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SECTION 2

GENERAL SITE DESIGN CRITERIA AND DEVELOPMENT STANDARDS

INTRODUCTION AND PURPOSE

These Standards shall act as a principal controlling mechanism for implementation of the
Retail/Visitor Commercial Component of the Carson Town Center Specific Plan. The
standards set forth in this section will ensure that future development proceeds in a consistent
and aesthetic manner. Ongoing plan review by the Owner will provide assurance that these
standards are realized.

These Development Standards have been designed specifically in response to the nature of
future land uses and the development constraints and opportunities of the project site.
Although an effort has been made to utilize the existing standards set by the City of Carson
Zoning Ordinance, in certain cases those City standards have been modified or augmented to
achieve the desired character and quality of development in the Carson Town Center.

The Development Standards have been organized into eleven categories:

A)
B)
6y
D)
E)
F)
G)
H)
D

n

K)

Introduction and Purpose

General Development Standards
Parking Area Standards

Exterior Lighting Standards

Trash Collection and Recycling Areas
Screening of Mechanical Equipment
Walls and Fences

Site Utility Standards

Site Grading Standards

Asphalt Paving Standards

Landscape and Irrigation Design Criteria

GENERAL DEVELOPMENT STANDARDS

1. Construction Documents Criteria

A.

The Project Architect for a particular portion or phase of the Carson Town
Center shall prepare a scaled Architectural Site Plan and Details for the
project which shall include, without limitation, the following information:

1. Building Footprints.




10.

11.

12.

13.
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Extent of asphalt paving including location of heavy duty paving and
light duty paving sections. A heavy duty paving section shall be
provided in all main drives and truck areas.

All concrete curbs, sidewalks, swales, etc.

Screen walls.

Trash eqclosures.

Extent of all planted areas and tree wells.

Site amenities such as benches, trash receptacles, bicycle racks, etc.
Parking striping, traffic signage, hémdicapped signage, etc.
Hardscape paving treatments; at the building; entries and frontages.
Loading areas.

Pipe guards and bollards, where needed.

Gas meter locations coordinated with the Gas Company.

Site summary data such as site area, building area, building addresses,

area devoted to landscaping, number and dimensions of parking stalls,
building coverage percentage, etc.

The Project Civil Engineer for a particular portion or phase of the Carson
Town Center shall prepare a finished grading and drainage plan, site utility
plan, horizontal control plan, and details which shall include, without
limitation the following information: ‘

1.

Finished floor and earth pad elevations, coordinated with building and
floor slab sections and with the overall grading concept of the project.

Finished grading contours.

Spot elevations at curbs, sidewalks, swales, drainage inlets and
building entrances, etc.

Underground storm drainage facilities and structures.
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C. The Project Electrical Engineer for a particular portion or phase of the Carson
Town Center shall prepare the electrical and telephone distribution plan,
lighting plan, and details which shall include, without limitation, the following
information: - ‘

1.

6.

7.

Conduits, substructures and transformer pads for all power
distribution in accordance with power company requirements and
Owner's and major Tenants' standards.

Conduits, pull boxes, etc., for telephone distribution in accordance
with Telephone Company requirements.

Conduits, pull boxes, etc., for cable television per cable company
requirements.

Conduits for security/communication system (if any)\, per a Tenant's
security consultant.

Site lighting system including standards and bases, decorative
landscape lighting and power for special lights or decorations. These
shall be prepared in conjunction with the Master Site Landscape
Design Criteria.

Power for landscape irrigation controllers.

Power for monument signs.

D. The Landscape Architect for a particular portion or phase of the Carson Town
Center shall include, without limitation, the following information. All shall
be prepared in conjunction with the Master Site Criteria.

L. Trees, shrubs and ground cover for all planted areas.

2. Irrigation for all planted areas.

3. Special landscape features such as boulders or water elements.

4. Enlarged landscape detail plans of special landscape features.
Building Site Coverage

A Site coverage (defined as the building ground contact area divided by the net
site area) shall not exceed 35% percent of the site area for the Development.
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Building Heights

A Except as noted herein, building heights for single-story structures shall not
exceed thirty-five (35) feet. Architectural elements will be allowable to a

height of fifty (50) feet.

B. Building heights for two (2) story structures shall not exceed thirty-eight (38)
feet of maximum height.

Building Setbacks
A Minimum setbacks from streets shall be as follows:
1. Perimeter Streets:

. Buildings - 20' from property line

. Parking - 15' from property line
2. Side Yard:

o Buildings - 10' from property line

. | Parking - 10' from property line
3. Rear Yard:

. Buildings - 10" from property line

. Parking - 10' from property line

PARKING AREA STANDARDS:

1.

The arrangement of, access to and basic design of all off-street parking areas shall
conform to the Development Standards for off-street parking of the City of Carson
Zoning Ordinance, and with the Project Site Plan (Sheet SP-1.0).

Five parking spaces shall be provided per thousand square feet of floor space for retail
uses.

Landscaping within parking lots shall be in conformance with the standards set forth
in the Preliminary Landscape plan (Sheet L-1) and the Landscape Design Criteria set
forth in Section K of this document.
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Clearly marked handicapped parking spaces shall be provided in accordance with
State of California and ADA requirements.

Main Drive Aisles shall be 2-way and 30'-0" in width.

All other drive aisles shall be 2-way and a minimum of 26'-0" in width.

90 degree parking stall sizes shall be as follows:

a. 9'-6" W x 18' L in the K-Mart parcel area.

b. 90" W x 18'L in all other areas.

c. 8-0" W x 15' L for compact stalls in all areas. A rate of 33% of the total
spaces may be compact stalls.

All planters in parking areas shall be bounded by 6" concrete curbs with minimum 1'-
0" radius at outside corners. Curbed islands adjacent to parking stalls shail be 3'
shorter than the striped length of parking.

There shall be no use of concrete wheel stops except where employee parking abuts
the rear of buildings. (These shall be wheel stops rather than raised concrete
sidewalks at rear of buildings).

Pipe guards shall be provided where needed in service areas to protect building
corners, utility equipment, etc. Avoid pipe guards in customer parking areas where
sidewalks or planters can be provided for protection.
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12.
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Trash enclosures in customer parking areas shall be located to minimize obstruction
of sight lines to storefronts and traffic intersections. Enclosures shall have 5'-0" high
masonry walls with concrete curbs and slab floor and apron. Walls shall receive an
exterior plaster finish to match buildings. Doors shall be painted corrugated metal
decking. ‘

Temporary earth pads for future buildings shall be bounded by a redwood header.
Hydroseed and irrigate pads which are expected to be unused after opening of the
Retail Center.

EXTERIOR LIGHTING STANDARDS:

1.

TRA

All illumination of parking areas and project development areas shall be designed to
provide an adequate level of lighting for a high level of pedestrian and vehicular
activity.

The source of light for all exterior lighting fixtures shall be placed so that light shall
not project beyond the boundaries of the project.

All exterior lighting shall utilize metal halide luminaire fixtures. This will result in a
uniform coloring of light throughout the entire project.

Site lighting design voltage shall be a 277/480 volt system.

Light standards adjacent to perimeter streets, except in the landfill area, shall not
exceed 40'-0" feet in height and shall have a minimum maintained intensity of not less
than one (1) foot-candle.

Interior light standards for the parking area, except adjacent to the landfill area, shall
not exceed forty (40) feet in height and shail have a minimum maintained intensity of
not less than one (1) foot-candle.

All light standards and fixtures shall be selected to blend with the Architectural and
Landscaping design and shall be as specified in the Master Site Lighting Design
Criteria.

All light standards and fixtures shall be so located as to provide maximum security to
pedestrians and motorists using Carson Town Center.

SH COLLECTION AND RECYCLING AREAS

1.

Trash and recycling collection areas will be permitted in rear and interior side yards
provided that receptacles are contained within an enclosure.
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Trash enclosures will be constructed of solid walls of a minimum five feet in height
with latching solid doors. Construction materials will be consistent with other fencing
and wall designs and building architecture used on the site.

Trash and recycling collection areas will be prohibited in front and street side yards.

SCREENING OF MECHANICAL EQUIPMENT

1.

All electrical transformers, telephone, mechanical utility and operational equipment
located on the exterior of buildings will be screened from off- site view through the

- use of walls or landscaping.

No mechanical equipment, tank, duct, elevator enclosure, cooling tower or
mechanical ventilator or air conditioner shall be erected or constructed on the roof of
any building unless all such equipment and appurtenances are contained within an
enclosed structure whose side may include grillwork, louvers, latticework, or
parapets, etc., integrated with building architectural design.

Building parapets shall be of sufficient height to screen roof-mounted equipment,
thereby eliminating the necessity for other screening devices.

WALLS AND FENCES

1.

1.

There is a minimal need for the use of walls and fences on-site and, in general, walls
and fences are encouraged only as a method of screening when landscaping alone
would not prove sufficient.

Walls shall be constructed of masonry consistent with, and complementary to,
building materials.

Trash enclosure wall§ for pad buildings shall be finished with plaster to match the
architectural finish of the buildings.

SITE UTILITY STANDARDS

All exterior on-site utilities including (but not limited to) drainage systems, sewers,
gas lines, water lines, and electrical wires and equipment shall be installed and
maintained underground.

Use a single water main for fire and domestic service wherever possible. Provide
detector check assemblies, post indicator valves (where required) and Fire
Department connections for all sprinklered buildings. Provide individual water meters
for all major tenants. Use P.V.C. pipe for water systems where permitted.
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Provide sewer laterals along the rear of buildings wherever possible. Set sewer stub
for buildings low enough so sewer extension will have enough fall at 14"/ft. to reach
the most remote point in building with the flow line at least 18" below finish floor.

Coordinate points of connection (vertical and horizontal) for sewer, water, and storm
drains (where underground storm drain system is required) with plumbing engineers

for each building.

Provide water meters for landscape irrigation.

SITE GRADING STANDARDS

1.

Minimum slope on all asphalt paving, except in the landfill area, shall be 1.25%.
Maximum slope in parking areas shall be 3% except where shopping carts will be
present. Do not exceed 2% when shopping carts are used. Minimum slope on
concrete paving to be .5%. Maximum slope in the direction of travel on walkways
to be 5%.

Concrete swales and underground storm drain systems shall be avoided where
possible. Maximize sheet flow drainage. Drainage inlets in parking areas should be
curb-type rather than flush catch basins.

Freestanding pad buildings shall be placed along streets as close to street elevations
as possible. They should not be depressed more than 4 to 5 feet.

Significant floor height changes between in-line buildings requiring ramping at front
sidewalks shall be avoided wherever possible.

ASPHALT PAVING STANDARDS

1.

All asphalt paving shall be designed in conjunction with the project Soils Report.
Paving thicknesses shall be designed for a 20 year life span.

All asphalt mix designs shall be submitted to the project testing laboratory for
approval. Said testing laboratory shall perform inspections during site paving
operations.

A soil sterilant shall be applied per the manufacturers recommendations.

A heavy paving section shall be provided in all truck traffic areas.
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LANDSCAPE DESIGN CRITERIA

The landscape concept for the Carson Town Center has been designed to be unified without
being too repetitive. The parking lot is a large geometric space. It is desirable to divide it
into spaces that are less overwhelming and less disorienting. This is done by the following
landscape treatments.

1.

Perimeter Landscaping

All street frontages have been treated the same. To define the edge of the project,
Tipu Trees (Tipuana tipu), a flowering broadly spreading tree have been specified.
Perimeter landscaping that occurs between the building pads uses an interplay of low
flowering ground covers..

At the edge of the parking lot is a tightly spaced series of shrubs forming a hedgerow
to be maintained at 3' in height. This hedgerow screens the immediate view of the
parking lot from the adjacent streets. The hedgerow plant is Compact True Myrtle
(Myrtus communis 'Compacta’). Groups of other ornamental shrubs occur in the
perimeter area in formal and informal groups. Existing street trees located in
perimeter sidewalks shall remain in place.

Driveway Entrances

Driveway entrances are special areas. They form the customer's initial impression.
A pair of large bold flowering trees flanks each side of the driveways. These trees are
Coral Tree (Erythrina caffra) installed in large box sizes.

Behind the pairs of Coral Trees is a row of tall Mexican Fan Palms (Washingtonia
robusta). These trees occur on each side of the driveways and extend all the way to
the buildings. Between the Fan Palms are multi-trunk Fruitless Olive trees (Olea
europea "Fruitless”). :

The hedgerow and the ground covers used on the perimeter are also a part of the
entrances. Limited areas of annuals complete the initial impression of the site.

Parking Lot

Rows of closely spaced trees divide the large expanse of the parking area into three
more identifiable spaces. This is done by extending the Fan Palms and the Olive trees
used at the entrances straight through the parking lot and up to the buildings. These
trees are in tree wells and planter strips. The result is three smaller spaces: the north,
the central, and the south portions of the lot.
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