
 
CITY OF CARSON 

 

PLANNING COMMISSION STAFF REPORT 

 
CONSENT: October 13, 2020 

SUBJECT: Modification: Design Overlay Review 02-08-795 and 
02-08-796 

 
APPLICANT: Dignity Health Sports Park 

Attn. Katie Pandolfo  
18400 Avalon Boulevard 
Carson, California 90746  

 
PROPERTY OWNERS: 21710 Recreation Road: 

The Cohen Family Trust 
555 W 5th Street, 30th floor 
Los Angeles, CA 90013 

 
431 Albertoni Street: 
Carson-91 LLC 
19800 MacArthur Blvd, Suite 500 
Irvine, CA 92612 

 
REQUEST: Concur in administrative approval authority for the 

refurbishment of two electronic marquee signs.  
 
PROPERTIES INVOLVED: 21710 Recreation Road and 431 Albertoni Street  
 

 
COMMISSION ACTION 

 

AYE NO  AYE NO  

  Chairperson Pimental   Palmer 

  Vice-Chair Madrigal    Rahman 

  Cainglet    Rashad 

  Fe’esago   Valdez 

  Mitoma   Alt. Diaz 
Alt. Hellurud 
Alt. Zuniga 

 

Item No. 4B 
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I. Introduction 

Applicant 
Dignity Health Sports Park  
Attn: Katie Pandolfo 
18400 Avalon Blvd 
Carson, CA 90746 
 
 
 
 
 
 

Subject Properties & Property Owners  
21710 Recreation Road: 
The Cohen Family Trust  
555 W 5th Street, 30th floor 
Los Angeles, CA 90013 
 
431 Albertoni Street: 
Carson-91 LLC 
19800 MacArthur Blvd, Suite 500 
Irvine, CA 92612

II. Project Description 

The applicant requests confirmation of  authority to proceed, pursuant to existing 
entitlements, with a proposed refurbishment of two electronic marquee signs in the CG-
D-EMS (Commercial, General Design Overlay, Electronic Marquee Signage) zone – 
one on each of the above-referenced subject properties. It should also be noted that the 
applicant is also proposing to refurbish the electronic marquee sign located outside City 
Hall facing Carson Street. This action is not a part of this request for confirmation. 

Staff concurs with the applicant that the review process applicable to the proposed 
refurbishment is Administrative (City Manager) approval pursuant to the parties’ 
Disposition and Development Agreement (“DDA”), rather than the process outlined in 
Carson Municipal Code Section 9138.71 (Commission recommendation to Council). 
Accordingly, the Planning Commission is not being asked to render a decision on the 
merits of the application at this time. Instead, the Planning Commission is being asked 
to render its opinion on whether it concurs with staff and the applicant that 
Administrative approval is the proper procedure, in which case the Planning 
Commission would not have jurisdiction to render a substantive decision or 
recommendation on the merits of the application. 

The refurbished design for the signs shall remain in substantial conformance with the 
conceptual and schematic design drawings approved by the City as part of the original 
Design Overlay Reviews. 

Dignity Health Sports Park, home of the LA Galaxy, is southern California’s home of 
world-class competition and training facilities for amateur, Olympic, collegiate and 
professional athletes. The $150 million, privately financed facility was developed by 
AEG in 2003 on a 125-acre site on the campus of California State University, 
Dominguez Hills (CSUDH).  
 
III. Project Site and Surrounding Land Uses  

Both subject properties are located in the CG-D-EMS (Commercial, General Design 
Overlay, Electronic Marquee Signage) zone. 21710 Recreational Road is designated 
Regional Commercial under the Land Use Element of the General Plan and located 
along the northern side of the I-405 Freeway. 431 Albertoni Street is designated 
General Commercial under the Land Use Element of the General Plan and is located on 
the southern side of SR-91 Freeway.  
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Land uses surrounding the proposed project site are primarily respective freeways, 
residential and commercial (Figures 1 & 2).  
 
 

 
Figure 1: 21710 Recreation Road  
 
 

 
Figure 2: 401-431 E Albertoni Street  
 
 

21710 

Recreation 

Road 

431 E 

Albertoni St. 
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IV. Analysis 

Site History & Applicable Review Process 

The City, the former Carson Redevelopment Agency, and AEG (now Dignity Health 
Sports Park) entered into a DDA and the City and former Carson Redevelopment 
Agency entered into a Cooperation Agreement on January 29, 2002. On February 19, 
2002, pursuant to the Cooperation Agreement, the City adopted Ordinance No. 02-
1245, enacting Carson Municipal Code (CMC) Section 9138.71 (Outdoor Advertising 
Signs in an Electronic Marquee Signage (EMS) Overlay District), which allows for the 
establishment of marquee signs in the EMS overlay district. The EMS overlay district 
encompasses the two subject properties.  

On October 22, 2002, the City approved Design Overlay Review No. 02-08-795 and 
796, permitting the now-existing electronic marquee signs on the subject properties in 
compliance with CMC Section 9138.71. The existing signs are still within the EMS 
overlay district; however, CMC 9138.71 appears to contemplate the initial permitting of 
new signs (e.g., the existing signs when initially established), and does not expressly 
provide that the approval process outlined therein (Commission recommendation to 
Council) applies to modifications to the existing signs.  
 
Condition No. 10 of Planning Commission Resolution No. 02-1921 (approving DOR 02-
08-795), and Condition No. 10 of Planning Commission Resolution No. 02-1922 
(approving DOR 02-08-796) require any future alteration or upgrade to the respective 
sign structures to be approved by the City.  
 
Section 6.9 of the DDA provides, “for so long as a Lease is in effect with respect to a 
Site, Developer shall have the right to modify, refurbish, update, or replace the Signage 
Improvements located on each site. In the event that such modification, refurbishment, 
update or replacement of the Signage Improvements requires approval . . . City, such 
changes shall be reviewed on behalf of . . . City, by City Manager.” A “Signage 
Improvement” is defined in the DDA as a “commercial electronic message center 
marquee sign with an electronic message board and two trivision advertising panels.” 
“Lease” is defined in the DDA to include a ground lease. There is a valid Lease in effect 
for 21710 Recreational Road through August 14, 2062, and for 431 Albertoni Street 
through December 31, 2047. “Site” is defined to refer to the subject properties. 
 

The applicant seeks to refurbish and update the signs to current billboard technology 
standards. The applicant is of the opinion the proposed work is authorized under the 
existing approvals, but seeks the City’s concurrence. Staff concurs that the proposed 
work is not subject to the approval process outlined in CMC Section 9138.71, but 
believes administrative approval of the City Manager is required pursuant to the 
conditions of the above-referenced DOR approvals and Section 6.9 of the DDA. Staff is 
requesting the Commission’s concurrence in this determination. 
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Existing Signage Improvements 

The existing electronic message center marquee signs consist of three advertising 
panels  35’8” wide and 115’ tall. The existing height above freeway grade is 105’, which 
is permitted by the original approvals (Figures 3 & 4). 

 

  
Figure 3:  
Existing I-405 sign (Left) 
Exiisting SR-91 sign (Right) 
 
Proposed Refurbished Signs 

The proposed refurbishment would convert the three existing panels into one larger 
panel on each sign (Figure 4). The refurbishment sign would be approximately the same 
height as the existing sign. The conversion of the existing tri-panel displays into the 
proposed combined panel (or “LED wall”) structures shall not result in unwanted glare to 
freeway traffic. A light and glare study performed for each of the refurbished signs 
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indicates that there are no new light and glare impacts with the refurbished signs. The 
support structures would remain in the same location and size, with an updated 
aesthetic appearance.      

 
Figure 4:  
Existing Sign (Left) 
Refurbished Sign (Right) 

Figure 5: Sign located outside City Hall facing Carson Street. 
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V. CFD/DIF Discussion 

Based on the adopted CFD, the project is exempt and the adopted IDIF is not 
applicable to this project due to the scope of work being limited to tenant improvements.  
 
VI. Zoning and General Plan Consistency 

The proposed project is consistent with the standards of the CG-D-EMS zoning 
designation and Regional/General Commercial General Plan land use designation and 
will remain consistent with the surrounding uses.  
 
VII. Environmental Review 

The proposed project is categorically exempt from the provisions of the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15300:  

Class 1 – Existing Facilities. Class 1 consists of the operation, repair, maintenance, 
permitting, leasing, licensing, or minor alteration of existing public or private structures, 
facilities, mechanical equipment, or topographical features, involving negligible or no 
expansion of use beyond that existing at the time of the lead agency's determination; 
and 

Class 2 – Replacement or Reconstruction. Class 2 consists of replacement or 
reconstruction of existing structures and facilities where the new structure will be 
located on the same site as the structure replaced and will have substantially the same 
purpose and capacity as the structure replaced. 
 
VIII. Public Notice 

The instant concurrence request (and the administrative approval process) does not 
require a public hearing notice.  
 
IX. Recommendation 

That the Planning Commission: 

 ADOPT Resolution No. 20-2701, entitled “A RESOLUTION OF THE PLANNING 
COMMISSION OF THE CITY OF CARSON CONFIRMING ADMINISTRATIVE 
APPROVAL AUTHORITY FOR THE REFURBISHMENT OF TWO 
ELECTRONIC MARQUEE SIGNS AT 21710 RECREATION ROAD AND 431 
ALBERTONI STREET.” 

 
X. Exhibits 

1. Draft Resolution 
A.  Legal Description 

2. Disposition and Development Agreement (DDA) 
3. Reso No. 02-1921 approving DOR No. 02-08-795 
4. Reso No. 02-1922 approving DOR No. 02-08-796 
5. Development Plans  
6. Cooperation Agreement 

 
Prepared by:  Manraj G. Bhatia, Associate Planner 
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CITY OF CARSON 
 

PLANNING COMMISSION 

 

RESOLUTION NO. 20-2701 

 

A RESOLUTION OF THE PLANNING COMMISSION OF 

THE CITY OF CARSON CONCURRING IN 

ADMINISTRATIVE APPROVAL AUTHORITY FOR THE 

REFURBISHMENT OF TWO ELECTRONIC MARQUEE 

SIGNS AT 21710 RECREATION ROAD AND 431 

ALBERTONI STREET. 

 

WHEREAS, on September 10, 2020, the Department of Community Development 

received an application from Katie Pandolfo on behalf of Dignity Health Sports Park 

(“Applicant”) for real properties located at 21710 Recreation Road and 431 Albertoni Street 

and described in Exhibit “A” attached hereto (each, a “subject property”), requesting 

confirmation of authority to proceed under existing entitlements for the asserted refurbishment 

of two existing electronic marquee signs (“Signs”), one on each subject property (the 

“Application”).  

 

WHEREAS, on January 29, 2002, the City, the former Carson Redevelopment Agency 

and AEG (now Dignity Health Sports Park) entered into a Disposition and Development 

Agreement (DDA) and Cooperation Agreement pertaining to development of the stadium 

complex now known as Dignity Health Sports Park, including the Signs.  

 

 WHEREAS, Carson Municipal Code Section 9138.71, enacted pursuant to adoption of 

Ordinance No. 02-1245 on February 19, 2002, established the Electronic Message Center (EMS) 

Overlay District (the “EMS Overlay”) encompassing the subject properties, thereby allowing the 

establishment of electronic marquee signs on the subject properties, subject to the review process 

set forth in Carson Municipal Code Section 9138.71.  

 

WHEREAS, on October 22, 2002, the Planning Commission approved DOR 02-08-795 

via adoption of Resolution No. 02-1921, and DOR 02-08-796 via adoption of Resolution No. 02-

1922, thereby permitting establishment of the Signs in compliance with Carson Municipal Code 

(CMC) Section 9138.71. Condition No. 10 of each Resolution requires any future alteration or 

upgrades to the respective sign structures to be approved by the City. 

 

WHEREAS, the EMS Overlay zoning designation is still applicable to the subject 

properties, but the approval process outlined in CMC Section 9138.71 does not expressly apply 

to modification or refurbishment of existing signs, as opposed to initial establishment of new 

signs.  

 

WHEREAS, Section 6.9 of the DDA permits the developer (or its successor-in-interest, 

the Applicant) to “modify, refurbish, update or replace” the Signs subject to at most 

Administrative review and approval on behalf of the City by City Manager. The terms are not 

defined in the DDA, and therefore are accorded their dictionary definitions. 
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WHEREAS, Planning staff has reviewed the application and determined that 

Administrative review as set forth above is the applicable review process for the Application 

pursuant to Section 6.9 of the DDA and Condition No. 10 of Planning Commission Resolution 

Nos. 02-1921 and 02-1922, but has presented the matter to the Planning Commission to seek the 

Commission’s consensus in regard to same.  

 

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF 

CARSON, CALIFORNIA, HEREBY RESOLVES AS FOLLOWS: 

 
SECTION 1. The Planning Commission finds that the foregoing recitals are true and 

correct, and are incorporated herein by reference.  
 

SECTION 2. The Planning Commission additionally finds and determines as follows: 

a) The project site at 21710 Recreation Road has a General Plan Land Use designation 

of Regional Commercial and the project site at 431 Albertoni Street has a General 

Plan Land Use designation of General Commercial (the “Project Sites). The Project 

Sites are located within the EMS Overlay. Both Project Sites are currently improved 

with existing electronic marquee signs which were approved pursuant to approval of 

DOR 02-08-795 and DOR 02-08-796 on October 22, 2002. Condition No. 10 of 

Planning Commission Resolution Nos. 02-1921 and 02-1922, approving the 

respective DOR’s, requires City approval for alterations or upgrades to the existing 

sign structures.  

b) Section 6.9 of the DDA permits the developer (or its successor-in-interest, the 

Applicant), “for so long as a Lease is in effect,” to “modify, refurbish, update or 

replace” the Signs subject to Administrative review and approval on behalf of City by 

the City Manager. “Lease” is defined in the DDA to include a ground lease for each 

of the subject properties. A ground lease is currently in effect on both properties. 

c) Based on the foregoing and the following additional findings, considered collectively 

and without limitation as to other relevant considerations, the proposed work on each 

of the two marquee signs is properly considered a “modification, refurbishment, 

update or replacement,” within the meaning of Section 6.9 of the DDA, of the 

existing Signs: 

a. The proposed work will not change the location of the Signs (including their 

support structures); 

b. The proposed work will not change the dimensions of the Signs, except that the 

proposed change from a tri-panel display to an LED wall display will slightly 

reduce the combined height of the message display on each Sign, and the 

dimensions will remain consistent with CMC §9138.71; 

c. The size of the support structures (poles) will not change significantly;  

d. The design and appearance of the Signs (including the support structures) 

constitutes an aesthetic refurbishment and update, and the proposed change from a 

tri-panel display to an LED wall display for each sign constitutes an update 

needed to respond to advancements in technology.  

e. Other proposed changes constitute aesthetic or technological refurbishments, 

modifications, or updates, and none of the proposed modifications can be said to 

be of sufficient nature or extent as to be considered entirely new and different 

signs that would no longer constitute the Signs.  
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SECTION 3. The proposed project is categorically exempt from the provisions of the California 

Environmental Quality Act (CEQA) pursuant to CEQA Guidelines (Sections 15300 et seq.):  

Class 1 – Existing Facilities (14 CCR §15301). Class 1 consists of the operation, repair, 

maintenance, permitting, leasing, licensing, or minor alteration of existing public or private 

structures, facilities, mechanical equipment, or topographical features, involving negligible 

or no expansion of use beyond that existing at the time of the lead agency's determination.  

Class 2 – Replacement or Reconstruction (14 CCR §15302). Class 2 consists of replacement 

or reconstruction of existing structures and facilities where the new structure will be located 

on the same site as the structure replaced and will have substantially the same purpose and 

capacity as the structure replaced, including but not limited to: 

A. Replacement or reconstruction of existing schools and hospitals to provide earthquake-

resistant structures that do not increase capacity more than fifty (50) percent; 

B. Replacement of a commercial structure with a new structure of substantially the same 

size, purpose, and capacity; 

C. Replacement or reconstruction of existing utility systems and/or facilities involving 

negligible or no expansion of capacity; 

D. Conversion of overhead electric utility distribution system facilities to underground 

including connection to existing overhead electric utility distribution lines where the 

surface is restored to the condition existing prior to the undergrounding.  
 

SECTION 4. The Planning Commission of the City of Carson, pursuant to the findings 

set forth above, does hereby concur with Planning Staff that the Application proposes to 

“modify, refurbish, update or replace” the existing Signs, and that, pursuant to Section 6.9 of the 

DDA and Condition No. 10 of Planning Commission Resolution No’s 02-1921 and 02-1922, 

administrative review by the City Manager is the review process applicable to the Application. 

Accordingly, the Planning Commission does not have jurisdiction to hear or act upon the merits 

of the Application. 

 

SECTION 5. The Secretary shall certify to the adoption of the Resolution and shall 

transmit copies of the same to the applicant. 

 

 

APPROVED and ADOPTED this 13th day of October, 2020. 

 

 

            

CHAIRPERSON 
 

ATTEST: 
 
     

SECRETARY 
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