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EXHIBIT B

CITY OF GARDENA

CONDITIONS OF APPROVAL FOR CONDITIONAL USE PERMIT #1-24, SITE PLAN

REVIEW #1-24, AND ADMINISTRATIVE ADJUSTMENT #1-24

GENERAL CONDITIONS

GC 1.

GC 2.

GC 3.

GC 4.

GC 5.

The Applicant accepts all of the conditions of approval set forth in this document
and shall sign the acknowledgement. A copy of the signed document shall be
submitted to the Community Development Department prior to issuance of any
construction permit.

Development of this site shall comply with the requirements and regulations of
Title 15 (Building and Construction) and Title 18 (Zoning) of the Gardena
Municipal Code.

The applicant shall comply with all written policies, resolutions, ordinances, and
all applicable laws in effect at time of approval. The conditions of approval shall
supersede all conflicting notations, specifications, and dimensions which may
be shown on the project development plans.

The floor plan layout shall be in accordance with the plans approved by the
Commission and modified by these conditions of approval. The final completed
project shall be in substantial compliance with the plans upon which the
Commission based its decision, as modified by such decision.

The Applicant shall defend, indemnify, and hold harmless the City, its agents,
officers, and employees from any claims, actions or proceedings, damages,
costs (including without limitation attorneys’ fees), injuries, or liabilities against
the City or its agents, officers, or employees arising out of the City’s approval
of the Conditional Use Permit, Site Plan Review, Administrative Adjustment and
the Notice of Exemption. The City shall promptly notify the Applicant of any
claim, action, or proceeding and the City shall cooperate fully in the defense. If
the City fails to promptly notify the applicant of any claim, action, or proceeding,
or if the City fails to cooperate fully in the defense, the applicant shall not
thereafter be responsible to defend, indemnify, or hold harmless the City.
Although the Applicant is the real party in interest in action, the City may, at its
sole discretion, participate in the defense of any action with the attorneys of its
own choosing, but such participation shall not relieve the applicant of any
obligation under this condition, including the payment of attorneys’ fees.

Previous Conditions of Approval from Conditional Use Permit #219-68

CUP 1.

The entire site, all masonry block walls, building walls and signage shall be
maintained at all times free and clear of litter, rubbish, debris, weeds and
graffiti. Graffiti shall be removed within 24 hours and if paint is used to cover
the graffiti, it shall be of the same color and texture as the building wall.
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CUP 2. Parking lot sweeping, trash pick-up, and other exterior cleaning activities shall

be restricted to the hours of 7 am. to 10 p.m., seven days a week, in
accordance with Chapter 8.36 of the Gardena Municipal Code.

CUP 3. All parking spaces shall comply with the parking design standards of Section

18.40.050 of the Gardena Municipal Code.

PLANNING

PL1.

PL2.

PL3.

PLA4.

PL5.

PL6.

PL7.

The approvals granted herein shall be utilized within a period not to exceed twelve
(12) months from the date of approval, unless an extension is granted in
accordance with the applicable provisions of the Gardena Municipal Code.
Utilization shall mean the issuance of building permits.

The approved Resolution, including the Conditions of Approval and the signed
acknowledgement 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 revisions and the final
working drawings.

The Applicant must construct and install a permanent fence and or wall along the
southern property line, adjacent to the property located at 15916 Crenshaw Blvd.
The fence or wall shall be made of decorative materials that are compatible with
the surrounding fencing and block walls on the property, to the satisfaction of the
Director. Additionally, the Applicant must ensure the fence or wall allows for
adequate fire access in compliance with the Los Angeles County Fire
Department's requirements.

The plans and the physical appearance of the proposed project shall be as shown
on plans dated September 6, 2024, and as revised by these conditions of approval.
The final completed project shall be in compliance with the plans and elevations
upon which the Planning Commission based their decision. Minor modifications or
alterations to the design, style, colors, materials, and vegetation shall be subject
to the review and approval of the Community Development Director.

In the event noise/traffic circulation nuisances or public safety issues are brought
to the attention of the City, the Community Development Director can impose
further conditions or restrictions on the operation activities on the site to ensure
land use compatibility.

During pick-up and drop-off hours, the applicant must ensure through parking
management that drive aisles are not obstructed and no vehicles are queued along
Manhattan Beach Blvd. At a minimum, there shall be 4 monitors stationed at key
Locations: the entrance and exit along Manhattan Beach Blvd, the parking lot
turnaround area, and at the drop off/pick-up stop along interior drive aisle parallel
to Manhattan Beach Blvd.

All parking spaces shall comply with the parking design standards of Section
18.40.050 of the Gardena Municipal Code.
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PL8.
PLO.

Resolution No. PC 1-25

The proposed project shall comply with American Disability Act (ADA) requirement.

Enrollment shall be limited to high-school students. The total number of student
enrollment should not exceed 450 students and approximately one-quarter of the
students shall be enrolled in ninth grade.

PL10. Any outdoor activities shall not generate noise greater than the allowed limits state

on the section 8.36.040 as measured from any site perimeter lines. If the city
receives any valid complaints regarding excessive noise from the property, it will
conduct the necessary noise studies to assess the noise levels. The cost of these
studies shall be reimbursed by the Applicant.

PL11. The applicant shall ensure that any proposed signage shall meet the necessary

requirements put forth by the Chapter 18.58 of the Gardena Municipal Code.

BUILDING & SAFETY

BS1.

BS2.

BSS.
BS4.

BS5.

BS6.

The Applicant shall comply with all applicable portions of the most current
California Building Standards Code (Title 24, California Code of Regulations)
in effect at the time of permit application.

The Applicant shall comply with all applicable State and Federal Accessibility
code.

The Applicant shall comply with the Los Angeles County Fire code.

The Applicant shall obtain separate permits for electrical, plumbing, and
mechanical work.

The approval of plans and specifications does not permit the violation of any
section of the Building Code, City Ordinances, or State law.

The Applicant shall submit plans and specifications to the Building Division for
review.

LOS ANGELES COUNTY FIRE DEPARTMENT

FD1.

FD2.

The Applicant shall submit plans and specifications to the County of Los
Angeles Fire Department Fire Prevention Engineering Section Building Plan
Check Unit for review prior to building permit issuance.

The Applicant is responsible for installing one (1) public fire hydrant at a
location approved by the Los Angeles County Fire Department. All fire hydrants
shall measure 6"x4”2-1/2” brass or bronze, conforming to current AWWA
standard C503 or approved equal, and shall be installed in accordance with the
County of Los Angeles Fire Code. Fire Code 501.4 Plans must be submitted
for review and approval.
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Farnaz Golshani-Flecher, certifies that she has read, understood, and agrees to the
Project Conditions listed herein.

Farnaz Golshani-Flecher Date
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September 23, 2024

Dayana Nava

Planning Division, Community Development Department
City of Gardena

1700 W. 162" Street

Gardena, CA 90247

RE: ENVIRONMENTAL CHARTER SCHOOL PARKING STUDY
To Ms. Nava:

Kimley-Horn and Associates, Inc. (Kimley-Horn) conducted a parking evaluation of the Environmental
Charter School High School- Gardena (ECHS-G) at 2818 Manhattan Beach Blvd, Gardena, CA 90249
(“Study Area”), in support of ECS’s proposed conditional use permit (CUP) modification and
administrative adjustment to the onsite parking requirement. ECHS-G is pursuing a modification to their
approved CUP that includes the removal of the existing church use from the property, the construction
of a new classroom building and drive aisle at the front of the campus, and an administrative adjustment
to permit the removal of 16 off-street parking spaces (109 stalls to 93 stalls). The proposed CUP
modification does not seek to increase the number of students supported onsite (current approval is for
450 students). The purpose of the evaluation was to determine that the proposed off-street parking
supports ECHS-G’s anticipated parking demand.

BACKGROUND

Land Use and Zoning
The Environmental Charter School campus is designated as a Single-Family Residential land use in
the City of Gardena’s General Plan'. The site is zoned as Single-Family Residential (R-1); private
schools are conditionally allowed in R-1 zones.?® The Study Area is not located in a general plan
overlay or zoning overlay.

Entitlements

The Study area has operated under CUP #219-68, an approved conditional use permit, for school and
church uses for several years. The initial CUP was approved in 1968 via City Council approval. The
administrative record attained is as follows:

e Resolution 769 Planning Commission recommending to the City Council application to expand
existing church Sunday and elementary school use (350 enrollees, day school student body
including pre-school), approved February 6, 1968.

e Resolution 4329 denying the appeal of the decision of the Planning and Environmental Quality
Commission in the matter of modification to conditional use permit #219-68 to increase student
enroliment from 510 to 540 students. (Approved June 25, 1996).

L City of Gardena, “General Plan & Zoning”. City of Gardena GIS. October 11, 2023.
https://cityofgardena.maps.arcgis.com/apps/webappviewer/index.html?id=d00dce8305304a68829a39dc9d700dac

2 City of Gardena, “General Plan & Zoning”.
8 City of Gardena Municipal Code, Chapter 18: Zoning, Section 18.12.0300 Uses permitted subject to a conditional use permit.

kimley-horn.com 1100 Town & Country Road, Suite 700, Orange, CA 92868 714-939-1030
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e CUP #219-68 Modification (Reference #13-017) — approved to decrease the student enroliment
(540 to 450 Students) and adjust grade levels (kindergarten through 12t grade) approved
administratively per the conditions of approval (March 18, 2013).

The recent CUP modification adopted in 2013 (Reference #13-017), included conditions of approval
pertaining to off-street parking. Condition #12 of the 2013 CUP modification required the applicant to
provide designated off-street parking for all school employees, driving-age students, and church
employees, as determined by the Director of Police. The CUP modification did not specify a parking
requirement. Therefore, it is assumed that the current city parking standards apply unless a parking
demand study is provided to justify alternative parking standards.

One hundred and nine (109) off-street parking spaces are currently provided between two onsite lots
(see ATTACHMENT 1: DEMOLITION SITE PLAN). The western lot, which serves as the school’s
primary parking lot, provides 84 parking spaces. This lot is used as the primary pick-up and drop-off
point for students. The eastern lot, which serves as a secondary lot, provides 25 spaces. This lot serves
a secondary pick-up and drop-off point for students. Five ADA compliant stalls are provided between
the two lots; three are in the west lot, with the remaining two in the eastern lot. Nine parking stalls in
the eastern lot are compact parking stalls. See TABLE 1: MUNICIPAL CODE OFF-STREET PARKING
REQUIREMENT.

PARKING REQUIREMENTS

The City of Gardena’s Municipal Code (GMC) calculates required parking by the number of classrooms
provided. Middle schools (Grade 9) are required to provide two parking spaces per classroom.* High
schools (Grades 10-12) are required to provide six parking spaces per classroom.> ECS-G'’s current
parking requirements, per the GMC, is 116 stalls. See TABLE 1: MUNICIPAL CODE OFF-STREET
PARKING REQUIREMENT.

The proposed modification to the existing facilities would remove two classrooms from the last CUP
Modification in 2013 (22 classrooms to 20 classrooms). The two classrooms removed serve the high
school grades (10"-12"" grades). The reduction in high school classrooms would decrease the code
required parking requirement by 12 spaces, decreasing the total spaces required from 116 to 104.
Ninety-three (93) parking spaces are proposed as part of the CUP modification and administrative
adjustment. As proposed, ECHS-G would be deficient 11 parking stalls under the GMC. The GMC
allows for an administrative adjustment up to 15% of code required off-street parking (16 stalls).® ECS-
G is applying for a 12% reduction in required parking (11 stalls).

4 City of Gardena Municipal Code, Section 18.40.040- Off-Street Parking and Loading.
5 City of Gardena Municipal Code, Section 18.40.040- Off-Street Parking and Loading.
6 City of Gardena Municipal Code, Section 18.50.020- Administrative Adjustments.

kimley-horn.com | 1100 Town & Country Road, Suite 700, Orange, CA 92868 714-939-1030
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TABLE 1
MUNICIPAL CODE OFF-STREET PARKING REQUIREMENT
IERIEES Total
Entitlement Parking Required by Spaces
Classrooms . Spaces . Delta
No. Ratio Classroom . Provided
T Required
ype
CUP #219- 18" 6 spaces p?r 108
68 classroom 116 109 -7
Modification 42 2 spaces per 8 (6%)
#4- 2013 classroom?
CUP #219- 6 spaces per
s 161 paces pe 96
classroom 104 93 -1
Modification
2 spaces per 11%
#5- 2024 42 paces ps 8 (11%)
classroom

1. High school classrooms, Grades 10-12.
2. Middle school classroom, Grade 9.

As previously noted, ECHS-G is not increasing its student population in the proposed CUP modification.
Rather, ECHS-G is improving its site via the construction of two new classrooms, to better serve its
existing student population. Therefore, it is reasonable to conclude that the proposed demolition of new
two existing classrooms will not result in an increased parking demand if the student population does
not increase. An increase in the shortage of onsite parking of less than 1% will result between the
current provided parking and the proposed CUP modification using the city’s parking ratio.

ANALYSIS

Parking

To determine if the proposed 93 parking stalls (see ATTACHMENT 2: PROPOSED SITE PLAN) are
adequate to support the project, a parking utilization study of current conditions was conducted by
Kimley-Horn on January 24, 2024. The parking counts were conducted at the beginning and end of a
school day to capture typical peak onsite traffic and parking volumes.

As shown in TABLE 3: CURRENT ECHS-G PARKING DEMAND, observed parking demand was
significantly below the supplied 109 spaces. Parking occupancy varied between 7.1% and 38.1% during
morning drop-off and 23.0% and 35.4% during afternoon pick-up. Notably, 95.6% of vehicles observed
were parked for greater than 30 minutes. The low percentage of vehicle turnover suggests most
vehicles parking onsite belong to permitted staff and faculty. The current parking supply of 109 stalls
far exceeds the parking demand onsite.

TABLE 3
CURRENT ECHS-G PARKING DEMAND
Student Drop-off Student Pick-up
(7:30 AM-9:00 AM) (3:00 PM- 4:00 PM)
Parking Inventory 109 109
Average Occupied Spaces 29 55
Average Available Spaces 80 54
Occupancy Rate 26.6% 50.5%
Turnover Rate (<30 minutes onsite) 6.5% 32.6%

kimley-horn.com | 1100 Town & Country Road, Suite 700, Orange, CA 92868 714-939-1030
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To account for the projected increase in parking demand because of the increase in driving age
population, school administrators surveyed students at ECHS-G’s sister campuses in Inglewood and
Lawndale to determine commuting characteristics of the 121" grade student population. As shown in
TABLE 4: ECHS COMMUTING CHARACTERISTICS, only 10% of eligible students (12" grade
students) at Environmental Charter School-Inglewood and Environmental Charter School-Lawndale
report driving a vehicle to school. Of the 450 students eligible to attend ECHS-G, one-quarter of the
students (approximately 112) are 12th graders. Assuming 10% of 12" grader students drive to school,
it is anticipated that twelve (12) parking spaces will be required to accommodate future student parking.
Kimley-Horn observed similar commuting characteristics as were reported at ECHS’s Inglewood and
Lawndale campuses. Approximately 58% of students who were observed entering and exiting the
school were observed walking or biking. Approximately 42% of students were observed entering or
exiting a vehicle. This distribution is generally consistent with ECHS-G’s sister campuses, therefore,
anticipating 12 additional parking spaces for 12" grade student use is consistent. See TABLE 5: ECHS-
G OBSERVED COMMUTING CHARACTERISTICS for a summary of Kimley-Horn’s observations.

TABLE 4
ECHS COMMUTING CHARACTERISTICS SURVEY
Means of Transportation Percentage
Walk/bike/public transportation 40%
Get a ride from a family member 50%
Carpool/Drive to school 10%
TABLE 5
ECHS-G OBSERVED COMMUTING CHARACTERISTICS
Means of Transportation Percentage
Walk/bike/public transportation 58%
Get a ride from a family member 42%
Carpool/Drive to school 0%

The addition of 12 parking spaces to the observed utilization results in a 15.2% increase in utilization
during the morning and a 17.9% increase in utilization during the afternoon as shown in TABLE 6:
FUTURE ECHS-G PARKING DEMAND. The projected increase in utilization does not exceed the
proposed parking supply, however. The actual peak parking demand, when the proposed parking rates
are applied, is 67 parking spaces (68% proposed utilization). A surplus of 26 parking stalls, 26% of the
parking supply, would be available under the projected condition.

TABLE 6
FUTURE ECHS-G PARKING DEMAND
Student Drop-off Student Pick-up

(7:30 AM-9:00 AM) (3:00 PM- 4:00 PM)
Parking Inventory 93 93
Anticipated Average Occupied Spaces 41 67
Anticipated Average Available Spaces 51 25
Anticipated Occupancy Rate 44.1% 72.0%

kimley-horn.com | 1100 Town & Country Road, Suite 700, Orange, CA 92868 714-939-1030
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Parking Management

ECHS-G’s onsite parking is controlled through rigid parking management enforcement mechanisms.
Onsite parking is limited to permit holders; onsite parking permits are only issued to staff, faculty, and
visitors. Additionally, ECHS-G’s parking enforcement management program does not permit
unaffiliated persons to park on the school premises. Striping denotes faculty and visitor parking spaces.
ECHS-G will maintain its current parking management enforcement program as part of the CUP
modification. These systems allow ECHS-G to adapt to changing parking demand requirements among
faculty, staff, and students and to maintain an acceptable parking utilization rate within its parking
inventory.

Circulation

ECHS-G currently utilizes the northern portion of the school’'s western lot for pick-up and drop-off.
Traffic is directed approximately 200’ south through the drive aisle and redirected north through a series
of cones for pick-up and drop-off by ECHS-G parking monitors. Students are loaded and unloaded from
vehicles as they travel north within the drive aisle. The current circulation pattern does not efficiently
move traffic through the queue. Vehicles were observed stacking onto Manhattan Beach Blvd. because
of the pick-up/drop-off queue. ECHS-G is proposing the construction of an approximately 215’
dedicated drive aisle parallel to Manhattan Beach Blvd. to improve onsite circulation. The addition of
the drive aisle and restriping of the western lot will result in approximately 715’ linear feet (an increase
of 315’) to support pick-up and drop-off operations. The change in circulation will eliminate ECHS-G
traffic spillover onto Manhattan Beach Blvd., optimizes queuing operations during peak periods, and
improves the onsite circulation efficiency (see ATTACHMENT 3: ONSITE CIRCULATION).

Parking and Circulation Management

During Pick-Up and Drop-Off Times, vehicular traffic traveling east on Manhattan Beach Blvd. will enter
the re-designed parking lot at the project’s existing curb cut. ECHS-G will manage pick-up and drop-off
operations with parking monitors. Parking monitors will direct traffic onto the property at the western
lot, moving them approximately 225’ feet south. Vehicles will be directed to a turnaround point at the
visitor parking stalls and redirected north along the drive aisle (see ATTACHMENT 3: ONSITE
CIRCULATION). ECHS-G staff will ensure visitor stalls are clear and the turnaround is navigable prior
to pick-up and drop-off times. Traffic will be directed to enter the new drive aisle parallel to Manhattan
Beach Blvd., where students will load and unload from vehicles. Vehicular traffic will be directed to
continue along the new drive aisle, through the eastern lot, and exit on Manhattan Beach Blvd. See
ATTACHMENT 3: ONSITE CIRCULATION) for the proposed traffic pattern.

Outside of pick-up and drop-off hours, traffic will navigate within the western lot’s drive-aisle. Visitor
and employee traffic will park in the western lot. Permitted vehicles (e.g., ECHS-G staff) will park in the
eastern lot. The eastern lot will be accessible via the proposed drive aisle that runs parallel to Manhattan
Beach Blvd. All vehicles will exit the site from the curb cut at the eastern lot. ECHS-G staff will monitor
both lots for registered parking permits. Unregistered vehicles will be noticed and reported to ECHS-G
administrators for remedial action.

CONCLUSION

The CUP modification proposes 93 off-street parking spaces and a redesigned drive aisle parallel to
Manhattan Beach Blvd. Importantly, no increase in the allowed student population is proposed as part
of the CUP modification. The proposed parking ratio is supported by ECHS-G’s observed low parking
utilization and rigid parking enforcement management program. Therefore, since the forecasted parking
demand can be satisfied through the proposed parking supply, it is requested that the proposed parking

kimley-horn.com | 1100 Town & Country Road, Suite 700, Orange, CA 92868 714-939-1030
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supply be considered adequate as pertains to the application for a modification to Conditional Use
Permit #219-68.

Sincerely,

Damian Arnaiz, AICP

Attachments:  Attachment 1: Demolition Site Plan
Attachment 2: Proposed Site Plan
Attachment 3: Onsite Circulation
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EXISTING PARKING TABULATION

REQUIRED PARKING SPACES:

PER CITY OF GARDENA MUNICIPAL CODE 18.40.040

9TH GRADE CLASSROOMS: 4 @ 2 SPACES/ CLASSROOM
10TH-12TH GRADE CLASSROOMS: 18 @ 6 SPACES/ CLASSROOM
(TOTAL CLASSROOMS: 22)

TOTAL SPACES REQUIRED (4*2)+(18*6) = 116

PROVIDED PARKING SPACES:

REGULAR: 100
COMPACT: 9
TOTAL: 109

EXISTING LOT COVERAGE CALCULATION

GROSS PROPERTY AREA = 108,725 SF
NET PROPERTY AREA = 90,174 SF*

*GROSS PROPERTY AREA LESS 18,551 SF ROADWAY EASEMENT ON
MANHATTAN BEACH BOULEVARD

BUILDING FOOTPRINTS:

CHURCH BUILDING: 11,390 SF
CLASSROOM BUILDING: 7,942 SF
CLASSROOM BUILDING ANNEX: 1,816 SF
TOTAL: 21,148 SF

EXISTING GROSS LOT COVERAGE: 19.5%
EXISTING NET LOT COVERAGE: 23.5%

SHEET NOTES
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62 EXISTING FIRE DEPT ACCESS GATE
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