle facilities, through the City’s Development Impact Fee Program. Therefore, it is a requirement 
that developers provide funding for improvements as needed. Maintenance of the transportation 
network would be built-in to the scope of the project (Circulation Element of the City of Chico General 
Plan, Policy CIRC-1.3). 

Since the warrant analyses were completed, there were few collisions at the intersection of Bruce Road 
and Sierra Sunrise Terrace. After reviewing the traffic signal warrant analyses, recent collision data, and 
the Development Impact fee Program, staff recommends installing a traffic signal at this intersection to 
improve intersection safety. The developer is supportive of the safety improvement and willing to install 
a traffic signal as part of the Project. It is estimated that the traffic signal will cost about $375,000. The 
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Development Impact Fee Program budgeted only $280,000 for the traffic signal at the time of program 
adoption. The construction costs have increased significantly since the adoption of the Development 
Impact Fee Program. The City will reimburse up to $280,000 for the traffic signal, and the developer will 
be responsible for the remaining cost to install a traffic signal.  

Noise.  A project specific noise assessment was prepared to determine if the implementation of the 
proposed project would result in any significant impacts from noise (Attachment H). Noise-sensitive 
uses, residential parcels, are located to the northeast of the Project parcel. The assessment concluded 
that the primary noise source on the project site is transportation noise emanating from Bruce Road and 
State Highway 32, and that future transportation noise levels at interior areas of the project site are not 
predicted to exceed the City of Chico’s interior noise level standard of 45 dBA Ldn, which is the average 
noise level over a 24-hour period.  
 
The noise assessment predicted that construction noise generated by construction activities from the 
proposed project would comply with the requirements of the City of Chico Noise ordinance because 
construction activities are exempted during certain hours and days (10:00 a.m. to 6:00 p.m. on Sundays 
and holidays, 7:00 a.m. to 9:00 p.m. Monday through Saturday) (Section 9.38.060(b) of the City of Chico 
Municipal Code). However, if construction activities occur outside of exempt hours, the assessment 
predicted maximum noise levels will range from 72 to 84 dBA at 100 feet. Construction activity is 
required to remain below 86 dBA at any point outside of a property line. Based on the typical setback 
distance of 300 feet, construction noise levels are predicted to be in the range of 60-74 dBA Lmax, the 
highest sound level measured during a single noise event, which meets the 86 dBA criteria. Construction 
activities associated with parking lot pavement will occur at closer distances to nearby 
residences ranging between approximately 50 to 100 feet distance. At this distance, parking lot 
paving will generate noise levels of approximately 71 to 77 dBA Lmax which also meets the 86 dBA criteria.  
 
The proposed Project is designed to ensure that noise-sensitive land uses, such as residential uses, are 
not exposed to noise that exceeds dBA levels as required by City policies and zoning. The proposed 
project will not result in any significant noise effects because noise generated by construction activities 
(considered to be the project’s loudest noise source) will comply with the City’s Noise Ordinance.     
 
Air Quality. A project-specific assessment was prepared to determine the project’s impact to air quality 
and greenhouse gas emissions (GHG) (Attachment I). The assessment used methods and assumptions 
recommended from Butte County Air Quality Management District (BCAQMD), the California Air Control 
Officers Association (CAPCOA), and the California Air Resources Board (CARB). Using significant levels, as 
recommended by BCAQMD and CAPCOA, the assessment estimated the criteria air pollutants 
(particulate matter, ozone, carbon monoxide, sulphur oxides, nitrogen oxides, and lead) and GHG 
emissions generated by the project that could potentially impact the environment. The existing ambient 
(outdoor) air quality in the Project area is used and federal, state, and local regulations related to 
criteria air pollutants were identified (ECORP Consulting 2021b, see Attachment I). 

Construction emissions originate primarily from operation of vehicles, dust from grading, and asphalt 
and last only during construction activities. Emissions from construction activities were calculated using 
the CalEEMod computer program. Results found that air emissions generated by construction of the 
Project will not exceed the BCAQMD’s thresholds of significance for any criteria air pollutants (ECORP 
Consulting 2021b, see Attachment I). See Table 6.  
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Table 6. Construction-Related Project Emissions 

  

Construction 
Year 

ROG NOX CO PM10 PM2.5 

Daily 
(lbs) 

Annual 
(tons) 

Daily 
(lbs) 

Annual 
(tons) 

Daily 
(lbs) 

Annual 
(tons) 

Daily 
(lbs) 

Annual 
(tons) 

Daily 
(lbs) 

Annual 
(tons) 

Year 2022 3.247 0.280 33.123 2.434 21.028 2.496 21.370 0.269 11.61
3 

0.167 

Year 2023 127.01 1.1561 16.063 0.116 19.100 0.162 1.402 0.009 0.858 0.006 

BCAQMD 

Threshold 

137 4.5 137 4.5 None None 80 None None None 

Exceeded No No No No NA NA No NA NA NA 

ROG = reactive organic gases; NOX = nitrogen oxides; CO = carbon monoxide; SOX = sulfur oxides; 
PM10 = particulate matter up to 10 microns; PM2.5 = particulate matter up to 2.5 microns.  

Note: Emissions were calculated using the CalEEMod version 2020.4.0 computer program. Thresholds 
were used as recommended by BCAQMD for levels of significance for any criteria air pollutants. 

Source: Air Quality and Greenhouse Gas Assessment Towne Place Suites Project, ECORP Consulting, 
August 2021. 

The CalEEMod calculation of air emissions also determined that daily operations of the hotel would not 
exceed any BCAQMD thresholds of significance (ECORP Consulting 2021b, see Attachment I). See Table 
7. As for cumulative impacts, the Project will not result in substantial net increase of criteria pollutants 
for areas in the region that do not meet federal or state ambient air quality standards. 
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Table 7. Operation-Related Project Emissions 

  

Operational 
Emissions 

ROG Daily (lbs) NOX Daily (lbs) CO Daily (lbs) PM10 Daily (lbs) PM2.5 Daily (lbs) 

Summer Winter Summer Winter Summer Winter Summer Winter Summer Winter 

Area 4.12 4.12 0.00 0.00 0.02 0.02 0.00 0.00 0.00 0.00 

Energy 0.12 0.12 1.09 1.09 0.92 0.92 0.08 0.08 0.08 0.08 

Mobile 2.14 1.51 1.92 2.20 11.66 11.86 1.59 1.59 0.44 0.44 

Stationary 0.57 0.57 1.61 1.61 1.46 1.46 0.08 0.08 0.08 0.08 

Total 6.96 6.33 4.61 4.90 14.07 14.27 1.76 1.76 0.61 0.61 

BCAQMD 

Threshold 

25 25 25 25 None None 80 80 None None 

Exceeded No No No No NA NA No No NA NA 

ROG = reactive organic gases; NOX = nitrogen oxides; CO = carbon monoxide; SOX = sulfur oxides; PM10 = particulate 
matter up to 10 microns; PM2.5 = particulate matter up to 2.5 microns. 

Note: Emissions were calculated using the CalEEMod version 2020.4.0 computer program. Thresholds were used as 
recommended by BCAQMD for levels of significance for any criteria air pollutants. 

Source: Air Quality and Greenhouse Gas Assessment Towne Place Suites Project, ECORP Consulting, 
August 2021. 

The air quality assessment also discusses the Northern Sacramento Valley Air Basin 2018 Air Quality 
Attainment Plan that focuses on a project’s impacts to air quality for the long term. The 2018 Air Quality 
Attainment Plan uses growth data from the general plans of cities and counties to plan for emissions 
reduction. Because the project is consistent with the City of Chico General Plan and its projections for 
growth, it is consistent with the 2018 Air Quality Attainment Plan. The assessment determined the 
Project is consistent with the plan because it will not inhibit the region in meeting state and federal air 
quality standards. The assessment also determined the Project will not create a carbon monoxide hot 
spot (ECORP Consulting 2021b, see Attachment I). 

In addition, the Project will not affect or prohibit the Regional Transportation Plan/Sustainable 
Communities Strategy (the product of Senate Bill 375 that directs the California Air Resources Board to 
set regional targets for reducing greenhouse gas emissions) targets for emission reduction (ECORP 
Consulting 2021b, see Attachment I).  

At preparation of the air quality assessment for the Project, the City of Chico was preparing a qualified 
greenhouse gas reduction plan (City of Chico 2020 Climate Action Plan), though it had not yet been 
adopted. Currently, neither the City of Chico nor the BCAQMD have established GHG emission 
thresholds. A review of the draft Climate Action Plan identified no proposed CEQA-related significance 
thresholds for GHG emissions generated by land use development or any specific performance 
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standards. Instead, Project GHG emissions are quantified and compared to the thresholds issued by the 
California Air Pollution Control Officers Association (CAPCOA), under this assessment. CAPCOA is an 
association of air pollution control officers from all 35 local air quality agencies throughout California, 
including the BCAQMD. Due to the project’s size, CAPCOA recommends a significance threshold of 900 
metric tons annually which is based upon a capture rate of 90 percent of land use development projects 
and, therefore, a 90 percent capture rate of all GHG emissions. The 900 metric ton threshold is the 
lowest promulgated in any region in the state. CAPCOA considers the 900 metric ton threshold low 
enough to capture a large portion of future projects that would accommodate statewide population and 
economic growth, while at the same time, setting the emission threshold high enough to exclude small 
projects that will, in aggregate, contribute a relatively small fraction of the cumulative statewide GHG 
emissions.  

Using the threshold described above, construction emissions related to the project are projected to be 
672 metric tons annually, as shown in Table 8 below. The Project will produce greenhouse gas emissions 
with the ability to cause global warming at levels below the CAPCOA significance threshold of 900 metric 
tons annually at 672 metric tons annually. 

Table 8. Construction Related Greenhouse Gas Emissions 

Description CO2e Emissions (Metric Tons/Year) 

Construction in 2022 438 

Construction in 2023 234 

Project Construction Total 672 

CAPCOA Threshold 900 

Exceed Threshold? No 

Note: Emissions were calculated using the CalEEMod version 2020.4.0 computer program. 

Source: Air Quality and Greenhouse Gas Assessment Towne Place Suites Project, ECORP Consulting, 
August 2021.  

The assessment also concludes that operational activities related to the Project will produce greenhouse 
gas emissions with the ability to cause global warming at 696 metric tons annually, which is below the 
CAPCOA significance threshold of 900 metric tons annually. See Table 9 below.  
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Table 9. Operational-Related Greenhouse Gas Emissions 

Description CO2e Emissions (Metric Tons/Year) 

Area Source Emissions 0 

Energy Emissions 334 

Mobile Source Emissions 293 

Stationary Source Emissions 27 

Waste Emissions 37 

Water Emissions 6 

Project Operations Total 696 

CAPCOA Threshold 900 

Exceed Threshold? No 

Notes: Emission projections are predominantly based on CalEEMod model defaults for 
Butte County. Onroad Source emissions data used in CalEEMod is based on average daily 
trip data from Headway Transportation (2020). 

Source: Air Quality and Greenhouse Gas Assessment Towne Place Suites Project, ECORP Consulting, 
August 2021. 

 

Under Title 24, Part 6, of the California Code of Regulations (Title 24), it is required that the project is 
built to the Energy Efficiency Standards for Residential and Nonresidential Buildings. The 2019 Energy 
Standards focus on several key areas to improve the energy efficiency of newly constructed buildings 
and additions and alterations to existing buildings. According to the City’s updated Climate Action Plan, 
Title 24 Energy Standards compliance would anticipate progressive savings in carbon emissions over 
time, totaling 4,705 metric tons of CO2 emissions by 2045. The update to Title 24 supports the City of 
Chico Climate Action Plan’s goals of reducing GHG emissions to net zero by 2045, consistent with State 
targets. The project will be required to comply with California Green Building Standards Code—Part 11, 
Title 24, California Code of Regulations— also referred to as CALGreen and is a mandatory green 
building standards code. CALGreen was developed to meet the goals of California’s AB 32, establishing a 
program of cost-effective reductions of GHG to 1990 levels by 2020.  CALGreen enhancements include 
higher energy efficiency, better air quality, and improved daylighting. The first CALGreen Code was 
adopted in 2009 and is updated every three years with stricter policies; the most recent update was in 
2019.  

In alignment with the City of Chico Climate Action Plan, the project provides active transportation 
infrastructure to support the City in achieving greater than 6% bicycle mode share by 2030 and 12% 
bicycle mode share by 2045. The project includes three locations for 20 bicycle parking spaces (two 
locations on the north side of the building and one on the west side). In addition, the project provides a 
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total of 18 parking spaces that are designated for electric vehicles. Lastly, the main entrance to the hotel 
faces Sierra Sunrise Terrace which provides convenient access to transit, bicycle, and pedestrian 
facilities. Fixed route transit service and a bus stop is located on Bruce Road, immediately south of Sierra 
Sunrise Terrace, at the project site (City of Chico, Climate Action Plan Update, 2021). 

The assessment also concludes the Project will not expose sensitive receptors or populations susceptible 
to health effects (e.g., medical patients residing in health care facilities, children, users of athletic 
facilities, daycare facilities, schools) to substantial air contaminants because none of these facilities are 
located near the project site. The Project also would not increase population figures over those that 
have been planned for the area and would not result in a long-term impact on the region’s ability to 
meet State and Federal air quality standards (ECORP Consulting 2021b, see Attachment I). 

Furthermore, the Project’s features support all applicable City policies designed to improve air quality. 
For example, the project contributes to a reduction in VMT by adding a new service use. The project also 
implements parking for bicycles and electric vehicles and is conveniently adjacent to public transit (Open 
Space and Environment, City of Chico General Plan, 2011). Impacts to air quality have been carefully 
evaluated and impacts are considered less than significant.   

Water Quality. A site-specific biological resources assessment analyzed the potential for the Project to 
affect water quality. The assessment took into consideration the fact that Project received authorization 
for a Nationwide Permit (NWP) 18, Minor Discharges Regulatory Division by the United States Army 
Corp of Engineers (USACE) Sacramento District, which certifies the Project will result in only minor 
discharges of material into waters and will not exceed minor thresholds that would negatively impact 
water quality. Though California Park Lake is approximately 240 feet north of the Project, the NWP 
ensures the Project activity would not substantially disrupt aquatic species at the lake; the Project will 
avoid impacts to breeding areas for migratory birds; and the Project will not use toxic materials for 
construction or operation that could be detrimental to waters, such as the lake (ECORP Consulting 
2021a, see Attachment J). 

The Project also received a Clean Water Act, Section 401 Certification from the Central Valley Regional 
Water Quality Control Board (RWQCB) (Attachment K), which certifies that activities as related to the 
Project can comply with water quality standards, effluent limitations, new source performance 
standards, as well as toxic pollutants restrictions (ECORP Consulting 2021a, see Attachment J).  

A geotechnical study of the site prepared for the proposed project did not discover groundwater. 
However, if groundwater is encountered during construction activities, the project would be required to 
avoid any adverse impacts caused by groundwater encountered in excavations. Therefore, the project 
would have a less-than-significant impact to groundwater (CGI Technical Services 2015, see Attachment 
B).  

The Project complies with the City’s goals and policies for water conservation. In support of such 
policies, the Project has complied with the California Regional Water Quality Control Board's regulations 
and standards to maintain, protect, and improve water quality. Also, to control runoff from the new 
development, the project will include landscaping that will cover 57 percent of the site, as well as a 
bioswale for stormwater to flow to the storm drain system along Highway 32. Lastly, as mentioned, a 
25-foot setback will be provided to protect the creek (Open Space and Environment, City of Chico 
General Plan, 2011). 
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In summary, the Project will not violate standards for wastewater discharge, neither to surface water 
nor groundwater. Further, the project will comply with NPDES and RWQCB requirements, and will not 
have the capacity to conflict with or be harmful to a water quality control plan or groundwater 
management plan for the region. 

The project's hydrology and water quality effects would not result in significant water quality impacts 
because it must comply with stormwater permit requirements including implementing a Stormwater 
Control Plan for the project (ECORP Consulting 2021a, see Attachment J).  

(e) The site can be adequately served by all required utilities and public services.  

Utilities and public services to the project site are existing and will not require improvements outside of 
the project site and area adjacent to the project site. A summary of service providers and any potential 
impacts to water supply, wastewater service, solid waste service, and energy and natural gas service are 
analyzed below.  

Water Supply 

Water service to the project site is provided by the Chico District of the California Water Service 
Company (CalWater). The 2020 Urban Water Management Plan (UWMP) prepared by the California 
Water Service Company for the Chico-Hamilton City District, estimated that the water use for the service 
area is 185 gallons per capita daily (gpcd).  

The proposed project includes 112 hotel rooms which, at full occupancy and two occupants per room 
and ten staff members on site, would result in an overall daily water consumption of 43,290 gallons 
(0.13-acre feet (af)). The 2020 UWMP states that the overall deliveries by CalWater to the district were 
approximately 62 af of water daily. The proposed project would result in a 0.21 percent increase in 
water demand within Chico-Hamilton City Water service area. This anticipated increased demand for 
water is not considered substantial and the UWMP has sufficient capacity to meet the needs of the 
proposed project.   

Wastewater Service  

Wastewater treatment for the project site is provided by the City of Chico Water Pollution Control Plant 
(WCPC) located approximately 4.0 miles southwest of the city in the western portion of Butte County. 
WCPC currently has a 12 million gallon per day (mgd) capacity with plans to expand to 15 mgd in the 
future.  

The projected amount of water consumption of the proposed project has been used to predict the 
quantity of wastewater that will be generated by the proposed project. Estimating that that the 
proposed project would generate 43,290 gallons of wastewater per day would result in a 0.36 percent 
increase in daily treatment capacity at the WCPC. This anticipated increased demand for wastewater 
service is not considered substantial and the WCPC has sufficient capacity to meet the needs of the 
proposed project. 
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Solid Waste Service 

Solid waste removal service for the proposed project will be provided by Recology and solid waste 
generated by the proposed project will be disposed of at the Neal Road Recycling and Waste (NRRWF).  

The NRRWF has a permitted capacity of approximately 25.3 million cubic yards and a remaining capacity 
of 20.8 million cubic yards. Currently, the maximum amount of the solid waste accepted by NRRWF is 
1,500 tons with daily amounts rarely exceeding 1,200 tons. (California Integrated Waste Management / 
Board Neal Road Recycling and Waste Facility)  

Cal Recycle estimates that hotel generates two pounds of solid waste per room per day (2006 Waste 
Disposal and Diversion Findings for Selected Industry Groups). The proposed project includes the 
development of a 112-room hotel which would generate a maximum estimated 224 pounds of solid 
waste daily. This anticipated increased demand for solid waste service is not considered substantial and 
the NRRWF has sufficient capacity to meet the needs of the proposed project. 

Energy and Natural Gas Service 

Pacific Gas and Electric (PG&E) provides electricity and natural gas to the project site. An Energy 
Consumption Assessment completed for the proposed project (Attachment L) analyzed the potential 
direct and indirect environmental impacts associated with any energy consumption, including the 
depletion of nonrenewable resources of the proposed project during its construction and operational 
phases. The assessment quantified the estimated amount of energy and natural gas that will be 
necessary for the proposed project to conduct operations and then compared that estimate to the 
energy and natural gas consumed by all non-residential land uses in Butte County. Energy consumption 
associated to be used by the proposed project was 1,236,620-kilowatt hours annually, which would 
represent a 0.170 percent increase to total energy consumption in Butte County. The assessment 
further found that the proposed project would consume 40,617 therms of natural gas annually which 
would represent an increase of 0.245 percent to the total natural gas consumption in Butte County. This 
anticipated increased demand for energy and natural gas is not considered substantial and PG&E has 
sufficient capacity to meet the needs of the proposed project.   

The proposed project can be adequately served by all required utilities and public services. The site is 
located within an urbanized area with adjacent utilities available and with sufficient capacity to serve 
the proposed project.  

Exceptions 

The applicability of all Categorical Exemptions is qualified by the exceptions listed in CEQA Guidelines 
Section 15300.2. In the discussion below each subsection (italicized) is followed by an explanation of 
why these exceptions do not apply to the proposed project.  

(a) Location. Classes 3,4,5,6, and 11 are qualified by consideration of where the project is to be 
located – a project that is ordinarily insignificant in its impact on the environment may in a 
particularly sensitive environment be significant. Therefore, these classes are considered to apply 
in all instances, except where the project may impact on an environmental resource of hazardous 
or critical concern where designated, precisely mapped, and officially adopted pursuant to law 
by federal, state, or local agencies.  
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Categorical Exemptions under Section 15332 (In-Fill Development Projects) are Class 32 activities. As 
such, this exception is not applicable. In addition, the Project would not result in significant effects on 
the environment due to the project location, or the project design. The project location is not a sensitive 
environmental site, as it is a disturbed site based on previous grading activities and surrounded by 
existing roadways and urbanized uses.  

(b) Cumulative Impact. All exemptions for these classes are inapplicable when the cumulative 
impact of successive projects of the same type in the same place, over time is significant.  

The Project will contribute to cumulative impacts that could occur under the full buildout assumed by 
the City’s General Plan, but the Project will not result in any new or more significant cumulative impacts 
than those already assumed in the City’s General Plan, which assumed increased density of 
development at the intersection of State Highway 32 and Bruce Road and other areas of the city. The 
Project is consistent with the assumptions and impacts identified in the City’s General Plan and 
accompanying Environmental Impact Report (EIR). 

(c) Significant Effect. A categorical exception shall not be used for any activity where there is a 
reasonable possibility that the activity will have a significant effect on the environment due to 
unusual circumstances.  

Implementation of the Project, with the applicable City’s Standard Conditions of Approval, would not 
result in any significant environmental effects. As described below, there are no unusual circumstances 
associated with the proposed project that will result in any significant effects on the environment.  

As previously mentioned, California Park Lake is located approximately 240 feet north of the Project. 
However, the lake is surrounded by existing development consisting of low-density residential, high-
density residential for seniors, and areas of commercial development immediately adjacent to the lake. 
The lake is also used for motor boating and other recreational purposes, such as canoeing. Though the 
lake is near the Project, the NWP ensures activities from the Project would not substantially disrupt 
aquatic species at the lake. The Project will also not use toxic materials that could be detrimental to 
waters, such as the lake (ECORP Consulting 2021a, see Attachment J).  

Additionally, the site is currently vacant, and development of the Project will change the overall setting 
at the site. However, as mentioned, the Project site is previously graded and zoned for development of 
commercial uses to implement City goals and policies. For example, the location of the project aligns 
with the City’s goals for compact development that does not spread toward the foothills or agricultural 
areas (Land Use and Community Design, City of Chico General Plan, 2011).  

(d) Scenic Highways. A categorical exception shall not be used for a project which may result in 
damage to scenic resources, including but not limited to, trees, historic buildings, rock 
outcroppings, or similar resources, within a highway officially designated as a state scenic 
highway. This does not apply to improvements which are required as mitigation by an adopted 
negative declaration or certified EIR.  

The Project will not result in damage to scenic resources, including but not limited to, trees, historic 
buildings, rock outcroppings, or similar resources, within a highway officially designated as a state scenic 
highway. According to the California State Scenic Highway System Map, the project site is not located 

18 Attachment M



near, or adjacent to, a highway officially designated as a state scenic highway, and the project site itself 
does not contain any scenic resource. 

Effects on Scenic Resources 

The Project will not damage a scenic resource. The site is not located near a scenic resource, designated 
or otherwise. Rather, the site is adjacent to existing commercial and residential development and major 
roads. The Project site is graded and zoned and designated for commercial development.  The Project 
complies with the General Plan and Zoning Ordinance, both of which are designed to preserve the scenic 
views of the neighboring topographies: foothills to the east, agriculture to the west, ravines, and the 
City’s many creeks. The hotel Project would be subject to review by the Planning Commission, 
Architectural Review and Historic Preservation Board, and the Planning staff for consistency with the 
City’s design guidelines and development standards. The implementation of the General Plan’s policy 
provisions and the Municipal Code ensures that no adverse impact to a scenic resource would occur. 
Therefore, the project’s impact to scenic resources is less than significant. Additionally, the Municipal 
Code and city’s Design Guidelines Manual instructs new development to be compact, infill near existing 
development to prevent encroachment on the neighboring landscapes, while also harmonizing with the 
City’s natural setting, thereby avoiding impacts to scenic views (4.13 Visual Resources and Aesthetics, 
General Plan Update, Draft Environmental Impact Report, 2010 and Chapter 19.18 of the City of Chico 
Municipal Code). 

Post-construction views would be similar in character to current views with implementation of City 
policies and guidelines designed to integrate new development with existing structural and natural 
settings. As shown in Figures 6a – 6d, visual simulations were obtained that show five viewpoints, 
allowing an assessment of impacts to viewsheds. As shown, no scenic resources would be obstructed.  

• View 1- looking southwest from Sierra Sunrise Terrace toward the hotel’s northeast elevation, 
nighttime views of the hotel and lighting are minimal and without glare. See Figure 6b. 

• View 2- looking south from Sierra Sunrise Terrace toward the hotel’s north elevation, views of 
the hotel and lighting are minimal and without glare; the hotel is minimally visible in daytime. 
See Figure 6b. 

• View 3- looking southeast from the intersection of Bruce Road and Sierra Sunrise Terrace 
toward the northwest corner of the parcel, which is covered by a mass of trees; the hotel is not 
visible in nighttime or the daytime. See Figure 6c. 

• View 4- looking northeast from the southeast corner of Bruce Road and SR 32 toward the 
southwest corner of the parcel, the hotel is not visible in nighttime or daytime. See Figure 6c. 

• View 5- looking northwest from SR 32 toward the hotel’s southeast elevation, the hotel is not 
visible in nighttime or the daytime view. See Figure 6d. 

Overall, the foothills are far in the distance and, as such, are almost indiscernible and minimally 
obstructed by existing development near the site. 

Building setbacks exceed what is required by development standards for the CC zoning district 
(minimum 10 feet side and rear): 157 feet from Bruce Road, 89 feet from Sierra Sunrise Terrace, 80 feet 
from SR 32, and 344 feet from its eastern property line. Standards also require a minimum of 10% of the 
site area to be landscaped - the Project will landscape 57% of the site. The building’s setbacks, combined 
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with a landscape buffer, will reduce visual impacts of the Project to levels that are considered less than 
significant. 

Building colors will be neutral, which will not draw attention. All building elevations are articulated, and 
the architecture is modern. Large, shaded seating areas are provided for the use of visitors and 
employees at the hotel’s main entrance. Trees and colorful landscaping are adjacent to the building. The 
site is surrounded by trees and landscaping, providing a strong buffer between the site’s building and 
parking and adjacent roads and properties. Overall, renderings of the Project’s design would 
complement structures that presently exist in the project vicinity, including the proposed building 
materials, massing, and scale; see Figures 7a – 7h.   

Further, City policies to protect creeks applies to the Project because of the creek adjacent to the west 
side of the parcel. The General Plan’s Parks, Public Facilities, and Services Element requires that 
development adjacent to creeks address setbacks, building orientation, security measures, and lighting 
to promote and protect the creeks (Action PPFS-2.1.2).  The Project will provide a 30-foot setback from 
the top of the bank adjoining the creek to comply with the City’s Creekside Development Standards, 
which requires a minimum setback of 25 feet from the top of bank in all zoning districts. "Top of bank" 
refers to the upper elevation of land, having a slope not exceeding 10 percent, which confines the 
channel waters flowing in a watercourse in their normal winter flow (4.13 Visual Resources and 
Aesthetics, General Plan Update, Draft Environmental Impact Report, 2010 and 19.60.030, E. of the City 
of Chico Municipal Code). 

Construction activities and associated equipment will be exposed to surrounding uses, motorists, 
pedestrians, and bicyclists. However, construction will be temporary in nature and cease upon 
completion of construction. Impacts from construction will be lessened as proscribed by conditions of 
project approval. For example, conditions may include the installation of temporary visual barriers, such 
as chain link fencing with privacy slats, windscreen material, etc., around work areas to obstruct 
undesirable views of construction activities and minimizing project-related light and glare to the 
maximum extent feasible. 

Damage to Scenic Resources 

There are no state scenic highways in the Planning Area, therefore, the project would have no impact on 
scenic resources in this regard. The Planning area is defined by the City of Chico as all land within the 
City limits, land within the City’s designated Sphere of Influence (SOI), and other land in unincorporated 
Butte County outside of these boundaries which, in the City’s judgment relates to the City’s planning 
efforts (4.13 Visual Resources and Aesthetics, General Plan Update, Draft Environmental Impact Report, 
2010).  

Further, the area of work for the Project is flat, vacant land that has been previously graded and would 
not require the removal of tree resources. The are no historic buildings, nor history of historic buildings 
on the site and no historic buildings in the vicinity that would be affected by the Project. Therefore, 
there would be no impacts to scenic resources (Section 19.68.050 of the City of Chico Municipal Code).  

Conflict with Regulations Governing Scenic Quality 

The Project is in an urbanized area, east of SR 99 where much commercial and higher density residential 
has been developed. The Project site is designated and zoned for uses high in intensity. The building 
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height, massing, and scale will be similar to existing commercial and multi-family residential uses near 
the site. 

As can be seen in Figures 6b – 6d, the Project will be visually buffered by trees and landscaping. The 
Project exceeds City requirements for landscaping. A total of 102,241 SF of the site will be landscaped 
and consist of trees, shrubs, and ground cover. Landscaping will occur around the site’s perimeter, along 
roads, as well as within parking islands and medians in the parking area. The final landscape plan will be 
subject to approval. To avoid impacts to the creek, no grading or filling, planting of non-native or non-
riparian plant species, or removal of native vegetation is allowed to occur within the 25-foot creekside 
setback (Section 19.60.030 of the City of Chico Municipal Code).  

The Project’s impacts to the area’s visual character will be less than significant due to existing intense 
development nearby. Additionally, the Project will not conflict with City zoning or policies. The Project 
complies with the City’s zoning ordinance, which is designed to protect scenic character, while at the 
same time meeting policy goals of the General Plan for new compact commercial development.  

Project construction activities will change existing views of the project site. However, the Project will be 
conditioned to reduce to such impacts to levels that would be less than significant during construction. 
Further, such activities will be short-term and would cease when construction is complete.  

Light and Glare  

The Project will not create a new source of substantial light or glare that would adversely affect day or 
nighttime views in the area. The hotel would be considered a stationary source of lighting. Stationary 
sources of nighttime light include structure illumination, landscape lighting, lighted signs, and 
streetlights (4.13 Visual Resources and Aesthetics, General Plan Update, Draft Environmental Impact 
Report, 2010).  

It will be required by the City that Project lighting be compatible with the existing surroundings. Lighting 
and glare are required to be architecturally oriented and directed to the area inside the Project’s 
property lines to limit the spill over of light and glare onto adjacent properties. For example, exterior 
lighting must be shielded, recessed, and directed away from adjacent properties. Lighting plans that 
exhibit a footcandle map with the intensity of all lighting at the Project are also subject to review 
(Section 19.60.050 of the City of Chico Municipal Code).  

Trees and landscaping will surround the Project site, and the building material is predominantly stucco 
rather than glass, all of which will reduce potential glare. Minimally sized windows, trees, and window 
treatments will also help reduce potential light and glare to level that is considered less than significant. 
See Figures 6a – 6d and 7a – 7h.  

Because the Project site is in an urban area, light and glare emanates from existing uses near the 
proposed Project, including the office commercial uses to the north and east, as well as from the high- 
and low-density residential developments to the north and east. Major roads run adjacent to the 
Project, Sierra Sunrise Terrace to the north, Bruce Road to the west, and SR 32 to the south, creating 
light and glare from existing streetlighting, stop lights at the intersection of Bruce Road and SR 32, and 
the traffic on the adjacent roads. However, as a result of building materials, landscaping, and low 
amount of Project traffic, glare from the Project would be less than that of existing uses nearby.  
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(e) Lighting impacts from construction are also considered to be less than significant because 
construction would not occur at nighttime and construction activities are exempted during 
certain hours and days (10:00 a.m. to 6:00 p.m. on Sundays and holidays, 7:00 a.m. to 9:00 p.m. 
Monday through Saturday) (Section 9.38.060(b) of the City of Chico Municipal Code).  Hazardous 
Waste Sites. A categorical exemption shall not be used for a project located on a stie which is 
included on any list compiled pursuant to Section 65962.5 of the Government Code.  

A Phase 1 Environmental Site Assessment (ESA) determined that the Project site does not have the 
potential to contain hazardous substances and does not exhibit any Recognized Environmental 
Conditions (RECs) where hazardous substances or petroleum-based products may have been released 
into the environment or where there is potential for future releases of hazardous substances. 
Additionally, there are no past recorded releases of hazardous substances or use restrictions for the site 
(Historical Recognized Environmental Conditions (HRECs)). There are also no risks currently identified for 
material environmental or environmentally driven impacts on the business associated with the planned 
use of the Project site (Business Environmental Risks (BERs)), for example, no hazardous waste has been 
left onsite that would require disposal, no underground storage tank that would require removal due to 
potential hazards, and no lead-based paint containing lead, a highly toxic metal that may cause a range 
of health problems, especially in young children, has been discovered at the site (Sierra Delta 
Consultants 2019, see Attachment M). 

(f) Historical Resources. A categorical exemption shall not be used for a project which may cause a 
substantial adverse change in the significance of a historical resource.  

The project will not cause a substantial adverse change in the significance of a historical resource. There 
are no structures existing at Project site. The project site is on an undeveloped parcel. The site is within 
the Community Commercial zoning district and is designated by the General Plan as a Commercial Mixed 
Use land use and would anticipate commercial development, and there would be no impacts to a 
historical resource within or adjacent to the Project site. Further, the site and surrounding structures are 
not currently listed on the National Register of Historic Places (NRHP) and are not located within an 
historic district. 

There will also be no significant impact on other cultural resources. The City of Chico General Plan lists 
the project site as an area of high archeological sensitivity. However, the Initial Study for the Gonzales 
Grading Plan references an Archaeological Inventory study conducted in 2016 that did not reveal any 
historical, archaeological, or paleontological resources at the Project site. The study included a records 
search at the Northeastern Information Center, an intensive level pedestrian survey, consultation with 
the Native American Heritage Commission (NAHC), and consultation with local Native American tribes to 
identify cultural resources, or the potential for resources in the project area (see Attachment N). 

Pursuant to State Health and Safety Code Section 7050.5, upon the discovery of human remains during 
development and construction of the Project, the County Coroner must be notified immediately. No 
further disturbance shall occur in the area of discovery or in areas suspected of overlying remains until 
the coroner has decided the origin and disposition of the remains. Pursuant to Public Resources Code 
Section 5097.98, which states that “no person shall obtain or possess any Native American artifacts or 
human remains which are taken from a Native American grave or cairn,” it is required that the coroner 
notify the Native American Heritage Commission (NAHC) within 24 hours of determining the remains are 
not subject to his authority and could, therefore, be Native American. The NAHC will determine and 
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notify a Most Likely Descendant (MLD). With the landowner’s permission, the MLD may inspect the site 
of the discovery, and may make recommendations to the NAHC on the disposition of the remains; 
additionally, if the remains cannot be identified, the landowner shall inter the Native American human 
remains on the property in a location not subject to further and future subsurface disturbance. 

 

FIGURES 

1. Regional Map 
2. Project Location Map 
3. Project Area Map 
4. Project Site Plan 
5. Critical Habitat Map 
6. a. Aerial View of Site 

b. View 1 and View 2 
c. View 3 and View 4 
d.  View 5 

7. a. Front Building Entrance View (Facing Sierra Sunrise Terrace) 
b. Angled View of Building Entrance (Facing Sierra Sunrise Terrace) 
c.  Side Building View (Facing Bruce Road) 
d. Side Building (Facing East) 
e. Rear Building View of Pool Area Perspective (Facing Highway 32)  
f.  Front Building View (Facing Sierra Sunrise Terrace) 
g. Rear Building View (Facing Highway 32) 
h. Side and Rear Building View (Facing East and Highway 32) 
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ATTACHMENTS 

A. Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program, Gonzales
Grading Plan ER 18-01

B. Geotechnical Report, CGI Technical Services, August 31, 2015
C. Towne Place Suites Site Plan, Northstar, November 22, 2021
D. Towne Place Suites Biological Assessment Update, ECORP Consulting, July 2, 2021
E. VMT Analysis for Towne Place Suites, Headway Transportation, November 11, 2020
F. Traffic Analysis and Signal Warrant Evaluation for Towne Place Suites, Headway Transportation,

January 28, 2020
G. Bruce Road at Sierra Sunrise Terrace Proposed Traffic Signal Plans, Headway Transportation,

September 7, 2021
H. Environmental Noise Assessment Chico Towne Place Suites, Saxelby Acoustics, September 7,

2021
I. Air Quality and Greenhouse Gas Assessment Towne Place Suites Project, ECORP Consulting,

August 2021
J. Environmental Permit Due Diligence for Cal Park Hotel Site Project, ECORP Consulting, July 12,

2021
K. Section 401 Water Quality Certification, California Water Board, August 29, 2018
L. Energy Consumption Assessment Towne Place Suites Project, ECORP Consulting, August 2021
M. Phase 1 Environmental Site Assessment, Sierra Delta Consultants, May 23, 2019
N. City of Chico Draft Initial Study, Gonzales Grading Plan, April 2018
O. Towne Place Suites Civil Plan Set, Northstar, July 1, 2021
P. Towne Place Suites Landscape Plans, Thomas Phelps, June 10, 2021
Q. Towne Place Suites Architectural Drawings, June 10, 2021

To view attachments- Please visit the City of Chico website at https://chico.ca.us/post/towne-place-suites-
hotel-proposed-bruce-road-hwy-32-and-sierra-sunrise-terrace   
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