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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:

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

e . CUP No. 685-07 for shared parking; and
e CUP No. 686-07 for a mixed-use development.

Planning Commission Staff Report

Conditional Use Permit No. 1025-17

Mod. No. 3 to CUP No. 685-07, and CUP No. 686-07
September 26, 2017

Page 2 of 6



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 11, 2011, Modification No. 2 to CUP No. 685-07 was approved by the
Planning Commission to modify conditions regarding park fees.

Public Safely Issues:
None.

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 Mixed-Use Residential

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

Present Use and
Development
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

Mixed-Use, Multi-Tenant Commercial and Residential Building

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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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 simuitaneously 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 ali 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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VL.

VIl.

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. .

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.

Recommendation

That the Planning Commission:

o 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

e 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".

Exhibits

Zoning Map

Adopted Resolution No. 08-2193

Proposed Resolution for Modification No. 3

Kunzman Associates Shared Parking Analysis dated August 31 and September
16, 2017

Development Plans

el

o

Prepared by: Max Castillo, Assistant Planner
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CITY OF CARSON
PLANNING COMMISSION

REQAI HITION KIA no n« no

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF CARSON APPROVING DESIGN OVERLAY REVIEW
NO. 1256-07, CONDITIONAL USE PERMIT NO. 685-07, AND
CONDITIONAL USE PERMIT NO. 686-07 FOR THE
CONSTRUCTION OF A 236-UNIT RESIDENTIAL MIXED-USE
DEVELOPMENT FOR PROPERTY LOCATED AT 708-724 E,
CARSON STREET AND 21720-21814 S, AVALON
BOULEVARD.

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

Section 1. An application was duly filed by tne aopiicant, Tnomas Sairan Associates,
witn respect to real property iocated at 708-724 =. Carson Street and 21720-21814 S. Avalon
Boulevard as described in Exhibit "A" attached hereto, requesting the aporoval of = 238-unit
residential mixed-use deveiopment on 4.28 acres. Tne request includes:

e Design Overlay Review (DOR) No. 1258-07 for development within the Mixed-
Use ~ Carson Street (MU-CS)_Corridor;

e Caonditiona’ Use Permit (CUP) No. 685-07 for shared parking; and
¢ CUP No. 686-07 for a mixec-use aevelopment.

A puslic hearing was duiy heig on February 28, 2008, a: 6:30 P.M. at the Carsan City Hali
Council Cnambers, 701 East Carson Street, Carson California. A notice of time, piace and
purpose of the aforesaid meeting was duly given.

Section 2. Evidence, both written anc ora., was duly presented to and considered by
the Pianning Commission at the aforesaic meeting.

Section 3.  Pursuant to Section 9138.17.C of the Carson Municipal Code (CMC), all
uses within the Mixed-Use — Carson Stree: Corridor are subject t0 s'te pian ana design review
per Section 8172.23. Pursuant to Section 8462.24 of the CMC, when two or more uses share a
parking facility, and wnen demonsiraied by 2 signed affidavit that the hours of their demang oo
no: substantially overlap, then tne parking reguirement may be reduced by tne Planning
Commission through the aporoval of 2 Conditiora; Use Permit pursuani to Seciion 9172.21 (D].
Sursuant to CMC Section 9137.4 (Uses Permitted), 2 Conditional Use Permit is reguired for
Mixec-Use (commercialiresidental) deveiooments within the MU-CS (Mixes-Use - Carson
Street) zone. The Pianning Commission finds trat:

1. The proposed droject is consisient and adheres to the Carson Genera! P.2n Mixec
Jse - Resioential Lanc Use designation and adneres to tne policies, goza's anc cbjectives of the
Carson Sireet Master Plan. Tne pronosed mixed-use development is consistent wiin
cevelcpment stancards cf ine recently adooted MU-CS (Mixec-Use — Carson Street) zone, The
prooeosed project wil' be z focal point at the corner of Avaion Boulevarc and Carson Sireet, anc
an exemplary example of @ mixed-use developmen: The commercial portion 's oriented z: the
ground level along Avalen Boulevard znd Carscr Street, which orovides an uroan presance ang

cedestriar-orientea ameanities.
EXHIBIT NO. 2 - ‘A 8
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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 pro;ect complies with Section 9126.91 of the CMC in that 36 percent of the units

Ave A A Al A cAaniAr Ao An bAarirab Al -~ v Aemmemrrie ~ e F\F\MF\-\" -ln.«A IA.. - ,J.\-.L '

projects qualifying under this Section, the approvmg authorlty may allow deviations 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.”

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
'On Oct. 11, 2011, the Planning Commission approved an 80-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 #R)(6)(e).
Mod. No. 2 to DOR No. 1256-07, CUP No. 685-07, and CUP No.686-07

%



reauired for the project. The maximum parking demanc as identified in the sharec parking
analysis for tne project would be 566 parking spaces bpefore shared carking factors are
considered. A fotal of 580 parking spaces are proposed on site, which includes 202 parking
sbaces on the ground ievel for commarcial and resicent'al guest parking ank 378 « méaromaan
pel iy spaces (7o Tor senior resiaents ana 300 for condominium residents). Basec on these
findings, it is anticipated that the project, even at peak lunch periods, will be able to provide
adequate on-site parking.

7. Tne project features buiiding mounted signage above tne proposec business
snops. A specific sign program shzl oe developed for the project subject ¢ tne review and
approval of tne Planning Commissior prior to the isstance of building permits for tnhe project.
Witn the implementation of this sign program, the afiractiveness, effectiveness anc resiraint in
signing, graphics and color can be made at tnis time. All signage shall comply with the
reguirements in tne MJ-CS (Mixed-Use — Carson Street) zone.

8. Tne County Fire Depariment has revieweg the propcsed project and concluces
tnat acequate water supply exists to mee* current ang anticipatec fire suppression needs. The
County Fire Department has imposed several conditions, which are incoroorated in tne
Conditions of Approva! for this project.

S. Approva of tne Conditional Use Permit is contingent upon the City Council's
approva: of the final subdivision map. Al additional and applicable sections can be satisfied
providec that the conditions of approval are applied. Tnerefore, this finding can be made in the
affirmative.

Section 4. The Planning Commissior further finds that the use permitted oy the

oreposec project will not have & significant effect or the environment as indicated In the Initia’
Study and Mitigated Negative Declaration prepared for this project.

Section 5. Based on tne aforementioned findings, the Pianning Commission nereby
anoroves Design Overlay Review No. 1258-07, Conditiona! Use Permit No. 685-07, ana
Corditionai Use Permit Nc.-686-07 subject to the conditions se fortn in Exnipit "B" 2itacned

nereio.

Section 8. The Secretary snall cetify tc the adoptior of tne Resolttion and shal
fransmi copies of the same to the applicant.

Section 7. Tnis action shall become fnal and efective fifteen days after tne adoption
of this Resolution unless witnin such iime an appeal is filed with the City Clerk in accorcanc

with tne provisions of the Carson Zoning Orginance.

— \‘
PASSED, APPROVED AND ADOPTED T@/s/zs” DAY OF FEBRUARY, 2008.
7 (/f. ) ‘f o
—~ L "___ CHAIRMAN
ATTEST: Moo~ = -
S\EC'R' ETARY™,
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File No: 06157517

EXHIBIT “A”

All that certain rea! property situated in the County of Los Angeles, State of
California, described as foliows:

Parcel 1:

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 Caiifornia, as per map recorded in Book
35, Page 31, of Maps, in the Office of the County Recorder of said County,
described as foliows:

Beginning at a point in the Westerly line of said Lot 56, distant thereon North
543.19 feet from the Southwesterly corner of said Lot; thence Easterly paraliel
witn the Northerly line of said Lot 56 to a point in a line drawn paraliel with and
distant Westerly 100 feet, measured along and paralle! with the Northerly line of
said Lot from the Easterly iine 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 Lucile 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 the City of Carson, County of Los
Angeies, State of California, 2s per map recorded in Book 35, Page 31, of maps,
in the Office of the County Recorder of said County, described as foliows:

Beginning at a point in the Westerly line of said Lot 56, distant thereon Northeriy
504 feet from tne Southwest corner of said Lo, said point of beginning being
also the Northwest corner of that parcel of land, as provided to £, William Ulrich,
et al., by deed recorded in Book 2009, Page 251, of Official Records; thence
Northerly along Luciie Street, 39.19 feet; thence Easterily paraliel 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 saicd Lot
56, from the Easterly iine of said Lot; thence Southerly along said paraliel line to
the Northerly line of said land of Ulrich, et al.; 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 No. 2882, ir the City
of Ca-sor, County of Los Angeles, State of Californie, as per map recorded in
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File Nc: 06137517

Book 35, Page 31 of Maps, in the Office of the County Recorder o said County,
the Norzn line thereof to be paralle! with the South line of said Lot.

Parce! £;

The North 63 fee: of the South 441 feet of Lot 55 of Tract No. 2982, in the City
of Carson, County of Los Angeles, State of California, as per mep recordec in
Book 35, Page 31, of Maps, in the Office of the County Recorder of said County,

the North line thereof to be paraliel with the Soush line of said Lo*.

xcept therefrom the Easterly 10 feet of the Westerly 10 feet,

m

A150 except therefrom 50% of all mineral rights, as reserved in the deec from
Heien J. Ryder, 2 marriead woman as ner sole and separate prope-ty and B, =,
Ryde~, her husband also known as Bayard Zdward Ryder, recordec in Book
21221, Page 358, Official Records.

Parce! 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 Californie, as per map recordec in
Book 35, Page 31 of Maps, in the Office of the County Recorder of said County,
tne No-th line thereof to be parallel witnh the South iine of said Lot.

Excep: therefrom the Easterly 10 feet of the Westerly 25 feet.

~

arce' 6:

ns

The North 63 feet of the South 315 fz2et of Lo* 56 o 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,
tne North line thereof to be parallel with the South line of said Lot,

Except therefrom the Easterly 10 feet of the Westerly 25 fee®.
Parce 7:

Tnat pottion of Lot 56 of Tract No. 2982, in the City of Carson, County of Los
Angeies, State of California, as per map recorded in Book 35, Page 21 of Mapns, i
the Office of the County Recorder of saic County, described as follows:

Beginning at a point in the South boundary fine of Carson Street, distant 100 fee:
West from the intersection of the Eas boundarv line of said Lot with the said
South boundary iine of Carson St-eet; thence Scuth paraliel with the East
boundary line of said Lot, to the North boundary line of the iands conveyec 1o E.
Wiiliam Uirich, et al., recorded in Book 2009, Page 251, OFicial Recorcs; thencs
East along the North ooundary of the lands so conveyed to the East line of said
Lot 56; thence North along the Sast I.ne of said Lo~ to the intersection wizn South
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File No: 06157517
boundary line of Carson Street; thence West along the South boundary iine of
Carson Street, 100 feet to the point of beginning.

. Except therefrom the Northeriy 20.00 feet thereof.

Assessor’s Parcel Number:; 7332-001-002; 7332-001-003;
7332-001-004

\'39



File No: 06157518

EXHIBXIT “A”

Al tnat certain rea’ property situataed ir the County of Los Angeles, Stzte of

Californiz, descrinec as foliows:
Parceil 1:

The North 126 feet of the South 252 feet of Lot 56 of
of Carson, County of Los Angeles, State of California,

Tract No. 2982, in the City
as per map recorded in

Book 35, Page 31 of maps, in the Office of the County Recorder of saic County.

Except therefrom all oil, gas, minerals anc o*her nydrocarbon substances, lying
below a depth of 500 feet, without the right of surface entry, as reserved ir

instrument of record.

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

Except the Westerly 25 feet of the Northerly 126 feet
Lot 56, Tract No. 2982, as shown on map recorded in
in the Office of the County Recorder of said County.

of the Southerly 252 feet of
Book 33, Page 31 of mapos,

Alsoc except therefrom that portion within the Westerly 15 feat of the Northerly

63 feet of the Southerly 252 feet of said Lot,

Parcel 2:

The North 63 feet of the South 126 feet of Lo* 56 of Tract No. 2982, in the City

of Carson, County of Los Angeles, State of Californie,

as per map recorded in

Book 35, Page 31 of Maps, in the Office of the County Recorder of said County,
the North fine thereof to be pa-allel with the South line of said Lot.

Except the Easterly 10 fee* of the Westerly 25 feet of

the Northerly 63 feet of the

Southeriy 126 feet of Lot 56, Tract No. 2982, 25 shown on map recorded in Book
35, Page 31 of Maps, in the Office of the Recorder of the County of Les Angeles,

Parce! 3:

Tne South 63 fee: of Lo* 56 of Tract No. 2982, in the City of Carson, County o°

Los Angeles, State of Caiifornia, as per map recorced
g

in Book 25, Page 31 of

Maps, in the Office of the County Recoraer of saic County.

Tne North line thereof to be paraliel with the South iine of said Lot

£xcept the Easteriy 10 feet of the Westerly 25 fee- of

the Southerly 63 feet of Lot

56, Tract No. 2882, as shown on map recorded in Sook 35, Page 31 of maps, n

the Office of the Recorder of the County of Los Angeie

-
2.
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Assessor’s Parcel Number:
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File No: 06155285

EXHIBIT “"A”

Al tnal certain reat property situated in the Counzy of Los Angeles, State of
Ceiifornia, described es follows:

Parcel A:

That portion of Lot 56 of Tract No. 2982, in the City of Carson, County of Los
Angeies, State of California, as per map recordec 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 Lo* 56, distant thereon Northerly
543.19 feet from the Southwesterly corner of said Lot; thence Easterly, paraliel
with the Northerly line of said Lot to a point in the Easterly line of the Westerly
25.00 feet of said Lot, said point being the Southeasterly corner of the land
described as Parcel 19-27, in the deed to the County of Los Angeles, recardec
February 24, 1965, as Instrument No. 3153, in Book D-2809, Page 543, of
Officiai 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, & 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 Jjuly 30,
1963, as Instrument No. 126, in Book D-2122, Page 392, of said Official
Records; thence Northerly, along the Westerly line of said iand of Calas, a
distance of 135.00 feet to the Southeasterly corner of the land described as
Parce! 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 118.09
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 15-27, a distance of 118.00 fee* to the true point of beginning.

Parce! B:

The Westerly 15.00 feet of that portion of Lot 55 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,
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 Office
of the County Recorder of said County.

Assessor’s 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

If & building permit is not issued within cne year of the date of aporova! of Design
Overlay Review Nc. 1256-07, Conditional Use Permit No. 685-07, and
Conditional Use Permit No. 686-07, said permit(s) shall be declared null ana voig
unless an extension of time is requested prior o expiration and approved by the
Planning Commission.

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

Tne architectural feature at the northwestern portion of the ouiiding anc all other
structures that exceed tne height requirement shall be revised to meet the neignt
requirement as described in Section 9138.17(D)(6) of tne Carson Municipal
Code, uniess an ordinance amendment is approved by the City which allows for
such architectural features to exceed the neight requirement.

Prior to issuance of a building permit, a tentative tract map shal be suomitied 1
the City for subdivision of the residential units and commercial tenant spaces.
The tract map shall be recorded witn the Counly Recorder's office prior to
issuance of certificate of occupancy

The applicant snall comply with all city, county, siate and federal regulations
appiicable to this project.

Within forty-eight hours of approval of the subject project, the applicant snali
aeliver to tne Planning Division 2 cashier's check or money oraer payable to the
County Clerk in the amount of $50.00 (fiity dollars) pursuant to S8 1535 to
enzbie the city to file the Certificate of Fee xemption citing a De Minimus
Impact. I witnin such forty-eight hour periog the apolicant has no? aeliveres ¢
tne Pianning Division the above-noted cashier's check or money orger, the
anprova for the project granted herein may be considered automatically null ana
volc.

in addition, snouiz the Depariment of Fish and Game reject the Certificate o ~e
Exemption filed witn the Notice of Exemotion and require payment of fees, :n
appiicant snall defver tc tne Pianning Division, within forty-eight hours of

(=]
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~
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Resolution No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

notification, a cashier's check or money order payable to the County Clerk ir the

amount of $1 876.75 pursuant tn SR 1825 1f thic fae in memmmeo e L L

project snall not be operative, vested or fina uniess and until the fee is pa'd

The applicant shal make any necessary site pian and design revisions 1o the site
pian and elevations approved by the Planning Commission in order io compoly
witn all the conditions of approva! ang applicable Zoning Ordinance provisions
Supstartial revisions will reguire review by the Pianning Commission.

The applicant snall submit two complete sets of plans and related documentaton
that conform to all the Conditions of Approval to be reviewed and approved py
tne Planning Division prior to the issuance of 2 puiiding permi.

Ali buildings, grounds, parking areas anc landscaping shal be mainiained in 2
neat ana orderly manner at all times.

Decision of the Planning Commission snhall pecome effective anc final 15 days
after the date of its action unless an aopeal is filed in accordance with Section
8173 4 of the Zoning Ordinance.

A madification of the conditions of this permit, including additions or dsletions,
may be considered upon filing of an application by the owner of the subject

property or his/ner authorized representative In accordance with Section 9173,
of tne Zoning Ordinance.

It is further made a congition of this anoroval tnas if any condition is violated or
any law, statute ordinance is violatec, inis permit may be revoked by tne
Planning Commission or City Council, as may be applicable; providec tne
aopiicant has been given written notice to cease such violation and has falled to
de so for & period of thirty days.

The Applicant shall defend, incemnify anc hold narmiess the City of Carsor, i's
agents, officers, or empioyees frem any cia ms, camages, action, or proceeaing
agains! tne City or its agents, officers, or employses to atiack, set aside, voic or
annul, anc anoroval of tne City, its advisory agencies, appeal boards, o-
'egisiative body concerning Design Overlay Review No. 1256-07, Conditiona!
Use Permit No. 885-07, ana Conditional Use Parmit No. 686-07. Tne City will
prompily notify the Applicant of any such claim, action, or proceeding against the
City and the Aoplicant will eitner undertake gefense of the matter and pay in
City's associated Iegal costs or will advance funds to pay for defense o tn
matter by tne City Attorney. The City will cooperate fully in ine defens
Notwithstanding the foregoing, tne City rezains tne right tc settie or ananzon th
matier without tne Applicant's consent but shoule it €o s¢, tne City snall waive the
indemnification nerein, excep, tne City's decisior to setile cr abandon a maiter
foliowing an adverse judgment or failure to appeal, shall not cause a walver of
tne inaemnification rights nerein.

(D
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Resolution. No. 08-_
DOR No. 1256-07. CUP No. 685-07, and CUP No. 686-07

PARKING

18

-\
©

20.
21.

o
P

1S ISddisa pdiking snai mest all applicable standards as outlined in tne
Carson Municipal Coge.

Al parking areas and driveways shal remain ciear. No gncroacnment into
parking areas and/or driveways shal, be permiftea.

Compact spaces shall be properly designated pursuani to Section 9162.43 o’ tne
Zaning Ordinance.

Parking scaces shall be provided witr perimeter guards as prov.ged in Section
81€2.55 o the Zoning Ordinancze.

Parking spaces shall be identifiec {marked) as provided in Section 916256 of the
Zoning Ordinance.

Decorative colored concrete pattern shall occur at all driveway entrance areas.

Electrical wiring and features appropriate to support alternative fusl vehicles shali
be provided for resident and guest parking subject to the approval of tne
Planning Division. if not provided prior to the adoption of these conditions of
approval, the appiicant shall demonstrate appropriate features necessary to
suppori tne future service of alternative fuel vehicles.

Changes tc the commercia’ tenant uses shal! warrant review and approval by the
Pianning Division for compliance with the shared parking requirements. The
Pianning Division shall review commercial tenancy changes to ensure that hours
of operations betwsen tenants in the develooment do not substantially overlap as
to create a parking impact. Substantial changes in tenancy shali warrant review
anc aporoval by the Planning Commission.

LANDSCAPING/IRRIGATION

23.

24.

The aoplicant shall submit two sets of landscaping and irrigation pians drawn,
stampac, and signed by a licensed lancscape architect. Such pians are tc be
aporoved by the Pianning Division prior tc the issuance of any building permi.

The applicant shall comply with the provisions of Section 168 of the Zoning
Ordinance, "Water Efficient Landszaping.”

8" x 6" concrate curbs are required around al! landscaped planter areas. as
deemed necessary by the Planning Division.

Lancscaping shali be provided with a permanently instalied, automatic Irigation

syslem and operated by an electrically-timed controller station set for ezny
morning or late evening irrigation.

Page 3 of |
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Resoiution No. 08-
DOR No. 1256-07, CUP No. 685-07, anc CUP No. 686-07

27.  Landscaping and irrigation plans shall be siamped and signed by e licensec
lancscape archiiect and are to incluge DIt are nat limitar in-
&. Annual fiowers whearever possinie:

—
i

5. rlve anc one gallon shrubps:

¢. Flats of ground cover planted 8-inches on center; and

d. Tree height and piant materials to be approved by the project pianner prior
to insialiation.

28 Installaton. maintenance, anc repair of al landscaping shall pe the responsisiiity
of ine property owner.

GRAFFITI LANDSCAPING

29.  The applicant shall incorporate aaditional landscaping to screen and plock

specific project areas that could be subject to graffit, as determined by tns
Planning Division.

30.  Graffiti shall be removed from all project arsas within three (3) days of written
notification by the City of Carson. Shaulg the graffiti problem persist more than
twice in any calendar year, the matter may be brought before the Planning
Commission for review and furtner consideration of site modifications (le.,
fencing, iandscaping, chemica! treatment, etc.).

37, Public utlity easements shal be provided in the locations as requirec by al utiity
compoanies with easements free and ciear of obstructions, and electrical utiiities
shali be instalied underground, unless screened from public rght-of-way to the

satisfaction of the Planning Division.

32. Tne applicant shall remove &t his own exnanse any cbsiructions with'n the utlity
emerts that wouic interfere with tne use for which the easements are

[€))
w

Prior to issuance of & building parmit, tne applicant snali enier nto an agreement
witn tne city francnise cabie TV coerater to permit the installation of cable in 2
common utiiity trench; or provide cocumentation that steps to provide capie TV to
tne oropcsec aevelopment have been initiated io tne satisfaction of tne City.

34, Tne applicant shal provide 2 certra’ antenna with connactions o 2acn unit via
underground or internal wall wiring to provige for sateliite TV and internet service.
Any sateliiie d'sh shall be screensg from pubdlic view to the greatest exten!

3 R
easisie.

W
[8)}

Any above-ground utility box, piding, o structure not shown on the geveicomen:
D.an thal is suosequently required Dy 2 utiiitly company shal' be screeners io ¢
sat.stzction of the Panning Division prior 1o issuznce of certificate of compoliance

Paoe £ o7 12




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

A=ESTHETICS

~~

o7 S memiy MuSMe ULAVS Y ITUSpAUISS 3 al D DTOVIOSG aNa 10C31eC In an ares
convenien: for eacn resident, subject 1o tne appraval of the Planning Division.

37.  Down spouts shall be interior to tne structure or architecturally integratec into the
structure to tne satisfaction of tne Planning Division.

38.  Tne specification of all colors and materials must be submitted and approved by
the Planning Division prior to the issuance of any building permits.

39.  Tnere shall be nc deviation oF architectura! aesign or detalis from tne approvec
setof plans. Any alteration shal' pe first approved by the Pianning Division.
SIGNS
40.  Identification signs shall conform to the requirements of the sign program and

snall be approved by the Planning Division prior to the issuance of a building
permit(s). Tne sign plan shall detail all signs to be erected including iocation,
size, type, materials, etc., and shall comply witn the requirements of Section
9138.17(F) of the CMC to the extent feasible. A temporary sign shall also be
erected before and during construction wnich describes the project and displays
building elevations.

FENCES/WALLS

41.  Perimeter walls shall conform to tne reguirements of the Carson Municipal Code
and shall be architeciurally coordinated with the project buildings ancd supjez! to
the approval of the Planning Division.

42.  Whnere walls are used, they shai' conform to the requirements of the Carson
Municipal Code and shall be of decorative material to include stucco block,
slumpstone or splitface.

_IGHTING

43. A precise iighting plan shall conform to the reauirements of the Carson Municipal
Code and shal be submitiec showing all proposec street, walkway, and
recreational area lighting, subject 1o the approval of the Planning Division.

44.  Onsite lighting shall conform to tne requirements of the Carsor Municical Code
ana snall be directed downward anz inward so as not to cause lignt and giare
imoacts to adjacent resigences and motorists.

AR QUALITY — MITIGATION MEASURES

Consiruction

buildings. These reduce VOC (ROG) emissions oy 85% over conveniiora
architectural coatings. Tne following websites provide iists of manufacturers ang
Mmajor orang names:

45.  Use zero Voiatile Organic Compounds (VOC) content arcnitectural coatings on

Page 5 of 14



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

a. ntto/lwww.agmd gov/business/brochures/zerovoc.ntm'

T 1 PR F o
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i

ntte:/lwww.cleanaircounts.org/facishest/F
nt.ndf

O

Restrict the number of gallons of coatings usec per cay.

Service and Support Faciiities (point sources,

o

uca

60! l4

S%20PDF/Low%20V0C%20°a

» Encourage water-based coatings or other low-emiiting alternatives.

« Consider reguiring the use of coatings with & lower VOC content thap 100
grams per liter.

« Wnere feasible, paint contraciors should use hand aopiications as well
instead of from soray guns.

46.  Tne grading contractor shal' ao the following:

a. Provide watering of the active grading area at ieas® twice a cay,
tnroughout the grading phase.

©. Appy soil stabilizers 10 inactive areas.

c. Replace ground cover in disturbed arezs quickly.

47.  General contractor(s) shail maintain anc operate construction equipment so 25 to
minimize exhaust emissions. During construction, trucks and vehicles ir loading
and unioading aueues would turn their engines off, when not in use, to reduce
vehicle emissions. Construction emissions should be phased and scneduied o
avoid emissions peaks and discontinued during second-siage smog alerts.

48.  Eiectricity from power poles, ratner than temporary diese! or gasoline powered
generators, shall be used io-the extent feasipie.

49.  All construstion venicies shall be pronipited from idling in excess o five minutes,
boin on anc off-site.

50.  All consiruction related eguipment shal use agueous diesel fuel, a cdiese'
particulate flter and cooled exnaus® gas recirculation.

57. Al construction vehicles tires shali be wasnez at the time these vehicles exit tne
oroject site.

52.  Allfil material carried by hau! trucks and stock piles snall be covered py 2 tarp o
other means.

S3.  Recuce speec or unosaved roads ic less thar “5 miles per hour (mpn).

S54. Supply luncn van to construciion site for employees, to recuce venizie trins.

Operations
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61.

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

Al point source facilities shall obtain all required permits from the SCAQMD. The
issuance of these permits by tne SCAQMD shall require the operators of these

Familitian A imnlomant Racd Avallania MaAantral Tanhmalacmi ;e mbmar emme e o

measures nat reduce em'ssions of criteria air pollutants.

Land uses on the project site shall be limited to these that go noi emit high levels
of potentially toxic contaminants or odors.

Natural Gas Consumption and £lectricity Production

All residenis and non-resicential buiidings snall meet tne Californiz Title 24
Energy Efficiency standares for water heating, space heatng anc cooling, to the
exient feasibie.

All fixtures used for lignting of exierior common areas snall be reguistec py
automatic aevices to turn off lights when tney are no* nesaed, put & minimum
leve! of lignting should be provioed for safety.

Building Materials, Architectural Coatings and Cleaning Solvents

Building materials, architectural coatings and cleaning solvents shall comaly with
all applicanle SCAQMD rules ana regulations.

Transportation System Management and Demand Management

Tne applicant shall, 10 the exien! feasible, scneduie deliveriss during ofi-peak
traffic periocs to encourage the reduction of trips during the most congestea
periods.

The applicant shal coordinate with the Carson Circuit Transit System, the Ciry of
Carson, the MTA, Los Angeles Depariment of Transportation, and Torrance
Transit to proviae information with regard to local bus ang rail services.

During site plan review, consideration shali be given regarding the provision o°
safe ana convenient access {o bus siops and public transportation facilities.

Applicant snall provide bicycle racks located at convenient locations througnout
the project site.

CULTURAL RESOURCES —~ MITIGATION MEASURES

84.

A qualified archaeologist shall be on site during all earth moving and trenzning
activities. The archaeologist snall be empowered to stop and/or relocate sarin-
moving activities if cultural resources are identified. In tne event that previously
unknown archaeological remains are uncovered during construction, lanc
alteration work in tne general vicinity of the find snall be nalied. Promo:
evaluations wouic tnen be made regarding the finds anc an appropriate course of

ction would be implemented as directed by the archaeologist. If prehistoric

cnaeoiogical deposits are discovered, local Native American organizations
shall be consultec and involved in making cultural resources m nagemens:
decisions. All such procedures shall comply with CEQA Guideiines Section
15064.5, Public Resources Code 5087.98, and Health and Safety Coage 7050.5.
All resources shali be documented and curated, and a report snall be fed wir
the City's Pianning Departmen: within 3C days of the finc.




Resolution No. 08-_
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

GEOLOGY AND SOILS — MITIGATION MEASURES

R
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aporove all structural plans to assure compliance with tne seismic safety zesign
parameters set forth in the most current version of the City's Building Code.
Compiliance with these requirements would ensure impiementation of appropriate
measures, such as reinforcement and shoring, designated construction zones,
barriers, and other methods, to anticipate and avoid the potential for significant
and adverse impacts caused by building site instabiiity and falling debris ouring
construction activities (as causec by a seismicaliy induced event). Such pians
shall be prepared in consultation with or certifiec by a quaiified structural
engineer, experienced with earthauake-resistant design technigues.

=rior to issuance of a grading permi, the Buiiding Department shal! ensure that
the recommendations of =z ceriified geologist's site-specific report are
incorporated into the grading plan to mitigate seismicaliy-induced ground shaking
hazards and ali applicable requirements of tne City's grading ordinance.

HAZARDZS AND HAZARDOUS MATERIALS — MITIGATION MEASURES

67.

68.

(e)]
w
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As a condition to the issuance of grading and shoring permits for the Econo Lube
site and the site of the former cleaners, (the Econo Lube contaminated witn fua
and the cieaners contaminated with PCE above actionable ievels), the deveioper
shall provide the City with a plan of action for remediation that has been
approved by the Los Angeles Regional Water Quality Control Board or other lead
agency. Upon the aeveloper's compietion of the remediation in accoraance witn
the approvec pian, including the instaliation of water monitoring wells (to the
extent required) and the delivery of the contaminated soil removal completion
report prepared by the developer's State-licensed consultant, the City shall issue
the building permi for those sites.

As a condition to issuance of a2 certificate of occupancy for the puiidings to be
consiructec on those sites, the develcper shali aeliver 2 No Further Actior; letier
from the Regional Water Qualify Board or other lead agency in connection witn
tne soils remediation. Developer shall diligently pursue a No Further Action Ietier
witn respect to the groundwater in a timely manner.

Prior to tne issuance of any grading permit for residential/commercal
gevelcoment at tne subject site, the City snal obtain evidenze of issuance of =
“No Further Action” letter or clearance from tne LARWQCR, io certify that any
coniaminaied portions of the siie have been adaressed.

All construciion eauiomen: poweres by internal combusiion engines snall be
eguiopea win proper muffiers and air-intake siiencers in good working orger.

Al' eauipment maintenance activities shali be performed wiinin the cente- of the
oro ect site as s practical.

Stationary eaguipmrent sucn as concrete sumps, generators anc compressors
shall be iocatec more than 200 feet from tne nzarest resicential usss.
Alternately, they may be located penind a structure or temporary noise parrer
constructed of minimum 3/4" tnick plywood witn no gaps or cracks tha: blocks
line of site between the residental uses witnin 200 feet of the unit ans the unis

e
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Resolution No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

Mechanica! ventilation snall be provided for all dwelling units along Avaion
Bouievard and Carson Street. This will enable residents to ciose all wingows o

acniave tne (Citv'e imtarinr naics lav~l mime e -t

i -4
Y ' e 3.

Compliance witr this requirement snall be shown on the architectural pians, prior
to issuance of building permits.

Exterior construction activities at the project site shall be limited tc tne nours of
7:00 a.m. to 8:00 o.m. Monday tnrougn Saturday and shall exclude public
holidays. Interior construction activities that do not generate exterior noise are
exempt from tnis requirement.

TRANSPORTATION/TRAFFIC

75.

&1

Dedicate right-of-way on the east side of Avaion Bouievard south of Carson
Street to accommodate tne construction of a right-turn fane on tne nortnbouna
approach of the Avalon Boulevard/Carson Strest intersection, subject to approval
by the City Engineer.

Reconstruct the median on Avalon Boulevard south of Carson Street to provide a
left-turn pocket at the project's commercia, driveway, supject to approval by the
City Engineer.

Reconstruct the median on Carson Strest east of Avalon Boulevara to eliminate
the existing median opening, subject to approval by the City Engineer.

Trash collection shall comply with tne reguirements of the City Waste
Management Specialist and franchise trash collection comoany.

Trash enclosure design is to be approved by the Planning Division prior 10
issuance of any building permit(s).

Recyciing areas shall be provided in accorcance with Sections 9164.4 and
©164.5 of the Zoning Ordinance. Recycle bins shall be provided at al! upper
levels next to trash cnutes and shali be emptied on & daily basis by maintenance
staff. Recycle bins shall be conveniently located for residents ang properly
screened. The size, location, and number of ali recycle bins shall be approved
by the Planning Division prior to Ceriificate of Occupancy.

[l - other trash collection, including green wastes, shall comply witn tne
reaquirements of the City's trash col.ection company.

_HE GAS COMPANY

82.

Appiicant must furnisn tne Gas Company with “signed” final plans, oefecre
construction, including profiles and subseguent Dian revisions as soon as they
are avaliable. A minimur of twelve (12) weeks 15 nzedec to analyze ine plans

and desgn alterations for any confiicting facliities.
Uncergrounc Service Alert (USA), (800) 442-4133 or (800) 227-2600, must pe
notfied witnin 48 nours prior to commencing work. Inform Gas Co. of

construction scneauies, pre-construction meetings, eic. so tnat tney can pian
gnead.
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Resolution No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

FIRE DEPARTMENT - COUNTY OF LOS ANGELES

o PV MM Le S VWY U L UsVEIUJITIR! 1S 9,/ DU gaillons per minuie o 3
nours. Tne water mans In the strest fronting *his property must pe capabie of
aelivering tnis fiow a: 20 pounds per square nch residual pressure.

85.  Upgrade 3 hydrants measuring 6" x 4" x 2-1/2", conforming to current AWWA
standard C503-75 or approved eaual. All instaliations mus® meet Fire Department
specifications. Fire nydrant systems must be installed in accordance witn tne
Utiiity Manual of Ordinance 7834 and all instaliations must pe inspected anc flow
tested prior to final approva:

86 Provide evidence on LACorD fire flow form, Form No. 198, that the hyarani(s)
and available flow rate(s) meei LACoOFD reguiremenis prior to issuance of
certificate of occupancy. Provide a separate detaiied drawing for ali proposed
gates.

87.  Verify location and fiow test of all existing fire nydrants on the east side of Avaion
Boulevard, and the south side of Carson Street within 200 feet of ot frontage.
Aaditiona’ requirements may apply when information on hydrant lccations an fire
fiow avaiiability is received and reviewed.

88.  Tne applican: shall comply with all other reguirements of the LA County Fire
Depariment.

COUNTY SANITATION DISTRICTS - COUNTY OF LOS ANGELES

89.  Tne appiicant shall pay the appropriate connection fee to the County Saniiation
Districts of Los Angeles County for connection or incremental expansion of the
Sewerage System. Payment of the connection fee shall be reauired prior 1o
Issuance of sewer connection permit.

DEPARTMENT OF TOXIC SUBSTANCES CONTROL

r~

80.  Any nazardous wastes/materiais encounterea auring construction snal pe
remeciateq in accordance with local, state, and federa; reguiations.

ENGINZERING SZRVICES DEPARTMENT - CITY OF CARSON

«©

“
!

Prior to issuance of Building Permit, 2 soils rencri, sewer arez study, crainage
concept, anc stormwater quality pian snall be reviewad anc approveq. 3uilding
Permt issuance will not be granted untl the required soiis, sewer, drainag
concest anc stormwater information have peen received and foumd satisfactory.

(D

©
N

Compiy witn mitigation measures recommendes n tne aoproveg sois, sewer
area study, arainage concept ancd stormwaier guaiity pla-.

83. CC&R's (covenants, conditions, and resirclions) o aadress d-zinage
responsibilities are required.
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100.

101,

02

103.

104,

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

It needec, easements shall be granted te the City, appropriate agency, or enity
for the purpose of ingress, egress, consiruction, and maintenance of al
gt avtuies wUiisuustsl dild 1idiiuiCap access Tor nis geveiopment to e
satisfactior of the City Engineer anc or appropriaie agency or entity.

Quitclaim or relocate any easements interfering with bullding locations 1o tre
satisfaction of the City, appropriate agensy or entity.

Repair any pbroken or raised sidewalk, curo and gutter along Avalon Boulevard
and aiong Carson Street within or abutting this proposed development per City of
Carson Standard and to the satisfaction of the City Engineer.

The Deveoper snall remove and repiace any broken/camaged ariveway
approach in the public right of way abutting the proposed development per City of
Carson Standard and to the satisfaction of the City cngineer.

The Developer shall modify existing driveways in the pubiic right of way per City
of Carson Standard to comply with the ADA reguirements and to the satisfastion
of tne City Engineer.

The oeveloper 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
aoproach. Tne maximum driveway approach width allowed for the site is 28 feet

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

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

Provision shall be made for the continual maintenance of the common driveways
ana common areas. This can be acnieved by tne formation of an association,
comprise of the owners of the units, responsinle for the mainienance of the
common driveways anc common arezas.

I” necessary, modify existing wneelchair ramp at tne corner of Avalon Bouevara
anc Carson Street per City of Carson Standard, in compiiance witn ADA
requirements.

The Develooer shall annex the area to the LA, County Lignting Maintenancs
District, for the purpcse of operating ana maintaining the sirestlignis 1o oe
installed. The annexation snall be to the satisfaciion of LA, County and shal bs
comdleted prior tc the issuance of Ceriifica’e of Occ cancy.  Aagditional
streetlight installation or upgrade to existing streetiighis may be required 2s par
of the annexatior. (Annexation procedure is aporoximately 12-monin)
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Resolution No. 08-_
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

All new utility lines, along Avalon Soulevard and aleng Carsor Street abutting the
proposed deveiopment shall be underarnine fn the satinfomtian ot - oy
cnygineer.

Piant aporoved parkway trees on jocations wnere trees are missing per City of
Carson Standard Nos. 117, 132, %33 and 434,

Plant parkway grass along Avalon Boulevard and aiong Carson Strest to the
satisfaction of the City Engineer.

[nstall irrigation system for the purpcse of maintaining the Darkway trees to be
pianted along the frontage o the development on Avalon Bouisvard ang along
Carsan Street.

Madify existing raised landscaped median along the development on Avalon
Boulevard and along Carson Street to the satisfaction of the City Engineer.

Install striping and pavement legend per City of Carson standard.

Paint curbs red along Avalon Boulevard and along Carson Street, witnin or
abutting this proposed development, to the satisfaction of the City Traffic
Engineer.

Tne Developer shall install separate sewer laterals to individually serve eacn
building in the development. Instaliation angd dedication of main line sewers may
De necessary to meet this requirement.

Tne Developer snall submit a sewer ares study to the Los Angsles. County
Department of Public Works (LACDPW) to getermine if capacity is adeguate in
the sewerage system to be used as the outlet for the sewer of this Oevelopment,
If the system is found to nave insufficient capacity, the problem must be
adaressec and resolved to the satisfaction of tne L.A. County Sewsr Departmen:.

Tne Deveoner snali comoly witr all recuiremenis from LA, County Sewer
Maintenance Division for ma ntenance of new and/or existing sewer main,
relating to this development, prior to release of all improvement bonds.

Tne Developer snall send a orint of tne develooment map to the County
Sanitation District, to reauest for annexation. The reguest for annexation mus: be
aoprovea prior to issuance of Certificate of Occupancy.

Tne Developer snall execute ang crovige to tne City Engineer, z written
statement from the water purveyor indicating that the water sysiem will be
oberated oy tne purveyor and tha: under narma! conditions, the system will mee:
the reguirements for the develooment anc tnat water service wili be proviaed to
eacr pullding.

Compiy with mitgation measures recommenged Dy the water purvayor,

“ne Develoner snall supmit 'mprovement plans to the Daveloomen: Service

Grous — Engineering Division snowing al the required improvemenis ir ine
Page 12 0f 14
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Resolution No. 08-
DOR No. 1256-07, CUP No. 685-07, and CUP No. 686-07

public right of way for review and approval of the City Engineer. A copy o
aporoved conditions of approval shall be attached to the plans when submittec.

a. Street Improvements along Avalon Boulevarc and along Carson Stres:

At tne time of aporovel of issuance of Certificate of Occupancy, and improvement
plan approval, the developer's enginesr shall submit tne approved ofi-site
improvement plans electronically stored a CD in AutoCad format to the
cngineering Services Division.

Tne Develooer snall suomit a copy of approved plans on myiars (i e. Grading,
Sewer, Street, and Storm Drain Improvement Plans), to the City of Carson —
Engineering Division, prior tc issuance of construction permits.

A construction permit is required for any work to be done in tne public righi-of-
way.

Any improvements damaged during the consiruction shall be removed and
reconstructed per City of Carson Standard plan and to the satisfacton of the City
Engineer.

Street shall be slurry sealed from median-to-curp when medians are existing or
as approvec by the Engineer in the fieid. Slurry Seal materials snall be
rubberized emuision aggregate slurry (REAS)

All infrastructures necessary to serve the proposed developmen: (water, sewer,
storm drain, and street improvements) shall be in operation orior tc tne issuance
of Certificate of Occupancy.

“ne Developer snall construct and guarantee the constructior of all requirec
drainage infrastructures in accordance with the requiremenis and
recommencations of the drainage stuay, subject to the aporoval of the City
Enrgineer.

~rior to issuance of Building Permit, the following must be on file:

a. Drainage/Grading plan prepared by a registered Civil Engineer, o tne
satistaction of tne Bullding and Safety Division.

o. Construction bond as rezuired for al. work to be done within tne public
righ: of way.

c. Proof of Worker's Compensaton and Lianliity insurance.

Tne Developer snall comply with tne applicanle SUSMP requirements and snal
‘ncorporate into the project plan a Storm Water Mitigation Plan, which includes
tnese Best Managemen® Practices necessary to control storm water pollution
from constructior activities and facility operatons prior to issuance of Building
Sermit.
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Resolution No. 08-2193
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 Municioal Code all parities 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. 1256-07, CUP NO. 685-07, CUP NO. 686-07, AND TPM NO. 70818
ADOPTED BY PLANNING COMMISSION ON OCT. 11, 2011]
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CITY OF CARSON
PLANNING COMMISSION
RESOLUTIONNO.

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:

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

o 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 -




f)

¢)

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.

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.

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;

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 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.

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.

a) 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 26" DAY OF SEPTEMBER, 2017.

CHAIRMAN
ATTEST:

SECRETARY




EXHBIT “A”

Legal Description

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

Parcel 1: Ground Lot 1 of Tract Map No. 70818, in the City of Carson, County of Los Angeles, State of
California, as per map recorded in Book 1369, Pages 12 through 22 inclusive of Maps a2nd emended
Certificate of Correction recorded February 23, 2016 as Instrument No. 20160196585 of Official Records,
in the Office of tne 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, acrass said land shown and delineated
on the map of said Tract as “Private Driveway and Fire Lanz”.

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 recorded in Book 1369, Pages 12 through 22 inclusive of Maps and amended
Certificate of Correction recorded Februzry 23, 2016 &s Instrument No. 20160156585 of O%icia! Records,
in the Office of the County Racorder of said County.

Parcel 3:

Easements for venicula- and pedestrian access, private driveway, firétanz end incidental purposas ——
a2ppurtenant to Parcels 1 and 2 above, to be used in common with others for the use, enjoyment and
benefit of all ownersin sa'd Tract, on, over, across said land shown and dzlineated on the map ofsad

Tract as “Private Driveway and Fire Lana.”

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

Asszssor’s Parcel Number: 7332-001-047, 048, 050, 054, 055, 036, 057,058




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.

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

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

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.

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.

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 CUP102517_CUP68507-Mod3_21780SAvalonBlvd
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10.

11.

12.

13.

14.

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.

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.

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.

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.

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

A modification of the conditions of this permit, including additions or deletions,
may be considered upon filing of an application by the owner of the subject
property or his/her authorized representative in accordance with Section 9173.1
of the Zoning Ordinance.

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.

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.

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.

ConditionsOf Approval_CUP102517_CUP68507-Mod3_21780SAvalonBlvd
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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 matter 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 matter 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.

17.

18.

19.

20.

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

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.

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

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

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_CUP102517_CUP68507-Mod3_21780SAvalonBlvd
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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 ailow 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.

ConditionsOf Approval_CUP102517_CUP68507-Mod3 21780SAvalonBlvd
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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 S. 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_CUP102517_CUP68507-Mod3_21780SAvalonBlvd
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KuNzMAN ASSOCIATES, INC.

L

B AN A s red A S S VBT AT |

OvER 40 YEARS OF EXCELLENT SERVICE

August 31, 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,
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.

1111 Town & CouNTrY RoAD, SuiTe 34 (714) 973-8383 5005 LA MART Drive, Suite 201
ORANGE, CALIFORNIA 92868 WWW. TRAFFIC-ENGINEER.COM Riversipg, 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
guantities. 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.

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.

u 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
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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.

WAWVW.TRAFFIC-ENGINEER.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,

KUNZMAN ASSOCIATES, INC.

Qi A

Carl Ballard, LEED GA
Principal Associate

KUNZMAN ASSOCIATES, INC.

AL %?MM

William Kunzman, P.E.
Principal

JN 7166
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Table 1

Parking Code Requirements®

City Weekday Requirements Weekend Requirements
Parking | Customer/ Employee/ Customer/ Employee/
Land Use Quantity Units?| Code | Visitor/Guest Resident Total Visitor/Guest Resident Total

Parking Rates:
Commercial Retail 7.952| TSF 333 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

- Resident®* 85) ou | 1.25 0.25 1.00 1.25 0.25 1.00 1.25

- Manager 1| ou 2.00 0.00 2.00 2.00 0.00 2.00 2.00
Condominiums’ 150} DU 2.25 0.25 2.00 2.25 0.25 2.00 2.25
Parking Reguired:
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

- Resident™® 85| pu 76 16 60 76 16 60 76

- Manager 1 DU 2 0 2 2 0 2 2
Condominiums® 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, 2005

% TSF = Thousand Square Feet, DU = Dwelling Units

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

Deviations from the parking requirements may be autharized subject to approval of a Development Plan by the Planning Commission pursuant to Section 3172.23 (Site Plan

and Design Review) if the project includes affordable housing opportunities defined by code

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

Deviations fram the parking requirements may be authorized subject to approval of a Development Plan by the Planning Commission pursuant to Section 9172 23 [Site Plan

and Design Review) 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
March 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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K UNZMAN ASSOCIATES, INC.

Qv 40 Veves oF BExciirosy SirRyidt

September 6, 2017

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

12100 Wilshire Boulevard, Suite 250

Los Angeles, CA 80025

Dear Mr. Hall:
INTRODUCTION

The firm of Kunzman Associales, 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 commercia!
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 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 onc 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.

I Town & CounTrY Roan, Suite 34 (714) 973-8383 5005 LA MART Driveg, SuiTtr 201
ORANGE, CALIFORNIA 92868 VAW TRAGFIC-ENGINEER CO RiversiDg, CaLIFORNIA 92507
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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 usc
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

WAWAY TRAFTIC-ENGINEER.COM
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Mr. Ryan Hall, Senior Director of Asset Management
TRUAMERICA MULTIFAMILY, LLC
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 Carsan 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.

VAWV TRATTIC-ENGINEER CONY
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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.

AL Zﬂ?}mw

William Kunzman, P.E.
Principal

KUNZMAN ASSOCIATES, INC.

QU A

Carl Ballard, LEED GA
Principal Associate

IN 7166
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Table 1

Parking Code Requirements1

City Weekday Requirements Weekend Requirements
Parking | Customer/ Employee/ Customer/ Employee/
Land Use Quantity Units’| 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 5.310f 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 8.00 133 9.33
Health Club 3.718{ TSF 6.67 6.29 0.38 6.67 5.24 0.24 5.48
Parking Reguired:
Commercial Retait 7.952;{ TSF 26 19 S 24 21 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
Total 183 142 23 165 149 25 174

Source: City of Carson and Urban Land Institute, Shared Parking 2nd Edition, 2005

TSF = Thousand Square Feet
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Table 3

Monthly Peak Parking Demand

Month Weekdays Weekends
lanuary 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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