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introduction

The applicant, Colony Cove Properties, is requesting approval of Modification No. 3
to Special Use Permit No. 106-74 to grant a one-year fime extension and add
conditions of approval to address the existing abandoned oil welis on the site.
Special Use Permit No. 106-74 was originally approved to permit 21 additional
mobilehome spaces to the existing 404-unit Colony Cove Mobile Estates. The
property is located at 17700 South Avalon Boulevard and is zoned RM-8-D
(Residential, Multifamily — 8 units per acre — Design Overlay).

Background

History

On March 25, 2008, the Planning Commission approved Modification No. 1 fo
Special Use Permit (SUP} No. 106-74 for the development of an additional 21 mobile
home spaces fo the existing Colony Cove Mobile Home Estates, a 404-unit, renter-
occupied mobile home park. Modification No. 1 included a requirement (Condition of
Approval No. 10 of Resolution No. 08-2196) for an affordable rental agreement for
five (5) of the 21 units.

On April 14, 2008, through minute resolution, the Planning Commission approved a
one-year extension of time for Modification No. 1 until March 25, 2010. The one-year
time extension was approved to allow additional time for the applicant and city to
work on the affordable rental agreement. Ultimately, Modification No. 1 expired and
became void. '

On Aprit 13, 2010, the Planning Commission approved Modification No. 2
reauthorizing the 21 mobile home spaces that were approved by the Planning
Commission in 2008. Modification No. 2 was essentially the exact proposal as
Modification No. 1.

On April 12, 2011, the Planning Commission approved a one-year time extension to
Modification No. 2 to allow further time for the applicant and the city to negotiate
terms of the affordable rental agreement. This extension expired April 12, 2012;
however, the applicant filed a timely request for an extension of time. As such,
Modification No. 3 seeks fo reauthorize the 21 mobile home spaces.

The property owner requested the time extension to ailow market conditions to
improve and to determine if the five mobile home spaces o be dedicated as
affordable housing will be included. With the elimination of the Carson
Redevelopment Agency, the local funds that were potentially to be used to facilitate
the proposed affordable units are no longer available. As such, the property owner
must determine whether these five spaces will be completed in addition to the 16
market rate spaces.
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The time extension request was originally scheduied for a public hearing on June 12,
2012 and was subsequently continued to June 26", July 10", September 11", and
finally to this meeting to allow staff and the applicant to finalize the conditions of
approval provided by the Department of Gil, Gas, and Geothermal Resources
(DOGGR), refer to Exhibit Nos. 4, 5, 6, and 7. Since the original approval, DOGGR
has changed its policies and procedures on the treatment of abandoned oil wells
which could affect a number of the 21 proposed spaces. Additional conditions of
approval will be provided to meet DOGGR'’s new requirements. Since the project was
continued sc many times, as a courtesy, staff sent a public hearing notice to all
residents within the park.

Analysis

The project design and proposed use has not changead from the originally approved
plans. Therefore, the same findings and conditions of approval are still applicable
with the addition of Condition Nos. 69-74 o address former abandoned oil wells.

Oil Wells

There are five abandoned oil weils within the area proposed for the additional 21
units (oit well numbers 76, 71, 79, 86, 103, and 120), refer to Exhibit 3. The applicant
is required o survey the wells to determine the precise location and leak test them
prior to commencing construction in the area. If leaks are detected, the applicant will
be responsible to re-abandon the oil wells in accordance with DOGGR requirements,
refer to Exhibits 8 and 9. No new mobilenomes will be constructed atop these oil
wells and appropriate setback and access will be maintained to these oil wells
pursuant to DOGGR standards. These setback and access requirements will ensure
that enough space is maintained to allow future work on the wellheads, if necessary.
Some of the proposed units may not meet all setback and access requirements and
may have o be eliminated once the survey is completed. The remaining proposed
units may have fo provide additional measures such as venting systems, methane
detection systems, and methane barriers.

In addition, the applicant is required to survey the precise location and leak test other
oil wells within the existing mobilehome park (oil well numbers 114, 117, 118, and
121). If leaks are detected, the applicant will be responsible to re-abandon the oil
wells in accordance with DOGGR requirements. If necessary, the applicant may
have to temporarily move some units to access such oil wells that are in need of re-
abandonment. '

For the purpose of notifying existing and future owners and tenants of previously
abandoned oil wells and informing them of the restrictions and requirements, the
applicant is required to prepare and record a notice of previously abandoned oil wells
that will be furnished to all existing and future owners and/or tenants.

The approval of Modification No. 3 extends the entitlements to March 25, 2013. The
applicant is eligible to request an additional one year extension to March 25, 2014.
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v,

Vi,

Envirenmental Review

Pursuant to Section 15061 (b)(3), General Rule Exempticn of the California
Environmental Quality Act Guidelines (CEQA), the approval of the proposed project
located at this project site is exempt from further environmental review. The project
does not have the potential to cause a significant effect on the environment.

Recommendation

That the Planning Commission:

« APPROVE Modification No. 3 for SUP No. 106-74 to grant a one-year time
extension, subject to the conditions of approval attached as Exhibit “B” to the
Resolution;

o WAIVE further reading and ADOPT Resolution No. ., entitled “A Resolution
of the Planning Commission of the City of Carson approving Modification No. 3 to
Special Use Permit No. 106-74 to grant a one-year time extension for the addition
of 21 mobilehome spaces to an existing 404-unit mobilehome park and adding
conditions of approval to address the existing abandoned oil wells on the property
focated at 17700 South Avalon Boulevard, Assessor Parcel No. 7319-017-086.”

Exhibits

Draft Resoclution

Site Map

Site Plan

June 12, 2012, Planning Commission Staff Report

June 26, 2012, Planning Commission Staff Report

July 10, 2012, Planning Commission Staff Report
September 10, 2012, Planning Commission Staff Report
DOGGR Letter Dated June 20, 2012

Updated DOGGR Letter Dated Se}tember 13, 2012
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CITY OF CARSON
PLANNING COMMISSION
RESOLUTION NO. 12-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
CARSON APPROVING MODIFICATION NO. 3 TO SPECIAL USE
PERMIT NO. 106-74 TO GRANT A ONE-YEAR TIME EXTENSION FOR
THE ADDITION OF 21 MOBILEHOME SPACES TO AN EXISTING 404-
UNIT MOBILEHOME PARK AND ADDING CONDITIONS OF
APPROVAL TO ADDRESS THE EXISTING ABANDONED OIL WELLS
ON THE PROPERTY LOCATED AT 17700 SOUTH AVALON
BOULEVARD, ASSESSOR PARCEL NO. 7319-017-086

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

Section 1.  An application was duly filed by the applicant, Colony Cove Properties,
with respect {o real property located at 17700 S. Avalon Boulevard, and described in Exhibit
"A" attached hereto, requesting authorization of Modification No. 3 to Special Use Permit No.
106-74 to grant a one-year time extension to permit an additional 21 mobilehome spaces to
an existing 404-unit mobilehome park (Colony Cove Mobile Estates) located on
approximately 52 acres in the RM-8-D (Residential, Multi-family — 8 units per acre — Design
Overlay} zone district.

A public hearing was duly held June 12, 2012, at 6:30 P.M. at City Hall, Coungil Chambers,
701 East Carson Street, Carson, California. A notice of time, place and purpose of the
aforesaid meeting was duly given. This_hearing was subsequently continued to June 26",
July 10", September 11", and October 9.

On March 25, 2008, the Planning Commission adopted Resolution No. 08-2196 approving
the development of an additional 21 mobilehome spaces to the existing Colony Cove Mobile
Home Estates, a 404-unit, renter-occupied, mobilehome park located at 17700 S. Avalon
Boulevard. On April 14, 2009, the Planning Commission approved a time extension to extend
the proposal to March 25, 2010. On April 13, 2010, the Planning Commission approved a
time extension to exiend the proposal to March 25, 2011. On April 12, 2011, the Planning
Commission approved a time extension to extend the proposal to March 25, 2012. In
January 30, 2012, the applicant applied for Modification No. 3 to extend the entittement
approval for the project for one year until March 25, 2013,

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

Section 3. The Planning Commission finds that:

a) The General Plan Housing Element calls for the promotion of a variety of
housing types, including mobilehomes, and the development of quality
affordable housing. The proposed 21 units exceed the maximum density
allowed in the zone of 8 units per acre. The applicant intends to provide
additional mobilehome spaces and affordable housing opportunities for five of
the new spaces. The mobilehome park is allowed to exceed the maximum
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density provided they provide affordable housing. In doing so, the development
will facilitate achievement of goals and objectives of the General Plan.

b} The project site is 52.54 acres in area, flat, and square-shaped. The location is
suitable for the use, and there are adequate facilities to serve the subject
property and intended use.

c) Primary access to the subject property is via iwo diiveways on the west side
from Avalon Boulevard, which is a major thoroughfare running the length of the
city. Avalon Boulevard is considered sufficient in width and capacity to serve
the anticipated cumulative traffic impact created by the proposed mobilehome
expansion. Emergency vehicle access is provided by crash gates in two
locations along the east side of the subject property, facing Rainsbury Avenue.

d) There are a sufficient number fire hydrants located throughout the subject
property to facilitate the suppression of fire. There is adequate water supply for
the hydrants and efficient means of access for fire department equipment and
perscnnel in the event of an emergency.

e} The zoning for the property calls for multi-family residential uses, with which the
proposed use is compatible. The proposed spaces will occupy existing areas
within the mobilehome park, which is consistent with the intended character of
the area.

f) The proposed site plan is designed to mitigate park residents’ concerns voiced
in community meetings between staff, the applicant and park residents during
the review process of this application, and has been revised in response to the
salient issues raised by residents in these meetings.

g} The Division of Oil, Gas, and Geothermal Resources {(“DOGGR”) is the State
agency that oversees the drilling, operation, maintenance, and plugging and
abandonment of oil, natural gas, and geothermal wells. In 2011, without
providing public agency or public notice, DOGGR terminated their 22-year
policy concerning the “Construction Site Plan Review Program, and Well
Review Letter,” and providing stamped site plans. With this change of
procedure, the city now becomes responsible for reviewing and determining
how to address oil wells and abandoned oil wells. Condition Nos. 69-74 have
been added to address these issues.

Section 4. The Planning Commission further finds that the use permitted by the
proposed Modification No. 3 to Special Use Permit No. 106-74 does not have the potential to
cause a significant effect on the environment and the approval of the proposed project
located at this project site is exempt from further environmental review pursuant to Section
15061 (b)(3), General Rule Exemption of the California Environmental Quality Act Guidelines
(CEQA).

Section 5. Based on the aforementioned findings, the Commission hereby grants
Modification No. 3 to Special Use Permit No. 106-74 to extend the entitlement for an
additional year, with respect to the property described in Section 1 hereof, subject to the
conditions set forth in Exhibit "B" attached hereto.

Section 8. The Secretary shall certify the adoption of this Resolution and shall
transmit copies of the same to the applicant.
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Section 7. This action shall become final and effective fifteen 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 9™ DAY OF OCTOBER, 2012.

CHAIRMAN

ATTEST:

SECRETARY
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EXUIBIT A4
LEGAL DESCRIPTION

Pranerty Address: 17700 Avalon Boulevard

‘The jand referred 1o a8 parcel no. 7319017086 is desoribed 20 Slows:

Paroel | in the Ciy of Carson, County of Los ﬁﬁg@i@sa State of Californds, as shown on Paresl
Map Mo, 6150 filed  Book 68, Fages 69, 70, and 71 of Parpel Maps, in the Office of the
County Recorder of said County, :

Exoept from said jand that portion lying below & depth of 500 feet, measured vertically from
the surface of said fand, 25 said surface cxisted on October 25, 1965,

Also except therefrom all mobile homes sitnated on said land.




CITY OF CARSON
DEVELOPMENT SERVICES
PLANNING DIVISION
EXHIBIT "B”
CONDITIONS OF APPROVAL
MODIFICATION NO. 3 TO SPECIAL USE PERMIT NO. 106-74

GENERAL CONDITIONS

1.

mod3_supl0674pe_17700_avalon_061212.doc Page 1 of 8

If a permit for new mobile homes is not obtained from the State Housing and
Community Development Department, or if a building permit is not given for new
construction on the project site within cne year of the date of approval of
Modification No. 3 to SUP No. 106-74, said permit shall be declared null and void
unless an extension of time is requested prior to expiration and approved by the
Planning Commission.

The approved Resolution, including the Conditions of Approval contained herein,
and signed Affidavit of Acceptance, shall be copied in their entirety and placed
directly ontc a separate plan sheet behind the cover sheet of the approved
development plans prior to Building and Safety plan check submittal. Said
copies shall be inciuded in all development plan submittals, including any
revisions and the final working drawings.

The applicant shall make any necessary site plan and design revisions to the site
plan and elevations approved by the Planning Commission and on file with the
City Planning Division, in order to comply with all the conditions of approval and
applicable Zoning Ordinance provisions. Substantial revisions will require review
and approval by the Flanning Commission. Should an affordable housing
agreement between the applicant and the city not be finalized, as required by
Condition No. 10, a modification to the site plan shall be reviewed and approved
by the Planning Commission to authorize an alternative use for the five units.

The applicant shall submit two complete sets of plans that conform to all the
Conditions of Approval, and which are consistent with the development plans
included as exhibits to the staff report presented at the hearing in which the
project was approved, including modifications to the pians and/or conditions of
approval made by the Planning Commission during said hearing. Such approved
development plans are subject to review and approval by the Planning Division
prior to the issuance of a building permit.

The applicant and property owner shail sign an Affidavit of Acceptance form and
submit the document fo the Planning Division within 30 days of receipt of the
Planning Commission Resolution.




it is further made a condition of this approval that if any condition is violated or if
any law, statute or ordinance is violated, this permit may be revoked by the
Planning Commission or City Council, as may be applicable; provided the
applicant has been given writien notice fo cease such violation and has failed to
do so for a period of thirty days.

Decision of the Planning Commission shall become effective and final 15 days
after the date of its action uniess an appeal is filed in accordance with Section
9173.4 of the Zoning Ordinance.

A modification of the conditions of this permit, including additions or deletions,
may be considered upon filing of an application by the owner of the subject
property or his/her authorized representative in accordance with Section 9173.1
of the Zoning Ordinance.

Applicant shall defend, indemnify and hold harmless the City of Carson, its
agents, officers, or employees from any claims, damages, action, or proceeding
against the City or its agents, officers, or employees to attack, set aside, void or
annul, and approval of the City, its advisory agencies, appeal boards, or
legislative body concerning Modification No. 3 to Special Use Permit No. 106-74.
The City will promptly notify the Applicant of any such claim, action, or
proceeding against the City and the Applicant will either undertake defense of the
matter and pay the City's associated legal costs or will advance funds to pay for
defense of the matter by the City Attorney. The City will cooperate fully in the
defense. Notwithstanding the foregoing, the City retains the right to settle or
abandon the matter without the Applicant's consent but should it do so, the City
shall waive the indemnification herein, except, the City's decision to settle or
abandon a matter following an adverse judgment or failure to appeal, shall not
cause a waiver of the indemnification rights herein.

AFFORDABLE HOUSING

10.

The applicant shall provide affordable rental housing for five new units at income
leveis and locations to be determined pursuant to an agreement with the city.
The affordable rental rate shall be targeted o moderate (or below)-income
households, uniess otherwise approved by the city, and may be patterned after
State Government Code 66427.5 at the discretion of the city. The affordable
rental rate shall remain in effect for a period of not less than 30 years or until
such time that the city approves an amendment fo the agreement. The affordable
housing costs shall consider space rent, principle and interest on the
mobilehome, mortgage loan insurance fees, property taxes and assessments,
fire and casualty insurance, property maintenance and repairs and a reasonable
allowance for utilities. The program must be approved by the city before the
applicant gets occupancy of units. Notwithstanding the foregoing, the applicant
shall have no obligation to comply with this condition in the event that the city and
the applicant are unable to come to an agreement on applicable rental rates and
the affordable housing agreement for the five affordable units (see Condition No.
3).
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11, If a subdivision conversion to resident ownership is approved, the affordable
rental housing covenant on the five units shall be converted to low-income home
ownership opportunities for five units. The locations of such units will be subject
to an agreement with the city. The agreement shali inciude a formula to provide
a fair distribution between land value and unit value.

PARKING

12. Al parking areas and driveways shall remain clear. No encroachment info
parking areas and/or driveways shall be permitted.

13.  Parking spaces shall be identified (marked) as provided in Section 9162.56 of
the Zoning Ordinance.

14.  All areas used for the movement parking, loading, repair or storage of vehicles
shall be paved with either:

a. Concrete or asphaltic concrete to a minimum thickness of three and one-half
inches over four inches of crushed aggregate base; or

b. Other surfacing material which, in the opinion of the Director of Engineering
Services, provides equivalent life, service and appearance.

15.  Parking for handicapped shall comply with the requirements of Section 8162.42
of the Zoning Ordinance.

LANDSCAPING/IRRIGATION

16.  The applicant shall submit two sets of landscaping and irrigation plans drawn,
stamped, and signed by a licensed landscape architect and in substantial
conformance with preliminary landscape plans dated as received by the Planning
Department on February 14, 2008. Such plans are to be approved by the
Planning Division prior to the issuance of any building permit.

17.  Such landscaping and irrigation plans shall be stamped and signed by a licensed
landscape architect and are to include, but are not limited {o:

a. Trees, grass, and vine-like landscaping in the proposed park areas;

b. Perimeter landscaping near the “dog-run” area, as described on the site plan
marked “Exhibit D”;

C. Annual flowers wherever possible; and

d. Irrigation system designed to commercial grade standards.

Furthermore, these plans are subject to Planning Division review and approval
before landscapelirrigation construction, which is to be completed prior to the
issuance of final occupancy.

18.  The applicant shall comply with the provisions of Section 9168 of the Zoning
Crdinance, "Water Efficient Landscaping.”
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19.

The applicant shall install 6-inch by 6-inch concrete curbs around all landscaped
planter areas, except for areas determined by a SUSMP/NPDES permit, or other
applicable condition of approval that requires certain landscaped areas to remain
clear of concrete curbs for more efficient stormwater runoff flow and percolation.
Revised landscaping and irrigation plans shall be reviewed and approved by the
Planning Division should subsequent modifications be required by other
concerned agencies regarding the removal of concrete curbs.

20.  Landscaping shall be provided with a permanently installed, automatic irrigation
system and operated by an electrically-timed controiier station set for early
morning or late evening irrigation.

UTILITIES

21. Al utilities and aboveground equipment shall be constructed and located
pursuant fo Section 9126.8 of the Zoning Ordinance, unless otherwise provided
for in these conditions.

22.  All utility meters will be painted the same color as the structures to reduce
visibility (the Gas Company will not allow meters to be placed in boxes).

AESTHETICS

23.  The specification of all colors and materials of new construction of trash
enclosures, maintenance shed, and carport must be submitted and approved by
the Planning Division prior to the issuance of any building permits.

24.  Graffiti shall be removed from all project areas within 3 days of written notification
by the City of Carson. Should the graffiti problem persist more than twice in any
calendar year, the matter may be brought before the Planning Commission for
review and further consideration of site modifications (i.e., fencing, landscaping,
chemical freatment, etc.)

FENCES/WALLS

25.  All fences, walls and hedges shall be located and constructed in compliance with
the standards as provided for in Section 9126.3 (residential zones) of the Zoning
Ordinance.

TRASH

26.  Trash enclosures and recycling areas shall be located on four-inch concrete pads

and in locations consistent with the approved site plan, subject to Planning
Division review and approval. Painted metal, seif-closing doors shall be used for
enclosing the entrance to the trash and recycling areas. The trash and recycling
area enclosure design is to be approved by the Planning Division prior to
issuance of any building permii(s}.
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27,

Recycling areas shall be provided in accordance with Sections 9164.4 and
9164.5 of the Zoning Ordinance. The number and size of recycling facilities are
subject to the approval of the Planning Division.

FIRE DEPARTMENT - COUNTY OF LOS ANGELES

28.

29.

30.

31.

32.

33.

34.

Provide water mains, fire hydrants, and fire flows as required by County Forester
and Fire Warden for ali land shown on the map to be recorded.

Provide Fire Department and City approved street signs and building address
numbers prior to ocoupancy.

Access shall comply with Section 10.207 of the Fire Code which requires all
weather access. All weather access may require paving.

All required fire hydrants shall be installed, tested and accepted prior o
construction. Vehicular access must be provided and maintained serviceable
throughout construction.

All required fire hydrants shall be installed, tested and accepted prior to
construction. Vehicular access must be provided and maintained serviceable
throughout construction.

Submit fire flow information to this Los Angeles County Fire Department, Land
Development Division office for approval.

Al the discretion of the applicant, a 38-foot lot line adjustment shall be completed
between the subject property and the adjacent Los Angeles County Fire
Department property. The lot line adjustment shall be recorded with the Los
Angeles County Recorder’s Office prior to the occupancy of the new spaces.

PUBLIC SAFETY - CITY OF CARSON

35.

36.

Ensure compliance with current seismic mitigation codes.

Where praciical, surface treatments, accessibility or iandscaping strategies
should work to deter graffiti. Stucco or cinder biock walls, with access to the
public, should be set back or landscaped in such a way as to deter graffiti.

ENGINEERING SERVICES DEPARTMENT - CITY OF CARSON

37.

38.

Prior to issuance of Building Permit, a soils report, sewer area study, drainage
concept, and stormwater quality plan shall be reviewed and approved. Building
Permit issuance will not be granted until the required soils, sewer, drainage
concept and stormwater information have been received and found satisfactory.

Comply with mitigation measures recommended in the approved soils, sewer
area study, drainage concept and stormwater quality plan.
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39.

40.

41.

42.

43.

44,

45,

46.

47.

48.

49.

Dedicate 6-ft of additional right-of-way along portions of Rainsbury Avenue.
Developer shall prepare legal description for required dedication, for review and
approval of the City Engineer and Recordation with County Recorders Office.

If needed, easements shall be granted to the City, appropriate agency, or entity
for the purpose of ingress, egress, construction, and maintenance of all
infrastructures constructed and handicap access for this development to the
satisfaction of the City Engineer and or appropriate agency or entity.

Quitclaim or relocate any easements interfering with building locations to the
satisfaction of the City, appropriate agency or entity.

Repair any broken or raised (one-inch or more) sidewalk, curb and gutter along
Avaion Blvd, Albertoni Street, Victoria Street within or abutting this proposed
development per City of Carson Standard and to the satisfaction of the City
Engineer, which is limited to $10,000 or less in performance costs.

The Developer shall fill in missing sidewalk, remove and replace any
broken/damaged driveway approach in the public right of way abutling the
proposed development per City of Carson Standard and to the satisfaction of the
City Engineer.

The Developer shall modify existing driveways in the public right of way per City
of Carson Standard to comply with the ADA requirements and to the satisfaction
of the City Engineer.

Where sidewalk meander around existing driveways and extending beyond the
public right of way at any location, the required described sidewalk easements
shall be submitted and approved prior to issuance of the building permit.

If any, remove unused driveway approach if any, and replace it with full height
curb and gutter and sidewalk per City of Carson Standard and to the satisfaction
of the City Engineer.

Install and/or modify (if necessary) existing wheelchair ramp along Avalon
Boulevard at the entrance and exit to the subject site, and at the northwest
corner of Rainsbury Avenue and Victoria Street per City of Carson Standard, in
compliance with ADA requirements.

Irt the event that the applicant proposes future improvements allowing vehicular
access entering or exiting onto Rainsbury Avenue (apart from the two existing
‘crash gates”), the applicant shall install streetlights on concrete poles with
underground wiring Rainsbury Avenue to the satisfaction of the L.A. County
Street Lighting Division, Depariment of Public Works.

All new utility lines, along Avalon Blvd, Albertoni Street, Victoria Street and
Rainsbury Avenue abutting the proposed development shall be underground to
the satisfaction of the City Engineer.
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50.

51.

52.

53.

54.

55.

56.

57.

58.

59.

60.

61.

Plant approved parkway trees on locations along Avalon Boulevard and Victoria
Street where trees are missing per City of Carson Standard Nos. 117, 132, 133
and 134. Ali new trees must be kept adequately watered.

Paint Curbs Red along Avalon Bivd, Albertoni Street, Victoria Street and
Rainsbury Avenue within or abutting this proposed development, to the
satisfaction of the City Traffic Engineer.

The Developer shall install separate sewer laterals to individually serve each
building in the development. installation and dedication of main line sewers may
be necessary to meet this requirement.

The Developer shall submit a sewer area study to the Los Angeles. County
Department of Public Works (LACDPW) to determine if capacity is adequate in
the sewerage system to be used as the outlet for the sewer of this development.
if the system is found fo have insufficient capacity, the problem must be
addressed and resclved fo the satisfaction of the L.A. County Sewer Department.

The Developer shall comply with all requirements from L.A. County Sewer
Maintenance Division for maintenance of new and/or existing sewer main,
relating to this development, prior to release of all improvement bonds.

The Developer shall execute and provide to the City Engineer, a written
statement from the water purveyor indicating that the water system will be
operated by the purveyor and that under normal conditions, the system will meet
the requirements for the development and that water service will be provided to
each building. -

Comply with mitigation measures recommended by the water purveyor.

The Developer shall submit a copy of approved plans on myiars {i.e. Grading,
Sewer, Street, and Storm Drain Improvement Plans), fo the City of Carson —
Engineering Division, prior o issuance of construction permits.

A construction permit is required for any work to be done in the public right-of-
way.

Any improvements damaged during the constfruction shall be removed and
reconsiructed per City of Carson Standard plan and to the satisfaction of the City
Engineer,

All infrastructures necessary to serve the proposed development (water, sewer,
storm drain, and street improvements) shall be in operation prior to the issuance
of Certificate of Occupancy.

Streets abutting the development, with new utility trench cuts to serve the
development, shall be slurry sealed from curb-to-curb or from median-to-curb
when medians are existing or as approved by the Engineer in the field. Slurry
Seal materials shall be rubberized emulsion aggregate slurry (REAS)
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62.

63.
64.

6.

86.
67.

The Developer shall construct and guarantee the construction of all required
drainage infrastructures in accordance with the requirements and
recommendations of the drainage study, subject to the approval of the City
Engineer.

Prior to issuance of Building Permit, the following must be on file:

Drainage/Grading plan prepared by a registered Civil Engineer, to the
satisfaction of the Building and Safety Division.

Construction bond as required for all work to be done within the public right of
way.

Proof of Worker's Compensation and Liability Insurance.

The Developer shall comply with the applicable SUSMP requirements and shall
incerporate into the project plan a Storm Water Mitigation Plan, which includes
those Best Management Practices necessary to control storm water pollution
from construction activities and facility operations prior to issuance of Building
Permit.

BUSINESS LICENSE DEPARTMENT - CITY OF CARSON

68.

Per section 6310 of the Carson Municipal Code, all parties involved in the
project, including but not limited to confractors and subcontractors, will need fo
obtain a City Business License.

OIL WELLS

69.

70.

Prior to commencing construction of any of the additional 21 mobile home
spaces, the applicant shall survey the precise location and leak test oil well
numbers 120, 76, 96, 79, 71, and 103. The results of the survey and leak tests
shall be submitted to the City of Carson Planning Division (“Planning Division™)
for review and approval. If leaks are present in any of such oil wells, such oil
wells shall be re-abandoned in accordance with the requirements of Division of
Oil, Gas & Geothermal Resources ("DOGGR”) at the cost of the applicant. An
updated plot plan shall be submitted to the Planning Division for review and
approval showing that no new mobile home space shall be constructed atop such
oil wells, setbacks as specified by DOGGR are maintained from such oif wells,
and methane mitigation measures pertaining to such oil wells are achieved in
accordance with the mitigation plan as described in Condition of Approval 71
below. If any new mobile home space cannot meet the requirements of
Conditions of Approval 69, 70, 71, or 72, the updated plot plan shall eliminate
such new space or spaces and such new space or spaces shall not be
constructed.

Prior o commencing consiruction of any of the additional 21 mobile home
spaces, the applicant shall submit and obtain approval from the Planning Division
of an updated plot plan that reserves physical access to oil well numbers 120, 76,
96, 79, 71, and 103 consistent with Exhibit A of the Well Status Review Letter
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71

72.

73.

74.

regarding the park dated June 20, 2012 issued by DOGGR and updated

September 13, 2012 in the event abandonment or re-abandonment of such oil
wells becomes necessary in the future.

Prior to commencing construction of any of the additional 21 mobile home
spaces, the applicant shall prepare and obtain approval from the Flanning
Division and the City of Carson Building and Safety Division of a plan identifying
rmitigation measures, including, but not limited to, venting systems for oil well
numbers 120, 76, 96, 79, 71, and 103, venting systems for new parking lots,
patios and other hardscape being constructed on or immediately adjacent to
such oil wells, and methane detection systems and methane barriers for new
building foundations, if any, being constructed on or immediately adjacent to
such ol wells.

For the purpose of putting owners of the property and their successors and
assigns on notice of previously abandoned oil wells and the associated
restrictions on the said properties as they relate to the abandoned oil wells, the
applicant shall prepare and cause to be recorded in the County Recorder’s Office
a notice of previously abandoned oil wells. Such notice shall be approved by the
City Attorney’s Office prior to recordation and shall be furnished to owners and/or
tenants prior to the sale and/or occupancy of the proposed new mobile home
spaces.

No mitigation of leaking fluids or gas from abandoned oil wells, modifications to
oil well casings, or any re-abandonment work on abandoned oil wells, nor any
other work requiring a DOGGR permit, shall be performed without obtaining the
prior written approval of DOGGR in the form of an appropriate permit.

Prior to commencing construction of any of the additionai 21 mobile home
spaces, the applicant shall survey the precise location and leak test oil well
numbers 114, 117, 119, and 121. The results of the survey and leak tests shall
be submitted to the Planning Division for review and approval. If leaks are
present in any of such oil wells, such oil wells shali be re-abandoned in
accordance with the requirements of DOGGR at the cost of the applicant. if
necessary, the applicant may have to temporarily move some units to access
such oil wells that are in need of re-abandonment.
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CITY OF CARSON

PLANNING COMMISSION STAFF REPORT

PUBLIC HEARING: June 12, 2012
SUBJECT: Modification No. 3 to Special Use Permit No. 106-74
APPLICANT: Nader Qoborsi

Foresight Engineering, INC.
17621 irvine Bivd.
Tustin, CA 92780

PROPERTY OWNER: Colony Cove ‘Properties {¢/o Duane Montgomery)
1299 Ocean Avenue, Suite 900
Santa Monica, CA 90041-1000

REQUEST: Modification No. 3 to Special Use Permit No. 106-74 to
grant a one-year time extension for permitting additional 21
mabile home spaces to an existing 404-unit mobile home

- park (Colony Cove Mobile Estates)

PROPERTIES INVOLVED: 17700 5. Avalon Boulevard

COMMISSION ACTION

Concurred with staff
Did not concur with staff

___ Cther ‘
COMMISSIONERS' VOTE
AYE NC AYE NO
Chairman Faletogo Saenz
Vice-Chair Gordon Schaefer
Brimmer Verrett
Diaz Wiiliams

Goolsby




introduction

The applicant, Colony Cove Propertties, is requesting approval of Modification No. 3
to Special Use Permit No. 106-74 fo grant a one-year time extension. Special Use
Permit No. 108-74 was originally approved to permit 21 additional mobile home
spaces to the existing 404-unit Colony Cove Mobile Estates. The property is located
at 17700 South Avalon Boulevard and is zoned RM-8-D (Residential, Multi-family — 8
units per acre — Design Overlay).

Pursuant to Condition No. 1 of Planning Commission Resolution No. 08-2196 only a
single one-year extension of time may be given. Since Modification No. 2 already
had an exiension of time, Modification No. 3 was filed (o further exiend SUP 1068-74.
Modification No. 3 is the same exact reguest as Modification No. 2 with the nominal
change to the modification number o ensure that records are kept in order.

History

On March 25, 2008, the Planning Commission approved Modification No. 1 fo
Special Use Permit (SUP) No. 106-74 for the development of an additional 21 mabile
home spaces o the existing Colony Cove Mobile Home Estates, a 404-unit, renter-
occupied mobile home park, (Exhibit No. 4 and 5). Modification No. 1 inciuded a
requirement (Condition of Approval No. 10 of Resolution Nc. 08-2198) for an
affordable rental agreement for five (§) of the 21 units.

On April 14, 2009, through minute resolution, the Planning Commission approved a
one-year extension of time for Modification Neo. 1 uniil March 25, 2010, {Exhibit No.
6). The one-year time exiension was approved to allow additional time for the
applicant and city 1o work on the affordable rental agreement.

On April 13, 2010, the Planning Commission approved Modification No. 2 which was
for the same project that was approved by the Planning Commission in 2008, (Exhibit
No. 7). Modification No. 2 wag essentially an extension of time for the project.

On April 12, 2011, the Planning Commission approved a one yvear time exiension o
Modification Ne. 2 to aliow further fime for the applicant and the city fo negotiate
terms of the affordable rental agreement, (Exhibit No. 8). This extension expired
April 12, 2012, however, the applicant filed a timely request for an extension of time.

The property owner requests additional time to allow market conditions to improve
and to defermine if the five mobile home spaces to be dedicated as affordable
housing will be included. With the elimination of the Carson Redevelopment Agency,
there are no local funds available o facilitate the affordable uniis. As such, the
property owner must determine whether these five spaces will be completed in
addition {0 the 16 market rate spaces.

Pianning Commission Staff Report
June 12, 2012
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~ Analysis

The project design and proposed use has not changed from the originaily approved
plans. Therefore, the same findings and conditions of approval are still applicable
with the addition of conditions to address former abandoned oil wells.

The mobile home park is proposed o be subdivided to aliow for individual
condorminium ownership of the mobile home spaces. On Ociober 8, 2009, Tentative
Parcel Map No. 67948 was approved and conditions of approval were included
related fo the abandoned oif wells. The Division of Oil, Gas, and Geothermsa
Resources (“DOGGR") is the State agency that oversees the drilling, operation,
maintenance, and plugging and abandonment of oil, natural gas, and geothermal
wells. DOGGR recommended condifions of approval which were included as foliows:

DEPARTMENT OF CONSERVATION ~ BIVISION OF OIL, GAS & CEOTHERMAL

RESOURCES

4%.  The subdivider shall locate and identify on the Fina} Parcel Map whichever plugged and
abandoned wells that have been identified within and in prosimity to the property

boundaries {as identified on a Division Map).

42.

43,

- 44,

45.

Bueilding over or in proximity of plugged and abandoped wells should be avoided if at
all possible. If this is not possible, it may be necessary te plug or re-plug wells to
current Division specifications. Also, the State Oil and Gas Supervisor is authorized to

order reabandonment of previously plugged and abandoned wells when construction is

over or in proximity of wells could result in 2 bhazard (Section 3208.1 of the Public
Resources Code).

If reabandonment is necessary, the cost of operations is the responsibility of the owner
of the property upon which the structure will be located.

If construction over an abandoned well is unavoidable, an adequate gas venting system
should be placed over the well.

¥ any plugged and abandoned or unrecorded wells are damaged or wncovered during

excavation or prading, remedial plugging operations may be required. If such damage
or discovery occurs the Division of Oil, Gas and Goethermal Resources’s district office
must be comtacted to obtain information on the requirements for and approval to
perform remedial operations.

In recent meetings with DOGGR, some of the provisions of Condition No. 42 will no
jonger be applicable since DOGGR now requires local jurisdictions to take
responsibility for land use decisions related fo oil welis. As such, siaff is
recommending additional conditions of approval to SUP No. 106-74 1o ensure proper
review of abandoned ol wells fo determine if reabandonment or other mitigation is

Planning Commission Siaff Report
June 12, 2012
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necassary. A condition has been included to require the applicant to survey the
precise location of the wells; leal test the wells; situate the proposed improvements
such that no vertical improvements are consfructed atop any oil well and that
specified setbacks are maintained from the wells and methane mitigation measures
are achieved.

in addition, a condition has been included io require the applicant to be subject fo
covenants, conditions, and restrictions set upon the property for the benefit of the city
and its respective successors and assigns for the purpose of putting owners of the

‘property on notice of the previously abandoned oil wells, to protect against any

possible future harm that these wells may cause and to enhance and protact the
vaiue, desirability and atiractiveness of the property. The CC&R's shall be approved
by the City Attorney's Office prior to any occupancy of the proposed new mabile
home spaces.

The approval of Modification No. 3 extends the entitiements to March 25, 2013, The
applicant is eligible to request an additional one year exiension to March 25, 2014.

Environmental Review

Pursuani fc Section 15081 (b)(3), General Rule Exemption of the California
Environmental Quality Act Guidelines (CEQA), the approval of the proposed project

located at this project site is exempt from further environmental review. The project

does not have the poteniial 1o cause a significant effect on the environment.

Recommendation

That the Planning Commission:

o APPROVE Modification No. 3 for SUP No. 106-74 to grant a one-year fime
exiension, subject fo the conditions of approval attached as Exhibii “B” to the
Resolution;

o  WAIVE further reading and ADOPT Resolution No. , entitled “A Resolution
of the Planning Commission of the City of Carson approving Modification No. 3 to
Special Use Permit No. 106-74 to grant a one-year time extension for addition of
21 mobile home spaces to an existing 404-unit mobile home park located at
17700 Avalon Boulevard, Assessor Parcel Nos. 73119017086."

Exhibits

1. Draft Resolulion
2. Sie Map
3. Site Plan

Flanning Commission Stalt Report
June 12, 2012
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February 26, 2008, Planning Commission Staff Report

Planning Commission Resolution 08-2196 and Conditions of Approval
April 14, 2009, Planning Commission Minutes

April 13, 2010, Planning Commission Staff Report

April 12, 2011, Planning Commission Siaff Report
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CITY OF CARSON
PLANNING COMMISSION
RESOLUTION NO. 12-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
CARSON APPROVING MODIFICATION NO. 3 TO SPECIAL USE
PERMIT NO. 106-74 TO GRANT A ONE-YEAR TIME EXTENSION FOR
ADDITION OF 21 MOBILE HOME SPACES TO AN EMISTING 404-UMIT
MOBILE HOME PARK LOCATED AT 17700 8. AVALON BOULEVARD,
ASBESSOR PARCEL NO. 73118017086

THE PLANNING COMBISSION OF THE CITY OF CARSON, CALIFORNIA,
HEREBY FINDE, RESOLVES AND ORDERS AE FOLLOWS:

Section 1. An application was duly filed by the applicant, Colony Cove Properties,
with respect {o real property located at 17700 5. Avalon Boulevard, and described in Exhibit
"A" attached hereto, requesting authorization of Medification No. 3 to Special Use Permit No.
106-74 to grant a one-year time extension to permit an additional 21 mobile home spaces fo
an existing 404-unit mobile home park (Colony Cove Mobile Estates) located on
approximately 52 acres in the RM-8-D (Residential, Multi-family ~ 8 units per acre — Design
Overlay) zone district.

A public hearing was duly held June 12, 2012, at 6:30 P.M. at City Hall, Council Chambers,
701 East Carson Sireet, Carson, California. A nolice of time, place and purpose of the
aforesaid meetings were duly given.

On March 25, 2008, the Planning Commission adopted Resolution No. 08-2186 approving
ihe development of an additional 21 moebile home spaces to the existing Colony Cove Mobile
Home Estales, a 404-unit, renter-occupied, mobilehome park located at 17700 8. Avalon
Boulevard. On April 14, 2008, the Planning Commission approved a fime extension to exiend
the proposal to March 25, 2010, On April 13, 2010, the Planning Commission approved a
time exitension o exiend the proposal to March 25, 2011. On April 12, 2011, the Planning
Commission approved a time extension to extend the proposal to March 25, 2012, In
January 30, 2012, the applicant applied for Modification No. 3 to extend the entiflement
approval for the project for one year untit March 28, 2013,

Section 2. Evidence, both written and oral, was duly presented 1o and considered
by the Planning Commission at the aforesaid meetings.

Secfion 3. The Planning Commission finds that:

a) The General Plan Housing Element calls for the promotion of a variety of
housing types, including mobilehomes, and the development of quality
affordable housing. The proposed 21 units axceed the maximum density
aliowed in the zone of 8 units per acre. The applicant intends to provide
additional mobile home spaces and affordable housing opportunities for five of
the new spaces. The mobile home park is allowed o exceed the maximum
density provided they provide affordable housing. In doing so, the development
wili facilitate achievement of goails and objectives of the General Plan.

Page 1 of 3




b)

d)

&

g}

The project site is 52.54 acres in area, flat, and square-shaped. The location is
suitable for the use, and there are adequate facilities o serve the subject
property and intended use.

Primary access to the subject property is via two driveways on the west side
from Avalon Boulevard, which is a major thoroughfare running the length of the
city. Avalon Boulevard is considered sufficient in width and capacity to serve
the anticipated cumulative fraffic impact created by the proposed mobiie home
expansion. Emergency vehicle access is provided by crash gates in two
locations along the east side of the subject property, facing Rainsbury Avenue.,

There are a sufficient number fire hydrants located throughout the subject
property fo facilitate the suppression of fire. There is adeguate water supply for
the hydrants and efficient means of accass for fire department equipment and
parsonnel in the event of an emergency.

The zoning for the property calls for multi-family residential uses, with which the
proposed use is compafible. The proposed spaces will occupy existing areas

within the mobile home park, which is consistent with the intended characier of _

the area.

The proposed site plan is designed o miligate park residents’ concerns voiced
in community meetings between staff, the applicant and park residents during
the review process of this application, and has been revised in response to the
salient issues raised by residents in these mestings.

The Division of Gil, Gas, and Geothermal Resources (“DOGGR” is the State
agency that oversees the diiliing, operation, maintenance, and plugging and
abandonment of oll, natural gas, and geothermal welis. in 2011, without
providing public agency or public nofice, DOGGR terminated their 22-year
policy concerning the “Construction Sie Plan Review Program, and Wall
Review Letter,” and providing stamped site plans. With this change of
procedure, the city now becomes responsibie for reviewing and determining
how to address oil wells and abandoned ofl wells. A condition has been
included o require the applicant to survey the precise location of the wells: leak
test the wells, shuate the proposed improvements such that no vertical
improvements are constructed atop any oif well and that specified setbacks
from the wells and methane mitigation measures are achisved. A condition has
been included to fo require the applicant to be subject to covenants, conditions,
and restrictions set upon the property for the benefit of the city and is
respeciive successors and assigns for the purpose of putting owners of the
property on notice of the previously abandoned oil wells, to protect against any
possibie future harm that these wells may cause and to enhance and protect
the value, desirability and atiractiveness of the property. The CC&R's shali be
approved by the City Atiorney’s Office prior fo any occupancy of the proposed
new mobile home spaces.

Section4. The Planning Commission further finds that the use permitted by the
proposed Modification No. 3 to Special Use Permit No. 106-74 does not have the potential ic
cause a significant effect on the environment and the approval of the propesed project
located at this project site is exempt from further environmental review pursuant to Section
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15061 (b)(3), General Rule Exemption of the California Envirenmental Quality Act Guidelines
(CEQA).

Section 5. Based on the aforementioned findings, the Commission hereby grants
Maodification No. 3 to Special Use Permit No. 106-74 to extend the entitlernent for an addition
al year, with respect fo the property described in Section 1 hereof, subject to the conditions
set forth in Exhibit "B" attached hereto.

- Section 8. The Secretary shall ceriify the adoption of this Resoluiion and shall
ransimit copies of the same o the applicant.

Section 7. This action shall become final and effective fifteen days after the
adoption of this Resclufion 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 12™ DAY OF JUNE, 2012,

CHAIRMARN

ATTEET: g i
SECGRETARY
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CiTY OF CARSON
DEVELOPMENT SERVICES
PLANNING DIVISION
EXHIBIT "B”
CONDITIONS OF APPROVAL
MODIFICATION NO. 3 70 SPECIAL USE PERMIT NO. 106-74

SENERAL CONDITIONS

s

it a permit for new mobile homes is not oblained from the State Housing and
Community Development Depariment, or if a building permit is not given for new
construction on the project site within one year of the date of approval of
Modification No. 3 to SUP No. 106-74, said permit shall be declared null and void
unless an extension of time is requested prior to expiration and approved by the
Planning Commission.

2. The approved Resolution, including the Conditions of Approval centained herein,
and signed Affidavit of Acceptance, shall be copied in their entirety and placed
directly onte a separate plan sheet behind the cover sheet of the approved
deveiopment plans prior to Building and Safety plan check submittal.  Said
copies’ shall be inciuded in all development plan submittals, including any
revisions and the final working drawings. :

3. The applicant shall make any necessary site plan and design revisions to the sife
plan and elevations approved by the Planning Commission and on file with the
City Planning Division, in order to comply with all the conditions of approval and
applicable Zoning Ordinance provisions. Substantial revisions will require review
and approval by the Planning Commission. Should an affordable housing
agreement between the applicant and the city not be finalized, as reguired by
Condition No. 10, a modification to the site plan shall be reviewed and approved
by the Planning Commission to authorize an alternative use for the five units.

4. The applicant shall submit two complete sets of plans that conform to all the
Conditions of Approval, and which are consistent with the development plans
included as exhibits to the staff report presenied at the hearing in which the
project was approved, -inciuding modifications to the plans and/or conditions of
approval made by the Planning Commission during said hearing. Such approved
deveiopment plans are subject to review and approval by the Planning Division
prior to the issuance of a building permit.

5. The applicant and property owner shall sign an Affidavit of Acceptance form and
submit the document to the Planning Division within 30 days of receipt of the
Planning Commission Resolution.
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it is further made a condition of this approval that if any condition is violated or if
any law, statute or ordinance is viclated, this permit may be revoked by the
Planning Commission or City Council, as may be applicable; provided the
applicant has been given written notice to cease such violation and has failed 1o
do so for a period of thirty days.

Decision of the Planning Commission shall become effective and final 15 days
after the date of its aclion unless an appeal is filed in accordance with Section
9173.4 of the Zoning Ordinance.

A modification of the conditions of this permit, including additions or deletions,
may be considered upon filing of an application by the owner of the subject
property or nis/her authorized representative in accordance with Section 91731
of the Zoning Ordinance.

Applicant shall defend, indemnify and hold harmiess the City of Carson, its
agents, officers, or employees from any claims, damages, action, or proceeding
against the City or ifs agenis, officers, or employees to attack, set aside. void or
annul, and approval of the City, its advisory agencies, appeal boards, or
legislative body concerning Modification No. 3 to Special Use Permit No. 106-74,
The City will promptly notify the Applicant of any such claim, action, or
proceeding against the City and the Applicant will either undertake defense of the
matter and pay the City's associaied legal costs or will advance funds to pay for
defense of the matter by the City Attorney. The City will cooperate fully in the
defense. Notwithstanding the foregoing, the City retains the right to settle or
abandon the matter without the Applicant's consent but should it do so, the City
shall waive the indemnification herein, except, the City's decision to seftle or
abandon a matter following an adverse judgment or failure to appeal, shall not
cause a waiver of the indemnification rights herain.

AFFORDABLE HOUSING

10.

The appiicant shall provide affordable rental housing for five new units at income
levels and locations 1o be determined pursuant to an agreement with the city.
The affordable rental rate shall be targeted to moderate (or below)-income
nousehoids, unless otherwise approved by the city, and may be patterned after
State Government Code 66427.5 at the discretion of the city. The affordable
rental rate shall remain in effect for a period of not less than 30 years or untif
such time that the city approves an amendment fo the agreement. The affordable
housing cosis shall consider space rent, principle and interest on the
mobilehome, mortgage loan insurance fees, property taxes and assessments,
fire and casualty insurance, property maintenance and repairs and a reasonable
allowance for utilities. The program must be approved by the city before the
applicant gets occupancy of units. ‘Notwithstanding the foregoing, the applicant
shall have no obligation to comply with this condition in the event that the city and
the appilicant are unable to come to an agreement on applicable rental rates and
the afferdable housing agreement for the five affordable units (see Condition No.
3).
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11. If a subdivision conversion to residerit ownership is approved, the affordabie
rental housing covenant on the five units shall be converted to low-income home
ownership opportunities for five units. The locations of such units will be subject
to an agreement with the city. The agreement shall inciude a formula to provide
a fair distribution between land value and unit vaiue.

PARKING

12, All parking areas and driveways shall remain clear. No encroachment into
parking areas and/or driveways shall be permitted.

13.  Parking spaces shall be identified (marked) as provided in Section 9162.56 of
the Zoning Ordinance.

4. All areas used for the movement parking, loading, repair or storage of vehicles
shall be paved with either:

a. Concrete or asphaltic concrete to & minimum thickness of three and one-haff
inches over four inches of crushed aggregate base; or

b. Other surfacing material which, in the opinion of the Director of Engineering
Services, provides equivalent life, service and appearance.

5. Parking for handicapped shall comply with the requirements of Section 9162 42
of the Zoning Ordinance.

LANDSCAPING/IRRIGATION

16.  The applicant shall submit two sets of landscaping and irrigation plans drawn,
stamped, and signed by a licensed landscape architect and in substantial
conformance with preliminary landscape plans dated as received by the Planning
Department on February 14, 2008. Such plans are to be approved by the
Planning Division prior to the issuance of any building pemit.

17.  Such landscaping and irrigation plans shall be stamped and signed by a licensed
landscape archifect and are to include, but are not limited to:

a.  Trees, grass, and vine-like landscaping in the proposed park areas;

b. Perimeter landscaping near the “dog-run” area, as described on the site plan
marked “Exhibit D™

C. Annual flowers wherever possible; and

d. Irrigation systemn designed to éommerciai grade standards.

Furthermore, these plans are subject to Planning Division review and approval
before {andscape/irrigation construction, which is to be completed prior to the
issuance of final occupancy.

~18.  The applicant shall comply with the provisions of Section 9168 of the Zoning
Ordinance, “Water Efficient Landscaping.”
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19.

20.

The applicant shall install 6-inch by 6-inch concrete curbs around all landscaped
planter areas, except for areas determined by a SUSMP/NPDES permit, or other
applicable condition of approval that requires certain landscaped areas to remain
clear of concrete curbs for more efficient stormwater runoff flow and percolation.
Revised landscaping and irrigation plans shall be reviewed and approved by the
Planning Division should subseguent madifications be required by other
concernad agencies regarding the removal of concrete curbs.

Landscaping shali be provided with a permanently installed, automatic irrigation
system and operated by an elecirically-timed controller station set for early
morning or late evening irrigation,

UTILITIES

27,

22.

All utilities and aboveground eguipment shall be constructed and located
pursuant fo Section 9126.8 of the Zoning Ordinance, unless otherwise provided

for in these conditions.

All utility meters will be painted the same color as the structures fo reduce
visibility (the Gas Company will not allow meters to be placed in boxes).

AESTHETICS

23.

24.

The specification of all colors and materials of new construction of trash
enclosures, maintenance shead, and carport must be submitted and approved by
the Planning Division prior {o the issuance of any building permits.

Graffiti shall be removed from all project areas within 3 days of written notification
by the City of Carson. Should the graffiti problem persist more than twice in any
calendar year, the matter may be brought before the Planning Commission for
review and further consideration of site modifications (i.e., fencing, landscaping,
chemical treatment, etc.)

FENCES/MVALLS

25.

Ali fences, walls and hedges shall be iocated and constructed in compliance with
the standards as provided for in Section 9126.3 (residential zones) of the Zoning
Ordinance.

TRASH

26.

Trash enclosures and recycling areas shall be located on four-inch concrete pads
and in locations consistent with the approved site plan, subject to 'PEanning
Division review and approval. Painted metai, self-closing doors shall be used for
enclosing the entrance to the trash and recycling areas. The trash and recycling
area enclosure design is to be approved by the Planning Division prior to
issuance of any building permit(s).
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27,

Recycling areas shall be provided in accordance with Sections 9164.4 and
9164.5 of the Zoning Ordinance. The number and size of recycling facilities are
subject to the approval of the Planning Division.

FIRE DEPARTMENT - COUNTY OF LOS ANGELES

28.
29.
30.

31,

32.

34.

Provide water mains, fire hydrants, and fire flows as required by County Forester
and Fire Warden for all land shown on the map o be recorded.

Provide Fire Department and City approved street signs and building address
numbers prior fo occupancy.

Access shall comply with Section 10.207 of the Fire Code which requires all
weather access. All weather access may require paving.

All reguired fire hydrants shall be instalied, tested and accepted orior to
construction. Vehicular access must be provided and maintained serviceable
throughout construction.

Ali required fire hydrants shall be installed, tested and accepted prior io
construction. Vehicular access must be provided and maintained serviceable
throughout construction.

Submit fire flow information 1o this Los Angeles County Fire Department, Land
Development Division office for approval.

At the discretion of the appiicant, a 35-foot lot line adjustment shali be completed
between the subject property and the adjacent Los Angeles County Fire
Department property. The lot line adjustment shall be recorded with the Los
Angeles County Recorder’s Office prior to the occupancy of the new spaces.

PUBLIC SAFETY - CITY OF CARSON

35,
36.

Ensure compliance with current seismic mifigation codes.

Where practical, surface ftreatments, accessibility or landscaping strategies
should work to deter graffiti.  Stucco or cinder block walls, with access o the
public, should be set back or landscaped in such a way as to deter graffiti,

ENGINEERING SERVICES DEPARTMENT - CITY OF CARSON

37.

38.

Prior to issuance of Building Permit, a soils report, sewer area study, drainage
concept, and stormwater quality plan shall be reviewed and approved. Building
Permit issuance will not be granied until the required soils, sewer, drainage
concept and stormwater information have been received and found satisfactory.

Comply with mifigation measures recommended in the approved soils, sewer
area study, drainage concept and stormwater quality pian.
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39.

40.

41.

42.

43.

44.

45.

46.

47,

48.

49.

Dedicate 6-ft of additional right-of-way along ‘portions of Rainsbury Avenue.
Developer shali prepare legal description for required dedication, for review and
approval of the City Engineer and Recordation with County Recorders Office.

If needed, easements shall be granted to the City, appropriate agency, or entity
for the purpose of ingress, egress, construction, and maintenance of all
infrastructures constructed and handicap access for this development o the
satisfaction of the City Engineer and or appropriate agency or entity,

Quitclaim or relocate any easements interfering with building locations to the

satisfaction of the City, appropriate agency or entity,

Repair any broken or raised (one-inch or more) sidewalk, curb and gutier along
Avalon Bivd, Alberioni Street, Victoria Street and Rainsbury Avenue within or
abutting this proposed development per City of Carson Standard and to the
satisfaction of the City Engineer, which is limited to $10,000 or less in
performance costs.

The Developer shail fill in missing sidewalk, remove and replace any
broken/damaged driveway approach in the public right of way abutting the
proposed development per City of Carson Standard and to the satisfaction of the
City Engineer.

The Déveioper shall modify existing driveways in the public right of way per City
of Carson Standard to comply with the ADA requirements and to the satisfaction
of the City Engineer,

Where sidewalk meander around existing driveways and extending beyond the
public right of way at any location, the required described sidewalk easements
shall be submitted and approved prior to issuance of the building permit.

If any, remove unused driveway approach if any, and replace it with full height
curb and gutter and sidewalk per City of Carson Standard and to the satisfaction
of the City Engineer.

Install and/or modify (if necessary) existing wheelchair ramp aiong Avalon
Boulevard at the entrance and exit to the subject site, and at the northwest
corner of Rainsbury Avenue and Victoria Street per City of Carson Standard, in
compliance with ADA requirements.

In the event that the applicant proposes future improvements allowing vehicuiar
access entering or exiting onto Rainsbury Avenue (apart from the two existing
‘crash gates”), the applicant shall install streeflights on concrete poles with
underground wiring Rainsbury Avenue to the satisfaction of the LA. County
Street Lighting Division, Department of Public Works.

All new utility lines, along Avaion Blvd, Alberioni Street, Victoria Sireet and
Rainsbury Avenue abuﬁmg the proposed development shall be underground fo
the satisfaction of the City Engineer.
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50.  Plant approved parkway trees on locations along Avalon Boulevard and Victoria
Street where trees are missing per City of Carson Standard Nos. 117, 132, 133
and 134. All new trees must be kept adequately watered.

51. Paint Curbs Red along Avalon Blvd, Albertoni Street, Victoria Street and
Rainsbury Avenue within or abutting this proposed development, to the
satisfaction of the City Traffic Engineer.

52.  The Developer shall install separate sewer laterals to individually serve each
building in the development. Installation and dedication of main line sewers may
be necessary to meet this requirement,

53.  The Developer shall submit a sewer area study to the Los Angeles. County
Department of Public Works (LACDPW) to determine if capacity is adeguate in
the sewerage system to be used as the outlet for the sewer of this development.
if the system is found fo have insufficient capacity, the problem must be
addressed and resolved to the satisfaction of the L.A. County Sewer Department.

54. The Developer shali comply with all requirements from LA County Sewer
Maintenance Division for maintenance of new and/or existing sewer main,
relating to this development, prior to release of all improvement bonds.

55, The Developer shali execute and provide to the City Engineer, a written
statement from the water purveyor indicating that the water system will be
operafed by the purveyor and that under normal conditions, the system will meet
the requirements for the development and that water service will be provided to
each building. :

°6.  Comply with mitigation measures recommended by the water purveyor.

57.  The Developer shall submit a copy of approved pians on mylars (i.e. Grading,
Sewer, Street, and Storm Drain Improvement Plans), to the City of Carson ~
Engineering Division, prior to issuance of construction permits.

58. A consiruction permit is required for any work to be done in the public right-of-
way.

59, Any improvements damaged during the constfruction shall be removed and
reconstructed per City of Carson Standard plan and to the satisfaction of the City
Engineer.

60. Al infrastructures necessary to serve the proposed development (watér, sewer,
storm drain, and street improvements) shall be in operation prior to the issuance
of Certificate of Occupancy.

61.  Streets abutting the development, with new utility trench cuts to serve the
dgevelopment, shall be slurry sealed from curb-to-curb or from median-to-curb
when medians are existing or as approved by the Engineer in the field. Siurry
Seal materials shall be rubberized emuision aggregate sturry (REAS)
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62.

83,
64.

&5.

66.
67,

The Developer shall construct and guarantee the construction of all required
drainage infrasiructures in accordance with the regquirements and
recommendations of the drainage study, subject to the approval of the City
Engineer.

Prior to issuance of Building Permit, the following must be on file:

Drainage/Grading plan prepared by a registered Civil Engineer, to the
satisfaction of the Building and Safety Division.

Construction bond as required for all work o be done within the public right of
way. '

Proof of Worker's Compensation and Liability Insurance.

The Developar shall comply with the applicable SUSMP requirements and shall
incorporate info the project plan a Storm Water Mitigation Plan, which includes
those Best Management Praclices necessary fo control storm water poliution
from construction activities and facility operations prior to issuance of Building
Fermit.

BUSINESS LICENSE DEPARTMENT - CITY OF CARSON

68.

64,

70.

71.

TZ.

Per saction 8310 of the Carson Municipal Code, all parties involved in the
project, including but not limiled to contractors and subcontractors, will need to
obtain & City Business License.

The applicant shall survey the precise location of ali wells; leak test all wells;
situate the proposed improvements such that no vertical improvements are
constructed atop any oil well and that specified sethacks are maintained from the
wells and meathane mitigation measures are achieved.

Access to any well located on the property shali be mainiained in the event
abandonment or re-abandonment of the well becomes necessary in the future.
impeding access to the well could result in the need to remove any structure or
cbstacle that prevenis or impedes access. This includes, but is not limited to,
buildings, mobile homes, fencing, porches, carporis, trees, landscaping and
fencing.

The applicant shall prepare a plan identifying mitigation measures, including but
not limited to, veniing systems for wells, venting systems for parking lots, patios,
and other hardscape, methane barriers for building foundations, and methane
detection systems. The plan shall be approved by the city prior {o the installation
of any new mobile home.

The applicant shall prepare convenants, conditions and restrictions for the benefit
of the city and ifs respeclive successors and assigns for the purpose of putfing
owners of the property on notice of the previously abandoned oil weils. The
CC&R's shall be approved by the City Attorney’s Office prior to any occupancy of
the proposed new mobile home spaces.
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CITY OF CARSON

ISSION STAFF REPORT

PUBLIC HEARING: February 26, 2008
SUBJECT: Modification fo Special Use Permit No. 106-74
APPLICANT: Colony Cove Properties

clo Jamexs Associates
255 N El Cielo Rd. Suite 140-285
Palr Springs, CA 82262

REQUEST: To permit an additional 21 mobile home spaces fo
, an existing 404-unit mobile home park (Colony
Cove Mobile Esfaies) located on approximately 52
- acres in the RM-8-D (Residential Multi-farnily — 8

units per acre — Design Overlay) zone district.

PROPERTY INVOLVED: 17700 Awvalon Boulevard
COMBMISSION ACTION ‘
P Vice-Chalr  Hudson moved, seconded by Corhmissioner
——— COHCUI’T@@ with staff Ssenz, 0 continue that matier to. the March 25, 2008,
H g s n b Pilanning Commission meeting to allow the applicants ime to
E— bid not concur with staff confer with staff on Condition Nos. 47 through 52, Motion
\/ O’Eher camed,

COMMISSIONERS' VOTE

AYE NG AYE NO
\/ Chairperson Faletogo ‘ i// Graber
/ Vice Chair Hudson g Saenz
\/_ Cannon : / “ Verrett

[
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introduction

On July 24, 2008, the applicant submitted an application for the addition of 21 mobile
home spaces to the existing Colony Cove Mobile Home Estates, a 404-unit, renter
occupied, mobile home park focated at 17700 Avalon Boutevard. The applicant
intends o provide additional parking and passive recreation areas and designate five
of the mobile home spaces as affordabie housing. The applicant will alse contribute
a portion of property to the Los Angeles County Fire Department to aliow for an
expansion fo Fire Station No. 116. This application inciudes the following
discretionary permit:

= Modification to Special Use Permit No. 106-74 — Addition of 21 mobile home
spaces to existing 404-unit mobile home park.

Backaround

The subject property is located on the east side of Avalon Bouievard, north of
Victona Street and south of Alberioni Street. The property is-52.46 acres in area and
zoned RM-8-D (Residential, Multi-family — 8 Dwelling Units per Acre — Design

Overiay). Colony Cove Mobile Esfates, built in 1975, was authorized by Special Use

Permit No. 108-74.
Surrounding Area

Adjacent to the northwest of the subject site is a retail fast-food establishment, and to
the southwest is a small refail sirip center and public library. Along the south
boundary of the subject property is Fire Station 116 and south, across Victoria
Street, ts Caiifornia State University, Dominguez Hills. To the east is the Stevenson
Village housing fract comprised of two-story, singie-family residential homes. The
north property line of the subject property faces Albertoni Street and the 91 Freeway.

The applicant has applied for a subdivision to convert the existing mobile home park
to resident ownership. A moratorium is currently in effect prohibiting the
consideration of any mobile home park conversions. Consideration of the request for
the additional 21 units has no bearing on the pending subdivision appiication.

Analysis

There were oil fields and oil wells in use prior to most of the development on and in
the vicinity of the subject property. Oil wells previously occupied many of the
proposed mobile home spaces. These wells have since been properly removed and
capped - pursuant to California Division of Oiff and Geothermal Resources
reguirements, according to documents submitted by the applicant. These areas are
considered safe for occupancy. Other proposed spaces are currently occupied by
open areas, marked and unmarked guest parking areas, and frash enclosure
locations. The applicant intends to clean up the vacant areas, grade them (if
necessary), and prepare them for mobile home occupancy. This application is not
for a subdivision of land, but to add additional mobile home spaces to the existing 52
acre lol.
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The original permit was approved as & Special Use Permit, which was the

predecessor io what is now calied a Conditional Use Permit (changed in 1978}

Although the entitlement nomenclature has changed, the findings remain the same,
pursuant to CMC Section 9172.21.

Findings: Modification to Special Use Permiit No. 106-74

a}.

d).

The proposed use and development wili be consistent with the General Plan

The General Plan Housing Element calls for the the promotion of a variety of
housing types, including mobile hores, and the development of quality
affordable housing. The proposed 21 units exceeds the maximum density
allowed in the zone of 8 units per acre. The applicant intends to provide
affordable housing opportunites for five of the 21 new spaces (25%). Pursuant to
state housing guidelines, the maximurn density for a zone may be exceeded
provided the new development offers a minimum percentage of affordable
housing. This proposal is compliamt with  this reguirameant. Thus, the
development will facilitate achievement of goals and objeciives of the General
Plan.

. The site is adeguafe in size, shape, fopography, location, u_tiifies, and other

factors to accommodate the proposed use and development

The project site is 52.54 acres in area, fiat, and square-shapad. The location is
suitable for the use, and there are adequate facilities to serve the subject
property and intended use. : .

There will be adequate sireet access and trafiic capacity

Primary access to the subject property is via two driveways on the west side from
Avalon Boulevard, which is a major thoroughfare running the length of the city
and sufficient in width and capacity o serve the anticipated cumulative traffic
impact created by the proposed mobile home expansion. Emergency vehicie
access is provided by crash gates in two locations on the east side of the subject
property aiong Rainsbury Avenue.

There will be adequate water supply for fire protection

There are many fire hydrants located throughout the subject property. There is
adeqguate water supply for the hydrants and sufficient access for fire department
equipment and personnel in the event of an emergency.

The proposed use and development wifl be compatible with the intendad
character of the area
The zoning for the property calls for multi-family residential uses, which the
proposed use is compabitlte with. The proposed spaces will oCCupy existing
areas within the mobile home park, which is .consistent with the intended
character of the area.

Such other criteria as are specified for the particular use in other Sections of this
Chapter

The project is compliant with applicable zoning codes and other criteria as
specified for the use in the zoning code.
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Issue of Concern: Affordable Housing Opportunities

The applicant is reguesting to add 21 additional mobile home spaces 1o the existing
404-unit park, for a total of 425 units. The density allowed pursuant to the property’'s
RM-8-D zoning designation is eight units per acre, which is a maximum of 420 units,
As praviously slated, state housing guideiines aliow the maxirmum density for a zone
fo be exceesded provided the new development offers & minimum percentage of
affordable housing. The applicant is proposing to have 25 per cent of the new unite
deemed affordable, which is consisient with the State requirement. The level of
affordabiiity is {0 be determined by agreerment with the city. The actual location of
the affordable units is to be dispersed among the new spaces in the park, so that
there is equal distribution of affordable units in the park. 1t is anticipated that
someday the applicant will apply for a subdivision conversion of the existing mobiie
home park to provide home ownership opportunities for the residents. If this
happens, the affordable units created by the approval of the 21 unit axpansion will
remain affordable afier the subdivision occurs, although the actual location of the
affordable units may differ from their location prior to the subdivision. In either case,
the rent plus the monthly cost of the unit must not exceed income levels as definad
by an agreement with the city. The applicant may have to subsidize the purchase of
the unit to qualify as an affordable unit. The details of the program have not been
finalized.

MITIGATION: Conditions of approval have been added to the attached resolution o
ensure that five of the 21 new units remain affordabie for low-income renters, until
such time that a subdivision conversion occurs, and affordabie, at levels o be
defermined by an agreement with the city, for potential homeowners if and when a
subdivision conversion is completed. ‘

{ssue of Concern: Land Dedication

The southern border of the subject property is adjacent 1o Los Angeles County Fire
Station No. 116. The rear vards of two of the proposed spaces are adjacent to the
east side of the fire station. The Fire Department has recently submitted an
application for expansion of the fire station by adding & new truck bay to the east side
of the existing building and additional employee parking areas along the east
property line. In order to accommodate the fire department's propesed expansian
the applicant has agreed 1o adjust the subject property lot fines o provide 39-feet to
the fire station. '

MITIGATION: A condition of approval has been added 1o the attached resolution
which requires that the applicant adjust the subject property lot lines to
accommodate the 39-feet of land fo facilitate the fire department expansion.

tssue of Concern: Mobile Home Park Community Concerns

The applicant held a community meeting with Colony Cove residents December 12,
2007, in the Colony Cove community center. Staff held a subsequent meeting with
park community stakeholders on January 22 2008 and conducted individual
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meetings with interested residents. Residents raised a variety of issues, which
include the foliowing: :

a). Guest parking concerns, in terms of the number of spaces and location of guest
parking areas:

c). Potential contamination from oll well debris and residue from previous ofl well
usage in vicinity;

dj. Trash enclosure locafions and issues related to coliection methods and fimes;

e). Storage and location of mainienance facilities for homsowner's association,
inctuding emergency response vehicle (“people-mover”) and relataed eguipment;

3. Capital improvement cost issues;

gj). Parks and open space - location and guantity,

n}. Traffic issues, potential modifications to existing patterns,
The applicant addresses these iesues as foliows:

a}. The zoning code requires one guest parking space for every four units. There
are 108 existing guest parking spaces, including nine disabled parking spaces.
The development plans include an additional 32 guest parking spaces, for a total
of 144 guest parking spaces, including 18 parking spaces for the disabled. The
applicant has worked with staff and community stakehoiders o provide the new
guest parking in dispersed lccations among the park so that guest parking is
accessibie by visitors to all areas of the park. Numerous revisions were made to
the proposed site plan to accommodate various reguests concerning the quantity
and location of guest parking. Staff believes that the current ifayout is sufficient
o meet the slated needs of the residenis.

by Currently, Colony Cove Mobile Estates is required to maintain affordable renial
rates for the 404 existing units pursuant fo the Carson Rent Stabilization
Ordinance. Any new units are exempt from rent control and will be offered at
market rate rents, except for the five new units that the applicant will provide as
affordable housing for income levels to be determined by agreement with the
city. I approved then, 409 of the 425 mobile home uniis will be required to
maintain affordable rental rates.

c). The applicant has provided documentation of “no further action” letters for each
of the former oil well sites from the Stale Depariment of Oil and Geothermal
Resources, which is indicative of proper capping and abandonment of those
sites.  According fo the applicant, the sites have been found to be free of
contaminants and safe for residential occupation.

d). Residents were concerned with the lack of adequate waste disposal facilities,
including recycling bins in the park, and the ditapidated condition of existing trash
enciosures. Siaff has worked with the applicant to revise the deveiopment olans
to inciude frash enclesure locations and details. The applicant has agresd fo
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e).

Ny

provide additional trash enciosures thraughout the park, including a larger trash
and recycling area located near the community center. Conditions of approvai
have been added to the attached resolution to ensure that existing trash
enclosures are upgraded to current municipal code standards, and new irash

anclosures and recycling areas are provided. '

Certain members of the homeowner association currently house emergency
equipment and relatec paraphemalia ir their homes and carport. Years ago, a
luggage moving vehicle was donated o the homeowner's association which is
currently housed in a resident’s carport. The association maintains this vehicle
for use in the event of a major catastrophe or other emergency. It is referred to
as the "people-mover”. According to park residents. discussions with the
property manager resultad in a tentative agreement to provide a location in the
new development plan for & maintenance shed for siorage of emergency
equipment anc general storage for the aissociation, and a covered camport for the
“people-mover’. The applicant has provided space along the new parking arsa
in the northwest comer of the property for the equipment shad and a covered
carport space.

Any request for a capital rent increase will be reviewed pursuant fo the standard
procedures utilized by the Mobilehome Rant Review Board.

. According to Condition of Approval Neo. 10, in Exhibit “B” of Planning

Commission Resolution No. 74-277 approving Special Use Permit No. 106-74,
the recreation faciiity shall be no less than one-hundred square feet per mobile
home unit in size. The additional 21 proposed units wouid increase this amount
by 2,106 square feet. The applicant has identified 2 number of pocket parks
adjacent to proposed guest parking areas, which are located throughout Colony
Cove. Benches and tables will be provided in each park. The iotal square
footage of new open-space park areas exceeds 12,000 sguarefest  Staff
considers this sufficient fo meet the intent of that condition.

. There were issues raised conceming the existing traffic patterns in the park and

the cumulative traffic impacts associated with 21 additional units. Although staff
does not anticipate incrsased traffic from the park as a result of the additional
units, the city Traffic Engineer provided an assessment of notential traffic outlets
from the park which would help fo miligate any potential traffic impacts. There
were two alternatives suggested, which included a new driveway onto Alberioni
Street from Madison Drive on the north side of the park, and from Vilia West on
the east side of the park onto Rainsbury Drive. Both alternatives were not
feasible, according to the Traffic Engineer, as they would cause deleterious
effects over and above those which may result from using the existing entrance
and exit from Avalon Boulevard. Staff suggests that the applicant leave the
fraffic contro! pattern in its current state.
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. Environmental Review

Based upon analysis of the environmental impact of the proposed project, a Negative
Declaration has been prepared, pursuant to CEQA regulations. The 20-day period
for public review and comment on this Negative Daclaration ended February 28,
2008. No comments have been received by the Planning Department regarding the
Negative Declaration. ‘

Y. Conclusion

This project will provide an increased amount of affordable housing opporiunities,
rental housing, sufficient upgrades o the existing mobile home park, and heip 1o
faciiitate the achievement of General Plan Housing Element goals and abjectives.

Vi Recommendafion

That the Planning Commission:
«  ADOPT the Negative Declaration;
«  APPROVE Modification to Speciai Use Permit No. 106-74; and

«  WAIVE further reading and ABOPT Resolution No. , enfitied “A
Resolution of the Planning Commission of the City of Carson approving
Modification fo Special Use Permit No. 106-74 for the addition of 21 mobile
home spaces to an existing 404-unit mobile home park located at 17700
Avaion Boulevard.”

iy, Exhibits

1. Site Plan, Floor Plan, Elevations (under separate cover)

2. Land Use Map

3. Resolution

4. initial Study and Nedative Declaration

e /4! ‘”’-»,,,’”
Prepared by: SN T
Steven C. Newberg, AICE’, Associate Planner
’—M—W ~—-~—-—j i[\ T
Reviewed by: _, A el Ay e

Joh'vor} F. Signo, AICP,"Sapior Rianner-/

T T e

Approved by: - T ,
Sheri Repp-Loadsman) Planning Division Manager
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CITY OF CARSON
PLANMING COMMISSION
RESOLUTION NO. 08-2198

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
CARSON APPROVING MODIFICATION TO SPECIAL USE PERMIT NO.
106-74 FOR THE ADDITION OF 21 MOBILE HOME SPACES 7O AN
EXISTING 404-UNIT MOBILE HOME PARK LOCATED AT 47700
AVALON BOULEVARD

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

section 1. An application was duly filed by the applicant, Caiony Cove Froperties,
with respect to real property tocated at 17700 Avalon Boulevard, and describad in Sxhibit "A°
attached herefo, requesting authorization of a Modification to Special Uss Pesmil No. 106-74
to permil an additional 21 mobile home spaces to an existing 404-unit mobile home nark
(Colony Cove Mobile Estates) located on approximately 52 acres in the RM-8-D {Resideniial,
Multi-family — 8 units per acre — Design Overlay) zone district.-

Pubiic hearings were duly heid February 26, 2008 and March 25, 2008, at £:30 E.M. ai City
Hall, Council Chambers, 701 East Carson Street, Carson, Californiz. A notice of time, place
and purpese of the afcresaid mestings were duly given.

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

o ] Tl I Fypy + ol e
Seciion 3. The Planni 10 LOMMISsIion finds that

)]

a) The General Plan Housing Element calls for the promotion of a varigty of
housing types, including mobile homes, and the development of guality
affordable housing. The proposed 21 units exceads the maximum density
allowed in the zone of 8 units per acre. The applicant intends fo provide
additional mobile home spaces and affordable housing opportuniiies for five of
the new spaces. The mobile home park is allowed to exceed the maximum
density proviced they provide affordable housing. In doing so, the development
will facilitate achievement of goals and obiectives of the General Plan,

b} The project site is 52.54 acres in ares, flat, and square-shaped. The iocstion is
suitable for the use, and there are adsquate facilities to serve the subject
property and intended use.

c) Primary access to the subject property is via two driveways on the west side
from Avalon Boulevard, which is & major tharoughfare running the ength of the
city. Avalon Boulevard is considered sufficient in width and capacity o serve
the anticipated cumuiative traffic impact created by the propesad mobile home
expansion. Emergency vehicle access s provided by crash gates in two
iocations atong the east side of the subject property, facing Rainsbury Avenue.

d) There are a sufiicient number fire hydrants iocated throughout the subject
property to faciiitate the suppression of fire. There is adeguate water suppiy for
the hydrants and efiicient means of access for fire department equipment and
personnel in the event of an emergency.
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e} The zoning for tne property calls for mutti-family resicential Uses, with which the
proposed use is compatible. The propesed spaces will occupy existing arsas
within the mobile home park, which is consistent with the intended charactar of
the area. :

f) The proposed site plan is designed o mitigate park residents’ concemns voiced
in community meelings betwaen staff, the applicant and park residents during
the review process of this application, and has been revisad in response o the
salient issues raised by residents in these meetings.

Seciion 4. The Planning Commission further finds that the use permilted by the
proposed Modification fo Special Use Permit No., 108-74 will not have = significant effect on
the environment as indicated in the Initial Study and Negative Deciaration prepared for this
proiect. The proposed use will not alter the character of the surrounding area and mests or
exceeds all City standards for protection of the environment. The FPlanning Commission
nereby adopts the Negative Declaration. _

Seclion . Based on the aforementioned findings, the Commission heraby grants a
Modification to Special Use Permit No. 106-74, with respect {o the property described in
Section 1 hereof, subject to the conditions set forth in Exhibit “B" attached hereto, and adopis
the Negative Declaration,

Section 8. The Secrefary shall cerlify the adoption of this Resclution and shall
fransmit copies of the same {c the applicant,

Section 7. This action shall becoms final and sffective fifteen days after the
adoption of this Resolution uniess within such fime an appeal is filed with the City Clerk in
accordance with the provisions of the Carson Zoning Ordinance.

PASSED, APPROVED AND ADOPTED THIS 25% DAY OF MARCH, 2008,

!

f?ﬁ 7 ﬁ/'/;f;?i;;/
%fﬁ@ﬁﬁf Loty

" //CHAIRMAN

; ) {s
ATTEST: ’S?Aﬁ )
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CITY OF CARSON
DEVELOPMENT SERVICES
PLANNING [3IVISION
EXHIBIT "A™ .
LEGAL DESCRIETION

- MOBIFICATION TO SPECIAL. USE PERMIT MO, 106-74

Property Address; 17700 Avalon Boulevard

The land referrad fo as paroael no. 7318-017-0886 is described as follows:

Parcel 1in the Clly of Carson, County of Los Angeles, State of Califormia, as shown on
Parcel Map No. 6150 fiiled in Book 89, Pages 68, 70, and 71 of Parce! Maps, in the
Office of the County Recorder of said County. |

Except from said land that portion lving below 2 dépth of 500 fee!, measured vertically
from the surface of said land, as said surface exisied on Ociober 25, 1968,

Also except thersfrom all meblle homes situated on said land.

(i -
o
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CITY OF CARSON
DEVELOPMENT SERVICE

PLANNING DIVISION
EXHIBIT "B

]
ok

CONDITIONS OF APPROVAL
MODIFICATION TO SPECIAL USE PERMIT NO. 408-T4

SENERAL CONDITIONS

1.

02

S5

it a permil for new mobile homes is not obtained from the State Housing and
Community Development Debartment, or if a oullding permit is not given for new
construciion on the project siie within one vear of the date of approval of
Modification to SUP No. 106-74, said permit shall be declared null and void
uniess an exiension of lime is requested prior to expiration and approved by the
Flarining Commission.

The approved Resoiution, inciuding the Conditions of Approval contaired herein,
and signed Affidavit of Acceptance, shall be copied in their entirety and placed
directly onfo a separate plan shest behind the cover sheet of the approved
development plans prior to Building and Safety plan check submitial Said
copies snafl be inciuded in all development plan submittals, inciuding any
revisions and the final working drawings. )

The applicant shall make any necessary sits plan and design revisions to the site
pian and eievations approved by the Planning Commission and on file with the
City Planning Division, in order to comply with alf the conditions of approval and
applicable Zoning Ordinance provisions. Substantial revisions will require review
and approval by the Planning Commission.  Should an affordable housing
agreement between the applicant and the city not be finalized, as required by
Condition No. 10, a modification o the site plan shall be reviewed and approved
by the Planning Commission fo authorize an alternative use for the five units,

The applicant shall submit two compiete sets of ptans that conform to all the

Conditions of Approval, and which are consistent with the deveiopment plans
included as exhibits fo the staff report presented at the hearing in which the
project was approved, including modifications to the plans and/or conditions of
approval made by the Planning Commission curing said hearing. Such approved
deveiopment plans are subject 1o review ang approval by the Planning 'Division
prior to the issuance of a building permit.

The applicant and property owner shall sign an Affidavit of Acceptance form and
submit the document fo the Planning Division within 30 days of recaipt of the
Planning Commission Resolution.

mod_supl&T4ape 17700 _avalen 032508 .doc : Page 10f8
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B. it is further made a condition of this approval that if any candition is violated or if
any law, siaiute or ordinance is violated, this permit may be revoked by the
Planning Commission or City Council, as may be applicable: provided the
applicant nas been given written notice o cease such violation and has faied to
do sofor 2 period of thirty davs.

==

Dagcision of the Planning Commission shall become effective and final 15 days
after the date of its action unless an appesal is filed in accordance with Section
S173.4 of the Zoning Ordinance.

8. A modification of the conditions of this permit, including additions or delefions,
may be considered upon filing of an application by the owner of the subject

property or hisfher authorized representative in accordance with Section 81721
of the Zoning Ordinance.

[0

Applicant shali defend, indemnify and hold harmiess the City of Carson, its
agents, officers, or employees from any claims, damages, action, or oroceeding
against the City or i agents, officers, or emp%dyeee io attack, set aside, void o?
annul, and approval of the City, its advisory agencies, appeal boards, or
legisiative body concerning Madification to Special Use Permit No. 106-74. The
City will prompfly notify the Applicant of any such claim, action, or proceeding
against the City and the Applicant will either undertake defense of the matter ana
pay the City's associated legal costs or will advance funds to pay for defense of
the matter by the City Atformey. The City will cooperate fully in the defense.
Notwithstanding the foregoing, the City retains the right to setfle or abandon the
matter without the Applicant's consent but should it do so, the City shall waive the
indemnification herein, except, the City's decision 1o setile or abandon 2 mattar
following an adverse judgment or failure (o appeal, shall not cause a waiver of
the indempnification rights herein.

AFFORDABLE HOUSING

10.  The applicant shall provide affordabie rental housing for five new units at income
levels and locations to be determined pursuant to an agreement with the city.
The affordable rental rate shail be targeted o moderate (or beiowi-incoms
nouseholds, unless otherwise approved by the city, and may be patierned after
State Government Code 66427.5 at the discretion of the city. The afiordable
rental rate shall remain In effect for a pericd of not less than 30 years or unii
such time that the city approves an amendment to the agreement. The affordabis
housing costs shall consider space rent, principle and interest on the
mobiiehome, mortgage loan insurance fees, property taxes and assessmenis,
fire and casualty insurance, property maintenance and repairs and 2 reasonable
allowance for utifities. The program must be approved by the city before the
appiicant gets occupancy of units. Notwithstanding the foregoing, the appiicant
shall have no obligation to comply with this condition in the event that the Cﬁ‘y and
the appiicant arg unable to come o0 an agreement on apolicable rental rates and
the affordable housing agreemeant for the five affordable units {see Condiiion No.

1

=
[
/
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11.

FARKIN

12.

13

O]

If 2 subdivision conversion o resident ownership Is approved, the affordsble
rental housing covenant on the five units shall be converted o low-income home
ownership apportunities for five units.  The locations of such units will be subiect
o an agreement with the city. The agresment shall include 2 formula 10 Drox;éde
2 fair distribution batween iand vatue and unit value |

a3

All parking arsas and drivewayvs shall remain clear. No encroachment inio
parking areag and/or driveways shall be permittad,

3

Parking spaces shall be identified {marked) as provided in Section 9182.56 of
the Zoning Ordinancs.

&)
=y

Al areas used for the movemeant parking, loading, repair

storage of vehicles
shall be paved with elther:

. Concrete or asphaltic concrete 1o a minimum thicknass of three and one-half

inches over four inches of crushed aggregate base: or

- Other surfacing material which, in the opinion of the Director of Enginsering

Services, provides equivalent life, service and appearance.

Parking for handicappad shall comply with the requirements of Section 918247
of the Zoning Ordinance.

LANDSCAPING/RRIGATION

16.  The applicant shall submit two sets of landscaping end irrigation pians drawn,
stamped, and signed by & licensed landscape architect and in substaniial
conformance with prefiminary landscape plans dated zs received by the Planning
Department on February 14, 2008. Such plans are to be approved by the
Planning Division prior (o the issuance of any building permit.

17, Such landscaping and irrigation plans shall be stampec and signed by z licensed
landscape architect and are fo include, but are not limied io:

a. Trees, grass, and vine-like landscaping in the proposed park areas;

b. Perirneter landscaping near the “dog-run” area, as described on the site plan

markad “Exhibit D™ :

C. Annual flowers wherever possible: and

d. irrigation system designed to commercial grade standards.

Furtherrmore, these plans are subject tc Planning Division review and approval
pefore landscapefirigation construction, which is 1o be compisted orior to the
issuance of final occupancy.

18, The applicant shall comply with the provisions of Section 9188 of the Zoning
Ordinance, “Water Efficient Landscaping,”

med_supl0674pe 17700 avalon_032308.doc P&g(i 3of &8 :L ,/
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18.  The applicant shall install 6-inch by 6-inch concrate curbs around all landscaped
planter areas, excapt for areas determined by & SUSMP/NPDES permit, or giher
applicable condition of approval that requires certain landscaped areas to remain
clear of concrete curbs for more efficiant stormwatar runoff fiow and percolation,
Revised iandscaping and irrigation plans shall be reviewed and approved by the
Planning Division should subsequent modifications bs required by other
concamed agencies regarding the removal of concrets curbs.

20, Landscaping shafl be provided with 2 permanently instalied, automatic irrigation
system and operated by an electrically-imed controller siation sst for early
maorning or late evening irmgation.

UTILITIES

21 Al utliities and aboveground sgquiprment. shiall be constructed and  iocated
pursuart o Section 9126.8 of the Zoning Ordinance, uniess otherwise provided
for in these conditions.

22, All utility meters will be painied the same color as the structures to reducs
visibility (the Gas Company will not aliow meters to be placed in boxes).

AESTHETICS

23.  The specification of all colors and. materials of new construction of trash
enclosures, maintenance shed, and carport must be submitted and approved by
the Planning Division prior to the isstance of any building permits.

24, Graffiti shall be removed from ali project areas within 3 days of writien notification
by the City of Carson. Should the graffitl problem persist more than twice in any
calendar year, the matter may be brought before the Planning Commission for
review and further consideration of site modifications {i.e., fencing, landscaping,
chemical reatment, etc.)

FENCES/WALLS

25, Al fences, walls and hedges shall be located and constructed in Cam'pﬁance with
the standards as provided for in Section 9126.3 (residential zones) of the Zoning
Ordinance.

TRASH

28.  Trash enclosures and recycling areas shall be located on four-inch concraie pads
and in locations consistent with the approved site plan, subject fo Planning
Oivision review and approval. Painted metal, self-ciosing doors shall be used for
enciosing the antrancs to the trash and recycling areas. The trash and recycling
arga enclosure design 15 o be approved by the Planning Division prfor i
issuance of any buiiding permit(s).
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27.

Recyciing areas shall be provided in accordance with Sections 9164 4 and
9164.5 of the Zoning Ordinance. The number and size of recyciing facilities are
subject to the approval of the Planning Division.

FIRE BEPARTMENT - COUNTY OF LOS ANGELES

(3]

[N
o

o

32

8.

-l

Provide water mains, fire hydrants, and fire fiows as required by Couniy Forester
and Fire Warden for all iand shown on the map to be recordec.

Provide Fire Department and City approved street signs and building address
numbers prior {0 ccoupancy.

Access shall comply with Section 10.207 of the Fire Code which recuires afl
weather access, All weather access may reguire paving,

Al requirsd fire hydrants snall be installed. tesied and accepted priar fo
construction. Vehicular access must be provided and maintained sarviceabie
throughout construction.

All rsquired fire hydrants shall be instalied, tested and accepted prior io
construction. Vehicular access must be provided and maintainad serviceanle
throughout construction.

Submit fire flow information to this Los Angeles County Fire Depariment, Land
Deveiopment Division office for approval. '

At the discretion of the appiicant, 2 38-foct lot line adjustment shali be completed
between the subject property and the adjacent Los Angeles County Fire
Department property. The lotline adjustment shall be recorded with the Los
Angetes County Recorder's Office prior o the occupancy of the new spaces.

- PUBLIC SAFETY - CITY OF CARSON

35.

36,

Ensure compliance with current seismic mifigation codes,

Where practical, surface weaimeants, accessibility or landscaping strategies
shouid work to defer grafiit. Stucco or cinder block walls, with access fo the
public, should be set back or landscaped in such a way as o deler graffiti.

ENGINEERING SERVICES DEPARTMENT - CITY OF CARSON

37.
38,

-y
‘
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Prior 10 issuznce of Building Permit, a scils report, sewer area study, drainage
concept. and stormwater guality plan shall be reviewsd and approved. Building
FParmit issuance will not be granted untii the required soils, sewer, drainage
concept and stormwater information have heen raceived and found satisfactory.
Comply with mitigation measures recommendead in the approved sofis, sewsr
ares study, drainage concept and stormwater guality plan.



38.

40.

41.

42.

43,

45.

47.

48.

49,

mod_supl0874pe 17700 _avaton 032508.dec : ?:»39@ &of§ J )4‘;?

Dedicate 6-ft of admtlorai right-of-wary along morﬁons of Ramsoury Avenue.,
Developer shall prepare legal description for required dedication, for review and
approval of the City Engineer and Recordation with County Recorders Office.

If needed, sasements shall be granied to the City, appropriate agency, or entity
for the purpose of jngress, egress, consiruciion, and maintenance of all
infrastructures constructed and bamdicag access for this development to the
satisfaction of the City Engineer and or appropriate agency or entity.

Quitclaim or relocate any easements interfering with building locations to the
satisfaction of the City, appropriate agency or entity. j"’g
g

Repair any broken or raised {one-inch or mora) sidewalk, cush and gutter ald‘bb
Avalon Bivd, Albertoni Street, Vicloda Strest and-RainsburyAvenwe within or
abutling this propesed development per City of Carson Standard and o the
satistaction of the City Engineer, which s ;;mted ’g@ 5&15 OG0 oiﬂ*&ss i

- . ' i / ,r’" : L £ !c‘
performance cosis, Jé’l&/v’ {M,w‘_h f;;/ - ‘%; .;f,z
The Developer shall fill In missing sidewalk, remove and r@i(ce any
broken/damaged driveway approach in the public right of way abutting the
proposed development per Clty of Carson Standard and to the satisfaction of the
City Engineer.

The Developer shall modify existing driveways in the public right of way per City
of Carson Standard to comply with the ADA requirements and to the satisfastion
of the City Enginesr.

Where sidewalk meander around existing driveways and extending beyond the

public right of way at any location, the required described sidewalk sasements
shall be submitled and approved prior to issuance of ihe buliding permit.

if any, remove unused driveway approach if any, and replace it with full height
curb and gutter and sidewalk per City of Carson Standard and io the satisfaction
of the City Engineer.

Install. and/or modity (f necessary} existing wheelchair ramp along Avaion
Boulevard at the entrance and exit to the subject site, and at the northwest
corner of Rainsbury Avenue and Vicioria Streat per City of Carson Standard, in
compliance with ADA requirements,

In the event that the applicant proposes fuiurs improvements allowing vehicular
acce% entering or exiling onto Rainsbury Avenue (apart from the two exist ing

crash gates™), the appiicant shall insiall strestiights on concrete poles with
underground wiring Rainsbury Avenue o the satisfaction of the L.A. County
Street Lighting Division, Depariment of Public Works,

All new utiiity lines, along Avalon Blvd, Alberioni Strest, Vicioria Streel and
Rainsbury Avenue abutling the proposed development shall be underground fo
the satisfaction of the City F"ngmeer

“ﬁ‘i}
zf

Gt

oy



50,

54.

i
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60.

61,
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Plant approved parkway frees on lecations along Avaion soulevard and Vicioria
Street where trees are missing per City of Carson Standard Nos. 147, 132, 133
and 134. All new trees must be kept adeguatety watered.

Faint ‘Curbs Red aiong Avaion Bivd, Albertoni Street, Victoria Strest and
Rainsbury Avenue within or abufting fhis proposed development, to the
satistaction of the City Traffic Enginesr.

The Developer shall install separate sewer laterals to individually serve sach
building in the deveiopment. Insialiation and dedication of main line sewers may
be necessary to meet this requirement.

The Developer shall submit a sewer ares study to the Los Angetes. County
Department of Public Works (LACDPWW) o determine i capacity is adequats in
the sewerage system o be used as the outlet for the sawer of this development.
It the systemn is found to have insufficient capacity, the problem must be
addressed anc resoivec 1o the satisfaction of the LA County Sewer Department,

The Developer shall comply with all requirements from LA, County Sewer
Maintenance Division for mainienance of new and/or existing sewer main,
relating fo this development, prior to release of all improvement bonds. '

The Deveioper shall execute and provide fo the City Engineer, 2 writien
statement from the water purveyor indicating that the water systern will be
operated by the purveyor anc that under normal conditions, the system will mest
the requirements for the development and that water service will be provided fo
sach building. :

Comply with mitigation measures recommended by the water purveyor.

The Developer shall submit a copy of approved plans on myiars (i.e. Grading,
Sewer, Sireet, and Storm Drain improvement Plans), to the City of Carson —
Engineering Divigion, prior 1o issuance of construction permits,

A construction parmit is required for any work io be done in the sublic right-of-
way,

Any improverments camaged during the construction shall be removed and
reconstructed per City of Carson Standard plan and to the satisfaction of the City
Engineer. :

All infrastructures necessary to serve the proposad development (water, sewer,
storm drain, and street improvernents) shall be in operation prior to the issuance

- of Certificate of Occupancy.

Streets abutting the developmeant, with new utility french cuts to serve the
development, shall be slurty sealed from curb-to-curb or from median-to-curb
when medians are exisling or as approved by the Engineer in the fiaid, Slurry
Seal materials shall be rubberized emulsion aggragate slurry (REAS)



[
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The Developer shail construct and guarantee the constuction of ali required
drainage infrastructures in  accordance with  the requirsments  and
rscommendations of the drainage study, subject fo the approvat of the City
Engineer.

Prior to issuance of Bullding Permit, the following must be on fie:

Drainage/Grading plan prepared by a registered Chvil Engineesr, 1o the
satisfaction of the Building and Safaty Division.

Construction bond as raguired for all work fo be done within the public right of
Way.

Froof of Worker's Compensation and Liability Insurance.

The Developer shall comply with the applicabie SUSMP requirements and shall
incorporate. into the project plan a Storm Water Mitigation Plan, which includes
those Best Management Practices necessary o control storm water pofiufion
from construction aclivities and facility operations prior o issuance of Buliding
Farmit. '

BUSINESS LICENSE DEPARTMENT - CITY OF CARSON

mod_supil674pe_17700_avaion 032508 .doc Pace 8 4

Per section 8310 of the Carson Municipal Code, all parties invoived in the
project, including but not limited 1o contractors and subcontraciors, wili nead to
abtain a City Business License.



April 14, 2009 PLANNING COMMISSION MINUTES
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R Adrienne Konigar-Mackiin, noting she
will  be taking .-his place on this

. Ccmmtssaqm
A As&zstam City Attorney Adrienne
—~Konigar-Magckiin provided @  brief
history of her work in the field of faw
and stated she is a recent partner at

this taw firm.

5.  CONSENT QALENBAF% T~

.\\

Commissioner Brcww rﬁquested pulling ltem No. 9B from the Q@nsem Calendar.

Minuies: E@bfuary 24 2009 and March 10, 2009

M@'E:i@i/N: Commissiocner Carnon moved, seconded by Commissioner Brown, fo
e approve the Consent Calendar, with the exception of ltem No. 9B. Motion
carried {(absent Commissioner Gordon).

8. NEW BUSINESS CONSENT

¢ Extension of Time for Modification No. 1 to
Special Use Permit No. 106-74

Applicant's Request;

The applicani, Colony Cove Properties, is requesting a one-year time extension for
Modification No. 1 to Special Use Permit No. 108-74 fo permit an additional 21 mobile
home spaces fo an existing 404-unit mobile home park (Colony Cove Mobile Estates)
located on approximately 52 acres in the RM-8-D (Residential, Multi-family ~ 8 units per
acre — Design Overlay) zoned district. The property is located at 17700 Avalon
Boulevard. :

Staff's Recommendation:

APPROVE the extension of time for Modification No. 1 to Special Use Permit No. 106-
74 until March 25, 2010; and ADOPT a Minute resolution extending the approval fo
March 25, 2010.

Flanning Commission Decision:

Commissioner Cannon moved, seconded by Commissioner Brown, to approve the one-
year extension to March 25, 2010. Motion carried (absent Commissioner Gordon).

P, IR

13, WRITTENT commuwcmm&&

.
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o A Practical Gutde«tﬂ”fhe Cahfomia Enwronmental@uaht;: Act



PUBLIC HEARING:
SUBJECT:

APPLICANT:

REGUEST:

PROPERTY INVOLVED:

Modification No. 2 to Special Use Permit No, 106-74

Colony Cove Properties (c/o James and Associates)

Aprit 13, 2010

SSION STAFF REPORT

255 N. Ef Cielo Rd. Suite 140-785
Palm Springs, CA 82262

To reauthorize the deveiopment of an addifional 24
mobile home spaces 1o an existing 404-unit mobile
nome park (Colony Cove Mobile Estates) located on
approximately 52 acres in the RM-8-D (Residential

Mutti-family — 8 units per acre — Design Overiay) zone
district,

17700 S. Avaion Boulevard

Concurred with staff

COMMISSION ACTION

Did not concur with staff

Other Commissioner Verrett moved, seconded

appiicant’s request, thus adopling Resoly
Vice-Chairman Saenz)

by Commissioner Gardon, to approve the

tion No. 10-2300. Motion carried {(absent

AYE NO AYE NG
\/ Chairman Faletogo v Graber
Q’b@:’b‘\)‘t Vice-Chair Saenz . e Park
"‘V/ Brimmer / Schaefer
/ Brown v Verrett
\// Gordon

[




JE.

introduction

On March 25, 2008, the Planning Cominission approved Modification No. 1 to
Special Use Permit (SUP) No. 106-74 for thie development of an additional 21 mobile
home spaces to the existing Colony Cove Mobile Mome Estates, a 404-unit, renter-
occupied, mobile home park localed at 17700 S. Avalon Boulevard in the north-
central area of Carson.

On Aprit 14, 2009, through minute resolution, the Planning Commission approved a
one-year extension of time for Modification No. 1 until March 25, 2010. The current
application for Modification Neo. 2 to SUF No. 106-74 is for the same project that was
approved by the Planning Commission in 2008.

Backgroung

The approval of Modification No. 1 1o SUP No. 106-74 included a requirement
(Condition ot Approval No. 10 of Resolution No. 08-2186) for an affordable rental
agreement for five (5) of the 21 units. The one-year time extension was approved fo
allow additional fime for the applicant and city to work on the affordable rental
agreesment.

Pursuant to Condition No. 1 of Planning Commission Resoiution No. 08-2196 only 3
single one-year extension of time may be given. Because the applicant failed to take
action on the permit before the extension of time expiration date, Modification No. 1
has expired. Modification No. 2 is the exact proposal as Modification No. 1, with the
nominal change to the modification number o ensure that records are kept in order.

To date, iegal challenges between the property owner and the city have taken some
attention away from aclively pursuing the affordable rental agreement, which is why
certain issues related to this agresment have yet to be resoived. While the city and
owner remain desirous of entering info such an agreement, additional fime is
regquired to do so, hence the applicafion for a new permit which should provide ampie
time for these issues {0 be resoived and an agreement sought.

Analysis and Findings

The project design and proposed use has not changed from the originally approved
plans. Therefore, the same findings can be made. Planning Commission Resolution
No. 08-2106 has been included for your reference.

Environmental BReview

Based upon analysis of the environmental impact of the proposed project, & Negative
Declaration has been prepared, pursuant to CEQA reguiations. The 20-day period
for public review and comment on this Negative Declaration ended April 13, 2010.
No comments have been received by the Planning Department regarding the
Negative Declaration.

Recommendation

That the Planning Commission:

Planning Commission Staff Report — April 13, 2010
Modification No. 2 to Special Use Permit No. 106-74




=  ADOPT the Negative Declaration;
= APPROVE Modification No. 2 to Special Use Permit No. 106-74: and

« WAIVE further reading and ADOPT Resolution No. , entitled A
Resolution of the Planning Commission of the City of Carson approving
Modification No. 2 to Special Use Fermnit No. 106-74 for the addition of 21
mobile home spaces to an existing 404-unit mobile home park located at
17700 Avalon Boulevard.”

Exhibits
1. Land-Use Map -
2

Diraft Resoiution

(%

initial Study and Negative Declaration
Planning Commission Staff Report Dated February 28, 2008 (without exhibits)
Excerpt of Planning Commission Minutes Dated February 26, 2008

 Planning Commission Resolution No. 08-2196

Excerpt of Planning Commission Minutes Dated March 25, 2008

e I L

Development Plans (under separate cover)

Prepared by: _ >
Steven Newberg, Afd’%?, Associate Planner
i

Reviewed by: me;"\“‘/w:j:- )I/‘?““ :
J{?wn F. Signo, A!Ci?:}siegf\ior Tﬁanner
5 \?‘ f

i ¢

\

Approved by o i i e S
Shert Repp-Loadsman, Planning Officer '

SNimod?_fo_supi0674p

Planning Commission Siaff Report — April 13, 2010
Medification No. 2 to Special Use Permit No. 106-74




NEW BUSINESS CONSENT:

SUBJECT:

APPLICANT/OWNER:

REQUEST:

PROPERTY INVOLVED:

Aprit 12, 2011

Extension of Time for Modification No. 2 to Special
Use Permit No. 106-74

Cotony Cove Properties

clo James Associates

255 N, El Cielo Rd. Suile 140-285
Palm Springs, CA 62262

A one-year time extension for Modification No. 2 to
Special Use Permit No. 106-74 1o permit an additionat
27 mobile home spaces to an existing 404-unit mobile
home park (Colony Cove Mobile Estates).

17700 South Avalon Boulevard

Concurred with staff

COMMISSION ACTION

Vice-Chairman Park moved, seconded by Chairman Faletogo, to approve the applicant's request.

Motion carried as foliows:

AYES: Diaz, Faletogo, Gordeon, Park, Saenz, Schaefer, Verrett

NOES: None

RECUSED: Goolsby

ABSENT: Brimmar

COMMISSIONERS' VOTE
AYE NG AYE. MO

X Chairman Faletogo X Gordon
X Vice-Chair Park X Saenz
Absent Brimmer X Schaefer
X Diaz X Verrett
Recused Goolsby




Introduction

The applicant, Colony Cove Properties, is requesting a one-year extension for
Modification No. 2 to Special Use Permit No. 106-74, pursuant to Condition No. 1 of
Planning Commission Resolution No. 10-2300. The property is located at 17700
South Avalon Boulevard and is zoned RM-8-D (Residential, Multi-family — 8 units per
acre — Design Qverlay).

Background

This application represents a second request for a one-year fime extension for the
same project (Modification No. 2 to SUP No. 106-74). An extension of time for
Modification No. 1 to SUP 106-74 was approved by the Planning Commission on
April 14, 2009 and expired on March 25, 2010. The applicant and the city were still
negotiating terms of the affordable renial agreement at that time, and the applicant
sought 1o extend the permit for a second fime.

On Aprit 13, 2010, the Planning Commission considered and approved Modification
No. 2 to Special Use Permit No. 106-74, io permit an additional 21 mobile home
spaces o the exisling 404-unit mobile home park - Colony Cove Mobile Estates.
The approval included a requirement (Condition of Approval No. 10 of Resolution No.
10-2300) for an affordable rental agreement for five (5) of the 21 units. The
applicant submitted a request for a one-year time extension on February 10, 2011 to
coniinue work on the affordable rental agreement. To date, certain issues related to
this agreement have not been resolved.

Recommendation

That the Planning Commission:

s APPROVE the extension of time for Modification No. 2 to Special Use Permit
No. 106-74 uniil April 13, 2012; and

« ADOPT a minute resolution exiending the approval to April 13, 2012.
Exhibits

1. Letter from the applicani’s attorney requesting an extension of time dated
February §, 2011

2. Planning Commission Resolution No. 10-2300 adopted on April 13, 2010.

Prepared by:

Steven C. Newberg, AICP, Associate Planner

Reviewed by:

John F. Signo, AICP, Sanior Planner

Approved by:

Sheri Repp-Loadsman, Planning Division Manager

sn/sup 10674 _modZ_extoftimeip_41211.doc

Planning Commission Staff Report
Extension of Time: Modification No. 2 to Special Use Permit No, 106-74

April 12, 2011 Page 2 of 2




CITY OF CARSON

PLANNING COMMISSION STAFF REPORT

CONTINUED PUBLIC HEARING:  June 26, 2012

SUBJECT: Modification No. 3 to Special Use
Permit No. 106-74

APPLICANT: Nader Qoborsi
Foresight Engineering, Inc.
17621 rvine Bliva,
Tustin, CA 92780

OWNER: Colony Cove Properties (c/o Duane Montgomery)
1299 Ocean Avenue, Suite 900
Santa Monica, CA 90041-1000

REQUEST: Modification No. 3 to Special Use Permit No. 106-
74 to grant a one-year time extension for
permitting an additional 21 mobile home spaces to
an existing 404-unit mobile home park (Colony
Cove Mobile Estates)

PROPERTY INVOLVED: 17700 S. Avalon Boulevard

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 Witliams

Gooisby

Lo B2
e 45 T




Introduction

This item was originally scheduled for the June 12, 2012 Planning Commission
hearing. On June 11, 2012, staff received a letier from the applicant’s attorney
contesting a number of the conditions of approval that were added by staff.
These conditions were written to protect the future occupants/owners of the
added units since these units are within close proximity to the capped oil wells. In
addition, the applicant's attorney indicated that the city has no jurisdiction
regarding adding conditions of approval regarding oil wells since the conditions
concern infrastructure, condition and maintenance of the park’s facilities. The
attorney requested that Condition Nos. 69, 70, and 71 be removed.

Staff has contacted California Department of Housing and Community
Development (HCD) regarding the attorney’s comments. HCD regulates many
aspects of mobile home parks. However, HCD has indicated that the city has
authority to add conditions of approval in regards to oil wells. Therefore, staff has
requested Department of Conservation Division of Cil, Gas and Geothermal
(DOGGR) to issue their comment letter/conditions of approval. Staff has not
received DOGGR'’s response and is requesting a continuance to the July 10™
Planning Commission hearing.

Recommendation

That the Planning Commission:
« CONTINUE the Public Hearing to July 10, 2012

Exhibits

1. None

Prepared by:

Saied Naaseh, Associate Planner

Reviewed by:

John F. Signo, AICP, Senior Planner

Planning Commission Staff Report
Modification No. 3 to Special Use
Permit No. 106-74

June 26, 2012, Page 2 of 2




CONTINUED PUBLIC HEARING:

SUBJECT:

APPLICANT:

OWNER:

REQUEST:

PROPERTY INVOLVED:

CITY OF CARSON

July 10, 2012

PLANNING COMMISSION STAFF REPORT

Modification No. 3 to Speciai Use

Permit No. 106-74

Nader Qoborsi

Foresight Engineering, Inc.

17621 Irvine Blvd,
Tustin, CA 82780

Colony Cove Properties (c/oc Duane Mont

1299 Ocean Avenue, Suite 800
Santa Monica, CA 90041-1000

Modification No. 3 to Special Use Permit No. 106-
74 to grant a one-year time extension for
permitling an additional 21 mobile home spaces to
an existing 404-unit mobile home park (Colony
Cove Mobile Estates)

17700 S. Avalon Boulevard

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 Witliams
Gooisbhy




introduction

This item was originally scheduled for the June 12, 2012 Planning Commission
hearing and was continued to June 26, 2012 to aliow staff time to consider the
objections raised by the applicant's attorney, Mr. Duane Montgomery, to the new
conditions of approval added by staff. These conditions were written to protect
the future occupants/owners of the added units as these units are in close
proximity to abandoned oil wells.

Mr. Montgomery indicated that the City has no jurisdiction regarding adding
conditions of approval regarding oll wells since the conditions concerned
infrastructure, condition and maintenance of the park’'s facilities. Mr.
Montgomery further stated that these types of regulations are governed by
Department of Housing and Community Development (HCD).

Staff contacted HCD regarding Mr. Montgomery's comments. HCD reguiates
many aspects of mobile home parks; however, HCD indicated that the City has
the authority to add conditions of approval in regards to the oil wells. Therefore,
staff requested Department of Conservation Division of Qil, Gas and Geothermal
(DOGGR) to review and comment on this project. Staff did not receive
DOGGR's response in time for the June 26, 2012 Planning Commission hearing.
Therefore, the item was continued to the July 10, 2012 meeting.

Backaround

On June 27, 2012, staff received DOGGR’s response letter that identified 11
abandoned oil wells on the entire Colony Cove Mabile Homes Park. Six (6) of
these abandoned oil wells are located within the new lots created by Tentative
Parcel Map No. 067049. The remainder of the oil wells are scattered within the
park. The applicant has requested additional time to review DOGGR's response
letter and has requested a continuance to September 11, 2012, As a courtesy,
staff wili remind the residents within the park of the upcoming September 11"
hearing date.

Recommendation

That the Planning Commission:
« CONTINUE the Public Hearing to September 11, 2012

Exhibits
None T _
Preparedby: _ -~ -~ .. AL e T
Saied Naaseh, Associate F’!ann%{ A —
e — jjl,_, \\
Reviewed by: e e~ _ A O M}

S%nior Planner

i\J‘Joi‘m F. Signo,?ﬂéé’,

Piahning Commission Staff Report
Modification No. 3 to Special Use Permit No. 106-74
July 10, 2012 Page 2 of 2




CITY OF CARSON

PLANNING COMMISSION STAFF REPORT

CONTINUED PUBLIC HEARING:  September 11, 2012

SUBJECT: Modification No. 3 to Special Use
Permit No. 106-74

APPLICANT: Nader Qoborsi
roresight Engineering, inc.
176271 lrvine Bivd.
Tustin, CA 82780

OWNER: : Colony Cove Properties {c/o Duane Montgomery)
1289 Ocean Avenue, Suite 900
Santa Monica, CA 80041-1000

REQUEST: Modification No. 3 to Special Use Permit No. 106-
74 1o grant a one-year time extension for
permitting an additional 21 mobile home spaces to
an existing 404-unit mobile home park (Colony
Cove Mobile Estates)

PROPERTY INVOLVED: 17700 S. Avalon Boulevard'

COMMISSION ACTION

Concurred with staff
[id not concur with staff

Other
COMMISSIONERS VOTE
AYE NO AYE NO
Chairman Faletogo Gordon
Vice-Chair Verrett Saenz
Brimmer Schaefer
Diaz Williams

Goolsby




introduction

This item was originally scheduled for the June 12, 2012 Planning Commission
nearing and was continued to . -June 26, 2012 and subsequently to  ~July
10, 261Z to allow staff and applicant address newly drafied conditions of
approval relating to proximity of the proposed units to the abandoned oil welis.
Staff and the applicant have made progress in drafting this language: however,
additional time is needed to finalize the conditions.

Background

On August 9, 2012, the applicant requested additional time to review the draft
conditions of approval. These conditions were written to protect the future
occupants/owners of the added units since these units are within close proximity
to the abandoned oil wells.

Recommendation

That the Planning Commission:
® CONTINUE the Public Hearing to October 9, 2012

Exhibits

1. None

Prepared by:

Saied Naaseh, Associate Planner

Reviewed by: f’"‘ e ,lsw/ """

Approved by: > 7 T, oo
Sheri ﬁepp, Planning Officer

Planning Commission Staff Report
Modification No. 3 to Special Use-
Permit No. 106-74

September 11, 2012, Page 2 0f2 #;..




NATURAL RESOQURCES AGENCY EDMUND G, BROWN, JR,, GOVERNOR

ﬂ%’\ﬁ EPARTMENT OF CONSERVATION

. g Managing California s Working {ands

BIVISION OF OIL, GAS, & GEOTHERMAL RESOURCES
5816 Corporate avenue » Suile 200 » CYPRESS, CALFORNIA, $0630-473%
PHONE 714/816-6847 « FAX 714/814-4B6% » WEBSITE conservation.ca.goy

fogmcomppiac

June 20, 2012

Mr. Saied Naaseh, Associate Planner

City of Carson, Economic Development Depariment
701 East Carson Street

Carson, CA 90745

Applicant. Saied Naaseh, City of Carson

Project Name: Colony Cove Mobile Estates (APN: 731-601-7086)
Project Address: 17700. Avalon Boulevard, Carson, CA 80746
Division Reference Number, CR12-003

Dear Mr. Naaseh;:

The Dépar‘tment of Conservation's Division of Oil, Gas, & Geothermal Resources has
received and reviewed the above referenced project application and submits the
following recommendations.

The project js located in the Dominguez oil field. Our records indicate that there
are eleven (11) abandoned oil wells jocated within the project parcel boundary.
The wells are not abandoned to the Division's current plugging and abandonment
requirements. See enclosed Well Review Lefter for further well information details.

if, during construction, any abandoned or unrecorded wells are uncovered, the developer
shall contact the District office immediately. An amended site plan shall be submitted for
review. The District office will send a foliow-up letter to the local jurisdiction. Remedial
plugging and reabandonment operations may be required.

Division policy requires that soil contaminated by hydrocarbons shall be
remediated or disposed of in accordance with local, state, or federal laws, If any
oil saturated soif or seepage is detected during construction, please contact us
immaeadiately.

Should you have any questions, please contact me at (714) 816-6847. Your
cooperation is appreciated.
Sincerely,

Weiru Chen . Ali Khan

Weill Review Engineer Permitting & Operations Supervisor
LA-11-050 Enciosures

The Department of Conservation s mission is io balance today s needs with iomorrow's challenges and foster
inzelligent, sustainable, and efficient use of California’s energy, land, and mineral resources.

.




NATURAL RESOURCES AGENCY EDMUND G, BROWN, JR., GOVERNOR

DEPARTMENT OF ONSERVATION

Managing Califovnin s Workong [andy

Division of Gl Gus, & Geotherma! Resources

5816 CORPORATE AVENUE « SUTE 200 » CYPRESS, CALIFORMA 90630-473)

PHOME 714 /B16-6B47 o FAX 714/ 816-6853 & WEB SHE conservetion.ce.gov

WELL STATUS REVIEW LETTER
June 21, 2042 '

Real Property Owner: State Depariment of Housing and Community Development
County Assessor's Parce! Number: 7319-017-086

Local Agency with Jurisdiction over Parcel: City of Carson

Deveioper (if any). N/A

Development Project Title: Colony Cove Mobil Estates

Real Property Address: 17700 Avalon Boulevard
Carson, CA 90748

Well Review Program Name and Number: CR-12-003

To whom it may concem:

The Division of Olf, Gas, and Geothermal Resources {Division) possesses records .
regarding oil and gas wells drilled and operated in the State of California. (Cal. Public Res.
Code, §§ 3215, 3126.) The Division also employs familiar with issues regarding the
drilling, operation, maintenance, and abandonment of wells. Based on the Division's
records and expertise, the Division has undertaken review of the well(s) referenced below
at the request of a parly either having jurisdiction over the use of the parcel referenced
above, or a party having control over, or an interest in, the use of the parcel. This request
is considered by the Division as voluntary participation in the Division's Well Review
Program. The Division provides the information below to facilitate iocal permitting
agencies’ exercise of local land use authority regarding use of land where oil and gas weli
are situated.  In contrast, the Division does not possess local land use decision authority,
but alternatively has authority for permitting any necessary work on any well in the State.
(Cal. Public Res. Code, §§ 3106 and 3203.)

7]

The Division of Oll, Gas, and Geothermal Resources (Division) has conducted a record
review of the known well(s) located on the above-referenced parcel(s}). The record review
process consists of determining the possible location, last known operatar, and
abandonment status of any known well on the property by examining records previously
submitted to the Division, and then comparing the abandonment status with current

The Department of Conservation’s mission is 10 balance today’s needs with tomorrow s challenges and foster
incelligeny, sustainable, and efficient use of California’s energy, land, and mineral resources.
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abandonment standards. The on-site evaluation process consists of (1) verifying the wells
have competent surface plug, and (2) verifying the wells are not teaking any fluids or gas.

In general, a well may be considered adequately abandoned when both the record review
process and the on-site evaluation process reflect that steps have been taken to isolate all
oil-bearing or gas-bearing strata encountered in the well, and to protect underground or
surface water suitable for irrigation or farm or domestic purposes from the infiltration or
addition of any detrimental substance, and to prevent damage to life, heaith, property, and
other resources. (Cal. Public Res. Code, § 3208.) The following is a summary of the
current status of all known wells located on the above development site property:

Well Status

The record review process shows that the subject
well is not abandoned to current plugging standards

Brea Canon Qil Co. as of June 21, 2012. An evaluation was completed
"Callender” 71 on June 16, 2603 to check that the well has a
API#: 037-07052 compefent surface plug and not feaking fluids or gas.

Based on weil records;

1. No oil & gas zonal isolation plug(s) are
present.

The record review process shows that the subject

Brea Canon Oil Co. well is not abandoned to current plugging standards
“Callender” 73 as of June 21, 2012. An evaluation was completed
APRHE 037-07053 on Cclober 3, 2002 to check that the well has a

competent surface plug and not leaking flutds or gas.

Based on well records:

1. No oil & gas zonal isolation plug(s) are
present.

The record review process shows that the subject

Brea Canon Oil Co. well is not abandoned to current plugging standards
“Callender” 76 as of June 21, 2012. An evaluation was completed
APHE 037-07055 on October 27, 1998 to check that the well has a

competent surface plug and not leaking fluids or gas.

Based on well records:

1. No oil & gas zonal isolation plug(s) are
present,

2. No Base of Freshwater (BFW) isolation plug is
present,
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Brea Canon GH Co.
“Callender” 79
AP 037-07058

Breg Canon Oif Co,
“Callender” 96
APHE 037-07058

Brea Canon Qi Co.
“Callender” 103
AP 037-00346

Union Ol Co. of California
“Callender” 114
APHE 03700018

The record review process shows that the subject
well is not abandoned to current plugging standards
as of June 21, 2012, An evaluation was completed
on July 18, 2003 to check that the wel] has a
competent surface plug and not feaking fiuids or gas,

Based on well records:

1. No oil & gas zonal isolation plug(s) are
present.

The record review process shows that the subject
weli is not abandoned to current plugging standards
as of June 21, 2012, An evaluation was completed
on June 24, 2003 to check that the weli has a
competent surface plug and not leaking fluids or gas.

Based on weil records:

1. No oil & gas zonal isolation plug(s) are
present.

The record review process shows that the subject
well is not abandoned to current plugging standards
as of June 21, 2012. An evaluation was completed
on June 16, 2003 to check that the well has a
competent surface plug and not leaking fluids or gas.

Based on well records:

1. No oil & gas zonal isolation plug{s) are
present,

The record review process shows that the subject
well is not abandoned to current plugging standards
as of June 21, 2012,

No evaluation was been completed to check if the

well has a competent surface plug and not leaking
fluids or gas.

Based on well records:
1. No otl & gas zonal isolation plug(s) are present.
2. No Upper Hydrocarbon Zone (UHZ) plug is
present.
3. No Base of Freshwater (BFW) isolation plug is
presemnt.
4. Surface cement plug may be insufficient.
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“Callender” 117
APHE O37-07087

“Callender” 119
APHE 037-07089

“Callendor” 126
APWE: 037-07080

Brea Canon Ol Co.

Brea Canon (il Co.

Brea Canon O Co.

The record review process shows that the subject
well is not abandoned to current plugging standards
as of June 21, 2012. An evaluation was completed
ort March 9, 1299 to check that the well has a
competent surface plug and not leaking Auids or gas.

Based on well records:
1. No oil & gas zonal isclation plug(s) are present.
2. No Upper Hydrocarbon Zone (UHZ) plug is
present,
3. No Base of Freshwater (BFW) isolation plug is
present,

The record review process shows that the subject
welt is not abandoned to current plugging standards
as of June 21, 2012. An evaluation was completed
on March 9, 1899 to check that the well has a
competent surface plug and not leaking fluids or gas.

Based on well records:
1. Nooil & gas zonal isolation plug(s) are present.
Z. No Upper Hydrocarbon Zone (UHZ) plug is
present,
3. No Base of Freshwater (BFW) isolation plug is
present,

The record review process shows that the subiect
well is not abandoned to current plugging standards
as of June 21, 2012. An evaluation was completed
on July 18, 2003 to check that the well has a
competent surface plug and not leaking fluids or gas.

Based on well records:

1. No oil & gas zona! isolation plug(s) are
praseant,

2. No Upper Hydrocarbon Zone (UHZ) plug is
present.
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The record review process shows that the subject
well iz not abandoned to current plugging standards

Brea Canon Cil Co, as of June 21, 2012, An evaluation was completed
“Callender” 121 oh November 17, 1898 (o check that the well has g
AP 037-07091 competent surface plug and not leaking fluids or gas.

Based on well records:

1. No oil & gas zonal isolation plug(s) are
prasent.

2. No Base of Freshwater (BFW) isolation plug is
present,

Total number of wells: 11

The local permitling agency, property owner, and/or developer should be aware of, and
fully understand, that significant and potentially dangerous issues may be associated with
development near oil and gas wells. These issues are non-exhaustively identified in the
foliowing comments, and are provided by the Division for consideration by the local
permitting agency, in conjunction with the property owner and/or developer, on a parcel-
by-parcel or well-by-well basis. As stated above, the Division provides the above well
review status information solely to facilitate decisions made by the local permitting
agency regarding potential development near off or gas wells,

1. ltis recommended that access to any well located on the property be maintained in
the event abandonment or re-abandonment of the well becomes necessary in the
future, impeding access to a well could result in the need to remove any structure
or obstacle that prevents or impedes access. This includes, but is not fimited to,
buiidings, housing, fencing, landscaping, trees, pools, patios, sidewalks, and
decking.

2. Nothing guarantees that welfls abandoned to current standards will not start leaking
oif, gas, and/or water in the future. It always remains a possibifity that any well may
start fo leak ofl, gas, and/or water after abandonment, no matter how thoroughly the
well was plugged and abandoned. The Division acknowledges wells that are
presently abandoned to current standards have a lower probability of leaking oif,
gas, and/or water in the future, but makes no guarantees as to the adequacy of the
abandonment or the potential need for future re-abandonment.

3. Based on comments 1 and 2 above, the Division makes the following general
recommendations:

a. Maintain physical access to all ol and gas wells.

0. Ensure that the abandynment of all oil and gas wells is to current
standards,
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if the local permitting agency, property owner, and/or developer chooses not to
foliow recommendation "b” for each well located on the development site
property, the Division believes that the importance of following recommendation
“a” for each well located on the subject property increases. If recommendation
“a” cannot be followed for each well located on the subject property, then the
Division advises the local permitting agency, property owner, andfor deveioper
to considar any and all alternatives to proposed construction or development on

the sile (see comment 4 below),

4. Sections 3208 and 3255(a)(3) of the Public Resources Code give the Division the
authority to order the re-abandonment of any well that is hazardous, or that poses a
danger to life, health, or natural resources. Responsibility for re-abandonment costs
for any well may be affected by the choices made by the local permitting agency,
property owner, and/or developer in considering the general recommendations sef
forth in this lefter. (Cal. Public Res. Code, § 3208.1.)

5. Maintaining sufficient access to an oil or gas well may be generally described as (1)
maintaining “rig access” to the well, and (2) not building over, or in “close proximity”
to the well.

1) "Rig access” would allow an oil rig and associated necessary equipment to
reach the well via a public street, solely over the parcel on which the well is
located. An abandonment rig, and any necessary equipment, should be able
to pass unimpeded along and over the route. :

2} "Close proximity” to a well should be generally consistent with the
digtances and relationships shown on Exhibit A attached hereto.

&. The Division recommends that a local permitting agency consider the use of surface
mitigation measures as a condition for project approval, if and when appropriate.
Examples of surface mitigation measures include venting systems for wells, venting
systems for parking lots, patios, and other hardscape, methane barriers for building
foundations, methane detection systems, and collection cellars for well fluids, The
Division does not regulate the design, installation, operation, or adequacy of such
measures. The Division recommends that such surface mitigation measures are
designed, installed, and operated by qualified engineers. The permitting of surface
mitigation measures falls under the jurisdiction of the local permitting agency.

7. if during the course of development of a parcel any unknown wells are discovered.
the Division may be notified immediately so that the newly discovered well(s) can be
incorporated into the Well Review processes.

&. The Division recommends that any soil containing significant amounts of
hydracarbons to be disposed of in accordance with local, state, and federa! laws.
Please notify the appropriate authorities if soif containing significant amounts of
hydrocarbons is discovered during development.
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8. The Division recommends that the information contained in this Well Status Review
Letter, and any pertinent information obtained after the issuance of this Istter, be
communicated to the appropriate county recorder for inclusion in the title
information of the subject real property. This is to ensure that present and future
property owners are aware of (1) the wells located on the property, and {2)
potentially significant issues associated with any improvements near off or gas
wells,

No well work may be performed on any off or gas well without written approval from the
Division in the form of an appropriate permit. This includes, but is not limited fo, mitigating
leaking fluids or gas from abandoned wells, modifications to well casings, and/or any other
re-abandonment work. (NOTE: the Division regulates the depth of any well below final
grade (depth below the surface of the ground). Title 14, Section 1723.5 of the California
Code of Regulations states that all well casings shall be cut off at least 5 feet but no more
than 10 feet below grade. If any well needs to be lowered or raised (i.e. casing cut down
or casing riser added) to meet this grade regulation, a permit from the Division is required
before work can start.)
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To refferate, the local permitting agency, property owner, and/or developer should be
aware of, and fully undersiand, that the above comments are made by the Division with the
intent to encourage fuli consideration of significant and pet@ntlally dangerous issues
associated with development near oil or gas wells.

This Well Review Project has been reviewed as June 21, 2012.

Weiru Chen
Well Review Engineer

M Ali Khan -
Permitling & Operations Supervisor
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EXHIBIT A

“Close proximity” to a well may be generally described as being within ten feet
from the properly line and/or any structure to the well. The distance may be
measured from the center of the well extending out to the side of the property line
andfor structure. To be considered not in close proximity to a well, two adjacent
sides should be free of structures or property lines for no less than ten feet, with
the third side free for no less than 50 feet to allow room for equipment required for
re-abandonment operations. The fourth side should remain open to the well for
vehicle andfor rig access to the well (see figure below).

BUIWDING or PROPERTY LINE

1

ABANDONED 10
OIL or GAS WELL

O v

BUILDING
o
PROPERTY LINE

a0 e 500 e—

OPEN
(Rig access o the well shall be maintained.)
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NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., GOVERNOR

DEPARTMENT OF CONSERVATION

Managing Califorwia’s Working [andy

DIVISION OF OlL, GAS, & GEOTHERMAL RESOURCES

5816 Corpeorate Avenue = Sulie 200 » CYPRESS, CALIFORNIA, $0430-4731
PHONE 714/816-6847 « FAX 714/816-6853 « WERSHE conservation.ca.gov

September 13, 2012

Mr. Saied Naaseh, Associate Planner

City of Carson, Economic Development Department
701 East Carson Street

Carson, CA 80745

Applicant: Saied Naaseh, City of Carson

Froject Name: Colony Cove Mobile Estates (APN: 7319-017-086)
Project Address: 17700. Avalon Boulevard, Carson, CA 90746
Division Reference oo

Dear Mr. Naaseh:

N P ( ST ‘“W_é? /
The Depariment of f :othermal Resources has
received and revies I 2 tion and submits the
following recomme b /
The project is loca s indicate that there
are ten (10) abanc rarcel boundary. The
wells are not aban and abandonment
requirements. See ell information details.
If, during construc . are uncovered, the developer
shall contact the [ ite plan shall be submitted for
review. The Distri. local jurisdiction. Remedial

plugging and reabandonment operations may be requireu.

Division policy requires that soil contaminated by hydrocarbons shall be
remediated or disposed of in accordance with local, state, or federal laws. If any
oil saturated soil or seepage is detected during construction, please contact us
immediately.

Should you have any questions, please contact me at (714) 816-6847. Your
cooperation is appreciated.

Sincerely,
Weiru Chen M. Ali Khan
Well Review Engineer Permitting & Operations Supervisor

CR-12-003 Enclosures

The Department of Conservation’s mission is to balance today’s needs with tomorrow’s challenges und foster /%%
intelligent, sustainable, and efficient use of California’s energy, land, and mineral resources. 7 %



