CITY OF CARSON

PLANNING COMMISSION STAFF REPORT

NEW BUSINESS DISCUSSION: November 27, 2012

SUBJECT: Workshop regarding Main Street Connection

APPLICANT: City of Carson

REQUEST: Discuss community enhancement goals and
improved  property maintenance for  certain
properties along Main Street

FPROPERTIES INVOLVED: Eastern portion of Main Street between 213th

Street and Del Amo Boulevard

COMMISSION ACTION

Concurred with staff

Did not concur with staff

____ Other
COMMISSIONERS' VOTE
AYE NG AYE NO
Chairman Faletogo Goolsby
Vice-Chair Verrett Gordon
Brimmer Saenz
Diaz Schaefer




Introduction

On November 20, 2012, the City Council held a meeting to discuss the Main Street
Connection (MSC) project which seeks to establish community enhancement goals
and improved property maintenance for the eastern portion of Main Street between
213th Street and Del Amo Boulevard.

Discussion

In January/February 2010, the Planning Commission requested that staff prioritize
and address the properties along Main Sireet between 213th Sireet and Del Amo
Boulevard stating that the area is in need of significant improvements. This area,
which serves as a major connection to our prime commercial areas, has a long
history of substandard conditions and minimal investment. The need to address Main
Street was in response fo clear signs of blight, negative impacts to the neighboring
residential area, incompatibility between uses and the poor reflection on the Carson
community.

As a result of the Planning Commission’s request and urging from other community
stakeholders, staff initiated a fask force with Code Enforcement, Business
Development and Building and Safety to prioritize and facilitate improvements to
properties along Main Street. With all the investment and development associated
with the Boulevards at South Bay, the Carson Street Corridor and the South Bay
Pavilion, there was a clear understanding that Main Street would be travelled by
thousands of patrons and the adjoining business could benefit from the increased
traffic. Staff also coordinated with Redevelopment Agency and Engineering staff to
seek assistance with an overall improvement of the area. A preliminary study was
conducted and missing street improvements, safety concerns and non-conformities
were identified.

Properties within the MSC have a high number of non-conforming uses and
developments that have existed since the early days of incorporation of the City of
Carson. Early City efforts established ordinances to address some of these land use
issues. For residential uses, the City established an amortization period to separate
residential from industrial zones as a means of improving land use compatibility. Main
Street property owners were notified of the amortization period for residential uses on
several occasions from 1977 fo present. For auto repair uses, in 2004, a new
ordinance required auto repair businesses within 100 feet of residential zones fo
obtain a conditional use permit by 20089.

During the preparation of the General Plan Update, the MSC area was identified as a
study area and property/business owners were notified of non-conformities by
planning staff and property inspections were also conducted in 2000. Due to limited
resources, efforts to fully address Main Street were delayed and the area continued
to suffer and, in the case of some properties, to worsen.

in 2010, following the Planning Commission’s direction to proceed with active
enforcement on Main Street, staff continued prior efforts to enforce requirements and
re-noticed property/business owners of on-going violations. Unfortunately, with the
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dissolution of the Redevelopment Agency in February 2012, the Redevelopment
Agency was no longer a tool to improve conditions along Main Street.

Property Information

The project area is zoned ML-D (Light, industrial — Design Overlay) and a total of 59
parcels and 31 property owners were identified in 2010. Out of the 31 property
owners, 20 properties were not in compliance. The land uses within the area include:

¢ Single-family and multi-family residential units (not permitted)
e Junk/salvage yards (not permitted)

e Storage yards (permitted with proper screening)

e Welding/lron Works (permitted with proper screening)

e Motel {conditional use permit required)

e Auto repair (conditional use permit required)

e Sports Bar/Tavern {legal non-conforming)

e Market

e Vacant lois

e Office/Warehouse/Retail

Since increased focus within the MSC area in 2010, significant progress has been
made (Exhibit No. 2). Twelve cut of the original 20 properties are now either in full or
near full compliance. All seven existing auto repair businesses on Main Street have
either obtained a conditional use permit and are in the process of satisfying
outstanding conditions of approval or are in the process of relocating (1 auto repair
business). The conditional use permit process has been extremely effective in
addressing outstanding code violations (i.e. illegal uses, unpermitted
additions/modifications and unsafe storage or operations) and requiring minimum
improvements to the sites including additional landscaping, appropriate fencing, and
upgrades to parking/paving.

Some of the nen-conforming residential uses have been removed as properties have
been developed or sold. The remaining four residential property owners are in
communication with staff and are working on compliance (one property for sale).
Recently, a vacant two-story apartment building was purchased by a neighboring
property owner for conversion {o an office use. Plans are currently under review and
will provide significant upgrades to the site. Staff believes that all of the residential
properties can be utilized in a manner consistent with the ML zone.

All unpermitted salvage/junk yards are in the process of abatement and clean-up.
Three storage yards have been brought into compliance and the remaining two sites
are in the process of obtaining compliance. Staff is in the process of trying to obtain
communication with the two iron works facilities on Main Street.
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A few properties extend to Shearer Avenue, which is a residential street. The eastern
portion of these properties is designated as RS (Residential, Single Family). Staff is
working with these property owners to discontinue any industrial use in the RS area,
to provide appropriate screening or to legally separate the property so the eastern
section can be developed with a residential unit. Cne of the properties abutting
Shearer Avenue has been brought into conformance and proper fencing has been
provided.

Implementation Issues

For the past two years, staff has been working with the individual property and
business owners to address their unique issues. Many of the property owners
acknowledged the need to correct violations and willingly established performance
schedules. Often schedules have been adjusted by staff or the Planning Commission
due to consideration of on-going economic conditions.

There are still significant improvements required and several properties still remain
out of compliance. It has been a challenging task since some of the non-conformities
have been allowed to continue for over 20 years. There has been a focus fo educate
property/business owners on the building and zoning requirements as a means of
establishing an appropriate and reasonable compliance schedule, abate unpermitted
uses, or find alternative uses that are more appropriate for the subject property and
surrounding area.

As staff and the Planning Commission have addressed properties and businesses on
Main Street, there are a few entities that have shown resistance. Every effort has
been made to give more time and to make sure the requirements are clearly
understood.  There remains, however, some who would seek that the City
discontinues any code enforcement and community enhancement efforts. As an
example, on October 13, 2012, a petition was submitted to the City, requesting that
the zone for MSC be changed to allow both residential and commercial uses and that
enforcement efforts be delayed (Exhibit No. 3).

Conclusion

The overall goals for the MSC area are to remove incompatible uses adjacent to
residential uses, to mitigate uses that may be a nuisance or provide negative impacts
to the surrounding community, improve the overall appearance and attractiveness of
the area, to promote the economic vitality of the area, and to create cohesiveness
within the uses and surrounding area.

Staff believes the MSC area has the potential to be a significant connection that will
not only compliment the larger surrounding retail developments, but will be able to
stand on its own as a destination for small businesses. As the MSC area improves,
there will be increased need to work cooperatively with the property owners and
businesses to ensure that the area achieves more prominence and is able to attract a
stronger business base.
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Recommendation
That the Planning Commission:

o CONSIDER and DISCUSS the information provided for in this workshop.

Exhibits
1. City Council staff report dated November 20, 2012

g

Prepared by: _ /? O i )
John F. Signo, AICP, Senior Plannerc—- - i )

Reviewed by: 0/ " ., (o
Sheri Repp Eoadsman, Planning Officer
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Council

November 20, 2012
New Business Discussion

eport to Mayor an

HATE ON THE MAIN STREET CONNECTION PROJECT
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Subm:tted by Chfford W. Graves Approved by David C.'éiggs

Director of Commumity Development City Manager
I SUMMARY

i.

TR,

This ttem was continued from the November 7, 2012 City Couneil meeting.

This report is to inform the City Council on the Main Street Connection project which
seeks to establish community enhancement goals and improved property maintenance for
the eastern portion of Main Street between 213% Street and Del Amo Boulevard.

RECOMMENDATION

RECEIVE and FILE.

ALTERNATIVES

TAKE another action the City Council deemns appropriate.
BACKGROUND

In January/February 2010, the Planning Commission requeqted that staff prioritize and
address the properties along Main Street between 213" Street and Del Amo Boulevard

- stating that the area is in need of significant improvements. This area, which serves as a

major connection to our prime commercial areas, has a long history of substandard
conditions and minimal investment. The need to address Main Street was in response to
clear signs of blight, negative impacts to the neighboring residential area, incompatibility
between uses and the poor reflection on the Carson community.

As & result of the Planning Commission’s request and urging from other community
stakeholders, staff initiated a task force with Code Enforcement, Business Development
and Building and Safety to prioritize and facilitate improvements to properties along
Main Street. With all the investment and development associated with the Boulevards at
South Bay, the Carson Street Corridor and the South Bay Pavilion, there was a clear
understanding that Main Street would be travelled by thousands of patrons and the
adjoining business could benefit from the increased traffic. Staff also coordinated with
Redevelopment Agency and Engineering staff to seek assistance with an overali
improvement of the area. At that time, the focus area between 213" Street and Del Amo
Boulevard was identified as the “Main Street Connection” (MSC) project (Exhibit No. 1).
A preliminary study was conducted and missing street improvements, safety concerns
and non-conformities were identified.

Properties within the MSC bave a high number of non-conforming uses and
developments that have existed since the early days of incorporation of the City of
Carson. Early City efforts established ordinances to address some of these land use
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issues. For residential uses, the City established an amortization period to separate
residential from industrial zones as a means of improving land use compatibility. Main
Street property owners were notified of the amortization period for residential uses on
several occasions from 1977 to present. For auto repair uses, in 2004, a new ordinance
required auto repair businesses within 100 feet of residential zones to obtain a conditional
use permit by 2009.

During the preparation of the General Plan Update, the MSC ares was identified as a
study area and property/business owners were notified of non-conformities by planning
staff and property inspections were also conducted 1n 2000, Due to limited resources,
efforts to fully address Main Street were delayed and the area continued 1o suffer and, in
the case of some properties, to worsen.

in 2010, following the Planming Commission’s direction to procesd with active
enforcement on Main Street, staff continued prior efforts to enforce requirements and re-
noticed property/business owners of on-going violations. Unfortunately, with the
dissolution of the Redevelopment Agency 1n February 2012, the Redevelopment Agency
was no longer a tool to improve conditions along Main Street.

Property Information

The project area is zoned ML-I> (Light, Indusinal — Design Overlay) and a total of 59
parcels and 31 property owners were identified m 2010, Out of the 31 property owners,
20 properties were not in compliance. The land uses within the area include:

-Single-family and multi-family residential units (not penmitted)
-Junk/salvage yards (not permitted)

-Storage yards {permitted with proper screening)

~Welding/Iron Works (permitted with proper screening)

-Motel (conditional use permit required)

-Auto repair (conditional use permit required)

-Sports Bar/Tavem (legal non-conforming)

-Market

-Vacant lots

-Office/Warehouse/Retail

Since increased focus within the MSC area 1n 2010, significant progress has been made
(Exhibit No. 2). Twelve out of the original 20 properties are now either in full or near full
compliance. All seven existing auto repair businesses on Main Street have either
obtained a conditional use permit and are in the process of satisfying outstanding
conditions of approval or are in the process of relocating (1 auto repair business). The
conditional use permit process has been extremely effective in addressing outstanding
code violations (i.e. illegal uses, unpermitted additions/modifications and unsafe storage
or operations) and requiring minimum improvements to the sites including additional
landscaping, appropriate fencing, and upgrades to parking/paving.
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Some of the non-conforming residential uses have been removed as properties have been
developed or sold. The remaining four residential property owners are in communication
with staff and are working on compliance (one property for sale). Recently, a vacant two-
story apartment building was purchased by a neighboring property owner for conversion
to an office use. Plans are currently under review and will provide significant upgrades
to the site. Staff believes that all of the residential properties can be utilized in a manner
consistent with the ML zone.

All unpermitted salvage/junk yards are in the process of abatement and clean-up. Three
storage vards have been brought into compliance and the remaining two sites are in the
process of obtaining compliance. Staff is in the process of trying to obtain
communication with the two ron works facilities onn Main Street.

A few properties extend to Shearer Avenue, which is a residential street. The eastern
portion. of these properties is designated as RS (Residential, Single Family). Staff is
working with these property owners to discontinue any industrial use in the RS area, to
provide appropriate screening or to legally separate the property so the eastern section
can be developed with a residential unit. One of the properties abutting Shearer Avenue
has been brought into conformance and proper fencing has been provided.

Implementation Issues

For the past two years, staff has been working with the individual property and business
owners to address their unique issues. Many of the property owners acknowiedged the
need to correct violations and willingly established performance schedules. Often
schedules have been adjusted by staff or the Planning Commission due to consideration
of on-going economic conditions.

There are still significant improvements required and several properties still remain out of
compliance. It has been a challenging task since some of the non-conformities have been
allowed to continue for over 20 years. There has been a focus to educate
property/business owners on the building and zoning requirements as a means of
establishing an appropriate and reasonable compliance schedule, abate unpermitted uses,
or find alternative uses that are more appropriate {or the subject property and surrounding
area.

As staff and the Planning Commission have addressed properties and businesses on Main
Street, there are a few entities that have shown resistance. Every effort has been made to
give more time and to make sure the requirements are clearly understood. There remains,
however, some who would seek that the City discontinues any code enforcement and
community eshancement efforts. As an example, on October 13, 2012, a petition was
submitted to the City, requesting that the zone for MSC be changed to allow both
residential and commercial uses and that enforcement efforts be delayed (Exhibit No. 3).

Goals

The overall goals for the MSC area are to remove incompatible uses adjacent to
residential uses, to mitigate uses that may be a nuisance or provide negative impacts to
ihie surrounding community, improve the overall appearance and atiractiveness of the
area, to promote the economic vitality of the area, and to create cohesiveness within the
uses and surrounding area.
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Staff believes the MSC area has the potential to be a significant connection that will not
only compliment the larger surrounding retail developments, but will be able to stand on
its own as a destination for small businesses. As the MSC area improves, there will be
increased need to work cooperatively with the property owners and businesses to ensure
that the area achieves more prominence and 1s able to attract a stronger business base.

ACT

V. FISCAL IMP
None.
V1. EXHIBITS

1. Map of the Main Street Connection area. (pg. 5)
2. Summary of properties on Main Street. (pgs. 6-7)
3. Petiticn for Main Street zone change. {(pgs. 8-12

Prepared by: Sharon Song, AICP Associate Planner

TG:RevD3-04-2012

Reviewed by:

City Clerk

City Treasurer

Administrative Services

Public Works

Community Development

Community Services

Action taken by City Council

Date Action
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SMIALL BUSINESS ASSOCIATION OF THE CITY OF CARSON
AND
CONCERNED RESIDENTS OF THE CITY OF CARSON

PETITIONS

7012 Wd £2 i30et
%Eﬁgﬁg‘ﬂ“i ALID

Oct 13, 2012

rdayor Jim Dear .

wMembers of the City Council

701 East Carson Street

Carson, CA 30745

Capy o

Planning Commissioners

RE: Reguest to expedite the re-zening of Main street from East 713 Street to Torrance Blvd. as a
MIXED USED CQMMERCEALS AND RESIDENTIALS,

Due to very weak economic conditions and difficult financial conditions of so many small
business and residents, we are requesting the City Council to re-zone Main Street from East

213%™ Syreet to Torrance Bivd. as a MIXED USED COMMERCIALS AND RESIDENTIALS for the
following reasons:

1. Aimost ali streets in the City of Carson are MIXED USED COMMERCIALS AND
RESIDENTIALS. '

Due to financial hardship the small business owners, tenanis and renters are going

through, this is best thing our City of Carson can do to avoid home foreclosures and

business closured. :

3, To delay the strict enforcement of our Carson Municipal Codes and Ordinances to allow
small businesses to continue their business and the residents to stay until financial
conditions improved. Business is to slow-even just to-pay their mortgage or fease.
Residents get lay-off and having difficulty to find @ job. :

2.

4. Business owners, tenants and renters will do their best to improve the aesthetics and
jandscapes conditions of their businesses and residents within their financial means.

5. Majority of the small business and residents have been doing business and residing in
the City of Carson over 40 or 50 years.

6. We would like to continue doing business and living in the City of Carson because it is a
heautiful and business friendly City.

7. Stop completely the selective enforcement of our City of Carson CODES and
ORDINAMNCES.

8.

Closing business means, loss of employment, loss of revenues for the City and making
vacant buildings blighted.



9. There are apartments, duplexes and residential existing on Main street.
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a. There ate apas”tmems dupiexes and residentiai existing on Main street.
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9. Allow home owne%é‘%tpiz:omert thelr garages as rental units to generate revenues and
aliow using their car port as thelr garages. This will stop home foreclosure. Stop
homelessness and reduce crimes.
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0. Thereare apaé{ménzs,'dupiexes and residentiat existing on Main street,
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