
From: David Gilmore
To: Berlino, Alyssa
Cc: Brenes, Patricia; Assadzadeh, Candice; Perry, Jim; Medina, Diana; Rick Edwards; Mary Ann Lerma

(MAPJCV@aol.com); "Chao Sun MD"; "Elizabeth Crago (ecrago@redlobster.com)"; "Justin Khorvash"; Stephanie
Doner; Davidnguyen37921@gmail.com; Ryan Edwards

Subject: [External] 3740 Park Sierra Ave. (Former El Torito Restaurant) CUP, VR and PCORN Application/Notice of Public
Hearing

Date: Thursday, August 01, 2019 11:09:10 AM

Alyssa,
 
We have received the Notice of Public Hearing for the THVS Investments (Applicant) Artivan Dance
and Banquet Center CUP, VR and PCORN applications.
 
In response to these applications,  GRAE La Sierra, LLC and SGLA Park Sierra, LLC, both adjoining
property owners, object to both the (i) use and the (ii) grievous under-parking of the proposed
development.
 

1. Objection to Use;            Objection to the proposed change of use: the inclusion of the
banquet/event center use will be significantly detrimental to the existing surrounding uses
and businesses. The Applicant plans on providing banquet facilities for groups of 200 -250
people at the existing building and parking lot. This may or may not be in addition to the
dance group occupancy requested for up to 40-100 people. Under the application, the
Applicant can rent the facility to third party users that attract late night clientele that may
result in crime, nuisance, property destruction and related actions that will have a negative
and potentially dangerous impact on the surrounding uses and businesses. We had similar
major problems in the past with InCahoots  (a nightclub activity), that led to constant security
and police involvement. As a result, we terminated the lease with the operators and
demolished the building. We believe the City of Riverside has experienced similar problems in
so-called banquet or event facilities operating under similar licenses that lead to crime and
violence requiring constant police monitoring. Seville, operating under a similar license comes
to mind. All the surrounding neighbors will all be adversely affected by such activity.

 
2. Objection to Parking;     If the proposed change of use is approved, the Applicant will be

required to provide a City of Riverside determined minimum requirement of 167 parking
stalls. The Applicant’s property provides only 54 stalls and is under-parked by 113 stalls 

 
a. From a practical point of view parking will become a nightmare. The applicant’s

property parks only 54 cars. The overflow of cars and people will result in a parking,
pedestrian and traffic burden to the adjacent L.A. Fitness, Red Lobster Restaurant and
the five restaurant tenants located at the new Park Sierra Plaza building. Even a
preliminary review of the overall project site plan leads to the conclusion that existing
uses will be overburdened because of the under parked premises. Take a real life look
at the site plan; there is just no room to accommodate so many people without
trampling on the rights of existing neighbors.

 
b. We object to the City of Riverside’s interpretation of the recorded CC&R’s governing
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the property. The City of Riverside has told us their interpretation of the recorded
CC&R’s is that the Applicant has the right to encumber 113 parking stalls located on
surrounding property that the Applicant does not own. They have not told us
specifically from which parcels these parking takings will come from.  As a result, the
non-applicant CCR property owners will lose 113 parking places and the right to
develop or use parking on their own property as they see fit. This interpretation on the
part of The City of Riverside would amount to a taking of property rights from the
surrounding property owners for the sole benefit of the Artivan Dance and Banquet
Center. .   Moreover, it ignores other provisions of the CC&Rs that state when the
overall property is fully developed it may contain up to 208,000 square feet of space
with an overall parking ratio of no less than 5 parking spaces per 1,000 feet. The City’s
interpretation of the CC&Rs ignores and frustrates the overall development concept
contained in the CC&Rs.

 
c. Subject to the CC&R’s paragraph 2.05 as amended, in reality there is no existing parcel

at Park Sierra that has excess parking other than the approximate 3.5-acre currently
undeveloped parcel that GRAE LA Sierra owns, located immediately south of the
recently constructed LA Fitness Center.  If the interpretation of the CC&R parking
currently advocated by The City of Riverside is approved, GRAE La Sierra would be
unable to fully develop this parcel and self-park to the satisfaction of Riverside parking
requirements. This would in fact prevent a much larger redevelopment initiative that
we are contemplating on the Land we own fronting La Sierra, and it will violate and
make impossible the provisions of the CC&Rs that allow for the development of up
to 208,000 square feet of space on the property.  

 
d. GRAE La Sierra and SGLA Park Sierra agree that Article 4 of the recorded CC&R’s

provides for cross access and parking through a non-exclusive easement agreement,
insuring that a customer could, for example, park on the L.A. Fitness property and walk
over to the Red Lobster property for lunch, without risk of committing a parking
violation. These types of CC&R”S and mutual access agreements are common in
commercial real estate developments. A nonexclusive easement is another way of
referring to a property easement, which gives access rights to a property so long as the
property owners rights are respected. The nonexclusive easement agreement is
reciprocal and is extended to all members of the CCR’s and is not for the benefit of any
single member. The recorded CC&R’s do not allow for one property owner to
encumber another property owner’s parking without permission and use that parking
to facilitate their own zoning or use approvals. This Application does not respect our
property rights. In any event, the CC&R’s are not a substitute for the City requiring
self-parking for a tenant’s intended use.

 
 

3. We are presently uncertain if there is a variance request included in the Application and
would like to receive the applicable information to understand the variance request and it’s
justification.
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GRAE La Sierra and SGLA Park Sierra have retained counsel to represent their interests regarding the
THVS applications. It is our intention to deliver counsel’s written notice of our specific objections to

you by Thursday, August 8th.
 
Should you have any questions or comments, please contact me at 310.849.7044.
 
I appreciate your assistance throughout this process.
 
Sincerely,
 
Dave Gilmore

Seagrove
Office 310.552.4900
Cell      310.849.7044
david@seagrovela.com
 
11911 San Vicente Blvd.
Suite 350
Los Angeles, CA  90049
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