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Introduction

The applicant, is proposing the remodel and conversion of the 18,774-square-foot
Sears automotive center building {including the existing 7,758-square-fool basement)
to four restaurant uses. The hasement area is part of Applebeeg’s restaurant space
and may be used for storage only. The proposed restaurant uses are as follows:

e Applebee’s with §,266-square-feel;

s Jersey Mike Subs with 1,700-square-feet of interior floor area and 335-square-
feet of outdoor dining;

»  Smash Burger with 1,825-square-feet of interior floor area and 362-square-feet
of cutdoor dining; and

» Chipotle with 2,125-squar-feet of interior floor area and 333-square-feet of
outdoor dining.

The iotal of proposed interior restaurant floor area is 12,016-sguare-feel with 1,030-
square-feet of cutdoor patio dining area.

The restaurants hours of operation range from 11:00 a.m. 1o 1:00 a.m. Monday
through Sunday (refer to Exhibit No. 3). Further, all restaurants are proposing
security cameras to address security concems. Regarding the restaurants serving
beer and wine with food, the CMC permits such use by right provided beer and wine
are served in a bona fide restaurant. The individual restaurant would be required to
chtain separate beer and wine sales approval with the California Alcoholic and
Beverage Control Department.

Background

On Aprit 26, 2011, the Planning Commission approved Congitional Use Permit No.
858-11 for exterior improvements to the Sears automotive center. However, Sears,
Roebuck and Company is now proposing o convert the existing automotive center o
a muiti-tenant restaurant establishment. The previous exierior improvements for the
Sears automotive center building resulted in the parking ot being repaved, parking
spaces being restriped and the planting of trees within the parking areas to enhance
the aesthetics of the buill environment.

Location/Site Characteristics/Existing Development

The Sears automotive center is located within the SouthBay Pavilion shopping center
between Del Amo Boulevard to the north, Leapwood Avenue to the east, Dominguez
Street to the south, and Avalon Boulevard to the west. The properties included in the
rall are part of a reciprocal easement agreement (REA) which covers the entire

shopping center. The REA inciudes provisions for common driveways, parking, and
maintenance requiremeants.

The properties to the north includes a park, a smaller shopping center, and single-
family residences; to the east are apartments and light industrial uses; to the south
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are commercial businesses and a hotel; and to the west are offices and commercial
uses.

Zoning/General Plan/Redevelopment Area Designation

The SouthBay Pavilion shopping center is zoned CR-MUR-D (Commercial, Regional
-~ Mixed Use Residential - Design Overlay). The subject property is designated under
the General Plan Land Use as Mixed Use-Residential. Properties to the south and
west are designated Regional Commercial, properties to the east are designated
Light Industrial; and properties to the north are designated Regional Commercial,
Recreational Open Space, and Low Density Residential.

in 2005, the MUR (Mixed Use Residential) overlay district was applied to the
shopping center in anticipation of fulure residential development. The existing

shopping center and proposed project are consistent with the Mixed Use-Residentisl
land use designation and the CR-MUR-D zone.

Public Safety Issues

The South Bay Pavilion has its own security team that patrols the mall, Major code
enforcement issues have not been reported by the City's Public Safety Division. As a
condition of approval staff recommends that security cameras be installed in
coordination with the Los Angeles Sheriff's Department.

Analysis

Parking

The applicant submitted a focused parking demand study for the entire mall area at
the request of the City Traffic Engineer to determine if there is adequate parking for
the proposed restaurants. The City Traffic Engineer reviewed the parking study and
concurred with the study findings (refer fo Exhibit No. 4). Because of the varying
peaking characteristics of the South Bay Pavilions shopping center, the peak parking
demand would be substantially lower than the number of spaces calculated by using
the city's parking requirement for each individual land use. The parking demand
parking study concluded that the weekday parking analysis for the entire center
results in a minimum surplus of 864 spaces, while the weekend parking analysis
results in a minimum surplus of 881 spaces. Therefore, the City Traffic Engineer
determined that the number of parking spaces provided at the site would be sufficient
to accommedate the parking demands of the proposed restaurants.

The CMC requires 1 parking space for every 100-square-feet of dining area. The
proposed fotal restaurant floor area space is 13,046-square-feet requiring 130
parking spaces. The applicant is providing 150 parking spaces for the proposed
restaurant use located south of the subject building meeting the CMC requirements.
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Elevations
The proposed exterior elevations are being remodeled o be compaiible with the

existing Pavilion shopping center and will have earth tone paint colors with brick
veneer and metal/fabric canopy.

Applicable Zoning Ordinance Regulations

The project site is located in the Design Overlay district and the proposed project is
subject to the approval of a development plan in accordance with the Site Plan and
Design Review procedures as provided in Section 8172.23.

Required Findings: Site Plan and Design Review

Pursuant to Section 9172.23(D), Site Plan and Design Review, Approving Authority
Findings and Decision, the Planning Commission may recommend approval of the
nroposal only if the following findings can be made in the affirmative:

1. Compatibility with the General Plan, any specific plans for the area, and
surrounding uses.

2. Compatibility of architecture and design with existing and anticipated
development in the vicinity, including the aspects of site planning, land
coverage, landscaping, appearance and scale of structures and open spaces
and other features relative to a harmonious and atiractive development of the
area.

3. Convenience and safety of circulation for pedestrians and vehicles.
4. Aftractiveness, effectiveness and restraint in signing, graphics and color.

5. Conformance to any applicable design standards and guidelines that have
been adopted pursuant to Section 9172.15. '

Staff has reviewed the proposed project and finds that the findings listed above can
be made in the affirmative as indicated:

a) The proposed project is consistent with the General Plan which desighates the
subiject property for Mixed Use-Residential, including commercial uses.

b} The subject site is zoned CR-MUR-D (Commercial, Regional — Mixed Use

Residential — Design Overlay). The proposed project is consistent with the
zone.

¢} The proposed project is compatible with the architecture and design of existing
and anticipated development in the vicinity, including appearance, size, scale,
and location.

d) The proposed project will not obstruct vehicular and pedestrian circulation.
Adequate parking will be available.

e) The project involves no polential for any adverse effect, either individually or
curnulatively. :
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V.

{ssues of Concern

]

Issue — Landscaping screening: Currently there is little landscaping between

the Chevron gas station/mini-market to the north and Sears automotive center
building.

Solution. The applicant/owner will plant evergreen shrubs/plants that will
screen the adjoining gas station use fo the north and will enhance the
aesthetic environment.

lssue ~ Trash and Recycling: The mall has a trash and recyeling program for
regular frash and recycling Hems, bul currently does not have a recycling
program for food wastes (organic waste} generated by restaurants. Organic
waste is placed in regular trash bins at the end of the work day. There may be
programs to recycle organic wastes rather than dispesing them in a landfill.

| Sb!uﬁon: The applicant is encouraged to contact the South Bay Environmental

Services Center (SBESC), Waste Management, or the Counly Sanitation -
Districts to determine alternatives ways to dispose of organic waste.

Environmental Review

Pursuant to Seclion 15303(c), New Construction, of the California Environmental
Quality Act {CEQA) Guidelines, the project site is located in a developed, urbanized
area and does not involve the use of hazardous substances other than what is
typically used for new consiruction. Adequate public services and facilities are
avallable and the project site is not considered environmentally sensitive. Therefore,
the proposed project does not have the potential for causing a significant effect on
the environment and is found to be categorically exempt.

Recommendation

That the Planning Commission:

&

-]

APPROVE Design Overlay Review No. 1568-15 subject to the conditions
attached as Exhibit “B” to the Resolution; and

WAIVE further reading and ADOPT Resolution No. , APPROVING
DESIGN OVERLAY REVIEW NO. 1568-15 FOR THE REMODEL AND
CONVERSION OF THE SEARS AUTOMOTIVE CENTER BUILDING TO
RESTAURANT USES AT THE SOUTHBAY PAVILION LOCATED AT 20420
5. AVALON BOULEVARD.
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Exhibits

Zoning Map

Proposed Resolution

Restaurants Operational Statement
Parking Study

Development Plans (under separate cover)

Trp oo

Prapared by:

Zak Gonzalght-Rssociate Planner
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Approved by: ==

Saied Naaseh, Plan\in\g/k\%’lanaer -
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CITY OF CARSON
PLANNING COMMISSION
RESOLUTION NO. 15-

A BRESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
CARSON APPROVING DESIGN OVERLAY REVIEW NO. 1568-15 FOR THE
REMODEL AND CONVERSION OF THE SEARS AUTO CENTER BUILDING
TO RESTAURANT USES AT THE SOUTHBAY PAVILION LOCATED AT
20420 AVALON BOULEVARD

THE PLANNING COMMISSION OF THE CITY OF CARSON, CALIFORNIA,
HERERY FINDS, RESOLVES AND ORDERS AS FOLLOWE:

Section 1. An application was duly filed by the applicant, Steven Phillips, on behalf
of the property owner, Sears Holdings Inc., with respect 1o real property iocated at 20420
Avalon Boulevard, and described in Exhibit "A" attached hereto, requesting the approval of
Design Overlay Review No. 1568-15 for the remodel and conversion of the existing 19,744-
square-foot Sears auto center building to 12,016-square-feet of restaurant uses with a 1,030~
square-feet outdoor dining area on the Sears parcel located at the SouthBay Pavilion
shopping center.

A Planning Commission meeting was duly held on June 9, 2015, at 6:30 P.M. at City Hall,
Council Chambers, 701 Fast Carson Street, Carson, California. A notice of time, place and
purpose of the aforesaid meeting was duly given.

Section 2.  Evidence, both written and oral, was duly presenied to and considered
by the Planning Commission at the aforesald meeting.

Se@t&@_g}g.r The Planning Commission finds that:

a) The proposed use and development is consistent with the General Plan, which
designates the subject property for Mixed Use-Residential and commercial uses.

b) The proposed project is part of the SouthBay Pavilion shopping center and is
compatible with the architecture and design of existing and anticipated development in the

area, including site planning, land coverage, landscaping, appearance, scale of structures
and open space.

c) The project site is within the SouthBay Pavilion shopping center and adequate
parking spaces and circulation will be provided to assure the convenience and safety of
pedestrians and vehicles. The proposed development will have direct access to Avalon
Boulevard and secondary access to Del Amo Boulevard via internal driveways within the
parking lot of the shopping center.

d} A sign program for the South Bay Pavilion has been approved. All signage
associated with this project will comply with the approved sign program in order to assure
attractiveness and compatibility with the rest of the shopping center.

Section 4. Pursuant to Section 15303(c), New Construction, of the California
Environmental Quality Act (CEQA) Guidelines, the project site is located in a developed,
urbanized area and does not involve the use of hazardous substances other than what is
typically used for new construction. Adequate public services and facilities are available and
the project site is not considered environmentally sensitive. Therefore, the proposed project
does not have the potential for causing a significant effect on the environment and is found to

be categorically exempt.
EXHIBIT NO.0 2
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Section 5. Based on the aforementioned findings, the Commission hereby
approves Design Overlay Review No. 1568-15 with respect to the property described in
Section 1 hereof, subject to the conditions set forth in Exhibit "B" attached hereto.

Section & The Secretary shall ceriify o the adoption of the Resclution and shall
transmit copies of the same {o the applicant.

Section 7. This action shali become final and effective fifteen days after the
adoption of this Resolution unless within such time an appeal is filed with the City Clerk in
accordance with the provisions of the Carson Joning Ordinance.

PASSED, APPROVED AND ADOPTED THIS *™ DAY OF JUNE, 2015

CHAIRPERSON

ATTEST:

SECRETARY

Reso POR No. 1568-15 6-9-15 PC mig Sears Auto Center Remode!




Form No. 1068-2 Commitment No.: NC5-700526-26-

CHI2
ALTA Plain Language Commitment Page Number: 4

[2GL 21

SCHEDULE A
1, Commitment Date: November 18, 2014 at 7:30 AM.
2 Policy or Policies to be issued: Amount
ALTA Standard Dwner's Policy %To be determined

Proposed Insured: To be defermined
3. (A} The sstate or interest in the land described in this Commitment is:
A fee as to Parcel One; an easement as {o Parcel Two

{B) Title to said estate or interest at the date hereof is vested in:

Sears, Roebuck and Co., a New York corporation

4, The land referred to in this Commitment is situated in the Gty of Carson, County of Los
Angeles, State of California, and is described as follows:

PARCEL ONE:

PARCELS 1, 2 AND 3, INCLUSIVE, IN THE CITY OF CARSON, IN THE COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, AS SHOWN ON PARCEL MAP NO, 71684, FILED QCTOBER 2, 2014 TN

BOOK 379 OF PARCEL MAPS, PAGES 83 TO 88, IN THE OFFICE OF THE COUNTY RECORDER OF
SAID COUNTY.

EXCEPT ALL 100 PERCENT OF THE OIL, GAS, PETROLEUM, AND OTHER HYDROCARBON
SUBSTANCES WHICH LIE BELOW A PLANE PARALLEL TO AND 500 FEET BELOW THE NATURAL
SURFACE OF SAID LAND WITHOUT, ANY RIGHT TO ENTER UPON THE SURFACE OF SAID LAND
TO EXPLORE FOR, DEVELOP, CR REMOVE SAID SUBSTANCES, BUT WITH FULL RIGHT TO
EXPLORE FOR, DEVELOP AND REMOVE THE SAME BY MEANS OF WELLS OR EQUIPMENT,
HAVING SURFACE LOCATIONS QUTSIDE THE OUTER BOUNDARIES OF SAID REAL PROPERTY,
IN AND UNDER OR RECOVERABLE FROM SAID REAL PROPERTY, AS EXCEPTED IN THE DEED
FROM DEL AMO ESTATE COMPANY, A CORPORATION, RECORDED NOVEMBER 8, 1963 IN BOOK
D2250 PAGE 752, OFFICIAL RECORDS.

PARCEL TWO:

NON-EXCLUSIVE EASEMENTS FOR INGRESS AND EGRESS, THE PASSAGE AND PARKING OF
VEHICLES, THE PASSAGE AND ACCOMMODATION OF PEDESTRIANS AND FOR THE
INSTALLATION, OPERATION, MAINTENANCE, REPAIR, RELOCATION AND REMOVAL OF
UTILITIES AND INCIDENTAL PURPOSES, OVER AND ACROSS THE "COMMON AREAS" AS SET
FORTH, DEPICTED AND DESCRIBED IN THAT CERTAIN DOCUMENT ENTITLED CONSTRUCTION,
OPERATION AND RECIPROCAL EASEMENT AGREEMENT RECORDED MARCH 28, 1972 AS
INSTRUMENT NO. 2971 OF OFFICIAL RECORDS; AND THAT CERTAIN FIRST AMENDMENT TO
CONSTRUCTION OPERATION AND RECIPROCAL EASEMENT AGREEMENT RECORDED FEBRUARY
6, 1992 AS INSTRUMENT NO. 92-206068 OF OFFICIAL RECORDS; AND THAT CERTAIN SECOND
AMENDMENT TO CONSTRUCTION OPERATION AND RECIPROCAL EASEMENT AGREEMENT
RECORDED JANUARY 27, 2005 AS INSTRUMENT NO. 2005-0197780 OF OFFICIAL RECORDS:
AND THAT CERTAIN THIRD AMENDMENT TO CONSTRUCTION OPERATION AND RECIPROCAL




Form Mo. 1068-2 Commeunent No.: NCS-700526-26-
‘ CHI2
ALTA Plain Language Commitment Page Number: 5

EASEMENT AGREEMENT RECORDED JANUARY 27, 2005 AS INSTRUMENT NO. 2005-0197784 OF
OFFICIAL RECORDS; AND THAT CERTAIN FOURTH AMENDMENT TO CONSTRUCTION
OPERATION AND RECIPROCAL EASEMENT AGREEMENT RECORDED AUGUST 19, 2013 AS
INSTRUMENT NO. 2013-1212491 OF OFFICIAL RECORDS,

APN: 7381-024-006




CITY OF CARSON

DEVELOPMENT SERVICES
PLANNING DIVISION
EXHIBIT "B™
DESIGN OVERLAY REVIEW NO. 15668-18

GENERAL CONDITIONS

1.

10.

If a building permit is not issued within one year of the date of approval of Design
Overlay Review No. 1568-15, said permit shall be declared null and void unless

an exiension of time is reguested prior to expiration and approved by the
Planning Commission,

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

The applicant shall comply with all city, county, siate and federal reguiations
applicable to this project.

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

The applicant shall make any necessary site plan and design revisions to the site
plan and elevations approved by the Planning Commission in order to comply
with all the conditions of approval and applicable Zoning Ordinance provisions.
Substantial revisions will reguire review by the Planning Commission.

The applicant shall submit two complete sets of plans and related documentation
that conform 1o all the Conditions of Approval to be reviewed and approved by
the Planning Division prior fo the issuance of a building permit.

Al buildings, grounds, parking areas and landscaping shall be maintained in a
neat and orderly manner af all imes.

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

A modification of the conditions of this permit, including additions or deletions,

may be considered upon filing of an application by the owner of the subject
property or hisfher authorized representative in accordance with Section 91731
of the Zoning Ordinance.

it is further made a condition of this approval that if any condition is viclated or if
any law, statute ordinance is violated, this permit may be revoked by the
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11.

12.

13.

14.

Resolution No.
DOR No. 1568-15

Planning Commission or City Council, as may be applicable; provided the
applicant has been given written notice 1o cease such violation and has failed 1o
do so for a period of thirty days.

Precedence of Conditions. If any of the Conditions of Approval alter a
commitment made by the applicant in another document, the conditions
enumerated herein shall take precedence uniess superseded by a Development

Agreement, which shall govern over any conflicting provisions of any other
approval.

City Approvals. All approvals by City, unless otherwise specified, shall be by
the department head of the department requiring the condition. All agreaments,
covenants, easements, deposits and other documents required herein where City
is a party shall be in a form approved by the City Atiorney. The Developer shall
pay the cost for review and approval of such agreements and deposit necessary
funds pursuant to a depuosit agreement.

Deposit Account. A frust deposit account shall be established for all deposits
and fees required in all applicable conditions of approval of the project. The trust
deposit shall be maintained with no deficits. The trust deposit shall be governed
by a deposit agreement. The trust deposit account shall be maintained separate
from other City funds and shall be non-interest bearing. City my make demands
for additional deposits to cover all expenses over a period of 60 days and funds

shall be deposited within 10 days of the request therefore, or work may cease on
the Project.

The Applicant shall defend, indemnify and hold harmiess the City of Carson, its
agents, officers, or employees from any claims, damages, action, or proceeding
against the City or its agents, officers, or employees to attack, set aside, void or
annul, or in any way related to the approval of the City, its advisory agencies,
appeal boards, or legislative body concerning to Design Overlay Review Mo,
1568-13. The City will promptly notify the Applicant of any such ciaim, action, or
proceeding against the City and the Applicant will either undertake defense of the
matlter and pay the City's associated legal costs or will advance funds to pay for
defense of the matter by the City Attorney. The City will cooperate fully in the
defense. Notwithstanding the foregoing, the City retains the right to settle or
abandon the matter without the Applicant's consent but should it de so, the City
shall waive the indemnification herein, except, the City's decision to setfle or
abandon a matter following an adverse judgment or failure fo appeal, shall not
cause a waiver of the indemnification rights herein. The applicant shall provide a
deposit in the amount of 100 percent of the City’s estimate, in its sole and
absolute discrefion, of the cost of litigation, including the cost of any award of
attorney’s fees, and shall make additional deposits as requested by the City to
keep the deposit at such level. The City may ask for further security in the form
of a deed of trust to land of equivalent value. If the applicant fails to provide or
maintain the deposit, the City may abandon the action and the applicant shall pay
all costs resulting therefrom and the City shall have no liability t¢ the applicant.
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Resolution No.
DOR No. 1568-15

AESTHETICS

15,  There shall be no deviation of architectural design or details from the approved
set of plans. Any alteration shall be first approved by the Planning Division.

16. Al trash and incperable vehicles shall be removed prior o the issuance of a
building permit. The subject property shail be maintained at all times {0 present
an attractive appearance fo the satisfaction of the Planning Division.

17. Building materials shall be of matte finish in order o reduce glare and maich the
design of the main mall building.

FEMCESMALLS

18.  The existing deteriorated wooden fence separating the property o the
north shall be replaced and shall conform to the requirements of the
Carson Municipal Code and shall be subject to the approval of the Planning
Division prior to building occupancy.

GRAFFIT!

19.  The applicant shall incorporate additional landscaping to screen and block
specific project areas that could be subject to graffiti, as determined by the
Planning Division.

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

LANDSCAPING/RRIGATION

21.  The applicant shall submit two sets of landscaping and irrigafion plans drawn,
stamped, and signed by a licensed landscape architect. Such plans are to be
approved by the Planning Division prior to the issuance of any building permit.

22.  The applicant shall comply with the provisions of Seclion 9168 of the Zoning
Ordinance, “Water Efficient Landscaping.”

23.  lLandscaping shall be provided with a permanently installed, automatic irrigation

system and operated by an elecirically-timed controller stafion set for early
morning or late evening irmgation.

24.  Landscaping and irrigation plans shall be stamped and sighed by a licensed
fandscape architect and are to inciude, buf are not limited {o:

a. Annual flowers wherever possible;
b Five and one galion shrubs;
G. Flats of ground cover planted 8-inches on center; and
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25, Installation, maintenance, and repair of all landscaping shall be the responsibility
of the property owner.

26.  Additional landscaping shall be planted on the building planting areas
facing Avalon Boulevard to enhance the existing bare landscaping.
Landscaping to be planted shall be reviewed and approved by the Planning
Division prior to installation.

LIGHTING

27 Onsite lighting shall conform to the requirements of the Carson Municipal Code
and shall be directed downward and inward so as not to cause light and glare
impacts onto adjacent properties and motorists.

28.  Per Section 9138.17(D) of the Carson Municipal Code, the applicant shall
provide illumination for all storefront entries.

PARKING

29. The required parking shall meet all applicable standards as outlined in the
Carson Municipal Code.

36. Al parking areas and driveways shall remain clear. No encroachment into
parking areas and/or driveways shall be permitted.

31, Compact spaces shall be properly designated pursuant fo Section 8162.43 of the
Zoning Crdinance.

32.  Parking spaces shall be provided with perimeter guards as provided in Section
9162.55 of the Zoning Ordinance.

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

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

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

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

35, Parking for the handicapped shall comply with the requirements of Section

Resclution No.
PBOR No. 1568-15

d. Tree height and plant materiais to be approved by the project
planner prior to instaliation,

9162.42 of the Zoning Ordinance.
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Resolution No.

DOR No. 1568-15

SIGNS

36. Al signage shall comply with the requiremenis of the Carson Municipa! Code and
the approved sign program for the SouthBay Pavilion. Signs shall be reviewed
and approved by the Planning Division and the South Bay Pavilion Shopping
Center management prior fo instaliation.

TRASH
7. Trash enclosure design shall comply with CMC requirements.

38, The proposed restaurant operations are encouraged to coordinate with the
South Bay Environmenial Services (SBESC), Waste Management or the
County Sanitation District for programs that recycle food wastes rather
than disposing them in a landfill.

BUILDING AND SAFETY - COUNTY OF LOS ANGELES

39. Appropriate permits shall be obfained for work that has been done on the
property without required permits, or said work shall be removed. All work shall
be brought info compliance with applicable codes,

BUSINESS LICENSE DEPARTMENT - CITY OF CARSOHN

40. Per Section 6310 of the Carson Municipal Code, all parties involved in the
construction project, including but net limited to contractors and subcontraciors,
shall obtain a City Business License.

ENGINEERING SERVICES DEPARTMENT - CITY OF CARSON

The Depariment of Public Works recommends approval of the proposed
project subject to the following conditions:

GENERAL

41, Any existing off-site improvemenis damaged during the construction shall be
removed and reconstructed per City of Carson Standard plan and to the
satisfaction of the City Engineer.

42. A construction permit is required for any work to be done in the public right-of-
way. Construction bond for all the required improvemenis in the public right of way
shall be submitted and approved.

43, Submit Proof of Worker's Compensation and Liability Insurance.

CERTIFICATE OF OCCUPANCY

Prior fo issuance of Certificate of Occupancy, the proposed development is subject to
the following:

44, Remove and replace any broken/damaged driveway approach within the public
right of way along Avalon Boulevard abufting and serving this proposed
development per City of Carson Standard and to the satisfaction of the City
Engineer.
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45.

46,

Resolution No.

DOR No. 1568-15

Remove and replace any broken or raised/sagged sidewalk, curb and gutter
within the public right of way along Avalon Boulevard abutting this proposed
development per City of Carson Standard and to the satisfaction of the City
Engineer.

Repair existing sunken sewer manhole cover located off the northern Avalon
Boulevard driveway approach {o grade and coordinate inspection with Public
Works Division within one month of proiect approval.

FIRE DEPARTMENT - COUNTY OF LOS ANGELES

47.

48.

Provide water mains, fire hydrants, and fire flows as required by the Fire
Deparment.

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

PUBLIC SAFETY - CITY OF CARSON

49.

Ensure compliance with current seismic mitigation codes.

SHERIFF'S DEPARTMENT — COUNTY OF LOS ANGELES

a0,

51.

Digital security cameras with remote internet access by the LA County Sheriffs
Office shall be installed to monitor the premises. Cameras shall be maintained in
working order and surveillance footage shall be maintained for a minimum of 30
days on digital media and shared with law enforcement upon request.

Prior to certificate of occupancy, the applicant shall pay fair share funding for a
new retail enforcement car as determined by the Sheriffs Department and the
City. Payment may occur at a later time as deemed necessary for the fair share
funding formula to be approved by the City Council. Upon final approval by the
City Council, payments shall be made in g timely manner and in full compliance
with applicable reguirements to be established in the fair share agreement.

The applicant shall execute an agreement ¢ comply with the CC&R’s approved
by the City Attorney’s Office and owner of the shopping center.
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[APPLE}
AMERICAN
GROUP

February 24, 2015

RE: proposed Applebee’s Neighborhood Grifl & Bar
Carson, CA

To whemn i may concern:

Apble SoCal LLC is the local operating unit for parent company, Apple American Group LLC, which
operates 57 restaurants in the southern California region.  Nationally, Apple American Group LLC owns
and operates over 470 restaurants in 24 states. With $1.2 billion in sales annually, and employing over
31,000 people, Apple American Group LLE is the largest ~and fastest growing- Applebee’s franchise, and
one of the two largest franchises of any concept in the country.

Apple SoCal LLC proposes to construct 2 6,266 sq ft fuli service restaurant ~designed to meet the most
contemnporary Applebeg’s standards— within the former Sears Auto Center located at 20420 Avalon Blvd.
The restaurant wili seat approximately 200 guests, 18 of which will be at a roughly 294 sg ft bar. The
remainder of bar dining area, roughly 800 sq ft, consists of tables open to all guests. While design is not
vet final, an additionat 2,000 sq ft will be also dedicated to general dining. No outdoor dining will occur.

Our mast current restaurants will take advantage of the landiord’s exterior / parking lot site lighting,
enhanced with wall-mounted sconces on 3 sides of the building at pedestrian height. The interior of the
restaurant utilizes efficient, state-of-the-art LED lighting over each dining table, over the kar, and
throughout the back of house. Security is provided via a system of 16 cameras {11 interior, and 5
exterior} feeding monitors in the manager’s office. No security staff is employed at any hours.

Ezach of our Applebee’s focations employ roughly 70 employees, and offers a full menu and bar service
from 11:00 am - 12:00 am Sunday through Thursday, and 11:00 am - 1:00 am Friday and Saturday. On
rare gcrasions, we may open for weekend breakfast hours for charitable events only. Deliveries will
vary based on sales volume, but in general, deliveries can be expected as follows: 2 tractor trailers per
weel for food, 2 - 3 per week for produce, and 6 - 8 per week for beverages. Deliveries typically occur
very early morning, and are prohibited altogether during meal times. Rubbish and cooking oil recovery
service vehicles arrive on an as-needed basis, either after-hours or early morning.

Please feel free to contact us at {216) 525-2775 with any guestions or cancerns. Thank you.

Sincerely,

Patnict Ealberng

Vice President of Real Fstate

ce Andy Wielicki, Seritage Realty Trust

Apple American Group * 6200 Oak Tree Blvd, Suite 250 = Independence, OH 44131 = 216-525-2775




SMASHED FRESH. SERVED DELBCSOUS.

Statement of Operations

Company Mission: To be everyone’s favorite burger place
Hours of Operations: 10:00am — 10:00pm every day
Employees: 32-35, glus 2 managers

Security: Monitored alarm systern

Lighting: LED track lighting

Deliveries: Food deliveries will be 2-3 nights per week as avernight drops

WWW.SMASHBURGER.COM

2900 Fast Mexico Avenue, Suite 1200 | Denver, Colorado 80210 | p: 3036331500 | { 303.592.3888
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Sincerely,

Alvafs Garcia
President/ Ohwney
Misamex, LLC, DBA Jersey Biike's SUDS




CRIPOYLE BEEIAM GRIN, 141, wsm 363.595.4000
$A01 WYNKDOF STREET, SUITE 500
DENVER, GO 80202

wis  chipotie com

MEXICAN GRILL

February 24, 2015

City of Carson

To whom it riay concern:

Al the request of Seritage Realty Trust, below please find our Statement of Operations:

Bdission Statement : Steve Elfs, founder, chairman and co-CEQ, started Chipotie with the idea that food served fast did
not have to be a typical fast food experience. Today, Chipotle continues to offer a focused menu of burritos, tacos, burrito
bowls (a burrito without the tortifla) and salads made from fresh, high-guality rew ingredients, prepared using dassic
cooking methods and served in a distinctive atmosphere. Threugh our vision of Fooad With Integrity, Chipotie is seeking
better food from using ingredients that are not only fresh, but that—where possible~-are sustainably grown and raised
responsibly with respect for the animals, the land, and the farmers who produce the food. In order to achieve this vision, we
focus on bullding a special peopie culture that is centered on creating teams of top performers empowsrad to achizve high

standards. This people culture not only leads to a better dining experience for our customers, it also allows us to develop
future leaders from within,

Houwrs of Operation : We expect to be open from 11am to 10pm dally, except major holidays.

Number of Emploveess to be hired ; A typical Chipotle restaurant hires anywhere between 30 and 35 employess.

Type of security proposed : Cameras within space at each entry and secure areas within the kitchen,

Type of lighting proposed : Exterior lighting around perimeter of premises on a time dock, emergency lighting over
all exit doors and within space, new prototypical interior lighting in kitchen and dining areas.

Number of delivery trips expected per dav and time of deliveries : All Chipotie restaurants in Southern CA

receive deiiveries in the early morning hours - after we close at 10pm and before the crew arrives the following day at 7am.
A typical volume Chipotie receives 3 deliveries per week.

Description of number of square feet Tor proposed dining areas {incl. sutdoors] ; 620 5F inside, 321 $F
outside (per our proposed site plan)

{ hope this information proves helpful. Please feel free to reach out to me if  can be of further assistance.

Sincerely,

Ginny DiBias
Real Estate Manager

Chipotie

626.826.1693




ParGHG DEMAND STUDY
SEARS AUTO CENTER REDEVELOPMENT
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Carson, California
December 18, 2014
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December 18, 2014

Mr. Colin Stirrat, LEED AP
Real Estate Analyst

Seritage Realty Trust

2000 Greenwich Ave, 3rd Floor
Greenwich, CT 06830

LLG RBeference Mo, 2.14.3539.1

Subject: Parking Demand Analysis for the proposed Sears Auto Centfer

Redevelopment Project at SouthBay Pavilion
Carson, California

Dear Mr. Stirrat:

As requested, Linscott, Law, & Greenspan, Engineers (LLG) is pleased to submit this
Parking Demand Analysis for the proposed Sears Auto Center Redevelopment
Project at SouthBay Pavilion, an existing regional mall that is generally located south
of Del Amo Boulevard and east of Avalon Boulevard in the City of Carson,
California. SouthBay Pavilion has a total floor area of approximately 1,028,469
square-feet (SF} of floor area with a parking supply of 4,640 parking spaces,
anchored by Target, IKEA, Sears, and JCPenney, inclusive of the new 57,352 square-
foot (SF) CineMark Theater now under construction. In addition, the mall includes a
mix of 83 specialty stores and restaurants, including Old Navy, Chuck-E-Cheese’s,
Children’s Place, Foot Action, Daniel’s Jewelry, and a 24-Hour Fitness health club.

The proposed Sears Auto Center Redevelopment Project (hereinafier referred to as
Project) consists of the conversion of the existing Sears Auto Center into a 20,162 SF
multi-tenant retail and restaurant building. In addition to the proposed Project, an
assessment of the potential implications associated with a future 4,825 SF Chick-fil-a
fast-food restaurant, which will result in a net loss of 71 parking spaces.

Based on our understanding of the Project, a parking study is required by the City of
Carson to determine the parking demand for the existing mall with the proposed
Project and the future Chick-fil-a restaurant to ensure that adequate parking is
provided at SouthBay Pavilion.

This parking analysis evaluates the retail center’s parking requirements based on the
City of Carson Municipal Code, as well as the methodology outlined in Urban Land

9438256173 ¢
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Institute’s (UL Shared Parking, 7 Edition, and in accordance with City of Carson
Municipal Code, Chapter [ - Zoning, Part 6 - General Development Standards, ltem
9162.24 Automobile Parking Spaces Required for Mixed Uses.

SUMMARY OF FINDINGS AND CONCLUSIONS

i. The SouthBay Pavilion is an existing regional mall with a tofal foor arca of
1,028,469 SF of floor area commercial, which imcludes the new 57,352 SF
CineMark Theater now under construction, and 4,640 parking spaces. The
proposed Project includes the conversion of the existing 20,162 SF Sears Auto
Center into a multi-tenant retail and restaurant building consisting of 8,146 5F of
retail space and 12,016 SF of restaurant floor arca. With the completion of the
proposed Project and construction of an approved 4,825 SF Chick-fil-a
restaurant, the SouthBay Pavilion will have a total floor area of 1,033,294 SF and
a parking supply of 4,569 spaces (a net loss of 71 spaces is anticipated with the
development of the Chick-fil-a restaurant}.

It should be noted that the “Sears Parcel” of the SouthBay Pavilion will have
1,070 parking spaces and a total floor area of 211,847 SF consisting of the
172,360 SF Sears, 7,500 SF Olive Garden, 7,000 SF Buffalo Wild Wings, 8,146
SF of retail space and 12,016 S¥ of restaurant fioor area in the former Sears Auto
Center and a future 4,825 SF future Chick-fil-a restaurant (approved use yet to be
built).

2. This parking demand analysis evaluates the existing tenancy condition as well as
with full occupancy of the SouthBay Pavilion, including the Chick-fil-a
restaurant, with the proposed Sears Auto Center Redevelopment project.

3. The results of a code-parking assessment of the “Sears Parcel” only indicates that
existing and proposed mix of uses would require a total of 915 spaces when
applicable City parking ratios are applied. When compared to a parking supply of
1,070 spaces within the “Sears Parcel”, a parking surplus of 155 spaces is
calculated. Therefore, the proposed parking supply within the “Sears Parcel”
satisfies the City’s parking requirements and accommodates the added demand
from the proposed Project as weli as the future Chick-fil-a restaurant.

4. Direct application of City parking codes to the existing and future tenant mix of
SouthBay Pavilion and proposed Project results in an overall total parking
requirement of 4,701 parking spaces for the entire regional mall. The entire site
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has a future parking supply of 4,569 spaces, which translates to theoretical
deficiency of 137 spaces when compared to city code requirements.

5. Given the mix of tenancies at SouthBay Pavilion, a shared parking analysis has
been prepared and indicates that the available shared parking supply of 4,569
spaces will be sufficient to meet the projected peak parking demands of existing
and proposed uses, including the proposed conversion of the existing 20,162 8F
Sears Auto Center into 2 multi-tenant retail and restaurant building consisting of
8,146 SF of retail space and 12,016 SF of restaurant floor area. The weekday
parking analysis for the entire center results in a minimurm surplus of 864 spaces,
while the weekend parking analysis results in a minimum surplus of 891 spaces.

6. The results of the shared parking analysis indicates that adequate parking will be
provided on site to accommodate the existing mix of uses at the SouthBay Pavilion
as well as the conversion of the existing 20,162 S Sears Auto Center into a
multi-tenant retail and restaurant building consisting of 8,146 SF of retail spaces
and 12,016 SF of restaurant floor arca, and development of a 4,825 SF Chick-fil-
a resfaurant.

Our method of analysis, findings, and conclusions are described in detail in the
following sections of this report.

PROJECT LOCATION AND DESCRIPTION

The SouthBay Pavilion is generally located south Del Amo Boulevard, north of
Dominguez Street, east of Avalon Boulevard and west of Leapwood Avenue the City
of Carson, California. Figure I~1, located at the rear of this letter report, presents a
Vicinity Map, which illustrates the general location of the Project site in the context
of the surrounding street system. Figure 2-1 presents an existing aerial photograph of
the site, as well as the location of the proposed Project and future Chick-til-a
restaurant within the existing mall. Figure 2-2 presents the proposed site plan for
SouthBay Pavilion, and illustrates the existing buildings and parking areas, as well as
the general location of the proposed Project and future Chick-fil-a restaurant within
the “Sears Parcel” of the SouthBay Pavilion.
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SouthBay Pavilion is an existing 1,028,469 SF regional mall with 4,640 parking
spaces' that is anchiored by Target, IKEA, Sears, and J{Penney, inclusive of the new
57,352 SE CineMark Theater with 13 screens and 2,474 seats and a mix of 83
speciaity stores and restaurants, including Old Navy, Chuck-E-Cheese’s, Children’s
Place, Foot Action, Daniel’s Jewelry, and a 24-Hour Fitness health club. The Project
is proposing to convert the existing 20,162 SF Sears Auto Center into a multi-tenant
retail and restaurant building. For this analysis, 8,146 SF of potential retail space is
assumed to be provided within the basement level consistent with s current
designation and 12,016 SF of restaurant floor area is proposed within the ground floor
of the existing auto center building.

With the addition of the future Chick-fil-a restaurant and the completion of the
proposed Project, SouthBay Pavilion will have a future parking supply of 4,569
parking spaces and a total floor area of 1,033,294 SF  that will consist of the
following land uses/tenant mix:

Existing Development

o 811,884 SF of retail use (includes Sears, JCPenny plus JCPenny Auto Center,
Target and Tkea);

@ 57,352 SF theatre, with 13 screens and 2,474 seats {CineMark Theatres Is now
under construction);

o 33,250 SF of food service use;

o 26,776 SF of restaurant space within four (4} building pads (includes Buffalo
Wild Wings, Olive Garden, Tony Roma’s and Chili’s);

o 13,720 SF of financial service/bank uses within two (2) building pads
(includes Bank of America and Chase Bank);

g 23,989 SF of office uss;
8,415 SF of medical-dental office use; and
@ 32,921 SF of health club use (24-Hour Fitness).

Future Development

G 20,162 SF former Sears Auto Center to be converted to multi-tenant building
with 8,146 SF of potential retail space located within the basement level of the
existing building and 12,016 SF of restaurant located within four (4) tenant
suites on the ground floor; and

o 4,825 SF future Chick-fil-a restaurant (approved use yet to be built).

Source: Traffic Impact Analysis for the SouthBay Pavition Theatre Expansion, dated April 2013, prepared by
LLG, information provided by VCG-SowthBay Pavilion, LLC and Project plans prepared by Perkowit:
+Ruth.
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it should be noted that upon completion of the above-referenced future development,
the “Sears Parcel” will have 1,070 parking spaces and a total floor area of 211,847 5F
consisting of the following mix of uses:

oo oo

o

172,360 SF Sears;

7,500 SF Olive Garden;

7,000 SF Buffalo Wild Wings |

20,162 SF former Sears Auto Center to be converted o multi-tenant building
with 8,146 SF of potential retail space located within the basement level of the

existing building and 12,016 SF of restaurant located within four (4) tenant
suites on the ground floor; and

4,825 SF future Chick-fil-a restaurant (approved use et to be built).

PARKING SUPPLY-DEMAND ANALYSIS

This parking analysis for the SouthBay involves determining the expecied parking
needs, based on the size and type of proposed development components, versus the
parking supply. Typically, there are two methods that can be used to estimate the
site’s peak parking needs. These methods have been used in this analysis and
include:

B

Application of City code requirements (which typically treats each tenancy
type as a “stand alone” use at maximum demand}.

Application of shared parking usage patterns by time-of-day (which
recognizes that the parking demand for each tenancy type varies by time of
day and day of week). The shared parking analysis starts with a code
calculation for each tenancy type.

The shared parking methodology is concluded to be applicable to a development such
as the SouthBay because the individual land use types (i.e., eating establishments,
dental office, retail, fitness center, movie theatre, etc.) experience peak demands at
different times of the day.
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CODE PARKING REQUIREMENTS

The code parking calculation for SouthBay Pavilion is based on the City’s
requirements as outlined in Chapter 1 - Zoning, Part 6 — General Development
Standards, ftem 9162.2]1 Parking Spaces Reguired in the City of Carson Municipal
Code. The City’s Municipal Code specifies the following parking requirements:

®

Theater: 1.0 spaces per 3 fixed seais
Retail and General Commercial: 1.0 spaces per 300 5F gross floor area
s Food Service: 1.0 spaces per 100 SF gross floor arec

u  Office, including financial services/banks and medical/dental office: 1.0
spaces per 300 SF gross floor area

o Health Club: 1.0 spaces per 150 SF gross floor area

Table I-1 and 1-2, located at the rear of this letter report following the figures,
presents the direct application of the City’s code to “Sears Parcel” of the SouthBay
Pavilion with the inclusion of the proposed Project and future Chick-fil-a restaurant
and for the entire regional mall, respectively.

“Sears Parcel” Only

Review of Table 1-1 shows that a parking code assessment of the “Scars Parcel” for
the following mix of uses would require 915 spaces (602 spaces for retail uses and
313 spaces for restaurant uses).

172,360 5F Sears;

7,500 8F Olive Garden;

7,000 8F Bofialo Wild Wings |

20,162 SF former Sears Aute Center to be converted to mulii-tenant building
with 8,146 SF of potential retail space located within the basement level of the

existing building and 12,016 SF of restaurant located within four (4) tenant
suites on the ground floor; and

a 4,825 SF future Chick-fil-a restaurant (approved use yet to be built).

oo o dJd

When compared to a parking supply of 1,070 spaces within the “Sears Parcel”, a
parking surplus of 1535 spaces is calculated (1,070 spaces — 9135 spaces = 153 spaces).
Therefore, the proposed parking supply within the “Sears Parcel” satisfies the City’s
parking requirements and accommodates the added demand from the proposed
Project as well as the future Chick-fil-a restaurant.
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Entire Site

Review of the lower portion of Table 1-2 identifies that the SouthBay Pavilion, when
considering the entire site, with the inclusion of the proposed Project and future
Chick-fil-a restaurant, will result in a total code parking requirement of 4,701 spaces.
The entire site has a future supply of 4,569 spaces, which translates to a deficiency of
132 spaces when compared to city code requirements.

However, this Code-based deficiency is not realistic because the simple application of
City Code parking ratios considers each tenant as a standalone use, does not take into
account the actual physical setting (conducive to shared parking and “synergy”
between uses), and therefore likely overstates the actual parking needs for SouthBay
Pavilion.

The specific tenancy mix of SouthBay Pavilion provides an opportunity to share parking
spaces based on the utilization profile of each included land use component. The
following section calculates the parking requirements for SouthBay Pavilion based on
the shared parking methodology approach.

SHARED PARKING ANALYSES

Shared Parking Methodology

Accumulated experience in parking demand characteristics indicates that a mixing of
fand uses results in an overall parking need that is less than the sum of the individual
peak requirements for each land use. Due to the existing and proposed mixed-use
characteristics of SouthBay Pavilion, opportunities to share parking likely occur now
and can be expected to continue with full occupancy and completion of the proposed
Project. The objective of this shared parking analysis is to forecast the peak parking
requirements for the project based on the combined demand patterns of different
tenancy types at the site.

Shared parking calculations recognize that different uses often experience individual
peak parking demands at different times of day, or days of the week. When uses
share common parking footprints, the total number of spaces needed to support the
collective whole is determined by adding parking profiles (by time of day for
weekdays versus weekend days), rather than individual peak ratios as represented in
the City of Carson Municipal Code. In that way, the shared parking approach starts
from the City’s own code ratios and resulits in the “design level” parking supply needs
of a site.
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It should be noted that the “demand” results of the shared parking calculation are
intended to be used directly for comparison fo site supply. Mo further adjustments or
contingency additions are needed because such contingencies are already built into
the peak parking ratios and time of day profiles used in the caleulation.

There is an important common element betwesn the traditional "code” and the shared
parking calculation methodologies; the peak parking ratios or "highpoint” for cach
land use's parking profile typically equals the "code” parking ratio for that use. The
analytical procedures for shared parking analyses are well documented in the Shared
Parking, 2™ Edition publication by the Urban Land Institute (ULI).

Shared parking calculations for SouthBay Pavilion utilize hourly parking
accumulations developed from field studies of single developments in free-standing
settings, where travel by private auto is maximized. These characteristics permit the
means for caleulating peak parking needs when land use types are combined.
Further, the shared parking approach iltustrates how, at other than peak parking

demand times, an increasing surplus of spaces will service the overall needs of the
cenfer.

Key inputs in the shared parking analysis for each land use include:
= Peak parking demand by land use for visitors and employees.
«  Adjustments for alternative modes of transportation, if applicable.

m  Adjustment for internal capture {captive versus non-captive parking demand),
if applicable.

Hourly variations of parking demand.

Weekday versus weekend adjustment factors

& Monthly adjustment factors to account for variations of parking demand over
the year.

City of Carson Parking Ratios per Chapter 1 - Zoning, Pavi 6 — General

Development Standards, Item 9162.21 Parking Spaces Requived in the City of
Carson Municipal Code.

Please note that for this analysis, no monthly adjustment factors to account for variations
of parking demand over the year and_no alternative modes of transportation or internal
capture adjustment factors were applied fo provide a conservative parking demand
forecast.
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Shared Parking Ratios and Profiles

The hourly parking demand profiles (expressed in percent of peak demand) utilized in
this analysis and applied to the SouthBay are based on profiles developed by the
Urban Land Institute (ULI) and published in Shared Parking, 2™ Edition. The ULI
publication presents hourly parking demand profiles for seven general land uses:
office, retail, restaurant, cinema, residential (Ceniral Business District: CBD and non-
CBLY), hotel (consisting of separate factors for guest rooms, restaurant/lounge,
conference room, and convention area). These factors present a profile of parking
demand over time and have been used directly, by land use type, in the analysis of
this project.

Since the primary project component for the SouthBay Pavilion is retail space, the
ULI retail use profiles are applied directly. In doing so, there is an intermediate step
in expressing ULI profiles as a percentage of the week-long peak, thus arriving at a
weekday profile and weekend profile each expressed as a percentage of the baseline
parking ratio (ULI actually starts with separate ratios for weekday and weekend day,
and develops profiles for each accordingly; we've found it more convenient to
translate both profiles to a percent of expected maximum demand, which, for retail,
turns out {o be on a Saturday). The resulting profiles represent the most likely hourly
parking demand profile, and are applied to the City’s retail parking ratio of 1 space
per 300 SF of GFA. Peak demand for retail uses occurs between 1:00 PM-2:00 PM
on weekdays, and 2:00 PM—4:00 PM on weekends. From Table 1-2, the mix of retail
uses would have a total retail floor area of 819,992 SF, inclusive of 8,146 SF of retai}
floor area associated with the proposed Project.

The UL Shared Parking publication inciudes several categories for restaurants. For
this analysis, thie parking profile for fine/casual dining restaurant, family (quick serve-
type) restaurant and fast-food restaurant were ali utilized as each of the categories
match the restaurani tenant mix at SouthBay Pavilion. To estimate the restaurant
parking demand, a parking ratic of | space per 100 SF (which matches City code) is
utilized. For fast-food uses peak demand occurs between 12:00 PM and 2:00 PM on
weekdays and weekends. According to the Shared Parking publication, fine/casual
dining restaurant uses are shown to experience peak demand between 7:00 PM and
16:00 PM on weekdays, and 8:00 PM and 9:00 PM on weekends, where as a family
restaurant is shown to experience peak demand at noon on weekdays and weekends.
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Based on a review of the current mix of food uses at SouthBay Pavilion and Project
uses, the restaurant space would fall into the following categories:

o 33,250 SF of Food Use, inclusive of food court within the mall (assumed to
fall under the category of casual dining);

o 26,776 SF fine/casual dining space within four (4) restaurant pads;

o 12,016 SF of Project Food Uses, assumed to {all under the category of family
restaurant given tenant mix has not been determined; and

o 4,825 SF of fast-food restawrant with drive-through (future Chick-fil-a).

The ULI Shared Parking publication includes a cinema profile that is used in this
evaluation. To estimate the theatres parking demand, a parking ratic of 1 space per 3
seats (which matched City code) is utilized and applied to the 2,474-seat, 13-screen,
CineMark Theatre. A cinemas peak demand occurs between 8:00 and 10:00 PM on
weekdays and weekends.

For health club uses, the parking profile in the UL publication was used and applied
to the City’s Parking Code ratio of 1 space per 150 SF to forecast its weekday and
weekend hourly demand of the existing 32,921 5F 24-Hour Fitness health ciub. Peak
demand for health clubs/fiiness centers occur between 6:00 PM-7:00 PM on
weekdays, and 5:00 PM-6:00 PM on weekends.

For office uses, the parking profile in the ULI publication was used and applied to the
City’s Parking Code ratio of 1 space 300 SF of floor are to forecast its weekday and
weekend hourly demand associated with 23,989 SF of office space. Peak demand for
office occurs between 10:00 AM-11:00 AM and 2:00 PM-3:00 PM on weekdays,
and 11:00 AM—12:00 PM on weekends.

The medical/dental office profiles were also directly derived from ULI The peak-
parking ratio for medical/dental office uses exactly equals the City’s Parking Code
requirement of | space per 300 SF of floor area. This ratio was applied to 8,419 SF of
medical/dental office space.

The bank profiles were also directly derived from ULIL  For bank uses peak demand
occurs between 2:00 PM and 6:00 PM on weekdays, while the Saturday peak demand
for bank uses occurs between 11:00 AM and 12:00 PM. The peak-parking ratic for
office and bank uses exactly equals the City’s Parking Code requirement of | space per
300 SF. This ratio was applied to 13,720 SF of financial services floor area that is
provided within two bank pads that house Bank of America and Chase Bank.
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Application of Shared Parking Methodology

Tables 2 and 3 presents the weekday and weekend parking demand profiles for
southBay Pavilion based on the shared parking methodology, assuming conversion of
the existing Sear Auto Center into a 20,162 SF multi-tenant retail and restaurant
building and the future 4,825 SF Chick-fil-a restaurant.

Columns (1) through {9) of these tables present the parking accumulation characteristics
and parking demand of the SouthBay Pavilion for the hours of 6:00 AM to midnight.
Column {10} presents the expected ioini-use parking demand for the entire sile on an
hourly basis, while Colummn (11) summarizes the hourly parking surplus/deficiency upon
“completion of the proposed Project compared to a future parking supply of 4,569 spaces.
Note that the sizing (floor area or number of seats) of each land use / tenant, and
recommended parking rates are included in the tabular headings of each type.

Based on our experience, the shared parking approach summarized in Fobles 2
through 3 are believed to be the most appropriate in evaluating the parking supply-
demand relationships for the SouthBay Pavilion with the proposed Project. The
results in these tables are the focus of this parking investigation and
recommendations. Appendix A contains the shared parking analysis calculation
worksheets for this weekday and weekend day parking scenario.

Shared Parking Analysis Results and Conclusions

Review of Table 2 shows that the peak-parking requirement for the SouthBay
Pavilion, assuming full occupancy and completion of the proposed Project, during a
weekday occurs at 7:00 PM and totals 3,705 spaces. On a weekend day, the peak
parking requirements ior the project occurs at 5:00 PM, when a parking demand of
3,678 spaces is forecast {see Table 3).

Based on the future parking supply of 4,569 spaces, a surplus of 864 spaces and a
surplus of 891 spaces would result during the weekday and weekend peak hours,
respectively.

Given these results, we conclude that the proposed conversion of the existing Sear
Auto Center into a 20,162 SF multi-tenant retail and restaurant building, plus the
future 4,825 SF Chick-fil-a restaurant will not adversely impact the future parking
conditions at the SouthBay Pavilion.

Ey
e L e——
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We appreciate the opportunity to prepare this analysis for SouthBay Pavilion. Should

you have any questions or need additional assistance, please do not hesitate to call me
at (949) 825-6175.

Yery truly yours,
Linscott, Law & Greenspan, Eagineers

{r,.m. /;;2\ e
i o
tJ

Richard E. Barretio, P.E,
Principal

ces file
Steven C. Phillips, Howard CDM

Attachments
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TapLe 4.1

Cimy GOnE PARKING REQUIREMENT ~ “SEARS ParceL” Oniy

Srars Auto CENTER REDEVELOPMENT AT SOUTHE AY Pavition, GARSON

City of Carson Spaces

Land Use Size” Cade Parking Ratio’ Required
Retail 172,360 SF 1 spaces per 300 st of GFA 575
Restaurant Pads 14,500 SF 1 spaces per 300 sf ol GFA 145
Subtotal: 186,860 SF Subtotal: 20
Project Retail 8,146 SF I spaces per 300 sf of GFA 27
Proiect Food 12,016 SF I space per 100 sf of GFA 120
Restaurant Pads 4,825 &F 1 spaces per 300 st of GFA 48
Subtotal 24987 SF Subtotal: 95
TOTAL: 211,847 SF TOTAL: 915
A. TOTALPARKING CODE REQUIREMENT 915
B, TOTAL PARKING PROVIDED 1,870
C. PARKING SURPLUS/DEFICIENCY (+-) (B - A) +155

2

3

NAZ50002143539 - Sears Auto Center Conversion, Carsoniberlersi339 Sears Awio Center Redevelopment at SowhBay Pavition Parking Study 12-18-201 4.dac

Source: Traffic Impact Analysis for the SouthBay Pavilion Theatre Expansion, dated April 2013, prepared by LLG,
information provided by VOG-SouihBay Pavition, LLC and plans prepared by Perkowitz « Ruth.
Source: City of Carson Municipal Code.




SEARS AUTO CENTER REDEVELOPMENT AT SOUTHE AY PAVILION, CARSON

TABLE 12

Crry CoDE PARKING REQUIREMENT — ENTIRE SITE

Clty of Carson Spaces
Land Use Size' Code Parking Ratie” Required

Theatre 57,352% aF 1 spaces per 3 fixed seats 823
Retail 811,884 LF I spaces per 300 sf of GFA 2,706
Food Service 33,2506 SF 1 space per 100 sf of GFA 333
Restaurant Pads 26,776 SF 1 spaces per 300 st of GFA 268
Office 23,989 SF 1 spaces per 300 sf of GFA 80
Banks Pads 13,720 SF 1 spaces per 300 sf of GFA 46
?;{;cggzal—l)emal 8415 SF 1 spaces per 300 sf of GFA 28
Health Club 32921 SF 1 gpace per 130 s of GFA 220
Subtotal: 1,008,307 S8F Subtotal: 4,506

Lulure
Project Retail 8,146 &F 1 spaces per 300 st of GFA 27
Project Food 12,016 SF 1 space per 100 sf of G¥FA 120
Restaurant Pads 4,825 SF 1 spaces per 360 sf of GFFA 48
Subtotal 24,987 SF Subtotal: 195
TOTAL: 1,033,294 SF TOTAL: 4,761
C. TOTAL PARKING CODE REQUIREMENT 4,701
D. TOTAL PARKING PROVIDED 4,569
C. PARKING SURPLUS/DEFICIENCY (/- (B~ A) -132

=3

NAZSOM2143539 - Sears Auto Center Conversion, CarsontLetiers\3 339 Sears Auta Center Redevelopment at SouthBay Pavilion Parking Sudy 12-18-2814.doc

Source: Traffic Impact Analysis jor the SouthBay Pavition Theaire Expansion, dated April 2013, prepared by LLG,
information provided by VCG-SouthBay Pavilion, LLC and Project plans prepared by Perkowitz +Ruih.

Source: City of Carson Municipal Code. *
The future CineMark Theatre wiil have 13 screens and 2,474 scats.
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APPENDIX A
ULI SHARED PARKING CALCULATION WORKSHEETS

NAISO0214353Y - Sears Auto Center Conversion, CarsoriLettersi3 539 Sears Awto Center Redevelopment at SouthBay Pavilion Parking Study 12-18-2014 doc




SHOPPING CENTER (TYPICAL DAYE)

Appendix Table A4

WEEKDAY SHARED PARKING DEMAND ANALYSIS [1]
SEARS AUTO CENTER REDEVELOPMENT AT SOUTHE AY PAVILION, CARSON

Land Use Shopping Center (Typical Days)
Hlze B20.030 KSF
Pl Rate]2] 3.33 JHEY
Gross 2733 Spaces
Spaces 2202 Guest Spe. 531 Eop. Spe. Shared
Time % OFf #0OF % OF #Of Parking
of Day Peak |3] Spaces Peak [3] Spaces Demand
6:00 AM 1% 22 9% 48 70
7.00 AM 5% 110 14% 74 184
8:00 AM 14% 308 36% 191 459
G000 AM 32% 703 68% 161 1066
1000 AM 399 1299 T1% 409 1708
11:00 AM 7% 1696 86% 457 2153
12:00 PM 86% 1894 50% 478 2372
1:00 PM S0% 1982 90% 478 2468
2:00 PM B65%% 1854 90% 478 2372
3:00 PM B1% 1784 90% 178 2262
4:00 PM 81% 1784 90 478 2262
5:00 PM 86% 1894 86% 457 2351
600 PM 86% 1894 6% 437 2351
700 P 86% 1894 86% 457 2351
800 PM 2% 1585 81% 430 2013
9:06 PM 45% 901 68% 361 1352
10:00 PM 27% 395 36% 191 786
11:00 PM 9% 198 14% T4 272
12:00 AM 0% 0 0% 0 1]

I1] Source: UL~ Urban Land Institute "Shared Parking," Second Edition, 2005,

[2] Parking rates for alt land uses based on ULI procedure normalized to express
percentape in terms of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL

[3} Percentage of peal parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of

the "Shared Parking” manual,




Appendix Table A2

SHOPPING CENTER (TYPICAL DAYS)
WEEKEND SHARED PARKING DEMAND ANALYSIS [1]
SEARS ALFTO CENTER REDEVELOPMENT AT SCUTHB AY PAVILION, CARSON

Land Use Shopping Center (Typical Days)
Size FI0.830 K5¥
Pleg Ratefl} 3.33 JREF

Gross 2733 Spaces

Spaces 1186 Guest Spe, 4T emp. Spe. Shared

Time Yo O #Of Yo O3 #Of Parking

of Day Peak {3} Spaces Peak {3} Spaces Demmand
6:00 AM 1% 22 106% 35 77
T:00 AM 3% 109 13% &2 191
8:00 AM 10% 219 40% 219 438
9:00 AM 30% 636 75% 410 1066
10:00 AM 30% 1093 83% 465 1558
11:00 AM 65% 421 95% 320 1941
12:00 PM 80% 1749 100% 347 2286
1.00 PM 90% 1967 0% 547 2514
2:00 PM 100% 2186 100% 547 2733
300 PM 100% 2186 100% 347 2733
4:00 PM 0358 2677 100% 547 2624
5:00 PM 90% 1967 95% 520 2487
6:00 PM 80% 1749 Ri% 465 2214
1:00 P Ti% 1640 80% 438 2078
8:00 P 63% 1421 5% 416 1831
9:00 PM 50% 1093 65% 336 1449
100 PM 35% 765 45% 244 1011
1100 PM 15% 328 15% 82 410
1200 AM 0% 3] 0% G 4]

Notes

{1} Soures: UL!- Urban Land Institute "Shared Parking,” Second Edition, 2005,
12} Parking rates for all land uses based on ULI procedure nonmatized to express
percentage in terms of absolute peak demand ratios. Breakdown of guest vs. employes
parking provided by ULL

{3} Percentage of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of

the "Shared Parking" manual.

Bnsmsmrmmen



Appendix Table A3

FINEICASUAL DINING
WEEKDAY SHARED PARKING DEMAND ANALYSIS 4]
SEARS AUTCG CENTER REDEVELCPRIENT AT SOUTHB AY PAVILION, CARSOK

Land Use Fine/Casual Dining
Size 50,826 KSF
Phig Rate[Z} 1646 KSR

Gross 601 Spaces

Spacey 509 Guest Spe. 92 Ewp. Spe. Shared

Time % OF #OF Yo OF #OfF Parking

of Day Peak [3] Spaces Peak {3 Spaces Demangd
6:00 AM 0%, 0 0% ] ]
7:60 AM 0% 0 18% 17 17
8:00 AM 0% 0 45% 41 41
9:00 AM 0% G 68% 83 63
10:00 AM 14% 71 81% KE] 146
1100 AM 6% 183 81% 75 258
12:00 PM 68% 346 Bl1% 75 421
1:00 PM 68% 346 81% 75 421
2:00 PM 59% 300 81% 75 373
3:00 PM 36% 183 68% 63 246
4:00 PM 45% 329 68% 63 292
3:00 PM 68% 346 90% 83 429
6:00 PM 86% 438 90% 83 521
7:00 PM 90% 458 0% 83 541
8:00 PM 3% 458 2% 83 341
9:00 PM 9% 458 0% 83 541
13:00 PM 86% 438 A% 83 521
11:00 PM 68% 346 7% 71 417
12:00 AM 23% i1? 32% 29 146

Notes:

[i] Sowrce: ULI- Urban Land Instinnte "Shared Parking,” Second Bdition, 2005.

[2} Parking rates for all land uses based on ULI procedure nommalized {0 express
percentage in tenms of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by {JLI

{3] Percentage of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of
the "Shared Parking” manual.




Appendi Table A4

FINEICASUAL DINING
WEFKEND SHARED PARKING DEMAND ANALYSIS {13
SEARS AUTO CERTER REDEVELOPMENT AT SOUTHE AY PAVILION, CARSOR

Land {se Fine/Casual Dining
Size 60026 KSF
Py Rate|2} 10,08 /KSR

Gross 601 Spaces

Spaces 511 Guest Spe, W Ermp. Bpe. Shared

Tiere Y% Of #OF Yo OF # O Parhing

of Day Peak [3} Bpaces Peak 3] Spaces Detaand
6:00 AM 0% 0 0% G [
700 AM 0% 4 2% 18 18
8:00 AM % & 30% 27 a7
900 AM % i} 60% 34 54
10:680 AM 0% 0 75% 68 68
11:00 AM 15% 77 75% 68 145
12:00 PM 50% 256 75% 68 324
106G PM 55% 281 75% 68 349
2:00 PM 45% 238 5% 68 298
300 PM 45% 230 T5% &8 268
4:00 PM 45% 238 75% &8 268
5:00 PM 6% 307 100% ] 397
600 PM % 460 100% 90 550
706 PM. 95% 485 100% G 375
8:00 PM 100% 511 100% 90 601
Q.00 PM 0% 468 00% S0 530
10:00 PM 90% 460 100% 0 550
11:00 PM 9(% 460 85% 77 537
12:60 AM 0% 256 50% 43 361

Notes:

1} Source: UL!- Urban Land Institute "Shared Parking,” Second Editlon, 2005,

[2] Parking sates for all land uses based on LI procedure normalized to express
percentape in tenms of absolute peak demand ratios. Breakdown of guest vs, employee
parking provided by ULL

{31 Percentage of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of
the "Shared Parking” manual.




Appendix Table A5

FAMILY RESTALIRANT
WEEKDAY SHARED PARKING DEMARD ANALYSIS [1]
SEARS AUTO CENTER REDEVELOPHENT AT SQUTHB AY PAVILION, CARSON

Land Use Family Restauramt
Size 12016 KSF
Py Rate[2] 10,00 JIKSF

Gross B20 Spaces

Spaces 13 Gurest Spe. 17 Bamp. Spe. Shared

Time Yo O #OF Y OF # Of PFarking

af Dy Pealt [3] Bpaces Peak [3] Spaces Demand
6:00 AM 18% 19 35% & 25
700 AM 35% 36 53% g 45
2:00 AM 42% 43 63% 11 54
400 AM 53% 53 3% H 64
10:00 AM 60% 62 0% 12 74
1100 AM 03% 65 0% 12 77
12:00 PM % 72 0% 12 84
100 PM 63% i) 0% 12 77
2:00 P 35% 36 0% 12 48
3:00 PM 32% 33 53% 9 42
4:00 PM 32% 93 53% 9 42
5:G0 PM 33% 55 67% i1 66
6:00 PM 6% 58 &7% B (9
7:00 PM 36% 58 67% 11 69
8:00 PM 56% 33 67% 11 69
9:00 PM 42% 43 6% 10 33
10:00 PM 39% A0 46% 8 48
£1:00 P 35% s A6% 8 44
12:60 AM 18% 19 25% 4 23

{1} Source: ULI- Urban Land Institute "Shared Farlung,” Second Edition, 2005.

121 Parking rates for all land uses based on ULT prosedure normalived (o express
percentage in terms of absolute peak demand ratios. Breakdown of puest vs. employee
parking provided by ULL

[3} Percentape of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2.2 of
the "Shared Parking” manual,

A R R R T T



Appendix Table A6

FAMILY RESTALRANT
WEEKEND SHARED PARKING DEMARD ANALYSIS [1]
SEARS AUTO CENTER REDEVELOPHMENT AT SOUTHE AY PAVILIGN, CARSOK

Land Use Family Restasrant
Size 12 & KSF
Phg Ratefi] 10.400 JKEY

Gross 110 Spaces

Spaces 162 Guest Spe. 18 Fomp. Spe. Shared

Thwe Yo OFf #OF Yo OF #O1 Parking

of Day Peak {31 Spaces Peal (3] Spaces Dremand
6:00 AM 0% 10 50% 9 19
7:00 AM 25% 28 T5% 14 40
8:00 AM 45% 46 90% 16 62
9:00 AM 0% 71 G0 i6 87
10:00 AM 9% 97 100% i8 110
11:00 AM G0 92 100% 18 o
12:00 PM. 100% 102 160% 18 ]
1:00 PM £5% 87 100% 18 103
2:00 PM 65% 66 100% 18 84
3:00 PM 40% 41 5% 14 33
4:00 P 45% 46 T5%% 14 60
560 PM H0% 61 G958, I T8
GO0 P 0% 71 95%, 17 38
7.00 PM % " 93% i 83
8:00 P 65% 66 G54 17 83
900 PM 30%% 3 80% 14 45
10:00 PM 5% 26 65% 12 3%
11:00 PM 13% 13 G5% 12 27
12:00 AM 1% 10 35% i i6

(1] Source: ULI- Urban Land Institute "Shared Parking,” Second Editios, 2005,

121 Parking rates for all land uses based on ULL procedure nommalized to express

percentage in terms of absolute peak demand ratios. Breakdown of puest vs. employee
parking provided by ULL
[3] Perceniape of peak parking demand factors reflect relationships between weekday
parking detnand ratios and peak parking demand ratios, as summarized in Table 2-2 of

the “Shared Parking” manual.

i
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Appendi Table A7

FAST-FOOD RESTAURANT

WEEKDAY SHARED PARKING DERAND ARNALYSIS [1)
SEARS AUTO CENTER REDEVELOPMENT AT SOUTHB AY PAVILION, CARSON

f.aod Use

Fast-Foed Restanrant

Size

Pleg fatef]

4,825 KSF
10.00 JKSF

Girass 48 Spaces

Spaces 41 Guest Bpe. 7 Emp. Spe, Shared

Time % of HOE Yo OF #Of Parking

of Day Peak [3] Spaces Penk (31 Spaces Demand
6:00 AM 5% 2 15% )] 3
7.00 AM 10% 4 20% 1 3
8:00 AM 20% 8 30% 2 10
9:00 AM 3% 12 40% 3 15
10:00 AM 535% 23 5% 5 28
11:00 AM 83% 35 100% 7 42
12:00 PM 100% 41 100% 7 48
1:00 PM 100% 41 100% 7 48
2:00 PM 90% 37 95% 7 44
3:00 PM 60% 25 6% 5 a0
4:00 PM 55% 3 60% 4 27
5:00 PM 60% 23 7% 5 30
6:00 PM 85% 35 90% 4 41
7:00 M 80% 33 50% 6 19
8:00 PM 50% 2 6% 4 25
9:00 PM 30% 12 A0% 3 i3
16:00 PM 20% 8 30% 2 10
1100 PM 10% 4 20% ! 3
12,00 AM 5% 2 20% i 3

Hotes:

{

1] Seurce: ULL - Urban Land Institute "Shared Parking,” Second Edition, 2003,
{2] Parking rates for all land uses based on UL procedure normalized to express

percentage in terms of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL
{3} Percentage of peak parking demand fac tors reflect relationships between weekday

parking demwand rafios and. peak parking demand ratios, as summarized in Table 2-2 of
the "Shared Parking” manual.




Appendix Table A4

FAST-FOOD RESTAURANT

WEEKEND SHARED PARKING DEMAND ANALYSIS [1]
SEARS AUTO SENTER REDEVELOPMENT AT SCUTHE AY PAVILION, CARSON

Land tise Fast-Food Restaurant
Size 4,828 KEF
Plep Rate|2] 19.06 /ESY

{rross 48 Spaces

Spates 41 Guest Spe. 7 Hmp. Spe. Shared

Time Yo 0O #Of Y O #0O{ Pardieg

of Day Pealk {3 Spaces Peak [3] Spaces Demand
6:00 AM 5% 2 14% 1 3
7:.00 AM 5% 4 19% 1 3
8:00 AM 19% 8 8% 2 10
9:00 AM 8% it 37% 3 i4
10:00 AM 51% 21 0% 5 26
11:00 AM 79% 32 93% 7 39
12:00 PM 93% 38 93% 7 43
1:00 PM 93% 38 93% 7 45
2:00 PM 84% 34 §5% [ 40
3:00 PM 346% 23 654 5 28
400 M 51% 21 56% 4 25
5:00 PM 56% 23 63% 5 28
£:00 P 79% 32 84% 6 38
T:00 PM T5% i1 84% [ 37
800 PM 47% 19 36% 4 23
9:00 PM 28% il 37% 3 14
1100 PM 19% 8 28% 2 10
11:00 PM 9% 4 19% I 5
12:00 AM 3% 2 19% 1 3

Notes:

[1] Source: ULI- Urban Land [nstituie "Shared Parking,” Second Edition, 2003

{3] Parking rates for all tand uses based on ULT procedure nommalized to express
percentage in terms of absolute peak demand vatios. Breakdown of guest vs. employee
parking provided by ULL

[3] Percentage of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratics, as summarized in Table 2-2 of
the "Shared Parking" manual,




Appendix Table A9

CINEPLEX (TYPICAL DAYS)
WEEHDAY SHARED PARKING DEMAND ANALYSIS (1]
SEARS AUTC CENTER REDEVELOPMENT AT SCUTHB AY PAVILION, CARSON

Land Use Cineplex {Typical Days)
Size 2,474 Seats
Phg Ratel2] .33 /Seat

(iross 825 Spaces

Spaces 784 Guest Spe. 4% Emp, Spc. Shaved

Time Ya OF #Of % Of # O Parking

of Day Peak [3] Spaces Peak {3] " 8paces Demand
£00 AM 0% 0 0% o 1)
T:00 AM 0% 0 0% 1} 0
2:00 AM 0% 0 0% 0 0
9:00 AM %% 0 0% H 0
13:00 AM 0% o 0% o 5]
11:00 AM 0% 0 0% 4] 0
12:00 PM 5% 118 3% 15 133
1:00 PM 33% 239 44% 18 277
2:00 PM A1% 32 44% 18 339
3:00 PM 41% 321 36% 23 344
4:00 PRI 41% 32l 56% 23 344
5:00 PM 4% 345 TA% 34 375
GO0 PM 14% 345 T 30 375
700 PM 9% 463 Td% 30 493
8:00 PM T4% 380 T4%% 0 610
9:00 P 4% 580 14% 30 6i0
10:00 PM 59% 463 4% 30 493
11:00 P 48% 376 3% 21 397
12:00 AM 30% 235 37% i% 230

{1} Scurcer ULI- Urban Land Institute "Shared Parking,” Second Edition, 20605,

[2] Parking rates for all land uses based on ULI procedure nommalized {o expross
pereentage in terms of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL

13} Percentage of peak parking deimnand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of
the "Shared Parking" manual.




Agpendix Table A0

CINEPLEX (TYPICAL DAYS}
WEEKEND SHARED PARKING DEMAND AMALYSIS T1]
SEARS AUTO CEMTER REDEVELOPMENT AT SOUTHB AY PAVILION, CARSOR

Lapd Use Cineplex (Fypical Days)
Bize 2,474 Seats
Phy Rate{l] 8.33 /Seat

Grosy 825 Spaces

Spaces T4 Gaest Spe. 31 Emp, Spe. Shared

Thme Y OF #Of Y O #OF Barking

of Day Peal [31 Spaces Perk [3] Spaces Demapd
6:00 AM (%% 0 0% 0 0
100 AM 0% 0 0% 1] 0
8:00 AM 0% 0 0% G o]
5:00 AM 0% 0 0% O o}
13:00 AM 0% & (3% 4 [t}
11:00 AM 0% G 0% 4} 0
12:00 Pad 20% 159 30% 16 175
1:00 PM 455, 357 0% 19 376
200 Pt $3% 437 0% 19 456
3:00 PM 55% 437 75% 23 460
4:00 PM 55% 437 75% 23 464
5:00 PM 0% 476 100% 31 507
&:00 PM G0 476 100% 31 307
.00 P 80% 633 100% 31 1334
8:00 PM 1009, 794 100% 31 825
9:00 PM 100% 794 100% 31 823
13:G0 PM 100% 794 100% 3t 825
1106 PM 80% 635 0% 22 657
12:00 AM 50% 357 50% 16 413

Notes:

{1} Source: UL - Urban Land Institute "Shaved Parking,” Second Edition, 2005

{2} Parking rates for all tand uses based on ULI procedure normalized Lo express
percentage in terms of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL

[3] Percentage of peak parking demand {ac tors reflect relfationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 242 of
the "Sharved Parking" manuat.




Appendix Table &1

HEALTH CLUB
WEEKDAY SHARED PARKIRG DEMAND ANALYSIS (1]
SEARS AUTO CENTER REDEVELOPMENT AT SOUTHB AY PAVILIGN, CARSON

Land Lse Heslth Club
Size 33921 KEF
Pl Bate[2] 6.67 [KEF

Giross 220 Spaces

Spaces T Guest Spe. 13 Euap. Spe. Shared

Time Y OF #Of Yo OF ¥Of Parking

of Bay Pealt [3] Spaces Pealk |3} Spaces Demand
&6:00 AM 0% 143 5% 10 155
T00 AM 0% 83 T5% 10 93
8:00 AM 40% 83 75% 16 93
9:00 AM 0% 145 75% 10 135
16:00 AM T0% 145 3% [Ee 133
11.00 AM B0% 166 75% j3 176
12:00 PM 60% 124 13% ¢ 134
1:00 PM % i45 5% 10 155
2:00 P 0% 143 75% 10 133
3:00 PM W% 143 75% 10 155
4:00 PM 80% 166 T5% 10 176
5.00 P G0% 186 100% 13 199
6:00 PM 100% 207 100% 13 220
7:00 PM H0% 186 5% i 196
§:00 PM 80% 166 30% T 173
:00 PM T4 145 20% 3 148
10:00 P 5% T2 20% 3 75
11:00 PM 0% 21 20% 3 24
12:00 AM 0% o 0% 3 0

Notes;

1] Source: ULI - Urban Land Instituie "Shared Parking,” Second Editon, 2005

{2} Parking rates for all land uses based on ULI procedure normalized to express
perceniage in terms of absolute peak demand ratics. Breakdows of guest vs. employee
parking pravided by ULL

{3} Percentage of peak parking demand fac tors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of
the "Shared Parking" manual.

4 {
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Appendix Table A-12

HEALTHCLUB
WEEKEND SHARED PARKING DEMAND AMALYSIS [1]
SEARS AUTO CENTER REDEVELGPBENT AT SOUTHB AY PAVILION, CARSON

Land Use Health Clud
Size 32921 KSF
Plg Ratef?] .67 [KSF
Gross 220 Spaces
Spaces 210 Guest Spe, 1t Emp. Spe, Shared
Time % OF # Of Yo O #Of Parking
of Day Feal [3] Spaces Pepk [3] Spaces Demand
0:00 AM 66% 139 41% 4 143
7:00 AM 37% 78 41%% 4 82
8:00 AM 29% [ 41% 4 65
9:00 AM 41% 86 41% 4 90
10:00 AM 29% 6l 41% 4 G5
11:00 AM 41% 86 41% 4 S0
12:60 PM 41% 86 41% 4 S0
1:00 PM 25% 53 41% 4 57
2:00 PM 21% 44 41% 4 48
300 PM 25% 53 41% 4 57
4:60 PM 45% 95 6% G 101
5:00 PM 82% 172 82% 8 180
6:00 PM T8 164 82% B 172
700 PM 49% 163 62%, & 109
&:00 PM 25% 53 41% 4 57
9:00 PM 8% 17 16%, 2 19
10:00 PM 1% 2 1% 2 4
11:00 PM 1% 2 i6% 2 4
12:00 AM 0% 0 0% ] 4
Motes;

{1} Source: ULI- Urban Land Mstitute "Shared Parking,” Second Edition, 2005

[2] Parking rates for all land uses based on ULI procedure normalized to CXPress
percentape in ferms of absoluts peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL

[3] Percentage of peak parking demand fac tors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as surmmarized in Table 2-2 of
the "Shared Parking™ manuai.




Anpentdic

Table A-13

OFFICE
WEEKDAY SHARED PARKING DEMAND ANALYSIS 1}
SEARS AYTO GENTER REDEVELOPSENT AT SOUTHRB AY PAVILION, CARSON

Land Ejse

Office
Sine 23.98% KSF
Phg Rate|2} 3 /KSE

Gross 80 Spaces

Spaces & Visitor Spe. 74 Emp, Spe. Shared

Time Y% Of # 07 % OFf #0Of Parking

of Day Peak 3] Spaces Peak [5] Spaces Demand
6:00 AM 0% 0 3% 2 2
700 AM 1% 0 30% 22 22
8:00 AM 0% 1 15% 36 37
9:00 AM 60% 4 95% 10 74
10:00 AM 100% & 100% 74 80
11:00 AM 45% 3 160% 74 77
12:06 PM 15% i 90% 67 68
100 PM 45% 3 0% 67 0
2:00 PM 1% 6 100% 74 80
3:00 PM 45% 3 100% 74 77
4:00 PM 15% I 0% 67 68
5:00 PM 10% i 0% 37 iz
6:00 PM 3% 0 25% 19 19
100 PM 2% 4] 10% 7 7
500 PM 1% 0 % 5 5
6:00 PM 0% & 3% 2 2
10:06¢ PM 0% 0 1% I 1
15:00 PM 0% 0 0% ] 1]
12:00 AM (% 0 0% ] 4

{17 Source: ULI- Urban Land Institute "Shared Parking," Second Edition, 2003,

{2} Parking rates for all fand uses based on UL procedure nomaalized to express
percentage in tenns of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL

{3] Percentage of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summanzed in Table 2-2 of
the "Shared Parking” manual.




Appendix Tahle A-14

OFFICE
WEEKEND SHARED PARKING DEMAND ANALYSIS [1]
SEARS AUTO CENTER REDEVELOPMENT AT SUUTHB AY PAVILION, CARSOM

Land Use Office
Size 23.98% KSR
Phyy Rate2} ) 3 /KS8F
Gross 80 Spaces
Spaces & Vistior Spe. 74 Emp. Spe. Shared
Tinte Yo OF #0Of Yo 3§ # Of Parking
of Diay Peale {3} Spaces Peak {3} Spaces Demand
6:00 AM 0% G % 0 ¢
7:00 AM 2% 0 % i i
800 AM 6% 0 6% 4 4
%00 AM 8% 0 8% [ 6
10:00 AM 9% i % 7 g
1100 AM 10% i 10% 7 3
12:00 PM F% i 9% ki 8
1:00 PM 8% Y 8% [ 6
200 PM 6% ] 6% 4 4
3:00 PM 4% 0 4% 3 3
4.00 PM 2% 3§ 2% 1 [
5:00 PM 1% 0 1% I I
£:00 PM 1% G 1% } 1
7:00 P (1% 0 0% 0 3
8:00 PM %% Y 0% 33 4]
900 PM &% 0 0% G 0
1600 PM 0% 0 0% [\} 0
11:00 PM 0% i 0% o o
1200 AM 0% & (% ) 0

{11 Source: ULI- Urban Land Institute "Shared Parking," Second Edition, 2005

2] Parking vates for all Jand uses based on ULI procedure nommalized to express
percentage in terms of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL

{31 Percentage of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of
the "Shared Parking” manual.




Appendix Table A-15

MEDICALIDENTAL OFFICE
WEEKDAY SHARED PARKING DEMAND ANALYSIS [1]
SEARS AUT( CENTER REDEVELOPMENT AT SCUTHB AY PAVILION, CARSON

Land Use Medical/Denial Office
Size 8.41% KSF
Pley Ratefd] 3.53 JKEF
Gross 8 Spaces
Spaces 19 Visiter Spe. 9 Hmp. Spe. Bhared
Time % Of #OF Ve OF #Of Parking
of Day Peak {3] Spaces Peak |3] Spaces enmand
6:00 AM 0% 0 0% o 0
100 AM 0% 0 0% 0 0
8:00 AM %% 17 0% 3 22
9:00 AM 90% 17 130% 9 26
10:064 AM 100% 19 180% 9 28
1100 AM 100% 19 160% 9 28
12:00 PM 30% 6 100% G 15
1.00 PM 9% 17 100% 9 26
2:00 PM 100% 19 100% 9 28
3:00 PM 100% 19 10G% & 28
4:00 PM 90% 17 160% 9 26
500 PM 80% 15 100% 9 24
6:00 PM 61% 13 67% 6 19
7.00 PM % [ 30% 3 9
8:00 PM 5% 3 15% I 4
2:00 PM 0% 0 G% ] a
10:00 PM 0% 0 0% 0 0
160 PM 0% Q 0% G 4]
12:00 AM 0% i 0% O ]
Notes:

[1] Source: ULI-Urban Land Institute "Shared Parkme." Second Bditton, 2005.

[2} Parking rates for all land uses based on ULI procedure nommalized to express
percentage in terms of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL
{3] Percentage of peak parking demand factors reflect relationships betweer weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of
the “Shared Parking” manual.

¢
 O—



Appendin Table A8

MEDICALIDENTAL OFFICE
WEEKENE SHARED PARKING DEMAND ANALYSIS [1]
SEARS AUTC CENTER REDEVELOPRMENT AT BOUTHE AY PAVILICH, CARSON

Land Use Medical/Dental Gifice
Siwe 8.41% WS
Phg Rate[2] 3.33 /HER
Griss 18 Spaces
Spaces 19 Visitor Spe. 2 Emyp. Spe. Shared
Time e O # Of Yo Of #0OF Parking
of Day Peak [3} Spaces Peak [3} Spaces Demand
6:00 AM 0% ] 0% 1] 4]
T:00 AM (% 0 0% 0 1]
8:00 AM 0% 17 60% 3 2z
9:00 AM 0% 17 100% 9 26
10:06 AM 1605 19 100% 9 28
1100 AM 100% 1% 100% 9 28
12:00 BM 0% 4 100% 9 135
1:00 PM 0% 0 0% 0 1]
2:00 PM 0% 4 0% 0 0
3:00 Pm (% 4] 0% 0 0
4:00 PM 0% 0 0% 0 0
5:00 PM 0% 0 0% ] 0
6:00 PM 0% 0 0% ] 0
7:00 PM 0% 0 0% 3 0
£:00 PM 0%, 4 0% 4 0
9:00 PM 0% 0 0% 4 4
160 P 0% 0 0% 0 0
11:00 PM 0% 0 0% 0 0
12:00 AM 0% 1] 0% O 0
Notes:

{1 Source. ULI- Urban Land Institute "Shared Parking,” Second Edition, 2005,

12} Parking rates for all land uses based on U1 procedure normalized to express
percentage in tenins of absolute peak demand ratios. Breakdown of guest vs. employee
parking provided by ULL

[3] Percentage of peak parking demand fac tors reflect relationships between weekday
parking demand ratios and peak parking demand rattos, as summarized in Table 2-2 of
the "Shared Parking” manual.




Appendix Table A-15

BARNK
WEEKDAY SHARED PARKING DERMAND ANALYSIS [1]
SEARS AUTO CENTER REDEVELOPMENT AT S0UTHB AY PAVILION, CARSON

Land Use Bank
Size 13,720 K5F
Plig Raiel2] 3.33 MKSK

Gross 46 Spaces

Spaces 3 Visitor Spe. 16 Emp, Spe. Shired

Time % OF # O e O # 08 Farling

of Day Pesk |3} Spaces Peak {31 Spates Dromand
6:00 AM 0% O 0% o 4]
700 AM 0% O 0% 0 0
8:00 AM 30% 15 6% 16 23
G:00 AM 90% bl 100% 16 43
10:00 AM 100% 30 160% i6 46
11:00 AM 50% 13 100% 16 31
12:00 Py 30% 15 100% 16 3
1:00 PM 50% 15 100% 14 31
200 P V% 21 100% 16 37
3:00 PM 50% 15 100% 16 31
4:00 PIM 80% 24 100% 16 40
500 P 100% 30 100% 16 46
6:06 PM 0% 0 0% O 0
00 P 0% 0 0% 0 0
5:00 PM 0% 4 0% 0 G
%060 PM 0% 0 0% 0 4]
18:00 PM 0% [t} 0% 0 4]
11:00 PM 0% 0 0% il 3
12:00 AM (% G 0% 0 0

{13 Source: ULI- Urban Land lustitute "Shared Parking,” Second Edition, 2005,

{2] Parking rates for all land uses based on ULI procedwre normalized to express
percentage in terms of absolute peak demand ratios. Breakdovn of guest vs. employee
parking provided by ULL '
[31 Percentape of peak parking demand factors reflect relationships between weekday
parking demand ratios and peak parking demand ratios, as summarized in Table 2-2 of
the "Shared Parking” manual.




Appendix Table A-16

BANK

WEEKEND SHARED PARKING DEMAND ANALYSIS [1]
SEARS AUTO CENTER REDEVELOPMENT AT SOUTHE AY PAVILION, CARSGN

Land Use Banic
Size 13,720 KSF
Pl Rate]2] 3.33 JKST

ross 46 Spaces

Spaces 30 Yisitor Spe. 6 Emp, Spe. Shared

Time % OF O % Of #Of Parking

of Day Peak [33 Spaces Peak {3} Spaces Demand
G:00 AM 0% O 0% 4] ]
700 AM 0% i (% ] ]
8:00 AM 25% 8 S0% i4 22
9:00 AM 40% 12 100% i6 28
1000 AM 5% 23 100% 16 15
1100 AM 100% 30 100% 16 A6
12:00 P % 27 160% 16 43
1:00 PM Mo 4 0% o 4
2:00 PM 4% 0 0% 0 0
3:00 PM 0% 0 0% 1] 0
4:00 PM 0% 0 0% 0 0
5:00 PM 0% O % 0 0
6:00 PM 0% 0 0% 0 i
700 P % 4 0% 0 0
8:00 PM 0% 0 0% 0 o
§:00 P (% 4 0% & o]
10:00 PM 0% 0 0% 0 0
11:00 PM 0% 0 0% ] 0
12:60 AM 0% O 3% g 0

Notes:

[1] Source: ULI-trban Land Institute "Shared Parking,” Second Edition, 2003

[2] Parking rates for all land uses based on ULI procedure normalized to express
percentage in terms of absolute peak demand ratios. Breakdown of puest vs. employee
parking provided by ULL.
13} Percentage of peak parking dernand factors reflect relationships between weekday
parkang demand ratios and peak parking demand ratios, as summarized in Table 242 of
the "Shared Parking” manual,




