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1 EXECUTIVE SUMMARY

A voter-sponsored initiative, known as the “/nifiative Measure to Approve a Professional
Football Stadium and Other Permitted Uses in the City of Carson' (Stadium Initiative) has been
proposed and has since received a sufficient number of signatures from the City’s residents to
move forward for consideration by the City’s Council and/or voters. This Report has been
prepared in accordance with State law and as instructed by the City, to provide the City Council
and public at large a summary of the Stadium Initiative 's potential impacts (both positive and
negative)} upon the community and environment.

The Sradium Initiative would allow the development of a professional sports stadium and
associated commercial development on a 168-acre Project Sire which is located in the Scuth Bay
region of Los Angeles County, along the western edge of the San Diego Freeway (I-405)

between Avalon Boulevard to the south and extending just north of Del Amo Boulevard. Refer to

Figure 1 for a Vieinity Map of the Project Site location and surrounding area. The Stadium
Project would consist of the following primary elements:

e A stadium which can accommodate one or two professional football teams; and allows
for a permanent seating capacity of up to approximately seventy thousand (70,000) seats
with expansion capability up to a seating capacity of approximately seventy-five
thousand (75,000) seats; and,

e A hotel with up to three hundred and fifty (350} rooms and ancillary hotel amenities;
and,

o Up to 830,000 square feet (not including the stadium or hotel) of other permitted
commercial, entertainment, and supporting uses; and,

e A minimum of ten thousand (10,000) parking spaces.

The Project Site is currently vacant with the exception of remediation activities related to the
clean-up of a landfill that operated on the property prior to 1965. However, the Project Site is the
subject of previous planning activity consisting of the Boulevards at South Bay Specific Plan
(Boulevards Project) which proposes to develop the same Project Site with a potential mix of
approximately two (2) million square feet of commercial, retail and entertainment uses; a 300-
room hotel; and up to 1,550 residential units. This Boulevards Project (formerly known as
Carson Marketplace) has already undergone a significant amount of detailed land use planning
and environmental analysis which culminated with the City’s certification of an Environmental
Impact Report (EIR) for the Specific Plan in 2006. If the Stadium Project fails to be developed,
then the Boulevards Project could proceed as previously envisioned. Since the previously
approved Boulevards Project underwent detailed environmental review and public serutiny, this
Report seeks to inform the City and its residents of what fiscal, environmental, or land use
impacts would remain substantially the same, which impacts would be further aggravated, and
which impacts would be potentially reduced, should the Project Sire be developed with the
Stadium Project instead of the Boulevards Project. The summary table provided below includes
a very concise summary of these major issues, and more detailed analysis can be found
throughout the subsequent sections of this Report.
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As illustrated in the summary table, the potential benefits and negative effects of the Stadium
Project vary. As could be logically expected, the Stadium will generate increased levels of noise
and traffic during sporting or entertainment events with attendance greater than 20,000 persons.
it is important to recognize that events of such size would only occur for a small portion of the
vear, probably 40-50 days toial based upon the operational history of similar facilities throughout
the Country. The remainder of the year the Stadium Project would actually operate at a level of
intensity which is the same or less than the previously planned Boulevards Project due to the
lack of regional commercial development and residential units. As a result, the City and
surrounding community could enjoy the fiscal and infrastructure benefits afforded by the
Stadium Project for the entire year, while only being impacted approximately 40-50 event days
of the year based upon comparable stadium facilities.

2 PROJECT BACKGROUND
2.1 Voter Initiglive B@a@&gr@und

On March 4, 20135, a voter-sponsored initiative, known as the “Initiative Measure to Approve g
Professional Football Stadium and Other Permitted Uses in the City of Carson’ (Stadium
Initiative) was filed with the City Clerk’s office. The Stadium Initictive would allow the
development of a new professional football stadium (Stadium Project) as an alternative to the
currently approved uses within the Boulevards at South Bay Specific Plan (Boulevards Project),
which was formerly known as the Carson Marketplace. This Stadium Project would be
developed on an underutilized parcel of land (Project Site) which is located on the western edge
of the San Diego Freeway (I-405) between Avalon Boulevard and a property line located
approximately 250-feet north of Del Amo Boulevard.

Yoter Initiative Process

The procedures for municipal voter initiatives are found in California State Law'. The initiative
process consists of the following primary steps:

1. A voter of the City proposes the initiative language and receives, from the City Attorney,
a Title and Summary of the newly proposed initiative.

2. The initiative is then presented as a petition to City voters for their signatures,

3. If 10% or more of the City’s registered voters have signed the petition, it is presented to
the City Council for further action.

4. The City Council must then act as follows™

a. (Optional) Request an Informational Report which summarizes the potential
positive and negative effects of the initiative (this Report must be completed and
presented back to the Council within 30 days); and either,

'Elections Code § 9200 et seq.
? Elections Code § 9214




b. Immediately approve the initiative via a vote of the Council members; or,

¢. Schedule the initiative for an election for the initiative to be approved or denied
by the City’s voters.

In accordance with the options listed above, the City Council requested preparation of this
Informational Report on potential impacts that may result from the Stadium Project that is the
subject of the Stadium Initiative.

Contents of Coarson Feotball $tadivm Initictive

The full Stadium Initiative can be reviewed by the public and contains a significant number of
details regarding the intended revisions to the City of Carson’s local laws, zoning, and specific
planning for the Project Site. As further detailed in Table 2 below, the Stadium Initiative
addresses four main topics:

1.

How would the Project Sife be developed with a professional football stadium
instead of the previously planned mixture of commercial and residential
development?

The Stadium Initiative includes a description of major project elements including
setbacks, height of stadium structures, stadium seating capacity, parking, etc.

How would the City’s existing laws, pelicies, and planning documents be modified to
allow for the Stedium Project?

A new Stadium Overlay Zone would be created which allows a professional sports
stadium and related uses to be constructed on this specific site. The Stadium
Initiative includes maps and legal descriptions of the Project Site where the new
Overlay Zone will be implemented.

What measures will be taken to mitigate the potentially negative aspects of the
Stadium Project such as traffic, neise, and public safety?

The Stadium Initiative includes an appendix of ninety (90) different
Environmental Measures which will be implemented to minimize environmental
impacts to aesthetics, air quality, geology, hazardous materials, water quality,
noise, public services, and {ransportation.

Who will be responsible for the costs involved with the construction of the Stadium
Project and related infrastructure and services, such as road improvements, sewer
mains, and emergency services including police and fire protection?

The Stadium Initiative includes conclusive statements which clarify that the City
WILL NOT be responsible for any of the costs related to Stadium construction
(including cost overruns) nor will it be responsible for stadium operating costs,
maintenance, or capital improvement expenses. Additionally, the Stadium
Initiative states that the City will be reimbursed for costs associated with the
provision of additional public safety and traffic management services related to
Stadium events.




The Stadium Initiaiive contains text changes necessary to amend the City’s General Plan, Zoning
Ordinance, and all other local governance documents by adding language necessary to create a
Stadium (S) Overlay Zorne. The broad uses added for the Sradium Project include: commercial
recreation, commercial, and entertainment uses. The Stadium Project would not include any
residential component as currently allowed, but not required, in the Boulevards Project.

All cities and counties within the State of Califormia are required to have an adopted General
Plan, which serves as a “local government’s long-term blueprint for the community’s vision of
future growth™. Each General Plan contains at least seven mandated elements which discuss:
land use, circulation, housing, conservation, open space, noise, and safety. The City’s existing
General Plan contains goals, policies and implementation measures to address these seven
primary elements and the Plan also includes references to allow for a “Signature Project’ within
the City. Changes proposed m the Stadium Initiative would define this planned “Signature
Project” as a professional football stadium. Changes proposed in the Stadium Initiative would
also set forth the relationship between the Bowlevards Project and the Stadium Project, by
specifying that the Specific Plan guidelines adopted for the Boulevards Project would remain in
full force and effect if the Stadium Project is not developed (irrespective of whether or not the
Stadium Initiative 1s approved). However, if the Stadium Initiative is approved and the Stadium
Project is subsequently constructed, then all development standards and policies related to the
Stadium Initiative supersede all other existing City codes and Specific Plan documents.

A summary of each section of the Stadium Initiative is provided in Table 2 below. Please refer to
the publicly accessible copy of the entire Siadium Initiative text for further details.

* Government Code § 65300 et seq.
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2.2 Stodium Proiect Descripiion

As provided for in the Stadium Initiative, the City would amend the City’s General Plan, and
Zoming Ordinance (contained in Chapter | of Article IX of the Carson Municipal Code) to
provide for new land use designations, zoning, and development standards for the Project Site,
and add Chapter 2 to Article X of the City’s Municipal Code, to establish guiding legislative
policies and minimum requirements for the development, construction, operation, maintenance,
management, and financing of the Stadium Project. The City’s General Plan and Zoning
Ordinance amendments would include establishing an alternative land use plan for the Project
Site through the establishment of a Stadium Overlay Zone designation (refer to Figure 2). By
adding an overlay zone to the Project Site, the Stadium Initiative would allow for the
development of a professional football stadium and supporting uses such as parking, restaurants,
retail stores, telecommunications facilities, and offices, among other ancillary uses. Notably, the
Stadium Overlay would not prohibit the development of the Projecr Site with other uses.
Therefore, if the Siadium Inifiative is approved and yet the Stadium Project is never developed,
then the Project Site could be developed in accordance with the previously approved Boulevards
at South Bay Specific Plan. Overlays are a commonly used city planning practice intended to
establish highly specialized zoning for particular sites throughout a community. In fact, the City
of Carson already has several such overlays for blimp ports, cemeteries, colleges, mixed-use
residential developments, and landfills.

The Stadium Project primarily consists of the development, construction, operation,
maintenance, management, and financing of:

e A stadium which can accommodate one or two professional football teams; and allows
for,

O
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A permanent seating capacity of up to approximately seventy thousand (70 ,000)

seats, including club and suite ::.eatmg, with expansion capability up to a seating

capacity of approximately seventy-five thousand (75,600) seats for larger events,
and other permitted uses.

o Public assemblies, facilities, and uses including but not limited to: tailgating,
entertainment, concerts, festivals, fairs, conventions, conferences, and other
similar facilities and uses.

o Uses typically located within or in close proximity to stadiums, including but not
limited to: retail stores, restaurants, bars, alcoholic beverage sales, kiosks, offices,
medical treatment facilities, athletic training facilities, lodging facilities,
museums, theaters, parking facilities, studios, telecommunication facilities,
heliports, temporary and/or permanent hospitality facilities, fireworks and other
pyrotechnical, lighting, and sound displays, signs, and storage.

@ A hotel with up to three hundred and fifty (350) rooms and ancillary hotel amenities.

o Up to 500,000 square feet of other permitted uses south of Del Amo Boulevard (not
including the stadium or hotel}.




@ Up to 350,000 square feet of other permitted uses north of Del Amo Boulevard (not
including the stadium or hotel).

e A mimmum of ten thousand (10,000) parking spaces; up to three thousand three hundred
(3.300) of which may be compact spaces.

e Facilities for the implementation, operation, maintenance, and monitoring of soil, soil
gas, and groundwater remediation.

Please refer directly to the Stadium Initiative for a complete list of all proposed and allowed uses
retated to the Stadium Project.

Table 3. Studivm Project Uses

{seneral Categery

Exampis Uses

Sports Stadium; concerts; festivals; fairs; public gatherings;

Public Assembly exhibitions, conventions, meetings, banquets, civic events,
pageants, patriotic celebrations, tailgating
Retail Retail stores; kiosks; novelty stores; sports stores
Stadium management & rental; sports offices: athletic team
Offices & » SP i

offices, entertainment offices, media offices, public safety offices

Athletic Training

Practice uses; practice facilities and fields; fitness facilities; gyms

Restaurant/Entertainment

Restauranis; lounges; bars; clubs; banguet and catering services;
concession stands, cinemas, theaters, outdoor stages

Hotels; ledging facilities; ancillary hotel amenities including

Hotel/Lodging restaurants, lounges, bars, clubs, and conference facilities
Safety Helipad/Heliport; medical offices and treatment facilities
Convenience/Access Helipad/Heliport

Cultural Facilities

Museums; cultural facilities; hall of fame; displays; memorabilia
facilities; sports and enterfainment experience facilities; and
facilities supporting public tours of the Stadium

Transportation/Parking

Helipad/Heliport; surface parking areas; parking structures;
public plazas; transit facilities

Communication

Telecommunication facilities, including but not Himited to:
transmission transmitter, repeater, switching stations, uplinks,
downlinks, cell towers, satellite dishes, microwave facilities, and
other facilities related to transmission of media and broadcasts

Television/Broadcasting

Studios and facilities for motion picture, television and radio
broadcasting; film or tape reproductions, closed circuit, cable or
pay television or radio satellite transmission, pay-per-view,
wireless networks, Internet, world wide web, and similar rights

Temporary Uses

Promotional tents, hospitality tents; pavilions; exhibits; displays;
fireworks, special pyrotechnical displays and Hghting effects;
kiosks; vendor carts, trucks and tents; femporary and mobile
broadcast and video facilities and displays areas; {iiming
activities; signs; carnivals; circuses; parades




2.3 GSite Location & History

The Project Site is located at 20400 Main Street in the City of Carson in the South Bay area of
Los Angeles County and encompasses approximately 168- acres of land, The Project Site is
bounded by a mixture of major roadways & interstates {o the north and east as well as
predominantly single-family homes to the south and west.

Table 4. Adjacent Land Uses

Project Site Boundary Adjacent Land Use
North Vacant Land and Porsche Experience
East 1-405 & Regional Retail
South Av.aion Boulevard, Single-Family Homes,
& Torrance Flood Control Channel
West Main Street, Light-Industrial, Single-Family Homes

& Torrance Flood Control Channel

The Project Site 1s generally located approximately seventeen {17) miles south of downtown Los
Angeles and approximately six and a half (6.5) miles east of the Pacific Ocean. Regional access
to the Project Site is provided by the San Diego Freeway (I-405), Harbor Freeway (I-110),
Artesia Freeway (SR-91), and Long Beach Freeway (I-710). I-405 is located adjacent to the
Project Site s eastern boundary, I-110 is located approximately one quarter mile west of the
Project Site, and SR-91 is located approximately 2.5 miles north of the Project Site. Locally,
access to the Project Site is available via Main Street (a north-south thoroughfare on the western
side of the Project Sife), Avalon Boulevard (an exit from [-403 and a major north-south arterial),
and Del Amo Boulevard (an east-west arterial which bisects the northern portion of the Project
Site).

The Project Site 1s primarily vacant; existing development consists primarily of various
remediation and site control features needed to mitigate the existence of the closed Cal Compact
landfill which used to occupy a 157-acre portion of the property. The Project Site has been
essentially vacant sinece the closing and covering of the landfill in 1965. Due to the ongoing
remediation activity the Project Site is virtually devoid of any native and/or mature vegetation,

Cal Compact Landfill & Remediation

The 157-acre portion of the Project Site that is located south of Del Amo Boulevard was
formerly used as a landfill under an Industrial Waste Disposal Permit issued to Cal Compact,
Inc. by the County of Los Angeles. Landfilling on the site began in 1959, shortly after the
banning of incinerators in Los Angeles County in 1957. Landfilling occurred from April 1959 to
December 1964 with an approximaie closing date of February 1965. During the operating life of
the landfill, approximately seven (7) million cubic yards of solid municipal waste and 2.6 million
barrels of industrial liquid waste were received at the facility. Waste received included organic
wastes, such as solvents, oils, and sludges, as well as heavy metals, paint sludges, and inorganic
salts.

AN
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As aresult of contamination on and adjacent to the landfill, the 157-acre site is listed by the State
of California Department of Toxic Substances Control (D'TSC) as a hazardous substances site. In
March 1988, the DTSC required that an investigation of contamination at the landfill site be
conducted and that remedial action plans (RAPs) be prepared accordingly.* Two (2) different
RAPs were subsequently developed and approved in 1995 (for the shallow ground surface
portion of the site} and 2005 (for the lower groundwater underlying the site). Implementation of
the RAP systems for the shallow ground surface must be completed before the Sradium Project
or any other site development can occur,

Metro 2000 Commercial Development

In 1993, a project known as Metro 2000 was proposed as a multi-phase development on the
Project Site. Phase 1 of the Metro 2000 project included the development of L. A. MetroMall, a
1.83-million—square foot regional mall consisting exclusively of retail outlet stores. Phase 11 of
the Metro 2000 project included an additional 687,400 square feet of regional commercial retail
uses and 600,000 square feet of office floor area. Therefore, build-out of the Metro 2000 project
consisted of a fotal of approximately 3.1 million square feet of gross buildable area. A Draft and
Final EIR for Metro 2000 were prepared and certified by the Carson City Council in 1995,
Subsequently, the State Department of Toxic Substances Control (DTSC) approved the RAP for
the remediation of the site. Despite the completion of this significant planning effort, no portion
of the Metro 2000 project was ever constructed.

Boulevards at South Bay Specific Plan

The Boulevards at South Bay Specific Plan (Boulevards Project), formerly known as the Carson
Marketplace, was approved for the Project Sife in 2006 and was more recently amended in 2011,
The Boulevards Project proposes a potential mix of approximately two (2) million square feet of
commercial, retail and entertainment uses; a 300-room hotel; and up to 1,550 residential units.
The Specific Plan is designed to accommodate these uses through the creation of three
development districts and two land use categories: Commercial Marketplace (CM) and Mixed-
Use Marketplace (MU-M). The development districts and land use categories allow for a greater
variety of land uses and customized development standards. The Boulevards Project was
reviewed pursuant to the California Environmental Quality Act (CEQA) and an Environmental
Impact Report (EIR) was certified in 2006 and amended in 2009, This EIR evaluated the
potential environmental impacts associated with build-out of the Specific Plan and concluded
that significant impacts would oceur in the following areas:

s  Land Use e Visual Qualities

e Traffic & Circulation e Hazards & Hazardous Materials
a  Geology & Soils e Surface Water Quality

e  Alr Quality e Noise

]

»  Public Services (i.e. police, fire, schools, ete.) Utilities (i.e. water, sewer, solid waste, etc.)

* Remedial Action Order No. *HSA87/88-040




As previously discussed, if the Stadium Initiative is approved, but the Stadium itself fails to be
physically developed, then the Bouwlevards Project can be developed without further
complications.

3 FISCAL TMPACT ANALYSIS

Refer to Appendix II for the detailed Fiscal Analysis of NFL Stadium Report, prepared by
AFCOM Technical Services, Ine (Fiscal Report). The Fiscal Report provides numerous
estimates for additional revenue generation associated with jobs, construction, and taxes related
to the Stadium Initiative. Estimates of new capital improvements and maintenance costs,
potential loss of housing program funding, and increased public service costs have been provided
throughout this Report where applicable.

4 LAND USE POLICY

Generally California law requires consistency between a city’s zoning (including Specific Plans)
and 1ts General Plan. Consistency is commonly demonstrated through the statement of the
relationship of the specific plan to the general plan or through a discussion of the individual
policies and programs and how each consistently implements the general plan.

The amendments to the City’s General Plan and Municipal Code, as proposed in the Stadium
Initiative represent the Stadium Initiative proponent’s intent to eliminate any possible internal
inconsistency within or between any elements of the City’s existing codes or policies and any
provisions contained in the Stadium Overlay Zone.

4.1 Modifications to City Planning Documents
Revisions fo City General Plon & Zoning Ordinence

As previously discussed, the Stadium Initiative contains numerous text changes necessary to
amend the General Plan and Zoning Ordinance by adding language necessary to create a Stadium
Overlay Zone. These text changes include:

e Several amendments to the City’s Land Use Element policies 10, in part “Encourage the
development, construction, operation, maintenance, management, and financing of a
stadium and other permitted uses on the approximately 168-acre Boulevards at South Bay
specific Plan area...”

o Amend the City’s Land Use Element to add a new policy (LU-11.3) which identifies and
encourages the development of the Stadium Project as “Signature Project” to serve as a
focal point for the City.

o Amend the City’s Economic Development Element to further identify the Stadium
Project as a potential “Signature Project”.

»  Amend the City’s Transportation Element to clarify that alternative routes for bike paths
may be necessary to accommedate the new Stadium Project.

14



e Amend the City’s Housing Element to specify that while the Bowlevards Project allows
for residential development on the Project Site, the Stadium Project could potentially
eliminate the use of the Project Site for residential development.

o Amend Section 9113.2 of the City’s Zoning Ordinance to create and define the new
Stadium Overlay Zone.

= (reate a new section of the Zoning Ordinance, known as Section 9138.19, 10 establish
various boundaries, allowed land uses, development standards, and other pertinent
information related to the newly proposed Stadium Overlay Zone.

e Create a new chapter, known as Chapter 2, in Article X of the City’s Municipal code to
establish the Authorization, Guiding Legislative Policies, and Minimum Reguirements
for the Stadium Project. This new chapter specifies that the City will not be responsible
for the costs of construction and/or operation of the Stadium Project and that the Stadium
developer must commit to a minimum of twenty (20) vears of operations before
construction of the Stadium Project can begin.

Land Use Compotibility

With the aforementioned revisions to applicable City planning documents, the proposed Stadium
Project would be compatible with the City’s General Plan, as well as the City’s Redevelopment
Plan, The Redevelopment Plan and General Plan both encourage the development of the Project
Sire, with a project that would accomplish the following: (1) provide for the productive use of a
brownfield site; (2} provide a signature project for the City with freeway visibility; (3) provide a
mixed-use development with shopping, entertainment, restaurant, hotel and residential uses; and
(4) increase housing and employment opportunities within the City. Since the Siadium Project
would potentially eliminate the potential residential component of the Boulevards Project, other
opportunities for residential development may need to be identified elsewhere in the City.

The Project Site, located in the northwestern portion of the City of Carson, is within an area that
is substantially developed with urban uses of various types as described below.

e Land uses north of the Project Site generally consist of: an undeveloped utility
casement, a nursery, the Dominguez Hills Gelf Course and Practice Range, and the
Goodyear Blimp Base Airport;

o [and uses south of the Projeci Site generally consist of: the concrete-lined Torrance
Flood Control Channel, residences and mobile homes, and various commercial uses
such as car dealerships and churches;

e Land uses cast of the Project Site generally consist of: Interstate-405 freeway, a
regional commercial shopping center (South Bay Pavilion);

@ Land uses west of the Project Sife generally consist of: the concrete-lined Torrance
Flood Control Channel, various light industrial uses, commercial/service uses,
residential uses, and mobile homes.

15
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The proposed mixture of sports, entertainment, and conunercial uses within the Stadium Project
would be largely compatible with and even complimentary to other existing commercial and
recreational land uses located to the east and northeast of the Project Site. The currently vacant
and underutilized properties to the north and northwest would likely benefit from the increased
commercial traffic in the region and would more be likely to quickly redevelop with offsite
parking structures, restaurants, and other uses which draw income from the new Stadium Project
operations. However, the intensity of uses proposed for the Stadium Project may raise potential
compatibility issues with the residential uses located to the south, southwest, and west of the
Project Site, although many of these issues are addressed in the design standards, restrictions and
requirements (see Environmenial Measures). As detailed further in the Noise analysis section of
this Report, the Stadium Project has the potential for creating long term noise impacts in excess
of the City’s established standards for residential areas. Additionally, traffic impacts from large
events, aesthetic impacts from structures and signage, and light pollution from Stadium facilities
all have the potential to create potential compatibility issues between the proposal Stadium
Project and the adjacent residential development. Accordingly, the Stadium Initiative includes
numerous Environmental Measures which are specifically intended to resolve this potential
compatibility 1ssue. These measures capitalize on the existing Torrance Flood Control Channel
as a small buffer between the Project Sife and the adjacent residential neighborhoods and build
upon that buffer by providing stringent setbacks, height limits, signage limitations, etc. along the
Torrance Flood Control Channel. Such residential protection measures include, but are not
limited to:

¢ Height Limit- The Stadium Project’s lowest height limit of twenty-five (25) feet is
mandated for all areas within 100-feet of the Torrance Flood Contrel Channel.

¢ Setbacks- Most development must maintain a minimum twenty (20) foot setback from
the Torrance Flood Control Channel, but more intensive uses such as the hotel and core
Stadium structure must observe a larger 500-foot setback.

e Signage- No signs shall be allowed within one hundred (100) feet of the Torrance Flood
Control Channel, except non-illuminated banners not exceeding 50 square feet,
Information Signs, and wall signs on the perimeter wall that face inward toward the
Stadium.

e Signage- Architectural Digital Display Signs which are mounted on the Stadium shall
not face towards residential areas to the south, southwest, or west.

e Lighting- Stadium and signage lighting shall be designed and oriented in such a manner
as to reduce intrusive light spill on to the adjacent off-site residences.

e Construction- During project construction, the applicant or developer shall appoint a
construction relations officer to act as a community liaison.

e  (Construction- Temporary noise barriers shall be used for grading and feundation work
whenever construction activities occur within 156 feet of off-site residences. Pile drivers
used within 1,500 feet of off-site residences shall be equipped with noise control
measures.




e Noise- A sound attenuating fence and/or berm shall be provided along the perimeter of
the Project Site, adjacent to the Torrance Flood Control Channel and shall have a
minimum height of eight (8) feet.

s [Noise- The stadium sound system, including public address system, shall be designed to
reduce sound spillage to adjacent off-site residences.

Please refer to the full text of the Stadium Initiative for a complete, verbatim list of
Environmental Measures that are intended to protect surrounding land uses. It is anticipated that
with the application of these measures, that impacts to surrounding residents would be
substantially reduced. Subsequent sections of this document analyze some of the potential
impacts in a more detailed, subject-specific manner, including noise, aesthetics, and traffic.

4.2 Complionce with Housing Laws

Summary of State Housing Laws

California’s state housing laws are enacted to encourage uniformity in building standards and to
protect the health, safety, and general welfare of the public and occupants. The housing laws
which govern and/or require the preparation of Housing Elements can be found in Government
Code § 65000 et seq. The Housing Element is one of the seven mandated elements of the City’s
General Plan. Through Housing Element Law, California ensures the adoption of land use plans
and regulatory systems that provide opportunities for housing of all economic segments of the
community and do not unduly constrain housing development. Compliance with Housing
Element law affords a jurisdiction eligibility for certain state and federal funds for affordable

housing and reduces vulnerabilities associated with lawsuits regarding housing related decisions.

A driving factor in California’s Housing Law is an area’s regional housing needs. Based on
California Department of Iinance population projections and population forecasts, statewide
housing needs are determined on the state level and are allocated to the appropriate Councils of
Governments {(COQG) for each region. The COG develops a Regional Housing Needs Plan
(RHNP) and allocates a share of the housing needs to the cities and counties within the region.
The objectives of the RENP are to:

1) Increase the housing supply and the mix of housing types, tenure, and affordability in all
cities and counties within the region in an equitable manner;

2} Promote infill development and socioeconomic equity, the protection of environmental
and agricultural resources, and the encouragement of efficient development patterns; and

3) Promote an improved intraregional relationship between jobs and housing.

The Housing Element component of the general plan allows local governments to balance the
need for growth, including the need for additional housing, against other competing local
interests such as the need for jobs. The law encourages open markets and provides flexibility for
the private sector to address housing demands, while leaving land use decisions to the
jurisdiction’s legislative bodies.




Consistency with City’s Housing Element

The City of Carson’s adopted 2012 Final Regional Housing Needs Assessment (RHNA)
identified an overall construction need of 1,698 new residential units in Carson. If developed in
accordance with the Specific Plan, the Boulevards Profect has the potential to provide up to
1,550 new residential units (approximately 91% of the City’s entire housing needs). Table 5 lists
Carson’s RHNA by income level.

Table 5. City of Carson Regiona! Housing Meeds Assessment (2014-2021)

Frcome Level Total Construction Meed Fercent by lncomie Level
Extremely Low Income (<50% MFI) 224 -
Very Low Income (0-50% MFI) 447 26.3
Low Income (51-80% MFT) 263 15.5
Moderate Income (81-120% MF1) 280 16.5
Extremely Low Income (<50% MF1) 708 417
Total 1,698 0%

Table 6 shows Carson’s residential development potential on vacant lands without the residential
units proposed within the Boulevards Projeci. As illustrated by this table, the City’s availability
for the development new housing is approximately 836 gross and 640 net new units. To allow
for reductions associated with adherence to development standards such as building setbacks and
landscaping, the number (net) of new units available was determined by reducing the
developable area by 15%. The Stadium Initiative amends the Housing Element to address this
issue in part by clarifying that the Stadium Project is may eliminate the potential residential
development associated with the Boulevards Project. As the table clarifies, without the planned
housing related to the Boulevards Project, the City may need to take actions to provide for
alternative housing opportunities. Such actions could include rezoning vacant lots to higher
densities, encourage further redevelopment of underutilized commercial parcels with mixed-use
projects, are adopt/amend Specific Plans with major housing components. Non-compliance with
State housing laws could result in the loss of State and federal funding for affordable housing
programs in the City of Carson. Such funding can amount to approximately $1,385,146.00 in
assistance for the City’s various housing programs.”

Table &. Sites Svitable for Residential Development
Included in 20714-2021 Housing Element

" Potentisl
Ha, of Exeneral | Gross Unite
Parcels | Sguare Feet | Acres Plan Zoning o -
. . Eipits {Met
Yacant Designation .
Mew)
: Residential Agricuitural Singe
7 1,076,367 | 2471 LD Family (RA) 220 165
47 303,177 6.96 LD Residential Single Family (RS) 58 12
Residential Multiple Dwelling
2 55,164 0.33 LD {RM-8) 2 1

*Data provided by the City of Carson: CDBG- $685,146.00; HOME Program- $700,000.00




. , Potential
Mg, of Eremeral Ciross Vnits
Parcels | Sguare Feet | Acvres Flan Loning L p e
Wacant Designation Units W eﬁ

Mew}
Residentiai Multipie Dwelling
2 21,778 0.530 LD (RM-12) 6 4
Residential Multiple Dwelling
] 8,445 6.19 LD (RM-18) 3 2
Residential Multipie Dwelling
| 16,552 0.38 HD (RM-23) 9 8
Mixed-Use Residential Carson
i1 379,843 872 MU-R Street (MU-CS) 474 401
Mixed-Use Residential
2 55,314 1.27 MU-R Sepulveda Blvd, (MU-SB) 43 37
2 45,756 1.05 MU-R Commercial-General {CG) 12 16
8 34,647 0.80 LD Open Space (O8) 8 0
I 4,862 0.11 LD Manufacturing-Light (ML) 1 0
84 2,001,905 45,02 TOTALS 836 648

It should be noted that the approval of the Stadium [nitiative would not immediately cause the
City to be non-compliant with the applicable State housing laws. The establishment of the
Stadium Overlay Zone creates the opportunity for development of the Stadium Project but does
not preclude the build-out of the Boulevards Project housing until actual Stadium construction
begins. Furthermore, it is possible for the City to pursue alternative solutions for its housing
needs. Table 7 demonstrates that the City’s housing needs may be achieved through use of other
options afforded by the General Plan policies and increased densities. The application of
additional specific plans or other planning mechanisms could double the allowed density on most
vacant parcels in the City, creating the additional housing inventory needed to comply with State

law.

Table 7. Potential for Increased Density on Sites Suitable for Residential Development

Site's
increased | Increased
M. of Current vt . o
Parcels Sguare Feet Acres General Potential Units Density- Density-
ifa'cm’iﬁ - ' ' Plan FRHNAS Medinm | Maximam
' . . RM-12+ BM- 25+
Dhesignation
7 1,076,367 2471 LD 165 252 525
47 303,177 6.96 LD 12 71 148
2 55,164 (.33 LD 3 7
2 21,778 0.50 LD 5 11
i 8,445 0.19 LD 4
i 16,552 0.38 Hb §
11 379,843 8.72 MU-R 401 401 401
2 55314 1.27 MU-R 37 37 37
45,756 1.05 MU-R 10 10 12
b
75 1,962,396 44.11 gﬁﬁﬁgﬁi’} 640 789 1153
1¢

(gl



There 1s evidence that the City is already capable of creating additional housing inventory with
its existing zoning and planning policies. For example, the Avalon Mixed-use Project is currently
under review by the City’s planning department and if approved would result in the development
of 357-units of additional housing on a 5.5 acre project site (total of seven parcels) at the corner
of Carson Street and Avalon Boulevard. In the City’s Housing Element this project site was only
anticipated to produce a total of 128 housing units. Therefore, the actual Avalon Project could
potentially produce 280% more housing units than previcusly expected. The approval of this and
similar projects could provide the solution needed to fulfill the City’s housing obligations.

5 ENVIRONMENTAL BENEFITS & IMPACTS

5.7 Environmenial Background
Yorer Initiative Process in Relulion to CEQA

FFor most land use development projects of significant size or complexity, the project is subject to
detailed environmental review pursuant to the California Environmental Quality Act (CEQA).
However, CEQA 1s only applied to review “Projects” as defined by the State law. CEQA
guidelines section 15378 (b)(3), states that a “Project does not include: the submittal of proposals
to a vote of the people of the state or of a particular community that does not involve a public
agency sponsored inttiative”. Since the Stadium Initiative does not involve public agency
sponsorship, 1t is “not a project” and thus is exempt from CEQA review.

This interpretation of the CEQA guidelines has been extensively challenged and defended in
California courts. Approval of an environmental analysis pursuant to CEQA compliance is not
required before a city council adopts or submits an initiative to the voters under the provisions of
Elections Code 9214(b). The court in Tuolumne Jobs & Small Business Alliance vs. The Superior
Court of Tuolumne County found that a lengthy CEQA analysis would be “contrary fo the
statutory language and legislative history pertaining 1o voter initiatives, and . . . [does] not
compel a different result” because of policy considerations. The abbreviated review under a
Section 9212 report (as provided by Section 9214(c)) therefore, is the “exclusive” means to
assess potential environmental impacts of such voter initiatives.®

In the previous court challenges, the courts emphasized timing conflicts between CEQA and the
Elections Code. The timelines and procedures prescribed in CEQA, which include public
comment periods, cannot be accomplished within the 10 days a city council has to adopt an
imtiative or the 40 days a city council must adopt if a Section 9212 report is ordered. The courts
determined that the Section 9212 report represented the Legislature’s intentional compromise
and balance of mterests, allowing for both environmental review and prompt action on initiatives
in accordance with the interests of the voters.

® Tuolumne Jobs & Small Business Alliance vs. The Superior Court of Tuolumne County, 8207173, Ct.App. 5
F063349

20

41



Therefore, the Stadium Initiative is not subject to CEQA review. Instead the contents of this
Report will serve as the concise environmental analysis needed to inform the City Council and
voters of the potential environmental benefits and impacts that may potentially result from the
development of the Stadium Project.

Prior Envirenmental Review

On February 8, 2006, the City adopted the Carson Marketplace Specific Plan setting forth a
development plan for the Project Site. The Carson Marketplace Specific Plan, later renamed the
Boulevards at South Bay Specific Plan, was amended by the City on April 5, 2011, As amended,
the Bouwlevards at South Bay Specific Plan allows the development of the Project Site with a
mixed-use project consisting of approximately 2 million square feet of retail, commercial, and
entertainment uses, a hotel with 300 rooms, and up to 1,550 multifamily residential dwelling
unets.

In compliance with CEQA Section 15063, the Redevelopment Agency conducted an Initial
Study to evaluate the Carson Marketplace’s potential to adversely impact the environment. In the
Initial Study, the Redevelopment Agency determined that implementation of the Carson
Marketplace could, either by itself or in conjunction with past, present, and reasonably
foreseeable future development in the vicinity, have significant effects in the following areas:

Land Use;
Visual (ualities;
Traffic and Circulation;
- Hazards and Hazardous Materials;
Geology and Soils;
Surface Water Quality;
Air Quality;
Noise; :
Public Services (Police and Fire Protection, Schools, Libraries, and Recreational
Facilities); and
= Utilities (Water Supply, Wastewater Generation, and Solid Waste),

The Redevelopment Agency determined that the proposed Project would not have the potential
to cause significant impacts in the following areas: Agricultural Resources, Biological
Resources, Mineral Resources, Cultural Resources, Hydrology (Drainage and Groundwater
(Juality), and Population and Housing. Therefore, these areas were not examined in the EIR.

A Notice of Completion and Availability of the Draft EIR (DEIR) was made available for public
review on May 12, 2005, The Draft EIR was circulated for a 45-day review period, which began
on November 1, 2005 and ended on December 15, 2005. Public meetings to discuss the DEIR
were held on November 29, 2005 and December 12, 2005. The Final EIR (FEIR) was certified
by the Redevelopment Agency on February 8, 2006 (SCH 2005051059). An Addendum to the
FEIR was prepared i July 2009 to analyze the impacts of using an alternate method of handling
landfill gas emissions that was not considered in the FEIR. The changes which led to the July
2009 Addendum were due to factors that were not related to the Siadium Project. The need for
the addendum was triggered by policy changes adopted by the South Coast Air Quality
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Management District prohibiting the use of gas flares which were considered in the DEIR. Since
the onsite landfill remediation activities included the use of gas flares, the EIR had to be
modified to correctly reflect the environmental conditions related to the remediation activities.
This lengthy environmental review process clearly established and disclosed the City’s intent to
develop the Project Site with a substantial amount of mixed-use growth.

5.2 Environmental Review of Stadivm

Before reviewing the subsequent sections of this Report regarding the potential environmental
benefits and/or impacts of the Stadium Initiative, it is important to recognize that unlike the
typical environmental review conducted under CEQA the analysis in this Report was completed
without the benefit of a complete development plan application. The Stadium Initiative contains
some data regarding the maximum seating capacity of the core Stadium and square footage of
additionai commercial development, proposed setback & height limits, maximum area of
signage, ¢tc. which assisted in the completion of this document. However, the Stadium nitiative
does not provide detailed development information, such as site plans, floor plans, elevations,
ete. {nor is it required to) typically utilized to complete an environmental assessment. However,
much of the information needed to assess the typical impacts associated with a stadium facility
can be obtained from secondary sources such as the environmental documents produced for
projects such as Levi’s Field (operating NFL stadium in Santa Clara, CA), Farmer’s Field
(proposed NFL stadium in Los Angeles, CA), or Metlife Stadium (NFL stadium in
Meadowlands, NJ).

For example, the Stadium Initiative does not include a conceptual site plan nor does it include
conceptual structural designs (i.e. elevations) for the core Stadium structure or supporting
commercial uses. So an analysis of the Stadium’s exact architectural style and the corresponding
compatibility with surrounding development was impossible. Additionally, without a site plan
the exact footprint of the Stadium, hotel, and other structures can vary considerably even when
the Stadium Inifiative’s setbacks are applied to the Project Sife. As a result, the exact probability
of impacts such as noise, which are naturally diminished as the space between land uses
increases, could not be exactly defined. In instances such as this, the Report still attempts to
provide a general assessment of impacts often times based upon a series of reasonable
assumptions deduced from the environmental review of several other stadium facilities
throughout the Country. Environmental documents which were produced for the potential
development of the Farmers Field Stadium in downtown Los Angeles, the Levi’s Stadium in
Santa Clara, and the New Meadowlands Stadium in New Jersey were all utilized to a certain
degree as a source of data to complete this Report. Unless otherwise noted in this Report, the
following major assumptions were made to facilitate the completion of a more comprehensive
analysis of the Stadium Project:

1. The Stadium Project is assumed to have similar infrastructure demands (i.e. water, sewer,
power) and impact levels (i.e. water demand, traffic generation) as comparable stadium
projects located throughout the Country. Adjustments to expected impact data were made
as appropriate to reflect stadium projects of differing size and types.

2. The Stadium Initiative does not provide a detailed list of or limit upon the number of
events that can be held at the new stadium facility, nor does it specify the expected

22



LS

attendance at each event type. Therefore, it was conservatively assumed that two NFL
teams would utilize the Stadium facility and thus an NFL home game would be played
every week of the NFL preseason, regular season, playoffs, and Superbow! for a
maximum potential of twenty-four (24) days of NFL usage per year. All NFL evenis
were assumed to have a minimum attendance of 70,000 fans. Additionally, it was
assumed that a series of non-NFL related events would occur at the Stadium throughout
the year with varying numbers of attendees (see Tables 8 and 9 below). These event
frequency assumptions were replicated directly from the assumptions made in the
Environmental Impact Report for the Levi’s Stadium in Santa Clara, CA. This event
schedule was intended to provide data for the analysis of traffic, water usage, efc, Since
the Stadium I[nitiative does not include a specified limit of events, the Stadium developer
and operator will have the ability to hold more or less events than are anticipated in this
Report and the corresponding environmental impacts could rise and fall proportionately.

Toble 8. Number of NFL Evenis per Year

Type of Event Mumber of Events
Pre-season Game 4
Regular Season Game 16
Playoff Game 3
Superbow] i
Total Event Days 24

Tuble 9. Number of Non-NFL Evenis per Year

Mumber of Events | Numbers of Diavs . Approximate
Type of Event Per Vear Per Event ) Votal Days fﬁ?@ﬂdame

X-Games i 4 4 50,000
Motor Cross i 1 1 42,500
International 2 1 2 40,000
Soccer

Concerts 1 i 1 37,500
College Football 1 i ! 37,500
Festivals/Antique g i 8 25,000
Shows

College Bowl 1 i | 25,000
Game

Car Shows 2 4 8 12,000
Small Events 250 I 250 50-500

While the Stadium Initiative specifies that the Stadium Project may include 850,000
square feet of supporting commercial uses, it does not clarify the maximum square
footage of unique commercial uses such as restaurants, retail, entertainment, etc.
Therefore, the Report assumes that 20% (170,000) of this development will consist of
restaurants and the remaining 80% (680,000) will consist of general retail. This
assumption was necessary because restaurants in particular can generate higher rates of
water and wastewater than other commercial uses.
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Aesthetics

Ags of the date of completion of this Report, no official project design documents have been
provided by the Stadium Developer. Therefore, all assumptions regarding the design of the
Stadium structures, layout of the site, size and arrangement of signage, and other project features
which effect the overall aesthetics must be inferred from the Stadium Initiative s Environmenial
Measures for aesthetics, as well as, the setbacks, height limits, building coverage, and similar
criteria which are explicitly included in the Stadium Initiative.

General Site & Structural Design

Based upon the project characteristics specified in the initiative, the Stadium Project would, at a
mirtmum, consist of the following major components:

1. Development of the core Stadium structure and attached uses such as restaurants, vending
facilities, administrative offices, medical & telecommunications support facilities, etc.
The Stadium will be designed and built in an environmentally sustainable manner such
that it can achieve LEED certification.

2. 10,000 parking spaces
3. 350-room hotel

4. 500,000 square feet of additional commercial development (detached from the core
Stadium structure) south of Del Amo Boulevard

5. 350,000 square feet of additional commercial development (detached from the core
Stadium structure) north of Del Amo Boulevard.

The table below shows a comparison between the components of the existing project, the
Boulevards Project, and the Stadium Projeci. The total Stadium Project is likely to result in
approximately 1.64 million square feet of structural development. This is approximately half the
square footage of structural development that would have been expected to occur with the full
build-out of the Boulevards Project. Most of the reduction in structural development would
result from the presumed elimination of the previously proposed potential for 1,550 residential
units.

Table 10. Comparison of Project Components

Existing Project: Boulevards at South Bay Stadium Project
Else Aves/Size (max.) Eise Area/Size (max.)
Commercial Retail >100,000 SF Stadium 555,364 SF'
Hotel 200,000 SF/300-room Hotel 235,000 SF*/ 350-room
Vertical Mixed-Use: N Mixed Use 850,000 SF
Twao-story office/retail 10,000 -30,000 SF Commercial

" The Stadium Initiative does not contain a proposed square footage for the core Stadium structure, therefore the
sguare footage of Levi’s Stadium was utilized for this analysis since both stadiums would have the same number of
maximum seats {73,000),

¥ Area was estimated based on average square footage per room of 667 SF as provided in the Boulevards af Scuth
Bay Specific Plan.

24 i*ii



Exicting Project: Bouslevards at Sonth Bay

Sradivm Project

Pee Area/Sire (max.} iise AreafShre (e}
Other Vertical Mixed- 2,000,000 SF - -
Uses

Residential/Multifamily

1,550,000 SF* -

Total

3,880,000 5F

Total

1,640,364 ST

In an effort to further guarantee sound project design principles and minimize aesthetic impacts
to adjacent land uses, the Stadium Initiative includes a multitude of minimum setbacks for each
component of the Stadium Project. These sethacks have been summarized in the table below.
The setbacks consistently put an emphasis on maintaining a buffer zone between intensive uses
(such as the core Stadium and the hotel) and the residential neighborhoods which are located on
the far side of the Torrance Flood Control Channel. For example, the Stadium Initiative requires
a minimum 500-foot setback between the Torrance Flood Control Channel and the intensive uses
such as the core Stadium structure and the hotel. I comparison, the previously approved
Boulevards Project only required a 250-setback between the hotel or movie theater and the
channel. Therefore, the Stadium Project is providing a superior level of protection with the
application of a significantly larger setback in proximity to residential uses.

Table 11. Setbacks for Stadium Project

Stadium

Commercial Development
South of Del Amo

Commercial Development
Morih of Del Ame

Miscellaneous Infrastructure

2 500 feet from
Torrance Flood
Control Channel

= 144 feet from
- 405 Right-of-
Way

2 20 feet from Torrance
Fiood Control Channel

e 1§ feet from Del Amo &
Main Street frontage
property lines

a 70 feet from 403 Right-
of-Way

» Hotel shall be 500 feet
from Torrance Flood
Control Channel

o Permangnt
telecommunication
Tacilities shail be 200 feet
from Torrance Flood
Control Channel

2 10 feet from Del Amo &
Main Street frontage
property lines

u 20 feet from northern
property line

u 20 feet from 405 Right-
of-Way

# Lighting~- No Setback
= Surface parking- No Setback
# Roadways- No Setback

Remediation related
facilities- No Setback

# Helipad- Must be on
Northeast side of Stadium

Height limits are commonly applied to development projects as a way to create architectural
continuity throughout a community, avoid hazards in airport approach zones, minimize the
casting of shadows on adjacent properties, etc. In an effort to uphold these planning principles,
the Stadium Initiative sets maximum height limits according to the type of use and the portion of
the Project Site where each use would be constructed. These height limits are summarized in the

? Assumes 1,000 SF per residential unit multiplied by 1,550 residential units.
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table below. Again, it is important to note that the Stadium Initiative places a specific emphasis
on mandating its lowest height limit (25 feet) for portions of the Project Site which are within
close proximity to the Torrance Flood Control Channel and the residential neighborhoods to the

west. This would ensure that the development of stadium related structures along the western and

southern boundaries of the Project Site would be compatible in scale to the residential
neighborhoods on adjacent properties. Refer to Figure 3 for a map of the differing setback

locations.

Table 12. Height Limits for Stadium Prejed

=iadivm

Commercial Development
Souih of el Amo

Commercial Developmont
Morith of Del Amo

Exemplions/Exceptions

300 feet for core
Stadium structure

z 350 feet for
architeciural
features,
scoreboards, roof
canopies,
flagpoles, &
lighting

® 25 feet for all development
within 100 feet of the
Torrance Flood Control
Channel

45 feet for all development
within 50 feet of Del Amo
& Main Street property
lines

280 feet for all
development within the
area bounded by:

Northeast- 1-405

South- A line 600 feet
north of the Torrance Flood
Control Channel

3

Southwest- Iim Dear
Boulevard

West- A line 1500 feet west
of the 1-403 right-of-way

B

75 feet for development for
alt remaining areas not
defined above

& 75 feet for all
development unless
otherwise exempted

w 200 feet for the hotel
regardless of other heighi
limits

& 75 feet for lighting
regardless of other height
limits

= 20 feet for fences,
freestanding walls, berms,
hedges

= Heights of signs are
regulated separately, per
signage standards

» No height limit for
telecommunications
equipment or remediation
facilities

26



Table 13. Comparison of Allowed Helghis

Existing Project: Bowlevards at Sowth Bay Stadium Project
. Base Building ' Buse Building
fise . . Use ) D
Height (max.} Height (max.)
Commercial Retail 32FT Stadium 300 FT
Hotel 75FT Hotel 200 FT"°
Vertical Mixed-Use: 35FT N/A N/A
‘Two-story office/retail
Other Vertical Mixed- 85FT Mixed Use 200 F17
Uses Commercial
Restdential/Multifamily 75 FT Not Included Not Included
Theater 60 T Theater 200 F1°
Parking Structure 45T Parking Structure 200 F1°

An important component of any project’s aesthetics is the landscaping improvements made
throughout the site. In regards to this design element, the Stadium Initiative mandates that a
minimum of 5% of the total Project Site (excluding building footprints and roads) shall be
landscaped. This equates to approximately 5-6 acres of total landscaping on the Project Site. Due
to the underlying historic landfill, the Project Sife will have some unique limitations on the
placement of landscapinig. Certain portions of the property will not be capable of supporting
mature trees unless they are placed within structure planting containers underlain by piles.
Additionally, perimeter landscaping along Del Amo, Main Street, the Torrance Flood Control
Channel, & 1-405, wiil be provided by a landscape plan and subject to approval of the City’s
Director of Community Development. Based on fiscal projections from the Boulevards Project,
landscape improvements for the Avalon & 1-405 interchange alone were approximately
$400,000.00. Therefore, offsite landscape improvements along multiple thoroughfares in the
project vicinity could cost substantially more. Such costs would be included in the capital
improvement budgets for area road improvements and would be paid for by the Stadium
developer.

Ultimately, the Stadium Project appears to provide a reduced amount of gross square footage,
greater setbacks, and increased building heights as was approved under the previous Boulevards
Project. The larger setbacks and reduction in total square footage would offset the increased
building mass and height created by the development of the stadium structure and hotel.
Therefore, aesthetic impacts are not expected to be significantly greater than the preceding
project. Furthermore, the Stadium Initiative includes twelve (12) different Environmenial
Measures which are specifically intended to preserve the aesthetic quality of the Project Site and
surrounding area. These mitigation measures cover a variety of subjects including: keeping
reflective surfaces to a minimum, shielding lighting to limit offsite light spillage, mandates for

" Building heights in the Stadium Project wouid vary by location, i.e. within 100-FT of Torrance Lateral Flood
Control Channel, max. height = 25-FT; within 50-FT of Del Amo Blvd and Main Street, max. height = 45-FT; all
other area and uses, max. height =75 FT unless listed above. Proposed heights for these uses were not included in
documents, therefore heights listed are maximum allowable,
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building facade articulation, and the screening of unsightly facilities such as trash bins. The
incorporation of these measures should further mitigate any potential aesthetic impacts.

Signage

A substantial component of the Stadium Project will be the signs that are needed to satisfy
various needs ranging from large-scale marketing along the 1-405 corridor to small directional
signs {for pedestrian directions, bathrooms locations, etc.) spread throughout the Project Site.
The Stadium Initiative provides a varying level of detail and regulation for sign placement, size,
height, ete. These variations are proportionate to the likelihood that a sign could be obtrusive to
the surrounding land uses and community. For instance, “signs which are relatively small in size
and/or not readily visible to offsite views from adjacent properties” are exempt from further
discussion and limitations in the Stadium Initiative. Conversely, the Stadium Initictive includes
the allowance for three (3) Electronic Message Center Signs which are designed to be large,
digital display signs located along the Project Sife s exposure to views from the [-405 motorists.
In acknowledgement that these specific signs may create aesthetic issues within the project area
if not placed and designed properly, this category of sign will be specifically regulated with the
foliowing criteria:

- Electronic Message Cenfer Signs shall be-

s Setback 50 feet from the 1-405 right-of-way

= Setback 200 feet from the Torrance Flood Control Channel

= Separated by 500 feet from each other

= Shall not exceed a height of 125 feet and a width of 60 feet

= (Controlled in a manner which adjusts light levels in accordance with fluctuating natural
light (1.e. dim during night time hours versus daytime hours)

The Stadium Project includes the development of one such Flecironic Message Center Sign, at
the southeastern corner of the Project Site in close proximity to adjacent residential development
(refer to Figure 6 for possible sign locations). This sign will need to be carefully designed and
oriented; otherwise nearby residences could be adversely affected. For sake of brevity, this
Report does not include a summation of all variations of signage and associated criteria included
in the Stadium Initiative. However, there are two themes which are important to note. First, the
Stadium Project would include a substantial amount of signage which may exceed 130,000
square feet of signs in various sizes, shapes and locations, many of which are capable of emitting
light. Secondly, the Stadium Inifiative does contain muitiple Environmental Measures intended
to protect the surrounding community from inappropriately placed signage. For instance, within
100 feet of the Torrance Flood Control Channel the Stadium Initiative states that “no Signs shall
be permitied except non-illuminated banners, streamers, pennants and similar displays on
parking lighting poles not exceeding fifty (50) square feet, Information Signs, and wall Signs on
the perimeter wall that face inward toward the Stadium.” Additionally, Architectural Digiial
Display Signs which are directly attached to the Stadium, are not allowed be placed on the
western or southern facades of the Stadium where they might be visible from and disturbing to
surrounding residential areas. As such, the development of signage throughout the Stadium
Project is expected to be intensive and yet regulated in a manner which should minimize impacts
on surrounding residential neighborhoods.
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Air Quality
Regional Emissions

Both the Boulevards Project and the Stadium Project would generate air pollutant emissions
with potential impacts due to construction and use of the Project Site. The draft EIR for the
Boulevards Project assessed the local and regional impacts of criteria pollutant emissions as well
as potential health risk impacts of air toxics emissions from that project. The major sources of air
pollutants from the Stadium Project would be natural gas consumption and mobile trip
generation. Additionally, “area sources” would contribute a small percentage of total emissions.
These sources would include application of architectural coatings and use of landscaping
equipment such as lawn mowers.

Natural gas consumption rates from the Levi’s Stadium draft EIR were modified and used to
estimate emissions for the proposed Carson stadium. For the ancillary hotel, restaurant, and retail
space, natural gas consumption rates for each land use type were obtained from the Boulevards
Project draft EIR, which in turn references the South Coast Alr Quality Management District’s

Area source emissions were estimated using the California Emissions Estimator Model
(CalEEMod v2013.2.2) provided by the California Air Pollution Control Officers Association
(CAPCOA) for assessing air quality impacts of land use projects. The model applies default
regional emission factors based on square footage of each land use type included in the project.

Mocbile emissions were prepared using {rip generation estimates from the traffic study prepared
by Fehr & Peers and emission factors from the California Air Resources Board’s EMFAC
Emissions Database. The traffic study provided estimates of maximum number of daily trips on
weekdays with NFL games, weekend days with NFL games, and weekdays without NFL games.
Air emission calculations were prepared using the daily trip estimates for weekdays with NFL
games to provide the most conservative (high) estimate of emissions. It was assumed that the
average trip to a game at the proposed stadium would be 40 miles, and that fans and stadium
employees would arrive by passenger car, light duty trucks, and buses. The traffic study provided
an estimated breakdown of fans and employees arriving by auto and by bus. The breakdown of
autos into passenger cars and two classes of light duty trucks was estimated using the distribution
of these vehicle classes within the entire SCAQMD jurisdiction as provided by the EMFAC
database. The average vehicle occupancy for attendees to a weekday game was assumed to be
2.7 persons per vehicle in the traffic study. Trips generated by the hotel, restaurant, and retail
space were assumed to be 15 miles in length.

Table 14 below summarizes the estimated maximum daily criteria pollutant emissions associated
with operation of the Stadium Project. Mobile trip generation accounts for the majority of the
emissions.
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Table 14, Regional Emissions for Stadium Project

. Project Operation Emissions (Ib/day)
Emissions Seurce , o o o
O ROC MO, 1 Py S43,
Natural Gas Consumption 10 2 26 0 O
Area Sources 0 63 0 0 0
Mobile Trip Generation 5,893 137 702 13 21
Total 5,904 201 728 13 21

As seen in Table 15, the Stadium Project would generate more carbon monoxide (CO), oxides of
nitrogen (NOy), and oxides of sulfur (SOy) than the Boulevards Project on a peak day. However,
the Stadiums Project would generate significantly less reactive organic compounds (ROC) and
particulate matter (PMyp). Both projects would exceed SCAQMID’s CEQA significance
thresholds for CO, ROC, and NOy, and neither would exceed the threshold for §O,. Note that

operation of the Siadium Project would not exceed the PM g threshold, while operation of
Boulevards Project would exceed the threshold.

Table 15. Daily Regional Emiscions Comparison

L. Emissions (Ib/day)
Project . . . .
CO ROC N, Py, S0,
Stadium Project- Peak Day 5,904 201 728 13 21
Stadium Project- Small Event Day 40 65 40 0.5 0.2
Boulevards Project 4,427 505 590 590 4
Significance Thresholds 350 55 55 150 150

Based upon the preceding analysis, the difference in air quality emissions between the
Boulevards Project and the Stadium Project on a daily level are a mixed result when the analysis
looks at the worst case scenario of high emissions during days of high Stadium traffic.
Depending on the type of pollutant, some emissions are higher for the Stadium Project and some
are lower in comparison to the Boulevards Project. However, it is important to note that on an
annual level, emissions levels are significantly reduced with the Stadium Project because traffic
is a major contributor to total air emissions. On an annual basis, the Stadium Project has lower
levels of traffic than the Boulevards Project for the majority of the year (300+ days). Therefore,
the reduced traffic loading from the Sradium Project results in a lower level of air emissions over
the year as a whole. The total annual air emissions for each project have been estimated in Table
16 below.

Table 16. Annval Regional Emissions Comparison

. Ermissions (ton/vear)
Project N ; : .
CO ROC N, PM SO,
Stadium Project 217 17 28 0.5 0.8
Boulevards Project 463 27 53 1.0 1.8
30
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Global Climate Change

The major sources of greenhouse gas (GHG) emissions associated with operation of the Stadium
Project would be natural gas consumption, electricity consumption, and mobile trip generation.
GHG emissions from natural gas consumption would occur at the Project Site, while emissions
from electricity generation and the majority of vehicle emissions would occur elsewhere, but as a
result of activities at the Project Site. As discussed in the air quality assessment, natural gas
consumption was based on data from the Levi’s Stadium draft EIR and mobile trip generation
data was provided in the traffic study by Fehr & Peers. Electricity consumption estimates were
also prepared using data from the Levi’s Stadium draft EIR and the Boulevards Projeci draft
EIR.

Table 17 provides a summary of annual GHG emissions for operation of the Stadium Project.
Mobile trip generation accounts for a majority of the total emissions, followed by indirect

ernissions from electricity consumption.

Table 17, Greenhouse Gas Emissions for Stadivm Project

L y . G HG Emissions {metric fonnes/vear)
Emissions Scenario ‘ . y
O, CH; B2 | Total (MTCOe)
Natural Gas Consumption 3,546 1 0.07 0.01 3,549
Electricity Consumption 15,051 1 0.69 0.14 15,110
Mobile Trip Generation 54,419 3.94 1.17 54,865
Total 73,015 4.69 1.32 73,524

Table 18 provides a comparison of estimated greenhouse gas emissions for the Stadium Project
and the Boulevards Project. Note that the Boulevards Project draft EIR did not include a GHG
emissions analysis. Emissions were estimated using data from the Boulevards Project draft EIR
for natural gas consumption, electricity consumption, and mobile trip generation. Although both
projects exceed the CEQA significance threshold of 10,000 metric tonnes of carbon dioxide
equivalent (MTCOqe), the Boulevards Project would generate substantially more GHG
emissions due to greater mobile trip generation. While the Stadium Project would generate more
peak daily trips, the Boulevards Project would generate large traffic volumes year around.

Tabie 18. Greenhouse Gus Emissions Comparison

Project ‘GH{;{
{(MTCOZe/vr)
Stadium Project 73,524
Boulevards Project 136,049
Significance
Threshold 10,000
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Landfill Remediaiion

As discussed previously, the Project Site was historically used as a landfill facility prior to 1965,
As a result, the Project Site does contain some hazardous materials and remediation activities
will be needed to ensure that the Stadium Project can be built and operated safely. Some of this
remediation activity has already been completed such as:

]

All planned soii compaction has been completed;

@

Landfill cap construction has been completed in portions of the Project Site;

@

Landfill gas (LFG) extraction wells have been installed;

@

The groundwater extraction and treatment system has been installed and is operating;

@

Groundwater and other monitoring is being conducted.

The complete remediation and ongoing activity to control the closed landfill will be subject to
the review, approval, and monitoring of the State (DTSC). The State overview is conducted
through the approval and implementation of Remedial Action Plans (RAPs) and such plans have
already been approved for the Project Sife in preparation for the Boulevards Project. If the
Stadium Project moves forward, these existing RAPs would be modified where necessary to
accommodate the different type of construction. Such adjustments may consist of:

o Landfill Cap — A shift to the Stadium Project should not significantly impact cap _
construction although design details may change. Piling locations may, however, change
significantly and modifications to the landfill membrane may be required as well.

o Landfill Gas (LFG) Control — A redesign of some portions of the LFG control system,
particularly header locations, may be necessary to accommodate the new layout of
structures.

e (roundwater Extraction and Treatment — It is not expected that the groundwater
treatment and extraction system that is already in place would be affected.

e Building Protection Systems — Building protection systems design would differ due to the
different locations and designs of the structures themselves.

With successful implementation of these RAP modifications, the new Stadium Project could be
completely safely without significant risks from onsite hazardous materials. Ultimately, the
Boulevards Project was feasible, even considering that the project included a large amount of
residential development and that the site needed to be rendered safe for that onsite population. If
the Project Sife could be rendered safe for a residential population that is present 24 hours a day
and seven days a week, if is also possible to render the site safe for the use by fluctuating
populations of sporting fans, hotel visitors, and retail shoppers.
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Maoise

It is difficult to assess the exact noise impact potential from the Siadium Project as the initiative
lacks any detailed site plans and/or structural designs for the development of the professional
football stadium and its supporting uses. Therefore, a general prediction of the Stadium Project’s
noise levels has been derived from the analysis conducted for similar stadium projects
throughout the Country and compared to the City of Carson’s Noise Control Ordinance.

Short-Term Construction

In accordance with the City of Carson’s Noise Control Ordinance, any long-term construction
project which is expected to operate noise generating equipment on a project site for twenty-one

(21) days or more must comply with the following maximum noise levels.

Table 19. Moaximum Neise Levels — Long-Term Construction

Dav Pime Mear Stngle-family | Near Multi-family
v Residential Residential
Monday-Saturday 7:00am-8:00pm 65dBA 70dBA
Monday-Saturday 8:00pm-7:00am 55dBA 60dBA
Sundays & Legal Holidays All Day 55dBA 60dBA

Since the Stadium Project’s construction is likely to take years to complete, it would qualify for
these long-term noise restrictions. Construction for the Stadium Project will include the use of
several different types of equipment, the loudest of which is a pile driver. At a distance of 50 feet
a pile driving machine is capable of producing noise levels as high as 105 dBA, which is well in
excess of the City’s allowed maximum. Noise levels of major equipment which may be used
during construction of the Stadium Project are listed in Tabie 20.

Table 20, Moise Levels of Maior Construction §zxzu§g§men?”

Equipment Type MNoise Level at 50 feet (dBA)
Pile drivers 105
Trucks 91
Front Loaders 79
Graders 85
Bulldozers 80
Pickup Trucks 60
Backhoes 85
Conerete Mixers 85

However, noise decreases as the distances between the noise source (i.e. the construction
vehicle) and noise receptor (i.e. the residential structure) increase. In general, noise is decreased
by 6 dBA every time the distance between the noise source and receptor is doubled. As shown in
Table 21 below, using this general sound attenuation principal, pile driving activities within
3,200 feet of single-family residences would exceed the City’s noise control limits.

Hy SEPA, Neise from Construction Equipment and Operations, Building Equipment, and Home Appliances (Dec 1971)
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Table 21, Example Noise Attanuation Distances

Dhistance from Pile dBA Eixmiﬁds;- Noise
Diriver (feet) ” Controf

50 105 Yes

106 99 Yes

200 g3 Yes

400 87 Yes

800 &1 Yes

1,600 75 Yes

3,200 69 Yes

6,400 63 No

Since the majority of the pile driving on the Project Site would be needed to support the core
Stadiwm structure, and the Stadium is likely to be centrally located on the Project Site, pile
driving activities may occur at a greater distance from residential areas in comparison to the
construction activity associated with the Boulevards Project. To help further mitigate this
potential noise impact from pile driving and other related construction activity, the Stadium
Initiative includes several different mitigation measures, as follows,

e Project construction contractors shall be required to provide a noise management plan to
reduce construction noise at offsite residences to the extent feasible.

e Project construction and demolition activities, including pile driving, shall occur between
7:00 A.M. and 8:00 P.M Monday through Saturday, except construction activities which
cannot be interrupted (e.g., continuous concrete pours); construction activities conducted
within a structure located more than 400 feet from an off-site residence; construction
activities that must occur during such hours due to restrictions imposed by a public
agency; and emergency repairs, such as repairs to damage to utility infrastructure.

e At a minimum, the noise management plan shall include the following requirements:

o Noise-generating equipment operated at the Property shall be equipped with noise
control devices to the extent reasonably available.

o All equipment shall be properly maintained to assure that no additional noise, due
to worn or improperly maintained parts, would be generated.

o Pile drivers used within 1,500 feet of off-site residences shall be equipped with
noise control measures to reduce sound energy emissions associated with pile
driving.

o Holes for piles will be predrilied to the extent feasible.

o Temporary sound barriers shall be used and relocated, as needed, for grading and
foundation work whenever construction activities occur within 150 feet of off-site
residences

o Loading areas shall be located away from the residences located on the west and
south of the Property.

34



o Haul routes shall avoid noise-sensitive land uses to the extent feasible.

o Blaging areas and construction material storage arcas shall be located away from
adjacent residences.

e A construction relations officer shall be designated to serve as a liaison with residents,
and a contact telephone number shall be provided to residents.

While the aforementioned Environmental Measures will serve to limit offsite noise impacts, they
may not reduce noise levels below the City’s municipal code standards. Furthermore, the
measures included in the Stadium Iniriative are not as stringent as the pile driving mitigation
measures included in the Bowlevards Project EIR (although the Stadium Project is somewhat
sell-mitigating m that pile driving activity is likely to be concentrated on a central portion of the
Project Site). Therefore, it is possible that noise impacts from the Stadium Project will be worse
than the impacts expected from the Boulevards Project.

{ong-Term Qpergtions

As a precursor to environmental review for the recently constructed Levi’s Stadium in Santa
Clara, CA, acoustic consultants Iliingworth & Rodkin, Inc. (Illingworth Study) compieted a
baseline noise study during an NFL football game. Their noise measurements were taken at
Candlestick Park in San Francisco, California, during a regular season football game between the
San Francisco 49ers and the New York Jets. The attendance at the football game was
approximately 67,782 persons. The acoustic study was intended to provide an understanding of

- the noise sources and levels associated with a typical NFL footbali game played in a typical NFL
stadium. The Iingworth Study resulted in noise measurements which varied from a low of 47
dBA to a high of 103 dBA depending on the proximity to the playing ficld and the varying
activity level of the game. Table 22 lists the results of long-term noise monitoring and Table 23
lists the results of short-term noise monitoring conducted in the HHingworth Study.

Table 22. Long-Term Nolse Monitering

Average

Typical Noise Prior to Moise H@me Team | Home Team

Site Location | - ‘E@uz“;ﬁ@: ) Game Throughout 1* Down Touchdown
) (dBA Leq) Game {dBA Lmax) | (dBA Lmax)
(dBA Leg)

LT-5 Crowd
Crows Nest cheering,
Inside Stadium | public 65 78-92 95-97 99-103
Above announcement
Pressbox system
LE-6 Tail gating,
Parking Lot vehicles, smalt
1,350 feet from | generators, 55- First Half
stadium edge informal 57-61 60-63 Second N/A N/A
& 1,800 feet fireworks, etc. Half
from center of
playing field
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Table 23, Short-Term Noise Monitoring (dBA Lmeax)

Distance ‘ :

from Public National Pre-game

vite Stadium Ad dress Anthem Cheering Fireworks
. sy sten

Edge
5T-6 1,350 feet 55-56 - 52-65 -
ST-7 1,450 feet 50-55 62 55 61
S5T-8 1,800 feet 47 - 48-60 -

Ultimately, at a distance of 1,350 feet from the core Stadium structure’s perimeter, noise levels
seemed to stay around or below typically acceptable residential levels of 65dBA. Howeves, the
IHingworth Study concluded that despite this finding, ambient noise levels were still being raised
significantly over noise baselines recorded when no game time activity was occurring. Therefore,
the EIR prepared for the Levi’s Stadium concluded that significant noise impacts would occur
for residents within 1,900 feet of parking lots and 2,000 feet from the perimeter of the siadium
structure. Based upon these conservatively high estimates, approximately fifleen-hundred (1,500)
residential units could be affected by Stadium related noise (refer to Figure 5). While the unique
aspects of the Stadium Project in Carson may alter these results due to a differing stadium
design, high ambient noise levels from traffic on [-405, etc. there are insufficient project design
documents to provide a more detailed analysis. Ultimately, a conservative assumption would be
that the Siadium Project allows for the stadium to be constructed within 500-feet of residential
structures and would potentially result in noise impacts to local residents during high intensity
events such as professional football games. In an effort to mitigate the noise impact, the Stadium
Initiative includes long-term Environmental Measures to specifically reduce the impacts to local
residents. These measures include, but are not limited to:

» A sound attenuating fence and/or berm shall be provided along the perimeter of the
Property adjacent to the Torrance Flood Control Channel between Main Street on the
west and Jim Dear Boulevard on the east, and shall have a minimum height of eight (8)
feet.

e During operation of a Project building (following construction), truck deliveries within
250 feet of an off-site residence shall not occur between 10:00 P.M. and 7:00 A M.

e The stadium sound system, including the public address system, shall be designed to
reduce sound spillage to adjacent off-site residences.

Other potential long-term activities that could continually result in noise impacts are: fireworks
displays, tailgating activities, and amplified sound from training activities, temporary
promotional events, circuses, carnivals and parades. The Stadium Initiative prohibits these types
of activities from occurring after 10:00 p.m. except for special holiday events (e.g. Fourth of
July, New Year’s Eve, a winter holiday show). Tailgating is further restricted from starting
before 7:00 a.m. on the east side of the Stadium and 8:00 a.m. on the west side of the Stadium,
except during playoff and championship games that may start at 7:00 a.m.

Ultimately, there is inconclusive data to support the assertion that the Stadium Project will not
have a significant noise impact, regardless of the proposed Environmental Measures to protect
local residents. Further ambient noise studies would have to be conducted at the Project Sire and
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additional design criteria for the Stadium Project would have to be provided in order to complete
a deeper level of analysis. Additional mitigation measures, such as the erection of a sound
wall/berm larger than eight (8) feet along the Torrance Flood Control Channel or consolidating
of parking lot use away from the residential areas when smaller stadium events are held (less
than 10,000 attendees), would help to further mitigate potential noise impacts. However, these
measures are not currently included in the Stadium Initiative and cannot be added to initiative
language at this time. Therefore, additional measures of this type would be subject to a voluntary
agreement between the City and the Stadium developer/operator,

Public Facilities & Services
Schools

The Stadium Project is within the jurisdiction of the Los Angeles Unified School District
(LAUSD). Information contained in the Stadium Initiative indicates that the Stadium Project
would not have a residential component. Instead, the 1,550 residential units originally planned in
the Boulevards Project, would be replaced by the professional football stadium. The number of
new students which are generated by additional commercial development is much lower than
residential development. Elimination or reduction in the residential component of the Stadium
Project would therefore reduce the impacts on schools below those that were identified in the
certified EIR for the Boulevards Project.

Open Space/Parks

Since the Boulevards Project would include a residential component, it is required to provide
mitigation per the City parks and open space requirement. This mitigation requires the provision
of three acres of park land per 1,000 new residents. Local developers generally satisfy this
requirement through a combination of land dedication, improvements, private recreation, and in
lieu fees per Section 9207.19, Park and Recreational Facilities, of the City development code.
The mtent is to provide an appropriate amount and distribution of public and/or private open
spaces throughout the City.

The City does not have a requirement for parks related land dedication, improvements, private
recreation, and/or in-lieu fees for commercial or stadium development. Therefore, no open space
mitigation requirement would be applied to the Stadium Project. However, the Stadium Project
would result in the development of public spaces which can be used for sports (professional,
collegiate, interscholastic, amateur), entertainment, concerts, festivals, fairs, tailgating, public
and private gatherings, public markets, exhibitions, conventions, conferences, meetings,
banquets, civic events, pageants, and patriotic celebrations. Thus, the intent of the City’s
regulations to provide additional public open space will be met, even if'it is not generally applied
to commercial projects.

Woater Usage

Water service in the City of Carson is provided by the California Water Service Company and
the Southern California Water Company. The Project Site is served by California Water Service
Company (CWS), which serves a 35-square mile area including most of the City of Carson. In
2010, approximately 63% of the water supply distributed by CWS was comprised of imported
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water, 23% is groundwater, and 14% is recycled water. To meet water demands for the next
decade, the company will rely on a mix of ground, imported and recycled water sources. CWS
projections indicate that, under normal precipitation conditions, it will have sufficient water
supplies to meet annual customer water demand through 2040. This is based on the continuation
of conservation programs, on additional recycled water becoming available, and on planned
efforts to emphasize groundwater supplies and to reduce reliance on imported water sources'”.

The expected demands of water usage are not explicitly defined in the Stadium Initiative. Levi’s
Stadium in Santa Clara has the same number of maximum seats (75,000) and a similar number of
expected events throughout the year. The draft EIR for the Levi’s Stadium project indicates that
the water demand is expected to be approximately 157.4 acre feet per year, which includes the
core stadium structure, landscaping, office space, retail space, and two cooling towers. Unlike
the Stadium Project in Carson, the Levi’s Stadium has no substantial amount of additional
commercial uses other than those directly imbedded in the core stadium structure. The Carson
Stadium Project on the other hand includes the development of a 350-r0om hotel and 853,000
square feet of mixed use space in addition to the core stadium structure. The area of landscaping
for the Stadium Project is approximately 14 times larger and the area of commercial uses is
approximately 23 times larger than Levit’s Stadium. Therefore, additional water demand for
these supplemental uses had to be calculated. The estimate for total water usage for the Stadium
Project 1s approximately 584 acre feet per year of potable water and 459 acre feet per year of
recycled water.

This assumption is conservative based on the idea that the core stadium, NFL playing field,
mixed commercial space, and hotel all use 100% potable water. It is possible that a large portion
of the estimated potable water demand could be met using recycled water. Toilets and urinals in
the stadium, hotel, and/or mixed-use space could utilize recycled water to decrease the potable
water demand of the Stadium Project. For example, Levi’s Stadium was recently constructed and
recycled water meets 85% of the stadium’s water demand. Additionally, low flow toilets and low
or no flow urinals can significantly reduce potable or recycled water demand. Converting to
water)ess urinals has saved the Staples Center 7,832,000 gallons or 24 acre-fect of potable water
per year. '

The table below summarizes the anticipated water demand generated by the Stadium Project.
Assumptions for the water demand for the core stadium were interpolated from the Levi’s
Stadium EIR. The water demand for other project components, including the proposed hotel,
restaurant space, and retail space, were compared to the Bowlevards Project EIR.

" Boulevards at South Bay EIR, Volume [, Section IV.J.1 Water Supply and California Water Service Company’s
2010 Urban Water Management Plan for Dominguez District.
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Table 24. Anficipaied Wealter Demand
Sguare Footage of | Water Usage Gallons Recycled | Potable

Avreas of Development

Development Factor Per Dav (AFY) (AFY)

Demond for Core Stodinm
NFL Game Days (24) 328,738 - 24.22
Non NFL Game Davs {26) 236,225 - 18.85
BDemand for Gther Project Componenis
Restaurant Space (20%) 170,000 1.1 gal/&’ 187,000 209.47
Retail Space (80%) 680,000 0.358 gal/ft’ 243 440 - 272.69
Landseaped Areas (5%) 256,575 0.071 gal/ft’ 18,210 20,49 -
Playing Field Area (1) $7.600 | 0.079 gal/it 4,550 ; 5.10
Hotel {350 rooms) . 235,000 | 138 gal/room 48,300 - 54,10
Parking Lot and Additional
Plaving Fields (4) 4,791,600 | 3.99 AFY/acre 391,958 439.08 -

Total 459,48 584.43

As indicated in the certified EIR, anticipated potable water usage for the Boulevards Project was
determined to be 892-acre feet per year. It was determined that this increase in demand for water
would not exceed available supplies and that the impact on water supply and water conveyance
systems would be less than significant. Therefore, the expected potable water demand for the
Stadium Praject 1s less than the acceptable demand for the Boulevards Project and impacts to
local water supplies should remain insignificant. According to the City’s review of its current
infrastructure, upgrades to local water and sewer systems may be necessary with an estimated
cost of approximately $4,000,000.00. These capital costs would be paid by Stadium
developer/operator, as well as any additional maintenance costs. The application of multiple
water saving Environmental Measures defined in the Stadium Initiative may further reduce water
demand. For mstance, the Stadium [nitiative indicates that planted areas shall be irrigated with
recycled water to the extent available and feasible and that all toilets, urinals, sinks, showers and
other water fixtures installed on-site shall be low-flow fixtures,

Sewer Capacity

The total sewage generation for the project was estimated using sewage outfall from comparable
stadiums along with local generation rates for the commercial and hotel uses. For the output of
the core stadium alone, a yearly schedule of 24 days of NFL events, 26 days on non-NFL events,
and 315 non-event/small event days were assumed. The New Meadowlands Stadium EIS
reported many wastewater outputs for varying daily events, including an output of 240,726
gallons per day on NFL event days, 151,350 gallons per day on non-NFL event days, and 1,350
gallons per day on eventless days. Using these estimates, an annual average of 27,775 gallons per
day was calculated for a typical core Stadium structure.
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Using the assumptions discussed previously, the Stadium Project also includes 170,000 square
feet of restaurant space, 680,000 square feet of retail space, and a 350-room hotel. Sewage
generation rates are estimated to be 408 gallons per day per 1,000 square feet for retail and
restaurant space, and 260 gallons per day per room produced by hotels'. Using this data,
wastewater generations of 69,360 gatlons per day for the restaurant space, 277,440 gallons per
day for the retail space, and 91,000 gallons per day for the hotel were calculated.

In total, an average wastewater output of 465,575 gallons per day was estimated for the entire
Stadium Project, with a maximum daily output of 678,526 on NFL game days and a minimum
daily output of 439,150 gallons per day on non-event days. The wastewater generation for the
Boulevards Project was estimated to be 721,113 gallons per day. Therefore, the Stadium Project
would potentially result in a small reduction in total wastewater discharge even during its
maximum discharge days (when NFL games occur). The Project Site is served by the Joint
Water Pollution Control District which is located within the City of Carson. The Plant is
currently processing 300 million gallons of sewage per day, but is capable of processing up to
400 million gallons. With a surplus of approximately 100 million gallons per day, the Plant can
eastly accommodate the wastewater generated by the Stadium Project. Localized infrastructure
such as the lifting station, known as the Main Street Pumping Plant, may need upgrades.
According to the City’s review of its current infrastructure, upgrades to local water and sewer
systems may be necessary with an estimated cost of approximately $4,000,000.00. These capital
costs would be paid by Stadium developer/operator, as well as any additional maintenance costs.
All such infrastructure improvements would be paid for by the Stadium developer, not the City.

Tabie 25. Anticipoted Sewage Generation

Ceneration
Seurce Space/Usage Generation Rate' {Gallons per
day)
24 NFL Game Days 244,726 gallons per day
Stadium 26 Non-NFL Event Days 151,350 gallons per day 27,775
315 Non-Event Days 1,350 gallons per day
Restaurant Space 170,000 square feet 408 gallons per day per 1,000 square feet 69,360
Retail Space 680,000 square feet 408 gallons per day per 1,000 square feet 277,440
Hotel 350 rooms 260 gallons per day per room, 91.000
Total Average Daily Generation: 465,575
Maximum Daily Generation: 678,526
Minimrum Paily Generation: 439,150

" Generation rates were provided in the draft EIR for NBC’s Universal Evolution Plan.

" Wastewater generation rates for restaurant and retail space were based on Table 156 from the City of Los
Angeles’ Draft EIR for the NBC Universal Evolution Plan. Wastewater generation rates for the core Stadiom
structure were based on the New Meadowlands Project EIS.
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Public Sofety (Police)

Police services are provided by the Los Angeles County Sheriff’s Department (LASD). There is
one existing Carson Sheriff Station, located at 21356 South Avalon in Carson. This station also
provides police services for West Compton, Gardena, Torrance, and Rancho Dominguez. The
Environmental Measures contained in the Stadium Initiative include a measure requiring the
Stadium operator to develop and implement a Safety and Operations Plan in consultation with
the police/sheriff department and fire department, and update as necessary. The Safety and
Operations Plan would include without himitation, a plan to manage compliance with site
security rules, including tailgating rules, noise management measures, and alcoholic beverage
sale conditions. The Safety and Operations Plan would also include communications systems and
access for emergency response services {Environmental Measure PS.6). In addition, the Safety
and Operations Plan would require the Stadium applicant or developer 1o pay the LASD the
actual cost to staff additional personnel and equipment (Environmental Measure PS.7). Based
upon an evaluation of Safety Plans associated with other stadium facilities and information
provided by the Los Angeles County Shenfl”s Department, it is estimated that 200-250
uniformed police officers would be needed to provide law enforcement services at and near the
Stadium facility on major event days at an approximate minimum cost of $336,000.00 per day.
All such additional law enforcement services would be planned for, secured, and paid by the
Stadium operator, not the City.

Public Safety (Fire)

Fire protection services in the City of Carson are provided by the Los Angeles County Fire
Department (LACoFD). The Project Site is located within Division I of the Central Region in the
Battalion 7 service area. There are six primary fire stations that provide both fire and emergency
medical service to the City of Carson, with four of the stations located within Carson’s
boundaries. The nearest response unif to the Project Site is Fire Station No. 36, located at 127
West 223rd Street, approximately 1.5 miles south of the site. Other response units in the area
mnclude Station No. 10 at 1860 East Del Amo Boulevard and Station No. 116 at 755 Victoria
Street. The latter two stations are located approximately 2.4 miles from the Project Site.

In addition to existing stations, the LACoI'D “Five-Year Fire Station Plan” identifies a proposed
station near the [-405/110 interchange. A future LACoFD fire station in the proximity of the I-
405/110 mterchange would be located north of the Project Site and would be accessible to the
site’s primary entrances. There was a potential that this new fire station would be financed by a
community services district associated with the development of the Boulevards Project, a capital
improvement contribution valued at approximately $3,200,000.00. The Stadium Initiative
provides no clarification that this equivalent support will be provided for the new station, only
that the need for increased services will be reimbursed. Since increased fire protection personnel
will only be needed on days of major stadium events, it is unclear whether or not the Stadium
developer would be responsible for directly funding the development of the new fire station.

The Safety and Operations Plan proposed in the Environmenial Measures included in the
Stadium Initiative would mandate the review and approval of water line sizes and hydrant
locations for purposes of ensuring that they meet fire flow requirements (Environmental Measure
PS.1). The Environmental Measures also include requirements for review and approval of
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construction plans by the Fire Department for purposes of ensuring adequate ingress and egress
access points (Environmental Measure PS.2 & 3) and payment to the fire department of the
actual cost to staff additional personnel and equipment {Environmental Measure PS.7). Based
upon the evaluation of Safety Plans for other stadium facilities and information provided by fire
department, up to ten (10) fire personnel and supporting equipment would be present at each
major stadium event, with a total approximate cost of $10,000.00 per day. These costs would be
paid by the Stadium developer/operator, not the City.

Transportation & Traffic

Traffic

On game days, the 70,000-seat stadium, 350-room hotel, and 850,000 square feet of commercial
development would all be in operation simultancously and would generate substantial short-term
traffic loads. An independent analysis of traffic generation and impacts for the Stadium Project
was completed by the transportation firm Fehr and Peers (refer to Appendix I). Based upon this
analysis it is estimated that on a weekday game day, a total of approximately 72,500 vehicular
trips are expected to be generated by all uses on the entire Project Site, of which about 14,000
trips could occur during the peak hour prior to the game and an estimated 20,100 trips could
occur during the peak hour after the game is over. On a weekend game day, a total of
approximately 60,900 vehicular trips are expected to be generated by all uses on the entire
Project Site, of which about 10,700 trips could occur during the peak hour prior to the game and
an estimated 15,600 trips could occur during the peak hour after the game is over.

Table 26. Anlicipated Trips Generated by Stadivm Project

Weekday NFL Game (Monday or Thursday)

Land Use Size Baily Trips A&g::%i;;f l}eg;z;u;z;;}?k
Stadium 70,000 seats 53,022 12,256 19,243
Hotel 350 rooms 1,966 149 45
Other Commercial 850,000 s.f. 17,501 1,612 788

Total 72,489 14.617 20,076

Weekend NFL Game (Saturday or Sunday)

Arrival Peak Departure Peak

Land Use Size fhaily Trips Hour Trips Hour Trips
Stadium 70,000 seats 48,200 8,830 14,130
Hotel 350 rooms 1,484 153 47
Other Commercial 850,000 s.f. 11,222 1,701 1,414

Total 60,906 10,684 15,591

Weekday No Stadium Event (Monday through Friday)

Arvival Peak Departure Peak

Land Use Size Daily Trips Hour Trips Hour Trips
Stadium 70,000 seats 0 0 0
Hotel 350 rooms 2,359 159 180
Gther Commercial 850,000 s.f. 23,102 487 2,128

Total 25,461 646 2,308

42



This traffic volume would potentially result in transportation impacts greater than the previously
approved Boulevards Project on days with events of greater than 20,000 persons, or potentially
42 out of the 365 days i a year. Most of these days, however, would be on weekends when
background traffic 1s lower, On the remaining 323 days, the Stadium Project is expected to result
in fewer traffic impacts when compared to the Boulevards Project. Also, the Stadium Project
would have lesser impacts during the AM peak hour throughout the year.

Due to the regional nature of the facility, the majority of the trips are likely to travel on the
freeway system and on streets providing access between the freeways and event parking
facilities. Hence, the impacts are likely to remain concentrated within a limited network of streets
within the study area (refer to Figure 7 for a map of potentially impacted streets and
intersections).

Large events would require implementation of comprehensive traffic management and control
plans to temporarily increase the capacity of the roadway system to optimize the flow of traffic
during the peak periods of arrivals to and departures from the Stadium. This will help reduce but
not completely eliminate the traffic-related impacts of events at the Projecr Site. Events on a
weekend would generate fewer impacts than on weekday because background traffic on the local
street system 1s generally less than on a weekday. [t is important to note that the Boulevards
Project EIR confirmed that the project would result in significant and unmitigable traffic impacts
(Class 1) related to congestion on the 1-405. Therefore, significant traffic impacts will occur
regardless of which project gets developed. Ultimately, the severity of traffic impacts is high
with both projects, but the Boulevards Project produces constant high traffic volumes on every
weekday throughout the year. Whereas, the Stadium Project produces acute traffic impacts on
fewer than 50 days throughout the vear.

To help minimize these traffic impacts, the Stadium Initiative includes several traffic specific
Environmental Measures which include: the completion of a construction traffic management
plan and a Transportation Demand Management Program (for long-term operations), physical
improvements to twelve (12) intersections throughout the region, physical improvements to local
public transit facilities (as directed by the City’s Transit Authority), the installation of digitally
controlled traffic management signs, and the establishment of a website to provide the local
community with information regarding upcoming events. The implementation of these
Environmental Measures are anticipated to reduce, but not totally mitigate the significant traffic
impacts experienced on major event days with attendees in excess of 20,000 persons. Based on
data derived from the City’s Capital Improvement Program, the costs of stadium related street
improvements could amount to approximately $37,000,000.00 (over a five year period) and
increased maintenance of roads and related infrastructure could cost $738,000.00 annually. In
accordance with the Stadium Initiative, all such increased capital improvement and maintenance
costs would be paid by the Stadium developer/operator.

Additional mifigation measures, such as the extension of the Metrolink rail system to the Project
Site or the coordination of event schedules to minimize conflicts with the operations of the
existing StubHub Center, would help to further mitigate potential traffic impacts. However, these
measures are not currently included in the Stadium Initiative and cannot be added to initiative
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language at this time. Therefore, additional measures of this type would be subject to a voluntary
agreement between the City and the Stadium developer/operator.

Parking

The Stadium Project is proposing to provide a minimum of 10,000 parking spaces on the Project
Site. 1t 1s estimated that a total of approximately 26,500 vehicles would be generated by an NFL
game on a weekday (24,100 spectator vehicles and 2,400 employee vehicles) and that about
24,100 vehicles would be generated by a weekend game (21,700 spectator vehicles and 2,400
employee vehicles) which would need to be parked. Weckend parking demand is expected to be
lower than weekday demand, because it is anticipated that average vehicle occupancy is expected
to be higher on weekends.

With the proposed on-site parking supply of at least 10,000 spaces, the stadium would need 1o
accommodalte up to approximately 16,500 spaces and 14,100 spaces in alternative parking
facilities for a weekday and a weekend game, respectively. Multiple potential offsite parking
locations have been identified as shown in Figure 8. A detailed parking management plan is
typically prepared for events centers such as the proposed Stadium. A parking management plan
typically provides a comprehensive analysis of parking demand, proposed supply, parking
operations at on-site parking facilities, identification of off-site parking, shuttle operations from
off-site iots, and plan variations for various levels of expected attendance. The development of
surrounding lands as parking facilities instead of higher value uses such as offices, residences, or
retail establishments may result in reduced property tax revenues for those particular parcels.

6 CONCLUSION

As discussed throughout this Report, the development of the Stadium Project would offer
significant fiscal benefits to the City but also entails some increased environmental and land use
related impacts. In particular, the Stadium Project would result in an elevated likelihood of noise
and traffic impacts on days when the facility hosts events in excess of 20,000 attendees.
However, during the remaining portions of the year (expected to be over 300 days) the Stadium
Project would have a lower level of activity in comparison to the Boulevards Project and thus
total annual mmpacts from air quality emissions and potable water usage would be decreased. The
development of the Project Site with a stadium could eliminate the potential development of
housing as provided for in the Boulevards Project. This inconsistency could be resolved by
applying a higher density zoning to vacant parcels in other areas of the City. Lastly, the
development of the Stadium Project would likely trigger the need for localized infrastructure
improvements to streets, wastewater lift stations, and emergency service facilities (i.e. police &
fire), however all such improvements would be paid by the Stadium developer rather than the
City or its tax payers.
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Figure 1. Vicinity Map
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Figure 2. Stadium Overloy Map
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Figure 3. Setback Map
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Figure 4. Height Restriction Map
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Figure 5. Residenticl Noise Impacts
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Figure 6. llluminated Signs
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Figure 7. Primary Traffic Routes
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Figure 8. Offsite Parking Areas
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TECHNICAL MEMORANDUM

Date:  Aprit 17, 2015

To: Nathan Eady, SCS Tracer Environmental

From: Tom Gaul, Anjum Bawa, and Spencer Reed

Subject: Transportation and Parking Assessment of Carson Football $tadium Initiotive

Ref: 2750

This document summarizes a transportation and parking assessment conducted by Fehr & Peers
for the proposed Carson Football Stadium Initiative, The assessment includes a comparative
analysis of potential transportation impacts for the proposed Carson Football Stadium with
impacts that were previously identified for the Boulevards at South Bay project (formerly known
as the Carson Marketplace project) in the November 2005 Environmental Impact Report {EIR) for
that project. Provided below is an introduction followed by a brief summary of the Boulevard at
South Bay project including trip generation estimates and significant impacts. We then summarize
the various components of the proposed Carson Football Stadium including trip generation
estimates for both game days and non-game days and discussion of possible regional
inbound/outbound vehicular routes to/from the project. This is followed by a comparative
analysis of potential transportation impacts resulting from the previously approved Boulevard at
South Bay Project with the new proposai for the Carson Footbal! Stadium.

i, INTRODUCTION AND BACKGROUND

The Carson Football Stadium Initiative proposes the construction of a professional football
stadium and other permitted uses (retail, restaurants, hotel, etc) on the approximately 168-acre
site southwest of the San Diego Freeway (I-405) and west of the I1-405/Avalon Boulevard
interchange. The project site is bounded by the former Dominguez Golf Course to the north, the
Torrance Lateral Flood Control Channel and residential uses to the south and west, industriat uses
to the west, and the 1-405 Freeway to the east. Figure 1 shows the location of the project within
the region, and an illustrative conceptual site plan for the Stadium is shown in Figure 2.

The Stadium could accommodate one or two professional football teams with a permanent
seating capacity of 70,000 seats and expansion capability up to a seating capacity of
approximately 75,000 seats for larger events such as playoff games. The Stadium could be used
for sports, entertainment, concerts, festivals, fairs, tailgating, public and private gatherings, public
markets, exhibitions, conventions, conferences, meetings, banquets, civic events, pageants,
patriotic celebrations and other similar events; office, and media and broadcasting facilities;
athletic and medical facilities; retail, food and beverage facilities; hotel, and other permitted uses
as provided in the initiative,

600 Wilshire Boulevard, Suite 1050, Los Angeles, CA 90017 (213) 262-3050
www fehrandpeers.com



Nathan Eady

SCS Tracer Environmental
April 17, 2015

Page 2

The site is currently approved for a mixed-use development, Boulevards at South Bay (formerly
known as Carson Marketplace). Provided below is a brief description of this project including a
summary of trip generation and transportation refated significant impacts identified in the Carson
Marketplace EIR.

Boulevards ot South Bay

The Boulevards at South Bay project proposed to build 1,370,000 square feet (sf) of regional
commercial including multiple big-box retail stores; 130,000 sf of neighborhood commercial
including neighborhood retail shops; 1,550 residential units including 400 apartments and 1,150
condominiums; a 300-room hotel; 81,125 sf of restaurants; and 214,000 sf of commercial
recreation/entertainment including a 4,500-seat multiplex movie theater.

The project consisted of two components. The project was approved with the understanding that
the then proposed improvements at the Avalon Boulevard/I-405 interchange would be
constructed prior or concurrently with the project. The improvements at the Avalon Boulevard/I-
405 interchange have since been constructed except for the extension of Lenardo Drive within the
site to connect with the reconfigured 1-405 Southbound On-/Off-Ramps.

As part of the environmental processing (November 2005) for the Boulevards at South Bay
project, a detailed transportation impact analysis was conducted. The analysis included estimates
of vehicular trips generated by the proposed project. The project was estimated to generate a
total of 68,951 weekday daily trips, of which 2,508 trips were expected to occur during the AM
peak hour and 5,772 trips were expected to occur during the PM peak hour.

A total of 27 intersections were studied to determine project related impacts during the weekday
AM and PM peak hours. The EIR identified that the project would result in significant traffic
impacts at 5 of the 27 study intersections during the AM peak hour and at 12 of the 27 study
intersections during the PM peak hour. Mitigation measures were proposed at many of the
impacted focations. With the implementation of mitigation measures, the project was expected to
result in significant and unavoidable impacts at two of the 27 siudy intersections. Figure 3 shows
the Jocation of the 27 study intersections and also identifies the impacted locations and proposed
mitigation measures.

The project EIR also studied 32 freeway segments. The EIR determined that the project could
result in significant impacts at four freeway segments in the AM peak hour and seven segments in
the PM peak hour.

2. PROPOSED ALTERNMNATIVE PLAN - FOOQTBALL STADIUM

As described in Section 1, the proposed Carson Football Stadium Initiative (Project) would involve
the construction of a stadium that can accommodate one or two professional football teams with
a permanent seating capacity of up to approximately 70,000 seats, including club and suite
seating, with expansion capability up to a seating capacity of approximately 75,000 seats for
larger events such as playoff games. A combination of pre-season, regular season, post season,
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and the Super Bowl could result in up to 24 NFL games being held at the Stadium per year.
Provided below is a summary of the number of games proposed at the Stadium,

Pre-season : 4

Regular Season 16

lllll Post Season | 3
Super Bm@ “ 1

ngurce: SCS Tracer Environmental

The Stadium could also be used to host other events of various attendance levels including
sports, entertainment, concerts, festivals, fairs, tailgating, public and private gatherings, public
markets, exhibitions, conventions, conferences, meetings, banquets, civic events, pageants,
patriotic celebrations and other similar events. Provided below is [ist of potential events that could
ke anticipated at the Stadium. :

{0

X-Games 50,000 1 4
Moto-Lross 42,500 1 1
International Soccer 40,000 2 1
Cancerts 37,500 1 1
College Football 37,500 1 1
Festivals/Antiques Show 25,000 8 1
College Bow! Game 25,000 1 1
Car Shows 12,600 : 2 4
Small Events 50 to 500+ : 250 250+

Source: 5CS Tracer En vfrbnmental

In addition, the Project would include construction of a 350-room hotet and 850,000 sf of
commercial development. The Project is proposing to supply a minimum of 10,000 parking spaces
on the project site for use by the Stadium. Additional parking spaces would be provided for the
hotel and commercial development.
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Trip Generotion
Stadium

The proposed Project’s trip generation estimates are based on pro-football season games which,
at full attendance, would have 70,000 spectators and an estimated 4,000 employees traveling to
the Project site for up to 20 NFL home games per year. The Stadium couid accommodate up to
75,000 spectators for a playoff or Super Bowl game, but these events typically have other events
before the main event, and therefore the trips are more spread out during the arrival and
departure periods. These events also feature a higher level of transportation management plans
and so are expected to generate similar levels of trips during the peak hour of arrival and
departure of spectators.

As seen in Tables 1 and 2, trip generation estimates for an NFL game were developed for both
spectators and employees based on average vehicie occupancy (AVO) rates, transit ridership, and
bicycle and pedestrian mode share estimates based on experience at other stadiums and the
context of the Carson area. Kickoff for a professional footbail season game on a Monday or
Thursday is typically scheduled at 5:20 PM and the event typically runs for approximately 3 hours.
On a Sunday, kickoff is typically at 1:20 PM. As such, the peak hour of arrival on a weekday is
typically expected to occur between 4:00 and 5:00 PM while the peak hour of departure is
expected to oceur between 8:30 and 9:30 PM. On a Sunday, the peak hour of arrival is typically
expected to occur between 12:00 PM and 1:00 PM and the peak hour of departure is expected
between 4:30 and 5:3C PM,

As seen in Table 3, for a weekday NFL game, a total of approximately 53,000 vehicular trips
{(inbound and outbound) are expected to be generated by the Stadium, of which about 12,100
inbound trips could arrive during the peak hour prior to the game, and about 19,000 outbound
trips could depart during the peak hour afier the game is over. As seen in Table 3, for a weekend
NFL game, a total of approximately 48,200 vehicular trips (inbound and outbound) are expected
to be generated by the Stadium, of which about 8,700 inbound trips could arrive during the peak
hour prior to the game, and approximately 14,000 outbound trips could depart during the peak
hour after the game is over.

Additional Uses

The proposed Project could aiso include a 350-room hotel and 850,000 sf of additional
commercial uses on the Project site. The hotel and commercial development are expected to be
in operation on both game days and non-game days. Trip generation estimates were developed
for these additional uses for the arrival and departure peak hours associated with a game. As seen
in Table 4, for a weekday game day, a total of approximately 19,500 vehicular trips (inbound and
outbound) are expected to be generated by the additional uses, of which about 1,800 trips couid
oceur during the peak hour prior to the game and an estimated 800 trips couid accur during the
peak hour after the game is over. On a weekend (Sunday) game, a total of approximately 12,700
{inbound and outbound) vehicular trips are expected to be generated by the additional uses, of
which about 1,900 trips could occur during the peak hour pricr to the game and about 1,500 trips
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could occur during the peak hour after the game is over, The trip estimates for the additional uses
on game days are net external estimates after consideration of potential interaction between the
Stadium and the hotel and commercial uses.

Trip generation estimates were also developed for the additional uses for the standard AM and
PM peak hours of traffic for weekday non-game days. As seen in Table 4, for a weekday non-
game day, a total of approximately 25,500 vehicular trips (inbound and outhbound) are expected
to be generated by the additional uses, of which about 600 trips could occur during the AM peak
hour and about 2,300 trips could occur during the PM peak hour.

Total Project Trips

On game days, the 70000-seat Stadium, 350-room hotel, and 850,000 sf of commercial
development would be in operation. As summarized in Table 5 on a weekday game day, a total
of approximately 72,500 vehicular trips (inbound and outhound) are expected to be generated by
all uses on the entire project site, of which about 14,000 trips could occur during the peak hour
prior to the game and an estimated 20,100 trips could occur during the peak hour after the game
is over. On a weekend game day, a total of approximately 60,900 vehicular trips (inbound and
outbound) are expected to be generated by all uses on the entire project site, of which about
10,700 trips could oceur during the peak hour prior to the game and an estimated 15,600 trips
ceuld occur during the peak hour after the game is over.

Trip Distribution

NFL games at the Stadium are expected to draw spectators from the larger metropolitan region
including the five counties of Los Angeles, Orange, Riverside, San Bernardino, and Ventura. As
such, a majority (up to 90%) of the traffic is expected to use the regional freeway system to travel
to/from the Stadium. As shown in Figure 1, the project site is proximate to the 1-405 and the I-110
freeways with ramps at Figueroa Street, Main Street, Avalon Boulevard, Carson Sireet, and
Hamilton Avenue. Other regional streets including Del Amo Boulevard, Vermont Avenue, Torrance
Boulevard, 213" Street, and 190" Street are also expected to transport a high volume of project
traffic on game days. However, since a majority of the project trips are expected to use freeways
and select regional streets, project-related traffic on local/residential streets in the study area is
expected to be moderate in volume.

3. ASSESSMENT OF POTENTIAL TRAFFIC IMPALTS

As described in the Section 1, the Boulevards at South Bay project was expected to generate a net
external 68,951 daily trips, including 2,508 trips during the AM peak hour and 5,772 trips during
the PM peak hour. For a comparative assessment, it is important to discuss potential project-
related impacts in the context of number of days on which the impacts could be experienced.

s Professional Football Games: As summarized in Section 2, a maximum of 24 games are
expected to be held at the proposed Stadium per year including 4 preseason games, 16
regular season games, 3 post season games and a Super Bowl. A majority of these games are
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likely to be on a weekend day (Sunday), while a small number {generally one for each team
per season) could be scheduled on a weekday {(Monday or a Thursday).

As discussed in Section 2, for a weekday game, the Stadium plus the additional uses are
expected to generate approximately 72,500 vehicular trips (inbound and outbound) during
the course of the day, of which about 14,000 trips could occur during the peak arrival hour
prior to the game. The arrival peak hour for a weekday game wouid be similar to the typical
weekday PM peak hour and the trips generated by a weekday game during this hour are
estimated to be substantially greater than the PM peak hour trips estimated for the
Boulevards at South Bay project. An estimated 20,100 trips could occur during the peak
departure hour after a weekday game, but this would occur later in the evening when
background traffic volumes are substantially lower.

Cn a weekend game day, a total of approximately 60,900 vehicular trips (inbound and
outbound) are expected to be generated by the entire project, of which about 10,700 trips
could occur during the peak hour prior to the game, and 15,600 trips could occur during the
peak hour after the game is over.

Given the greater number of trips generated, the Project is likely to generate more traffic
impacts than the previously approved Boulevards at South Bay project. However, because the
event is a regionai draw, the majority of these trips are likely to travel on the freeway and
adjacent streets providing access between the freeways and event parking facilities. Hence,
the impacts are likely to remain concentrated within a limited network of streets in the project
area. Impacts on freeway segments are likely to increase during the peak hours of arrival and
departure.

Furthermore, a majority of the games will be held on a Sunday when background traffic on
the sireet system is generally lighter than compared to a weekday, providing more capacity
for event traffic compared to on a weekday evening. Therefore traffic impacts for a weekend
game are expected to be less than for a weekday game. Generally weekday games are limited
to two events a season.

Aiso, large events such as a professional football game will require a comprehensive traffic
management and control plan potentially involving deployment of traffic control officers,
temporary changeable message signs, neighborhocod protection strategies, upgraded traffic
signal equipment, traffic signal overrides/priority, temporary reversible lanes, etc, which
temporarily increase the capacity of the roadway system to optimize the flow of traffic during
the peak period of arrivals and departure to/from the Stadium. The traffic management plan
should also include shuttles to nearby elements of the regional transit system, such as the
Metro Silver Line at the Harbor Gateway Transit Center or the Metro Biue Line Del Amo
Station. The traffic management plan would be in addition to implementation of ali of the
traffic mitigation measures previously proposed for the Boulevards at South Bay project.

In addition, the Stadium project will implement virtually all the traffic improvements provided
for by the Boulevards of South Bay project.
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« Other Events with Attendance of 20.000 to 50.000: As summatized in Section 2, it is
anticipated that the Stadium could host other events on approximately 18 days per year with
attendance ranging from 20,000 to 50,000. These events could be heid on weekdays or
weekend days. When compared to the trip generation estimates for the Boulevards at South
Bay, an event with attendance in excess of 20,000 people could generate more trips than
Boulevards at South Bay and therefore result in a higher level of impacts on the roadway
system serving the Project site both on a weekday and weekend day. However, these events
would also require implementation of traffic management and control plans to temporarify
increase the capacity of the roadway system to accommodate high volumes of traffic during
the peak period of arrivals and departure to/from the Stadium. Also, events on a weekend
would generate fewer impacts than on weekdays because background traffic on street system
is generally less than on a weekday.

«  Other Events with Attendance of 50 to 20,000: It is anticipated that approximately 258 other
events could be scheduled at the Stadium per year with attendance ranging between 50 and
20,000 people. These events are expected to generate fewer trips than the previously
proposed Boulevards at South Bay project. Therefore, traffic impacts resulting from these
events would be fewer compared to the impacts identified for the Boulevards at South Bay
project.

To summarize, events at the proposed Carson Football Stadium could result in traffic impacts
greater than the previously approved Boulevards at South Bay on days with events of greater than
20,000 persons, or potentially 42 of the 365 days in a year. Most of these days (approximately 40
of the 42 days), however, would be on weekends when background traffic is lower. On the
remaining 323 days, the Project is expected to result in fewer traffic impacts when compared to
the Boulevards at South Bay project. Also, the Project would have fewer impacts during the AM
peak hour throughout the year.

4. PARKING

The Project is proposing to provide a minimum of 10,000 parking spaces for the Stadium, The
retail and hotel uses are expected to provide parking supply for their uses separate from the
Stadium parking.

As summarized in Table 3, it is estimated that a total of approximately 26,500 vehicles would be
generated by an NFL game on a weekday (24,100 spectator vehicles and 2,400 employee vehicles)
and that about 24,100 vehicles would be generated by a weekend game (21,700 spectator
vehicles and 2,400 employee vehicles), which would need to be parked. Weekend parking
demand is expected to be lower than weekday demand, because it is anticipated that AVO is
higher on weekends.

With the proposed on-site parking supply of at least 10,000 spaces, the Stadium would need to
accommodate up to approximately 16,500 spaces and 14,100 spaces in alternative parking
facilities for a weekday and a weekend game, respectively.
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Offsite parking locations could include the Victoria Golf Course, Alpine Village, Stub Hub Center,
etc. A detailed parking management plan is typically prepared for events centers such as the
proposed Stadium. A parking management plan typically provides a comprehensive analysis of
parking demand, proposed supply, parking operations at on-site parking facilities, identification
of off-site parking, shuttle operations from off-site lots, and plan variations for various levels of
expected attendance.

5. SURMMARY AND CONCLUSION

A transportation and parking assessment was conducted for the proposed Carson Football
Stadium Initiative, which would involve the construction of a stadium that can accommodate one
or two professional football teams with a permanent seating capacity of up to approximately
70,000 seats with expansion capability up to 75,000 seats for larger events. The Project could also
include construction of a 350-room hotel and 850,000 sf of commercial development.

= Proposed events including professional football games at the proposed Carson Football
Stadium could result in greater traffic impacts than the previously approved Boulevards at
South Bay project on days with events of greater than 20,000 attendance (estimated at
roughly 42 days of the 365 days in a year). Most of these days (approximately 40), however,
would be on weekends when background traffic is lower. On the remaining 323 days, the
Project is expected to result in fewer traffic impacts when compared to the Boulevards at
South Bay project. Also, the Project would have fewer impacts during the AM peak hour
throughout the year.

o Due to the regional nature of the facility, the majority of the trips are likely to trave! on the
freeway system and on streets providing access between the freeways and event parking
facilities. Hence, the impacts are likely to remain concentrated within a limited network of
streets in the project area. '

» large events would require implementation of comprehensive traffic management and
controi plans to temporarily increase the capacity of the roadway system to optimize the flow
of traffic during the peak periods of arrivals to and departures from the Stadium. This will
help reduce the traffic-related impacts of events at the Stadium,

e Events on a weekend would generate fewer impacts than on weekday because background
traffic on the street system is generally less than on a weekday.

o A peak parking demand of approximately 26,500 vehicles could be generated by an NFL
game on a weekday and 24,100 vehicles on a weekend. With the proposed on-site parking
supply of a minimum of 10,000 spaces, the Stadium would need to accommodate up to
approximately 16,500 spaces and 14,100 spaces in off-site parking facilities for a weekday and
a weekend game, respectively,
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DISTRIBUTION OF PERSON TRIPS ACROSS DIFFERENT TRAVEL MODES

TABLE 1

PROJECT TRIP GENERATION MODE SPLIT

Bilea/
Trip Type Scenario Auto Transit® Wall
Spectators _ Weekday 93% 5% AL
Weekend %3% 5% 2%

Employees Weekday |  90% | 5% 5%
Weekend 90% 5% 5%

*Percentage of people traveling on locat and regional transit lines expected to arrive/depart

the event site via shuttle

DISTRIBUTION OF PERSON TRIPS ACROSS DIFFERENT TRAVEL MODES

Bike/
Trip Type Scenatio Auto Transit® Walk Total
Weekday 65100 3.500 1,400 70,000
Spectators (70,000} Weekend | 65100 3,500 1400 76,000
. 1000 Weekday 3,600 200 200 4,000
mployees (4,000) Weekend 3,600 200 200 4,000

*People traveling on local and regional transit lines expected to arrive/depart the event site via shuttle



TABLE 2

AUTO TRIP FACTORS AND ARRIVAL/DEPARTURE PERCENTAGES

Peak Hour | Peak Hour

Trip Tvpe Scenario AYO* Arrival Departure
Spectators Weekday 27 50% 75%
Weekend 3.0 40% 50%
Employees Weekday 15 0% 40%
Weekend 15 0% 40%

* AVO = average vehicle occupancy



TABLE 3

CARSON FOOTBALL STADIUM
STADIUM TRIP GENERATION

PROJECT AUTOMOBILE TRIP GENERATION ESTIMATES

@ak nour
Total Peal Hour | Departure
Trip Type Scenario Vehicles Total Trips | Arrival Trips Trips
Spectators Weekday 24111 | 48222 12,056 18,083
Weekend 21,700 43,400 8,680 13,020
Weekday 2400 4,800 0 960
Employees Weekend 2,400 4,800 0 960
B Weekday | 26,511 | 53,022 12,056 19,043
Weelkend 24,100 48,200 8,680 13,880




TABLE 4

ADDITIONAL USES ESTIMATED TRIP GENERATION

Weekday Garme Day

1Tk Land Trip Generation Rates {a] Estimated Trip Generation
Land Usa Use Size Daily | Arrival Peak Hour (bl | Departure Peak Hour | Trip Rate Daily Arrival Peak Hour Trips Departura Paak Hour Trips
Code Rate | Rate %iIn %Out] Rate %In % Out Unit Trips In Qut Total in Cut Total
Hotel 310 350 rm i 060 51% 4% {d} 5% A8% per rm 2,759 107 103 210 32 31 63
internal capture (g} 25% | 25% 25% (650) {27 {26 {53) (&) (8) {16}
Transit credit [h] 5% 5% 5% (1063} 4 JE3) 8 L [&H) {21
. Met External Hotel 1,966 76 73 149 23 22 45
Commercial Development 820 850 kst [2] [e] A8%  52% [f] per ksf 27,293 1,206 1,307 2,513 246 983 1,229
Internal capture fgi 25% | 25% 25% [6,823) {301} {327} 628} 61 {246} {307}
Transit credit [h} 5% 5% 5% {1,024y {45} {49} {(94) 9 {37} (46)
Pass-By credit [ 10% 10% 10% 1,845 8ey k)] (179 18) 70 (28)
Net External Retail 17,501 774 838 1,612 158 630 788
NET TRIPS 18,467 850 911 1,761 181 652 833
\Weekend Garme Day
I¥E Land Trip Generation Rates [4] Estimated Trip Generation
Land Use Use Size Daily | Amrival Peak Hour (bl | Departure Peak Hour | Trip Rate Dhaity Arrival Peaic Hour Trips | Departure Peak Hour Trips
Code Rate | Rate %iIn % Out} Rate %in % Out Unit Trips in Qut Total In Cut Total
Hotel 310 358 rm 595 ici 46%  54% {d} 46%  54% 2,083 9% 116 215 30 35 45
Internal capture fg] 25% | 25% 25% (521) [25) (29) {54) 7 )] (16}
Transit credit (h] 5% 5% 5% 78 ) 4 18} [£8) @ {2}
_Net External Hotel rA4sa 70 83 153 22 25 47
Commercial Development a2 850 kst [e] 312 4%%  51% il 17,500 1,299 1,353 2,652 323 1,383 2,206
internat captuire [g] 25% | 25% 25% (4,375) {325) {338) (563} {206; {346) (552)
Transit credit {h] 5% 5% 5% 656) {49 {50 {99 (31} {52) (83)
Pass-By credit [i} 10% | 10% 0% 1.247 {93 {96) (189) 59 88 {357)
Met External Retail 11,222 832 869 1,701 527 887 1,414
NET TRIPS 12,706 902 952 1,854 548 12 1,461
Weekday Non-Game Day
ITE Land Trip Generation Rates [a] Estimated Trip Generation
Land Use Use Size Daily AM Peak Hour PM Peak iour Trip Rate Daily AM Peak Mour Trips P Peak Hour Trips
Code Rate Rate % In % Out] Rale % In % Out Unit Trips In Qut Totst In Out Total
Hatel 310 350 rm {b] 453 59%  41% | 060 51%  49% per rm 2,759 110 76 188 107 103 210
internal capture (g} 10% 10% 10% (278) {11 (83 (19) (21} (10) {213
Tronsit credit [h] 5% 5% 5% 124 {5 ji} B 31 & i3}
Net External Hotel 2,359 94 65 159 9l 83 180
Commercial Development B0 850 ksf e} [e] 82%  38% fe] A8%  S2% per ksf 27,293 357 218 875 1,206 1,307 2513
internal capture fg] 1% 1% 1% {273} L] (2} (3] (12) {1y (25}
Transit credit fh] 5% 5% 5% {1,353} {17 1) {28} (6 {64} {124}
Pass-By credit [if 10% | 10% 10% 12,567) 33 20 8 | Q13 23 (236
Net External Retail 23,102 303 184 487 1,021 1107 2128
NET TRIPS 25,461 397 248 646 1,112 119 2,308
Motes:

oo

Arrival peak hour assumed to be equal to Sunday Pesk Hour for weekend games.

-

Weekday Daily, T = B95(X) - 373,16, where T = trips, X = rooms
Sunday Peak Hour: T = 0.70(X] -~ 29.89, where T = trips, X = roams

il

m

. ITE hotel trip genaration equations used rather than Hinear trip generation rate!

Weekday Daily: Ln(T} = .65 * Ln(¢) + 5.83, where T = trips, X = area in ksf
Ahd Pezk Hour: Ln(T) = 0.61 * Ln{X) + 224; where T = trips, X = arga in ksf
PV Peal Hour: LnT) = .67 * LafX) + 3.31, where T = trips, X = area in ksf
Sunday Caily: T = 15.630) + 4214.46; where T - trips, X = area in ksf

—

Source: Institute of Transportation Engineers (ITE), Trip Generotion, Sth Edition | 2012, unless otherwise noted.
Arrival peak hour assumed o be equal to PM Peak Hour for weekday games

Table L Hourly Variation in Shopping Center Traffic. Departure peak hour assumed to be 3pm - 10pm for weekday games and 4pm - Spm for weekend games.

e

an ITE Recommended Practice”, 2003,

Internal capiure reprasents the percentage of trips between land uses that occur within the site.
5% credit developed to account for transit access to the praject site
Source for pass-by credits: Attachment [ of LADOT's Traffic Study Policies and Procedures, August 2014, based on Institute of Transportation Engineers' "Trip Generation handboak,

. Inbound and outhound wip generation for depature pealc hour determined from use of Institute of Transportation Enginaers (FTE), Trip Generation, Sth Editien, 2012, Section 820;

Hatel trip generation rate for departure peak hour assurned 1o be 30% of the arrival peak hour. Directional disttibution assusumed to match across both arrival and departure peak hours.
ITE retail trip generation equations used rather than linear trip generation rate:




TABLE 5
PROJECT SITE ESTIMATED TRIP GENERATION

Weekday Game Day
Estimated Trip Generation
Land Use Size Daily Arrival Peak Hour Trips Departure Peak Hour Trips
Trips In Out Total In Out Total
Stadiium 76,000 seats § 53,022 | 12,056 260 12,256 200 19,043 19,243
Hotel 350 rm 1,966 76 73 149 23 22 45
Commerciai Development 850 ksf 17,501 774 838 1,612 158 630 788
PROJECT NET TRIPS 72,489 (12,906 1,111 14017 | 381 19,695 20,076
Weekend Game Day
Estimated Trip Generation
Land Use Size Daily Arrival Pealk Hour Trips Peparture Peak Hour Trips
Trips in Out Total In Out Total
Stadium 70,000 seats | 48,200 8,680 150 8,830 150 13,980 14,130
Hotel 350 rm 1,484 70 83 153 22 25 47
Commmercial Development 850 ksf 11,222 832 869 1,701 527 887 1414
IIPROJECT NET TRIPS 60,9086 9,582 1,102 10684 | 699 14,892 15591
Weekday Mon-Event Day
Estimated Trip Generation
Land Use Size Daily AM Peak Hour Trips PM Peak Hour Trips
Trips In Out Total in Out Total
Stadium 70,000 seats 0 0 0 0 0 0 0
Hotel 350 rm 2,359 94 65 159 91 89 180
Commercial Development 850 ksf 23,102 303 184 487 1021 1,107 2,128
PROJECT NET TRIPS 25,461 397 249 646 1112  1.1%6 2,308




Appendix Il. Fiscal Analysis of NFL Stadium Development
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General & Limiting Conditions

Every reasonable effort has been made to ensure that the data contained in this report are accurate
as of the date of this study; however, factors exist that are outside the control of AECOM and that
may affect the estimates and/or projections noted herein, This study is based on estimates,
assumptions and other information developed by AECOM from its independent research effort,
general knowledge of the industry, and information provided by and consultations with the client and
the client's representatives. Mo respensibility is assumed for inaccuracies in reporting by the client,
the client's agent and representatives, or any other data source used in preparing or presenting this

study.

This report is based on information that was current as of April 2015 and AECOM has not underiaken

any update of its research effort since such date.

Because future events and circumstances, many of which are not known as of the date of this study,
may affect the estimates contained therein, no warranty or representation is made by AECOM that

any of the projected values or resulis contained in this study will actually be achieved.

Possession of this study does not carry with it the right of publication thereof or to use the name of
"AECOM” in any manner without first obtaining the prior written consent of AECOM. No abstracting,
excerpting or summarization of this study may be made without first obtaining the prior written
consent of AECOM, Further, AECOM has served solely in the capacity of consultant and has not
rendered any expert opinions. This report is not fo be used in conjunction with any public or private
offering of securities, debt, equity, or other similar purpose where it may be refied upon to any degree
by any person other than the client, nor is any third party entitled to rely upon this report, without first
obtaining the prior written consent of AECOM. Any changes made to this study, or any use of the
study not specifically prescribed under agreement between the parties or otherwise expressly
approved by AECOM, shall be ét the sole risk of the party making such changes or adopting such

Luse.

This study is qualified in its entirety by, and should be considered in light of, these limitations,

conditions and considerations.

AECOM Project No. 60343761
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Fiscal Analysis of NFL Stadium Development

AECOM has completed a fiscal analysis of the potentiat stadium development over the course of g
40-year lease term. We have analyzed and compared two potential scenarios for stadium
development and assumed daai terms with one or two NFL teams, as well as our estimates of future
stadium operations,

Qur analysis was focused on quantifying all fiscal {fax) impacts to the City of Carson thai would be a
direct result of the stadium’s development and operations, for both scenarios. in general, relevant

new tax revenues, 0ss of existing tax revenues, and fiscal costs to the City inciude:

e  All City revenues realized by the proposed lease terms (such as ground rent, performance
rent, and various crediis and offsets based on taxes paid by the team),

» New tax revenues generated by the construction and operation of the stadium (such as from
sales, TOT, and other taxes), and

e The loss of funding for other projects that would be caused by stadium development.

Altimpacts are based on direct stadium operaticns and do not include the ongoing business
operations of the team(s}; these operations and asscciated spending and employment weuld
generate additional impacts to Carson. This development project would also generate a number of
other positive impacts to the City, including employment and income to Carson residents,
nationalfinternational exposure, the addition of a new entertainmeant venue, and others; however,
these economic impacts are not included in this report because they do not directly impact the City's
fiscal position and/or are difficult to quantify.

These impacis also do not include any other costs that the Team is assumed to retain full
responsibility for, such as for public services associated with events. For example, police and fire
costs for an NFL gameday are estimated to be approximately $346,000.

I. City of Carson Fiscal Impacts
The resuits of our fiscal analysis of the two scenarios appear below.

Assumed Terms

Our estimates are based on the following assumptions:

» Fixed Rent: one NFL tenant would pay a graduated annual rent, ranging from $180,000 in
the stadium’s first year to $1.5 million in Year 40. A second team’s rent would range from $1
million to $1.5 million per year.

AECOM Project No. 60343761 Page 2 [ @ @



o Performance Rent the team or teams’ performance rent would be calculated as follows,
beginning in Year 31:
o Non-NFL Net Revenue: the team would share 50 percent of net revenue from non-
NFi. evenis,

o Credits: It would then be credited against the above payment for 50 percent of iis

total fixed rent and 50 percent of the City's share of possessory interest tax paid.
The net result would be the team's total performance rent, in addition to its fixed rent.

o Senior and Youth Program Fee: the team would annually pay $250,000 to the City for
senior and youth programs.

e CFD Tax: the City's share of this expense is currently being paid by AIG (through 2027).
However, it is assumed that before 2027, a CFD tax will be imposed to build cash reseives
for future payments. We assume that beginning in 2019 (the stadium’s first year), the team
will pay $500,000 per year, increasing to $700,000 per year in 2028 (to be inflated).

= Ground Rent before City Offset: the net sum of the above items is considered to be the
team’s Ground Rent before City Offset.

o Direct Stadium-Generated Tax Offset: the team would be credited for the following items:

o Sales Tax: 50 percent of sales taxes generated from sales of food and beverage and
merchandise at stadium events.
o Business License Tax: 50 percent of the business license tax paid by the stadium

entity.
o Ulilities Tax; 50 percent of the City's share of taxes paid on stadium utilities.

o Possessory Interest Tax: 50 percent of the City's share of the team’s payment of

possessory interest tax.
= Net Ground Rent after Tax Offset: the Ground Rent before City Offset, less the Direct
Stadium-Generated Tax Offset, will equal the team’s net payment.

The City will also benefit from ather activity that will generate new tax revenues. In addition, the

stadium development project will also have fiscal costs to the City. These are summarized below.

o Incremental Tax Revenues:
o Sales Tax: the City will generate new sales tax revenues from stadium operations,
through the sale of food and beverage and merchandise as well as similar sales by
faciiity attendees outside of the stadium but within Carson.

o Business License Tax: while 50 percent of this City revenue stream will be credited

back to the team, 100 percent of the new tax ccilected is considered a fiscal benefit,

AECOM Project No, 80343761 Page 3 !@ F



o Possessory Interest Tax: the City will retain its share of possessory interest paid by

the team (although 50 percent will be credited to the team).
o Utilities Tax: similar to the business license tax and possessory interest tax, the City
will collect its full share of utifities tax but wili then credit 5C percent back to the team.

o Iransient Occupancy Tax: the City will retain its share of TOT revenues generated by

hotel room nights associated with stadium activity.
s Incremental Fiscal Costs:
c CFD: as described above, the team will share this cost with the City; the City's
expense is also accounied for as an expense.
o Other: it is estimated that the loss of COBG and HOME funding will be approximatety
$1.4 million per year.

Scenario #1 - One Team

In this one-team scenario, the team would pay a fixed annual rent and the senior/youth program fee,
as well as a performance rent (affer 30 years or when its debt is repaid) that consists of non-NFL
revenue sharing and various credits. The team would also pay 50 percent of the city’s CFD tax
liability, and wouid receive credits of 50 percent of taxes generated by the stadium. Similar to the
previous and ail other scenarios, the City would aiso benefit from stadium-related spending onsite
and throughout Carson, and would have the upfront capital improvement expense' and other fiscal

costs.

in this scenario, the City is forecasted to generate annuai fiscal losses in most of the first 30 years,
before the performance rent begins. Cumulative annual gains are approximately $85 million, and the

net present value is estimated {o be approximately $37 million.

Scenario #2- Two Teams
This scenario is similar to Scenario #1 but with two teams paying a fixed ground rent. In general,
because of the presence of two teams, the scale of most City revenues and costs increase comparad

tc a one-team scenario.

in each of the 40 years, a net fiscal gain is estimated for the City, which would increase substantially
once the performance rent begins in Year 31. The cumulative net gains are approximately $140
mitlion. The net present value of these future gains is approximately $73 million.

il. Regional impacts

in March 2015, the Los Angeles County Economic Development Corporation's Institute for Applied

Economics provided an economic impact analysis of the stadium project, for both one- and two-team

AECGOM Project No. 60343761 Page 4 i Q 2"



scenarios. The analysis addressed public fiscal benefits from stadium construction and operations, at
the city, county, and state levels. iis findings included the following:

» The construction project would have impacts of nearly 17,000 annual jobs, and $1.1 billion in
labor income, and $2.6 billion in business revenues at the county level, and nearly $120
million in state and local taxes.

» For atwo-team scenario, total economic activity at the county level include more than 13,000
jobs and more than $600 million in labor income, and nearty $800 million in business

revenue, as well as $60 million in state and local taxes.

These impacts do not include spending by event attendees outside of the stadium but within the city,
county, and state, nor do they include team-related revenues that are not direcily associated with the

stadium, such as from broadcasting and sponsorships.

The report alsc notes that it is possible that the stadium would host one or more Super Bowis in its
first decade of operations, and that a Super Bowl in particuiar would generate significant visitation
and impacts to the community. Other benefits menticned in the report include national and
international exposure of the Carson area, contributions from teams and the NFL te local community

and philanthropic groups, and the possibility of increased property values.
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