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TO: Planning Commission
FROM: Ryan Gohlich, Project Location
Assistant Planner N . j’?‘{ V

THROUGH: Jonathan Lait, AICP, City Planner
Community Development Department

SUBJECT: In-Lieu Parking request to allow 43 In-
Lieu parking spaces to accommodate
expansion of the restaurant located at
246 North Canon Drive.

RECOMMENDATION

it is recommended that the Planning Commission adopt the attached resolution
conditionally approving a request for 43 in-lieu parking spaces.

EXECUTIVE SUMMARY

Marty Esterline, applicant, on behaif of Mastro’s Steakhouse, has submitied a request
for approval of 43 in-Lieu parking spaces to aliow the expansion of the existing
restaurant located at 246 North Canon Drive. The application consists of the
expansion of the existing restaurant use into an existing office area iocated on the third
floor of the building, and includes the enclosure of an existing balcony area at the rear
of the building. The interior modifications and enclosure of the existing balcony do not
require discretionary approval or a Development Plan Review; however, expansion of
the restaurant constitutes an intensification of use, and therefore requires that
additional parking be provided. The applicant has requested that the additional parking
be provided through the City's in-lileu parking program, which does require
discretionary approval.

Staff recommends that the Commission grant the reguest for participation in the City's
In-Lieu parking program, subject to the proposed conditions of approval.
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Applicant Marty Esterline

Project Owner Mastro's Steakhouse

Zoning District C-3

Permit Streamiining X .
Act Deadiine September 20, 2008 {without extension)

AREA CHARACTERISTICS AND PROJECT DESCRIPTION

Mastro's Steakhouse is located on the east side of North Canon Drive, between Davion
Way and Clifton Way. The Project site is 100 feet wide and 152 feet deep. The siie is
developed with a three-story commercial building, which contains both restaurant and
office uses. The first and second floors of the building are occupied by the restaurant
use, while the third floor is dedicated for office use. The restaurant is capable of
serving 299 people, and provides parking through the use of on-site, off-site, and in-
lieu parking spaces; 110 parking spaces are required. The existing parking spaces are
comprised of 19 on-site parking spaces, 78 covenanted off-site spaces located at 201
North Crescent Drive, and 13 In-Lieu parking spaces that were previously approved by
the Planning Commission on July 23, 2003. All parking spaces are accessed through
the use of an existing valet parking operation.

The existing third floor requires parking at a rate of one space per each 350 square
feet, pursuant to BHMC §10-3-2730. The applicant proposes to convert approximatety
2,190 square feet of office space into a banguet/dining area. Dining areas require
parking at a rate of one space per each 45 square feet, meaning that 49 additional
parking spaces would be required. However, the office space proposed to be
converted has already provides 6 parking spaces, which would be applied to the
restaurant’s expansion. Therefore, the proposed expansion would require a totai of 43
additional parking spaces {49 minus 8). All remaining portions of the third floor would
not be used as dining or bar area, and would therefore not be required tc provide any
additional parking spaces, as these areas would require a parking ratio of one space
per each 350 square feet, the same as the previous office use.

The applicant has submitted a parking and traffic study, which suggests that additional
parking generated by the restaurant's expansion could be absorbed by on-street
parking spaces and nearby parking structures. Additionally, the traffic study shows that
the expansion wouid not generate any significant traffic impacits.

it should be noted that the parking study has not been peer reviewed; however, staff
has contacted the City's Parking Operations Division for evaiuation of the in-lieu
parking reguest. The City's review of the in-lieu parking request has determined that
sufficient parking is available at existing facilities (9361 Dayton Way and 227 N
Crescent Drive) to accommodate the proposed project. Additionally, new parking
facilities are currently being constructed by the City, which would further accommodate
future parking demands.
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ENVIRONMENTAL DETERMINATION

The Project has been environmentally reviewed pursuant to the California
Environmental Quality Act (Public Resources Code Sections 21000, et seq. ("CEQA"),
the State CEQA Guidelines {California Code of Regulations, Title 14, Sections 15000
et seq.), and the City's environmental guidelines. A Class 1 Categorical Exemption has
been issued pursuant to CEQA Guidelines Section 15301 (existing facilities) for
operational changes to an existing facility, which will not generate any significant
environmental impacts.

PUBLIC NOTICE AND COMMENTS

The project was noticed in accordance with §10-3-3307 of the BHMC. Additionaily,
notice of the proposed project was posted at the project site prior to the public hearing.
To date, staff has not received any comments regarding the proposed project.

ANALYSIS

in-Lisu Parking

Pursuant to Section 10-3-3308 “Standard of Review”, the Planning Commission shall
approve an application for participation in the in-lieu parking district only if the
Commission makes the following findings:

1) Participation in the in-lieu parking district, as approved, will not
adversely affect existing and anticipated development in the vicinity
and wili promote harmonious development of the area.

The proposed expansion of the existing restaurant is consistent with the General Plan
and Municipal Code. Although approval of the in-lieu parking request would generate
additional demand on the existing parking facilities, the parking study prepared by the
applicant suggests that a sufficient number of parking spaces are available both on-
street and in existing public parking structures to accommodate the restaurant’s
expansion, Although the number of open parking spaces discussed in the parking
study has not been independently verified by staff, the City's Parking Operations
Division has reviewed the study and verified that sufficient space is available within the
public parking structures o accommodate a minimum of 43 additional vehicles
beginning at 5:00 p.m. As conditioned, the restaurant would not be permitted o open
for business prior tc 5:00 p.m.

The parking study prepared by the appiicant reviewed two public parking structures
tocated at 9361 Dayton Way and 221 North Crescent Drive, both of which are located
within a 500-foot radius of the restaurant. The study found that during the hours of
500 p.m. and 10:00 p.m. {the restaurant’s operating hours), there is an average of
approximately 948 parking spaces available between the on-street spaces and public
parking structures. Because the restaurant’s expansion is in compliance with the
General Plan and Municipal Code, and has been found fo not generate an adverse
impact on existing parking facilities, it is anticipated that pariicipation in the in-lieu
parking district would not adversely affect existing and anticipated development in the
vicinity of the restaurant, and will promote harmonious development of the area.
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2} Participation in the in-lieu parking district, as approved, will not
create any significantly adverse traffic safety impacts, pedestrian-
vehicle conflicts, or parking impacts.

FPer City review and as discussed in the parking and traffic study prepared by the
applicant, and in Finding 1 above, sufficient information is available to demonstrate that
participation in the in-lieu parking district would not generate significantly adverse
impacts related to traffic safety, pedestrian-vehicle conflicts, or parking.

The project is not expected to impact traffic safety due to the fact that sufficient parking
is available to accommodate additional restaurant patrons. Additionally, existing
signage and roadways are in place to direct traffic and accommodate restaurant
patrons, while limiting the possibility of traffic safety impacts.

Any additional vehicles would be parked by valet attendants in existing parking
facilities, and it is anticipated that the existing valet operation and its associated vehicle
routes are sufficient to avoid any pedestrian-vehicie conflicts.

While a significant number of parking spaces have been shown fo be available both
on-street and in public parking garages, it shouid also be noted that the parking and
traffic study found that Mastro’s Steakhouse generates an average of approximately 80
nightly automobile trips. The average of 80 nightly trips is spread out between the
restaurant’s operating hours of 5:00 - 10:00 p.m., meaning that the restaurant’s existing
number of parking spaces (110 spaces) are not being fully utilized at any point during
the night. Additionally, the in-lieu parking request is for 43 spaces, which is the number
needed 1o allow the expansion o operate as a full-time dining operation. Although the
number of in-lieu parking spaces would allow for a full-time dining operation, the
expansion is primarily intended for use during special events such as banquets, and
would not be used nightly for dining purposes. Finally, the restaurant does not open
until 5:00 p.m., which is outside the peak parking demand hours.

3) Participation in the in-lieu parking district will not be detrimental to
the public health, safety and welfare.

As_ discussed in Findings 1 and 2 above, participation in the in-lieu parking district is
not expected to create any significant adverse traffic safety impacts, pedestrian-vehicle
conflicts, or parking impacts. Additionally, participation in the in-lieu parking district is
not anticipated to adversely impact existing or future development, and therefore would
not be detrimental to the public health, safety and welfare.

RECOMMENDATION

Staff recommends approval of the attached resolution and participation in the in-lieu
parking district.

Conditions of Approval

1. Should the business or activities conducted at the Project site change so
that, in the opinion of the City Planner, additional parking is required for
the Project site in order to avoid significantly adverse traffic safety
impacts, pedestrian-vehicle conflicts, or parking impacts, then, regardiess
of the use at the site, additional conditions, including the reguirement of
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providing additional parking spaces may be imposed upon the Project site
by the Pianning Commission pursuant to a public hearing noticed in
accordance with the procedures set forth in §10-3-3307 of the BHMC.

2. Restaurant operating hours shall not begin prior to 5:00 p.m. daily. Any
future changes to the restaurant's operating hours shall be reviewed by
the Planning Commission.

3. The restaurant's valet plan shali be reviewed by the City to ensure
accommodation of the restaurant’s expansion, and to verify compliance
with City standards and vehicle routes.
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ATTACHMENT 1

Draft Planning Commission Resolution



RESOLUTION NO.
A RESOLUTION OF THE PLANNING COMMISSION
OF THE CITY OF BEVERLY HILLS CONDITIONALLY
APPROVING  IN-LIEU PARKING FOR THE
PROPERTY LOCATED AT 246 NORTH CANON
DRIVE (MASTRO’S STEAKHOUSE).

The Planning Commission of the City of Beverly Hills hereby finds, resolves and

determines as follows:

Section 1. Marty Esterline, expediter, on behalf of Mastro’s Steakhouse,
{collectively the “Applicant”) has submitted an application for participation in the City’s In-Lieu
Parking District to provide a total of 43 in lieu parking spaces to satisfy parking requirements
resuiting from the conversion of existing office space to dining area in an existing restaurant

located at 246 North Canon Drive (Mastro’s Steakhouse) (the “Project™).

The existing 4,221 square-foot dining area will be increased to 6,411 square feet
by the conversion of 2,190 square feet of existing office space on the third floor. The conversion
will result in additional dining space that is intended for use during banquets and special events.
Expansion of the restaurant will increase the seating capacity from 299 to 415 seats. The project
will result in the enclosure of approximately 868 square feet of existing balcony space, a portion
of which will be converted to dining area. Conversion of office space to dining area constitutes
an intensification of use within the meaning of the Beverly Hills Municipal Code and will
increase the net parking requirement. Beverly Hills Municipal Code Section 10-3.2730 requires
one space per forty-five (43) square feet of restaurant use, and one space per 350 square feet of
office or service area. Therefore, the conversion from office to dining area will require that the

Project provide forty-three (43) additional parking spaces {13 parking spaces are already being



provided through the City’s in lieu parking program), resulting in a total of fifty-six (56) in lien

spaces.

Section 2, The Project has been environmentally reviewed pursuant to the
California Environmental Quality Act (Public Resources Code Sections 21000, et seq.
(“CEQA™), the State CEQA Guidelines (California Code of Regulations, Title 14, Sections
15000 ef seq.), and the City’s environmental guidelines. A Class 1 Categorical Exemption has
been issued pursuant to CEQA Guidelines Section 15301 (existing facilities) for operational

changes to an existing facility, which will not generate any significant environmental impacts.

Section 3. The project was noticed in accordance with §10-3-3307 of the
BHMC. Additionally, notice of the proposed project was posted at the project site prior to the
public hearing. On August 7, 2008, the Planning Commission considered the application at a

duly noticed public meeting. Evidence, both written and oral, was presented at said meeting.

Section 4. In considering the application for in-lieu parking, the Planning
Commission considered the following criteria:

1. Whether participation in the in-lieu parking district, as approved,
will adversely affect existing and anticipated development in the vicinity and will
promote harmonious development of the area;

2. Whether participation in the in-lieu parking district, as approved,
will create any significantly adverse traffic safety impacts, pedestrian-vehicle

conflicts, or parking impacts; and



3. Whether participation in the in-lieu parking district will be

detrimental to the public health, safety or welfare.

Section 5. Based on the foregoing, the Planning Commission hereby finds
and determines as follows:

1. Participation in the In-Lieu Parking District will not adversely
affect existing and anticipated development in the vicinity and will promote
harmonious development of the area. The Applicant has provided a parking study,
which demonstrates that Ample parking is available in nearby City parking structures
on North Crescent Drive and Dayton Way (both located within SOQ feet (walking
distance) of the Project) to meet the additional parking demand generated by the
Project. Although staff has not independently verified the number of open parking
spaces discussed in the parking study, the City’s Parking Operations Division has
reviewed the study and verified that sufficient space is available within the public
parking structures to accommodate a minimum of 43 additional vehicles after 5:00
p.m. The restaurant is open only for dinner hours (beginning at 5:00 p.m.), when the
demand for off-site parking in City parking facilities is less than during peak business
hours and, as conditioned, the restaurant will not be permitted to open for business
prior to 5:00 p.m. daily. Additionally, as conditioned by this resolution, the Applicant
will be required to provide free parking to employees at all times. Therefore,
allowing the Project to provide a total of 43 additional in lieu parking spaces wiil not

discourage other development or adversely impact existing uses in the vicinity.



2. Asrequired by Code, the restaurant currently provides 110 parking
spaces. All parking is adminisiered through valet service only, with 19 spaces
provided on site and 78 spaces covenanted off site at 201 North Crescent Drive, for a
total of 97 valet operated parking spaces. In addition, the restaurant currently
provides 13 additional spaces through the City’s in-lieu parking program. With the
conversion, the restaurant will require an additional forty-three {43} spaces for a total
of 153 spaces. The Applicant proposes to provide the additional forty-three (43)
spaces through participation in the In Lieu Parking District. A parking survey
prepared for the Project has determined that 43 in lieu parking spaces can be easily
provided by the City’s public parking facilities and on-street parking. A parking and
traffic study provided for the Project has determined that the Project will have a
negligible impact upon the surrounding area street system, traffic safety, pedestrian-
vehicle circulation or parking. Therefore, participation in the In-Lieu Parking District
will not cause adverse street parking impacts or adverse traffic impacts,

3. For the reasons described in paragraphs 1 and 2, above,
participation in the In-Lieu Parking District will not create any significant adverse
traffic safety impacts, pedestrian-vehicle conflicts, or parking impacts and will not be

detrimental to the public health, safety or welfare.

Section 6. Based on the foregoing, the Planning Conumnission hereby approves
the request to participate in the In-Lieu Parking District to satisfy the parking requirements for

forty-three (43) spaces for the Project, subject to the following conditions:



I. Should the business or activities conducted at the Project site
change so that, in the opinion of the City Planner, additional parking is reguired for
the Project site in order to avoid significantly adverse traffic safety impacts,
pedestrian-vehicle conflicts, or parking impacts, then, regardless of the use at the site,
additional conditions, including the requirement of providing additional parking
spaces may be imposed upon the Project site by the Planning Commission pursuant o
a public hearing noticed in accordance with the procedures set forth in §10-3-3307 of
the BHMC.

2. Restaurant operating hours shall not begin prior to 5:00 p.m. daily.
Any future changes to the restaurant’s operating hours shall be reviewed by the
Planning Commussion.

3. The restaurant’s valet plan shall be reviewed by the City to ensure
accommodation of the restaurant’s expansion, and to verify compliance with City
standards and vehicle routes.

4. These conditions shall run with the land and shall remain in full
force for the duration of the life of the Project.

5. This resolution approving participation in the In-Lieu Parking
District shall not become effective until the owner of the Project site records a
covenant, satisfactory in form and content to the City Attorney, accepting the
conditions of approval set forth in this resolution. The covenant shall inciude a copy
of this resplution as an exhibit. The Applicant shall deliver the executed covenant to
the Department of Planning & Community Development within 60 days of the

Planning Commission decision. At the time that the Applicant delivers the covenant



to the City, the Applicant shall also provide the City with all fees necessary to record
the document with the County Recorder. 1fthe Applicant fails to deliver the executed
covenant within the required 60 days, this resolution approving the Project shall be
null and void and of no further effect. Notwithstanding the foregoing, the Director
of Planning & Community Development may, upon a request by the Applicant, grant
a waiver from the 60 day time Hmit if, at the time of the request, the Director
determines that there have been no substantial changes to any federal, state or local

law that would affect the Project.

Section 7. The Secretary of the Planning Commission shall certify to the
passage, approval, and adoption of this resolution, and shall cause this resolution and his/her

Certification to be entered in the Book of Resolutions of the Planning Commission of the City.

Adopted:
Noah Furie
Chairman of the Planning Commission of
the City of Beverly Hills, California
Attest:
Secretary
Approved as to form: Approved as to content:
David M. Snow Jonathan Lait, AICP (ﬂi -
Assistant City Attorney City Planner



ATTACHMENT 2
Parking and Traffic Study
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Technical Report

To: City of Beverly Hills Planning Department

cc: KAA Design

From: Brian A. Marchetti, AICP

Date: june 17, 2008

Re: Project Parking Analysis ~ Mastro’s Restaurant Expansion

at 246 North Canon Drive, Beverly Hills

This report responds to a request from the City of Beverly Hills to conduct a parking study for the proposed
expansion of the Mastro’s restaurant (Project) at 246 North Canon Drive in Beverly Hills, KOA Corporation
conducted the required parking study while under contract with KAA Design. The Project would expand the
existing restaurant, and 43 in-lieu parking spaces would be required based on the expansion and the current
parking provisions for the site. An in-lieu parking district has been established by the City in the local area.

Summary

The parking analysis for the proposed Project considered the potential impacts on area parking supplies due to
increased demand for public parking and intensified valet operations under the proposed Mastro’s restaurant
expansion. The additional parking demand from the Project could be accommodated in parking structures within
the parking district, and large parking surpluses would remain in those locations in the post-Project period.

The Mastro’s Steakhouse restaurant, under current operations, opens at 5:00 p.m. on weekdays, Saturdays, and
Sundays. The peak of the restaurant’s parking demand occurs after other uses in the area are closing. Demand

for parking within the immediate area is primarily generated by daytime uses such as commercial offices. The
restaurant opens as offices are closing down for the day.

Public parking supply surpluses are present within a 500-foot radius from the project site. The following number

of public on-street and public parking structure vehicle parking spaces are available on an average weeknight, after
the 5:00 p.m. opening of the restaurant:

*  5:00 p.m. hour — 437 spaces available (31 on-street spaces and 406 spaces in structures)

*  6:00 p.m. hour — 743 spaces available (30 on-street spaces and 713 spaces in structures)

» 7:00 p.m. hour ~ 1,021 spaces available (27 on-street spaces and 994 spaces in structures)
¢ 800 p.m. hour —~ 1,224 spaces available {27 on-street spaces and 1,197 spaces in structures)
*  9:00 pm. hour ~ 1,316 spaces available (34 on-street spaces and 1,282 spaces in structures)

The in-lieu parking supply required by the Project, as a proportion of the available supplies within area public
parking areas, ranges from 9.8% (during the 5:00 p.m. hour) to 3.2% (during the 9:00 p.m. hour). These

LOS ANGELES OAKLAND ONTARIO ORANGE COUNTY SAN DIEGO
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percentages are a small proportion of the overall available parking supply. On Saturdays and Sundays, the available
parking within these parking areas is generally higher than on weekdays.

Not all of the restaurant patrons will park in public parking areas. A sizeable proportion of customers will likely
continue to use the valet parking service provided by the restaurant. A search of existing privately-owned but
publicly available pay parking lots was conducted within the 500-foot radius analyzed for the parking demand
study. This was done to determine if additional areas are readily available to absorb additional parking demand
generated by expanded Project valet parking operations. None of the surveyed sites appear, from the planning-
level research conducted, to have the capacity to absorb additional valet parking activity or operators are not
interested in providing either additional or new evening parking supply. The location at 257 North Canon Drive
is currently used in the evenings for valet parking operations for Mastro’s and other area evening uses.

The existing site has a total of 19 standard and tandem spaces. A valet operation managed by United Parking is
used during business hours to take vehicles off-site for parking. The restaurant expansion would require that
additional in-lieu spaces be approved by the City.

Intensifying the use on the third floor, by replacing the former commercial space with a restaurant use, creates 2

supply deficit for the building that exceeds the off-street parking supply and the off-site supply provided by an
existing parking covenant.

The proposed project would provide for the expansion of the existing restaurant dining area by 2,190 square feet
and the overall kitchen area by 686 square feet. The expanded dining area would be designated for banquets and
would therefore not be an increase in the standard seating capacity of the restaurant for general operations.
Parking Code requirements have been applied conservatively for this report, however, to determine any potential
area parking impacts of the expanded floor area during banquet operations. The area of the third floor that
would be used for restaurant dining area expansion would total 2,190 square feet. Based on City Code
requirements for restaurant dining areas, the expanded area of the restaurant would require 49 spaces.

The City code requirements for the kitchen area would match those requirements for the former office space.
Therefore, the kitchen area has been excluded from the parking requirement calculations.

The former office use of the area that would be used for the new dining area — the same 2,190 square feet -
required six spaces. Therefore, 43 (49 minus six) in-lieu parking spaces would need to be approved by the City
for the expansion to take place. The existing building and uses requires 95 parking spaces, which is met via an
existing parking covenant for off-site spaces, area valet operations, and on-site parking spaces.

It is recommended that promotional literature for the restaurant and directions provided to customers over the
phone and on the restaurant web site encourage the use of the two nearby public parking structures. For the
increase in valet parking demand that will occur after the restaurant expansion, from customers that choose not
to use public parking, it is recommended that parking within the adjacent parking structures be used for valet
operations. Public parking spaces within the Montage site {currently under construction), or the nearby public

parking structures where evening supply is available, could potentially provide alternate vehicle storage locations
for valet operations.

A search for parking supply within privately-operated lots is not necessary for the Project, however, due to the
large parking surpluses in the area parking structures. The Project owner can locate and secure additional parking

Project Parking Analysis ~ Mastro’s Restaurant Expansion (246 North Canon Drive)
Prepared for KAA Design

June 17, 2008

Page 2
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supplies as needed for efficient valet parking operations, but such acquisitions would not be necessary as Project
parking mitigation measures.

The study is discussed in more detail in the sections below. Recommendations are provided at the end of the
report.

Methodology

A scoping document was provided to the City of Beverly Hills planning staff on April 22, 2008, which defined the
major assumptions that would be used for the required parking analysis of the proposed Project. in order to
determine whether the area parking supply is adequate for the absorption of parking demand that would be

generated by the proposed Project, the scoping document defined a parking analysis that was undertaken within a
500-foot radius of the existing Mastro’s restaurant site.

The parking demand for the Mastro's restaurant expansion (Project) was calculated based on the total planned
expansion floor area and City Code requirements. The ability of on-street parking areas within 500 feet of the
site and two nearby parking structures to absorb the overflow demand was examined. The potential for area

parking lots operated by private companies to absorb the additional parking demand generated by intensified valet
activities was also examined.

Project Parking Requirements and Supply
Parking Code

The City of Beverly Hills Municipal Code, within section 10-3-3301, established an in-lieu parking district in the
local area:

A. This article establishes an in-lieu parking district for any commercially zoned
property located in the area bounded by the centerlines of the following streets:
Wilshire Boulevard, Santa Monica Boulevard North Roadway, and Crescent Drive.

B. Those properties which are zoned for commercial use and which comply with
all the requirements of this article may participate in the in-ieu parking district
and be permitted to satisfy all or a part of the requirements for parking spaces

by the payment to the city of an indieu fee. (Ord. 76-0-1608, eff. 6-17-1976;
amd. Ord. 94-0-2206, eff. 8-5-1994.)

The applicable Code requirements for off-street parking, for the restaurant use, are described in Section 10-3-
2730 of the Municipal Code:

I space per 45 square feet of dining and bar floor area for the first 9,000 square
feet of such area and | space per 65 square feet of dining and bar floor area in
excess of 9,000 square feet.

Project Parking Analysis — Mastro's Restaurant Expansion (246 North Canon Drive)
Prepared for KAA Design
june 17, 2008

Page 3
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Parking requirements for commercial uses not specified within that Code section must have one space per 350
square feet.

Existing Requirements

The existing dining area for the restaurant on the It and 2™ floors of the project building totals 3,500 square feet
and requires 78 spaces at the rate of one space per 45 square feet. The commercial space adjacent to the project
building, with a floor area of 2,000 square feet, is provided parking on the project site in the amount of six spaces
at one space per 350 square feet for a general commercial retail use. The existing 3,725 square feet of

commercial floor area on the third floor of the Project building requires 1} parking spaces at the rate of one
space per 350 square feet,

The total required number of spaces for the existing Project building and uses is therefore 95.

The existing site has a total of {9 standard and tandem spaces. A valet operation provides off-site vehicle storage
for the restaurant parking demand at the following area locations:

= The parking covenant on the Project property provides 76 parking spaces at 201 North Crescent Drive
(Sunrise Assisted Living)

*  United Parking provides parking for multiple valet operations at 257 North Canon Drive at a total of 140

spaces.

United Parking also stores vehicles for valet operations at the public parking structure located at 221

North Crescent Drive, where 100-150 spaces are utilized on a typical evening.

* Vehicles can also be parked at the Whole Foods parking structure at 239 North Crescent Drive, as
needed, through a per-vehicle payment agreement with the site management.

The 76 off-site spaces provided under the covenant, plus the on-site parking supply of 19 spaces, resuits in a total
current parking supply of 95 spaces, meeting the code requirements. The additional area sites used for vehicle
storage during valet operations provides additional supply flexibility.

The current daily activity related to Mastro’s valet operations is summarized within Attachment C. The total
activity numbers relate to total infout activity of vehicles for the valet operations. Therefore, parking demand at

any specific time would be lower than these numbers. The existing parking covenant for the Project site is
provided within Attachment .

Post-Project Requirements

Based on the City Code requirements of one space per 45 square feet of floor area under 9,000 square feet, the
expanded dining area of the restaurant at 2,190 square feet would require 49 spaces.

The expanded dining area would be designated for banquets and would therefore not be an increase in the
standard seating capacity of the restaurant for general operations. Parking Code requirements have been applied

conservatively for this report, however, to determine any potential area parking impacts of the expanded floor
area during banquet operations.

Project Parking Analysis — Mastro’s Restaurant Expansion (246 North Canon Drive)
Prepared for KAA Design
June 17, 2008
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The restaurant expansion would increase the demand for both area public parking and Mastro’s valet operations
and related off-site vehicle storage. The expansion requires 49 spaces (based on the dining area}, but six of the
Code-required spaces for the existing third-floor area that would be replaced by the expanded restaurant dining
area would no longer be needed in the post-Project period.

Therefore, a total of 43 (49 minus six) in-lieu parking spaces would need to be approved by the City for the
restaurant expansion to take place. These spaces could be provided within the 22! North Crescent Drive
parking structure, or the 9361 Dayton Way structure (if evening hours could be extended). Use of only the 22}

North Crescent Drive location would not cause any adverse parking supply impacts, based on the parking
availability data from the area parking study.

Therefore, due to the lack of parking impacts that would be caused by the Project, specific mitigation measures
are not recommended. Mastro’s can continue to use the area public parking structures for valet parking

operations in the post-Project period, and other privately-operated lots as desired by the owner, and area parking
supply surpluses would remain.

Data from the parking analysis is discussed below.

Existing Area Parking Conditions

An overview of the existing conditions parking survey, as conducted within a defined study area, is provided

below. From the collected supply and hourly demand survey data, availability of parking within the area was
calculated.

Survey Area

The following on-Street parking survey areas were included in the parking survey area, as they are located along
the curb lane of roadways within the 500-foot radius from the Project site:

Crescent Drive, between Dayton & Clifton
Canon Drive, between Dayton & Wilshire
Beverly Drive, between Dayton & Wilshire
Dayton Way, between Beverly & Crescent
Clifton Way, between Crescent & Canon

The following self-park public parking structures were included in the parking survey, as they are located within
the 500-foot analysis radius from the Project site:

* 936! Dayton Way
= 221 North Crescent Drive

Parking survey data compiled by KOA provided hourly summaries of the supply within the study area on two
weekdays from 8:00 a.m. to 9:00 p.m., and on a Saturday and a Sunday from 8:00 a.m. to 10:00 p.m.

Figure I within Attachment A to this document illustrates the survey area used for the Project parking analysis.

Project Parking Analysis — Mastro's Restaurant Expansion (246 North Canon Drive) Page 5
Prepared for KAA Design

June 17, 2008
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Available Area Parking Supply

Figure 2 through Figure 16 within Attachment A provide illustrations of the locations of the available area parking

supplies, for the hours that Mastro's is in operation (from 5:00 p.m. daily). The detailed data summaries, for all of
the survey hours, are discussed below.

Existing Off-Street Public Parking Areas

From the surveys conducted for this report, on Tuesday June 3rd, Thursday June Sth, Saturday April 26th, and

Sunday April 27%, hourly parking availability within the survey area was calculated. All surveys dates were within
2008.

Table 1 provides a summary of area parking availability with the analyzed parking structures, averaged over the

two weekday surveys days. Table 2 provides a summary of the structure data for the Saturday survey, and Table
3 provides a similar summary for the Sunday survey.

Based on the weekday survey data summarized within Table 1, the highest parking availability when analyzed as a
percentage of available supply occurs during the 9:00 p.m. hour at 91%. The lowest parking availability occurs
during the 1:00 p.m. hour at 9% available. During the business hours of Mastro’s, from 5:00 p.m. onward, the

lowest parking availability within the parking structures is 30% of supply (406 spaces available) within the 5:00 p.m.
hour.

Based on the Saturday survey data summarized within Table 2, the highest parking availability occurs during the
9:00 p.m. hour at 98%. The lowest parking availability occurs during the 3:00 p.m. hour at 34% available. During
the business hours of Mastro's, from 5:00 p.m. onward, the lowest parking availability within the parking
structures is 46% of supply (626 spaces available) within the 5:00 p.m. hour.

Based on the Sunday survey data summarized within Table 3, the highest parking availability occurs during the 9:00
p-m. hour at 99%. The lowest parking avaitability occurs during the 2:00 p.m. hour at 94%. During the business
hours of Mastro’s, from 5:00 p.m. onward, the lowest parking availability within the parking structures is 94% of
supply {1,278 spaces available) within the noon to 6:00 p.m. hours,

Project Parking Analysis — Mastro's Restaurant Expansion (246 North Canon Drive)
Prepared for KAA Design

June 17, 2008
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Table | - Available Weekday Parking in Public Structures

221 North
Crescent Drive| 9361 Dayton TOTAL PERCENT
Structure | Way Structure |AVAILABLE| AVAILABLE

Available Spaces 693 665 i,358

10:00 am. - 11:00 p.m. 107 132 239 18%
14:00 am. - 12:00 p.m. 118 116 233 17%
12:00 p.m. - £:00 p.m. 125 76 200 15%
100 pm. - 2:00 p.m. 84 42 126 ¥
2:00 p.m. - 3:00 pm. 76 60 135 10%
3:00 p.m. - 4:00 p.m. 83 94 177 13%
4:00 p.m. - 5:00 p.m. i3 136 249 18%
5:00 p.m. - 6:00 p.m. 192 215 406 30%
6:00 p.m. - 7:00 pm. 323 390 713 53%
7:00 pm. - 8:00 p.m. 443 551 994 73%
8:00 p.m, - 9:00 p.m. 584 613 0,197 88%
9:00 p.m. - 10:00 p.m, 640 643 1,282 94%

Deata Is everoged for the two weekdoy surveys of 06/03/08 and 06/05/08.

Project Parking Analysis — Mastro’s Restaurant Expansion (246 North Canon Drive}
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Table 2 ~ Available Saturday Parking in Public Structures

221 North
Crescent Drive| 9361 Dayton TOTAL PERCENT |

Structure Way Structure
iAvailable Spaces 693 665 1,358
10:00 am. - 11:00 pm, 452 ' 333 783 58%
[:00am. - 1200pm. | 419 309 728 54%
12:00 p.m. - 1:00 p.m. 375 263 638 7%
100 p.m. - 2:00 p.m. 293 229 522 38%
2:00 p.m. - 3:00 p.m. 294 224 518 38%
3:00 p.m. - 4:00 p.m. 248 209 457 34%
4:00 p.m. - 5:00 p.m. 291 258 549 40%
5:00 p.m. - 6:00 p.m. 333 293 626  46%
6:00 p.m. - 700 pm. 386 349 735 54%
7:00 p.m. - 8:00 p.m. 538 505 1,043 T1%
8:00 pm. - 9:00 p.m, &41 665 1,306 96%
9:.00 p.m. - 10:00 p.m. 670 665 1,335 98%

Table 3 — Available Sunday Parking in Public Structures

22+ North
Crescent Drive| 9361 Dayton TOTAL PERCENT

Structure | Way Seructure | AVAILABLE| AVAILABLE
Available Spaces 693 665 1,358
10:00 a.m, - |1:00 p.m. 653 658 1,311 97%
00 am. - 12:00 pam, 646 654 1,300 96%
F2:00 pm. - 1:00 p.m. 630 653 1,283 24%
00 p.m, - 2:00 p.m. 620 653 1,273 24%
2:00 pam. « 3:00 pn, 614 656 1,270 94%
3:00 p.m. - 4:00 p.m. 615 657 1,272 94%
4:00 p.m. - 5:00 pm, 618 857 1,275 24%
5:00 p.m. - £00 p.m. 621 657 1,278 4%
6:00 p.m. - 7:00 p.m. 625 657 1,282 94%
7:00 p.m. - 8:00 p.m. 660 662 1,322 97%
8:00 p.m. - 9:00 p.m. 679 662 1,341 99%
9:00 p.m. - 10:00 p.m. 639 662 1,351 99%

Project Parking Analysis — Mastro’s Restaurant Expansion (246 North Canon Drive)
Prepared for KAA Design
June 17,2008
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Existing On-Street Public Parking Areas

Table 4 provides a summary of area parking availability with the analyzed on-street parking areas, averaged over
the two weekday surveys days. Table 5 provides a summary of the on-street parking data for the Saturday survey,
and Table 6 provides a similar summary for the Sunday survey. The parking survey area for the on-street supply
included spaces that are primarily regulated by parking meters.

Based on the weekday on-street survey data summarized within Table 4, the highest parking availability when
analyzed as a percentage of available supply occurs during the 10:00 a.m. hour at 44%. The lowest parking
availability occurs during the 2:00 p.m., 6:00 p.m., and 7:00 p.m. hours at 25% available. During the business hours
of Mastro’s, from 5:00 p.m. onward, the lowest parking availability within the on-street areas is 25% of supply (27
spaces available) within the 7:00 p.m. and 8:00 p.m. hours.

Based on the Saturday on-street survey data summarized within Table 5, the highest parking availability occurs
during the 10:00 a.m. hour at 54%. The lowest parking availabifity occurs during the 8:00 p.m. hour at 16%. This

time of lowest parking availability occurs during Mastro’s business hours and equates to an availability of I8
spaces,

Based on the Sunday on-street survey data summarized within Table 6, the highest parking availability occurs
during the 10:00 a.m. hour at 27%. The lowest parking availability occurs during the 12:00 p.m. hour at 6%
available. During the business hours of Mastro’s, from 5:00 p-m. onward, the lowest parking availability within the
on-street areas is 13% of supply (14 spaces available) within the 7:00 p.m. hour.

Project Parking Analysis ~ Mastro’s Restaurant Expansion (246 North Canon Drive) Page 9
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Existing Privately-Managed Parking Areas

In order to determine if there is existing available parking supply in privately-managed lots within the 500-foot
radius from the Project site analyzed for the parking study, a survey was conducted of these locations. The
focations included private parking lots {offices, other commercial uses, etc.) where signage indicated that public
paid parking or free customer parking was available. Many of these locations provide monthly parking to area
businesses, with demand primarily generated by office uses.

A number of the parking lots are saturated with demand by valet parking operations, or are saturated by demand
from monthly parking permits. Table 7 provides a list of the privately-operated parking lots within the study area.
Mastro’s currently uses parking at the 201 North Crescent Drive location through the parking covenant on the
Project property. Additional parking is used at the 239 Crescent Drive location, through a per-vehicle agreement
with the owner. The final item in the list, a nearby lot operated by United Valet Parking, is currently used for
monthly parkmg and some public parking during standard weekday business hours. During the weekday evening

and weekend time periods, these parking areas are used for valet operations from Mastro's and other evening
uses.

Table 7 ~ Privately-Operated Parking Lots in Area

Location Owner Supply Type of Use Availability On-Site? | Machine?
| 270 N Canon Dr Obag 43 Office / Private Dedicated - Not Avail. Yes MNe
2 250 N Canon Dr Hilton & Hyland 23 Office { Private Dedicated - Not Avail,

3 190 N Canon Dr ia Jolla Bank * Bank - Off Site Dedicated ~ Not Avail. nia nfa

4 i76 N Canon Dr Spago * Restaurant Dadicated - Not Avail, afa nia

Sunrise Assisted Living / 76 dedi d
201 N Crescant Br. nrise Assisted Living 125 Public & Assisced Living spacfzs edicated to
5 Hodes Parking 71 Mastra's via covenant ! !

& 232 N Canon Dy Gersh Industry * Office / Private Dedicated - Not Avail,
Spaces used on a per-

239 Crescent Dr Whole Food Marke: 55 Market vehicle fag basis by Yes Yes

Mastro's
8 257 N Canon Dr United Valet Parking 140 Public Used for Mastro's, others| Yes Yes

* Unknown supply or valet operations with varying supply (stacking) oy

Out of eight sites identified in Table 7, some are already being used by Mastro’s to manage parking demand
created by the existing restaurant. None of the remaining sites have the capacity to absorb additional valet
parking activity or the operators are not interested in providing either additional or new evening parking supply.
Many of these locations generally close within or near the 5:00 p.m. hour.

Project Parking Analysis — Mastro’s Restaurant Expansion (246 North Canon Drive) Page 13
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Proposed Developments

A major development within the parking study area, the Beverly Hills Gardens & Montage Hotel Project, could

potentially provide direct parking to Mastro’s customers or could be partially leased to Mastro’s for valet parking
operations supply.

The project would consist of hotel and condominiums with a major parking structure, The City’s Parking
Authority will develop public parking within a portion of the off-street parking area. The garage will be operated
by a single parking company, and the hotel and condominium uses will have valet operations. The City's project
page on its web site describes the project as providing a total of 1,172 off-street parking spaces, with 753 of the

spaces required by Code for the hotel and residential uses. The City will have controi over 221 of the 419
additional spaces provided as public parking spaces.

The public parking portion of the Montage parking supply could be used for Mastro's parking demand, if
determined to be necessary by the Project owner. Project demand could be accommodated within the analyzed
public parking structures, however, without any adverse impacts to area public parking supplies.

Recommended Parking Operations Plan

The following are the recommendations for parking operations at the Mastro’s site, after the restaurant expansion
is completed and operational:

Customers should be informed, through print and web-based promotional and informational
material on the restaurant, of the general availability of parking spaces within the nearby public
parking structures.

Valet operations should continue, with vehicle storage at the various area parking lots operated
and used by United Valet Parking.

Additional vehicle storage for valet operations should be secured at the Montage site or the 221
North Crescent Drive structure, if available and feasible,

The parking study analysis has identified adequate public parking supply within 500 feet of the Project site, but a
sizeable number of restaurant customers will continue to prefer the use of the valet service. The absorption of

the additional parking demand created by the Project would be absorbed by available parking supplies in the
nearby public parking structures, without adverse impacts to area public parking supplies.

A total of 38 in-lieu parking spaces would need to be approved by the City for the restaurant expansion to take
place. These spaces could be provided within the 221 North Crescent Drive parking structure, or the 9361
Dayton Way structure (if evening hours could be extended). Use of only the 221 North Crescent Drive iocation
would not cause any adverse parking supply impacts, based on the parking availability data from the area parking

study. The daily operating hours of the restaurant begin at 5:00 p.m., which helps to assure that such impacts
would not be created.

Project Parking Analysis ~ Mastro's Restaurant Expansion (246 North Canon Drive) Page 14
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ATTACHMENT A -
STUDY AREA AND PARKING DEMAND FIGURES
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ATTACHMENT B -~
PARKING SURVEY SUMMARY SHEETS

Project Parking Analysis — Mastro’s Restaurant Expansion (246 North Canon Drive) Artachments
Prepared for KAA Design

June 17, 2008



[ 8 4 i [ L 9 ) 8 [ ¥ ¥ g PoEEN B HINOS
G [ ¥ § [ [3 ¥ g [2 [ ¥ [ § e 03 AGISHLHON
o 0 3 Z H [ ! 1 [4 Bupeon SHUSHLHON U] WORESS QF "0 IH80S9I0) Wni A D]
G 3GIS 1530,
] i 4] 1 z 3 F € 3 £ 3 3 £ Buipeo| FOIS LSBAL
4 3 i i i 0 2 S H z H 2 Z desipue AG Lsam
ot B ] g o1 B [ Z [ i [T 35 153 Kpp UONED ©) ABAR OB 1t s BALC] WBIFID]

Po BT BOIS HLHON (Y RBUSRID G 4(] UOURS W fepa wopec]

RN (3016 HLNOS

() UOUE} OF I AUBAGE W0k Arpp uoieg

Z [ 8 [ 3 g 1 ] & £ [ 8 §
L [ t B i [ 8 J4 g ¥ g 5 it peRIBN FOES MLHOM
o Z [ i [l 8 ! 3 G 1] ! t [ Hpmon OIS HLHON

.n&wﬁa 13018 153

Au wopAng O AR UG ML BAL HOURD)

ko] A0S i8vd

A VORI ©F PAKG SAUSHAN W0 BAUCY UOED)

paBlaiIln 3G HLEON 53 uOUB) O i) Knaaeg woid PIBABNOR BHUSIMA

CXTT 3015 153

3 [ ¢ 3 Z 3 F] z € 1 € ¥
o o o 0 [ 0 3 1 [ I 0 3 1 Bupecn) A0S L5AM
o [ B 0 [+ [ 4 i [ [ [ 5 9 FEE L ENENE]
) ) ) 3 ¢ ¢ 0 [} o 0 o o t Biped EREREE] MG DRUSIN, O Redy, uoiker) woi o) Apeneg

GiEoL-00i6 | DRS00 | DOIBDNL | H0PL00M8 | GISODS | DOIS-00°

¥ | yone

5a0VAS
TIEYTTVAY

HOLL I DST0 DNDIEY L33H)LENO

SYIH ATHEAE8 TAMD

N OXG - WY 0004 QYA

BOUZ ¢ INOF AVCEENL R

ACNLS DNMEYL STHM ATHEASSE L33rodd
SHLOOESY MUY /SH IR ONY HH3d SLNETD

AFAHNS AONYSNON0 DNIIEV LHSHLS-NO ATHNOH

8060-pS (0 AIB0TIS HE0) Xy FYEL-PAS HZA) TRITYg

OdLTIM



t L 5 B 3 § 7 ) ) ) ) Z 2 7B IS 3078 HENOS
& ¥ ¥ 5 ¥ ¥ ¥ 5 g 3 5 3 g P SHEHILON
Fl G & 3 o i T 7 3 7 T ] v e SOISHIEON I3 WOLBD) P I JUEOSBIC WO e uoups

PeREN 3015 153W

13 ¥ 4 ¥ ¥ ¥ m ¥ ¥ ¥ ¥y

[ [ i -4 3 € [ z Z z [ [ € Blpea HOS 1890

) i 7 z 7 E i z E 3 z z z FESipLEH BCHE 155

H ¥ [y it i it [3 H i1 [} £ it ¥ e SOIF 1svd ABi UOYRD O AR UCIABE) Wty BAIH] BB

- N R omioN | S0IS HINOS
7 ¥ T T ETA T K] JBISEL 0] 1(] UOUES 101 fepp, Loieg)

Z [ L [} [ & 4 L i 9 @ ] [ [EEE ACHS HINOS
8 [ [} [ [ 8§ of ol ol 3 ] [ i DO BN OIS HIHON
[ )} 2 [ [} o i b 0 H o ) 3 tuipec TS HIHON 5] UOUEL) Gf ac3 Aiae] ol Aapp LOARG

pe RPN 308 1SVE Arpa uoMAEQ O ABAA LG B0 BARCY LR1ED)

2t & 22 i1 0z far 22 & 4 g1 gi L ca
e M SR o K -
& ¥ ¥ 4 ¥ ¥ + ¥ 14 -4 4 € 4 [ecdaniztd AT LS
E] ¥ E] 14 k- E 9 9 ] S E} £ 7 [ HOZ 15Y3 AR GDUED 1 DA SHUSHA w0k BALTY UDIRDY

b2

5 1 0 o : PRI

Heis HLNOS

0 [ ] G pasiIln HAUS HAHON 1) LOURD 0} i} AISABE 0L PHEABINOE BHUSIA

SIS 18TM

T . € g
0 [} & o 0 o © ¢ 0 [} BupecT HAKS ISAM
[ L} § & [ [} & G 0 o pe e ERENEE
] o 0 [ o [i] i [i] [ [ Lpeoy 3015 48v3 PRI BILSIING 8 AR ARG WO i AU Aeasg

SEddann i

HOMJNHTGRA DNV 23U NO

STHH ATH3AT8 -ALD

Wl CO01 - WY GG0L (OB

BOOZ 'S ANNC AYOSHNHL HALva

AGNLE SNDEY G ST ATHBAZE LOAPOHE
SHLVICIEEY MUY /833 ONY HHIE NGO

AJAHNS ASNYNOO0 DNIMH YD LARELS-NO ATHNOH
S9R0-POS (O 560-D0G (0200 XBS  pYBI-4DG (0E0) BuoLy Om ._||~ _ >>




F4 0 0 b 14°1 o
LS 0 0 0 9kl 0
6 ¢ 0 3 082 0
98 ¥ 0 i 0L o
BiF ¥ Y i ogy 4
2 it 5 O 4 £9G e
594 9 3 4 {3:53] €
8.9 ¥ 2 & 564 £
LE9 4 Z g P88 €
9SG g 2 @ g6y 3
Ga5 £ 0 g £5% €
888 c 0 z 884 £

ACNLS DNMHYd STIH ATHAAZG AL

ANKG INFOSTIHO HIHON 122 GNY AYM NOLAYQ L9886 INOLLYDON
We 00:01 - WY 0008 (OIE3d

8002 '€ INNFE AVOSINE “HLva

ACGALS DNIAHYY STUIH ATHIADG LO3M0HA

SILVIDOSSY NHVA /SHTE ONYV HHEA CINETD

AZAHNS AONVANOO0 FHNLONHLS DNIHV ATHNOH

BOB0-POS (929) XBd  $YEL-PG (920) BUOUd om o_..l__ >>




[
£S
+t4%
852
[ty
¥o5
gi%
gis
e
164

D i v O Q| Q] O] O] G Of 1O
N | N ] N OO O S O] Ol

M| N W] O WD B e | ] OO

o ey ] W el ] o] IO oo

ACGNLS DNMHV 8T1HH AH3A3Y AL

FAHQ INJOSIHD HIHON 122 ONY AYM NOLAVE 1986 NOLLYOON
Wd 0001 - NY 0004 Q03d

8002 ‘G ANNP "AVUSHNHL ALY

AQNLS SNDIHY STIH ATHIAIE LOEPOH

SALVIDOSSY MIvHX /SH33d ONV WHIF LIN3NG

ATAHNS AONVCNDI0 HOLONE 1S ONINHYd ATHNOH

BOB0-#0G (920) X84 $PEL-pOG {929) BUOYd Qm .._a...= >>




3 ) ¥ ® ) 3 1 3 B r 5 z T feyere S HLNOS
14 ¥ 14 ¥ £ £ i 4 ¥ ¥ ¥ e [4] ] [ ZRBMIHON
i3 O i o 43 O Q & ¢ o 3 [+] ¥ [ I0ISHIBON ") VAT ©) K] MBOSEID Wl AR pn UGHRTY

ks

301w 1

IAE 153N

A0IS 1S53
QIS 53 Ao w80y O ABp uoteg) wong BALE) WBIBEI0)

IS HINOS
3 o Z ¥ PRI B TG HLEON I MRS O) J(] uOwRs) W04 Rapp uofeg

& 1 4 4 14 £ ¥ 2 4 k4

s 0 s 3 ra % [ % s ETERT

* 8 # [} £ 8§ & a 8 8 8 8 il PO BN BOHS MAHON

3 % g z 3 3 3 T g % 7 3 3 Bipeo 15018 HINON 1) UoNED O ] AR Wi Fem uomeg

pRmaN AT 183M

¥
E ) 21 E] E] 7z Po BN ERERETE] Aupa 4OV O ABAA UTHIND Wil BALL) LIDUBD)

E] pasauun NS HLHON 3 UOUBD G i Aneang wios) RUBABINGE BUUBIM,

¥ v € SIS L59M
0 i [ a i ¢ [ i [} 0 B [ i Buprot FGIS 153M
§ ] g B ¥ [ [ g g g 9 v [ 1 R 305 15Vd
[} [ [ [ @ 0 [+ i [} ! [} 3 1 BlipEo 308 15V PAIS SRYSIPA 0 KEpn woileq wokg aaLG Apsnagt

: STIH A3A3E AL
W DOIOL - WY 0008 Eve i

BOUZ 98 kY (AYUHNLYS HivQ

ACNLS BRNINEYL §TIH A3A38 LOEPOHA

SHLVISOSSY MUY/ SHEEd ONY HH3d NI

AZAHNS AONYANID0 DNDE VY LIFHES-NO ATHNOH

£960-595 (G BRBVDS BF0F Xd  PPEIYHS (B2} [CUd Oml_,.u _ >>



] B ) § 7 ? q 7 3 ] B 7 B PemIoN | |9S HLNOS
S G g g ¥ ¥ g 2 § s = G [ pemien FSHLHON
i 0 i & 1 © o ) i ] 0 0 v e BOISHIHON " HOUBD) D IQ) IUSISTHD) WM Ao UOLID,
e &
£ F z PRI 3CIT 18T
9 F1 [ [} A 0 ¢ 3 F 1 F 4 € Buper) OIS 155M
[i] b 4 t 2 [} i z 3 Z + z [ deaipusH ELFC:TY
8 it [H it T i i [ tF i1 8 g [ EReN ERTIETE] vy, SO3A0 6 ABA LOBQ wou BALCT REBISHIT)

3018 HLNOS
F0F5 MLEGN "I} JUEDEBIT) OF 4 LRKIRG) WOl fapa oG

i

201§ HENOS

ZKHS FELHON
M) HOURD) O} (5 AIBABE WOLE

3G HEHON

[ ¥ ] PORIB FCS L8V Az, VOYHD) OF PAIG SHUSHA WOL B R

) ) 0 0 0 PRI [ACHS HLNOS

0 o 0 0 0 o 0 ¢

¥ F3 S [3 3 Z 3 F3 F 3 v 3 § pempBily 3015 HIHON UG HOUED) OF W ANBABE WOAY|  RURABINOE SuRiSa|
1 T

z t ¥ v ¥ v ¥ ¥ . 3 3015 15

o o 2 b [ o 0 ] i 0 [ 0 1 ; 3AIS L5EM

5 g § [} g § [ a § ¥ [ g 7 ERERETE]

[} 1] 5 1 [ [ o s 0 [} Q@ [ B [ ERERGTE Pl SR O3 e VOB WOl BAN(] AABE

STIH ATHBASE LD

Wl GOO) - MY 0004 Rualih ]

BO0Z (2 WHdY 'AYONNS FLYG

AL ONDIHY Y §TIH AHEADE LoD
BALVIOSEY MAVH/SHER ONY MM A0

ABAHNS AINYSNISC DNIH YD L3FHLE-NO ATHROH
£050-v95 (5 656005 {500} ez prol-shl BIek euoyy Omu_..t“ _>>




i) 199 1744 Q00 - 006
ot AR 0Le 006 - 008
Giv ge4 26 co8- 002
8ig i L84 GoL- 008
Pog qeE ot 00'8- 008
622 £82 06 00g - 00
f4::48 ore el OOy -00€
I8} o8e it O0'E - 002
e0e ST 48 GUg - 004
ore 381 8 o0t - 002t
588 934 02k oL - 001
P08 evy 0.074 GOUE - 0001
wid 00 g 1€ 808050 2INonAS Avp UOLARQT L9ES .
4] 0 0 4] £e 5] oy 4
0 0 0 4] 245 0 oy 3
=18 4] 0 ¢ 13 V] 273 ¥
QL 0 O ¢ 08 0 22k 4
LiE E O 0 65E s o4t e
a0y 3 0 0 0¥ I 0ee ¥
5% b 0 0 b4 I 82 g
gEY £ 0 0 g6e 3 BOE g
ey ¥ o G 668 3 £52 e
S6E G 0 i Gie g £ie 4
0se G 0 4] gLe i 061 g
Lee £ 0 0 L2 0 Ol 4

AGNLS DNDIHY STIH ATHZAZES ALK

SAHC INTOSTHO HLHON 122 GNY AYM NOJAVQ 1986 "BAIMC AHTIAZE HLHON SvE NOWLYOOT
. Wd 0001 - WY 00:01 ‘Q0iH3d

800T '0¢ NHdY AVGHNLYS Alvad

AQNLS HNBHYC STHH ATH3IAZE L3P0

SILYIOOSSY MY /SHZA ONV HH3S CANEITD

ASAHNS ADNVANID0 FHNLONHLS DNDHV ATHNOH

6960795 (929) XB4  PPBL-POS (020} BuUCUd Ompnl:;




089 98e 0001 - 006

5]
Fo) 049 {724 006 - 00'8
eED 159 194 08 - 002
LE9 49 9vZ 00 L - G0
129 [43:] £ve 009 - GG'S
229 608 SEZ 008 - 00
129 9098 e 00y - 00
128 . SO8 6814 00e- 002
o0 218 g1 Q0% - 00k
¥o8 At 00z 00:L - 00 EL
¥o9 g88 ¥ 0081 - G0 L
BEG g e 04 - Q001
wid 0010 1€ 8808010 2INONAS ARM LOARL LIDE 4

€ 0 0 G ¥ 0 ¥z g T

£ 0 0 0 i 0 ae z ) )

€ 0 0 4] £ ] £ ¥ i 9=

g 0 0 0 89 0 9 £ S (i (010

g 0 0 0 &l 0 L9 L

g 0 g O S4 0 vL ¢

i ¢ G 0 8L 0 €04 0

g 13 0 Q B4, 0 12t g

Lk i 0 )} r74 b a9z £

Lk b 0 it o8 b Gl &

[ 0 o 0 oF b 98 ¥

4 0 o 0 oy G 8a b4

ACQHLS DNDHY STHH ATHIAZE ALED

FAG INIDSTHO HAHON 1Z2 ONY AYM NOLAVD 1986 “IAHO AWT3ATE HLHON %6 NOILVOOT
Wd 0001 - WY Q001 ‘QOEd

G002 "2 UHLY 'AVONNS HiVa

AGNLS BNIMUYd STIH ATHIAHS LOErOHd

SALVIOOSSY MMV /SHI3S NV HHIS ANIND

ASAHNS AODNVLNOD0 ZHNLONHLS DNDIHY L ATHNOH

£O60-+06 (920) X84 ¥p6L-pOS (820) :BUOU Om .PI: >>




KOA CORPORATION

PLAMNING & ENGINEERING

ATTACHMENT C -
MASTRO’S VALET OPERATIONS DATA
PROVIDED BY UNITED PARKING

Project Parking Analysis — Mastro’s Restaurant Expansion (246 North Canon Drave) Attachments
Prepared for KAA Design :
June 17,2008



Daily Car Count for Mastro's, Beverly Hills

Date Number of Vehicle Entries
Thursday, May 01, 2008 90
Friday, May 02, 2008 101
Saturday, May 03, 2008 100
Sunday, May 04, 2008 50
Monday, May 05, 2008 32
Tuesday, May 06, 2008 47
Wednesday, May 07, 2008 62
Thursday, May 08, 2008 56
Friday, May 09, 2008 98
Saturday, May 10, 2008 90
Sunday, May 11, 2008 52
Monday, May 12, 2008 55
Tuesday, May 13, 2008 67
Wednesday, May 14, 2008 78
Thursday, May 15, 2008 90
Friday, May 16, 2008 121
Saturday, May 17, 2008 110
Sunday, May 18, 2008 35
Monday, May 19, 2008 78
Tuesday, May 20, 2008 69
Wednesday, May 21, 2008 97
Thursday, May 22, 2008 80
rriday, May 23, 2008 109
Saturday, May 24, 2008 95
Sunday, May 25, 2008 76
Monday, May 26, 2008 88
Tuesday, May 27, 2008 49
Wednesday, May 28, 2008 99
Thursday, May 29, 2008 90
Friday, May 30, 2008 111

Saturday, May 31, 2008 102




KOA CORPORATION

PLAMMNING & ENGINEERING

ATTACHMENT D -
PARKING CONVENANT FOR MASTRO’S SITE

Project Parking Analysis — Mastro's Restaurant Expansion (246 North Canon Drive) Attachments
Prepared for KAA Design
June 17, 2008
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R‘CQ.»;.. oo 51
pras SRV Ciey of Beverly Hills RECORDED T OFFICIL, RECOGEE
450 H, Crestent Prive oF xmwm Py
. Beverly Hills, California ST 30 AM MAY 26 19567
' 2736 RAY £ LES, Counyy Fircorder |
COVERANT AND AGREXMENT REGARDING PARKING P

N
L

WHERZAS, the undersigoed ARTHUR TANRENCE and TOWY
LAWEENCE hereby warrant and represent that they ace the
o ! record owners of the following descrihed Teal property
.1 situated In the City of Beverly Hills, Couaty of Los Angeles,
ro.. State of Californis, £o wits

-

Lots S and & 1u Block 1% of Beverly, City of .Beverly

Hillz, County of Los Angeles, State of Callfornia, sz pex

map recorded in Book 11, page 4 of Maps, in the cffice of

the Sounty Recorder of sald Comry.

7 The streer address of agid property 1s 242 ¥. Canon Drive,
* Beverly BEills, California.
g : ARTEUR TAWRENCE snd TOEY LAWRENCE covénsnt and agree that
this Covenant snd Agreement Regsrding Parking cay be reesrded
by the City of Beverly Hills agaizst the aforesaid ol property
commomly knowa aas 242 X. Cenon Drive, Beverly Hills, Californisa.

ARTHUR LAWRENCE and TOBY LAWRENCE further covemant aud

agree with the City of Beverly Hills that shoald the parking
aow availsble for The Bistro, locsted at 242 ¥, Csnon Drive, om
the resl property located on Crescent Drive immediastely behind
the real property comoouly known ss 202 N. Dancn Drive cease to
be gvillable for The Bistro, then ARTHUR LAWRENCE and TOBY
LAWRENCE comsent snd agree that fallure to provide such parking .
for The Blstro shsll result in revesationm, withour further §
sction by the City of Beverly Hills, of the Certificate of
Oocupancy aud Tenasucy for __2_55__“;__ people for The Bistro, unless
equ‘ivalent alternative perking is provided for The Bistro in

Syt bpheaem Py s e W T T T
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X Approved for Content
N e /'
,44;{. fiireqter, Bulldy
2, '

sonformance vith the provisions of the Beverly Hills Ciry
Hunicipal Code. )

DATED: */2%}: 5

hpp

Clty Attornsy

STATE OF CALIFORNIA § ss

COURTY OF 1OS AMGELES
£y

On Y e , 1967, before me, the under-
signed, a Hotary Public in and for said Coumty sod State,
peracsally appeaved ARTHUR LAWRENCE and TOBY LAWRENCE,
known to me to be the persons whose nases are subscribed to
the within instrument, and acknovledged to me that they
executed. the game.

Witness my hand and ofﬂ.c:_t_a__l; seal,

grenwe ) Lo

HELLITA SEARDURNE 1

; r . A H
¥ 3HY qgTARY FUEL CALITORM
"-‘fﬁ} PGP, OFFICE iN

iy 105 ANGELES COWNTY

Lary €
said County and Stata

NELLITA SEABOURNE ™
My Lommission Tspires Ame 19, 1970

s
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5 RECORGED 1R CFFICIAL RECOROS

BARKING COVENANTS AWD AGREEHENT

. . : - . dﬁ .
- SECURED BY DEED OF TRUST l :’,‘L“j‘
" This Agraement is

executed by 'I'hree-'l'hirta’en-gtrntfnrd, a CaXitornia
‘general partnership, hereinafter referred to-as “Owner,” for the
benefit of Califorpia Federal Savings and Loan Ansociation, its .

" 3ucGessors- and asslgns, hereafter referred to ag "Cal Pod,”

WHEREAS,

the real property da#cxibed balow is owned by the
0wnar; and

YBERZAS, in 1967, Ownor executed certain Covenants which
wera recorded against Parcel 3 for the benafit of Parcel 1

tking spages wers covenanted to
rking requirements of the City of

Exhibits A, Biig,.
fully set foreh, .
follows: - -

: &@nd are incorparated herein as thoughn

A} Covenant‘iyarking Spaéas}; r2corded on May 15, 1867, in
- 'Book M2544, Pages 770 and 171; .

3} --Covenaﬁt'tAttanﬁént'Parking},“redozded on-May 26, 1887,
. in‘ﬁpck M2584, Pages 765 .and 767; :

cy Covenantfand,Agreement,ﬁegamdidﬁ Parking, re
T May 26, 1967, {n Bock M

D) - _Covenans IParking Spaces), rzeccrded on June 26, 1867,
in Boo&‘aRSSG; Pagen 12% and I26.

~ WHEREAS, Cal Fed is the o
Deed of Trust, recorded August
in the Official Re~ords of

corded on
2564, Pages 768 ang 7869; and

wner and holder of that Sartain

1, 1979 as Instrument uo. T3-848431,
: Los Angeles County, California,
creaving a lien 2gainst, among other things, certain real Property

situnted in the County of Los Angeles, State of Califernia,
#OYe particularly descrihes as follows:

Parcel 1
Zoautd b

Lots 5 ang 6 in Block 12 of Beverly, City of Beverly Hills,
County of Las Angeles, State aof Califarnia, as Fer map
ceccerded in Bogk 11, Page 94 of Maps in the office of the
County Recorder of sald County. - ExXcept the southwesterly 10
feet thereor, )

Parcel I is rox

i Tmenly known ag 238242 W, Cancn-ﬂriVa,
Beverly Hiils,-Californiu. ’
Paxcel 2

Lot .8 and the nor

Bevarly, City of

therly forty feet of Lot 9 in Bleck |2 af
of Caligornia,

Bevarly Hills, County of Los Angeles, Riate
asg Per map revorded in Beok 11, Page 54 of

i T




I
|
i
.

Maps in the office of the County Recar&ux of sald County,
Exoapt tha southwestsrly 16 fsak therect.

Parcal 2 - 18 commonly Xnown &8 220~222 w, Cannn  Brive,
Beverly 1411z, California. -

Parcel 23

Lots 13, 14 and 1% in Block 12 of Beverly, City of Bevsrly
Hills, County of Los Angeles, State of California, as per
map recorded in Boek 11, Page 94 of Maps in the orfice of
the County Recordsr of said C1unty. .

Parcel 3 is conmonly known as 261 N, Crescent Driva, Bavnrly
Hills, Callfornia,

WHEREAS, the¢ Owner has reguested Cal Fed to releasa Paroels
2 and 3 from the lien of tha nbevawdascrlbed Daad ok ?:ﬂse: and

| WHEREK ?“e&n&uuttntlyrwithwthamnxecutioaiot,tbta
CEYFEd hes agreeditosreleasesandireconvey Fascels ndFufrom
chestien -of the above Bepd of Trast -butierly ohthe gondition
that . fog: such xeleage;tha«Ouner exesute ;this  Agreemsnt; to
ensure that #0 long ag CaliFed; B SUCTBENOIS’ OT asaigns—hOlds a
Deadvof Trust: encumbering Parcel:k:op:has any” othar” lggal or
egaitable. ownership. or righty: ! sRarcel -1, the-Cwner will
providesand.maintaln: packitgespadeni on i Parceli3vand. fory the use
apd benefit: of- the.real: properey dedcribed as Parcer>ball: as.
BoTes i FU Ty sat - fcrth‘&n'%mrsﬂngreement»aﬂd Ancsthe ravtacned
Tovenantys with the city ofs aweﬂy»&ilm, c:am;»mia.

‘kqtaanent,

NOW, THERZFORE, in aansi“era:icn of &he iorugq-ng, and fur
other wvaluszble consideration, the raceipt of which is. hereby
acknowlardged, the Owner caovenants, promises apnd agrees with Cal

‘Fed, its successors and assigns as follows:

1. BhE uﬁdar g@gﬂﬂahaglgpxovidefand ‘maihtain OF “Causs to

pE "maintain, ettt RdAnbEpatRing ii»a Y

; ng‘maint;iyeﬁtby&a adgquate punber - thendants)
FnotTless  than: ninety {961 autionchile. parking. spaces
on. Parcel.d of which severnityeaix- (76} sha! e FOr Ahe
benefit of Parcel 1y The parking spaces shall. at: all
timas sarisfy. all the ‘raquirements. of the Munieipal
Code of the City of. B»ver*y ‘Hills.

2. All of s#id Farcel 3 shall be used only for the packing
of automobiles and no business endeavors (other than a
‘parkirg lot operation) and no structures or improvements
(except a parking lot sign and a structure to sheltar a
parking let attendant} shall be allowed on Parcel 3,
Notwithstanding the foregeing, in the event Owner
degires to construct an office building or other
improvements on Parcel 3, €al Fed agrecs that it wiil
perm’t owrer tu uubstitute fully equivalent alternative
parxing spaces for the benefit of Porcel 1 during the
pericd of time improvements are being constructed gn
Parcel 3, provided (a) prior to the commencement of
construction, Ownar has received the reguisite approvals
from the City uf Beverly Hills and (b) the Senicr Loan
Committee of Cal FPed has consented in writing te the
aiternate parkan facilities.

3. fhe. titlestorandsthe right<to:pse Parcel 3 ds and shall
be’ ubserv;ent Bt allvelmess to o ghe” parking ~rightsof
Paresel 1.

4.

The dus performance of this Agreemant is gecured by
that certain Deed of Truet recordsd hugust 1, 1979 as

in the Oflicial Records of

Inatrument Ho, 79-845431,

86— 283892
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Haaen r City Cleck

Bevarly Hills, California
e

RECORMNG REQUESTED 8Y

sorl MmEbe HCTOULAT WA ®

Cig; of Beverly Hills
250 Narth Crebeeat Drlve

t
n—t

- i e T

i“s—pf"

" COVEMNANT
LAttendant Paxking)

WHEREAS, the undersigned, {ingert names of all record awnere}

ARTHUR G, LAVRENCE and TOBY S. LAWRENCE

hereby represents and warrants that it is the record owner of the following
desoxibed real property situnicd in the City of Beverly Hilla, County of Los

Angeles, State of Califoraia {insert Iegal description and street addreas of
the proparty on which the parking ig to be provided):
Lots 13, 14 end 15 in Block 12 of Bewar

‘JA{, City of Bevarly Hills,
E!mmt:{lof Tos Angeles, State of Califor

4, 85 per map tacoxded in
Back 11, page %4 of Maps in the office of the.founry Recorder of
satd Gouncy,

The street address of sald propercy 15 201 Noxth
Cregeent Deive, Beverly Mills, Californils,

{herein called the "Rezal Property'):

WHERBAS, the City of Ecﬁcrly Bills has rquirad that fhera he pro-
vided and maiatained, o epenificd owmhor oi‘ pariing spocos in connection with
the use of the following described real property situsted in snid City (if the
sarne ax ohove, B0 indeate; if not, insext i::ga! deseription and gireot addressh

Lots 5 and 6 in Block L2 of Beverly, City of Reverly Hills, County

gl 0L
a G bk

SAACE ABOVE THIS LINE FOR RECORDERS UBK woermn

‘of Los Angeles, State of Californis, 25 per map recerded in Book 11,
page 94 of Maps in the afflice of the County Recorder of sadd County.
The strveet address of sald

property Ls 242 North Conon Drive,
Beverly Hills, California, -

WHEREAS, the said City, in the computation of the aumber of spaces,
will sllow the use of tandem ;;arlcing: spacas upun condition that attendunt parking
is provided and maintained. . ‘

NOW, THEREPORE, in consideration of the foregoing, the under-

algned covenants, pPromises, and agrees with sald City, for the benefit of said

'Cit?. its publc property, and sach of hereln described parcels of real property.
as follows: ‘

The undersigned zhall provide sod razintain attendant peridag H.e.,

parking sapervised by an adequate number of attandanis) on the Rea) Property

15 & P Poxm Mo, 8 -3, .67
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ing is providzad,

. i o i

DATED:  April 14, 1967,

X Approved for Content

Ty (O

,»{ e/ DLERSEOT (Building & Planning

Appeoved fox nccr
Daie: B d

Zhi f;KL\

Cly Attarhiey

i.on'

U -

By

(

[PR—— R e

for :‘ecaranuun,

at 2}l tirses during the normal operation of the use or uses for which auch park-

with the Ingtructions for Bwcoution of Instrnmonte attached horats.

. The usderslyned wckaowindgey {bal flluse Lo provide and maintain
such attendaot parking may result ju the revowstion of the Cortiticatee of
Occupancy for such uszes, in addition 'cz::lother prescribed penalifes and remedies,

) Whenever the context hereof requiras, the neuter shall includs the
magouline or feminine, or both, und the singular shall inelude the plural, Itis
the intention héreof that this shal) congtitute a covenant renning with the land,
Jointly and severally vinding upon the undersigned and each of its helrs, repre-

senintives, succeasors, and aasigns,

IMPORTVANT NOTE: This covenant must be execated by all record twners of

the real propevty, and it must be szecuted and acknowledged dn nccordance

A eurront

title report showing the names of ol perzon® having sn interest fn the yreal
property must be submittad to the City hefore th\s tovenant will be approved

CAINDIYIGAL)
STATE OF CALIPORNIA T s
COUNTY OF LL8 ANCELRE | 55
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kncwn_ 12 e 1o he the Parsond, BLD
rowacribed to the wiahin Wwicwessnt wnd scknewlvdged thot

thay uted the seme.
WITNESS my hand znd eefislal sanl

£Sanl)

send., Whose NEme,Ru..

Notary Publle in snd fo= s0id Copniy and Stace ™

o B & P Formm Mo, & -~0,7, 63

. .
. ITTRR RS T

-]

(CORPORATION)
STATR OF CALIPORNEA Y.
COWNTY OF LUt ANGELRE  § 58
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Com.r am.z *mm. vur-mn:t‘y wpmni [RPR
knbwn te me 0 Be the.. .
and .

Pmﬁécnt,

KAQ®M 10 108 50 B oo oo A PTIRne mw. Soeratory a-t
thn Cormm-wn ﬂuﬂ n-:eccutod thay vel

Inatrwment, known
mqhh\ m-!n aRCuE m writhin Insuowsant
on buhailof zhof:n-pwmlon wreln B

imd arkaowled
10 mnd that such Corparation exscuted tha o e

in Instrument
DRTERAL 10t Dyaluwe oF o rowiutlon of &t& hoa.rd of divectorms,
WITHTERS my hand sad affislel mal,

ek s g e
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Hotsry X‘ub‘;s innad tor wald € County snd Siata.
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RESTAURANTS & CATERING
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MARCO ROLO
SURPER CLUB
SCOTTSDALE, A7
PHOEND, A

MASTRE'S
FIEAKHOLUSE
N SCOTTSDALE, AZ
BEVERLY HILS, CA

MALONEY'S
TAVERN
- SCOTTSDALE, AZ
TLAGSTARE, AZ
3a¥ DIEGO, €A
TULSON, AZ
ALBUQUERQUE, Nl

MALONREY'S
ON CAMPUS
WESTWOOD, CA
TEMEE, AZ

COCOMO JOB'S
DINING & BAR

N 'rrsemx Az

DRINEWATER'S CFTY HALL
SCOTTSDALE, AZ

OCEAN CLUB
N. SCOTTSDALE, AZ

Py

No.2828  ©.

"~

/

Lt

§-16-03

Mr. Bill Lindstrom
Development Offioer
Sunrisc Development, Inc,
902 Podva Road

Danville, CA 94256-4010

Dear Bill:

This letter is a follow up to our telephone conversation this morning. As we
discussed, the covenant for parking spaces provides for our Testaurant’s un-

ene access and use of seventy eight (78) parking gpaces on lots thirteen,
fourteen and fifieen (13, 14 & 15). Our intention is to work harmoniously with
you and your company so that we may exgrcise our rights pursuant to the
covenant aljowing us to operate our business with out iterference, while not

causing 2 burden to your development of the propetty (as we feel your project
will be an 2588t to our CoMPMNILY).

Also as we discussed and s you included in your ¢-mail dated 6-12.03 the
landowner is required to provide a parking attendant during the hours of
operation of our use. An “Attendant” is defined by Webster’s Dictionary as,
“sttending or serving” or “being present” nowhere does the covenant stipulate
that the attendant is to be in control of the 78 covenanted spaces. You have no
right to dissHow our access to such spaces, as this would constitute a divect
contradiction to the language and express intent of the covenant. The primary
intent of the attendant-parking covenant i§ to ensure that the restaurant bas 78
parking spaces available to it at all times.

Restricting out access to the spaces in any way will constitute 2 material breach
of the agreement and will entitle us to damages for loss of profits and loss of
good will due to onr foss of customers cansed by your failure to abide by the
terms of the covenant, as well as other consequential damages.

Moreover, it has always been our intent to act in good faith toward a positive
resolution to this issue as well as the more pressing issue of tem parking
during the construction phase of your project as defined in paragraph 19 of the
Planning Commission resolution No. 1095, Qux goal is 1o take 2 proactive
approach to satisfying this issue and avold any potential fora negative impact on
either of our respective businesses.

Please contact me at your convenience.

Best

~

is
Owaer, Masfro’s Steakhouse

7730 B. GREENVAY RD, SUITE 103, SCOTISDALE, A2 85260 TELEPHONE 480.932.2062 EACSIMILE 450.922.2663 WWW.MASTRORBSTAVRANTS.COM




