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2.0 PROJECT DESCRIPTION

2.1 PROJECT LOCATION

The City of Carson (City) is located in the South Bay/Harbor area of the County of Los Angeles (County),
approximately 13 miles south of downtown Los Angeles; refer to Exhibit 2-1, Regional Vicinity. The City consists of
19.2 square miles and is surrounded by the City of Los Angeles to the north, southeast, south, and northwest. The
City of Torrance is located to the west; the City of Compton is located to the northeast; and the City of Long Beach is
located to the east. Unincorporated portions of the County are also located to the northwest.

The proposed 14.42-acre Figueroa Street Business Park Project (project) site is located approximately 600 feet
southeast of the Del Amo Boulevard/Figueroa Street intersection, at 20601 South Main Street (Assessor’s Parcel
Number [APN] 7336-003-043); refer to Exhibit 2-2, Site Vicinity. Regional access to the site is provided via the
Harbor Freeway (Interstate 110 [I-110]) and San Diego Freeway (Interstate 405 [I-405]). Local access to the site is
provided via South Main Street and Figueroa Street.

2.2 ENVIRONMENTAL SETTING

The project site is currently vacant, disturbed land (formerly part of the Gardena Valley Landfill No. 1 & 2, a Class |I
landfill). Site access is provided via two driveways along South Main Street and Figueroa Street.

On-site topography ranges from 20 to 30 feet above mean sea level (amsl), raised in the center and gently sloped to
the west. A three-foot grade differentiation is present across the entire site. The limited vegetation on-site consists of
palm trees and low-lying shrubs and grasses along the northern and southern portions of the project site.

GENERAL PLAN LAND USE DESIGNATION AND ZONING

The City adopted an update to the Carson General Plan (General Plan) on April 4, 2023, after this environmental
document had been prepared but prior to its release. Based on the previous General Plan Land Use Map, adopted
December 18, 2007, the project site was designated Mixed Use, Business Park (MU-BP). The MU-BP designation
allowed for commercial and business park/limited industrial uses. No residential uses were allowed. The updated
General Plan (Carson 2040 General Plan) Land Use Map revised the project site designation to Flex District (FLX).
The FLX designation permits a wide range of uses including offices, research and development, limited light-
industrial uses, hotels, local and regional retail commercial uses, commercial entertainment uses, and gas/charging
stations in mid- and high-intensity settings, as well as residential uses in designated locations not including the
project site. Under the FLX designation, warehousing/distribution/logistics facilities larger than 30,000 square feet are
only permitted on the project site with approval of a development agreement. For the purposes of this environmental
document, the prior land use designation of MU-BP is analyzed throughout. However, the proposed Figueroa Street
Business Park Specific Plan, which would apply to the zoning for the project site, has been prepared to be consistent
with the new FLX land use designation.

Based on the City of Carson Zoning Map, the project site is zoned Manufacturing Light with Organic Refuse Landfill
Overlay and Design Review Overlay (ML-ORL-D). The ML zone is created primarily for small and medium size
industrial uses, which are not likely to have adverse effects upon each other or upon neighboring residential and
commercial zones.
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SURROUNDING LAND USES

Surrounding land uses include a mixture of commercial, light industrial and residential uses. Specifically, land uses
surrounding the project site include:

o North: The Los Angeles County Flood Control Torrance Lateral adjoins the project site to the north. North of
the flood control lateral are a mixture of uses including public storage and landscape nurseries. The General
Plan designation for these uses is MU-BP (Mixed Use Business Park) and zoning is ML-ORL-D
(Manufacturing, Light - Organic Refuse Landfill - Design Overlay).

e FEast: South Main Street adjoins the project site to the east. Uses east of South Main Street include the Vista
del Loma mobile home park, residential, and commercial uses along South Main Street, and the yet
developed District at South Bay. The General Plan designations for these areas are LD (Low Density), LI
(Light Industrial), and MU-R (Mixed Use — Residential) respectively. The zoning is RM-8-D (Residential,
Multi Dwelling, up to 8 units per acre with Design Overlay, ML-D (Manufacturing Light, Design Overlay), and
Residential, Multi-Family, up to 8 Units per Acre with D Overlay (RMF-D), and the District at South Bay
Specific Plan.

e South: Institutional (i.e., Mission Ebenezer Family Church, Faith in Christ Church, Glory Christian
Fellowship, and International Institute), office, light industrial and retail uses are located to the south of the
project site. The General Plan designations for these areas are MU-BP (Mixed Use, Business Park), LI
(Light Industrial) and GC (General Commercial) and zoned ML-ORL-D (Manufacturing, Light - Organic
Refuse Landfill - Design Overlay), ML-D, and CG-ORL-D (Commercial General with Organic Refuse Landfill
- Design Overlay).

e West: Figueroa Street adjoins the project site to the west. West of Figueroa Street is Interstate 110.
2.3 BACKGROUND AND HISTORY

Although the project site currently consists of vacant, disturbed land, the project site was formerly part of the Gardena
Valley Landfill No. 1 & 2, historically Class Il landfill. The Gardena Valley Landfill No. 1 & 2 was utilized from
November 1956 until approximately October 1959 and allowed municipal and industrial wastes including crude oil-
related wastes (crude oil and tank bottoms), paint sludge, auto wash sludge, latex, molasses, cutting oil, and other
semi-liquids. The average thickness of the waste materials was found to be approximately 25 feet' and the landfill
deposits extend to depths of approximately 35 feet? below existing grades. Approximately 75 percent of accepted
waste was residential refuse and 25 percent was other waste including liquid industrial waste. The former landfill was
capped with approximately five feet of soil and ceased operation shortly thereafter. Since then, the site has remained
unused. The proposed site remediation is discussed below in Section 2.4.1.

24 PROJECT CHARACTERISTICS

241 SITE REMEDIATION

The project site was formerly part of the Gardena Valley 1 & 2 Landfill (landfill) and, based on to the minimal impacts
to soil underlying the landfill waste, hydrogeologic investigation delays, and the need to address gas migration and
the infiltration of water into the landfill, the Department of Toxic Substances Control (DTSC) historically divided the
former landfill into two separate operable units (OU); the Wastefill and Groundwater OUs. In support of an expedited
redevelopment plan, the Supplemental Site Investigation (SSI) that was conducted in 2021 and subsequent Draft

" Haley & Aldrich, Inc., ASTM Phase | Environmental Site Assessment, Gardena Valley 1 & 2 Landfill, Carson, California,
February 2021.
2TGR Geotechnical, Inc., 20-7176 Geotechnical Investigation Report, Figueroa Street Business Park, February 18, 2021.
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Response Plan, dated April 11, 2023, by Haley & Aldrich, Inc. (Haley & Aldrich), focus on the Wastefill OU. Refer to
Exhibit 2.3a, Site Remediation - Wastefill Operable Unit, for the limits of the Wastefill OU. Future remedial action on
the Groundwater OU would be coordinated with DTSC and would likely be initiated with a monitoring program.

The Draft Response Plan was prepared on behalf of the current property owner, Carson Main Street, LLC, by Haley
& Aldrich for the purpose of:

o Defining contaminants of concern on-site;

o Establishing remedial action objectives for protection of human health and the environment;
e |dentifying and evaluating remedial alternatives;

e Recommending a selected remedial alternative; and

e Providing details for how the selected alternative will be implemented.

The Draft Response Plan is currently undergoing DTSC review. The Draft Response Plan describes various actions
to remediate the project site and provides a number of alternatives to accomplish the remedial action objectives
including, institutional and engineering controls, prescriptive and alternative landfill covers, and a landfill gas control
system.

The Draft Response Plan determined that proposed Alternative 3, Limited Soil Excavation, Engineered Landfill Cap,
Soil Management Plan (SMP), Building Protective Systems, Hardscape Venting System, Landfill Gas Monitoring, and
Land Use Covenant for the site was the preferred Alternative for remediation. This alternative addresses potential
risks associated with the proposed future redevelopment of the site. Each of these elements is described below.

o Limited Soil Excavation: When the former landfill was closed in 1969 it was capped with approximately five
feet of soil. Within the cover soil, elevated arsenic concentrations were identified during the SSI investigation
and delineated during subsequent step-out sampling. The soils with elevated arsenic would be removed
using limited excavation totaling approximately 12 cubic yards. The planned maximum excavation depth is
approximately six feet below ground surface (bgs); however, the actual excavation depths would be
determined in the field based on the depth to waste material, observations of potential chemical impacts
(i.e., stained, discolored, wet, or saturated soil, odors in ambient air, elevated air quality readings), and
potentially confirmatory soil sampling. Excavations are planned to be completed within the soil cover
material without extending into the waste material. A soil cover would be maintained during the excavation
to prevent uncontrolled landfill gas surface emissions and the creation of other nuisances such as dust,
litter, vectors, and odors. Once the excavation activities have been completed, a Removal Action
Completion Report (RACR) would be prepared and submitted to the DTSC, including the field observations,
documentation, and the results of the confirmatory soil sampling.

o Engineered Landfill Cap: An engineered landfill cap would be installed consisting of different integrated
elements: hardscape, landscape and building foundations with building protective systems; refer to Exhibit
2-3b, Site Remediation - Engineered Landfill Cap. The engineered landfill cap would include a compacted
foundation layer constructed from the existing landfill cover material that is a minimum of 22-inches thick. In
addition, the exterior hardscape and landscape elements of the engineered landfill cap would include an
erosion-resistant protective layer, low-permeable barrier layer, and a sub-grade passive landfill gas venting
system. The buildings would be slab-on-grade with foundations that allow for a minimum 22-inch foundation
cover soil. Buildings would also include building protective systems, as described below.
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Soil Management Plan: The Draft SMP prepared for the project by Haley & Aldrich, dated April 21, 2023, is
under DTSC review. The Draft SMP establishes procedures and guidelines that protect human health and
the environment during the disturbance and management of potentially impacted soil and waste material at
the site. The Draft SMP includes the identification, sampling, characterization, segregation and stockpiling of
contaminated media; decontamination procedures, procedures for the handling, storing, and disposal of
contaminated media; and air quality monitoring requirements during grading activities.

Building Protective Systems: Construction of the four proposed buildings under the project (intended for
occupancy) would install building protective systems, including vapor intrusion mitigation systems (VIMS)
and methane detection and alarm systems (MDAS). The VIMS system would consist of a sub-slab vapor
control barrier, active venting system, conduit seals, trench vapor cut-off barriers and an integrated MDAS
that activates the active venting system. The building protective systems would be incorporated into the
design of on-site structures to reduce or eliminate the exposure pathway of chemicals of potential concern
and alert occupants in the event of a detection.

The design of the engineered landfill cap and landfill gas mitigation systems would be developed as part of
the development plans and would be submitted to applicable agencies (i.e., DTSC, California Department of
Resources Recycling and Recovery (CalRecycle), and Los Angeles County Department of Public Works
Building and Safety Division) for approval prior to initiation of any ground-disturbing activities.

Hardscape Venting System: The passive hardscape venting system allows for the natural release of landfill
gas via an engineered system of below-grade collection pipe and risers located below the engineered
landfill cap. This venting system would reduce the potential for accumulation and migration of landfill gas.

Landfill Gas Monitoring: A landfill gas monitoring program at the surface and perimeter of the project site
would be developed to monitor the performance of the engineering controls. Additionally, monitoring of the
indoor air of any buildings on the project site would occur to ensure compliance with County of Los Angeles
requirements.

Land Use Covenant: Implementation of institutional controls, including land use covenants and/or deed
restrictions to manage future use of the project site would be employed. A limitation on future use would not
be intended to prevent redevelopment but rather to control and restrict what activities could be applied and
any limitations to be imposed. Requirements may include precluding any future use of the project site for
residential use or other sensitive uses, prohibiting subsurface disturbance and groundwater use, requiring
adherence to OM&M Plan and SMP, and/or requiring mitigation measures in site buildings.

Engineering Controls: Engineering controls may be implemented such as construction of an access barrier
(e.g., chain-link fence or other barrier) along the perimeter of the property to deter trespassing.

Prior to initiating the long-term operation, maintenance, and monitoring (OM&M) activities at the site, a site-wide
OM&M Plan covering the engineered soil cover inspections and as-needed maintenance, the VIMS, MDAS, and
passive landfill gas venting system OM&M requirements, and the long-term perimeter and landfill surface monitoring
guidelines would be prepared and submitted to the DTSC for review and approval. The OM&M Plan would include
the post-closure care activities and monitoring requirements, and at minimum, will contain the following components:

Hazard Analysis and Health Safety Risks;
Best Management Practices (BMPs);

Emergency Response Plans;
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o Soil Cover Inspections, Maintenance, and Repair Requirements;

o VIMS, MDAS, and Passive Landfil Gas Venting System Operational Procedures, Inspections, and
As-Needed Long-Term Monitoring, Maintenance, and Repair Requirements;

o Landfill Perimeter Monitoring Guidelines;
o Landfill Surface Monitoring Guidelines;

e Excavation and Soil Management Guidelines for Potential Future Site Modifications and/or Site
Maintenance/Repairs Related Activities; and

o Reporting and Notifications Requirements.
OM&M activities would be the responsibility of the site owner and governed by an OM&M Agreement with DTSC.

24.2 PROPOSED PROJECT

The project consists of the development of a business park campus with facilities that can accommodate a range of
uses that include offices, research and development, e-commerce and light industrial uses in three structures totaling
approximately 309,266-square feet and one general commercial/retail structure totaling approximately 4,000-square
feet (all four structures would include a total building area of 313,266-square feet) in accordance with the proposed
Figueroa Street Business Park Specific Plan (Specific Plan); refer to Exhibit 2-4, Conceptual Site Plan and Appendix
A, Figueroa Street Business Park Specific Plan. Refer to Table 2-3, Permitted Uses, for a complete list of permitted
uses.

FIGUEROA STREET BUSINESS PARK SPECIFIC PLAN

The proposed Specific Plan is intended to provide an orderly and efficient development of the Specific Plan area (the
project site), in accordance with the provisions of the General Plan. The Specific Plan would serve both planning and
regulatory functions including land use regulations, circulation pattern, public services and infrastructure, and
development standards and urban design. All future development within the Specific Plan would be subject to
compliance with the Specific Plan regulations, as well as other applicable City regulations; refer to Appendix A.

Land Use Plan

The Specific Plan includes two planning areas that encompass the 14.42-acre site: Planning Area 1 (E-
Commerce/Business Park/Industrial uses) and Planning Area 2 (Commercial uses); refer to Table 2-1, Land Use

Summary.

Table 2-1
Land Use Summary
Planning Area Land Use Size (acre) | Building Area (square feet) | Floor Area Ration (FAR)
Planning Area 1 Business Park 14.18 309,266 0.50°
Planning Area 2 General Commercial/Retail 0.24 4,000 0.40
TOTAL 14.42 313,266 0.50

Note: ' FAR of 0.5 is permitted with a City-approved development agreement and community benefits package.
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Planning Area 1 would allow development of up to three structures (proposed Buildings 1 through 3). Building 1
would be approximately 91,570 square feet and would be situated in the western portion of the project site; Building 2
would encompass a similar but slightly smaller (85,896 square feet) mirrored layout of Building 1; and Building 3
would feature the largest building area (131,800 square feet). Refer to Table 2-2, Proposed Building Area. Each
building would include office space (Building 1: 15,000 square feet, Building 2: 15,300 square feet, and Building 3:
19,500 square feet). Manufacturing (Building 1: 8,557 square feet; Building 2: 7,990 square feet; and Building 3:
12,580 square feet) and general warehouse areas (Building 1: 68,013 square feet; Building 2: 62,606 square feet;
and Building 3: 99,720 square feet) would encompass the majority of the total building area. An electrical room and
bicycle storage rack would also be included adjacent to each of the ground floor warehouse offices of each building.
Several sectional dock high doors and section grade doors would be located on the exterior of each building with
concrete stairs and handrails. Additionally, two six-foot trash enclosures would be provided for each building.

Planning Area 2 would consist of a single 4,000-square foot commercial structure (Building 4) in the southwestern
portion of the project site along Figueroa Street. Building 4 would be dedicated to general commercial/retail uses;
refer to Table 2-2.

Table 2-2
Proposed Building Area

» Building 1 Building 2 Building 3 Building4 | '°tal Building
B g (square feet) (square feet) (square feet) (square feet) L0
q q g q (square feet)
Office 15,000 15,300 19,500 - 49,800
Manufacturing 8,557 7,990 12,580 -- 29,127
Warehouse 68,013 62,606 99,720 - 230,339
Office/Retail - - -- 4,000 4,000
TOTAL BUILDING
AREA 91,570 85,896 131,800 4,000 313,266

Anticipated tenants of the proposed business park are currently unknown; however, future tenants may include light
industrial manufacturing uses; research and development; warehousing; and distribution ancillary to office,
showroom, and manufacturing uses. Commercial users would be flexible and could contain office or retail
commercial uses. All future uses of the on-site structures would be required to comply with permitted uses detailed in
the Specific Plan; refer to Table 2-3, Permitted Uses.

Development Requlations

The Development Regulations are intended to provide regulations for all land uses within the Specific Plan area.
These include standards regarding permitted uses, building height limits, parking requirements, and setbacks, as well
as general provisions applicable to all uses.
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Table 2-3
Permitted Uses

SPECIFIC PLAN - PERMITTED USES
Permitted By-Right

Fulfillment, Assembly, and Processing

Small-scale E-commerce direct to consumer and tax generating, small-scale warehousing, distribution facilities, logistic
facilities, fulfillment facilities, parcel delivery, freight, and last mile facilities

Equipment Rentals and Sales, interior and/or approved screened yard

Manufacturing, light (assembly, processing, and distribution)

Laundry and garment cleaning services

Retail/wholesale

Partial climate controlled

Research and Development

Research and Development

Business Park

Civic/Institutional/Educational

Data Center

Offices, including professional, medical, financial, administrative, public service and general business offices and
accessory uses

Entertainment

Broadcasting and Publishing Uses

Entertainment and Motion Picture Production

Museum and museum support uses

Music/Sound Production Studios

Recreational or Professional — gyms, dance studio, group training facilities (requires parking analysis)

Agriculture

Indoor farming/agriculture

Commercial

Animal hospital or clinic

Animal services (dog clip and wash, veterinary office or clinic)

Automobile charging station

Automobile sales without outdoor display

Community center, lodge hall, private club

Copying, printing, blueprinting, silk screening, photography, picture framing

Food catering (only direct retail sales or retail distribution)

Food store — grocery, fish, meat, fruits and vegetables, retail bakery, pastry, candy, health food, take-out food

Graphic arts services

Gymnasium, indoor athletic facility — subject to submitting a parking study for review and obtaining approval by the
Director or their designee

Medical or dental office or clinic, public health center

Optical services

Parcel delivery service

Pharmacy

Physical training school — gymnastics, martial arts — subject to submitting a parking study for review and obtaining
approval by the Director or their designee

Post office

Professional Offices (Business professional, financial, insurance, real estate, utility payments, telegraph, telephone
answering service, messenger service, advertising, newspaper or publishing [no printing], ticket agency, travel agency,
employment agency, collection agency, detective agency, security service, bail bondsman, check cashing)

Professional Studio (Costume design, interior decoration, photography, writing, drama, dance, music, arts and crafts
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SPECIFIC PLAN - PERMITTED USES

including stained glass) — subject to submitting a parking study for review and obtaining approval by the Director or their
designee

Radio, television, recording

Restaurant, casual/fast food, take-out only

Restaurant, dine-in — subject to submitting a parking study for review and obtaining approval by the Director or their
designee

Director Approval Required

Any use that meets the purpose and intent of the Specific Plan and/or General Plan does not significantly expand
environmental or social impacts. Such determination will be based upon the prospective use’s substantial conformance with
the environmental compliance, economic benefits to the City and the ability of the City’s infrastructure to accommodate.
Potential example mitigation support could include a letter from a licensed traffic engineer indicating no significant traffic
impact, or a letter from financial/planning consultant indicating no significant economic detriment to the city/infrastructure. Any
use that is not expressly permitted.

Conditional Use Permit Required

Alcohol beverage sales

Communications facilities

Hazardous materials generating uses below the California Accidental Release Prevention (CalArp) thresholds and other
hazardous materials - subject to compliance with the City's Hazardous Materials Ordinance No. 21-2120, which regulates new
and existing industrial land uses involving CalARP Regulated Substances and Hazardous Materials (as such terms are
defined in the ordinance) in the City's Industrial Zones.

Temporary Uses

Christmas tree sales, pumpkin sales

Prohibited Uses

Check Cashing

Dismantling or salvage processing of vehicles, boats, large equipment or machinery

Outdoor storage of cargo containers, trucks, trailers, boats, aircraft or heavy equipment

Recycling facility

Salvage yards

Self-Storage

Service and repair of vehicles, boats, large equipment or machinery

Storage, manufacturing, or handling of hazardous materials in excess of CalArp thresholds and not in compliance with the
Hazardous Materials Ordinance No. 21-2120

Storage, manufacturing, and handling of poisons, explosives, organic peroxides

Any uses not expressly listed shall be as permitted by the findings and determination of the Community Development Director
or their designee

Industrial/Business Park Uses: The Specific Plan proposes development standards for E-Commerce/Business
Park/Industrial uses, primarily intended for industrial buildings within Planning Area 1 (Buildings 1 through 3); refer to
Table 2-4, Development Standards: Industrial (Planning Area 1).
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Table 2-4
Development Standards: Business Park (Planning Area 1)

Item Standard
Floor Area Ratio (Maximum) 04134
Front Yard Setback (at Figueroa and South Main Street) 20 feet
Side Yard Setback 0 feet (when adjacent to non-residential uses)
Rear Yard Setback 0 feet (when adjacent to non-residential uses)
Space between Buildings 3 feet!
Site Landscaping® 5 percent
Building Height No Maximum Building Height?

Notes:

" Where there is a separation and both buildings are more than 50 feet in height, the required separation shall be increased by one foot for
each two feet of height above 50 feet on the lower building.

2 No height limit provided additional yard spaces are provided as required in this table.

3 FAR shall be calculated across the entire Specific Plan area. FAR shall not include mechanical mezzanines.

4 0.4 FAR restriction under the FLX General Plan Land Use District (before Development Agreement/community benefits).

5 Site landscaping is calculated across the entire planning area using all landscaped areas within the planning area boundary.

Source: City of Carson, Figueroa Street Business Park Specific Plan Draft, April 2023.

Commercial Uses: The Specific Plan proposes development standards for commercial uses, primarily intended for
smaller-scale general commercial uses in Planning Area 2 (Building 4); refer to Table 2-5, Development Standards:
Commercial (Planning Area 2).

Table 2-5
Development Standards: Commercial (Planning Area 2)
Item Parking Ratio

Floor Area Ratio (Maximum) 0412
Front Yard Setback (at Figueroa) 20 feet
Side Yard Setback 0 feet (when adjacent to non-residential uses)
Rear Yard Setback 0 feet (when adjacent to non-residential uses)
Space between Buildings 6 feet
Building Height 30 feet
Notes:
" FAR shall be calculated across the entire Specific Plan area. FAR shall not include mechanical mezzanines.
2 0.4 FAR restriction under the FLX General Plan Land Use District (before Development Agreement/community benefits).
Source: City of Carson, Figueroa Street Business Park Specific Plan Draft, April 2023.

Parking: The Specific Plan proposes parking standard ratios shown in Table 2-6, Parking. A total of 399 surface
parking spaces are proposed on-site for employees and visitors, including 24 Americans with Disabilities Act (ADA)-
compliant spaces (two of which are electric vehicle charging stations) and 98 electric vehicle/clean air/van pool
spaces (53 of which are electric vehicle charging stations). On-site parking would be provided along building
perimeters; Building 1 would have parking along its western and southern perimeter; Building 2 along its northern,
eastern, and southern perimeter; Building 3 along the northern and southern perimeter; and Building 4 along the
eastern and southern perimeter. Parking is also provided along the northern, southeastern, and western perimeters
of the project site. Shared parking is permitted across the Specific Plan area. A total of 38 truck loading docks (12
loading docks for Building 1, 11 loading docks for Building 2, and 15 loading docks for Building 3), three grade doors
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(one grade door for each building [Buildings 1-3]), and six trailer stalls (two trailer stalls for each building [Buildings 1-
3]) are proposed on-site. A total of 10 bicycle racks are also proposed on-site.

Table 2-6
Parking
Proposed Specific Plan .
Parking Standards Proposed Site Plan
Item Proposed Square Parkin
Parking Ratio Footage/Parking Rea uirg d Parking Proposed
Spaces q
Planning Area 1
Business Park
Warehouse Use 1 space per 1,500 square Building 1: 68,013 46
feet Building 2: 62,606 42
Building 3: 99,720 67
(TOTAL: 155)
Manufacturing Use 1 space per 500 square feet Building 1: 8,557 18
Building 2: 7,990 16
Building 3: 12,580 26
(TOTAL: 60)
Office Use 1 space per 300 square feet | Building 1: 15,000 50
Building 2: 15,300 51
Building 3: 19,500 65
(TOTAL: 166)
Subtotal Vehicle Parking Spaces 309,266 square feet 381. required 384 proposed parking
parking spaces spaces
Bicycle Parking Per CalGreen (5% of total 384 required parking 20 22 (based on CalGreen
parking) spaces Section 5.106.5.1)
Carpool Stalls Per Los Angeles County 384 required parking 31 30
Code (8% of total parking) spaces
EV Compatible Stalls | Per Los Angeles County 384 required parking 115 115
Code (30% of total parking) spaces
EV Charging Stations | Per Los Angeles County .
Code (33% of EV g;ri;zgg:reegtjl 38 38
Compatible Stalls)
Planning Area 2
Office/Ancillary Retail | 1 space per 300 square feet 4,000 14 15
Subtotal Vehicle Parking Spaces 4,000 square feet 14 'reqwred 15 proposed parking
parking spaces spaces
Bicycle Parking Per CalGreen (5% of total 14 required parking 9 2
parking) spaces
Carpool Stalls Per Los Angeles County 14 required parking 1 1
Code (8% of total parking) spaces
EV Compatible Stalls | Per Los Angeles County 14 required parking 4 5
Code (30% of total parking) spaces
EV Charging Stations | Per Los Angeles County .
Code (33% of EV arequied EY 1 2
Compatible Stalls) P
Total Vehicle Parking Spaces 313,266 square feet 395. required 399 proposed parking
parking spaces spaces
Notes: CalGreen = California Green Building Standards Code; CBC/CMC = California Building Code/California Mechanical Code
Source: California Green Building Standards Code, Sections 5.106.4 - 5.106.5.3.3.
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PROPOSED SITE PLAN

As part of the proposed project application, the Applicant is seeking approval of a site plan, consistent with the
proposed Specific Plan, which would be reviewed and approved by the City of Carson Planning Commission. The
proposed site plan characteristics are described in detail below.

Architectural Characteristics

The proposed Business Park buildings would have a maximum building height of 48 feet and the proposed
Commercial use building would have a maximum height of 30 feet. The buildings would be constructed of concrete
tilt-up panels. The building’s exterior color palette is proposed in various shades of white and grey, and would be
constructed with blue glazed windows, aluminum canopies, and aluminum mullions. The proposed project would
have a front yard setback at Figueroa Street and South Main Street of approximately 25 feet; side setbacks along the
northern and southern perimeter of approximately 10 feet; and no rear setback. Heating, ventilation, and air
conditioning (HVAC) equipment and exhaust fans would be roof-mounted and screened from public view with
parapets.

It is acknowledged that the proposed Specific Plan includes urban design guidelines regarding architecture and
landscaping. Architectural guidelines are intended to provide a basis for decisions regarding the built environment by
promoting a high-quality industrial project. Additionally, these guidelines would include direct guidance on
architectural design and details, building mass and scale, materials and exterior colors, and articulation. Landscape
guidelines provide direction regarding the use of plant materials that are water-wise and complement the desired
architectural design. Development regulations and urban design guidelines are implemented in conjunction to
promote unity/cohesive design, enhance the project's identity, and ensure excellence in design during project
development, adhering to Citywide design standards and regulations. The proposed site plan design review would be
subject to these urban design guidelines.

Landscape Design

The proposed project would provide landscaping improvements, including a variety of ornamental trees, shrubs, and
ground cover; refer to Exhibit 2-5, Conceptual Landscape Plan. The street frontage along Figueroa Street and South
Main Street, and the northern perimeter of the site may be planted with eastern redbud trees, bronze loquat trees,
Australian willow, crape myrtle trees, and fruitless olive trees, as well as a variety of drought tolerant ground cover
and shrub masses (e.g., John Dourley manzanita, blue grama grass, Rosenka bougainvillea, sage-leaf rock rose,
Spanish lavender, green cloud Texas ranger, deer grass, feathery cassia, smokey coast rosemary, and colorguard
yucca). Planter pots ranging in plant variety, such as dragons blood trees, trailing rosemary, beaked yucca, donkey
tail, little ollie, raspberry ice bougainvillea, New Zealand flax, trailing gazania, bitter aloe, and foxtail agave are
proposed on-site. Additionally, the Figueroa Street and South Main Street driveways would be improved with
enhanced paving, saw-cut score lines, and grind pattern infield with sand blast finish. Overall, proposed landscaping
would total approximately 29,705 square feet, or approximately 11 percent of the total site area. The proposed
landscaping would also be subject to the Specific Plan urban design guidelines.

Fences and Walls

The proposed project would install a maximum eight-foot-tall wrought iron security fence along the northern and
southern boundaries. Concrete masonry retaining walls would be located at the southern property boundary with
various heights not exceeding eight-feet. Proposed future seven-foot-tall manual sliding tube steel truck gates and
eight-foot tall wrought iron fences would be located between Buildings 1 and 2, as well as south of Building 3. Al
gates would be equipped with Knox boxes for emergency access.
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Circulation

The Circulation Plan of the Specific Plan provides standards and guidelines that ensure the safe and efficient
movement of people and vehicles into and through the business park, addressing light trucks and passenger
vehicles, heavy trucks, public transit, and non-vehicular circulation (pedestrians and bicycles). Site access would be
provided via two driveways along South Main Street on the eastern portion of the site and a third driveway along
Figueroa Street at the southwestern corner of the site; refer to Exhibit 2-4. The northeastern driveway along South
Main Street would serve as a passenger car driveway with right-in, right-out only access. The southeastern driveway
along South Main Street would serve as a shared driveway with full access for passenger cars, bobtails, and delivery
trucks and right-out only for large-body trucks. The southwestern driveway along Figueroa Street would serve as a
shared driveway with right-in, right-out only access.

Internal private drive aisles provide connections from perimeter streets to shared parking areas, truck docks, and
building entrances. Drive aisles would have a minimum width of 26 feet subject to approval of a fire access plan by
the Fire Department as part of the site plan review.

Infrastructure

The project proposes utility infrastructure improvements and services necessary to serve the project’s anticipated
development, as follows:

o  Water: On-site water services are provided by Cal Water Dominguez District. Specifically, water services
are provided to the site via an existing 12-inch water main line in Figueroa Street and in South Main Street.
The project would install a 6-inch domestic water line from the existing water line in Figueroa Street, just
north of the proposed southwestern driveway, which would extend east along the southern boundary of the
site, providing domestic water to the site. Fire water service would be provided through a looped system
within the on-site private drive aisles, connecting with the existing 12-inch water line in both Figueroa and
South Main Streets. The water lines would either be pile supported or designed with sufficient flexibility to
accept several feet of differential settlement over a period of time due to the anticipated consolidation and
decomposition of the landfill materials.

o  Sewer. The Los Angeles County Sanitation Districts (LACSD) provides sewer collection services for the site
through the South Main Street Relief Trunk Sewer system. The project would construct a new private on-site
gravity sewer system consisting of proposed sewer lines within the site’s southern drive aisle and connect to
the existing 8-inch sewer main in South Main Street. The gravity sewer system would be pile supported due
to the anticipated consolidation and decomposition of the landfill materials.

o Drainage/Grading: An existing Los Angeles County Flood Control Torrance Lateral and easement are
located just north of the project site. A 15-inch reinforced concrete pipe (RCP) is present along the northern
edge of the project site, out letting to the flood control lateral. The project proposes to construct a storm
drain system and multiple catch basins within the project’s drive aisles, which would be pile supported due
to the anticipated consolidation and decomposition of the landfill materials. Development of the proposed
project would convey stormwater collected in the catch basins to the existing 15-inch RCP. An underground
detention system would be utilized to store on-site collected stormwater. From the detention system, the
stormwater would flow to the Los Angeles County Flood Control Torrance Lateral north of the project
boundary.

The project is located on the former Gardena Valley Landfill No. 1 & 2. As previously mentioned, the project
site is covered with approximately five feet of surficial artificial fill which is underlain by landfill deposits that
extend to depths of approximately 35 feet below existing grade. Landfill conditions limit the amount of
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excavation for site grading. The project would install retaining walls for each building on-site. A geotechnical
investigation review may be warranted if project excavation exceeds the surficial layer of fill.

o Electric: The Southern California Edison would provide electric services to the site. The project would install
and underground electric lines on-site to connect with existing utility lines in South Main Street, adjacent to
the project frontage. The electric lines would either be pile supported or designed with sufficient flexibility to
accept several feet of differential settiement over a period of time.

DEVELOPMENT AGREEMENT

Under the FLX land use designation, warehousing/distribution/logistics facilities larger than 30,000 square feet are
only permitted on the project site with approval of a development agreement. Similarly, under the FLX land use
designation a Floor Area Ratio (FAR) of 0.4 is permitted; however, an increased FAR of 0.5 is also permitted with a
City-approved development agreement and community benefits package. As such, a development agreement is
required for the proposed business park.

ZONE CHANGE

A zone change is also required as part of the project to rezone the site from ML-ORL-D to Specific Plan No. 25-21
(Figueroa Street Business Park Specific Plan).

2.5 PHASING/CONSTRUCTION

The project would be constructed in a single-phase for a duration of approximately 18 months. Project construction is
anticipated to begin in January 2024 and be fully operational by July 2025. Remediation consists of limited soil
excavation (approximately 12 cubic yards) and grading, and installation of the landfill cap and landfill gas mitigation
systems. Construction associated with the development of the proposed project would include grading, building
construction, paving, and architectural coating. The proposed earthwork for the project would involve approximately
29,000 cubic yards of cut and approximately 11,000 cubic yards of fill and thus, would require 18,000 cubic yards of
export of material (the project would include a total of 18,012 cubic yards of export material, including the
approximately 12 cubic yards of soil excavation conducted as part of the remediation activities and 18,000 cubic
yards of soil excavation conducted as part of the proposed development). All earthwork would be conducted in
accordance with a DTSC approved SMP.

Since construction would occur on a former landfill site, the project proposes driven pile foundations to support the
structures and floor slabs, pending regulatory approval. Conceptually, the 16-inch and 18-inch concrete driven piles
shall be founded in the underlying natural alluvial soils below the landfill and be a minimum of 60 feet deep below
existing ground surface. Flatwork such as hardscape slabs and sidewalks may be founded on the surficial 6- to 7-
foot-thick fill layer overlying the landfill material, but consideration would be given to supporting sidewalks
immediately adjacent to the buildings as structural slabs supported on the building edge and “hinged” to allow
settlement of the outer edge away from the building. For concrete paving, hinged approach aprons/ramps would be
provided at loading docks, designed to accommodate future differential settlement of the surrounding ground relative
to the pile supported structures, over areas of landfill.
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2.6 AGREEMENTS, PERMITS, AND APPROVALS

The proposed project would require agreements, permits, and approvals from the City and other agencies prior to
construction. These agreements, permits, and approvals are described below and may change as the project
entitlement process proceeds.

City of Carson — Lead Agency

o California Environmental Quality Act Approval;
o Development Agreement;
e Zone Change;
o Specific Plan Adoption;
o Site Plan and Design Review;
o Conditional Use Permit(s); and
e  Subsequent Approvals.
o lIssuance of applicable grading, building, and encroachment permits; and

o Public Works: Approval of Landfill Gas Control System Plans and Specifications.

Los Angeles Regional Water Quality Control Board — Responsible Agency

o National Pollutant Discharge Elimination System (NPDES) Permit; and
e Waste Discharge Permit.
California Department of Transportation — Responsible Agency

e Encroachment Permit.

California Department of Toxic Substances Control — Responsible Agency

o Response Plan Approval.
Los Angeles County Department of Public Health (as Local Enforcement Agency [LEA]) — Responsible Agency

o Landfill Cap Final Design Plan Review and Approval;
o Landfill Gas Mitigation Systems Final Design Plan Review and Approval; and
o Closure/Reinstallation of Monitoring Wells.

California Department of Resources Recycling and Recovery (CalRecycle) — Responsible Agency

o Landfill Cap Final Design Plan Review and Approval; and
o Landfill Gas Mitigation Systems Final Design Plan Review and Approval.
South Coast Air Quality Management District (SCAQMD)

SCAQMD Rule 403 (requiring control of fugitive dust emissions) and other applicable permitting requirements, which
could include Rules 1150 (requiring a permit to excavate landfill materials), 1466 (requiring control of particulate
emissions from soils with toxic air contaminants), 402 (prohibiting the discharge of air contaminants or other materials
that causing a public nuisance), and 1166 (requiring control of emissions from VOC impacted materials).
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