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Introduction

Date Application Received
June 15, 2017

Property Owner
Avalon Carson, LLC
1200 Wilshire Blvd. Suite 250
Los Angeles, CA 90025
peter@ karvelisapc.com

Applicant/Business Owner
Elwa Cignoli, LLC
660 Colorado Circle
Carson, CA 90745
alixandra.cignoli@massageenvy.com

Project Description
The applicant requests approval of Conditional Use Permit (CUP) No. 1025-17 to
authorize massage services (“Massage Envy”) located in a mixed-use residential
development (“Renaissance at City Center”) in the MU-CS (Mixed-Use; Carson
Street) zone. The applicant also requests approval of Modification No. 3 to CUP No.
685-07 to modify parking requirements for a mixed-use residential development. To
demonstrate adequate parking is provided for the current mix of commercial tenants
(Exhibit No. 5), the applicant has submitted a revised parking study. The original
parking study was approved by the Planning Commission in 2008 and was modified
in 2009.

Current Improvements
The property site contains a 236-unit residential, mixed-use development project. The
project features market-rate residential apartments as wells as affordable senior
apartments. The mixed-use project comprises four stories, including restaurant, retail
and commercial and guest parking on the first floor and subterranean parking. The
proposed tenant space is currently vacant.

Previously Approved Discretionary Projects:
On February 26, 2008, the Planning Commission approved a development plan for
the existing mixed use development. The project included:

• Design Overlay Review (DOR) No. 1256-07 for the project design;

• CUP No. 685-07 for shared parking; and

• CUP No. 686-07 for a mixed-use development.
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On February 19, 2009, Modification No. 1 to CUP No. 685-07 was approved by the
Planning Commission to modify the ground level to accommodate better flexibility for
future commercial tenants.

On October 1 1, 2011, Modification No. 2 to CUP No. 685-07 was approved by the
Planning Commission to modify conditions regarding park fees.

Public Safety Issues:
None.

II. Project Site and Surrounding Land Uses

The subject property is located on the southeast corner of Avalon Boulevard and
Carson Street. The following provides a summary of the site information:

Site Information
General Plan Land .

Use Mixed-Use Residential

Zone District MU-CS (Mixed-Use; Carson Street)
Site Size 4.29 acres

Mixed-Use, Multi-Tenant Commercial and Residential Building

Surrounding North: City Hall zoned CR-D (Commercial, Regional; Design
Uses/Zoning Overlay)

South: Commercial and Single-Family residential uses zoned
CG (Commercial, General) and RS (Residential, Single-family)
East: Mobile Home Park zoned CR-D and RM-25-D
(Residential, Multi-family; 25 units per acre maximum; Design
review)
West: Commercial center zoned CR-D

Access Ingress/Egress: Carson Street and Avalon Boulevard

Surrounding land uses include a mobile home park to the east, commercial and
single family residential uses to the south, a Ralph’s shopping center to the west and
Carson City Hall to the north. The area has been developed for a number of
decades and has a well-established urban character.
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Ill. Analysis

Use
The project site is located in the MU-CS zoning district, which permits operation of
the proposed use with approval of a Conditional Use Permit (CUP). The proposed
use would offer full-body massage services and will have 16 licensed massage
therapists, 4 licensed esthetician, 6 front desk staff, and 1 manager for a total of 27
employees.

The 3,540-square-foot tenant space (Unit No. 101) will consist of a reception room, a
tranquility room, nine semi-private massage rooms, four skin care rooms, 2
bathrooms, an employee lounge and office. The proposed hours of operation are
Monday — Sunday, from 8:00 a.m. to 10:00 p.m. Services offered will include full body
massage and assisted stretching, as well as skin care services such as customized
facials, chemical peels and microderm infusion. Cover-up sheets will be provided to
clients prior to any massage services. During massage sessions, therapists will only
uncover the area of the body being worked on.

CMC Section 9138.91 also requires that operators of massage establishments
comply with specific requirements to ensure that all massage activity taking place
within the establishment is legitimate, and all conduct by the establishment’s staff and
clientele is of an appropriate and professional nature. In addition, the operator is
required to obtain approval from the Sheriff’s Department prior to the issuance of a
Business License.

The Planning Commission has discretion to deny a Conditional Use Permit for a
massage use. More specifically, CMC Section 9138.91.C.c states:
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“The Planning Commission retains the discretion to deny any application for a
Conditional Use Permit where the massage establishment is within close proximity,
as determined by the Planning Commission, to any adult business or establishment
selling alcohol for on-site consumption, including bars and taverns.”

The proposed massage use is located adjacent to Uncle Darrow’s, Dog Haus, and
Green Door, all restaurants which serve alcohol. Staff believes the proximity of
Massage Envy to these restaurants would not be an issue of concern for the said
uses.

Public Safety
The Sheriff Department has reviewed the subject application and proposes several
conditions of approval which include a camera system, panic alarm, safe, and safety
lighting. Additionally, prior to the issuance of a business license, Sheriff’s
Department approval which includes fingerprinting and background approval is
required.

Parking
The project site provides a total of 565 parking spaces. Based on the CMC
requirements, 589 parking spaces are needed for the project site. This demand is
required if all land uses simultaneously generated their maximum parking demands.

In multi-tenant commercial and mixed use centers, all tenants share the parking lot.
In order to evaluate the adequacy of the parking spaces for all the uses, the applicant
has completed a parking study. A revision of this study is also attached, which
includes only the commercial portion of the project site, Exhibit 4.

The parking study evaluates shared parking factors such as the types of uses,
parking rates, monthly variations of parking demand by land use, differences
between weekday and weekend parking demand for customer/visitor and employees,
and the hourly distribution of peak parking demand for each type of land use.

Once shared parking factors are utilized, a maximum parking demand of 530 parking
spaces will occur on weekdays from 7:00 PM - 8:00 PM, and a maximum parking
demand of 527 parking spaces will occur on weekends also from 7:00 PM - 8:00 PM.
The 565 parking spaces provided by the project are sufficient to accommodate peak
demands.

The City’s Traffic Engineer concurs with the revised parking analysis and determines
that the proposed modification will not create any new parking impacts. In addition,
the reduced number of required parking spaces is consistent with the objectives of
the MU-CS zone to create a livable, pedestrian-friendly downtown retail district
surrounding the civic core.
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IV. Environmental Review

Pursuant to 15301 (Existing Structures or Facilities) of the California Environmental
Quality Act (CEQA) Guidelines, the proposed project is deemed to be a minor
alteration of an existing private structure involving negligible or no expansion of use
beyond that existing at the time of the Lead Agency’s determination and is therefore,
Categorical Exempt.

V. Public Notice

Public notice was posted to the project site on September 6, 2017. Notices were
mailed to property owners and occupants within 500 feet by September 14, 2017.
The agenda was posted at City Hall 72 hours prior to the Planning Commission
meeting.

VI. Recommendation

That the Planning Commission:

• APPROVE Categorical Exemption, Conditional Use Permit No. 1025-17, and
Modification No. 3 to Conditional Use Permit No. 685-07, subject to the
conditions attached as Exhibit “B” to the Resolution; and

• WAIVE further reading and ADOPT Resolution No.

_______,

entitled “A
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
CARSON APPROVING CONDITIONAL USE PERMIT NO. 1025-17 TO
AUTHORIZE MASSAGE SERVICES, AND MODIFICATION NO. 3 TO
CONDITIONAL USE PERMIT NO. 685-07 FOR THE MODIFICATION OF
PARKING REQUIREMENTS FOR A PROPERTY LOCATED AT 21780 S.
AVALON BOULEVARD”.

VII. Exhibits

1. Zoning Map
2. Adopted Resolution No. 08-2193
3. Proposed Resolution for Modification No. 3
4. Kunzman Associates Shared Parking Analysis dated August 31 and September

16, 2017
5. Development Plans

Prepared by: Max Castillo, Assistant Planner
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CITY OF CARSON

PLANNiNG COMISSI0N

I trIrP.J M’ t

A RESOLUTION OF THE PLANNING COMMISSION OF THECITY OF CARSON APPROVING DESIGN OVERLAY REVIEWNO. 1256-07, CONDITIONAL USE PERMIT NO. 685-07, ANDCONDITIONAL USE PERMIT NO. 686-07 FOR THECONSTRUCTION OF A 236-UNIT RESIDENTIAL MiXED-USEDEVELOPMENT FOR PROPERTY LOCATED AT 708-724 E.CARSON STREET AND 21720-21814 S. AVALONBOULEVARD.

THE PLANNING COMMiSSION OF THE CITY OF CARSON, CALIFORNIA, HERESYFENDS, RESOLVES AND ORDERS AS FOLLOWS:

Section 1. An apnHcation was duly flied by the aplicant, Tncmas Safran Associates,witn respect to real property located at 708-724 5. Carson Street and 21720-21814 S AvalonBoulevard as described in Exhibit “A” attached hereto, requesting the aorcva! of a 236-unresioentiai mixed-use development on 4.29 acres. The request includes:

• Design Overlay Review (DOR) No. 1256-07 for development within the Mixed-Use — Carson Street (MU-CS) Corridor;

• Conditiona Use Permit (CUP) No. 685-07 fo shared parking; an

• CUP No. 686-07 for a mixed-use development.

A puDic hearing was duly held on February 26, 2008, a: 6:30 P.M. at tne Carson City H&iCouncil Cnambers, 701 East Carson Street, Carson, California. A notice of time, p;sce ancpurpose of the aforesaid meeting was duly given.

Section 2. Evidence, both written and ora, was duly oresented to and considered bythe Planning Commission at the aforesaic meeting.

Section 3. Pursuant to Section 9136.17.0 of the Carson Munical Code (CMC), alluses within the Mixed-Use — Carson Street Corridor are subject to ste plan anc design reviewoar Section 9172.23. Pursuant to Section 9162.24 of the CMC, when twc or more uses share aoatking facility, and when demonstrated by s signed affidavit that tne hours o tneir demand sonot suos:antially overlap, then tne parking reowremen: may be reduced by tne PlanningCommission tnrough the approval of a Conditional Use Permit pursuant to Section 9172.21 (D).D]rsart to CMO Section 9 3 (Uses etmTtted) a Conatona Use Perma 5 recuirec rotM xeo-Use (commercal/resicent &) dave oomens v :nn tne MU-CS (M xec-Use — CasorStreet) zone. Tne Pannino Commission finds tnat:
I The oranoseo crc so s canas en anc adneres o tne Carson Genera an MxecUse - Resoent,al Lanc use cesignaucn anc asnetes to tne coicies goes anc czjecnves a tneCarson Street Master Ran. Tne proposed mixes-use develooment is consistent withoeveicome stancercs o ne ece’ ly adoced MU CS (M xec-Jse — Carso Srree+) zone Thercocsed project wIll be a focal ocint at the cornet of Avalon Boueverd and Carson Street, ancan exemolary example of a mixed-use dsveioprnen:. The commercial cottion is oriented a: theground level along Avalon Boulevard and Carson Street, which rovidcs an uroar presence andedes:rian-oheites amenities.

: 25’ :vc.55Zp’ hi’ (‘,t(- (2b d
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2. The design and architecture of the proposed development conforms to all the
applicable design and development standards of the MU-CS (Mixed-Use — Carson Street) zone,
with exception to building height, floor area ratio (FAR), density, private open space, and
parking. The project complies with Section 9126.91 of the CMC, in that 36 percent of the units

projects qualifying under ts Section, the appro ingahoty may aflow deaflon s from the
development standards relating to FAR, density, private open space, and parking. In addition,
CUP No. 685-07 for shared parking is being proposed to address the number of parking spaces.

3. The project is pedestrian oriented as the building is oriented toward the street and
restaurant and retail uses will serve the residents and surrounding community. The commercial
portion of the project is designed to encourage pedestrian activity. The design and architecture
of the project features a very eclectic style of architecture, combining European influences in
each section of the elevations. A clock tower is proposed at the intersection of Avalon Boulevard
and Carson Street and 86 senior housing units will be located on the northern portion of the
development. The remaining elevation along Avalon Boulevard contains a variety of
architectural building sections to break the long elevation. The first floor of the building features
a different veneer for each building section in addition to canvas awnings, plaster coated foam
trim, recessed aluminum storefronts and decorative entry signage per tenant. The remainder of
the building includes 25-year dimensional shingle roofing with decorative ridgeline; decorative
cornice and wrought iron railing; vinyl French doors; and stucco banding throughout. The
project includes ample side and rear yard setbacks, lush Landscaping, and adequate design
amenities. Conditions of approval have been included to mitigate potential conflicts between the
commercial and residential uses.1

4. The proposed mixed-use project is compatible with similar approved housing
projects and anticipated development within the MU-CS (Mixed-Use — Carson Street) zone. The
redevelopment of the project site will be an asset to the City and adheres to the goals and vision
of the Carson Street Master Plan. The mixed-use project will be a catalyst to future
development along Carson Street and will help support future transit-oriented developments
within this heavily traveled mass transit area. As such, the project is compatible with the
existing and anticipated development of the area.

5. The on-site circulation pattern and parking areas meet the requirements of the
MU-CS (Mixed-Use — Carson Street) zone, with the exception of required guest and senior
housing parking stalls. The findings under Conditional Use Permit (CUP No. 685-07) will
address these deviations. Customer and guest parking areas located on the ground floor
provide adequate and safe circulation of vehicles and pedestrians on site. A condition will be
placed that delivery of merchandise be limited to off-peak hours to the extent feasible. Senior
and condominium resident parking located in the subterranean garage also provide adequate
and safe circulation of vehicles and pedestrians on site. Carson Street and Avalon Boulevard
are major thoroughfares that can accommodate the expected traffic to be generated from the
proposed development.

6. Based on Section 9138.17 (Mixed-Use — Carson Street) of the CMC, Section D
(12), 690 parking spaces are required for the mixed-use development which includes
commercial, restaurant, resident guest and residential uses. As the project contains more than
10% affordable, senior housing units, it qualifies for a reduction in the required parking for senior
housing. As such, the applicant proposes a 0.7 ratio for 85 of the senior housing units and a
0.75 ratio for overall guest parking. Based on this reduced ratio, 558 parking spaces would be

10n Oct. 11, 2011, the Planning Commission approved an 60-foot-high bell tower in the south portion of the
building because of its exceptional design and overall appearance in accordance with Section 9138.1
Mod. No. 2 to DOR No. 7256-07, CUP No. 685-07, and CUP No.686-07



recuired for the project. Tne maximum parking demand as identified in the sharec packinganalysis fr the project would be 566 parking spaces oefore shared carking factors areconsidered. A total of 580 parking spaces are proposed on site, which includes 202 parkingsPaces Ofl the ground evel fr commercial and residental auest tknn ‘7R
sues o rot senior resioen:s anc 3UU tor condominium residents). Basec on thesefnUings, it a antcoated that the project, even at peak uncn perods, wiN be able to provideacequate on-site parking.

7 The orciec Teatures DCir0 moflteD scnaoe aDoVe tne orcosec bus nesssnops specifo sgn proc’am sa os eve1oec ft *ne crolect sub.lec c ne review at’cCDDrOai of tne iannng Commssior pro to tne ‘ssuance o cuilding pernfs fo- tne Drojec
W tn tne irnoementaton of t’s sgn ocogram tne attraolveness etec veness anc res a r nsignng, graprics anc color pan oe maoe a: tns trne. Al signage shah corncly wtn therecuirements r tne MU-CS (Mixed-Use — Carson Street) zone.

8. ins County Fire DeDartment has reviewec the oroocsed project and conducesthat aaequate water suppiy exists to mee: current anc anticipetec fire suppression needs. TheCounty Fire Depament has rnoseö several conditions, which are incorocrated in tneConditions of Approva for this project.

9. Aopcova of tne Conditional Use Permit is contingent upon the Cty CouncN’sapprova of the final subdivision map. AN additional and applicable sections can be satisfiedcrovided that the conditions of approval are ap[ied. Therefore, this finding can be made in tneaffirmative.

S.ection 4. The Planning Commission further finds that the use permitted by theoroposed project Wil. no: nave a significant effect on the environment as indicated n the intiaStudy and Mitigated Negative Declaration Dcepareä for this project.

Section 5. Based on tne aforementioned findinos, the Panning Commission nerebycooroves Design Overlay Review No. 1256-07, Conditional Use Permit No. 565-07, andConctiona Use etmi Nc 686-07 suDect o e cone os Se forc Exn D B’ a tacnec
hereto.

Section 6. The Secretary shall certify tc the adoption of tne Resolution and shaNtransml: cooies o tne same to the aooicant.

Section 7 Tn’s action shall Decome r na’ anc effeczve ifteen days afte- tne aeootono tn s Resoiutior. unless wnn suon ‘me at, apea’ ‘s ea wtn tne C4y Ce-K n accorcancewith tna provisions of tne Carson Zoning Ordinance.

PASSED, APPROVED AND ADOPTED TIS%tb DAY OF F’BRUARY, 2008.

_N
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FH No: 061S7517

EXHIBIT “A”

AH that certain real poerty situated in the County of Los Angeles, State o
California, described as follOWS;

Parcel it

The Easterly 45.00 feet of the portion of Lot 55 of Tract No. 2982, in the City of
Carson, County of Los Angeles, State of Cailfornia, as per map recorded in 5ok
35, Page 31, of Maps, in the Office of the County Recorder of said County,
described as follows;

Beginning at a point in the Westerly line of said Lot 56, distant thereon North
54319 feet from the Southwesterly cornet of said Lot; thence Easterly parallel
with the Northerly line of said Lot 56 to a point in a line drawn parallel with and
distant Westerly 100 feet, measured along and parallel with the Northerly line of
said Lot from the Easterly line of said Lot 56; thence Northerly along said parallel
line to the Northerly line of said Lot 26, in the Southerly line of Carson Street;
thence Westerly along said Street to the Northwest corner of said Lot; thence
Southerly along Lucite Street, now Avalon Boulevard, 155 feet to the true point
of beginning.

Except therefrom the Northerly 20.00 feet thereof.

Parcel 2:

That portion of Lot 56 of Tract No. 2982, in toe City of Carson, County of Los
Angeies, State of California, as per map recorded in Book 35, Page 31, of maps,
in the Office of the County Recorder of said County, described as follows:

Beginning at a point in the Westerly line of said Lot 56, distant thereon Northerly
504 feet from the Southwest corner of said Lot, said point of beginning being
also the Northwest corner of that parcel of land, as provided to E. William Uirich,
et at., by deed recorded in Book 2009, Page 251, of Official Records; thence
Northerly along Lucile Street, 39.19 feet; thence Easterly parallel with the
Northerly line of said Lot 56 to a point in a line drawn parallel with and distant
Westerly 100 feet, measured along and parallel with the Northerly line of said Lot
56, from the Easterly line of said Lot; thence Southerly along said parallel line to
the Northerly line of said land of Ulrich, et at.; tnence Westerly along the
Northerly line of said land to the point of beginning.

Except therefrom the 10 feet of the Westerly 25 fee:.

Parcel 3:

Tne North 63 feet of the South 504 feet of Lot 56 of Tract Nc. 2982, in the City
of Carson, County of Los Angeles, State of California, as per mao recorded in
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He Nc: 06157517

Book 35, Page 31 of Maps, in tne Office of the County Recorder o sa County,
the North line thereof to be parallel with the South line of said Lot.

ParceT 4:

The North 63 fee: o’ the South 441 feet of Lot 55 of Tract No. 2982, in the City
of Carson, County o Los Angeles, State of CaIiornia, as per map recorded in
Book 35, Page 31, o Maps, in the Office of the County Recorder of said County,
the North line thereof to be parallel with the South line of said Lot.

Exceot therefrom the Easterly 10 feet of the Westerly 10 Feet.

A!so except therefrom 500/c of all mineral rights, as reserved in tne aeec fron
Heen , Ryder, a married woman as her SOiC and separate property and B. 3
Ryäe, her husband also known as Bayerd Edward Ryder, recorded in Book
21221, Page 358, Official Records.

Parcel 5:

The North 63 feet of the South 378 feet of Lot 56 of Tract No. 2982, in the City
of Carson, County of Los Angeles, State of California, as per map recorded in
Book 35, Page 31 of Maps, in the Office of the County Recorder of said County,
the North line thereof to be parallel with the South line of said Lot.

Except tnerefrom the Easterly 10 feet of the Westerly 25 feet.

Parce 6:

The North 63 feet of the South 315 feet of Lot 55 o Ttac: No. 2982, in tne City
of Carson, County of Los Angeles, State of California, as per map recorced in
BooK 35, Page 31, of maps, in the Office of the County Recorder o said County,
the North line thereof to be parallel with the South line of said Lot.

Except therefrom the Easterly 10 feet of the Westerly 25 feet.

Parce 7:

That portion of Lot 56 of Tract No. 2g82, in :nc City of Carson, County of Los
Angeies, State of California, as per map recordec in Book 35, Page 31 of Maos, in
tre Office of the County Recorder of said County, described as fohows:

Beginning at a oint in the South boundary line of Carson Street, distant 100 fee:
West from the intersection o the East bounda-y line of said Lot with the said
South boundary line of Carson Steet; thence South parallel with the East
boundary line of said Lot, to the North boundary line of the ends conveyed to E.
WiiUam U!rich, at at., recorded in Book 2009, Page 251, Official Recorce; thence
East along the North boundary of the lands so conveyed to the East line of said
Lot 56; :nence Nortn afonc the East lIne of saic Lot to the ntersecton with South

Page 4
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File No: 06157517

bouday line of Carson Street; thence West along the South boundary line of
Cason Street, 100 feet tc the point of beginning.

Except therefrom the Noheriy 20.00 feet thereof.

Assessor’s Parc& Number: 7332-00 1-002; 7332-001-003;
7332-00 1-004
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Ffle No: D617518

EXHIBIT “A”
Au tnat ceain rea property si:uated in tne County of Los Angeles, State ofCalifornia, descrioed as foflows:

Parcel 1:

The North 125 feet of tnc South 252 feet of Lot 56 o Tract No, 2982, in the Cityof Carson, County of Los Angeles, State of California, as per map recorded inBook 35, Page 31 of maps, in the Office of the County Recorder of sa County.

Except therefrom all oil, gas, minerals and other hydrocarbon substances, lyingbelow a depth DC 500 feet, without the right of surface entry, as reserved ininstrument of record.

The North line thereof to be parallel with the South line of said Lot.

Except the Westerly 25 feet of the Northerly 126 fee: of the Southerly 252 feet ofLot 56, Tract No. 2982, as shown on map recorded in Book 35, Page 31 of maps,in the Office of the County Recorder of said County.

Also except therefrom that portion within the Westerly 15 feet of the Northerly63 feet of the Southerly 252 feet of said Lot.

Parcel 2:

The North 53 feet of the South 126 feet of Lot 56 of Tract No. 2982, in the Cityof Carson, County of Los Angeles, State of California, as per map recorded inSook 35, Page 31 of Maps, in the Office of the County Recorder of said County,the North line thereof to be parallel with the South fine of said Lot.

Except the Easterly 10 feet of the Westerly 25 feet of the Northerly 63 feet of theSoutherly 126 feet of Lot 56, Tract No. 2982, as shown on map recorded in Book35, Page 31 of Maps, in the Office of the Recorder of the County of Los Angeles.

Parcel 3:

The South 63 fee: of Lot 55 of Tract No 2962, in the City of Carson, County ofLos Angeles, State of California, as per map recorded in Book 35, Page 31 ofMacs, in the Office of the County Recoroer of saic County.

The North line thereof to be parallel with tne South line of said Lot.

Exceot the Easterly 10 feet of the Westerly 25 fee: of :ne Southerly 63 fee: of Lot36, Tract No. 2982, as shown on map recorded in Book 35, Page 31 of mans,the Office of the Recorder of the County of Los Angeles.
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Assessor’s Parce’ Number: 7332-00 1-005; 7332-00 1-006
7332-001-007
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FHe No: 06135285

EXHIBXT “A”

i-i tnac certain reai property situatec in tne County of Los Angeles, State of
Caflforna, described as follows:

Parcel A:

That portion of Lot 55 of Tract No. 2982, in the City of Carson, County of Los
Angeies, State of Caflfornia, as per map recorded in Book 35, Page 31 of Maps, in
the Office of the County Recorder o said County.

Beginning at a point in the Westerly line of said Lot 56, ais:ant thereon Northe-iy
543.19 feet from the Southwesterly corner of said Lot; thence Easterly, parallel
with the Northerly line of said Lot to a point in the Easterly line of the Westerly
25.00 feet of saiä Lot, said point being the Southeasterly corner of the land
described as Parcel 19-27, in the deed to the County of Los Angeles, recordec
February 24, 1965, as Instrument No. 3153, in Book D-2809, Page 543, of
Official Records of said County, said point being also the true point of beginning
of this description; thence continuing Easterly, parallel with the Northerly line of
Lot 56, a distance of 135.00 feet, more or less, to the Southwesterly corner of
the land described in the deed to John D. Calas and Kay Calas, recorded July 30,
1963, as Instrument No. 126, in Book D-2122, Page 392, of said Official
Records; thence Northerly, along the Westerly line of said and of Calas, a
distance of 135.00 feet to the Southeasterly corner of the land described asParce! 23-27 in the hereinbefore mentioned deed to the County of Los Angeles;
thence along the boundaries of said Parcel 23-27 Westerly a distance of 118.00
feet and Southwesterly, a distance of 24.05 feet to the most Southerly corner of
said Parcel 23-27; thence Southerly along the Easterly line of the hereinbefore
mentioned Parcel 19-27, a distance off 118.00 feet to the true point of beginning.

Parcel B:

The Westerly 15.00 feet of that portion of Lot 55 of Tract No. 2982, in the City oCarson, County of Los Angeles, State of California, as per map recorded in Book35, Page 31 of Maps, in the Office of the County Recorder of said County,
described in the deed to Herbert V. Souders, et ux., recorded August 20, 1938,as Instrument No. 992, in Book 15995, Page 182, Official Records, in the Officeof the County Recorder of said County.

Assessors Parcel Number: 7332-001-001
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CITY OF CARSON

DEVELOPMENT SERVICES

PLANNING DIVISION

EXHIBIT “B”

DESIGN OVERLAY REVIEW NO. 1256-07

CONDITIONAL USE PERMIT NO. 685-07

CONDITIONAL USE PERMIT NO. 686-07

GENERAL CONDITIONS

1. It a building permit is not issued within one year of the aate of apuroval of DesignOverlay Review Nc. 1256-07, Conditional Use Permit No. 685-07, a-idConditional Use Permit No. 686-07, said permit(s) shall be declared null and voidunless an extension of time is repuested prior to expiration and approved by thePlanning Commission,

2. The approved Resolution, including tne Conditions of Approval contained herein,and signed Affidavit of Acceptance, shall be copied in their entirety anc placeddirectly onto a separate plan sheet behind the cover sheet of the developmentplans prior to Building and Safety plan check submittal. Said copies shah beincluded in all development plan submittals, including any revisions and the finalworking drawings.

3 Tne architectural feature at the northwestern DOrtiOfl of the building anc all otherstructures that exceed tne height requirement shall be revised to meet the heigntrequirement as described in Section 9136.17(D)(6) of the Carson MunicipalCode, unless an ordinance amendment s approved by the City which allows forsuch architectural features to exceed the height requirement.

4. Prior to ssuance of a building permit, a tentative tract map shall be suomitted tothe Cty for subdivision of the residential units a-id commercial tenant spaces.The tract map snaIl be recorded with the County Reco-der’s office prior toissuance of certificate of occuoancy

5. The applicant shall comPly with all city, county, state a-id federal regulations
applicable to this project.

6. Within forty-eight hours of approval of the subject orojec:, tne apolicant snah
deliver to the Plann;ng Div;sion a cashiers check or money orcer oayable to tns
County Clerk in the amount of $50.00 (fifty dollars) pursuant to SB 1535 to
enabie the city to file the Certificate of Fee Exemotion citinc a De Mnirnus
Imact. If witnin such forty-eight hour oerioc the aplican: has no: aelivared to
tne Piannina Divsion the above-noted cashiers check or money orcer, the
approval for the project granted herein may be considered automatically null anc
void.

7. In additon, snould the Department of Fish and Game reject tne Certificate o’ FeeExenDor flea w ‘- tne Not ce a Exemo a-’ a”c eci e naymen o eec -‘a
apocant snal cci vet tc tne anning Divsio wtn n Torty-eign hours o
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Resolution o. 08-
DOR No. 1255-07. CUP No. 685-07, and CUP No. 66-07

notification, a cashiers check or money order payable to the County ClerK in theamount c Si $76.75 oursint t
proJect snaii not e operative, vested or final unless and until the fee is pad

8. The aoplicant shal make any necessary site pian and design revisions to tne site
plan and elevations aptoved by the Planning Commission in order to comzlywitn all tne conditions of aporoval and acpiicacie Zoning Ordinance prosionsSuostantial revisions will require review by the Planning Commission.

9. The applicant shall submit two complete sets of plans and related documentatonthat conform to Sil the Conditions of Approval to be reviewed and approved nytne Planning Division prior to the issuance of a buiidng cermit,

10, AI buildings, grounds, parking areas and landscaoing snal be maintained in aneat ana orderly manner at all times.

11. Decision of the Planning Commission shall Decome effective and fna 15 daysafter the date of its action unless an aopeal is filed in accordance with Section9173.4 of the Zoning Ordinance.

12. A modification of the conäitions of this permit, including additions or deletions,may be considered upon filing of an application by the owner of the subjectproperty or his/ner aUthorIzed representative in accordance with Section 9173.1of the Zoning Ordinance.

13. I: is further maae a conoition of this aporoval tna: if any condition is violated or ifany Law, statute ordinance is violatec, tnis permit may be revoked cy thePlanning Commission or City Council, as may be coolicabie; providec tneaDpican has Deer oven wrrte no’ce to cease such violation anc nsa s lec tocc so for a period of thirty days.

4. Tne Acplicant shall defend, incemnify and hold narmiess the City of Carson, itsagents, officers, or employees frcm any clams. camages, action, r proceeDingagains: tne City or its agents, officers, r employees to attack, set aside, voic orannul, and aoprova! of the City, its advisory agencies, appeal boards, oriegislative body concerning Design Overlay Review No. 1256-07, ConditionalJse Permit No. 685-07, and Conditional Use Permit No. 686-07. The City willpromptly notify the Applicant of any such claim, action, or proceeding against theCity and the Acplicant will eitner undertake defense of the matter and cay tneCity’s associated legal costs Cr will advance funds to pay for defense of tnemate y tne City Attorney The Cr wili c000eace rHy in me ceenseNotwizhstanaing the foregoing, tne Cry re:ans tne right to settie or abandon themater without tre Appiicant’s consent but shouic it do so, tne City snail waive theindemnifitaton herein, excep:, tne City’s decison to settle ct abancon a matterfollowing an adverse judgment or failure to aooesi, shall not cause a waiver oftne ncemnificaton rights neren.
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Resolution No. 08-
DOR No. 1256-07. CUP No. 685-07, and CUP No. 686-07

PARKING

uring snau meet a applicaDie standards as cutUned in tneCarson Municipal Code.

1 6. AU parking areas and driveways snail remain clear. No encroachment intoparking areas and/or äriveways shal be Dermi tea.

17. Comoact spaces shall be properly designated cursuant to Section 9162.43 of theZoning Ordinance.

18 ParKing snaces shaU be provided with perimeter guarcs as proved in Secton9162,55 othe Zoning Ordinance.

19. Parking spaces shall be identifiec (marked) as providec in Section 9162.56 of theZoning Ordinance.

20. Decorative colored concrete pattern shall occur at all driveway entrance areas.
21. Electrical wiring and features appropriate to support alternative fuel vehicles shallbe provided for resident and guest parking subject to the approval of thePlanning Division. If not provided prior to the adoption of these conditions ofapproval, the applicant shall demonstrate appropriate features necessary tosupcoh the future service of alternative fuel vehicles.

22. Changes to the commercial tenant uses snaIl warrant review and aporova by thePlanning Division for compliance with the shared parking requirements. TheRanning Division shall review commercial tenancy changes to ensure that hourso’ operations between tenants in the development äo not substantially overlap asto create a parking impact. Substantial changes in tenancy shall warrant reviewand approval by tne Planning Commission.

LANDSCAPINGJIRRIGATIQN

23. The aoplicant shall submit two sets of landscaping and irrigation plans drawn,stamped, and signed by a licensed landscape architect. Such plans are to beapDroved by the Panning Division prior tc the issuance of any building permi:.
24. The applicant shall comply with the provisions of Section 9168 of the ZoningOrdinance, “Water Effcient Landscaping.’

25. 6’ x 6’ concrete curbs are required around all landscaped planter areas. asdeerneä necessary by the Planning Division.

26. Landscaoing shah be provided wth a oermanentiy instaliec automatic imgationsystem and ooerated by an electricaily-timec controller staton set for eanymorning or late evening irrigation.
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Resoiution No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-0?

27. Landscaping and irrigation plans shafl be stamped anc signed by a licensecl2ndscaoe architect and are to induce bu’ a n’
‘

a. Annual fiowers wherever oossoie;

c. Five and one gaflon shrubs:

c. a:s of ground cover planted 6-inches on center; and

o Tree heignt and oan rnaeras to De aporoved D the proect p anner Drorto installation.

28 Installation, maintenance, anc reoair of al landscaping shalt be the resoonsizilityof the property owner.

GRAFFiTI LANDSCA°ING

29. The aoplicant shell incorporate acditional landscaping to screen and blockspecific project areas that could be subject to graffit, as determined by thePlanning Dvsion.

30. Graffiti shalt be removed from all oroject areas within three (3) days of writtennotification by the City of Carson, Snould the graffiti problem persist more than.twice in any calendar year, the matter may be brought before the PlanningCommission for review and further consideration f site modifications (i.e..fencing, andscaDng, chemical treatment, etc.).

UTIJII E

3. ubltc utliity easements shalt be provided in the locations as recuirec oy al utitycompanies with easements free ana ciea of oostructions, and electricat utlittesshalt be instalied underground, unless screened from public hght-o-way to thesatisfaction of the Planning Division.

32. Tne applicant shall remove at his own exoense any obstructions withn the tityeasements tnat woutd intersre with the use for which the easements a”eintended.

33. Prior to ssuance of a build:nc oermit, tne acolican: snail enter into an agreementwtn tne ct rtancn Se caoie TV cceator to oem tne rstala ion or cable in acommon uttitty trencn; or provide coc’Jmentaton that steps to provide caoie TV totne orooosec oeveiopment have been initiated to tne satisfaction o tne City.
34. The eopt:oent shal. provide a centre’ antenna w:tn connections to eacn unit vaundergmarä a- interna wall wtt’ng to Drovice for satellite TV and internet SerV;Ce.Any sa:eliae den shall be screenec from D’Jbltc view to the greatest extentfeasioie.

35. Any anove-graund utility box, Diping, o structure not shown on tne oevelcomen:o an tna s suosecaen V reg] tec cy a ui y cooany s’ai ne screenec osat sacton o me ° annnc Dv son D or tO ssuance of certtca e or comzl ance

-.
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Rso1ution No. 08-
DOR Nc. 1256-07, CUP No. 685-07, and CUP No. 686-07

AESTHETICS

• rovioec anc ocatec in an area
convenient fr eacn resident, subject to the approval of the Planning D:vision.

37. Down snouts shah be interior to the structure or architecturally integratec into tne
structure to the satsfaction of the Planning Division.

36. The specification of all colors and materials must be submitted and approved cy
the Planning Division onor to the issuance of any buildino cermits.

39 There snal e nc devatio o arc tectura’ aesian r aetais from tne acorovec
se o pans Any alteration snal’ DC I5 acorovec cv tne Plar’I’c Dv jr

SIGNS

40. Identification signs shall conlorm to the requirements of the sign program and
shall be approved by toe Planning Division prior to the issuance of a buiding
permit(s). The sign plan shall detail all signs to be erected including location,
size, type, materials, etc., and shall comply with the requirements of Section
9136.17(F) of the CMC to the extent feasiole, A temporary sign shall also be
erected before and during construction which describes the project and displays
buildinc elevatons.

FENCES/WALLS

41. Perimeter walls shall conform to the requirements of the Carson Municipal Code
and shall cc architecturally coordinated with toe project buildings and suoject to
the approval of the Planning Division.

42. Wnere walls are used, they shall conform to the requirements of the CarsonMunicipal Code and shall be of decorative material to include stucco block.siumpstone or splitface.

IC TI N G

43. A orecise lighting plan shall conform to the requirements of the Carson MunicipalCoae and sha1 cc sucmtec siow’ng al oroposec s-eet walKav arcrecrea ona area lgnt’ng sucect to me aporoval a tne Plannnc Dv son
44. Onsite lightng snail conform to toe recuirements of tne Carson Municical Codeano saii be directed downward anc inward so as not to cause Ight and plareimpacts to adjacent residences and motorists.

AIR QUAliTY MEIGATlQN MEASURES

Construction

5. Use zero Viatile Organic Compounas (VOC) content architectural ccatngs ocuildings. These reduce VOC (ROG) emissions by 95% over conventonaarchitectura cOatIngs. Tne totiowing websites provide iis:s of manufacturers andmaor orand names:

Paz5 of 14
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Resolution No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 685-07

a. nttp://www.aqmd.gov/business!brochures!zerovoc.htmi
• . ,.•. _•I_ — •_.... — —

- .- -“ .—.-•- -.-. •-‘

a. httc:1iwvrw.cieanaircounts.orgItactsneetIS%20?D!Low/20VOO%2tPai
nt. odf

o Restrict tne number of galions o coatings used per day.

• Encourage water-based coatings or other low-emitting alternatives.

Consider recuring the use of coatings Witri a lower VOC content than 100arams car liter.

Wnere feasible, paint coritrac:ors should use nand apoliations as weliinstead of from sDray guns.

46. The grading contractor shal do tne following:

a. Provioe watering o the active grading area at east twice a day,throughout the grading phase.

c. Aopiy soil stabiLzers to inactive areas.

C. Replace grounc cover in. disturbed areas quickly.

47. General contractor(s) shall maintain and operate construction equipment so as tominimize exhaust emissions. During construction, trucks and vehicles in loadingand unloading Queues would turn their engines off, when not in use, to reducevenicle em ssions Costracton emssio’s shoula oe priasea and scneau ec toavoid emissions Deaks and discontinued during second-s:aoe smoc alerts.
48. Electricity from oower colas, ratner than ternDorarv diesel or gasoline poweredgenerators, shall be used tothe extent feasicie.

49 All corstrucrior venicies snal e oroflDtec from cling excess o five m’utesboth on and off-site.

50. All on.strction related equpment snal use aaueous desel fuel, a deseparticulate filter and cooled exhaust gas recirculaton.

51. AL construction vehicles tires shall be wasnec at the time these vehicles exit heproiect site.

52. All fil. material carriec cy nau trucKs aria stock piles snail De covered cy a taro oother means.

53. Recuce speec or, uncaved roads to less mar 15 mies Der hu (mpri).
5’. Supply lunon van to construction site fc emoloyees, to recuce veniole tries.
Ooerations

Service and Suppo Facilities (point sources

Pare 6 o 14



Resoutjon No. 08-
DOR No. 1236-07, CUP No. 685-07, and CUP No. 686-07

55. AU ooint source facUWes shall obtain all reuired permits from the SCAQMD. The
issuance of these permits by he SCAQMD shall require the operators of these

, __

measures mat reouce emssions a’ critena air oliutants.

56. Land uses on the project site shaU Os lirnted to those tnat do not emit hign leves
of DOteflti8iY toxic contaminants or odors.

Natural Gas Consumption and Electricity Production

57. All residents and non-residental buidings snail meet tne California Title 24
Energy Efficiency standarcs for water heating, space heatng and cooling, to the
extent feasibie.

58. All fixtures used for lignt1ng of exterior Corn mon areas snail be recuistec oy
automatic cevices to turn off Ughts when tney are not neeoed, out a m nirnum
level of lighting should be proviced for safety.

Building MaterIals, Architectural Coatings and Cleaning Solvents

59. Buliding materials, architectural coatings and cleaning soivents shal; comoly wtn
all applicable SCAQMD rules and regulations.

Transportation System Management and Demand Management

60. The aoolicant shah, to the extent feasible. scneduie deliveries durin off-osak
tranic pencas to encou-aae tne reducton 01 DS cuting tne mos conces cc
periods.

61. The apolicant shal coordinate with the Carson Circuit Transit System, the City of
Carson., the MTA, Los Angeles Department of Transportation, and Torrance
Transit to orovide information with regard to local bus and rail services.

62. During site plan review, consideration shall os given regarding the provisior. of
safe and convenIent access to bus stops and public transportation facilities.

63. Aonhcant shall orovide bicycle racks located at convenient locations throuchout
the proJect site.

CULTURAL RESOURCES — MflGATION MEASURES

64. A qualified archaeologist shall be on site during all earth moving and trenoning
actv ties Tne arcnaeoiogst snal1 be emoowered to stoD ano/oc relocate eatn
moving activities if cultural resources are identified. in the event that previously
unknown archaeological remains are uncovereä during construction, and
alteration work in tne aenera vic’ncv 0 ne ind snal De naliec romo
evaluatons wouic tnen be made regarding the finds anc an aoorooriate course of
action wouid be implemented as directed by the archaeologist. If prenistoric
a-chaeoiogicai deposits are discovered, local Native American organizations
shah be consulted and involved in making cultural resources managernen
oecsc-’s scn crocedures anal cotmoy w CEQA Guide’ nes Sec 0’
io04.o, PuDlc Resouce Coos o097.96. anc iealtn nc Sae1y Coce i0o.o.
A” resources saI’ ze aocumeea anc cutatec anc a reoort snal oc ‘ed w
the City’s Panning Department within 3C days of the finc.
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Resou::on No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

GEOLOGY AND SOILS - MITIGATION MEASJES

R. ,. .

apDrove all structura{ plans to assure cornoHance with he seismic safety cesian
ca ame ets se -crtn ‘n me mos’ current versio 01 ne C’t s Bu to no Coce
Comzliance w;th tnese requirements wouic ensure impementatcn of aoprooriate
measures, such as reinforcement and shoring, designated construction zones,
barriers, and other methods, to anticipate and avoid me potential for sianiticant
and aovese mcacts causec DV ou lonc SitC rstaD ity anc felt 90 ceors cut ng
construction activittes (as causec by a seismically induced event), Such p;ans
shall be prepared in consultation with or certified by a qualified structural
engineer, experienced with earthauake-resistant design technicues.

56 nor to issuance of a gradng Dermi:, the BuLGing Department shall ensure :ha:
the recommendations of a certThec geologists site-speciftc report are
inco-porated into the grading plan to mitigate s&smicatiy-induceä ground shaking
hazards and all applicable requirements of tne City’s grading ordinance.

HAZARDS AND HAZARDOUS MATERIALS - MITIGATION MEASURES

67. As a condition to the issuance of grading and shoring permits for the Econo Lube
ste a”c toe site of tne former cleanes (tne Econo Lube contarn natec w tn Lie’
and tne cleaners contaminated with PCE above actionable levels), the developer
shall provide the City with a plan of action for remediation that has beer
approvea by the Los Angeles Regional Water Quality Control Board or otner lead
C05C\ Ucon :“e Develooers como’euo of tne remeo,aton in accorcance wtn
the approvec plan, includtng the instaLation of water monitoring wells (to tne
extent reqiired) and the delivery of tne contaminated soil removal comoletion
recort Drenared by the oeveloper’s State-licensed consultant, the City shall issue
the buitding permit for those sites.

68. As a condition to issuance o a certificate of occupancy for the buidings to be
cons:ructed on those sites, the developer shall deliver a No Further Action letter
from the Regional Water Qualify Board or other lead agency in connection with
tne SOilS remecacon Deve ooer snal o’lgent y pursue a Nc Furtne Action ete
with resoect to tne grounowater in a timely manner.

69 Prior to tne Issuance 0’ any aading Darnt for resoeca/comneca
oeveiooment at the subject site. tne City s-iaL obtain evicence o issuance of a
“No Further Action” letter o clearance from tne LARWQCB, to certIfy hat any
contaminated portions of the site nave been adcressed.

N 015 E

70. Al. cons:rjcuo ecuizmen: oowaec by nternai combustion engnes anaL be
ecuiopeo wth Drope’ mufflers and ar-:fltaKe silencers in good working order.

7. AL ecuiment nantenance actvties shaH be oerrormec witnin tne cente- of tne
roco: i:e as s practical.

72. Stationary esuipment suon as concrete cums generators and comoressors
shall be located more than 200 feet from he nearest resicentlal uses.
Altenate!y, they may be ocated oehind a structure or temoorary noise camer
const-ucted of minimum 3/4” tnick PiyWDDC witn no gaps or cracKs the: blocKs
line of &te between the residental uses witnin 200 feet of the unit and the unit
:se.
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Resoaitiori No. 0-
DOR No. 1256-07. CUP No. 685-07, and CUP No. 686-07

73. Mechanical ventilation shaH be provided íor aH dwelling units along AvalonBoulevard and Carson Street. This will enable residents to close all windows toacnev rr ,T A

Gompance with this requirement shall be shown on the architectural plans, Priorto issuance of building permits.

74. Exterior construction activities at the project site shall be limited to the hours of7:00 a.m. to 8:00 p.m. Monday through Saturday and shall exclude publicholidays. Interior construction activities that do not generate exterior noise areexempt from this reouirement.

IRAN SPORIATIONJTRAFF1 C

75. Dedicate right-of-way on the east side of Avaion Bouevard south of CarsonStreet to accommodate tne construction of a right-turn lane on tne northooundapproach of the Avaion Boulevard/Carson Street intersection, subject to approvaby the City Engineer.

76. Reconstruct the median on Avalon Boulevard south of Carson Street to provide aleft-turn pocket at the projects commercial driveway, subject to approval by theCity Engineer.

77. Reconstruct the median on Carson Street east of Avalon Boulevard to eliminatethe existing median opening, subject to approval by the City Engineer.
TRASH

78. Trash collection shall comply with the reouirements of the City WasteManagement Specialist and franchise trash collection comzany.

79. Trash enclosure design is to be approved by the Planning Dvision prior toissuance of any building permit(s).

80. Recycling areas shall be provided in accordance witn Sections 9164.4 anc9164.5 of the Zoning Ordinance. Recycle bins shall be orovided at all uperlevels next to trash cnutes and shall be emotied on a daily basis by maintenancestaff. Recycle bins shall be conveniently located for residents and properlyscreened. The size, location, and number of all recycle bins shall be approvedby the lanning Division pnor to Certificate of Occupancy.

81. All . otner trash collection, including green wastes, shall cornoly witn therecuirements o the Citys trash coliection company.

THE GAS COMPANY

62. Applicant must furnish tne Gas Comoany wtn ‘signed” fnal plans, odorsconstructon, inciudinc crofiles and subsecuent clan revisions as soon as tneyae avaaola minimum o tweive (12) weeve ‘s neeoec to a’aiyze ne o a’’sand desgn alterations for any confiict},ng facilities.

93 Undergrounc Service Alert (USA), (800) 442-4133 or (800) 227-2600, must benotIfied witnin 48 nours prior to commencing work. inform Gas Cc. oconstruction schecuies, pre-constrjoton meetinos, etc. so that t.ney can elanahead.
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Resolution No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

n1RE DEPARTMENT - COUNTY OF LOS ANGELES

vt1HS gatons per m;nUte TOE 3
hours. The water mains in the street fronting this property must be capable of
cevehng tnis fiow a: 20 pounas per square ncn residual pressure.

85. Ugrace 3 hydrants measuring 6’ x 4” x 2-I2’, conforming to current AWWA
standard 0503-75 or anproved equal. Afl instaations must meet Fire Department
specifications. Fire hydrant systems must be instaHed in accordance witn tne
UdUty Manual of Ordinance 783 and aH installations must De nsDecied anc flow
tested prior to final approve

86. Provide evidence on LACoFD fire flow fotti, Form No. 196, that the hydrant(s)
and available flow rate(s) meet LACoFD recuirements prior to issuance of
certificate of occupancy. Provide a separate detaiiad drawing for all proposed
gates.

87. Verily location and fiow test of all existing fire hydrants on the east side of Avalon
Boulevard, and the south side of Carson Street within 200 feet of lot frontage.
Additional requirements may apply when information on hydrant locations an fire
fiow availability is received anc reviewed.

88. The applicant shall comply with all other requirements of tne LA County Fire
Department.

COUNTY SANITATION DSTRICTS - COUNTY OF LOS ANGELES

89. Tne apolicant shall pay the appropriate connection fee to the County Sanitaton
Districts of Los Angeles County for connection or incremental expansion of the
Sewerage System. Payment of the connection fee shall be required prior to
issuance of sewer connection permit.

DEPARTMENT OF TOXIC SUBSTANCES CONTROL

90. Any nazardous wastes/materials encounterec during construction snal oe
rernediatec in accordance with local. state, and ieoera reguations.

ENGINEERING SERVICES DEPARTMENL1 CITY OF CARSON

91. Pric- to issuance of Building Permit, a soHs recort, sewer area study, cranaceconcep’ ac sormware oai y o an snal ce revawea anc CDDDVCD Bu c’c
2er-n ssuance w II not oe cancea a’ tne tequ rec soHs sewer a anageconcen anc srormwate nromation nave neen -eceve a oc sa’s-actDry

92. Comply witn mitigation measures recommended in tne approved soils, sewer
area study, crainage concept and storrnwater quality plan.

93. CC&Rs (covenants, cond:ions, and restrictions) to aodress danage
responsibi:ies are required,
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Resolution No. 08-
DOR No. 1255-07, CUP No. 685-07, and CUP No. 686-07

94. If needed, easements shall be granted to the City, apPropriate acency, or entity
for the purpose of ingress, egress, construction, and maintenance of a1

U1tU a iiuoap access icr tnis cevelonment to tne
sa:siacuon of tne City tng!neer anc or apcrocnate agency or entity.

95. Quitclaim or relocate any easements inteering with buHUing lccatons to tne
satisfaction of the City, appropriate agency or entity.

96. Repair any broken or raised sidewalk, curb and gutter along Avalon Boulevard
and along Carson Street within or abutting ths proposed development oar City of
Carson Standard and to the satisfaction of the City Engineer.

97 The Deveozer she! remove and repace any broKen/damaged ariveway
approach in the public right of way abutting the proposed development per City of
Carson Stancard and to the satisfaction of tne City Engineer.

98. The Developer shall modify existing driveways in the public right of way per City
of Carson Standard to comply wth the ADA requirements and to the satisfaction
of the City Engineer.

99. The developer shall construct new driveway approaches per City of Carson
Standard and in compliance witn the ADA requirements. The Developer shall
protect or relocate any facilities to accommodate the proposed driveway
approach. Inc maximum driveway approach width aUowed for the site is 28 feet.

100. Where siDewalk meander around existing ariveways and extending beyond tne
public rignt of way at any location, the required described sidewalk easements
shall be submitted and approved prior to issuance of the building permit.

101. Remove unused driveway approach ii any, and replace it with full neight curb and
gutter and sidewalk per City of Carson Standard and to the satisfaction of the
City Engineer.

02. Provision shall be made for the continual maintenance of tne common dhvewevs
anc common areas. This can be acnieved by the formation of an association,,
comDrise of the owners of the units, resoonsible for the maintenance of the
common dhveways and common areas.

1 03. If necessary, modify existing wheelchair ramp at the corner of Avalon Sowevard
anc Carson Street Der City of Carson Stansard, in compilance witn ADA
rec u i rem e nts.

Inc Develocer shaH annex tne area to the L.A. County Lignting Maintenance
District, for the puroose of operating anc maintaining the streetlights to be
installed. The annexation snali be to the satisfaction of L.A. County and shal be
comoleted prior to the issuance of Certifica:e of Occupancy. Adationa
streetligh: installation or upgrade to exsting streetlights may be reQuired as pan
of tne annexation. (Annexation procedure is apnrox’mateiy 12-mon:n)
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RS0IUUOn No. 08-
DOR No. 1256-07, CU? No. 685-07, and CUP No. 686-07

105. A new utWty lines, along Avalon Boulevard and along Carson Street abutting theDroposed ceveiooment snl oe undern r

rcnneer.

106. Plant azoroved parkway trees on locations where trees are missng per City ofCarson Standard Nos. HZ, 132, 133 and 134.

C7. Plant parkway grass aiong Avalon Boulevard and along Carson Street to thesatisfaction of the City Engineer.

108, Install irrigation system for the ourpose of maintaining the oarkway trees to beplanted along the frontage of the development on Avalon Boulevard and alongCarson Street.

109. fcaity existing raised landscaped median along the development on AvalonBoulevard and along Carson Street to the satisfaction of the City Engineer.
110. Install striping and pavement legend per City of Carson standard.

ill. Paint curbs red along Avalon Boulevard and along Carson Street, witnin orabutting this proposed development, to the satisfaction of the City TrafficEngineer.

112. The Developer shall install separate sewer laterals to individually serve eacnbuilding in the development. Instaliation and dedication of main line sewers ma’De necessary to meet this requirement.

113. Tne Developer snaIl submit a sewer area stucy to the Los Angeles. CountyDepartment of Public Works (LACDPW) to determine if cazacity is adequate inthe sewerace system to be used as the outlet for the sewer of this develoornent.If the system is found to have insufficient capacity, the problem must beadoressec and resolved to the satisfaction f the L.A. County Sewer Deoartment.
114. ire Deveocer snal comDly with au recuiremen:s from L.A. County SawerMaintenance Division for mantenance of new and/or existing sewer main,relating to this development, rior to reiease of all improvement bonds.
11 5. Tne Develooer snaH send a ohnt of tne develooment map to tne CountySanitation District, to request fo’ annexation. The request for annexation must DeaoproveU orior to issuance of Certicate of Occuzancy.

1 6. me Develooe shall execute anc orovide to tne City Engineer, a writtenstacemen from tne ‘ater puevevor 9ccaing nat tne water sys e” will osooe-atec Dv tne purveyor 390 c95 under norma’ conotons tne sstem wI’ maethe reojirements for the develooment aRc tnat water service Wfl be orovioed toeach building.

117. Comoly with mitgation measures recommended by the water ourveyor.
118. The Develooer snafl suornit morovement plans to the Develooment SCR’icesGrouo — Engineering Division showing al the required improvements in the

?ae 2 of 4



Resotution No. 08-
DOR No. 1256-07, CUP No. 625-07, and CUP No. 686-07

public right of way br review and approval of tne City Engineer. A copy o
aporovec conditions of apzrova snal be attached to tne plans when submittec.

a. Street Imorovements along Avalon oulevard and along Carson Street

19. At tne time of aporoval of issuance of Certifcate of Occupancy. and improvement
plan approval, the developer’s engineer shall submit tne approved off-site
improvement plans electronically stored a CD in AutoCad format to the
Engineering Services Division.

120. The Developer snail submit a copy of approved plans on mylars (I e. Grading,
Sewer, Street, and Storm Drain improvement Plans), to the City of Carson —

Engineering Division, prior to issuance of construction permits.

121. A construction permit is required for any work to be done in he puolic rignt-of
way.

122. Any improvements damagec during the construction shall be removed and
reconstructed per City of Carson Standard plan and to the satisfacton of the City
Engineer.

123. Street shall be slurrv sealed from median-to-curo when medians are existinc or
as anproved by the Engineer n the field. Slurry Seal materials shall cc
rubberized emulsion aggregate slurry (REAS)

24. Alt infrastructures necessary to serve the proposed development (water, sewer,
storm drain, and street improvements) shall be in operation odor to tne issuance
of Certificate of Occupancy.

125. The Developer snail construct and guarantee the construction of aM reauired
Drainage infrastructures in accordance with the requirements and
recommencations of the drainage stuoy, subject to the approval of the City
Engineer.

126. Prior to issuance of Buuiding Permit, the following must be on file:

a. Drainage/Grading plan prepared by a registered Civil Engineer, to the
satisfaction of the Building and Safety Division.

b. Construction bonc as recuired for aM work to be cone witnin he obl;c
right of way.

c. Proof o Worker’s Comoensatan and Liabiiitv Insurance.

127. The Developer snail comply witc. tne appitcable SJSMP requirements and snail
incorporate into the project iCfl a Storm Water Mitigation Plan, which includes
those East Management Practices necessary to control storm water collution
from. construction activities and faci:y oceratons Drior to issuance of Buidng
Dermit.

Da 2 .
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( Resolution No. 08-2 193
DOR No. 1256-07. CUP No. 685-07, and CUP No. 686-07

BUSINESS LICENSE DEPARTMENT - CITY OF CARSON

128 Per Section 6310 of the Carson Municinal Code, all narities involved in the
construction project, including but not limited to contractors and subcontractors,
shall obtain a City Business License.

BELL TOWER

129. The bell tower at the southern end of the building shall be stationary. No ringing
is allowed unless previously approved by the Planning Commission at a public
hearing with proper noticing given to residents within 500 feet of the property.
[MOD. NO. 2 TO DOR NO. 7256-07, CUP NO. 685-07, cup NO. 686-07, AND TPM NO. 70878
ADOPTED BY PLANNING COMMISSION ON OCT. 11, 2077]
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CITY OF CARSON

PLANNING COMMISSION

RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF CARSON APPROVING CONDITIONAL USE PERMIT
NO. 1025-17 TO AUTHORIZE MASSAGE SERVICES, AND
MODIFICATION NO. 3 TO CONDITIONAL USE PERMIT NO.
685-07, AND CONDITIONAL USE PERMIT NO. 686-07 FOR THE
MODIFICATION OF PARKING REQUIREMENTS FOR A
PROPERTY LOCATED AT 21780 S. AVALON BOULEVARD

THE PLANNING COMMISSION OF THE CITY OF CARSON, CALIFORNIA,
HEREBY FINDS, RESOLVES AND ORDERS AS FOLLOWS:

Section 1. An application was duly filed by the applicant and business owner, Elwa
Cignoh, with respect to real property located at 21780 S. Avalon Boulevard, and described in
Exhibit “A” attached hereto, requesting approval of the following:

• Conditional Use Permit No. 1025-17 to permit a massage service within the
MU-CS (Mixed-Use; Carson Street) zone;

• Modification No. 3 to Conditional Use Permit No. 685-07 to modify parking
requirements for a mixed-use residential development (“Renaissance at City
Center”) pursuant to Carson Municipal Code (CMC) Section 9162.24,
“Automobile Parking Spaces Required for Mixed Uses.”

A public hearing was duly held on September 26, 2017, at 6:30 P.M. at City Hall, Helen
Kawagoe Council Chambers, 701 East 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 presented to and considered
by the Planning Commission at the aforesaid meeting.

Section 3. In regards to Section 9172.21(D), “Conditional Use Permit” the Planning
Commission finds that:

a) The proposed use is appropriate for the area. The proposed use is consistent
with the General Plan land use designation of Mixed-Use Residential and the
MU-CS (Mixed-Use — Carson Street) zone;

b) The project site is adequate to support the proposed use and existing utilities
are connected;

c) The proposed use will have adequate street access onto Avalon Boulevard and
Carson Street and will not impact traffic capacity in the area;

d) The proposed use will provide adequate access to emergency vehicles,
including the Fire Department, by way of a common driveway for the
commercial center. There is adequate water supply in the area for fire
protection;

EXHIBIT NO. 3



e) The proposed use is compatible with other uses in the commercial center. The
proposed use is not anticipated to create any incompatibilities with any adjacent
uses since it will be conducted indoors within the existing business area. The
use complies with the City’s development standards, including Section 9138.91,
Massage Service, of the Carson Municipal Code.

f) All of the required findings pursuant to Section 9171.21(d), “Conditional Use
Permit, Approval Authority and Findings and Decision” can be made in the
affirmative.

g) The Planning Commission has discretion to deny this application based on its
proximity to any adult business or establishment selling alcohol for on-site
consumption. The Commission finds that the proximity of the proposed use to a
use with on-site consumption of alcohol (Uncle Darrow’s, Dog Haus, and Green
Door) would not be an issue of concern for the said uses.

Section 4. Pursuant to Section 9162.24 of the CMC, when two or more uses share a
parking facility, and when demonstrated by a signed affidavit that the hours of their demand
do not substantially overlap, then the parking requirement may be reduced by the Planning
Commission through the approval of a Conditional Use Permit pursuant to Section 9172.21
(D). Pursuant to CMC Section 9131.1 (Uses Permitted), a Conditional Use Permit is required
for Mixed-Use (commercial/residential) developments within the MU-CS (Mixed-Use — Carson
Street) zone. The Planning Commission finds that:

a) The proposed modification is consistent and adheres to the Carson General
Plan Mixed Use - Residential Land Use designation and adheres to the policies,
goals and objectives of the Carson Street Master Plan. The proposed mixed-
use development is consistent with development standards of the MU-CS
(Mixed-Use — Carson Street) zone. The commercial portion is oriented at the
ground level along Avalon Boulevard and Carson Street, which provides an
urban presence and pedestrian-oriented amenities;

b) The project is pedestrian oriented as the building is oriented toward the street
and restaurant and retail uses will serve the residents and surrounding
community. The commercial portion of the project is designed to encourage
pedestrian activity.

c) The current and proposed commercial uses are compatible with the original
plan approved by the Planning Commission on February 26, 2008. Commercial
development of the project site adheres to the goals and vision of the Carson
Street Master Plan. The mixed-use project will help support future transit-
oriented developments within this heavily traveled mass transit area. As such,
the project is compatible with the existing and anticipated development of the
area.

d) The on-site circulation pattern and parking areas meet the requirements of the
MU-CS (Mixed-Use — Carson Street) zone, with the exception of required guest
and senior housing parking stalls. Commercial parking areas located on the
ground floor provide adequate and safe circulation of vehicles and pedestrians
on site. Senior and condominium resident parking located in the subterranean



garage also provide adequate and safe circulation of vehicles and pedestrians
on site. Carson Street and Avalon Boulevard are major thoroughfares that can
accommodate the expected traffic to be generated from the proposed
development.

e) The site contains a total of 565 parking spaces. The required number of parking
spaces by the Carson Municipal Code is 589 before shared parking factors are
considered. The parking study concluded that after shared parking factors are
considered, the maximum parking demand would be 530 and 527 for weekdays
and weekends respectively. Based on analysis in the parking study, it is
anticipated that the project, even during peak hours, would be able to provide
adequate on-site parking.

f) The reduced number of required parking spaces is consistent with the
objectives of the MU-CS zone to create a livable, pedestrian-friendly downtown
retail district surrounding the civic core.

g) The City’s Traffic Engineer concurs with the revised parking analysis and
determines that the proposed modification will not create any new parking
impacts.

Section 5. Pursuant to Section 15301 (Existing Structures or Facilities) of the
California Environmental Quality Act (CEQA) Guidelines, the project is categorical exempt.
The proposed project reasonably falls within this exemption category and no foreseeable
significant impacts would result. As such, the Planning Commission hereby approves the
Categorical Exemption.

Section 6. Based on the aforementioned findings, the Planning Commission hereby
approves Conditional Use Permit No. 1025-17 and Modification No. 3 to Conditional Use
Permit No. 685-07 with respect to the property described in Section 1 hereof, subject to the
conditions set forth in Exhibit “B” attached hereto.

Section 7. The Secretary shall certify to the adoption of the Resolution and shall
transmit copies of the same to the applicant.

Section 8. This action shall 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 Municipal Code.

PASSED, APPROVED AND ADOPTED THIS 26th DAY OF SEPTEMBER, 2017.

CHAIRMAN

ATTEST:

SECRETARY



EXHBIT “A”

Legal Description

All that certain real property situated n the County of Los Angeles, State of California, described as
follows:

Parcel 1: Ground Lot 1 of Tract Map No. 70818, in the City of Carson, County of Los Angeles, State of
Caifornia, as per map recorded in Book 1369, Pages 12 through 22 inclusive of Maps and amended
Certificate of Correction recorded February 23, 2016 as Instrument No. 20160196585 of Official Records,
in the Office of the County Recorder of said County. Reserving therefrom an easement for vehicular
access, private driveway, fire lane and incidental purposes to be used in common with others for the
use, enjoyment and benefit of all owners in said Tract, on, over, across said land shown and delineated
on the map of said Tract as “Private Driveway and Fire Lane”.

Parcel 2:
Airspace Lots 3, 5, 6 and 8 of Tract Map No. 70818, in the City of Carson, County of Los Angeles, State of
California, as per map recorden in BDok 1369, Pages 12 tnrougn 22 inclusive of Maps and amended
Certificate of Correction recorded February 23, 2016 as Instrument No. 20160196583 C Official Records,
in the Office of the County Recorder of said County.
Parcel 3:
Easements for vehicu!a and pedestrian access, private driveway, fire aned incidental purposes
appurtenant to Parcels 1 and 2 above, to be used in common with others for the use, enjoyment and
benefit of all owners in sad Tract, on, over, across said land snown and delineated on the map or sad
Tract as “Private Driveway and Fire Lane.”

Parcel 4:
Easements, including parking and utilities, granted in that certain Easements, Joint Use and
Maintenance Agreement recorded April 23, 2012 as Instrument No. 20120611445 of Official Records.

Assessor’s Parcel Number: 7332-001-047, 048, 050, 054, 055, 056, 057, 058

IN.



CITY OF CARSON

COMMUNITY DEVELOPMENT DEPARTMENT

PLANNING DIVISION

EXHIBIT “B”

CONDITIONS OF APPROVAL

CONDITIONAL USE PERMIT NO. 1025-17 AND
MODIFICATION NO.3 TO

CONDITIONAL USE PERMIT NO. 685-07

GENERAL CONDITIONS

1. Development project approval shall become null and void one year following
the effective date of application approval unless a building permit is issued and
construction is commenced and diligently pursued toward completion or a time
extension has been approved by the Planning Commission. This Permit does
not supersede an individual time limits specified herein for performance of
specific conditions or improvements.

2. 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.

3. The applicant shall comply with all city, county, state and federal regulations
applicable to this project.

4. 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 require review and approval by the
Planning Commission. Any revisions shall be approved by the Planning
Division prior to Building and Safety plan check submittal.

5. The project site shall be developed and maintained in conformance with the
approved plans on file with the City. Any variation from the approved plans
must be reviewed and approved by the Planning Division prior to building
permit issuance and may require review and approval by the Planning
Commission and/or City Council.

6. All construction documentation shall be coordinated for consistency including
but not limited to architectural structural mechanical electrical plumbing
landscape and irrigation, grading, utility, traffic signal, street lighting, traffic

ConditionsOfApproval_.CUPIO25 17_CUP68507-Mod3_2 l78OSAvalonBIvd
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signing, traffic striping and street improvement plans. All such plans shall be
consistent with the approved entitlement plans on file with the Planning
Department Division.

7. 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
Planning Commission Resolution.

8. It is further made a condition of this approval that if any condition is violated or if
any law, statute ordinance is violated, this permit may be revoked by the
Planning Commission or City Council, as may be applicable; provided the
applicant has been given written notice to cease such violation and has failed to
do so for a period of thirty days.

9. The applicant shall submit two complete sets of plans that conform to all the
Conditions of Approval to be reviewed and approved by the Planning Division
prior to the issuance of a business license.

10. 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.

11. 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 his/her authorized representative in accordance with Section 9173.1
of the Zoning Ordinance.

12. 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 unless superseded by a Development
Agreement, which shall govern over any conflicting provisions of any other
approval.

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

14. Deposit Account. A trust 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 may 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.

ConditionsOfApproval_CUP 1025 17_CUP6$507-Mod3_2 l78OSAvalonBIvd
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15. Indemnification. The applicant, the owner, tenant(s), and their subsequent
successors (Parties) agree to defend, indemnify and hold harmless 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 any damage or harm to people or
property, real and personal, that may result from the Parties operations or any
claims against the City for or as a result of the granting of the approval. The City
will promptly notify the Parties of any such claim, action, or proceeding against
the City, and Parties will pay the City’s associated legal costs and will advance
funds assessed by the City 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 mailer without the Parties’ consent
but should it do so, the City shall waive the indemnification herein, except, the
City’s decision to settle or abandon a mailer following an adverse judgment or
failure to appeal, shall not cause a waiver of the indemnification rights herein.
Parties shall provide a deposit in the amount of 100% of the City’s estimate, in its
sole and absolute discretion, 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 Parties fails to provide or
maintain the deposit, the City may abandon the action and Parties shall pay all
costs resulting therefrom and the City shall have no liability to Parties.

MASSAGE SERVICE

16. The establishment must be in compliance with Carson Municipal Code Section
9138.91 — Massage Service.

17. The City retains the right to inspect the massage establishment, at minimum on
an annual basis, after issuance of a business license to ensure the owner’s
continued compliance with the Conditional Use Permit. The cost of such
inspection shall be paid by the operator pursuant to a fee set forth in the City’s
fee schedule. City inspection shall be made available subject to reasonable
notice.

18. Cubicles, rooms, booths, or other areas within which massage services are
administered shall not be fitted with a door capable of being locked.

19. Prior to issuance of the occupancy permit, copies of state of California licenses
for all massage technicians shall be provided to the Planning Division.

20. No person shall work as a massage technician in a massage establishment
without first having obtained a valid massage technician permit in accordance
with Section 63135 of the Carson Municipal Code. A valid massage technician
permit shall be required for any person who offers to, engages in, conducts, or
provides massage services from any location within the city whether in the
capacity of an employee or an independent contractor.

ConditionsOfApproval_CUPIO25 17_CUP68507-Mod3_2 I 78OSAvaIonBIvU
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21. Massage service shall be limited to the hours of Monday through Sunday 8:00
a.m. and 10:00 p.m. and in no event shall massage service be administered
between the hours of 10 p.m. and 8 a.m.

22. All massage technicians on site shall wear smocks or similar garments that
provide appropriate coverage of the massage technician upper and lower torso.

23. No person, operator and/or manager shall employ or allow any person to work in
the establishment as a massage technician who does not have a valid massage
technician permit issued by the City Business License Division. A valid massage
technician permit shall be required for any person who offers to, engages in,
conducts, or provides massage services from any location within the City
whether in the capacity of an employee or an independent contractor.

24. The applicant shall retain a record of massage services to be made available for
City inspectors to review during inspections. The record shall include the number
of massages per day, the hour each massage was administered, and the name
of the massage technician administering such massage. This condition shall not
require applicant to violate the privacy rights of any customer.

25. Prior to issuance of building permit, the applicant shall obtain written clearance to
operate the massage use from the Los Angeles County Sheriff Department.

26. Prior to issuance of building permit, the applicant shall obtain any necessary
permits and approval from the health department and all other regulatory
agencies.

SIGNAGE

27. Business signage shall be submitted for approval by the Planning Division in
compliance with the CMC.

BUILDING AND SAFETY

28. All building improvements shall comply with City of Carson Building and Safety
Division requirements.

ENGINEERING

29. Any City-owned improvement damaged during the construction of a proposed
project shall be removed and reconstructed per City Standard Plan and to the
satisfaction of the City Engineer prior to the issuance of a building permit.

ConditionsOfApproval_CUP 1025 I 7_CUP68507-Mod3_2 l78OSAvalonBIvd
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SHERIFF’S DEPARTMENT

30. Prior to the issuance of building permits, the applicant shall provide a Security
Plan that includes a camera system at the front and rear entrances, a panic
alarm that will immediately alert law enforcement, a safe for cash storage, and All
exterior lighting shall be provided in such a manner as to help deter any criminal
activity

31. Prior to issuance of occupancy permits the applicant shall comply with the
following:

a. Install a camera system at the front and rear entrances.

b. Install a panic alarm that will immediately alert law enforcement.

c. Provide a safe for cash storage.

d. All exterior lighting shall be provided in such a manner as to help deter
any criminal activity.

BUSINESS LICENSE

32. All parties involved in the subject project located at 21780 5. Avalon Boulevard
including to but not limited to contractors and subcontractors are required to
obtain a city business license per Section 6310 of the Carson Municipal Code.

ConditionsOfApproval_CUPtO25 17_CUP6$507-Mod3_2 l78OSAvaIonBlvd
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KUNZMAN ASSOCIATES, iNC.

OVER 40 YEARS OF EXCELLENT SERVICE

August 31, 2017

Mr. Ryan Ha II, Senior Director of Asset Management
TRUAMERICA MULTIFAMILY, LLC
12100 Wilshire Boulevard, Suite 250
Los Angeles, CA 90025

Dear Mr. Hall:

INTRODUCTION

The firm of Kunzman Associates, Inc. is pleased to provide this shared parking study for The Renaissance
at City Center project in the City of Carson. Kunzman Associates, Inc. has been asked to conduct a
shared parking study of the project in order to ascertain if adequate parking spaces are provided at the
project site for existing and future conditions under the City’s parking regulations.

This shared parking study summarizes our methodology, analysis, and findings. Although this is a
technical report, every effort has been made to write the report clearly and concisely. To assist the
reader with those terms unique to transportation engineering, a glossary of terms is provided within
Appendix A.

PROJECT DESCRIPTION

The project site is located at the southeast corner of the Avalon Boulevard and Carson Street
intersection in the City of Carson. The project site is proposed to consist of 7,952 square feet of
commercial retail, 5,310 square feet of family restaurant, 8,002 square feet of fast-food restaurant,
3,718 square feet of health & exercise, 86 affordable senior apartment dwelling units, and 150
condominium dwelling units. The project site provides a total of 565 parking spaces. Figure 1 shows
project location map.

PARKING CODE

The City of Carson Parking Code requirements are included in Appendix B. Typically, a parking code
includes an overage factor. A parking code may require 5.00 parking spaces per thousand square feet of
floor space; however, the actual number of vehicles parked will typically be, for instance, a maximum of
4.50 vehicles parked per thousand square feet of floor space at any one point during the week. Thus, in
this example, there is an overage of 0.50 spaces per thousand square feet of floor space during peak
parking demand.

ltl TOWN & COUNTRY ROAD, Suim 34 (714) 973-8383 5005 LA MART DRIvE. SuIm 201
ORANGE, CALIFORNIA 92868 \V\VW.TflAFFIC-E\GI\EERCOM RIvERsIDE. CALIFORNIA 92507
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Mr. Ryan Hall, Senior Director of Asset Management
TRUAMERICA MULTIFAMILY, LLC
August 31, 2017

Based on the City of Carson Parking Code requirements, 589 parking spaces are needed for the project
site (see Table 1). This demand is required if all land uses simultaneously generated their maximum
parking code demands.

To conduct a shared parking study, it is necessary to disaggregate the parking code into weekday and
weekend as well as customer/visitor/guest and employee/resident parking space demands. Based on
the City of Carson Parking Code and the Urban Land Institute recommended parking ratios, the
disaggregated parking rates are shown in Table 1. Also shown in Table 1 is the implied parking space
demand when only the weekday and weekend peak parking rates are multiplied by the land use
quantities. A total of 571 parking spaces are required for weekdays and 580 parking spaces are required
for weekends.

When monthly, day of week, and hourly parking factors are utilized, significantly less than 580 parking
spaces will be needed for the development.

SHARED PARKING

Because the peak parking demands for the various land uses are non-coincidental, there is substantial
opportunity for shared parking to occur.

Kunzman Associates, Inc. has used the procedures developed by the Urban Land Institute, Shared
Parking (2005). The Urban Land Institute shared parking study evaluates the types of uses, parking
rates, monthly variations of parking demand by land use, differences between weekday and weekend
parking demand for customer/visitor and employees, and the hourly distribution of peak parking
demand for each type of land use. The Urban Land Institute procedures were utilized in this study to
evaluate peak parking demand that would occur for the project at any point in time when monthly, day
of week, and hourly factors are utilized.

A computer program was used to analyze the shared parking for the proposed development. The
program is consistent with the procedures provided by the Urban Land Institute. The following inputs
were included within the shared parking computer program for each land use:

• Peak parking demand by land use per parking code.
a Weekend vs. weekday adjustment factors.
a Customer/visitor/guest and employee/resident factors.
a Monthly adjustment factors to account for variations in parking demand over the year. It should

be noted that a late December month is defined as the period between Christmas and New Year’s
Day, reflecting high attendance at active entertainment venues, lower demand at office and other
employment-centered destinations, and moderate demand for retail.

a Hourly distribution of parking demand based upon the Urban Land Institute data.

The idea of a shared parking study is that if the various land uses have peak parking demands at
different points in time, or on different days of the week, then the number of spaces required is not the
sum of the parking requirements for each land use, but rather less. If the peak demands for the various

WWW TT AFFIC-ENGINEERCOM
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Mr. Ryan Hall, Senior Director of Asset Management
TRUAMERICA MULTIFAMILY, LLC
August 31, 2017

land uses are non-coincidental, then there is an opportunity for sharing of parking. To determine the
degree to which shared parking can occur, the cumulative hourly parking demand of the land uses is
calculated at all points in time throughout the day for both weekdays and weekends. With the parking
demand known by hour and day, then the maximum peak parking demand during a seven day week can
be determined. The maximum expected parking demand during the seven day week is then used as a
basis for determining the number of parking spaces needed.

To determine the degree to which sharing of parking can occur, each month of the year was evaluated

and the peak parking demand for both weekdays and weekends was determined utilizing data provide
by the Urban Land Institute.

Table 2 shows the expected hourly peak parking demand of the land uses for both weekdays and
weekends. Table 3 shows the cumulative parking demand peaks for all land uses combined.

Based on the calculations in this report, a December maximum parking demand of 530 parking spaces
will occur on weekdays from 7:00 PM - 8:00 PM, and a December maximum parking demand of 527
parking spaces will occur on weekends also from 7:00 PM - 8:00 PM. The detailed computer calculations
for each month are included in Appendix C.

Sufficient on-site parking is provided based on the maximum likely parking demand of 530 parking
spaces and the 565 parking spaces provided.

CONCLUSIONS

1. The project site is located at the southeast corner of the Avalon Boulevard and Carson Street
intersection in the City of Carson. The project site is proposed to consist of 7,952 square feet of
commercial retail, 5,310 square feet of family restaurant, 8,002 square feet of fast-food
restaurant, 3,718 square feet of health & exercise, 86 affordable senior apartment dwelling units,
and 150 condominium dwelling units. The project site provides a total of 565 parking spaces.

2. Based on the City of Carson Parking Code requirements, 589 parking spaces are needed for the
project site.

3. Because the peak parking demands for the various land uses are non-coincidental, there is
substantial opportunity for shared parking to occur.

4. Based on the City of Carson Parking Code and the Urban Land Institute recommended parking
ratios for weekdays and weekends, a total of 571 parking spaces are required for weekdays and
580 parking spaces are required for weekends.

5. Once shared parking factors are utilized, a December maximum parking demand of 530 parking
spaces will occur on weekdays from 7:00 PM - 8:00 PM, and a December maximum parking
demand of 527 parking spaces will occur on weekends also from 7:00 PM - 8:00 PM. The 565
parking spaces provided by the project are sufficient to accommodate peak demands.

WWWTRAFFIC-E\GI\EER.COM
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Mr. Ryan Hall, Senior Director of Asset Management

TRUAMERICA MULTIFAMILY, LLC
August 31, 2017

6. Sufficient on-site parking is provided based on the shared parking study.

It has been a pleasure to serve your needs on The Renaissance at City Center project. Should you have

any questions or if we can be of further assistance, please do not hesitate to call at (714) 973-8383.

Sincerely,

WWW.TRAFFIC-E\GI\EERCOM
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KUNZMAN ASSOCIATES, INC.

Carl Ballard, LEED GA
Principal Associate

iN 7166

KUNZMAN ASSOCIATES, INC.

William Kunzman, P.E.
Principal



Table 1

Parking Code Requirements1

City Weekday_Requirements Weekend_Requirements

Parking Customer! Employee! Customer/ Employee!

Land Use Quantity Units2 Code Visitor/Guest Resident Total Visitor/Guest Resident Total

Parking Rates:

Commercial Retail 7.952 TSF 3.33 2.41 0.58 2.99 2.66 0.67 3.33

Family Restaurant 5.310 TSF 10.00 6.00 1.00 7.00 8.50 1.50 10.00

Fast-Food Restaurant 8.002 TSF 10.00 8.50 1.50 10.00 8.00 1.33 9.33

Health Club 3.718 TSF 6.67 6.29 0.38 6.67 5.24 0.24 5.48

Affordable Senior Apartments

- Resident3’4 85 DU 1.25 0.25 1.00 1.25 0.25 1.00 1.25

- Manager 1 DU 2.00 0.00 2.00 2.00 0.00 2.00 2.00

Condominiums3 150 DU 2.25 0.25 2.00 2.25 0.25 2.00 2.25

Parking Required:

Commercial Retail 7.952 TSF 26 19 5 24 21 5 26

Family Restaurant 5.310 TSF 53 32 5 37 45 8 53

Fast-Food ReStaurant 8.002 TSF 80 68 12 80 64 11 75

Health Club 3.718 TSF 24 23 1 24 19 1 20

Affordable Senior Apartments

- Resident34 85 DU 76 16 60 76 16 60 76

-Manager 1 DU 2 0 2 2 0 2 2

Condominiums3 150 DU 328 28 300 328 28 300 328

Total — 589 186 385 571 193 387 580

Source. City of Carson and Urban Land Institute, Shared Parking. 2nd Edition, 2001.

TSP Thousand Square Feet, DU = Dwelling Units

A reduction of 75 percent was used to assess the parking requirements for the cussomer/visitor/guest portion of the affordable senior apartments/condominium land uses

Deviations from the parking requirements may be authorized subject to approval of a Development Plan by the Planning Commission pursuant to Section 9172.23 Itite Plan

and Design Inviowl if the project includes affordable housing opportunities defined by code,

A rnduction of 70 percent was used to assess the parking requirements for the resident portion of the affordable senior apartments land use.

Deviations from the parking requiroments may be authorized subjoct to approval of a Development Plan by the Planning Commission pursuant to Section 9172.2a Isite Plan

and Design Reviewl if the project includes affordable housing opportunities defined by code
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Table 3

Monthly Peak Parking Demand

Month Weekdays Weekends

January 514 506

February 513 507

Match 521 516

April 514 511

May 519 514

June 518 514

July 520 515

August 522 518

September 516 511

October 523 517

November 522 516

December 530 527

Late December 521 518

Maximum 530 527
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O CR 4t Nc \R L’c lit”. 5R\ ILL

September 6, 2017

Mr. Ryan Hall, Senior Director of Asset Management

TRUAMERICA MULTIFAMILY, LLC
12100 Wilshire Boulevard, Suite 250

Los Angeles, CA 90025

Dear Mr. Hall:

INTRODUCTION

The firm of Kunzman Associates, Inc. is pleased to provide this shared parking study for The Renaissance

at City Center project in the City of Carson. Kunzman Associates, Inc. has been asked to conduct a

shared parking study of the project in order to ascertain if adequate parking spaces are provided at the

project site for existing and future conditions under the City’s parking regulations.

This shared parking study summarizes our methodology, analysis, and findings. Although this is a

technical report, every effort has been made to write the report clearly and concisely. To assist the

reader with those terms unique to transportation engineering, a glossary of terms is provided within

Appendix A.

PROJECT DESCRIPTION

The project site is located at the southeast corner of the Avalon Boulevard and Carson Street

intersection in the City of Carson. The project site is proposed to consist of 7,952 square feet of

commercial retail, 5,310 square feet of family restaurant, 8,002 square feet of fast-food restaurant, and

3,718 square feet of health & exercise. It should be noted that the project site also includes 86

affordable senior apartment dwelling units and 150 condominium dwelling units. The project site

provides a total of 565 parking spaces; however, 194 parking spaces are designated for the commercial

portion of the project site and 371 parking spaces are separately provided for the residential portion of

the project site. Per discussions with City of Carson staff, only the commercial portion is included within

this shared parking study. Figure 1 shows project location map.

PARKING CODE

The City of Carson’-Parking Code requirements arc included in Appendix B. Typically, a parking code

includes an overage factor. A parking code may require 5.00 parking spaces per thousand square feet of

floor space; however, the actual number of vehicles parked will typically be, for instance, a maximum of

4.50 vehicles parked per thousand square feet of floor space at any one point during the week. Thus, in

this example, there is an overage of 0.50 spaces per thousand square feet of floor space during peak

parking demand.

1111 Tow’. & COUNTRY ROAD, SU;TE 34 1714) 973-8383 DOOD LA MART DRIVE. SUITF 701

ORANGE, CALIFORNIA 92868 “V’V \FFN-E\cI\LLR.c’G’ RIVERSIDE. CALIFORNIA 92S07



Mr. Ryan Hall, Senior Director of Asset Management
TRUAMERICA MULTIFAMILY, LLC
September 6, 2017

Based on the City of Carson Parking Code requirements, 183 parking spaces are needed for the project
site (see Table 1). This demand is required if all land uses simultaneously generated their maximum
parking code demands.

To conduct a shared parking study, it is necessary to disaggregate the parking code into weekday and
weekend as well as customer/visitor/guest and employee/resident parking space demands. Based on
the City of Carson Parking Code and the Urban Land Institute recommended parking ratios, the
disaggregated parking rates are shown in Table 1. Also shown in Table 1 is the implied parking space
demand when only the weekday and weekend peak parking rates are multiplied by the land use
quantities. A total of 165 parking spaces are required for weekdays and 174 parking spaces are required
for weekends.

When monthly, day of week, and hourly parking factors are utilized, significantly less than 183 parking
spaces will be needed for the development.

SHARED PARKING

Because the peak parking demands for the various land uses are non-coincidental, there is substantial
opportunity for shared parking to occur.

Kunzman Associates, Inc. has used the procedures developed by the Urban Land Institute, Shared
Parking (2005). The Urban Land Institute shared parking study evaluates the types of uses, parking
rates, monthly variations of parking demand by land use, differences between weekday and weekend
parking demand for customer/visitor and employees, and the hourly distribution of peak parking
demand for each type of land use. The Urban Land Institute procedures were utilized in this study to
evaluate peak parking demand that would occur for the project at any point in time when monthly, day
of week, and hourly factors are utilized.

A computer program was used to analyze the shared parking for the proposed development. The
program is consistent with the procedures provided by the Urban Land Institute. The following inputs
were included within the shared parking computer program for each land use:

• Peak parking demand by land use per parking code.
• Weekend vs. weekday adjustment factors.
• Customer/visitor/guest and employee/resident factors.
• Monthly adjustment factors to account for variations in parking demand over the year. It should

be noted that a late December month is defined as the period between Christmas and New Year’s
Day, reflecting high attendance at active entertainment venues, lower demand at office and other
employment-centered destinations, and moderate demand for retail.

• Hourly distribution of parking demand based upon the Urban Land Institute data.

The idea of a shared parking study is that if the various land uses have peak parking demands at
different points in time, or on different days of the week, then the number of spaces required is not the
sum of the parking requirements for each land use, but rather less. If the peak demands for the various

\\w\v.rR.’.TrIc-tNcI\EtR,cO’
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Mr. Ryan Hall, Senior Director of Asset Management

TRUAMERICA MULTIFAMILY, CCC
September 6, 2017

land uses are non-coincidental, then there is an opportunity for sharing of parking. To determine the

degree to which shared parking can occur, the cumulative hourly parking demand of the land uses is

calculated at all points in time throughout the day for both weekdays and weekends. With the parking

demand known by hour and day, then the maximum peak parking demand during a seven day week can

be determined. The maximum expected parking demand during the seven day week is then used as a

basis for determining the number of parking spaces needed.

To determine the degree to which sharing of parking can occur, each month of the year was evaluated

and the peak parking demand for both weekdays and weekends was determined utilizing data provide

by the Urban Land Institute.

Table 2 shows the expected hourly peak parking demand of the land uses for both weekdays and

weekends. Table 3 shows the cumulative parking demand peaks for all land uses combined.

Based on the calculations in this report, a December maximum parking demand of 154 parking spaces

will occur on weekdays from 1:00 PM - 2:00 PM, and a December maximum parking demand of 161

parking spaces will occur on weekends also from 12:00 NOON - 1:00 PM. The detailed computer

calculations for each month are included in Appendix C.

Sufficient on-site parking is provided based on the maximum likely parking demand of 161 parking

spaces and the 194 parking spaces provided.

CONCLUSIONS

1. The project site is located at the southeast corner of the Avalon Boulevard and Carson Street

intersection in the City of Carson. The project site is proposed to consist of 7,952 square feet of

commercial retail, 5,310 square feet of family restaurant, 8,002 square feet of fast-food

restaurant, and 3,718 square feet of health & exercise. It should be noted that the project site

also includes 86 affordable senior apartment dwelling units and 150 condominium dwelling units.

The project site provides a total of 565 parking spaces; however, 194 parking spaces are

designated for the commercial portion of the project site and 371 parking spaces are separately

provided for the residential portion of the project site. Per discussions with City of Carson staff,

only the commercial portion is included within this shared parking study.

2. Based on the City of Carson Parking Code requirements, 183 parking spaces are needed for the

project site.

3. Because the peak parking demands for the various land uses are non-coincidental, there is

substantial opportunity for shared parking to occur.

4. Based on the City of Carson Parking Code and the Urban Land Institute recommended parking

ratios for weekdays and weekends, a total of 165 parking spaces are required for weekdays and

174 parking spaces are required for weekends.

3



Mr. Ryan Hall, Senior Director of Asset Management

TRUAMERICA MULTIFAMILY, LLC

September 6, 2017

5. Once shared parking factors are utilized, a December maximum parking demand of 154 parking

spaces will occur on weekdays from 1:00 PM - 2:00 PM, and a December maximum parking

demand of 161 parking spaces will occur on weekends also from 12:00 NOON - 1:00 PM. The 565

parking spaces provided by the project are sufficient to accommodate peak demands.

6. Sufficient on-site parking is provided based on the shared parking study.

It has been a pleasure to serve your needs on The Renaissance at City Center project. Should you have

any questions or if we can be of further assistance, please do not hesitate to call at (714) 973-8383.

Sincerely,

KUNZMAN ASSOCIATES, INC.

Carl Ballard, LEED GA

Principal Associate

JN 7166

\‘U \ Tr\rlc-E\cI\EErcoM

KUNZMAN ASSOCIATES, INC.

William Kunzman, P.E.
Principal

4



Table 1

Parking Code Requirements’

City Weekday_Requirements Weekend_Requirements

Parking Customer! Employee! Customer! Employee!

Land Use Quantity Units2 Code Visitor/Guest Resident Total Visitor/Guest Resident lotal

nRates:

Commercial Retail 7.952 1SF 3.33 2.41 0.58 2.99 2,66 0.67 3.33

Family Restaurant 5.310 1SF 10.00 6.00 1.00 700 8.50 1.50 10.00

Fast-Food Restaurant 8.002 1SF 10.00 8.50 1.50 10.00 8.00 1.33 9.33

Health Club 3.718 1SF 6.67 6.29 0.38 6.67 5.24 0.24 5.48

Parking Required:

Commercial Retail 7.952 1SF 26 19 5 24 21 5 76

Family Restaurant 5.310 TSF 53 32 5 37 45 8 53

FastFood Restaurant 8.002 1SF 80 68 12 80 64 11 75

Health Club 3.718 1SF 24 23 1 24 19 1 7.0

Total 183 142 — 23 165 149 25 1 /4

Sci.rce Cty Carcn and urban Land nstute, Snared Pa-kng 2nd taScn, 2005.

T5i = Thoeaed Sauce n.ei
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Table 3

Monthly Peak Parking Demand

Month Weekdays Weekends

January 130 135

February 130 136

March 140 146

April 135 141

May 139 145

June 138 145

July 140 147

August 143 150

September 135 141

October 142 147

November 141 147

December 154 161

Late December 145 152

Maximum 154 161
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