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UNFINISHED BUSINESS: January 10, 2012

SUBJECT: Carson Street Improvements

APPLICANT: City of Carson
Carson Redevelopment Agency

PROPERTY OWNER: City of Carson

REQUEST: To approve the Carson Strest Improvement
Project

PROPERTY INVOLVED: Carson Street Right-of-Way between 1-408 and
=110

COMMISSION ACTION

Concurred with staff

Did not concur with siaff

. Other
COMMISSIONERS' VOTE
AYE | NO AYE | MO
Chaleman Faletogo Saenz
Vice-Chair Gordon Schaefer
Brimmer Verreit
Liaz Williams
Goolsby




introduction

On December 15, 2011, the Planning Commission considered the proposed Carson
Street improvement project and continued it to this meeting. The Planning
Commission was supportive of the design aspects of the project and directed staff to:

» Further examine median and driveway closures
e Meet with impacted property owners

e Examine more green components for the project
= Provide more information regarding maintenance

e Send additional notices {o impacted owners and residents.

Analysis

After the Planning Commission meeting, staff has reviewed all proposed median and
driveway closures. We have also met or contacted property owners that were
present at the Planning Commission meeting. We have been able to accommodate
many of the requests to keep the median openings. There are two remaining median
openings that need to be discussed.

The first median serving Lucky China is strongly recommended to be closed since
the design does not meet acceptable standards due to the limited stacking space for
one car and unsafe turning movements. Staff has withessed ftraffic from the office
building to the west of Lucky China using the median open for left turns into
westbound Carson Street.

The second median opening serves the Ralph's Center and proposed Community
Dynamics/City View development. There have been numerous discussions
regarding this median opening to explore alternatives. A revised design has been
submitted from Community Dynamics to address many of the concerns (Exhibit No.
4). The proposed design provides for a 205-foot left turn pocket with access provided
to the mixed use development at a new signalized enfry drive and an opening to
serve the Ralph's Center easement. While improved, this proposed design still does
not meet acceptable standards and is not recommended for approval. An alternative
is to defer the construction of the new traffic signal until a later phase of the City View
development. This would allow the median opening to the Ralph's Center easement
to remain open for an interim period. The opening to the Ralph’s Center easement
must be eliminated for the City Engineer to approve the installation of the new ftraffic
signal to the new mixed use development.

At the last meeting, the property owner for the commercial center located at the
southwest corner of Carson Street and Ravenna raised concern with the closing of
two driveways. The driveway closures will eliminate access to six existing parking
spaces in front of the commercial businesses and access into the former auto repair
service bays. There is no authorized use of the former auto repair space and no
approved parking in front of this section of the building. The driveways and parking
spaces do not meet city standards and present a hazard since cars need to back up
in fo the streset. The street improvement project will provide five new on-street
parking spaces. Any resultant loss of parking to the subject property is considered
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minimal due to the provision of street parking. Therefore, staff recommends
elimination of these driveways to improve public safety.

The proposed project should be considered “green” since it supports a mixed use
district intended to reduce automotive frips and increase pedestrian activity. In
addition, the water efficient landscaping and irrigation system will reduce water use.
The proposed storm water system includes infiliration planters that will improve the
water quality that enters the storm drain system. The project also includes trash
receptacles that include a separate recycling component ic encourage recycling.
Staff recommends the proposed pedestrian lights to be specified with LED lights.
This would increase the cost of each light by $400.00 for a total of $53,000.00. This
maybe a good investment since the savings in energy cost and maintenance will pay
for the extra cost over time. Other “green” ideas that the Planning Commission can
consider include pricritizing the use of recycled materials and recycling the waste
stream associated with the construction.

The Public Works Division has evaluated the proposed plans to determine future
mainienance needs. Due fo the use of drought resistant and low maintenance
planting materials, efficient irrigation systems and quality materials, it is not
anticipated that the maintenance costs will be unreasonable.

The recent actions by the State of California fo eliminate redevelopment agencies
have resulted in the loss of the primary funding source for this project. The final
street improvement design provides for phased implementation. Staff will continue
efforts to identify grants and other funding sources to allow for the future
implementation of the approved design for Carson Street.

Envircnmental Review

Pursuant to Section 15301(c) of the California Environmental Quality Act (CEQA), the
proposed street improvements are a Class 1 exemption since the project includes
repair, maintenance of existing public or private structures, such as existing highways
and streets, sidewalks, guiters, bicycle and pedestrian trails, and similar facilities
involving negligibie or no expansion of use beyond that existing at the time of the lead
agency's determination. in addition, pursuant o Section 15302 of the CEQA, the
proposed project is a Class 2 exemption since the project is replacement or
reconstruction of existing structures and facilities where the new siructure will be
located on the same site as the replaced structure and will have substantially the
same purpose and capacity as the replaced structure.

Recommendation

That the Planning Commission:
= APPROVE the Carson Street improvement plans; and

= WAIVE further reading and ADOPT Resolution No. 11- ,
enfitted, “A RESOLUTION OCF THE PLANNING
COMMISSION OF THE CITY OF CARSON
RECOMMENDING APPROVAL BY THE CARSON CITY
COUNCIL THE CARSON STREET IMPROVEMENT
PROJECT FOR THE SEGMENT BETWEEN [-110 AND I-
405.
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Exhibits

1.
2.
3.
4,
5.
8.

Draft Resoiution

December 15, 2011, Planning Commission Staff Report

December 15, 2011, Planning Commission Minutes ~ et susl pave
Community Dynamics letter dated January 3, 2012. |

Ryan Easter email dated December 15, 2011

Brad Pear! email dated December 14, 2011

Saled Naaseh Sen ior F’iaﬂner

Approved by: “-... a‘{ e
Sheri Repp-k6adsman, Planning

Officer
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CITY OF CARSON
PLANNING COMMISSION
RESOLUTION NO. 12-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF CARSON RECOMMENDING TO CITY COURNCIL
APPRCVAL OF THE CARSON STREET IMPROVEMENT
PROJECT FOR THE SEGMENT BETWEEN [-110 AND 1-405

THE PLANNING COMMISSION OF THE CITY OF CARSON, CALIFORNIA,
HEREBY FINDS, RESCLVES AND ORDERS AS FOLLOWS:

Section 1. On December 7, 2010, the City Council and the Carson Redevelopment
Agency awarded a contract to Gruen Associates for preparation of the Carson Street
improvement project. A stakeholders’ meeting was held on August 25, 2011, and a
community meeting was held on November 16, 2011. A public hearing was held by the
planning commission on December 15, 2011.

A public hearing was duly held on January 10, 2012, at 6:30 P.M. at City Hall, City Council
Chambers, 701 East Carson Street, Carson, California. A notice of time, place and purpose
of the aforesaid meeting was duly given.

Section 2. Evidence, both written and oral, was duly presented to and considered
by the Planning Commission at the aforesaid meeting.

Section 3. The Planning Commission finds that:

a) The proposed project is consistent with the goals and objectives of the Carson
Street Master Plan in that the proposed project creates a beautiful and vibrant
‘main street” that reflects the community’s vision and embodies the identity of
city. of Carson, creates a livable, pedestrian friendly environment, creates
distinctive gateways at either end of Carson Street, and promotes a high
standard of amenities in public places.

b} The proposed project is consistent with the implementation of the Public
Improvements section of the Carson Street Master Plan, as proposed street
trees enhance the identity of the corridor, wider sidewalks and landscaped
parkways enhance the pedestrian walking experience, environmental graphics
such as gateways, banners, and way-finding signs provide a unique identity for
Carson Street, and pedestrian amenities such as benches, light fixtures, and
trash receptacles are proposed to further unify the theme and identity of Carson
Street.

c) The proposed improvements are based on a traffic study completed by KOA
Engineers that has analyzed the traffic flow, available on-street parking, and
median closures and has found the proposed improvements acceptable.

d} An analysis of closure of driveways has been completed that demonstrates
adequate access is provided to all parcels.

e) The proposed project is consistent with the community priorities identified in the
Carson Street Master Plan, including provision for gateway enfries, pedestrian
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friendly environment, street tress with adequate free wells, enhanced
crosswalks, pedestrian lights, new landscaping, seating nodes; and public art.

f) The proposed project provides 128 on-street parking spaces with a net loss of
19 spaces. KOA's traffic engineers have observed and documented the peak
hour parking demand at 94 spaces; therefore, KOA's traffic engineers have
concluded that the net loss of 19 parking spaces is not considered significant
since the number of proposed parking spaces is greater than the existing and
projected parking demand for the area.

g} All impacted property owners have been provided ample opportunity to voice
their opinions regarding this project.

Section 3. The Planning Commission further finds that the proposed use will not
have a significant effect on the environment. Pursuant to Section 15301{c) of the California
Environmental Quality Act (CEQA), the proposed street improvemenis are a Class 1
exemption since the project includes repair, maintenance of existing public or private
structures, such as existing highways and strests, sidewalks, gutters, bicycle and pedestrian
trails, and similar facilities involving negligible or no expansion of use beyond that existing at
the time of the lead agency's determination. In addition, Pursuant to Section 15302 of the
CEQA, the proposed project is a Class 2 exemption since the project is replacement or
reconstruction of existing structures and facilities where the new structure will be located on
the same site as the replaced structure and will have substantially the same purpose and
capacity as the replaced structure.

Section 4. Based on the aforementioned findings, the Commission hereby approves
the Carson Street improvement project.

Seciion 8. The Secretary shall certify to the adoption of the Resolution and shall
transmit copies of the same to the applicant.

Section 6. This action shall become final and effective fifteen (15) days after the

adoption of this Resolution unless within such time an appeal is filed with the City Clerk in
accordance with the provisions of the Carson Zoning Ordinance.

PASSED, APPROVED AND ADOPTED THIS 10" DAY OF JANUARY, 2012

CHAIRMAN

ATTEST:

SECRETARY
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CITY OF CARSON

PLANNING COMMISSION STAFF REPORT

PUBLIC HEARING: December 15, 2011

SUBJECT: Carson Sireet Improvements

APPLICANT: City of Carson
Carson Redevelopment Agency

PROPERTY OWNER: City of Carson

REQUEST: To approve the Carson Street Improvement
Project

PROPERTY INVOLVED: Carson Street Right-of-Way between [-405 and

i-110

COMMISSION ACTION

Concurred with staff

Did not concur with staff

_____ Other
COMMISSIONERS' VOTE
AYE NO AYE NO

Chairman Faletogo Saenz
Vice-Chair Gordon Schaefer
Brimmer Verrett
Diaz Williams
Goolsby
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Introduction

in 2006, after several years of conducting studies and holding community workshops,
the city adopted the Carson Street Master Plan with a vision to create a beautiful,
vibrant "main street” that symbolizes the identity of Carson. The goal is for the
corridor to become a cultural and civic activity center and an inviting place for people
to live, play, shop and work. The proposed streetscape project is a major step in
realizing this vision and will link land use and transportation decisions to enhance our
city's character, economy, livability and environmental sustainability.

In addition, for the past year, staff has advocated adding the Carson Street and
Avalon Boulevard interchanges to be considered as related projects with the Carson
Street improvement project. These combined street improvements represent a
comprehensive urban design and reconstruction plan that will be one of the city's
largest and most important public works efforts since its incorporation.

On December 7, 2010, Gruen Associates was retained to design the street
improvements for Carson Street. Gruen and their team, KOA Engineers and Selbert
and Perkins, have spent the past year designing these plans. The Planning
Commission is requested to review the design plans and recommend approval by the
City Council so that final construction plans can be completed. The City Council is
scheduled to review the Carson Street Improvement Project on December 20, 2011.

Background
Carson Street Improvement Project

The Carson Street improvement project is an extensive public investment stretching
1.75 miles between the 1-405 and I-110 freeways that would complement existing and
proposed development by reinforcing the concept of a “main street” that is shared by
everyone. The goal is to enhance community well-being by making Carson Street a
place where social and business interaction can occur on a regular basis. Public
health and environmental quality will be improved by reducing congestion and green
house gas emissions through the development of walkable streets, shopping districts,
and residential neighborhoods that lessen the need to use automobiles,

Carson Street and Avalon Boulevard Freeway Interchanae Enhancements

To improve the sense of entry from the freeways, the consultants are in the process
of preparing landscape plans to enhance the Avalon Boulevard and Carson Street
interchanges. The enhancements to the Carson Street interchange would act as a
unique entry statement from the freeway and transition into the new streetscape
landscaping for the corridor. The enhancements to the Avalon interchange would
make a bold entry statement complementing Carson Street, the Civic Center and the
Boulevards at South Bay. Public art and/or artistic elements are proposed to be
incorporated into the design where feasible.

The design process for the freeway interchange enhancements will take longer than
the Carson Street improvement project due to the need to obtain authorization from
Caltrans. Staff anticipates presenting these plans to the Planning Commission in the
second quarter of 2012, The funding for this portion of the project has not been
allocated in the 2011-2012 CRA budget. Staff will be requesting an amendment to
the budget when the project cost estimate is available.
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Community Outreach

On July 25, 2011, a stakeholders’ meeting was held with members of the City
Council, Planning Commission, Economic Development Commission, Public Works
Commission, and major developers to identify preferred design options. The
preferred alternative included new entry monuments with red sandstone, wide
sidewalks with enhanced design, decorative crosswalks and new street furniture and
pedestrian lights. On November 16, 2011, a community meeting was held to present
the preferred alternative. Over 2,000 notices were sent to property and business
owners ailong the corridor, as well as all property owners within 300 feet of the
corridor. Approximately forty (40) people attended this community meeting. After
staff and the consultants presented the preferred alternative to those in attendance,
discussion ensued regarding the landscape palette, public art, parking, schedule,
funding, graffiti, use of recycled water, bus stops, left tumns, driveway closures, and
visibility of businesses. All comments and questions were mostly positive, and the
community was excited to see the project move forward after many years of planning.
For the Planning Commission meeting, staff notified the same individuals and entities
that were notified for the community meeting.

Design Plans

The following principles were used to improve the appearance and functionality of the
corridor and to create a unique design that distinguishes Carson from its neighboring
communities. These principles are based on the interpretation of the Carson Street
Master Plan’s goals and objectives.

e Maintain four lanes for through vehicular travel,

= Close median openings and unnecessary driveways to enhance traffic safety
and aesthetic appearance of the corridor;

» Widen sidewalks and landscaped parkways by moving the curb into the street
by either 4 feet and, in some instances, up to 12 feet;

e [esign a street that will move people, not just vehicles, and will serve users
and pedestrians of all ages and abiiities;

» [dentify potential locations for squares, plazas and pocket parks and other
points of interest for people o visit outside of the street right-of-way;

e Establish a sense of place by using specialized design and detalil;
e |ntegrate public art or artistic elements into the streetscape;

» Introduce new street furniture, such as benches, pedestrian-scale street
lights, bus sheiters, trash receptacles, way-finding signs, and bike racks;

» Preserve majority of existing concrete sidewalks to reduce the project cost but
use concrete pavers at key locations to visually enhance the pedestrian
areas;

= Provide adequate area for trees to ensure health, quick growth and long life;
s Ulilize landscape areas to treat storm water; and
» Maintain on-street parking for shops and older residential properties.
Planning Commission Staff Report
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Taking into account the above principles, the Carson Street improvement project
includes the following components to unify and reinforce the overall identity of Carson
Street:

1. Provides fourteen (14) seating nodes for pedestrian rest areas.
2. Reconstrucis all driveways for ADA compatibility.

3. Provides new colorful, drought tolerant and low maintenance landscaping at
parkways and medians with distinctive street trees as unifying elements.

4. Adds street fumiture, such as benches, trash receptacles, bike racks, and
pedestrian lights with electrical power for events and holiday displays.

5. Provides for future installation of compatible bus shelters.
6. Uses decorative crosswalks to enhance major intersections.

7. Designates ten (10) possible public art locations in the median and one public
art location adjacent to the future community center sculpture garden.
Advocates for one or two public art pieces as part of the project.

8. Installs entry monuments at either end of the project at Avalon Boulevard and
Figueroa Street.

9. Installs way-finding signs for direction to major destinations.

Analysis

The Carson Street improvement project includes features that deserve careful
analysis, including street parking, median design, driveway locations, lighting and
street furniture. The proposed design plans have been provided to the Planning
Commission for review and are recommended for approval. The various features
provide for a very attractive streetscape that energizes the experience when driving,
riding or walking along the street. Careful attention has been paid to make sure that
the plan accomplishes a cost-effective, safe, attractive and unique design that will
create an appropriate design for Carson Street.

Reduction of On-Street Pa_rkincz

One of the main goals of the Carson Street Master Plan is to create a pedestrian
friendly “main street” by increasing the width of the sidewalk and landscaped areas.
The proposed design accomplishes this by moving the curb further into the street,
which in some areas results in a reduction of street parking. Recognizing the need to
preserve street parking, the plan sensitively identifies where to place enhanced
fandscape and seating areas.

An inventory of parking spaces determined that there are 147 existing parking spaces
along the corridor. To determine the parking demand, KOA's traffic engineers
conducted a parking analysis that inventoried the peak parking use for commercial
and residential uses. This inventory was conducted at 1:00 pm and 7:00 pm to
evaluate peak commercial parking demand in the afternoon and peak residential
demand for parking in the evening. The highest parking demand was determined to
be 94 parking spaces. The proposed plan provides for 128 street parking spaces.

Based on this data, KOA's traffic engineers have concluded that the net loss of 19
parking spaces from 147 to 128 is not considered significant since the number of
proposed parking spaces is greater than the existing and projected parking demand
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for the area. Staff has reviewed KOA’s methodology and finds it reasonable and
consistent with standard practice.

Median and Driveway Closures

Carson Street is characterized by development from the 1950's to present fime.
Much of the development occurred without the benefit of a cohesive plan to guide
land uses and circulation patterns. As a result, individual parcels have developed as
a series of freestanding individual buildings, nondescript commercial centers, and a
mix of residential and mixed use developments in varying densities. This pattern of
development has resulted in numerous driveways and left-turn pockets in the
medians. KOA and the city's traffic engineer have examined the median turning
movements and the driveways for the entire corridor. As a result, several median
openings and driveways were found to be unnecessary and unsafe in some cases,

Consistent with the Carson Street Master Plan goals, Gruen Associates and KOA
have provided recommendations to increase pedestrian, cyclist, and motorist safety,
maintain a good flow of {fraffic, and increase the aesthetics value and amenity levels
of Carson Street. After careful analysis of the median turning movements, KOA
determined that eight (8) mid-block median openings should be closed without
significantly impacting traffic flow along the corridor and turning movements into the
parcels. Staff confirmed that when the median openings are closed, the drivers will
have a nearby opportunity to make a left turn or U turn. In addition, KOA and the
Engineering Division have recommended closing nineteen (19) driveways to increase
both safety and aesthetics of the street by allowing the continuation of sidewalks and
landscape areas. Four (4) driveways have been eliminated since they are no longer
utilized or do not lead to a garage or a parking lot. Twelve (12} driveways were
eliminated since there are multiple driveways that serve vacant properties. With the
elimination of these driveways, these vacant properties are served with a single
driveway. Three (3) driveways are recommended to be closed since they have been
determined to cause traffic hazards.

In addition to the public meeting notices, certified mail has been sent to all property
owners that are impacted by the proposed median and driveway closures
encouraging them to contact staff and attend the Planning Commission and City
Council meetings. The City Engineer and Engineering staff will make every effort to
discuss individual conditions to verify that the proposed closures are needed. The
current proposal contains only those locations deemed to be of significant concern to
warrant closure or modification. Staff will report at the Planning Commission meeting
whether property or business owners have objected to the closure of the driveways
or the medians. Exhibit 2 includes a letter from Community Dynamics opposing
closure of one of the median openings. '

Areas Under Review

A few components of the project are still being finalized, and there will be further
refinements as construction drawings are completed. Staff is requesting design
approval for the entire project; however, some components of the project may be
brought back to the Planning Commission for further consideration, including public
art and bus shelters.

Planning Commission Staff Report
December 15, 2011 4
Page 50f 7




Public Art

The proposed project includes eleven (11) designated locations for public art. Staff
expects one or two public art pieces to be completed as part of this project. The
proposed public art proposals will be brought back to the Planning Commission and
City Councit prior to finalizing the plans for the biding process. All other future public
art pieces will be installed as the city commits to additional funds to public art or
adopts a public art fee.

Bus Shelters

A separate request for proposal will be prepared to find a contractor that is able to
provide and maintain bus sheiters within the city. There will be special attention
focused on the Civic Center and Carson Street areas to maintain consistency with
the design standards adopted through this process.

Schedule and Phasing

The proposed plans for the project will be presented to the City Council on December
20, 2011, for final design approval. The improvement plans are currently in the plan
check process. Staff expects the plans to be ready for the construction bid process
in the first guarter of 2012. The adopted CRA budget included approximately
$9,200,000 for this project over the next three (3) years. In addition, $200,000 has
been designated in the budget for public art. The project will be designed as a three-
phase project, including 1-405 to Avalon, Avalon fo Main Street, and Main Street to [-
110 segments. The precise scheduling and construction of the project will be
determined when the City Council is requested to act upon the construction bid
process. Future phases of the project will be brought back to Planning Commission
for consideration, including bus shelter designs, public art installations, graphic
identity and banner program on street light poles, information kiosks, and enhanced
landscape treatment at Avalon Boulevard and Carson Street freeway interchanges.

Environmental Review

Pursuant to Section 15301(c) of the California Environmental Quality Act (CEQA), the
proposed street improvements are a Class 1 exemption since the project includes
repair, maintenance of existing public or private structures, such as existing highways
and streets, sidewalks, gutters, bicycle and pedestrian trails, and similar facilities
involving negligible or no expansion of use beyond that existing at the time of the lead
agency's determination. In addition, pursuant to Section 15302 of the CEQA, the
proposed project is a Class 2 exemption since the project is replacement or
reconstruction of existing structures and facilities where the new structure will be
located on the same site as the replaced structure and will have substantially the
same purpose and capacity as the replaced structure.
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Recommendation

That the Planning Commission:

APPROVE the Carson Street improvement plans; and

WAIVE further reading and ADOPT Resolution No. 11- ,
entitted, “A  RESOLUTION OCF THE PLANNING
COMMISSION OF THE CITY OF CARSON
RECOMMENDING APPROVAL BY THE CARSON CITY
COUNCIL THE CARSON STREET IMPROVEMENT
PROJECT FOR THE SEGMENT BETWEEN i-110 AND I-

405.7

Exhibits

1. Draft Resolutions.

2. Community Dynamics letter dated December 9, 2011.
3. Proposed plans and details.

Prepared by:

Saied Naaseh, Senior Planner

Approved by:

Sheri  Repp-Loadsman,
Officer

Planning

Planning Commission Staff Report
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danuary 3, 2012

Chairman Faletogo and Members of the Planning Commission
¢/o Saied Naaseh, Senior Planner

City of Carson

701 East Carson Street

Carson, CA 90745

Via Overnight Mail & Email

Re: Carson Street Improvements - Median Fronting 616 East Carson Strest
Dear Chairman Faletogo and Members of the Planning Commission:

As you'll recall, | spoke at the 12.15.11 Planning Commission hearing to request the
Commission consider a change to the Carson Street improvement plans to maintain a
median opening providing direct access from westbound Carson Street to the
easement driveway shared by the 616 East Carson Street mixed-use community and
the neighboring Ralphs-anchored shopping center.

At that time, we had proposed a median design prepared by our consulting traffic
engineers at Linscott, Law and Greenspan (LLG} which included separate westbound
left turn lanes for turns into the easement driveway and into the signalized main entry
drive. We submitted LLG’s plan, together with a cover letter dated 12.9.11, to the
Commission in advance of the 12.15.11 hearing.

At the hearing, the City's Traffic Engineer expressed concern regarding the length of
LLG’s proposed turn pocket into the main entry drive (70’ proposed vs. staff’s desired
length of 150’} as well as the safety of the left turn ingress movement into the
easement driveway. The Commission continued the item to its 1.10.12 meeting and
directed staff to work with property owners impacted by the proposed median closures
in an effort to resolve the owners’ concerns.

By way of this letter, we would like to (i) submit a revised median plan which LLG has
refined in direct response to staff's stated concerns, and {ii) review the accident history
on Carson Street to address the topic of safety.

Revised Median Alignment Plan: Attached as Exhibit A is a revised median design
prepared by LLG which responds to staff's comments. Specifically, the plan;

@ Provides a 205-foot left turn pocket, significantly exceeding the 150-foot
distance that staff has requested as well as the storage needed to
accommodate peak hour vehicle queuss,
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Includes a traffic signal at the new entry drive with protected and permitted left
hand turns into the 616 East Carson St mixed-use community,

Maintains left turn ingress from westbound Carson Street to the easement
driveway via a median opening, and

Eliminates left turn egress from the easement driveway to westbound Carson
Street, thus reducing vehicle movements at this driveway,

Accident History: Review of Statewide Integrated Traffic Records System (SWITRS)

vehicle collision data provided by City staff for all reported accidents on Carson Street
from 2007-2009 and 2010 (partial) demonstrates that (i) the existing easement
driveway is operating safely and {(if} an existing median opening located on Carson
Street approximately 215 feet to the east allows left turn ingress in a manner directly
comparable to LLG's proposed design and is operating safely while accommodating
significantly higher traffic volumes.

@

There have been no reported accidents associated with the subject easement
driveway and median opening. Exhibit B identifies the locations of collisions
between Grace Ave. and Avalon Blvd. and demonstrates that the existing
condition (identified as Median Opening #1) is operating without incident.

Further, LLG's proposed plan (Exhibit A) is an improvement over the existing
condition because (i} it eliminates left turns from the driveway to westbound
Carson St. thus reducing the number of vehicle movements, and (i} the addition
of a new traffic signal to the west will create gaps in eastbound Carson Street
traffic, resulting in more opportunities for unobstructed westbound left turns
into the easement driveway than exist today,

The proposed median opening and left turn ingress into the easement driveway
is directly comparable to the existing condition approximately 215 feet east
{identified as Median Opening #2 on Exhibit B). Both include a median opening
allowing left turn ingress into a commercial driveway within a left turn pocket
leading to a signalized intersection.

Review of the SWITRS data confirms that there have been no accidents
associated with the left turn ingress movement at Median Opening #2. The one
accident that occurred at Median Opening #2 was caused by the left turn egress
movement which we propose to eliminate at the easement driveway. All other
collisions occurred more than 100 feet from the median opening and are
related to the intersection of Carson/Avalon.

The SWITRS data confirms that there is no safety concern at the easement driveway
which will only be improved as a result of our plans, and left turn ingress via a median
opening approaching a signalized intersection can operate safely. In fact, the
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Carson/Avalon left turn pocket operates at significantly higher volumes with 252 peak
hour left turns {LLG, weekend midday peak hour traffic count) compared to 103
anticipated peak hour left turns at the proposed left turn pocket fronting 616 East
Carson Street {LLG, 2014 Future Condition).

In summary, the revised median design attached as Exhibit A:
@ Provides a 205" left turn pocket, exceeding staff’s desired length of 150",

e Improves the existing condition at the easement driveway, which is now
operating safely as evidenced by SWITRS collision data.

e Maintains direct access from westbound Carson St. for both 616 E. Carson St.
and the neighboring Raiphs center by way of a design that SWITRS data
demonstrates operates safely at a directly comparable nearby condition.

e Supports both centers” ability to attract and retain quality retail tenants.

We support the City's efforts to beautify Carson Street, but changes to existing access
must take into account the needs of property owners and their tenants. Strong vehicle
access is required to attract and retail high quality tenants and to deliver the thriving
mixed-use retail/residential district envisioned by the Mixed-Use District Master Plan.

Again, we respectfully request that the Planning Commission consider a change to the
Carson Street improvements fronting 616 East Carson Street to maintain this important
direct access.

I'm available to answer any questions you may have and can be reached at 310-399-
9555 x204 or sroberts@com-dyn.com. Thank you for your consideration.

Sincerely,

Stephen Roberts
Vice President, Development

Encl.
Ce: David Biggs

Richard Garland
Sheri Repp
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Saied Naaseh

From: Ryan Easter {reaster@ ptwww.com|]

Sent: Thursday, December 15, 2011 10:38 AM
To: Saied Naaseh

Subject: Carson Street Master Plan - Median Closure
Attachments: CSMP.pdf

Mr. Naaseh,

As we discussed, please ensure that the attached letter is defivered to the Planning Commissioners for the meeting
tonight and include such letter in the administrative record for the above referenced project. Thank You.

Best regards,

Ryan M. Easter

Palmieri, Tyler, Wiener, Wilhelm & Waldron LLP
2603 Main Street, Suite 1300

Irvine, California 92614

Tele: (949) 851-7340

Fax: (949) 825-5404

email: reaster @ptwww.com

[RS Circular 230 Disclosure: Pursuant to Internal Revenue Service Circular 230, only formal opinions satisfying specific
requiremenis may be relied on for the purpose of avoiding certain penalties under the Internal Revenue Code. Any tax advice
contained in this communication (including attachments) does not constitute a formal opinion satisfying such requirements.
Accordingly, we must advise you that any such tax advice was not intended or written to be used, and cannot be used, by you or any
other person as such an opinion for the purpose of (i) avoiding penalties imposed under the Internal Revenue Code or {i1) promoting,
markeiing or recommending to another party any matters addressed herein.

This message and any attached documents contain information from the faw firm of Palmieri, Tyler, Wiener, Wilhelm & Waldron
LLP that may be privileged and confidential and protected from disclosare. If the reader of this message is not the intended recipient,
or an employee or agent responsible for delivering this message to the intended recipient, you are hereby notified that any
dissermnation, distribution or copying of this communication is strictly prohibited, Tf you have received this communication in error,
please notify us immediately by replying to the message and deleting it from your computer. Thank you,
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VIA OVERNIGHT DELIVERY & EMAIL

Chairman Faletogo and Members of the
City of Carson Planning Commission
¢/o Saied Naaseh, Senior Planner

City of Carson

701 East Carson Street

Carson, CA 90745

Re:  Carson Streef Master Plan - Median Closure

Dear Chairman Faletogo and Members of the Planning Commission:

This office is legal counsel for the property owners of the land located generally at
the intersection of East Carson Street and North Avalon Boulevard (the "Property") on
which is a shopping center with a Ralphs grocery store and other businesses (the
"Businesses").

The owners of the Property are opposed to the closure of the Carson Street median
associated with the Carson Street Master Plan ("CSMP") project to the extent it will
restrict left turn access to the Property from Carson Street. Such restriction will
adversely affect access to the Property, thereby adversely affecting the Businesses and
any potential future businesses at the Property, the Property and owners of the Property.
Such access restriction may amount to inverse condemnation requiring compensation to
the owners of the Property.

Please require modification of the design plans for the CSMP project to ensure
preservation of the median opening allowing westbound left turn access to the Property.

3933271




PALMIERE, TYLER. WIENER, WILHELM & WALDRONS

Chairman Faletogo and Members of the City
of Carson Planning Commission

December 15, 2011

Page 2

Such unrestricted commercial property access is important if the City would like to
support a flourishing mixed use area of Carson along Carson Street.

Please include this letter in the administrative record for the CSMP project. Thank

you.
Very truly yours,
i / '
o [
" Ryan M. Easter
RME

ec: Clients

39332710



Saied Naaseh

From: Brad Pearl [bpear @ newmarkmerrill.com]

Sent: Wednesday, December 14, 2011 6:12 PM

To: Saied Naaseh

Subject: Carson Street Median Project - Ralph's Market Center - Carson & Avalon
Attachments: Bob Kahn letter 12-14-11 . pdf

Mr. Naaseh

My name is Brad Pearl and [ {along with my partners) own the Ralph’s Market shopping center at the corner of
Carson and Avalon. | am writing you this email to share our concerns over the proposed closure of the median
breaks the City of Carson is considering in front of our property {to our Northwest). Our property has heen
serviced by an easement area to our West or our center for several decades. This easement area provides left
turn access into and out of our center along Carson Street. The closure of the median will result in our
property having no left turn access along Carson Street.,

The potential impact on our tenants in the center and the overall project should we lose both our ingress and
egress along Carson Street could be tremendous. What the city is not aware of is that Ralph’s Market has a
termination right in their lease which enables them to close their store and be relieved of their lease
obligation should any turn movements or access be removed. Should Ralph’s decide to close their store here,
it will result in the loss of many jobs and the further deterioration of the area by having a vacant box at this
prominent intersection.

I asked a traffic consultant, RK Engineering, to study this left turn access to help determine whether the
current access creates an unsafe movement. Inreviewing the city’s accident report, we found out that there
have been no reported accidents during the 4 years of studies (2007-2010) that he researched. By reviewing
these results, it is clear that these movements are safe and should be allowed to continue. That being said,
we offered as a compromise to the City Engineer, whereby the city can close off left turn access out of the
center, but in turn allows the center to retain access into the center. We believe that will help us in convincing
Ralph's that their access is not materially impacted by losing the one movement (egress). In addition, to
mitigate any concern of Ralph’s Market, we will be asking the City Redevelopment Agency to install a signal
along Avalon at the Southerly driveway in front of Ralph’s to allow customers a safe path to make a left turn
out of our project in order to get back to Carson Streat.

Attached please find a letter which our traffic engineer put together which { believe justifies having the city
grant us the retention of the left turn access into our center.

in closing, 1 encourage you to call me should you have any questions regarding this material. | will look
forward to seeing you tomorrow evening at the Planning Commission hearing.

Thanks,

Brad Pearl

Vice President/Co-Founder
Leasing & Acquisitions
NewMark Merrill Companies
5850 Canoga Avenue, Suite 650
Woodiand Hills, CA 91367

E
PO




Phone: (818} 710-6100 Ext, 757
Fax: {818) 710-6116
bpearl@newmarkmerrill.com
DRE License #00874794

This communication and any attachments are confidential, protected by Communications Privacy Act 18 USCS § 2510, solely for the use of the intended recipient,
and may contain legally privileged material. If you are not the intended recipient, please retum or destroy it Immediately. Thank vou.
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Mir. Brad Pearl

NEWMARK MERRILL COMPANIES
5850 Canoga Avenue, Suite 650
Woodland Hills, CA 91367

Subject: Ralphs Center Easement Evaluation Review, City of Carson
Dear Mr. Pearl:
introduction

RK ENGINEERING GROUP, INC. (RK) is has been working with you and the adjacent
property owner (Community Dynamics) in reviewing the City of Carson's potential
Carson Street Median project. The City of Carson has developed a plan that would close
the existing median opening to the Ralphs Center, located at the southwest corner of
Avalen Boulevard and Carson Street, in the City of Carson. This would eliminate direct
westhound left-turn access into the Ralphs Center and require additional turning
movements and u-turns along Carson Street.  This movement is very important to the
operation of the Ralphs Center.

tinscott, Law & Greenspan Engineers (LL&G), on behalf of Community Dynamics, has
prepared an Fasement Access Evaluation Memorandum for 616 Fast Carson Street and
Ralphs Center, Carson, dated August 15, 2011 (attached Appendix A). The purpose of that
evaluation was to assess the potential impacts of the proposed traffic signal serving the
Community Dynamics project, located to the west of the Ralphs Center, and evaluate
impacts of retaining the westbound left-turn movement at the existing Ralphs Center
easement access. RK has reviewed the August 15, 2011 Memorandum by LL&G and their
evajuation accurately depicts the existing traffic conditions at this location. LL&G has
concluded that the level of service at both the signalized Community Dynamics
driveway and the existing Ralphs Center easement access would operate at acceptable
levels of service.

For reference, the existing northbound left-turn out of the Ralphs Center easement access
would be restricted, which would improve traffic operations over existing conditions.

SO0 westerly place, s

seh califor

el GEO LT G800 fax 190 i

[ETAE

bt /Avwwrkengineer.com




Mr. Brad Pearl

NEWMARK MERRILL COMPANIES
December 14, 2011

Page 2

Furthermore, the LL&G traffic analysis indicated that the potential gueuing for the
westbound left-turns at both the Community Dynamics signalized driveway and the
existing Ralphs Center easement access could be contained within the proposed left-turn
pockets.

LL&G also developed the attached median design which would restrict northbound
left-turns out of the existing Ralphs Center easement access; however, it would provide for
a separate left-tum storage pocket into the easement access and a separate left-turn
storage lane for the Community Dynamics signalized access.  This would aliow
westbound traffic to enter the Ralphs Center without having to make a u-turn at the
Community Dynamics driveway.

RK has requested the collision history from the City of Carson along Carson Street directly
adjacent to the existing Ralphs Center easement driveway. The City has provided
collision history for the Years 2007 through 2010 {partial). RK has reviewed all of these
collision records and have not identified any collisions directly related to the ingress or
egress from the Ralphs Center easement driveway, located along Carson Street,
The collision rate at this intersection is essentially zero (0.00) and indicates that there have
been no collisions related to the westbound left-turns entering the driveway, eastbound
right-tums entering the driveway, or northbound left/right-turns leaving the driveway.

RK has maintained copies of the collision histery in our electronic files. The only collisions
which occurred in somewhat proximity to the driveway are included in Appendix B.
After review of the facts related to each collision, it has been determined that none of the
six (6) collisions, which have been identified in Appendix B, are related directly or indirectly
to the Ralphs Center easement driveway. In condusion, reviewing the historical collision
data for Carson Street in the vicinity of the existing Ralphs Center driveway indicates that
there have been no previous safety issues directly related to the easement driveway and its
ingress and egress.

In order to mitigate the loss of the northbound left-turn out of the Ralphs Center easement
driveway, the City is locking into a potential traffic signal on Avalon Boulevard at the
existing Ralphs southerly driveway. This traffic signal would also serve the senior housing
project on the east side of Avalon Boulevard currently under construction. This iraffic
signal will improve traffic operations/safety at the existing driveway and will accommodate
traffic movements eliminated by the left-turns out of the Ralphs Center easement driveway.

Conclusion
In conclusion, it does not appear at this time that retaining the westbound left-turn at the

Ralphs Center easement access would adversely impact traffic operations in the area.
The installation of a traffic signal at the Community Dynamics access will provide adequate

RK:mn/RK9256.doc
IN:T737-2011-02




Mr. Brad Pearl

NEWMARK MERRILL COMPANIES
December 14, 2011

Page 3

gaps for westbound left-turns at the Ralphs Center easement access to accommeodate the
turning movements at this location,

RK appreciates this cpportunity to work with Newmark Merrill Companies on this project.
It you have any gquestions regarding this study, please call our office at (949) 474-0809.

Sincerely, Y
RK ENGINEERING GROUP, INC.  /

Robert Kahn, P.E.
Principal

Attachmenis

RICmn/RK256. doc
INIT737-20711-02







Appendix A

LL&G Easement Access Evaluation Memorandum
616 Last Carson Street and Ralphs Center, Carson
August 15, 2011



MEMORANDUM

To: Steve Roberts Dale: Avgust 15, 2011
City View 616 Bagt Carson, LLC
From: Richard E. Barretio, P.E. LLGRef 21631751

Linscott, Law & Greenspan, Engineers

Hasement Access Evaluation Memorandum

Sublect 616 East Carson Strect & Ralphs Center, Carson

Linscott, Law & Greenspan, Engineers (LLG) is pleased 1o submit this Easement
Access Bvaluation Memorandum for the proposed 616 Hagt Carson Street
development, located in the City of Carson, California. The purpose of this
evaluation is o assess the proposed easement access configuration on the 616 Rast
Carson Street property’s Carson Street frontage,

This technical memorandum focuses to an evaluation of the proposed casement
access configuration consisting of peak hour service level (1.OS) calculations and a
queuing analysis.

PROPUSED EASEMENT ACCESS EVALUTION.

Attachment 1 is a conceptual improvement plan for Carson Street along the frontage
of the proposed Project and the existing Ralph’s Center, from the westerly property
fine of the Project to Avalon Boulevard, The conceptual plan illustrates the proposed
street improvements along the Project frontage, which includes narrowing Carson
Street consistent with the Carson Street Master Plan, and median modifications to
altow for the installation of a fraffic signal on Carson Street at the Project’s main
driveway. The concept plan also illustrates the proposed layout to maintain “left-turn
ingress” at the existing access easement driveway (lefi-turn egress would be
restricted/right-turn in-out movementis would be allowed).

The proposed median modifications on Carson Street at the Project’s signalized
driveway includes the provision of a 100-foot eastbound lefi-turn lane with a 60-foot
fransition and a 70-foot westbound lefi-turn fane with a 60-foot transition, and
approximately an 80-foot westbound left Jane with a 60-foot transition at the existing
access easement driveway. The proposed median design on Carson Street east of the
Project’s signalized driveway provides future residents/patrons of the Project with the
ability to turn lefi at the signalized driveway while continuing to provide customers
of the adjacent commercial development (Ralphs Center} with the opportunity to turn
left at the existing access casement driveway,

Enginuers & Planners
Traffie

Transportation
Farking

Linscatt, Law &
Greenspan, Engiasers
1588 Corporate Drive
Suite 122

Costa iosa, CA 92626
THLGRIAGET v
H&5410139 r

wears Fgengineers.com

Fasadena
Costa Mesa
San Disge
Las Vegas




Mr. Steve Roberts
Auvgust 15, 2011
Page 2

Level of Service Calculations

Table 1, located at the rear of this memorandum following the attachment, presents
the results of future Year 2014 intersection capacity analysis calculations for the
Carson Street/Avalon Avenue intersection, Carson Street/Access Rasement Drivewsy
and Carson Strect/Project (signalized) Driveway upon completion and oceupancy of
the Project. The levels of service calculations for these three locations were
completed for the AM peal hour and PM peak hour of a typical weekday.

A review of Table 7 indicates that the Carson Street/Avalon Avenue intersection is
forecast t0 operate at LOS II or belter, while the Carson Street/Access Easement
Driveway is forecast to operate at LOS A and the Carson Street/Project (signalized)
Driveway intersection is forecast to operate at 1.OS B during the weekday AM peak
hour and PM peak hour, Further, a close inspection of the detailed LOS calculation
sheet for the Carson Streel/Access Easement Driveway intersection indicates that the
westbound lefi-turn is forecast to operate at LOS A during the weekday AM peak
hour and LOS B during the weekday PM peak hour. Appendix A contains the LOS
caleulation worksheets for the three study locations.

Please note that forecast traffic conditions for this analysis utilized informaticn
contained in the Traffic Impact Analysis for the 616 Carson Streei Project and
Carson Town Square prepared by Kimley-Horn Associates,

Cuening Analysis

in addition to the L.OS calculations, a queuing assessment was prepared specifically
for the Carson Street/Access Easement Driveway and Carson Strect/Project
(signalized) Driveway intersections to determine if the proposed westhound lefi-turn
lane design. as illusirated in Aitachment 1, would provide sufficient storage to
accommodate forecast peak hour vehicular queues. The queuing evaluation was
conducted using Synchro 7.0 software, which reports the 95" percentile gueue length
in feet,

As shown, Table 2 presents the Year 2014 queuing analysis results for the weekday
AM and PM peak hours. Review of Tuble 2 indicates that the propased westbound
left-turn lane on Carson Street at the Project’s signalized driveway and the Access
Hasement Driveway will provide adequate storage during the weekday AM and PM
peak hours.




Mr. Steve Roberis
August 15, 2011
Page 3

With the proposed traffic signal at the Project Driveway expected to operate with
“protecied/permissive” left-turn phasing for eastbound and westbound lefi-turn traffic
on Carson, a maximum of one (1} vehicle is expected to queue in the westbound lefi-
turn lane during the AM and/or PM peak hours. With a proposed storage of 70-feet
and a 60-foot transition, storage for up to three to four vehicles is provided.

Fer the westbound lefi-turn on Carson at the Acecess Easement Driveway, projected
queues at expected to be no more than one (1) vehicle during the AM and PM peak
hours as well. The results of the Synchwo simulation indicates that “gaps” in
westbound through traffic on Carson Street are created with traffic signal operation at
the Carson Street/Project Driveway. These “gaps” provide vehicles with the
opportunity to turn lefi at the access easement. Further, since westbound through
traffic on Carson Street at Avalon Boulevard are projected on occasion to queue past
the easement during the peak hours, the installation of “Keep Clear” pavement
legends could ensure westbound lefi-turn access fo the easement is not blocked. With
a proposed storage of 80-feet and a 60-foot transition, storage for up to four to five
vehicles is provided, '

In conclusion, based on our evaluation, the proposed improvements along Carson
Street, as illustrated in Attachmernt I, will resull in acceptable service levels and
adequate storage for projected vehicular queues, The proposed design maintains the
existing ecasement directly on Carson Street for maximum visibility and can
accommodate left turn ingress, as separate westbound lefi-turn lanes are provided on
Carson Street and Project Driveway signalized intersection and Carson Strect/Access
Easement Driveway.

% # # # * # % # * i ®

We appreciate the opportunity to provide this Technical Memorandum. Should you
have any questions, please call us at (714) 641-1587,

Attachments
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YEAR 2014 PEAK HOUR INTERSECTION LEVEL OF SERVICE SUMMARY!

TaBLE 1

16 E. CARSON SYNCHRO, CARSON

Type of Time HCM Delay
Key Intersection Controd Period (afv) 140
| Carson Street at Traffic Signal AM 32,6 C
' Avalon Boulevard Control P 46.3 B
2 Carson Sireet at Unsignalized AM 9.1 A
) Fasemeni Driveway Controf P 9.9 A
3 Carson Street at Traftic Signal AM 13.8 B
" Project Driveway Caontrol PM 13.5 B
Naote!

/v = seconds per vehicle

Source: Synchre 7.0, HCM Methodology. Appendix A sontaing 1.OS calculations sheets,




Tasig 2

Year 2074 Peak Hour INTERSECTION QUEUNG SUMBARY?
616 E. CARSON SYNCHRO, CARSON

AM Feak Hour

PM Peak Houwr

Storage | Adeguaie Storage | Adequate
Wiax, Provided | Storage — Max, Provided | Storage -
Key intersections Quaeue {ft.) (fi} Yes /Mo Quene (ft) (i) Yes/ Mo
2. Carson Stveet 2t Basement Driveway
o Northbound Right-Turn 227 22 Yos 227t 22 Yes
s Westbound Lefi-Turn 22+ 20’ Yes 2273 20’ Yes
3.  Carson Street at Project Driveway
=  Northbound Shared Lefl/ Thru/Right 53 60 Yes 50 60’ Yes
s Westhound Lef-Turn 227 70’ Yes 227 7o Yes

Source: Synchro 7.0, Percentile Delay Methodology.

3

Stovage lengths calculated to less than one vehicle are reported as 22 feet,




Appendix B

Collisions Closest to the
Ralphs Center Easement Driveway
(2007 - 2010 (partial))
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