
 
CITY OF CARSON 

 

PLANNING COMMISSION STAFF REPORT 

 
PUBLIC HEARING: August 25, 2020 
 
SUBJECT: Site Plan and Design Review (DOR) No. 1827-20 

Conditional Use Permit (CUP) No. 1101-20 
 
APPLICANT:  Arris Studio Architects 

C/o Steve Rigor  
1327 Archer St, Suite 220  
San Luis Obispo, California 93401 

 
PROPERTY OWNER:  Carson Hospitality Group 

7126 De Soto Ave 
Canoga Park, California 91303 

 
REQUEST: Consider approval of a Site Plan and Design Review 

No. 1827-20 and a Conditional Use Permit No. 1101-
20 for a proposed Holiday Inn Express & Suites Hotel. 

PROPERTY INVOLVED: 888 E. Dominguez Street 
 

 
COMMISSION ACTION 

 

AYE NO  AYE NO  

  Chairperson Pimentel   Palmer 

  Vice-Chair Madrigal   Rahman 

  Cainglet   Rashad 

  Fe’esago   Valdez 

  Mitoma   Alt. Diaz 
Alt. Hellerud 
Alt. Zuniga 

 
 
 
 
 
 
 

Item No. 5A 
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I. Introduction 

Applicant 
Arris Studio Architects 
C/o Steve Rigor  
1327 Archer St, Suite 220  
San Luis Obispo, California 93401 

Property Owner  
Carson Hospitality Group 
7126 De Soto Ave 
Canoga Park, California 91303 

 
II. Project Description 

The applicant, Arris Studio Architects, on behalf of Carson Hospitality Group, requests 
approval of DOR No. 1827-20 and CUP No. 1101-20 to develop a new Holiday Inn 
Express & Suites Hotel in the CR-D Zone.  
 
Carson Municipal Code Section 9131.1 (Commercial Zones – Uses Permitted) states 
transient hotels require a conditional use permit.  
 
Carson Municipal Code Section 9172.21 (Conditional Use Permit) states that the 
Commission shall approve a CUP if it is able to make affirmative findings based on 
General Plan consistency, the site can accommodate the proposed use, adequate 
circulation, adequate water supply, compatible with character of the area. 
 
Carson Municipal Code Section 9172.23 (Site Plan and Design Review) requires 
Planning Commission review of projects within the Design Overlay District having 
construction valuation of $50,000 or more.   
 
The proposed hotel development includes the demolition and removal of the Carson 
Buffet & Event Center located on the eastern portion of the subject property. The 
existing Motel 6 on the western portion of the subject property will remain undisturbed. 
The proposed hotel development will consist of 118 rooms, six stories high with 
associated parking and will occupy about an acre on the eastern edge of subject 
property.  
 
III. Project Site and Surrounding Land Uses 

The subject property site is located in the CR-D zone and is designated Commercial 
Regional under the Land Use Element of the General Plan. The subject property is 
located at the intersection of Dominguez and Bonita Street.   
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Land uses surrounding the proposed project site are primarily regional commercial 
uses.  

 

 

Figure (a) Project Site in context to surrounding zoning. 
 
The following table provides a summary of information regarding the project site:  

Site Information 

General Plan Land Use  Regional Commercial 

Zone District CR-D (Commercial Regional - Design Overlay District) 

Site Size  215,498 Square feet (4.95 ac) 

Present Use and Development Motel 6 and Carson Buffet & Event Center 

Surrounding Uses/Zoning North: Regional Commercial, CR-D 
South: Regional Commercial, CR-D/ Vacant land 
East: Regional Commercial, CR-D  
West: Dominguez Channel 

Access Ingress/Egress: Dominguez Street 
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IV. Analysis 

Site History 
The subject property was developed in 1974 for the existing uses including a motel and 
a restaurant & event center. It was taken over by the Carson Hospitality Group in 2004.  
 

 
Figure (b): Street view of existing Motel 6 
 

 
Figure (c): Street view of existing Carson Buffet & Event Center 
 
Site Plan  
The subject property measures approximately 4.95 acres. The proposed 56,350 square 
foot hotel development will consist of 118 guest suites, six stories with associated 
parking and will occupy about an acre on the eastern edge of subject property. Hotel 
parking shall be surface parking, at-grade under the new hotel and on the second floor. 
The first floor will also include the entrance lobby to the hotel and will consist of guest 
amenities including breakfast area, an outdoor patio area, conference center and 
meeting room. The pool is proposed on the third floor wrapped by hotel rooms on the 
two street sides and open towards the south side. The remaining upper floors will 
consist of guest suites.  
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Access 
The proposed hotel will have pedestrian and vehicular access primarily from Dominguez 
Street. Currently there are two existing driveways off of Dominguez Street, one 
exclusively for Motel 6 and the other shared between Motel 6 and the existing Carson 
Buffet. Developer proposes to add a third, 26 foot wide driveway for exclusive access to 
the proposed Holiday Inn Express hotel. In addition, there is an existing driveway off of 
Bonita Street which shall remain operable.  
 
Fencing 
The subject property shares the western and southern property lines with adjoining 
commercial buildings. The northern and eastern property lines face Dominguez and 
Bonita Street respectively. The developer will remove an existing 3’-foot block wall 
along the northern and eastern side to allow for an unobstructed view of the new hotel 
and better pedestrian connectivity- both physically and visually.  
 
Parking & Traffic 
Carson Municipal Code Section 9162.21 (Parking Spaces Required) requires 1 parking 
space for every guest room and 2 parking spaces for the resident manager’s unit. The 
proposed project requires 120 parking spaces: 118 for the guest rooms and 2 for 
resident manager. The applicant proposed 120 guest spaces exclusively for the 
proposed project. These spaces include 3 regular and 2 accessible EV charging spaces 
in addition to 4 ADA spaces and 1 Van accessible ADA space. The Motel 6 use meets 
parking requirements independently of the proposed development.  
 
A Traffic Memo analyzing the projected traffic impacts of the proposed development 
was provided by the Developer and reviewed by the City’s Traffic Engineer. No 
significant traffic impacts were identified. (Exhibit No. 3).   
 
Building and Architecture  
The project is designed per the specifications of the Holiday Inn Express brand 
requirements in a contemporary architecture style utilizing elements specific to the 
surrounding area and hotel brand including exterior cement plaster, cement fiber 
panels, and wood look cement fiber panels. Overall massing works with the required 
setbacks which steps the building back. The building design uses both horizontal and 
vertical elements to break down the overall look of the building. The project is 
compatible with the surrounding area and will be a significant improvement to the 
overall area.   
 
Signage 
Carson Municipal Code Section 9136.7 (Signs) allows two square feet of signage for 
every one linear foot of lot frontage on a public street. The subject property has 
approximately 590 feet of lot frontage along Dominguez and Bonita Street allowing 1180 
(590x2=1180) square feet of signage. The existing signage for Motel 6 is approx. 227 
square feet, allowing the new Holiday Inn to make use of the balance of 953 square feet 
of signage allowance. The applicant has not proposed signage at this time.  
 
The existing Carson Buffet pole sign shall also be demolished as part of the proposed 
development. (Condition of Approval No. II.7).   
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Landscaping 
Carson Municipal Code Section 9162.52 (Landscaping Requirements) requires 
automobile parking facilities and any parking facilities visible from the public right-of-way 
to have interior landscaping with permanent irrigation of not less than 5%. The project 
proposes to install 10-feet of landscaping depth along Dominguez Street and 5 feet of 
depth landscaping along Bonita Street. In addition, landscaping is interspersed around 
the hotel building and in the parking area. A total of 6,700 square feet of landscaping is 
provided which exceeds code requirements.  
 
In addition, the project is also conditioned to replace existing street trees and install 
additional parkway trees wherever missing per the approved “parkway trees” list. 
Permanent irrigation utilizing best water conversation practices will be installed for both 
on-site and off-site landscaped areas.   
 
V. CFD/DIF Discussion 

Interim Development Impact Fee: In accordance with Article XI of the Carson 
Municipal Code (Interim Development Impact Fee Program) and the current Fiscal Year 
2020-2021 fees (effective through June 30, 2021) the applicant, property owner, and/or 
successor to whom the project entitlements are assigned must pay an estimated one-
time development impact fee of $151,704.14 to fund the development’s proportional 
share of city-wide capital infrastructure improvements. The calculated development 
impact fee includes a demolition credit of existing structures.  

The proposed hotel includes a gross development impact fee of $198,927.94 
($1,685.83 x 118 hotel rooms). The removal of the Carson Buffet & Event Center 
building allows for a demolition credit of $47,223.80 ($4.10 x 11,518 sq. ft.). The net 
development impact fee is $151,704.14 ($198,927.94 – $47,223.80).  

Final development impact fee amounts are calculated and due prior to issuance of a 
building permit in one lump sum installment. Fees are subject to adjustments every July 
1 based on State of California Construction Cost Index (Prior March to Current March 
Adjustment). No building permits shall be issued prior to the full payment of the amount. 
 
VI. Zoning and General Plan Consistency 

The proposed project is consistent with the standards of the CR (Commercial, Regional 
Center) zoning designation and Regional Commercial General Plan land use 
designation and will remain consistent with the surrounding uses.  
 
VII. Environmental Review 

The proposed project is categorically exempt from the provisions of the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15332, Class 
32 – In-Fill Development Projects. Class 32 consists of projects characterized as in-fill 
development meeting the conditions as enumerated below:  

(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with applicable zoning designation and 
regulations. 

(b) The proposed development occurs within city limits on a project site of no more 
than five acres substantially surrounded by urban uses. 
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(c) The project site has no value as habitat for endangered, rare or threatened 
species. 

(d) Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality. 

(e) The site can be adequately served by all required utilities and public services. 
 
VIII. Public Notice 

Notice of the public hearing was mailed to property owners and occupants within a 750’ 
radius and posted to the project site by August 13, 2020. The agenda was posted at 
City Hall no less than 72 hours prior to the Planning Commission meeting.  
 
IX. Recommendation 

That the Planning Commission: 
 

 ADOPT Resolution No. 20-   _, entitled “A RESOLUTION OF THE PLANNING 
COMMISSION OF THE CITY OF CARSON APPROVING SITE PLAN AND 
DESIGN OVERLAY REVIEW NO. 1827-20 AND CONDITIONAL USE PERMIT 
NO. 1101-20 FOR A PROPOSED HOTEL DEVELOPMENT AT 888 E 
DOMINGUEZ STREET”. 

 
X. Exhibits 

1. Draft Resolution 
A.  Legal Description 
B. Conditions of Approval 

2. Development Plans  
3. Traffic Memo 

 
 

Prepared by:  Manraj G. Bhatia, Assistant Planner 
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CITY OF CARSON 

 

PLANNING COMMISSION 

 

RESOLUTION NO. 20-2700 

 

A RESOLUTION OF THE PLANNING COMMISSION OF 

THE CITY OF CARSON APPROVING SITE PLAN AND 

DESIGN OVERLAY REVIEW NO. 1827-20 AND 

CONDITIONAL USE PERMIT NO. 1101-20 FOR A 

PROPOSED HOTEL DEVELOPMENT AT  

888 E. DOMINGUEZ STREET  
 

WHEREAS, on April 22, 2020 the Department of Community Development received an 

application from Arris Studios, on behalf of Carson Hospitality Group, for real property located 

at 888 E. Dominguez Street and legally described in Exhibit “A” attached hereto, requesting 

approval of Design Overlay Review No. 1827-20 and Conditional Use Permit No. 1101-20, to 

develop a new Holiday Inn Express & Suites hotel; and 

 

WHEREAS, studies and investigations were made and a staff report with 

recommendations was submitted, and the Planning Commission, upon giving the required notice, 

did on the 25
th

 day of August, 2020, conduct a duly noticed public hearing as required by law to 

consider said applications. Notice of the hearing was posted and mailed to property owners and 

properties within a 750-foot radius of the project site by August 13, 2020. 
 

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF 

CARSON, CALIFORNIA, HEREBY FINDS, RESOLVES AND ORDERS AS 

FOLLOWS: 

 

SECTION 1. The Planning Commission finds that the foregoing recitals are true and 

correct, and are incorporated herein by reference. 

 

SECTION 2. The Planning Commission finds as follows:  
 

1. With respect to the Site Plan and Design Review No. 1827-20 to permit the design for the 

proposed Holiday Inn & Suites hotel: 

a) The proposed project is consistent with the General Plan of the City of Carson. The 

project site has a General Plan Land Use Designation of Regional Commercial and the 

proposed hotel development is compatible with the surrounding uses, which are 

commercial in nature. 

b) The proposed project is compatible in architecture and design with existing and 

anticipated development in the vicinity, including the aspects of site planning, land 

coverage, landscaping, appearance and scale of structures, open spaces, and other 

features relative to a harmonious and attractive development of the area. The proposed 

project consists of developing a 6-story, 118 guest room hotel with associated parking 

and amenities including breakfast area, an outdoor patio, conference center, meeting 

rooms and pool. 

c) The proposed development will have adequate street access for pedestrian and vehicles, 
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and also adequate capacity for parking and traffic. The development will have pedestrian 

and vehicular accessibility via three entry points located along Dominguez Street and 

Bonita Street. A traffic memo provided by the applicant and reviewed by the City Traffic 

Engineer revealed no anticipated significant impacts of traffic on the area resulting from 

the proposed development. 

d) No signage is proposed or authorized for the project, but in the event any signage is 

proposed, it would be required to comply with applicable Carson Municipal Code 

provisions, and to exhibit attractiveness, effectiveness and restraint in signing graphics 

and color. 

e) The proposed hotel will be constructed in one single phase.  

f) The proposed landscape plan will comply with applicable water conservation 

requirements. Permanent irrigation utilizing best water conversation practices will be 

installed for both on and off-site landscaped areas. New landscape will be installed 

throughout the site providing shade to vehicles and enhancing the visual attractiveness 

from adjoining streets and walkways.  

 

2. With respect to Conditional Use Permit (CUP) No. 1101-20 to permit a hotel development: 

a) The proposed project is consistent with the General Plan of the City of Carson. The 

project site has a General Plan Land Use designation of Regional Commercial, and the 

proposed hotel development is compatible with the surrounding areas. 

b) The project site is adequate in size, shape, topography, location, utilities, and other 

factors to accommodate the proposed new hotel. 

c) The proposed development will have adequate street access and adequate traffic capacity. 

The subject property has existing pedestrian and vehicular accessibility along Dominguez 

and Bonita Street. A traffic memo provided by the applicant and reviewed by the City 

Traffic Engineer did not anticipate any significant impacts of traffic on the area. 

d) The Los Angeles County Fire Department reviewed and confirmed that the proposed 

development will have adequate water supply for fire protection. 

e) The proposed hotel development will be compatible with the intended character of the 

existing commercial area. The proposed hotel is situated across the street from the South 

Bay Pavilion Mall with Interstate 405 Freeway accessibility and adjoins an established 

neighboring hotel.  

 

SECTION 3. The project is categorically exempt under Class 32 (In-Fill Development 

Projects) pursuant to Section 15332 of the California Environmental Quality Act. Class 32 

consists of projects characterized as in-fill development meeting the conditions as enumerated 

below:  

(a) The project is consistent with the applicable general plan designation and all applicable 

general plan policies as well as with applicable zoning designation and regulations. 

(b) The proposed development occurs within city limits on a project site of no more than 

five acres substantially surrounded by urban uses. 

(c) The project site has no value as habitat for endangered, rare or threatened species. 

(d) Approval of the project would not result in any significant effects relating to traffic, 

noise, air quality, or water quality. 
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(e) The site can be adequately served by all required utilities and public services. 

 
A Notice of Exemption shall be filed with the County Clerk of the County of Los Angeles 

pursuant to the California Environmental Quality Act.  

 

SECTION 4. Design Overlay Review No. 1827-20 and Conditional Use Permit No. 

1101-20 complies with the City’s Zoning Ordinance and General Plan and is consistent with the 

intent of Article IX, Chapter 1, Section 9172.23 (Site Plan and Design Review) of the Carson 

Municipal Code. 

 

SECTION 5. The Planning Commission of the City of Carson pursuant to the findings 

noted above, does hereby approve Design Overlay Review No. 1827-20 and Conditional Use 

Permit No. 1101-20 to develop a new Holiday Inn Express & Suites hotel at 888 E Dominguez 

Street, subject to the Conditions of Approval contained in Exhibit “B” and incorporated herein 

by reference. 

 

SECTION 6. This decision of the Planning Commission shall become effective and final 

15 days after the date of this action, unless an appeal is filed in accordance with Section 9173.4 

of the Zoning Ordinance. 

 

SECTION 7. The Secretary of the Planning Commission shall certify to the adoption of 

this Resolution. 

 

PASSED, APPROVED and ADOPTED this 25
th

 day of August, 2020. 

 

 

            

CHAIRPERSON 
 

ATTEST: 
 
 
     
 SECRETARY 
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PRELIMINARY REPORT Ticor Title Company of California 
YOUR REFERENCE:  

CLTA Preliminary Title Report
lPrelm (DSI Rev. 8/15/16) Page 3 Order No.:  00577320-988-CIO-DN1

EXHIBIT “A”

LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

PARCEL A:

PARCEL 5, IN THE CITY OF CARSON, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS SHOWN 
ON PARCEL MAP NO. 3450, RECORDED IN BOOK 43, PAGE 33 OF PARCEL MAPS, IN THE OFFICE OF THE 
COUNTY RECORDER OF SAID COUNTY.

EXCEPT ALL 100 PER CENT OF THE OIL, GAS, PETROLEUM AND OTHER HYDROCARBON SUBSTANCES 
WHICH LIE BELOW A PLANE PARALLEL TO AND 500 FEET BELOW THE NATURAL SURFACE OF SAID 
LAND, WITHOUT, HOWEVER, ANY RIGHT TO ENTER UPON THE SURFACE OF SAID LAND TO EXPLORE 
FOR, DEVELOP OR REMOVE SAID SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP 
AND REMOVE THE SAME BY MEANS OF WELLS OR EQUIPMENT, HAVING SURFACE LOCATIONS 
OUTSIDE THE OUTER BOUNDARIES OF SAID REAL PROPERTY, AS EXCEPTED IN THE DEED FROM DEL 
AMO ESTATE COMPANY, A CORPORATION, RECORDED NOVEMBER 8, 1963 IN BOOK D-2250 PAGE 752 
OFFICIAL RECORDS.

PARCEL B:

PARCELS 6, 7 AND 8, IN THE CITY OF CARSON, COUNTY OF LOS ANGELES, AS SHOWN ON PARCEL 
MAP NO. 2540, FILED IN BOOK 38, PAGE 6 OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY 
RECORDER OF SAID COUNTY.

EXCEPT ALL 100 PER CENT OF THE OIL, GAS, PETROLEUM AND OTHER HYDROCARBON SUBSTANCES 
WHICH LIE BELOW A PLANE PARALLEL TO AND 500 FEET BELOW THE NATURAL SURFACE OF SAID 
LAND, WITHOUT, HOWEVER, ANY RIGHT TO ENTER UPON THE SURFACE OF SAID LAND TO EXPLORE 
FOR, DEVELOP OR REMOVE SAID SUBSTANCES, BUT WITH FULL RIGHT TO EXPLORE FOR, DEVELOP 
AND REMOVE THE SAME BY MEANS OF WELLS OR EQUIPMENT, HAVING SURFACE LOCATIONS 
OUTSIDE THE OUTER BOUNDARIES OF SAID REAL PROPERTY, AS EXCEPTED IN THE DEED FROM DEL 
AMO ESTATE COMPANY, A CORPORATION, RECORDED NOVEMBER 8, 1963 IN BOOK D-2250 PAGE 752 
OFFICIAL RECORDS.

APN:  7381-025-071
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CITY OF CARSON 
COMMUNITY DEVELOPMENT DEPARTMENT 

PLANNING DIVISION 
 

EXHIBIT "B" 
CONDITIONS OF APPROVAL 

DESIGN OVERLAY REVIEW NO. 1827-20 
CONDITIONAL USE PERMIT NO. 1101-20 

 

I. GENERAL CONDITIONS 

1. Interim Development Impact Fee: In accordance with Article XI (Interim Development 

Impact Fee Program) of the Carson Municipal Code and the current Fiscal Year 2020-2021 

fees (effective through June 30, 2021) the applicant, property owner, and/or successor to 

whom these project entitlements are assigned (“Developer”) shall be responsible for payment 

of a one-time development impact fee at the rate of $1,685.83 per hotel room constructed. If 

the Project increases or decreases in size, the development impact fee amount will be 

automatically adjusted accordingly at the same rate. Developer may also be eligible to 

receive a one-time credit of $4.10 for every square foot of permitted commercial structure 

demolished from project site. Credits are subject to the review, verification, and approval of 

the Community Development Director. 

The proposed development includes development impact fees estimate (without credits) of 

$198,927.94 (118 hotel rooms X $1,685.83 / hotel room = $198,927.94). The proposed 

development includes a credit estimate of $47,223.80 for demolition of an existing building 

(11,518 sq. ft. X $4.10 / sq. ft. = $47,223.80). Awarded fee credits shall reduce the final 

development impact fee amount and are applied when development impact fees are due. The 

Developer will be responsible for the estimated development impact fees of $151,704.14 

($198,927.94 – $47,223.80 = $151,704.14).  

Final development impact fee amounts are calculated and due prior to issuance of a building 

permit in one lump sum installment. Fees are subject to adjustments every July 1 based on 

State of California Construction Cost Index (Prior March to Current March Adjustment). No 

building permits shall be issued prior to the full payment of the amount. 

See the following City webpage for additional information: 

https://ci.carson.ca.us/communitydevelopment/IDIFProgram.aspx  

2. If a building permit for Site Plan and Design Review No. 1827-20 and Conditional Use 

Permit No. 1101-20 is not issued within two years of the effective date of the approved 

Planning Commission Resolution, said entitlements shall be declared null and void unless an 

extension of time is previously approved by the Planning Commission. 

3. 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. 

4. Developer 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 

building permit. 

5. Developer shall comply with all city, county, state and federal regulations applicable to this 

project. 
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6. Any substantial project 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. 

7. The applicant and property owner shall sign an Affidavit of Acceptance form and submit the 

document to the Planning Division within 30 days of receipt of the Planning Commission 

Resolution. 

8. A modification of these conditions, 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. 

9. It is further made a condition of this approval that if any condition is violated or if any law, 

statute, or ordinance is violated, the entitlements that are the subject of these conditions may 

be revoked by the Planning Commission or City Council, as may be applicable; provided the 

Developer has been given written notice to cease such violation and has failed to do so for a 

period of thirty days. 

10. Precedence of Conditions. If any of these Conditions of Approval alter a commitment made 

by the Developer 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. 

11. 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. 

12. 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 therefor, or work 

may cease on the Project. 

13. Indemnification. The applicant, property owner, and tenant(s), for themselves and their 

successors in interest (“Indemnitors”), agree to defend, indemnify and hold harmless the City 

of Carson, its agents, officers and employees, and each of them (“Indemnitees”) from and 

against any and all claims, liabilities, damages, losses, costs, fees, expenses, penalties, errors, 

omissions, forfeitures, actions, and proceedings (collectively, “Claims”) against Indemnitees 

to attack, set aside, void, or annul any of the project entitlements or approvals that are the 

subject of these conditions, and any Claims against Indemnitees which are in any way related 

to Indemnitees’ review of or decision upon the project that is the subject of these conditions 

(including without limitation any Claims related to any finding, determination, or claim of 

exemption made by Indemnitees pursuant to the requirements of the California 

Environmental Quality Act), and any Claims against Indemnitees which are in any way 

related to any damage or harm to people or property, real or personal, arising from 

Indemnitors’ operations or any of the project entitlements or approvals that are the subject of 

these conditions. The City will promptly notify Indemnitors of any such claim, action or 

proceeding against Indemnitees, and, at the option of the City, Indemnitors shall either 

undertake the defense of the matter or pay Indemnitees’ associated legal costs or shall 

advance funds assessed by the City to pay for the defense of the matter by the City Attorney. 
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In the event the City opts for Indemnitors to undertake defense of the matter, the City will 

cooperate reasonably in the defense, but retains the right to settle or abandon the matter 

without Indemnitors’ consent. Indemnitors shall provide a deposit to the City 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 attorneys’ fees, and shall make additional deposits as 

requested by the City to keep the deposit at such level. If Indemnitors fail to provide or 

maintain the deposit, Indemnitees may abandon the action and Indemnitors shall pay all costs 

resulting therefrom and Indemnitees shall have no liability to Indemnitors. 

II. AESTHETICS 

1. There shall be no deviation of architectural design or details from the approved set of plans. 

Any alteration shall be first approved by the Planning Division.   

2. Down spouts shall be interior to the structure or architecturally integrated into the structure to 

the satisfaction of the Planning Division. 

3. Any roof-mounted equipment shall be screened to the satisfaction of the Planning Division. 

4. Graffiti shall be removed from all areas within twenty-four (24) hours of written notification 

by the City of Carson, including graffiti found on perimeter walls and fences. Should the 

graffiti problem persist more than twice in any calendar year, the matter may be brought 

before the Planning Commission for review and further consideration of site modification 

(i.e. fencing, landscaping, chemical treatment, etc.).  

5. The proposed project site shall be maintained free of debris, litter and inoperable vehicles at 

all times. The subject property shall be maintained to present an attractive appearance to the 

satisfaction of the Planning Division. 

6. No outdoor storage of materials shall be permitted on the property at any time. 

7. The existing Carson Buffet pole sign shall be demolished and removed to the 

satisfaction of the Planning Division.  

III. FENCE/WALLS 

1. Perimeter walls and fences shall be architecturally coordinated with the project building and 

subject to the approval of the Planning Division. 

2. The front perimeter wall shall be demolished and the area shall be re-graded to the 

satisfaction of the Planning Division. 

IV. LANDSCAPE/IRRIGATION 

1. Landscaping shall be provided with a permanently installed, automatic irrigation system and 

operated by an electrically-timed controller station set for early morning or late evening 

irrigation.  

2. Installation of 6” x 6” concrete curbs is required around all landscaped planter areas, except 

for areas determined by National Pollutant Discharge Elimination System (NPDES) permit 

or other applicable condition of approval that requires certain landscaped areas to remain 

clear of concrete curbs for more efficient storm water runoff flow and percolation. Revised 

landscaping and irrigation plans shall be reviewed and approved by the Planning Division 

should subsequent modifications be required by other concerned agencies regarding the 

removal of concrete curbs.   

3. The proposed irrigation system shall include best water conservation practices. 

4. Installation, maintenance, and repair of all landscaping shall be the responsibility of the 

property owner.  
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5. All new and retrofitted landscape area is subject to the Model Water Efficient 

Landscape Ordinance (MWELO) per Department of Water Resources (Chapter 2.7 of 

Division 2 of Title 23 of the California Code of Regulations). 

6. Maintenance and repair of all landscaping shall be the responsibility of Developer.  

7. Prior to issuance of Building Permit, the Developer shall submit two sets of landscape and 

irrigation plans drawn, stamped, and signed by a licensed landscape architect. Such plans are 

to be approved by the Planning Division.  

V. LIGHTING 

1. Developer shall provide adequate lighting for the parking areas.   

2. All exterior lighting shall be provided in compliance with the standards pursuant to Section 

9147.1 of the Zoning Ordinance.  

3. Such lights are to be directed on-site in such a manner as to not create a nuisance or hazard to 

adjacent street and properties, subject to the approval of the Planning Division.  

VI. PARKING/TRAFFIC 

1. All driveways shall remain clear. No encroachment into driveways shall be permitted. 

2. All areas used for movement, parking, loading, or storage of vehicles shall be paved and in 

accordance with Section 9162.0 of the Zoning Ordinance. 

VII. TRASH 

1. Trash collection from the project site shall comply with the requirements of the City’s trash 

collection company. 

VIII. UTILITIES 

1. All utilities and aboveground equipment shall be constructed and located pursuant to Section 

9146.8 of the Zoning Ordinance, unless otherwise provided for in these conditions.  

2. Any aboveground utility cabinet or equipment cabinet shall be screened from the public 

right-of-way by a decorative block wall or landscaping, to the satisfaction of the Planning 

Division.  

IX. BUILDING AND SAFETY DIVISION  

1. Applicant shall submit development plans for plan check review and approval.  

2. Developer shall obtain all appropriate building permits and an approved final inspection for 

the proposed project. 

3. Prior to issuance of building permit, proof of worker’s compensation and liability insurance 

for Developer must be on file with the Los Angeles County Building and Safety Division. 

X. FIRE DEPARTMENT 

The proposed development shall obtain approval and comply with all Los Angeles County 

Fire Department requirements. 

XI. ENGINEERING SERVICES DEPARTMENT – CITY OF CARSON  

1. Any existing off-site improvements damaged during the construction shall be removed and 

reconstructed per City of Carson PW Standard Drawings and to the satisfaction of the City 

Engineer. 

2. A construction permit is required for any work to be done in the public right-of-way. 
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3. A construction bond for all work to be done within the public right of way shall be submitted 

by Developer and approved by Engineering Division prior to issuance of any permit by 

Engineering Division. 

4. Proof of Worker’s Compensation and Liability Insurance shall be submitted to the City prior 

to issuance of any permit by Engineering Division.  

5. The Developer shall submit a copy of approved Grading plans on bond paper to the City of 

Carson – Engineering Division, prior to issuance of grading permits.  

6. The Developer shall submit an electronic copy of approved plans (such as, Sewer, Street 

and/or Storm Drain Improvements, whichever applies), to the City of Carson – Engineering 

Division, prior to the issuance of construction permits.  

Prior to issuance of Building Permit, the proposed development is subject to the following:  

7. Per City of Carson Municipal Code Section 5809, Developer shall comply with all applicable 

Low Impact Development (LID) requirements and shall include Best Management Practices 

necessary to control storm water pollution from construction activities and facility operations 

to the satisfaction of the City Engineer.  

8. Per City of Carson Municipal Code Section 5809(d)(2), Developer shall comply with the 

requirement that all street and road construction of 10,000 sq. ft. or more of impervious 

surface shall follow USEPA Guidance regarding Managing Wet Weather with Green 

Infrastructure: Green Streets.  

9. Developer shall apply for a Construction Activities Stormwater General Permit from the 

State Water Resources Control Board.  

10. Developer shall provide a copy of an approved SWPPP stamped by Los Angeles County 

Building and Safety Division along with WDID number.  

11. Developer shall provide contact information of the Qualified Storm Water Developer (QSD) 

and/or Qualified SWPPP (Storm Water Pollution Prevention Plan) Developer (QSP) of the 

site to Julio Gonzalez via E-mail JGonzalez@Carson.ca.us. 

12. Developer shall submit digital copies of the LID/NPDES/Grading Plans, hydrology and 

Hydraulic analysis concurrently to City of Carson, Engineering Services Department and Los 

Angeles County Building & Safety Division, and shall deliver a copy to Julio Gonzalez via 

E-mail JGonzalez@Carson.ca.us. 

13. Developer shall complete, sign and return the Stormwater Planning Program LID Plan 

Checklist form and return to City of Carson Engineering Services Division. 

14. Drainage/Grading plan shall be submitted for approval of the Building and Safety Division. 

The Developer shall submit a copy of approved Drainage/Grading plans on bond paper to the 

City of Carson – Engineering Division. 

15. If required and necessary as determined by the City Engineer, CC&R’s (covenants, 

conditions, and restrictions) to address drainage responsibilities, to the satisfaction of the City 

Engineer, shall be prepared and executed by Developer. 

16. A soils report, sewer area study, drainage concept, hydrology study and stormwater quality 

plan shall be reviewed and approved. Building Permit issuance will not be granted until the 

required soils, sewer, drainage concept, hydrology study and stormwater information have 

been received and found satisfactory. Developer shall comply with mitigation measures 

recommended in the approved soils, sewer area study, drainage concept, hydrology study and 

stormwater quality plan. 
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17. The Developer shall submit a sewer area study to the Los Angeles County Department of 

Public Works (LACDPW) to determine if capacity is adequate in the sewerage system to be 

used as the outlet for the sewer of the development that is the subject of these conditions. If 

the system is found to have insufficient capacity, the problem must be addressed and 

resolved to the satisfaction of the L.A. County Sewer Department. 

18. The Developer shall quitclaim or relocate any easements interfering with building locations 

to the satisfaction of the City Engineer and any other appropriate agency or entity. 

19. The Developer shall submit improvement plans to the Engineering Division showing all the 

required improvements in the public right of way for review and approval of the City 

Engineer. A copy of approved conditions of approval shall be attached to the plans when 

submitted. The following items are required to be included and completed by Developer as a 

part of the project’s improvement plans: 

a. Repair any broken, raised/sagged or non-complaint sidewalk and curb and gutter 

within the public right of way along E. Dominguez Street and Bonita Street abutting 

this proposed development per City of Carson PW Standard Drawings and to the 

satisfaction of the City Engineer.  

b. Install new sidewalk along E. Dominguez Street and Bonita Street directly abutting 

this proposed development per City of Carson PW Standard Drawing No. 115, case 2, 

and Drawings No. 117 

c. Remove and replace any broken/damaged driveway approach within the public right 

of way along E Dominguez Street and Bonita Street directly abutting this proposed 

development per City of Carson PW Standard Drawings and to the satisfaction of the 

City Engineer. 

d. Remove unused driveway approach if any, within the public right of way along E 

Dominguez Street and Bonita Street directly abutting this proposed development and 

replace it with full height curb and gutter and sidewalk per City of Carson PW 

Standard Drawings and to the satisfaction of the City Engineer. 

e. Modify existing driveways within the public right of way along E Dominguez 

Street and Bonita Street directly abutting the proposed development per City of 

Carson PW Standard Drawings to comply with the ADA requirements and to 

the satisfaction of the City Engineer. 

f. Construct new driveway approaches per City of Carson PW Standard Drawings 

and in compliance with the ADA requirements. The Developer shall protect or 

relocate any facilities to accommodate the proposed driveway approach. The 

maximum driveway approach width allowed for the site is 30 feet. 

g. Construct a new curb ramp at the corner of E Dominguez Street and Bonita 

Street per City of Carson PW Standard Drawings, in compliance with ADA 

requirements.  

h. Replace the existing concrete cross gutter and asphalt paving surrounding the 

new curb ramp to the nearest joint per City of Carson PW Standard Plans.  

i. Remove existing public street trees and plant approved parkway trees in 

locations where trees in the public right of way along E. Dominguez Street and 

Bonita Street abutting the proposed development are missing per City of Carson 

PW Standard Drawings Nos. 117, 132, 133 and 134. 
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j. Install private irrigation system for the purpose of maintaining the parkway 

trees to be planted within the public right of way along E. Dominguez Street and 

Bonita Street abutting the proposed development. 

k. Install striping and pavement legend per City of Carson PW Standard 

Drawings.  

l. Sewer Main Improvements (if any) along E Dominguez Street and Bonita Street 

as determined by the aforementioned sewer area study. 

m. Storm Drain Improvements (if any) along E Dominguez Street and Bonita Street 

as determined by the aforementioned requirement. 

20. Off-site improvements (e.g., driveways, sidewalk, parkway drains, trees, curb/gutter, etc.) 

shown on the grading plans must provide a concurrent submittal to City of Carson 

Engineering Division.  Off-site improvements may be shown on a separate set of street 

improvement plans. Prior to issuance of a Grading permit, Developer shall obtain clearance 

from City of Carson Engineering Division. 

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

following: 

1. For any structural and/or treatment control device installed, Developer shall record a   

maintenance covenant pursuant to Section 106.4.3 of the County of Los Angeles Building 

Code and title 12, Chapter 12.80 of the Los Angeles County Code relating to the control of 

pollutants carried by storm water runoff. In addition, an exhibit shall be attached to identify 

the location and maintenance information for any structural and/or treatment control device 

installed. 

2. Developer shall complete and submit digital BMP Reporting Template Spreadsheet to 

Sustainability Administrator, Julio Gonzalez at jgonzale@carson.ca.us  

3. Covenant shall be reviewed and approved by the City Engineer prior to recordation with the 

Los Angeles County Registers Recorder/County Clerk.  

4. RECORDATION is the responsibility of the Developer. Provide a copy of the recorded 

covenant agreement to the City Engineer. 

5. Inspection will be conducted once a year after all Post Construction Best Management 

Practices (BMP) are constructed.  

6. Developer shall provide an approved Notice of Termination (NOT) by the State Water 

Resources Control Board.  

7. The Developer shall comply with all requirements from L.A. County Sewer Maintenance 

Division for maintenance of new and/or existing sewer main, relating to the proposed 

development, prior to release of all improvement bonds. 

8. The Developer shall execute and provide to the City Engineer a written statement from the 

water purveyor indicating that the water system will be operated by the purveyor and that 

under normal conditions, the system will meet the requirements for the development and that 

water service will be provided to each building. 

a. Comply with mitigation measures recommended by the water purveyor. 

9. The Developer shall construct and guarantee the construction of all required and previously 

approved Street Improvements to the satisfaction of the City of Carson Public Works 

Inspector and the City Engineer.  
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10. The Developer shall construct and guarantee the construction of all required drainage 

infrastructures in accordance with the requirements and recommendations of the hydrology 

study, subject to the approval of the City Engineer. 

11. All new utility lines servicing the proposed development shall be underground to the 

satisfaction of the City Engineer. 

12. Comply with any additional requirements, if any, as means of mitigating any traffic impacts 

as identified in the traffic study approved by the City Traffic Engineer. 

13. If needed, Developer shall grant an easement(s) to the City or other appropriate agency or 

entity to the extent necessary for the construction and maintenance of all infrastructures 

required pursuant to the project approval and these conditions, and to facilitate ADA-

compliant pedestrian and vehicular ingress and egress across driveways or other access 

points connecting the proposed development to the public right-of-way, or otherwise along 

the public right-of-way on or adjacent to  the proposed development, to the satisfaction of the 

City Engineer and or appropriate agency or entity. 

14. If needed, easements shall be granted to the City, appropriate agency, or entity for the 

purpose of ingress, egress, construction, and maintenance of all infrastructures constructed 

and handicap access for the proposed development to the satisfaction of the City Engineer 

and or appropriate agency or entity. 

15. Streets abutting the development shall be slurry sealed from curb-to-curb or from median-to-

curb when medians are existing or as approved by the City Engineer.  Slurry Seal materials 

shall be rubberized emulsion aggregate slurry (REAS). At the discretion of the City 

Engineer, the Developer may be permitted to pay a fee in-lieu of application of Slurry Seal.  

($0.45 per square foot; $1,350.00 minimum fee for first location up to 3,000 square feet) 

16. All infrastructures necessary to serve the proposed development (water, sewer, storm drain, 

and street improvements) shall be in operation prior to the issuance of Certificate of 

Occupancy.  

XII. BUSINESS LICENSE 

All parties involved in the subject project including but not limited to contractors and 

subcontractors are required to obtain a city business license per Section 6310 of the Carson 

Municipal Code. 
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Traffic, Transportation, and Parking Consultants  

833 Americana Way, Suite 505 

        Glendale, CA 91210 

Jano@JBATraffic.com 

Ph: 818-694-2880  

Fax: 818-888-4541 

 

 

880 E. Dominguez (Holiday Inn Express) 
Trip Generation Memorandum 

City of Carson 
August 14, 2020 

 
 

 
 

 
 
 
 

      Prepared by: 
 

Jano Baghdanian, P.E., T.E., PTOE 
Jano Baghdanian & Associates 

Traffic, Transportation & Parking Consultants 
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Traffic, Transportation, and Parking Consultants  

833 Americana Way, Suite 505. 

        Glendale, CA 91210  

Jano@JBATraffic.com 

Ph: 818-694-2880  

Fax: 818-888-4541 
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To:    Sanjay Patel, Carson Hospitality Group, Inc. 

From:    Jano Baghdanian, JB & Associates     

Date:    August 14, 2020 

Subject:  880 E. Dominguez Street (Holiday Inn Express) Technical Memorandum  

 

JB  &  Associates  is  pleased  to  present  the  Holiday  Inn  Express  Project  (“the  Project”)  trip  generation 

memorandum.  The purpose of this memorandum is to document the proposed Project trip generation 

& illustrate that the Project will not require further traffic analysis.  

Project	Overview	

The proposed Project  is  on  the  southwest  corner of  the  intersection of Dominguez Street and Bonita 

Street.  The Project consists of the following: 

 Construct a 118 guest room business hotel 

 Demolish the existing 12,000 square foot restaurant (including 3,400 square feet of associated 

banquet area) 

Access to and from the Project will be through two driveways that lead to the Project’s surface parking 

lot. The primary access point will be provided off of Dominguez Street while the secondary access point 

will be provided off of  the Bonita Street cul‐de‐sac. Please refer  to Exhibit A  for an  illustration of  the 

Project’s site plan.  

Project	Trip	Generation	Methodology	

Trip generation rates  from the  Institute of Transportation Engineers  (ITE) Trip Generation Manual 10th 

Edition were used in this analysis. The following land use codes were used in the analysis: 

 Land Use Code 312: Business Hotel 

 Land Use Code 931: Quality Restaurant 
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To determine the number of trips forecasted to be generated by the proposed land use, trip rates from 

the manual (including directional splits during each peak hour period) were multiplied by the land use 

size.  

Table 1 summarizes the trip generation findings. 

TABLE 1: PROJECT TRIP GENERATION 1 

Land Use (ITE Code)  Size  Units 
AM Peak Hour Trips  PM Peak Hour Trips  Daily Trips 

Rate Total In Out Rate Total  In  Out  Rate  Total

New Project Land Use Added 

Business Hotel (312)  118  rms  0.39  46  19 27  0.32  38  21  17  4.02  478 

Existing Land Use Removed 
Quality Restaurant 
(931) 

122  tsf  0.73  ‐9  ‐9  0  7.8  ‐94  ‐63  ‐31  83.84 ‐1006

Net Trip Generation 37  10 27  ‐  ‐56  ‐42  ‐14  ‐  ‐528 
1 ITE "Trip Generation" Manual, 10th Edition    
2 Includes 3,800 sqft of associated banquet area    

 

As shown in Table 1, the Project will result in 37 AM peak‐hour trips, 56 fewer PM peak‐hour trips and 

528 fewer daily trips.   

Conclusion	

Based on the above trip generation analysis, the net change in trips generated by the proposed Project 

is less than 50 trips in both the AM and PM peak periods. In fact, the Project is expected to result in 56 

fewer PM peak‐hour trips and 528 less daily trips. Therefore the proposed Project does not exceed the 

City’s thresholds for the preparation of a full traffic impact analysis nor does it generate enough trips to 

require further analysis based on the requirements set forth by the Los Angeles County Congestion 

Management Program. 
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