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THIS BOX FOR CITY PLANNING STAFF USE ONLY 

Case Number 

Env. Case Number 

Application Type 

Case Filed With (Print Name) Date Filed 

Application includes letter requesting: 

�  Waived hearing �  Concurrent hearing �  Hearing not be scheduled on a specific date (e.g. vacation hold) 
Related Case Number 

Provide all information requested.  Missing, incomplete or inconsistent information will cause delays.  
All terms in this document are applicable to the singular as well as the plural forms of such terms. 

1. PROJECT LOCATION

Street Address1  Unit/Space Number 

Legal Description2 (Lot, Block, Tract)

Assessor Parcel Number   Total Lot Area  

2. PROJECT DESCRIPTION

Present Use

Proposed Use

Project Name (if applicable)

Describe in detail the characteristics, scope and/or operation of the proposed project

Additional information attached   �  YES �  NO 

Complete and check all that apply: 

Existing Site Conditions 

�  Site is undeveloped or unimproved (i.e. vacant) �  Site is located within 500 feet of a freeway or railroad 

�  Site has existing buildings (provide copies of building 
permits) 

�  Site is located within 500 feet of a sensitive use (e.g. 
school, park) 

�  Site is/was developed with use that could release 
hazardous materials on soil and/or groundwater (e.g. 
dry cleaning, gas station, auto repair, industrial) 

�  Site has special designation (e.g. National Historic 
Register, Survey LA) 

1 Street Addresses must include all addresses on the subject/application site (as identified in ZIMAS—http://zimas.lacity.org) 
2 Legal Description must include all contiguously owned properties (even if they are not a part of the proposed project site) 

DEPARTMENT OF CITY PLANNING APPLICATION 
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ATTACHMENT A 
MASTER CONDITIONAL USE PERMIT (CUB) ON- & OFF-SITE SALES 

Entitlement Request & Project Description 
619-629 S. Bixel Street and 632 and 634 S. Lucas Avenue 

The Applicant, NASH Holland, LLC requests the following discretionary action: 

• Pursuant to LAMC Section 12.24 W.1, the Applicant requests a Master 
Conditional Use Permit Beverage (“Master CUB”) to permit the sale of a full line 
alcoholic beverages or beer and wine, for on-site consumption and off-site sales 
in conjunction with the proposed development of a mixed use project, which will 
include 26,909 square feet of commercial space.  The Applicant is requesting the 
ability to sell alcohol within 5 of the 7 proposed commercial spaces.  One will be 
for a grocery outlet and 4 will be for restaurants, which could include retail sales 
of alcohol.  

Pursuant to various sections of Los Angeles Municipal Code, the Applicant will also 
request approvals and permits from the Building and Safety Department (and other 
municipal agencies) for project construction activities including, but not limited to the 
following: demolition, building and tenant improvements. 

The Applicant’s Project has been subject to multiple environmental reviews, including 
an Environmental Impact Report (ENV-2007-5887-EIR) and statement of Overriding 
Considerations, which were previously approved and certified on October 31, 2012, 
The 27,787 square feet of commercial space proposed by the Applicant falls within 
the 39,996 square feet of neighborhood serving retail originally analyzed in the EIR.  
Mitigation measures were incorporated into the EIR.  The EIR was subsequently 
reconsidered in connection with the November 16, 2015 approval of Case No. DIR-
2008-SPP-SPPA-DB-1A.  The proposed master beverage permit will not change the 
retail use, floor area, density, height, setbacks, lot coverage, or parking standards 
approved in the previous cases for the Project, and there is no evidence that it will 
have a significant impact on the environment.  Therefore, the Applicant’ request does 
not meet any of the criteria or conditions specified in CEQA Guideline Section 15162 
for subsequent environmental review.  The already approved mitigation measures 
address the negative environmental effects of the Project, and therefore the 
previously certified EIR should be reconsidered in connection with this application. 

PROPOSED MASTER CONDITIONAL USE PERMIT REQUEST: 

The Applicant requests a Master Conditional Use Permit Beverage (“Master CUB”) to 
permit the sales of a full line alcoholic beverages, including beer, wine and distilled 
spirits, for on-site consumption and off-site sales in conjunction with the proposed 
development of a mixed use project, which will include 26,909 square feet of commercial 
space divided into 7 commercial spaces.  The Applicant is requesting five (5) total 
alcohol permits: four permits for each one of the restaurants, which might include an off-
site retail component, and one for the grocery outlet.  Each of the restaurants and 
grocery outlet will have their own individual outdoor seating areas that front either on 6th 
Street or on Bixel Street.  Total alcohol sales for the 5 requested permits will cover 
approximately 24,999 square feet of commercial floor area. 
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The Applicant is in the process of identifying tenants that wish to sell alcoholic 
beverages for both on-site and off-site sales.  The Applicant proposes a Master CUB for 
on-site and off-site consumption.  This Master CUB for Alcohol application is being filed 
by the developer of the Project Site – on behalf of future sub-lessees who may want to 
serve for on-site and/or off-site consumption either a full line of alcohol or beer and wine 
in connection with the operation of individual restaurants and specialty markets or similar 
type retail establishment.  The specific details of each alcohol sales establishment will be 
reviewed pursuant to a subsequent and separate Plan Approval process. 

PROJECT BACKGROUND 
The property located at 619-629 S. Bixel Street and 632 and 634 S. Lucas Avenue 
(the Site”) has received approval on July 19, 2013 pursuant to DIR 2008-3407(SPP, 
SPPA, DB) for a mixed-use development with 648 residential units located above 
approximately 39,963 square feet of neighborhood serving retail uses.  

The Applicant is currently constructing the Project which consists of two new mixed use 
buildings, underground parking and the adaptive reuse of an existing 8 story medical 
office into 42 joint live work dwelling units.  Although the Project was approved for 
39,936 square feet of commercial space, the Applicant is constructing only 26,909 
square feet of commercial space divided into 7 commercial spaces.  The Approved 
Project is located on approximately 175,749 net square feet (4.03 acres) and is 
comprised of eight, irregularly shaped parcels (the ”Site”).  The Site is bounded by 6th 
Street to the northeast, Bixel Street to the southeast, Lucas Avenue to the northwest, 
and developed properties to the southwest.  The Site is located in the Westlake 
Community Plan as well as the Central City West Specific Plan (“CCWSP”).  

Commercial Parking    
The Site proposes to provide 80 parking spaces for the of commercial/retail space on 
site, pursuant to Section 12.21 A.4(x)(3)6.  The Site shall provide two parking spaces for 
every one thousand square feet of combined gross floor area of commercial, business, 
retail, restaurant, bar and related uses on any lots in an Enterprise Zone. 

Parking Access 

As shown on the Plot Plan, vehicular access to the Site would be provided via four 
driveways.  An ingress/egress driveway would be provided along 6th Street.  South Bixel 
Street would include one ingress/egress driveway and Lucas Avenue would include two 
ingress/egress driveways.  The driveways will not be signalized and/or stop-controlled as 
each driveway would be located mid-block.   

All driveways would provide direct access to the Project Sites parking garage, three of 
which would provide parking for both the Project’s commercial and residential 
components, and one of which would be for residential parking only.  The parking 
garage would consist of up to two subterranean levels and one ground level parking.  No 
off-site parking is proposed for Phase 2.  

In addition, loading dock facilities for the proposed commercial uses would be located 
within the central portion of the ground floor in the parking garage.  Delivery trucks would 
enter the site from South Bixel Street, back into the loading docks in the parking garage, 
and pull forward and exit the site onto Lucas Avenue. 

Transit Options  
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The Site is located within close proximity to MTA bus and rail transit lines, and DASH 
service, thereby affording access to residents and workers in the greater downtown Los 
Angeles area to enjoy the entertainment, restaurants and retail uses. 

• Three Dash Service Lines are located proximate to the site.   

Route A includes a stop at Bixel Street and Wilshire Boulevard, within one block 
of the Project Site, and Route E picks up at the corner of 6th and Bixel.  Route A 
schedules its pick-ups every seven minutes between the hours of 6:00am to 
6:30pm, and  

Route E, the City West – Fashion District Route, of the Dash Services, which 
also has a pick-up of every five minutes between the hours of 6:30am and 
7:00pm.   

The Dash Pico Union/Echo Park includes a stop at the intersection of Lucas 
Avenue and 6th Street, directly across 6th Street from the site.  The Pico 
Union/Echo Park Service Line has a pick up approximately every 10 minutes, 7 
days a week between the hours of 5:00am and 10:30pm.   

• The Metro Bus system provides local service along Wilshire Boulevard, Route 20, 
which provides easy access to the Westside of Los Angeles, including Beverly Hills 
and Santa Monica, and also connects to the light rail options in downtown.   

• The Metro Rapid line #720 provides access from Commerce on the east to Santa 
Monica on the west with a stop located at 6th and Witmer and will utilize the Wilshire 
BRT.   

• Subway services are located only a few blocks from the Site.  The Red Line station 
located at Figueroa and 7th Street, and the Blue Line station located at 7th Street 
and Flower Street (7th/Metro Center) will rapidly take the commuter throughout many 
parts of the City.  

• There are also two Express Bus services, #487 and #489, which operate along 
Wilshire Boulevard.  Finally, 6th Street offers both local and rapid bus services.  The 
local service line, #18, provides access from Montebello on the east end and 
Wilshire Center on the west end.   

• The local and limited lines #16/316 also provide a stop at the intersection of Bixel 
Street and 6th Street.   

Because many trips can be made by transit and walking, there is less need for a car in a 
downtown environment (a major attraction to people purchasing or renting residential 
units in the Downtown), and therefore less of a need for parking spaces.   
The transit options allow for visitors to access the Approved Project, including its 
numerous restaurants and retail uses, without having to drive to or from the Site. 

PROJECT ZONING  
The Specific Plan defines two zoning designations on the Site.  The northwestern portion 
at the corner of Lucas Avenue and 6th Street, which includes the entirety of Phase 1 and 
portions of Phase 2, is zoned C4(CW)-U/4.5, allowing a floor area ratio of 4.5 to 1, while 
the remainder of Phase 2 (and majority of the entire site) is zoned C4(CW)-U/6, allowing 
for a floor area ratio up to 6 to 1.  
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Pursuant to the Westlake Community Plan, the Site has two land use designations that 
correspond to the zoning designations.  The northeastern portion of the site, which 
includes the vacant gas station, service bays and associated surface parking lot, and the 
southeastern corner of the site (Lot 94) are designated “Regional Center Commercial” by 
the Community Plan and the remainder and larger portion of the site is designated 
“Community Commercial”.  The Site is located in South Subarea 4 and specifically the 
Wilshire Corridor District within the CCWSP.  This region, situated just to the west of the 
Harbor Freeway and the Financial District, is currently realizing significant 
redevelopment activity, especially high-density residential and mixed-use projects.  In 
addition, the Project is located in the Los Angeles State Enterprise Zone that provides 
certain incentives to encourage economic development.  Lastly, the subject property is 
also located within the Central City Revitalization Zone.  

SURROUNDING ZONING AND USES  
North: The Project Site is bounded by 6th Street to the north.  The northeast corner of 

6th Street and South Bixel Street is improved with a surface parking lot.  Along 
the north side of 6th Street, between Lucas Avenue and South Bixel Street, is a 
mix of commercial retail and office buildings with varying architectural styles.  
Building heights vary from one- to six-stories tall.  The northwest corner of 6th 
Street and Lucas Avenue is developed with one-story commercial retail use.  The 
zoning to the north of the site is C2(CW)-U/3 and C4(CW)-U/4.5. 

East:  South Bixel Street bounds the site on the east.  The area to the east of the 
project site along South Bixel Street is developed with approximately 350 high-
end luxury apartments and potentially a ground floor commercial retail 
component.  Building heights within the adjacent site range from six to eight 
stories.  Southeast of the project site is the 14-story City of Hope building, which 
is a biomedical and treatment center.  The ground floor of the building consists of 
two restaurants and a printing shop.  The zoning for the uses to the east is 
C4(CW)-U/6.  

South: The area to the south of the Project Site, between Lucas Avenue and South Bixel 
Street, and north of Wilshire Boulevard, is developed with a mix of uses.  Along 
South Bixel Street is a five-story apartment complex followed by a site currently 
under construction at the corner of Wilshire Boulevard.  The site is approved for a 
7-story mixed use building consisting of residential and commercial uses.  Along 
Wilshire Boulevard, west of the parking lot, is a 16-story medical office building 
and a nine story affiliated parking structure.  The two-story Asian Pacific 
American Legal Center and an annex to the Good Samaritan Hospital are also 
located along Wilshire Boulevard.  In addition, a five-story parking structure 
borders the site to the south.  The zoning for the uses to the south is C4(CW)-
U/6. 

West:  Lucas Avenue bounds the Project Site to the west.  Beyond Lucas Avenue is the 
Good Samaritan Hospital.  The hospital site consists of various buildings ranging 
in height from approximately two stories to eight stories.  Along Lucas Avenue, 
two access points are provided to the Hospital site.  First, generally across from 
the central portion of the project site is a loading dock driveway.  Second, south 
of the loading dock driveway is a drop off area for an auditorium/conference 
center within the hospital site.  Neither of these driveways is utilized for 
emergency access to the Hospital.  Access to the Hospital’s emergency room is 
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provided via a driveway generally mid-block of the Hospital frontage along 6th 
Street.  Patient parking and general access to the Hospital is provided via Witmer 
Street.  The zoning for the uses to the west is C4(CW)-U/6 and C4(CW)-U/4.5. 
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MASTER CONDITIONAL USE PERMIT (CUB) 
CONDITIONAL USE FINDINGS FOR ALCOHOL  

 
A.  CONDITIONAL USE PERMIT APPROVAL FOR ALCOHOL SALES PURSUANT 

TO LOS ANGELES MUNICIPAL CODE SECTION 12.24 W.1. 
1. THAT THE PROJECT WILL ENHANCE THE BUILT ENVIRONMENT IN THE 

SURROUNDING NEIGHBORHOOD OR WILL PERFORM A FUNCTION OR 
PROVIDE A SERVICE THAT IS ESSENTIAL OR BENEFICIAL TO THE 
COMMUNITY, CITY OR REGION. 
The Applicant’s approved Project Site consists of the construction of a mixed-use 
project, containing residential and retail, with dining opportunities and groceries, in 
the heart of the CCWSP Area in the City of Los Angeles.  The CCWSP area has 
experienced substantial residential and commercial growth since its adoption in 1991 
and subsequent amendments through 2009.  

Examples of residential and mixed-use projects that have been approved and/or 
developed include, reuse of the 1100 Wilshire Building, and the adjacent Piero 
Apartments and a mixed-use project under construction for the 1120 W. 6th Street 
property.  In addition, the Applicant has successfully completed the abutting mixed-
use project at 1111 Wilshire Boulevard and the GLO Project located at the southeast 
corner of Wilshire Boulevard and Bixel Street.  

Well-known restaurants and drinking establishments, such as the Pacific Dining Car 
has held a prominent and long-term position on 6th Street drawing diners from the 
downtown area for power lunches and relaxed evening dining. 

Businesses continue to expand and more residents of mixed-use units are expected 
to reside in or near the Project area of the Westlake Community Plan area.  

As a result of commercial and residential growth in the CCWSP area, the built 
environment in the surrounding neighborhood will be enhanced with the addition of 
up to four (4) restaurants/retail and a specialty grocery market that will provide 
services that are essential and beneficial to the community.  The uses will cater to 
the needs of the community, a diverse neighborhood with appeal that extends 
beyond the borders of the Specific Plan Area, thereby drawing interest from the 
growing number of residents, as well as the workers, in the greater downtown Los 
Angeles area. 

The Master Conditional Use Permit (“Master CUB”) is requested to cover a variety of 
uses in order to serve a full-line of alcoholic beverages for off-site consumption in the 
grocery outlet and beer and wine for on-site consumption within the restaurant uses 
located at the Project site.  

The proposed mixed use Project will consist of two buildings with the following 
commercial areas to include the sales of alcoholic beverages: 

 
Building 1 – 
Commercial Space 

Use Sales of Alcoholic 
Beverages 

Floor Area 

A Restaurant/retail Beer and wine or a full 
line on/off sales 

2151 Sq. Ft. 
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B Restaurant/retail Beer and wine or a full 
line on/off sales 

1250 Sq. Ft. 

C Grocery Outlet Full line on/off sales 16,500 Sq. Ft. 

D Restaurant/retail Beer and wine or a full 
line on/off sales 

1905 Sq. Ft. 

Building 2 – 
Commercial Space 

   

E Restaurant/retail Beer and wine or a full 
line on/off sales 

3,193 Sq. Ft. 

F Commercial Retail sales only 1,030 Sq. Ft. 

G Commercial Retail sales only 880 Sq. Ft. 
  
Although the Applicant has received approval for up to 39,996 square feet of 
commercial floor area, only 26,909 square feet of commercial space is proposed.  Of 
that floor area the Applicant is proposes to have sales of alcohol beverages in only 
about 8,499 square feet of restaurant/retail space, and a 16,500 square feet of 
grocery outlet.  The remaining 1,910 square feet of commercial space will be used 
for neighborhood serving uses with no alcoholic beverage sales.  The issuance of a 
Master CUB for the sale of alcoholic beverages will enhance the services that the 
Project brings to the community by providing new retail floor area, restaurants and 
sales of groceries opportunities 

The Site fronts on 6th Street, Bixel Street, and Lucas Avenue which creates an 
interface with neighboring mixed-use projects and a mixture of other commercial 
businesses and residential properties.  The restaurant spaces and grocery outlet are 
strategically located along the street frontages of Bixel and 6th Street and the open 
passageways of paseos that bisect the Site with internal walkways that maximize 
and enhance pedestrian activity.  Mixed-use projects located in the Specific Plan 
area and the resurgence of downtown development, will bring increased pedestrian 
activity to the neighborhood, as residents and workers in the area will have easy 
access to the proposed Project offering a choice of restaurants, grocery outlet and 
retail establishments. 

The objective of the proposed Project is to create an inviting, pedestrian-friendly 
development, consistent with the goals of the Central City West Specific Plan and 
the Westlake Community Plan Area.  Activities such as dining with the availability of 
alcoholic beverages are an essential part of a quality sit-down restaurant experience.  
The success of restaurants often depends upon their ability to provide this service to 
their patrons.  Such activities are a natural and vital extension of the restaurant use 
and a function of a pedestrian-friendly environment.  In addition, these outlets may 
possibly have off-site sales in connection with and as a supplement to the on-site 
sales.  The inclusion of a 16,500 square foot grocery outlet will not only provide 
convenient access to the Project residents but will be a focal point for food shopping 
to the residents of the surrounding neighborhood. 

Only a portion of the Project is set aside for the restaurants and specialty market that 
would sell alcoholic beverages. The Applicant’s goal for the Project’s commercial 
uses are to provide neighbor serving uses with the service of alcoholic beverages as 
a secondary amenity and convenience factor for those patrons shopping and dining 
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at the site.  The approval of a Master CUB would provide a comprehensive approval 
process with subsequent plan approvals that set specific conditions for each use.   

The approved mixed use Project meets many of the goals and objectives of the 
Westlake Community plan including satisfying housing needs.  Along with the 
housing is the need for local goods and services that are further satisfied by the 
Project with the commercial retail, restaurants and grocery outlet.  The Project 
addresses this commercial issue by proposing to draw not only local residents and 
workers but also visitors from throughout the Specific Plan area and the Downtown 
commercial core.  The redevelopment of an underutilized site with aging structures in 
a modern housing and commercial facility will enhance the built environment in the 
surrounding neighborhood by stimulating economic growth. 

As Project approvals move forward, the Applicant will secure the commercial 
tenants, many of which would likely serve alcoholic beverages for on/off-site 
consumption in the restaurant spaces, for a full line or beer and wine sales.  
Similarly, the Applicant proposes space for a specialty market that would likely sell a 
full line of alcoholic beverages in the 16,500 square feet of floor area set aside for 
off-site consumption.   

As the growing residential population in mixed-use developments and the day-time 
work force of the Downtown commercial core expands, so does the need for certain 
goods and services, which is the primary rationale for the development of the Project 
with a mix of retail, grocery outlet and restaurant uses.  Providing alcohol for 
consumption allows the neighborhood residents as well as workers to enjoy the 
convenience of proximate restaurants.  The off-site sale of alcoholic beverages in a 
specialty market allows the neighborhood residents to obtain such beverages to take 
home for personal consumption and avoid driving to specialty liquor stores or other 
more distant locations. 

Securing a Master CUB for on-site and off-site sales in the Project Site is an 
appropriate way to help further the goals of development in the area.  This request is 
associated with the upgrading of a residential and commercial area in transition, 
where much of the recent development has been residential and mixed-use projects.  
The improvement of this area seeks to provide more dining and retail choices for 
local workers, visitors and the ever-growing residential base.  The Project is in close 
proximity to mixed-use developments.  The request for this Master CUB amenity is 
consistent with the effort to attract and draw more visitors to Central City West 
Specific Plan area, which in turn will lead to revitalizing the area. 

The Applicant proposes a mixed-use development with improved access to quality 
food, beverages and neighborhood-serving retail uses.  The future restaurant and 
commercial tenants will also help boost the economy of Los Angeles by creating jobs 
and contributing sales and business tax revenues.  Therefore, the proposed Master 
CUB for on-site and off-site sales will provide additional services that are beneficial 
to the community. 

For the reasons stated above, the proposed Master CUB will enhance the built 
environment in the surrounding neighborhood and will provide a service that is 
essential and beneficial to the community, city or region. 

2. THAT THE PROJECT’S LOCATION, SIZE, HEIGHT, OPERATIONS AND OTHER 
SIGNIFICANT FEATURES WILL BE COMPATIBLE WITH AND WILL NOT 
ADVERSELY AFFECT OR FURTHER DEGRADE ADJACENT PROPERTIES, THE 



Bixel & Lucas - Holland 
MASTER CONDITIONAL USE – ALCOHOL FINDINGS 

 

______________________________________________________________________________________ 
Bixel & Lucas Street                             Page 9 of 25                             Prepared by Craig Lawson & Co., LLC 
February, 2017 
 

SURROUNDING NEIGHBORHOOD, OR THE PUBLIC HEALTH, WELFARE AND 
SAFETY. 
The Applicant’s Project approved design is compatible with the existing and future 
development of neighboring properties, and consistent with the City’s vision of the 
Westlake Community Plan.  The Master CUB application is requested for commercial 
restaurant uses and a grocery outlet located within the floor area of the Approved 
Project and will not change the size, height, operations and other significant features 
of the Approved Project.  A maximum of 640,000 square feet of floor area was 
approved for the Project Site that allows for certain uses of land that are permitted 
within in the existing zones.  Of that square footage, a maximum of 39,996 square 
feet of floor area was approved for neighborhood serving retail and restaurants.  The 
proposed restaurants, commercial spaces and the grocery outlet are uses that are 
compatible with and are designed to serve the adjacent properties, and the 
surrounding neighborhood and the existing zoning.  On the contrary the Project will 
improve that neighborhood character by providing much needed housing and 
successful commercial uses that will serve the local residents of the Project, the 
surrounding area and the Downtown Core.   

In recent years, new mixed use and residential development has replaced old and 
outdated commercial sites that are no longer financially viable with much needed 
residential units together with neighborhood supporting commercial uses proposed 
by the Project.  

The Project’s proposed architectural style reflects and improves on the quality of the 
immediate neighborhood.  The approved bulk, mass and height of the Project’s 
buildings are designed to be compatible and complementary to the other buildings in 
the immediate vicinity that have been built as commercial, mixed-use and residential 
projects.   

The Project Site adjoins three streets that serve local traffic.  With its frontage 
oriented primarily to 6th Street, the site focuses its vehicular access off of 6th Street 
and Bixel Street.  6th Street is a designated Secondary Highway, Lucas Avenue is 
designated as Secondary Highway and Bixel Street is a designated Modified 
Secondary Highway.  The proposed ground level retail and restaurant uses will not 
only complement the surrounding community, but enhance it as well.  The Piero 
Apartments and the proposed mixed-use project between 5th Street, 6th Street and 
Bixel Street bring many residential units proximate to the Project Site.  

Therefore, the Project’s location, size, height, operations and other significant 
features will be compatible with and will not adversely affect or further degrade 
adjacent properties, the surrounding neighborhood, or the public health, welfare and 
safety.  Approval of the Master CUB will also be consistent for the following reasons: 

1. The development’s attractive design contributes significantly to its 
relationship to adjacent uses.   

2. New high quality restaurants commercial uses which include the sale of 
alcohol for on/off-site consumption are consistent with existing restaurants in 
the area. 

3. New restaurants will encourage pedestrian activity from residents of nearby 
mixed-use buildings and commercial businesses, including the residential 
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units and the live work units to be located in the Project, and will engage 
visitors from the Downtown with another commercial grocery outlet. 

4. Successful restaurants help to encourage economic development, which is 
consistent with the goals of the City. 

5. The commercial components of the Project are in proper relationship and 
consistent with the existing development and zoning pattern because it 
provides restaurants and retail uses for nearby residents and workers, as well 
as for the professionals from the Downtown core.   

6. The proposed restaurants are likely to create synergy with nearby uses.  It is 
anticipated that many residents and workers in the surrounding neighborhood 
will take advantage of dining opportunities proximate to places of living and 
work.  

7. The specialty market that offers alcoholic beverages for off-site consumption 
will provide a service to the residents and workers in the local neighborhood.  

Additionally, the sale of alcohol in on-site restaurants has become necessary in order 
to compete with other restaurants for patrons who prefer an alcoholic beverage with 
their meals.  The sale of alcohol contributes to the overall financial success of 
restaurants.  Successful restaurants in the area are increasingly contributing to the 
overall success of the community as a desirable place to live, work and shop, which 
leads to positively impacting the property values of commercial and mixed-use 
properties.  Therefore, the sale of alcohol for on-site consumption will neither 
adversely affect nor further degrade adjacent properties, the surrounding 
neighborhood, or the public health, welfare and safety, but rather will be 
advantageous to the immediate neighborhood.  Similarly, the proposed specialty 
market that will also sell alcoholic beverages in a portion of its floor area for off-site 
consumption will be advantageous for the immediate neighborhood, and will not 
adversely affect nor further degrade adjacent properties or the surrounding 
neighborhood.   

More importantly, each of the future restaurants/retail and the specialty market to be 
located in the development will be required to apply for a Plan Approval with the Los 
Angeles Department of City Planning.  Specific and appropriate 
findings/justifications, conditions and measures will be applied to the individual 
restaurants through the required Plan Approval process to further ensure that the 
character of development in the immediate neighborhood is not negatively impacted. 

Lastly, to guarantee that there will not be any deleterious impact to the immediate 
neighborhood, the City of Los Angeles and State of California Department of 
Alcoholic Beverage Control (“ABC”) independently retains the authority to revoke 
permits and/or licenses which allow the sale of alcoholic beverages at the Project 
Site should there be circumstances that rise to the level of non-compliance of the 
approval conditions of the MCUB, state ABC laws and local LAMC standards.  

3. THAT THE PROJECT SUBSTANTIALLY CONFORMS WITH THE PURPOSE, 
INTENT AND PROVISIONS OF THE GENERAL PLAN, THE APPLICABLE 
COMMUNITY PLAN, AND ANY APPLICABLE SPECIFIC PLAN. 
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In the process of approving the Project, the City found that the Project was 
consistent with the General Plan.  Approval was granted for commercial space up to 
39,996 square feet of floor area within the overall Project floor area.  Now that the 
Applicant has begun to identify and refine tenant space, a Master CUB is requested 
for some of the commercial spaces as a secondary and complementary use for up to 
25,632 square feet.  Generally, the General Plan, the Framework Plan and the 
CCWSP do not regulate the sales of alcoholic beverages.  However, there are 
economic benefits that satisfy many of the goals and objectives of the General Plan 
and other related land use documents. 

The proposed sales of alcoholic beverages in the commercial spaces of the Project 
Site can be found to be consistent with many of the goals, objectives and policies of 
the General Plan.  The following will discuss the Project’s consistency with various 
elements of the General Plan, including the Westlake Community Plan, the 
Transportation Element and the Central City West Specific Plan (“CCWSP”).  There 
are no specific plans that would affect development of the requested on-site and off-
site sales Master CUB. 

The granting of the requested determination is consistent with the principals, intent 
and goals of the geographical specific plan and any applicable element of the 
General Plan.  The construction of residential units is a major emphasis of the 
CCWSP, an objective of the Westlake Community Plan as well as the General Plan 
Housing Element.  The Approved Project will add 606 dwelling units and 42 joint 
live/work units to the site.   

WESTLAKE COMMUNITY PLAN 
Although the Community Plan does not address specific guidelines or policies that 
address the sales of alcoholic beverage, the approved overall Project is consistent 
with a number of the residential and commercial objectives of the Community Plan.  
The provision of alcoholic beverages does not change the overall scope and 
character of the resultant Site. 

Residential Objectives 
1. To designate a supply of residential land adequate to provide housing of the 
types, sizes, and densities required to satisfy the varying needs and desires of all 
segments of the community’s population. 

Commercial Objectives 
1. To conserve and strengthen viable commercial development in the community 
and to provide additional opportunities for new commercial development and 
services. 

2. To provide a range of commercial facilities at various locations to 
accommodate the shopping needs of residents and to provide increased 
employment opportunities within the community. 

The Westlake Community Plan’s first residential objective stresses the importance of 
supplying “residential land adequate to provide housing of the types, sizes, and 
densities required to satisfy the varying needs and desires of all segments of the 
community’s population.”  The proposed Project builds urgently needed units on 
appropriately designated parcels that are under-developed.  Under its “Community 
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Issues and Opportunities” Section, the Westlake Community Plan recognizes that 
two important land use opportunities include “access and proximity to employment 
for community residents” and “potential for residential and mixed use development 
along Commercial Corridors.”  Under its commercial objectives, the Westlake 
Community Plan seeks “to improve the compatibility between commercial and 
residential uses,” a target that is attainable with the type of mixed-use development 
approved at this Site. 

This Project Site will result in the construction of urgently needed dwelling units on 
appropriately designated parcels that are currently under developed and 
aesthetically unappealing.  In connection with the residential units, the inclusion of 
retail, restaurant and grocery uses will not only provide easily accessible services to 
the neighborhood it also provides the same benefits to the Project residents.  The 
service of alcoholic beverages in the restaurants complements those uses permitting 
patrons the opportunity to enjoy a beer and wine or a cocktail.  The sales of alcoholic 
beverages in the grocery outlet is a convenience that allows for one stop shopping 
and avoids having to drive to other locations to obtain such purchases.   

The proposed sales of alcoholic beverages is only a small part of those businesses 
and not the main focus a business such as a liquor stores and other such businesses 
that have the primary focus of sales of alcoholic beverages.  

CENTRAL CITY WEST SPECIFIC PLAN 
While the CCWSP does not regulate the sales of alcoholic beverages specifically the 
mixed use Project, a number of the Specific Plan’s “Purposes” are met as a result of 
the Approved Project in relation to the application for the sales of alcoholic 
beverages: 

Section 2.B.  Establish a complete 24-hour community for all segments of the 
population, with jobs and housing, needed public facilities, recreation/entertainment 
and amenities, open spaces and pedestrian oriented places. 

The Project will provide much needed housing opportunities for those who work in 
the community.  The Site is located near one of the major employment centers in the 
region, Downtown Los Angeles.  This Project will create rental-housing opportunities 
within walking distance of numerous jobs and transit options.  Housing typically is the 
catalyst in creating and expanding commercial and retail services in a given area as 
there is a new market (of residents) that is as yet untapped.  Because “residential” is 
a 24-hour use, these businesses usually extend their hours in order to accommodate 
those that live in the area giving rise to a more vibrant and a safer community.  With 
more retail businesses established in the community, the streets are activated for 
greater pedestrian traffic.  The Project will provide a unique focal point along 6th and 
Bixel Streets with the offer of retail, restaurants and a grocery outlet that are easily 
accessible to the neighborhood.  The sale of alcoholic beverages is a secondary use 
but is desirable amenity for successful restaurants and a convenience amenity for 
those shopping at the grocery outlet. 

Section 2.C. Regulate all development including use, location, height and density to 
ensure compatibility of uses, and to provide for the consideration of transportation 
and public facilities, aesthetics, historic preservation, open space and the economic 
and social well-being of area residents. 
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This section has the objective of regulating height and density to ensure compatibility 
of uses.  While not utilizing its entire permitted floor area, the Approved Project 
proposes to average the permitted floor area over the entire site in order to achieve a 
development pattern consistent with other neighboring properties.  The ability to 
average the permitted floor area results in a new building that does not exceed 6 
stories in height; therefore, the height is not incompatible with neighboring properties.  
The Project Site approval made the finding that the development is compatible with 
the height and floor area ratio districts.  The requested Master CUB retail, restaurant 
and grocery outlet will be located within the approved floor area and will not change 
the height and floor area or density.   

Section 2.D. Protect the existing residential community from further displacement, 
replace dwelling units previously removed from the Specific Plan area, and provide 
new housing in proportion to the need, by household size and income, associated 
with the existing community and new jobs generated in the Plan area. 

The Site is currently developed with an 8-story medical building that is being 
converted through the adaptive reuse process into 42 JLWQ units.  Until recently the 
Site was improved with five multi-use buildings, carports, service bays and a paid 
public surface parking lot, which were all demolished to make way for the Project.   
The Site proposes a mix of unit sizes to meet the needs of housing by household 
size and income and will not displace any existing residential units.   

Section 2.F.  Ensure that commercial, industrial and mixed use Projects mitigate the 
impact of their development on the supply of affordable housing stock through the 
payment of a Housing Linkage Fee and/or the construction of affordable housing 
within the areas designated by this Specific Plan.   

The Approved Project will provide 5% of its units as affordable housing within the 
Phase 2 portion of the Project Site.  Under the “Community Issues and 
Opportunities” section, the Westlake Community Plan identifies the “need for more 
affordable housing” as an important residential land use issue.  Furthermore, the 
Community Plan identifies the opportunity to “provide for a variety of housing 
opportunities by income, with an emphasis on the creation of middle-income 
neighborhoods especially targeted for downtown workers.”  With the affordable units 
and a mix of other unit sizes, the Project proposes to provide housing opportunities 
for people employed in the downtown area.   

Section 2.G.  Provide for an improved jobs/housing ratio over that which would 
otherwise have occurred, through the requirement that housing be constructed 
commensurate with commercial Projects. 

The retail space will provide new jobs within the community.  More importantly, 
bringing 648 housing units to the jobs-rich environment of downtown Los Angeles 
helps to improve the jobs/housing ratio which otherwise would not occur absent new 
housing opportunities in the community.  By adaptively re-using an underutilized 
office building to create JLWQ units, the project brings an additional benefit to 
improving the jobs/housing balance with more residential units that do not require job 
commuting by its residents.  The Downtown commercial core, which is proximate to 
the subject site, is a major source of jobs in Los Angeles.  However, the Downtown 
area lacks the appropriate jobs/housing ratio due to the presence of many high-rise 
office buildings that lack residential facilities in close proximity.   
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Section 2.H.  Create new mixed-use residential/commercial land use categories, in 
order to locate housing closer to jobs, reduce vehicle miles traveled and improve air 
quality. 

By converting an underutilized office building into residential uses and constructing 
a new mixed use building with ground floor neighborhood serving retail spaces, this 
project fulfills the purpose of the CCWSP to create new mixed use residential and 
commercial land use.  With the major employment center of nearby Downtown Los 
Angeles, new residents will be able to locate closer to jobs.  The use of public 
transit or the ability to walk to Downtown allows for a significant reduction in vehicle 
miles traveled, and subsequently, should lead to improvement of local air. 

Five of the first seven Purposes listed in Section 2 of the CCWSP discuss the need 
for housing within the Specific Plan area.  Consequently, the construction of 
housing units is a central purpose of the CCWSP.  Purpose B of the Plan intends to 
“establish a complete 24-hour community for all segments of the population, with 
jobs and housing, needed public facilities, recreation/entertainment and amenities, 
open spaces and pedestrian oriented places.”  The Site is located near one of the 
major employment centers in the region, downtown Los Angeles.  This Approved 
Project will create 42 JLWQ units within walking distance of numerous businesses.  
The CCWSP also calls for affordable housing, which is achieved by the unified 
development to which the joint live/work project will be linked.   

While the proposed Master CUB is requested for the purpose of alcohol sales, such 
a request is refinement of the approved commercial space uses within the Project 
floor area and dimensions.   The Master CUB for the commercial uses would result 
in providing jobs close to housing, retail, restaurants and grocery use closer to 
existing housing as well as the proposed Project housing which in turn would result 
in reducing miles traveled and improving air quality.  

HOUSING ELEMENT  
The Housing element has been updated since the original Project approval with the 
adoption of the Housing Element 2013-2021.   The Project Site has achieved goals 
of the updated Housing element by proposing and obtaining approval of a 648 unit 
mixed use project with a 42-unit adaptive reuse live work component, 39,996 square 
feet of commercial floor area and 27 Very Low Income affordable units.  The Project 
Site achieves a smart growth objective by locating its density near the transit 
corridor of Wilshire Boulevard and in close proximity the job-rich center of downtown 
Los Angeles.  The proposed Project delivers the type of housing so desperately 
needed and encouraged by the Housing Element.  While the main objective is to 
create new housing, as a complement the overall Project Site is the approval of a 
Master CUB to allow the sale of alcoholic beverages for on-site and off-site 
consumption. The Master CUB is essential for a successful commercial 
development that proposes new high quality restaurants and an urban specialty 
market, in addition to a variety of other retail uses.  Therefore, making the Project 
consistent with the principles, intents and goals of the Housing Element. 

GENERAL PLAN FRAMEWORK   
As noted in the Executive Summary Introduction, the General Plan Framework 
Element is “a strategy for long-term growth which sets a citywide context to guide 
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the update of the community plan and citywide elements.”  The primary objectives 
of the policies in the Land Use chapter are to “support the viability of the City’s 
residential neighborhoods and commercial districts, and, when growth occurs, to 
encourage sustainable growth in a number of higher-intensity commercial and 
mixed-use districts, centers and boulevards and industrial districts particularly in 
proximity to transportation corridors and transit stations.”  The Approved Project is 
accessible to transportation corridors and transit stations.  Moreover, the Executive 
Summary notes that economic development policies are intended to facilitate job 
growth.  Key policies in this regard include: “Provide sufficient land to support 
economic development activities” and “Promote the re-use and recycling of 
deteriorated commercial and industrial districts.”  To those ends, the Project Site is 
of sufficient size to create a viable mixed-use development that includes retail uses, 
grocery outlet, live/work units and new restaurants, to produce a development that 
will facilitate residential dwellings and job growth so as to enhance the job base and 
the quality of life.  

The General Plan Framework, Land Use Objective 3.4, seeks to “encourage new 
multi-family residential, retail commercial, and office development in the City's 
neighborhood districts, community, regional, and downtown centers as well as 
along primary transit corridors/boulevards, while at the same time conserving 
existing neighborhoods and related districts.”  The Approved Project follows the 
consideration of the General Plan and the Specific Plan to locate new housing in 
proximity to public transportation and other public facilities.  Furthermore, the 
General Plan Framework, in Objective 4.2, seeks to “Encourage the location of new 
multi-family housing development to occur in proximity to transit stations, along 
some transit corridors, and within some high activity areas with adequate transitions 
and buffers between higher-density developments and surrounding lower-density 
residential neighborhoods.”  The Approved Project is within one block of the major 
corridor of Wilshire Boulevard, which provides MTA Rapid Bus service that also 
connects to the Metro Rail stations to the east and in downtown Los Angeles. 

The Land Use chapter of the General Plan Framework Element includes several 
goals, policies and objectives that support the Project’s request for a Master CUB to 
provide for on-site and off-site sales of alcoholic beverages: 

 
Goal 3A:  A physically balanced distribution of land that contributes towards 
and facilitates the: 

• City’s long-term fiscal and economic viability, 
• Revitalization of economically depressed areas, 
• Conservation of existing residential neighborhoods,  
• Equitable distribution of public resources,  
• Provision of adequate infrastructure and public services,  
• Reduction of traffic congestion and improvement of air quality, 
• Enhancement of recreation and open space opportunities, 
• Assurance of environmental justice and a healthful living environment, 

and 
• Achievement of the vision for a more livable city. 

Goal 3A seeks a balanced distribution of land that contributes towards and facilitates 
the revitalization of economically depressed areas.  The Applicant’s Approved 
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Project is geared to revitalizing an underutilized commercial property so as to provide 
opportunities for new housing as well as business creation and job growth.  The 
redevelopment of the Site that includes commercial retail space, and restaurant uses 
that add new jobs will contribute significantly towards the City’s long-term fiscal and 
economic vitality, which is an important goal of the General Plan Framework in its 
land use and economic development policies.  The provision of a grocery outlet in an 
area where there are limited shopping opportunities is a bonus to the neighborhood 
and supplies a need that appears to be a limited selection of such amenities.  

Successful restaurants contribute to the revitalization of an area that has 
underutilized property, aging structures and vacant buildings.  Moreover, the sale of 
alcohol for on-site consumption in restaurants has become necessary in order to 
compete with other restaurants for patrons who prefer an alcoholic beverage with 
their meals.   

The Approved Project’s new commercial retail space and restaurants serving alcohol 
will be neighborhood serving and beneficial to workers at nearby commercial and 
residential properties and to the residents of mixed-use projects located in the 
surrounding neighborhood, as well as to the adjacent Downtown Core.  The ongoing 
development of more commercial and mixed-use projects in the general vicinity is 
beneficial for the City’s long-term fiscal and economic viability.   The proposed 
Master CUB will contribute to the City’s fiscal and economic viability by creating jobs 
in the new commercial uses and restaurants by revitalizing an area that is still in 
need of new investment.  Approval of a Master CUB to allow the sale of alcoholic 
beverages for on-site and off-site consumption is essential for a successful 
commercial development that proposes new high quality restaurants and an urban 
specialty market, in addition to a variety of other retail uses. 

In this regard, restaurants and drinking establishments have been approved by the 
City in other parts of the Downtown Core, consistent with the development of 
commercial properties that are compatible with the development of the area.  This 
geographic area is experiencing a surge of economic growth that has spilled over 
from the Downtown Core.  Therefore, the approval of a Master CUB for the on-site 
and off-site sales of alcoholic beverages is consistent with the goals and policies of 
the Economic Development chapter of the General Plan Framework, including the 
following goal and objective: 

Goal 7B:  A City with land appropriately and sufficiently designated to sustain 
a robust commercial and industrial base. 
Objective 7.2:  Establish a balance of land uses that provides for commercial 
and industrial development which meets the needs of local residents, sustains 
economic growth, and assures maximum feasible environmental quality. 
Goal 7B recognizes that land must be appropriately and sufficiently designated to 
sustain economic activity that is generated by commercial and industrial enterprises. 
As such, the Project proposes to include restaurants and a specialty market for the 
sale of alcoholic beverages for on-site and off-site consumption, respectively.  The 
restaurants and the specialty market will provide essential services for local residents 
and will sustain economic growth in the area.  

As identified above, the Project is consistent with the General Plan and the Central 
City West Community Plan.  The requested Master CUB would be a complement to 
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the Approved Project findings, but at the same time, the requested Master CUB is 
only a part of the overall commercial activity contemplated for the Project. 

B.  ADDITIONAL FINDINGS 
1. The proposed use will not adversely affect the welfare of the pertinent 

community.  
Approval of a Master CUB for the Approved Project will not adversely affect the 
welfare of the community.  The restaurants serving alcoholic beverages for on-site 
consumption and the specialty market selling alcoholic beverages for off-site 
consumption will be carefully controlled.  As new tenants are identified for the 
commercial spaces requiring an alcohol sales permit, each individual establishment 
will be required to apply for a Plan Approval, which will be carefully reviewed by the 
Department of City Planning (“DCP”) and the California Department of Alcoholic 
Beverage Control (“ABC”).  Security plans, floor plans, seating limitations and other 
recommended conditions, as well as the mode and character of the operation, will be 
considered, addressed and enforced through the imposition of specific conditions set 
forth in the Plan Approvals for each tenant space serving and selling alcoholic 
beverages.  This will allow for further evaluation and continuous monitoring, ensuring 
that the individual sales outlets will not adversely affect the welfare of the community. 

The Project is located within a highly urbanized setting situated in the CCWSP.  The 
area surrounding the Project site is a mix of residential, commercial uses, mixed-use 
buildings, and restaurants.  The request for on-site and off-site alcohol sales will be 
compatible with the surrounding neighborhood, as local residents and workers will be 
drawn to the amenities that accompany restaurants and specialty market allowing 
the showcasing of boutique wines and microbrews and other spirits for on-site 
consumption, and in the case of the grocery outlet, for take home consumption.   

The close proximity to transit and easy walking distance from nearby mixed-use and 
joint live/work developments, in addition to commercial and industrial uses in the 
local neighborhood allows for alternatives to driving for those consuming alcoholic 
beverages, and as a result, the proposed use of restaurants and specialty market 
offering alcoholic beverages for on-site and off-site sales will not adversely affect the 
welfare of the adjacent community.  Additionally, the Project will also positively 
benefit the City through generation of additional sales tax revenue, business licenses 
and other fees, and by providing additional short-term and long-term employment 
opportunities to area residents in the new restaurants and other retail uses to be 
provided in this new development. 

Approval of the Master CUB for on-site and off-site sales will contribute to the 
success and vitality of the neighborhood and help make the Approved Project a 
unique place to visit, shop and dine in high quality restaurants, grocery outlet and 
retail stores. 

2. Explain how the approval of the application will not result in or contribute to an 
undue concentration of such establishments.  
The Project site is situated in an area primarily developed with commercial, retail and 
residential uses, with a significant workforce and expanding residential population, 
both of which demand shopping and dining services.  As a result, there is a high 
concentration of alcohol uses in the immediate area (as measured by census tract 
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data).  However, it is not uncommon to have clusters of this nature in urbanized and 
pedestrian-oriented sections of the City.   

According to the Department of Alcoholic Beverage Control (ABC) website, in 
Census Tract No. 2092.00, within which the Project is located, the maximum number 
of off-sale licenses permitted is 2, with 2 existing.  Of the 2 off-sale licenses, only 1 
license is the Type 21 full-line of alcoholic beverages, which is sold from one liquor 
store.  The other off-site license is a Type 20 for beer and wine, and is associated 
with the Green Life Market.  The maximum number of on-sale licenses permitted is 
1, with 4 existing.  Of the 4 on-sale licenses, Type 47 full-line of alcoholic beverages, 
one is for the Los Angeles Center Studios, one is for the Plan Check Kitchen and Bar 
and two are for Club SoHo. 

Thus, the proposed on-site and off-site licenses could result in an undue 
concentration by definition of alcohol establishments in the area.  However, 
considering the restaurant-rich nature of the greater Downtown Area, and the 
burgeoning need for amenities such as urban specialty markets, the off-site 
thresholds are unrealistically low based on a small population number of 2,785 
people in this census tract.  The off-site sales will be an amenity to commercial uses 
by providing sales of alcohol beverages for consumption at private homes.  
Furthermore, offering a full line of alcoholic beverages for off-site consumption offers 
a further convenience to the local neighborhood residents.  Only one of these off-site 
licenses is for a liquor store.  The other off-site license sells alcohol in conjunction 
with other products such as food.  The commercial space that proposes to sell 
alcoholic beverages for off-site consumption is a specialty market that offers a variety 
of high-end goods typically not found in gas stations and general food markets.  The 
proposed specialty market will utilize only 16,500 square feet of floor area with a 
minor floor area for alcohol sales, with the overwhelming majority of the floor area 
devoted to the sale of grocery and food items and non-alcoholic beverages. 

In addition, the Project is located in an area of the City that is growing with new 
residential mixed-use and adaptive reuse projects that would potentially affect the 
local population by increasing the number of residents.  The ABC calculates 
concentration based on the number of residents in a given census tract.  The past 
decade has seen the number of residents in the CCWSP grow significantly.  

However, with the Approved Project and several others in the area, there is a definite 
trend that is resulting in a rapidly expanding population.  Therefore, this census tract 
would be able to absorb additional alcohol outlets without a substantial increase in 
over saturation.  

It is important to note that the vast majority of activities on the Project Site will not 
involve the sale of alcoholic beverages.  Less than 4% of the Approved Project’s total 
floor area will be devoted to the sale of on-site alcoholic beverages in connection 
with high quality restaurants from the specialty market outlet. 

In addition, the proposed Master CUB for on-site and off-site sales will potentially 
consist of restaurants with indoor and outdoor dining for on/off-site sales of a full line 
or beer and wine sales in the Project’s commercial space, while the urban specialty 
market will offer for off-site sales a full line of alcoholic beverages and beer and wine. 

Finally, to ensure the on/off-site sales will not create detrimental impacts on the 
surrounding area, the specific detail of each establishment will be reviewed and 



Bixel & Lucas - Holland 
MASTER CONDITIONAL USE – ALCOHOL FINDINGS 

 

______________________________________________________________________________________ 
Bixel & Lucas Street                             Page 19 of 25                             Prepared by Craig Lawson & Co., 
LLC 
February, 2017 
 

conditioned pursuant to a Plan Approval process.  It is to be noted that on-site and 
off-site sales will take place at establishments within the commercial space of the 
Project.  This will allow for a comprehensive review of each request with input from 
each prospective tenant.  Security plans, floor plans, seating limitations and other 
recommended conditions, as well as the mode and character of the operation, will be 
addressed and assured through the imposition of site-specific conditions.  This extra 
protection will ensure that no adverse impacts will result due to off-site alcohol sales 
and on-site consumption. 

The Los Angeles Police Department (“LAPD”) provides a broad range of crime 
statistics on their website.  Each division of the LAPD is divided into Crime Reporting 
Districts.  The Project site is located in the Rampart Division of the LAPD jurisdictions 
and is located in Crime Reporting District #249. 

However, the online crime statistics are not presented by Crime Reporting Districts 
but by a certain radius around a particular site address.  Review of this information 
for a 1/4-mile radius around the Project site provides that there are 59 records from 
August 3, 2016 to January 30, 2017.  

The LAPD has not provided any statistics for Crime Reporting District #246 or made 
a determination that the Project site is located in a high crime reporting district. 

Although the Census Tract would be considered to be over-concentrated according 
to the ABC, based on a population of 2,785 occupants and would trigger a 
CALDERA finding for the off site sales at the grocery store (pursuant to CA Business 
and Professions Code Sec. 23958 and 23958.4) 1  the Applicant is proposing a 
comprehensive commercial development that will not allow the sales of alcoholic 
beverages to be the predominant use of the Project and such sales will be a 
complement and convenience to the other uses in the neighborhood that are shifting 
with more upscale mixed uses, residential, and commercial development coming into 
the area.  Additionally, the census tract is experiencing significant population growth 
and with development of the approved Project of an additional 648 dwelling units 
which would increase the population by more that 20% in this census tract.  There 
are other planned and approved projects that include residential dwelling units in the 
area that would also increase the population.  Therefore, the resulting saturation 
would be less significant based on the newer census figures.  

3. Explain how the approval of the application will not detrimentally affect nearby 
residential zones or uses.  
The proposed Master CUB for on/off-site sales of alcoholic beverages will not 
detrimentally affect nearby residentially zoned properties.  There are no residentially 
zoned communities within a 600-foot radius of the Project Site, as the subject 
property is CCWSP C4 zoned properties to the north, south, east and west.  
However, there are residential and mixed-use buildings within a 600-foot radius of 
the Project Site, though the zoning designation of such properties is commercial.  
The CCWSP, though zoned commercial consists of a mix of commercial, and 
residential with restaurants selling alcoholic beverages located in proximity.  

All of the commercial tenants will be part of a quality development and all alcohol 
service and sales will take place within a carefully controlled environment operated 
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by responsible tenants.  The Master CUB for the on/off-site sales of alcoholic 
beverages would be a partial addition to the development and would serve as a 
convenience for those patrons visiting the restaurants and the specialty market.  
Therefore, this use will not result in detrimental impacts to any nearby residential 
uses.  There will be no off-site sales in the exterior areas of the facility nor will 
outdoor advertising soliciting sales of alcoholic beverages be permitted.  

4. QUESTIONS REGARDING THE PHYSICAL DEVELOPMENT OF THE SITE 

A. What is the total square footage of the building or center the establishment 
is located in?    
The Approved Project floor area is divided between two buildings located in a 
293,738-square foot mixed use building and in a 292,176 square foot mixed use 
building on a lot with a net area of approximately 166,003 square feet.  The 
proposed restaurants and retail uses in connection with the Master CUB for on-
site and off-site sales of alcoholic beverages will be situated around the 
perimeters of the buildings fronting on 6th Street and Bixel Street in connection 
with the Project’s 24,999 square feet of commercial space allocated to the retail, 
restaurants and the specialty market. 

B. What is the square footage of the space the establishment will occupy?  
The retail, grocery and restaurant uses in connection with the Master CUB for on-
site and off-site sales of alcoholic beverages will occupy somewhat less than the 
maximum Approved Project space of 39,996 square feet.  Of this commercial 
square footage, 8,499 square feet is proposed for restaurant spaces and 16,500 
square feet of the floor area in the specialty market for a total of 25,632 square 
feet.  A separate Plan Approval will be required from the Department of City 
Planning for each future tenant that requires a permit to sell alcoholic beverages 
pursuant to the LAMC.  The remaining 1910 square feet of retail will not have 
alcohol sales.  

See Attached Table of Requested Alcohol Permits 
 

C. What is the total occupancy load of the space as determined by the Fire 
Department? 
Once the commercial spaces have been allocated to tenancy, the occupancy 
load of all establishments will be determined in accordance with applicable 
requirements.  The off-site sales will not be affected by occupancy load; as such 
sales would take place within the dedicated commercial space for the specialty 
market. 

D. What is the total number of seats that will be provided indoors?  Outdoors? 
Tenants for specific establishments have not yet committed to lease spaces and 
therefore it is unknown at this time how many indoor and outdoor seats will be 
provided.  The outdoor area for each use will be shown in the plans for each 
commercial space where applicable.   

E. If there is an outdoor area, is it on private property or the public right-of-
way or both? 
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The outdoor area could be located both on private and public property.  This 
would be determined at the Plan Approval stage. 

F. If an outdoor area is on the public right-of-way, has a revocable permit 
been obtained?   
One or more restaurants may require a revocable permit for any outdoor dining 
areas on the public right-of-way.  This would be determined at the Plan Approval 
stage for each use. 

G. Are you adding floor area?  If yes, how much is enclosed?  Outdoors? 
No 

H. Parking 
I. How many parking spaces are available on the site?   

The Project is required to provide 316 residential parking spaces for Building 
I and 338 residential spaces for Building II.  The adaptive reuse will have 42 
spaces.  The Applicant proposes to provide 55 parking spaces for the 
commercial uses, including the retail spaces, grocery and restaurants.  The 
excess parking spaces are to be provided as an amenity to serve 
surrounding uses.  A total of 773 spaces will be provided. 

II. Are they shared or designated for the subject use? 
All parking spaces are designated for the Project uses. 

III. If you are adding floor area, what is the parking requirement as 
determined by the Department of Building & Safety? 
No additional floor area is proposed.  

IV. Have any arrangements been made to provide parking off-site? 
No, all parking is to be provided on-site within the parking garage pursuant to 
the Project design.  The Project is providing more parking than required by 
the Los Angeles Municipal Code standards and parking demand is not 
anticipated to exceed the supply.     

1. If yes, is the parking secured via a private lease or a 
covenant/affidavit approved by the Department of Building & 
Safety? 
Not applicable. 

2. Please provide a map showing the location of the off-site parking 
and the distance, in feet, for pedestrian travel between the parking 
area and the use it is to serve. 
Not applicable. 

3. Will valet service be available?  Will the service be for a charge? 
To be determined – the individual restaurant operators may offer valet 
service likely for a charge. 
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I. Is the site within 1,000 feet of any schools (public, private or nursery 
schools), churches or parks? 
There appears to be three schools within approximately 1,000 feet of the Project 
site: 

Evelyn T. Gratis Early Education Center, 1415 5th Street, 200 feet 

Middle School, 1500 Wilshire, 1,000 feet 

Michael Contreras Learning Center 322 Lucas Street, 1000 feet 

5. QUESTIONS REGARDING THE OPERATION OF THE ESTABLISHMENT  

a. What are the proposed hours of operation and which days of the week will 
the establishments be open? What are the proposed hours of alcohol 
sales?  
Since individual tenants are being finalized, the hours of operation are not yet 
known.  Until the hours are known and defined as part of the Plan Approval 
process, the Applicant is requesting hours from 6 am to 2 am.  The ABC limits 
these hours within which the sale of alcohol is permitted and hours of operation 
can further be limited within the Plan Approval Process. 

b. Will there be entertainment such as a piano bar, dancing, live 
entertainment, movies, karaoke, video game machines, etc.?  Please 
specify. 
(An establishment that allows for dancing needs a conditional use pursuant to 
12.24 W. 18.) 

No piano bar, dancing or live entertainment, movies, karaoke, video game 
machines, etc. are currently planned for the commercial tenant spaces at the 
Project.   

c. Will there be a minimum age requirement for entry?  If yes, what is the 
minimum age requirement and how will it be enforced? 
Operations of such establishments will be in accordance with the rules and 
regulations of the ABC.  Operators of establishments that impose age restrictions 
will be required to verify the age and identity of patrons when necessary.  

d. Will there be any accessory retail uses on the site?  What will be sold? 
The Project has approval for up to a maximum 39,996 square feet for all 
commercial uses.  However, it is anticipated that there will be up to four (4) 
restaurant spaces located in 8,499 square feet of floor area for a full line or beer 
and wine on/off site, while 16,500 square feet of floor area will be set aside in a 
specialty market for sales of off-site alcoholic beverages.  Since the retail tenants 
have yet to be identified, it is unknown the exact commercial uses that will be 
offered. 

e. Security 
I. How many employees will you have on site at any given time? 
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Since all restaurants and retail leaseholders have not yet been finalized, the 
total number of employees is unknown at this time but will be provided at the 
Plan Approval stage. 

II. Will security guards be provided on-site? 
No, the Applicant does not currently intend to provide security guards for the 
facility.  If at the time of Plan Approval it is anticipated that security guards 
are necessary for a proposed use then the responsibility to provide such 
security guards shall fall upon that use.   

1.  If yes, how many and when?  

 Not applicable. 

III. Has LAPD issued any citations or violations?  
No.  As the Project is not yet occupied, LAPD has not issued any citations or 
violations related to the service and sales of alcohol for this development.   

f. Alcohol 
I. Will there be beer & wine only, or a full-line of alcoholic beverages?  

The Applicant is requesting a Master CUB for the on/off-site sales for a full 
line of alcoholic beverages with the option of beer and wine for any of the 
individual restaurants or the specialty market.  Some tenants may choose 
only to sell beer and wine depending on the ABC type of license.   

II. Will “fortified” wine (greater than 16% alcohol) be sold?  
It is possible that a restaurant or the market may wish to serve “fortified” 
wine or Sake, however since specific tenants have not committed to lease 
space, this information is not yet available. 

III. Will alcohol be allowed to be consumed on any adjacent property 
under the control of the applicant?  
No.  

IV. Will there be signs visible from the exterior that advertise the 
availability of alcohol? 
No.  It is anticipated that signage for such establishments will be coordinated 
and will generally consist of business identification signs which could include 
language referring to the sale of alcohol (e.g.  “Bar and Grill”, “Lounge”, 
“Wine Shop”).  Because all specific tenants have not yet finalized lease 
space, signage requirements have not yet been fully determined. 

V. Food 
i. Will there be a kitchen on the site? 

All restaurant establishments are anticipated to have kitchen facilities.  

ii. Will alcohol be sold without a food order? 
It is anticipated that some facilities will offer the sale of alcoholic 
beverages without a food order such as in the urban specialty market; 
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however, all restaurant establishments are anticipated to be bone-fide 
restaurants with kitchen facilities.   

iii. Will the sale of alcohol exceed the sale of food items on a quarterly 
basis? 
It is anticipated that gross sales of food items at such establishments (for 
both on-site and off-site alcohol sales) will exceed the gross sale of 
alcohol on a quarterly basis.  

iv. Provide a copy of the menu if food is to be served. 
Menus will be provided to the Office of Zoning Administrator prior to 
obtaining building permits for all food and restaurant establishments.  

J. On-Site 
i. Will a bar or cocktail lounge be maintained incidental to a 

restaurant? 
It’s possible that a bar or cocktail lounge will be maintained incidental to a 
restaurant, however since specific tenants have not committed to lease 
space, this information is not yet available.  
If yes, the floor plans must show the details of the cocktail lounge 
and the separation between the dining and lounge facilities. 
Restaurant tenants will provide floor plans detailing the cocktail lounge 
and separation between the dining and lounge facilities during their 
individual Plan Approval process. 

ii. Will off-site sales of alcohol be provided accessory to on-site sales 
(“Take-Out”)? 
Yes, the Applicant requests limited off-site sales in conjunction with on-
site sales consumption within the commercial space of the Project.  

If yes, a request for off-site sales of alcohol is required as well.    
This application is for on-site and off-site sales. 

iii. Will discounted alcoholic drinks (“Happy Hour”) be offered at any 
time? 
Because all of the specific tenants have not yet finally committed to lease 
spaces, operations of such facilities cannot yet be determined.  

5. CALDERA BILL 

a. Is this application a request for on-site or off-site sales of alcoholic 
beverages? 
A Master CUB for on-site and off-site sales of a full line of alcoholic beverages 
is requested with this application for the commercial spaces on the Project. 

1. If yes, is the establishment a bona-fide eating place (restaurant) or 
hotel/motel? 
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Yes.  It is anticipated that on-site beer and wine permits or a full line will 
be associated with the four restaurant type establishments.   The off-site 
alcohol sale permit is to be associated with the proposed grocery store, 
however since specific tenants are unknown at this time, this information 
will be provided during each individual tenant’s Plan Approval process. 

b. If ABC has determined that an eligible use is in an area of high crime or 
undue concentration of licenses, the City Council will need to make the 
finding that the issuance of the license is required for public 
convenience or necessity. 
According to the State legislation (Caldera Bill, Business and Professions 
Code §§23958 and 23958.4), applications filed for new on- or off-site alcoholic 
beverage sales authorizations require a City Council determination, with the 
exception of “restaurant or hotel/motel use.”  According to information 
obtained from the ABC website for Census Tract No. 2092.00, the Project Site 
is located in an area of overconcentration of licenses.  The preponderance of 
the requested alcoholic licenses is for restaurant establishments, which are 
exempted from the Caldera Bill.  However, the City Council will need to make 
the Caldera findings that the issuance of the license for the off-site sales in the 
specialty market is required for public convenience or necessity. 
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I ACCESSIBLE EXTERIOR ROUTE: MINIMUM 48” WIDE CLEAR WITH 
MAXIMUM 5% SLOPE, MIXIMUM 2% CROSS SLOPE, AND MAXIMUM 
Yl CHANGE IN ELEVATION WITH MINIMUM 84” CLEAR HEIGHT. IF 
ACCESSIBLE ROUTE IS LESS THAN 60” WIDE, THEN A 60”X60 
PASSING ZONE IS TO BE PROVIDED A MAXIMUM OF EVERY 200 
FT. SEE LANDSCAPE AND CIVIL DRAWINGS FOR ADDITIONAL 
INFORMATION.
AT ACCESSIBLE ROUTES GREATER THAN 5% PROVIDE A RAMP 
WITH A MAXIMUM SLOPE OF 8.33% WITH A MAXIMUM CROSS 
SLOPE OF 2%. IF ADJACENT GRADE IS GREATER THAN 6”, 
PROVIDE HANDRAILS ON BOTH SIDES OF RAMP. SEE DETAIL 
5/G103

ACCESSIBLE PARKING SIGNAGE. SEE DETAIL 2/G103

CURB RAMP: MINIMUM 48” WIDE WITH MAXIMUM 8.33% SLOPE. 
PROVIDE WARNING TEXTURE ON RAMPS AND FLARES. SEE 
DETAILS 7-12/G103

PROVIDE A 36” WIDE CONTINUOUS DETECTABLE WARNING WHERE 
THE PEDESTRIAN PATH CROSSES OR ADJOINS A DRIVEWAY TO 
WARN OF POTENTIAL HAZARDS.
PROVIDE INTERNATIONAL ACCESS SYMBOL TO BE VISIBLY POSTED 
AT ALL MAIN ENTRIES.
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GRADE AND SITE SHALL BE DEVELOPED SO THAT ACCESSIBLE 
ROUTES OF TRAVEL ARE PROVIDED FROM PUBLIC 
TRANSPORTATION STOPS, ACCESSIBLE PARKING AND ACCESSIBLE 
PASSENGER LOADING ZONES, AND PUBLIC STREETS OR 
SIDEWALKS TO THE ACCESSIBLE ENTRANCE THEY SERVE.

ABRUPT CHANGES IN LEVEL ALONG ANY ACCESSIBLE ROUTE 
SHALL NOT EXCEED WHEN CHANGES IN LEVEL DO OCCUR, 
THEY SHALL BE BEVELED WITH A SLOPE NO GREATER THAN 1 
UNIT VERTICAL IN 2 UNITS HORIZONTAL. CHANGES IN LEVEL NOT 
EXCEEDING X” MAY BE VERTICAL CHANGES IN LEVEL GREATER 
THAN y2" SHALL BE MADE BY MEANS OF A RAMP.

ABRUPT CHANGES IN LEVEL EXCEEDING 4” IN VERTICAL 
DIMENSION (E.G. CHANGED IN LEVEL AT PLANTERS OR 
FOUNTAINS LOCATED IN OR ADJACENT TO PEDESTRIAN WAYS) 
SHALL BE IDENTIFIED BY CURBS OR OTHER APPROVED BARRIERS 
PROJECTING ATLEAST 6” IN HEIGHT ABOVE THE WALK TO WARN 
THE BLIND OF POTENTIAL DROP-OFFS.
WHERE FREE STANDING SIGNS ARE USED, THE BOTTOM OF THE 
SIGN SHALL BE 80” ABOVE THE FINISHED FLOOR OR GROUND 
LEVEL, WITH THE EDGES ROUNDED OR EASED AND THE 
CORNERS SHALL HAVE A MINIMUM RADIUS OF 0.125”.
REFER TO SHEET G103 FOR ADDITIONAL ACCESSIBILITY NOTES & 
DETAILS

REFER TO SHEET G112 FOR ADDITIONAL FIRE DEPARTMENT 
NOTES

PROVIDE A 24” WIDE LEVEL AREA PAST THE STRIKE SIDE OF 
EXTERIOR DOORS. AND PROVIDE A 12” WIDE LEVEL AREA ON 
THE PUSH SIDE OF THE DOOR WITH BOTH A LATCH & CLOSER. 
SEE DETAIL 1/A002

ON ALL ACCESSIBLE PATHS, OBJECTS MOUNTED MORE THAN 27 
AND LESS THAN 80” AFF CAN NOT PROTRUDE MORE THAN 4”.
IF AN OBJECT IS MOUNTED LESS THAN 27” IT CAN PROTRUDE 
ANY AMOUNT, AS LONG AS, IT DOES NOT REDUCE THE MINIMUM 
REQUIRED WIDTH OF THE ACCESSIBLE PATH.

PROVIDE TACTILE EXIT SIGNAGE THAT COMPLIES WITH CBC 
1117B.5.1.2 AT THE FOLLOWING LOCATONS WITH THE FOLLOWING 
WORKS: A) AT EACH GRADE LEVEL EXIT DOOR - ’’EXIT” B)
EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE LEVEL 
EXTERIOR EXIT BY MEANS OF STAIRWAY OR RAMP; ’’EXIT STAIR 
DOWN,” ’’EXIT STAIR UP,” "EXIT RAMP DOWN,” OR ’’EXIT RAMP 
UP.” C) EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 
LEVEL EXTERIOR EXIT BY MEANS OF AN EXIT ENCLOSURE OR AN 
EXIT PASSAGEWAY ’’EXIT ROUTE” D) EACH EXIT ACCESS DOOR 
FROM AN INTERIOR ROOM OR AREA TO A CORRIDOR OR 
HALLWAY THAT IS REQUIRED TO HAVE A VISUAL EXIT SIGN ’’EXIT 
ROUTE”
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B. HAVE MAXIMUM %n CHANGES IN ELEVATION OR PROVIDE 
CURB RAMPS COMPLYING WITH CBC 1127B.5. CURB RAMPS 
SHALL NOT EXCEED 8% SLOPE.
C. ARE MINIMUM 48” IN WIDTH
D. WHERE NECESSARY TO CHANGE ELEVATION AT A SLOPE 
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I ^n_jiCD i B. EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 

LEVEL EXTERIOR EXIT BY MEANS OF A STAIRWAY OR RAMP - 
’’EXIT STAIR DOWN”, ’’EXIT RAMP DOWN”, ’’EXIT STAIR UP”, OR 
EXIT RAMP UP”.
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X7^
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I II
IIo i__ i <■jCO ri r "L< i

t3 ijj- C. EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 
LEVEL EXTERIOR EXIT BY MEANS OF AN EXIT ENCLOSURE OR 
AN EXIT PASSAGEWAY

T'l
Ji iw ii iI i A.f ’EXIT ROUTE”.SP IIx)- IL

\ILO rj260 oo□ □ D. EACH EXIT ACCESS DOOR FROM AN INTERIOR ROOM OR 
AREA TO A CORRIDOR OR HALLWAY THAT IS REQUIRED TO 
HAVE A VISUAL EXIT SIGN

i +375'
OO I \ro \ i

-i ’EXIT ROUTE”.\
\

3> REFER TO SHEET A001 FOR ADDITIONAL ACCESSIBILITY NOTES.a J REFER TO SHEET G112 FOR ADDITIONAL FIRE DEPARTMENT 
NOTES.

:SP

I 4 I/□ X7
I Ir L 1^ PER DIR-2008-3407-SPP-SPPA-DB-1Adn

J
I
II I

ALLOWABLE DENSITY 606 UNITS PER ENTITLEMENT
L. V3 □ DENSITYI II I“II DENSITY PROVIDED 606 UNITSII III

&\ ALLOWABLE F.A.R. 591,629 SF PER ENTITLEMENTI-_F~~ 1 ARCHITECTSI i
263 i F.A.R.RAMP DOWN TO P2 LEVEL FAR. PROVIDED 591,629 SF\264 a+370' \ I+370'o

l ALLOWABLE HEIGHT 1,218’ FROM MEAN SEA LEVEL4 I +370’I 1CM I Toonuun! BUILDING HEIGHT05 roL. I’11 II
HEIGHT PROVIDED SEE SHEETS A221, A222II CD1 05

i iL. I \I\--------\ smiihh ■ REQUIRED FRONT YARD O’-O!>SIDEYARD OPEN SPACE (PER CONDITIONS) □ □ □ □ l+375'1 FRONT YARD - ALL USESi

RETAIL FRONTAGE CALCULATIONSlI I
I PROVIDED YARD O’-O’

i

J i-V J 6TH STREET:
FRONTAGE PROVIDED: 125’-1" + 28’-9" + 71’-4” = 225’-2 
TOTAL FRONTAGE 211’-8” + 71’-4” = 283-0 
225’—2” / 283-0" = 79%

REQUIRED SIDE YARD COMMERCIAL USES: NONE 
RESIDENTIAL USES: 5’-0” + 1’—0" FOR 
EVERY FLOOR ABOVE 2ND = 11’-0”

»
»

207’—2 27’—0
»

78’-8
» »

135’—6 I
SIDE YARD7^ 7' PROVIDED SIDE YARD VARIES: 11’-0 TO 19’-0

BIXEL STREET:
FRONTAGE PROVIDED: 136-7” + 25-11” + 46-0” = 208 -6” 
TOTAL FRONTAGE: 174-8” + 67-11” = 242 -7”
208’-6” / 242’-7” = 85%

448’—3” 1
REAR YARD - ALL USES NO REAR YARD DUE TO THROUGH LOT CONDITIONI

LUCAS AVE:
FRONTAGE PROVIDED: 37’ + 40’ = 77’ 
TOTAL FRONTAGE: 60’-4” + 161-11 
77’ / 222’—3

I

H = 222’—3 »
I » = 35%

LOT SIZE 175,967 SF (4.04 ACRES BEFORE DEDICATIONS)

166,003 SF (3.81 ACRES AFTER DEDICATIONS)

CASE NO.: DIR-2008-3407-SPP-SPPA-DB-1A 
APPROVED WITH CONDITIONS ON JUL. 19, 2013

DISCRETIONARY ACTION(S)
20

0 10 20 30 40 50 60 70 FEET STREET DEDICATION 6’—0” DEDICATION ON BIXEL STREET
8’-6” AND 3’—9” DEDICATIONS ON 6TH STREET
15’—0” DEDICATION ON LUCAS AVENUE

BUILDING CODE SUMMARY

USE & OCCUPANCY CLASSIFICATION

LEVEL BLDG 2 BLDG 1

292,176 SF 293,739 SF

OCCUPIABLE DECKS R2 - 3,272 SF 
POOL BATHROOMS R2 - 200 SFOCCUPIABLE DECKS R2 - 2,316 SFROOF

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 38,511 SF 
CIRCULATION, R2 - 4,441 SF7

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF6

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF5

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF4

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF3

RESIDENTIAL, R2 - 32,883 SF 
CLUB ROOM, A3 - 2,652 SF 
CIRCULATION, R2 - 4,498 SF

RESIDENTIAL, R2 - 37,250 SF 
CIRCULATION, R2 - 3,684 SF2

RETAIL, M - 5,103 SF 
RESIDENTIAL R2 - 28,428 SF 
EXERCISE RM., B - 1,000 SF 
CLUB ROOM, A3 - 1,425 SF 
CIRCULATION, R2 - 3,985 SF

RETAIL, M - 21,169 SF 
RESIDENTIAL, R2 - 6,234 SF 

LEASING, B - 1,767 SF 
EXERCISE RM., A3 - 3,300 SF 
CIRCULATION, R2 - 2,118 SF

1

LEASING, B - 3,457 SF 
MAILROOM, R2 - 1,057 SF 
BATHROOMS, R2 - 130 SF 
CIRCULATION, R2 - 926 SFP1

MAINT./STORAGE, S2 - 2,365 SF 
PARKING, S2 - 81,821 SF

PARKING, S2 - 133,607 SFP2
PARKING, S2 - 104,334 SFP3

OPEN SPACE ANALYSIS

TOTAL OPEN SPACE REQUIRED PER ENTITLEMENT 
(4.32% REDUCTION) 63,630 SF

* TOTAL REQUIRED COMMON OPEN SPACE PER 
ENTITLEMENT 48,480 SF

OPEN SPACE PROVIDED

GROUND LEVEL COURTYARD + 6TH STREET
PLAZA

20,532 SF

SECOND LEVEL COURTYARD 9,919 SF

LOT 94 2,935 SF

BLDG 1 EXERCISE ROOM 3,451 SF

BLDG 1 CLUB ROOM 2,719 SF

BLDG 2 CLUB ROOM 1,451 SF

BLDG 2 YOGA ROOM 1,062 SF

50% OF SIDE YARD 1,404 SF

BLDG 1 ROOF DECK 12,045 SF

BLDG 2 ROOF DECK 10,110 SF

TOTAL OPEN SPACE PROVIDED 65,628 SF

* TOTAL REQUIRED COMMON OPEN SPACE BY CCW = TOTAL UNITS X 100SF X 80%
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GARAGE PLAN NOTES:

KEYNOTES
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GARAGE KEY PLAN

GENERAL NOTES (GARAGE

WALL TYPES

Partial P1 Garage Plan - Building 1
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5 ALL FLOOR LEVEL MECHANICAL LOUVERS SHALL SET ON 6” MIN. 
HIGH CONCRETE CURB (TYP.)

6 DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE 
SECTION 12.21A5, CHART NO. 5

15 BACKFLOW PREVENTER & PRESSURE REDUCING VALVE:
SEE PLUMB. DWGS.

16 GREASE INTERCEPTOR: SEE PLUMB. DWGS

17 OVERHEAD COILING SECURITY GATE (8’-4” MIN. CLEAR HEIGHT) 
SEE DETAIL 18/A701

18 EJECTOR BASIN/SUMP PUMP PER PLUMBING DWGS

8A CHAIN LINK FENCE, SEE DETAIL 20/A701

I I I 1-H0UR FIRE-RATED EXTERIOR WALL

I I I 1-H0UR EIRE-RATED UNIT CORRIDOR WALL

I I I 1-H0UR FIRE-RATED UNIT SEPARATION WALL, STC 50 MIN.

I I I 1-H0UR EIRE-RATED UNIT SEPARATION WALL W/PLUMBING

I I I 1-H0UR EIRE-RATED PLUMBING WALL AT CORRIDOR 

FIRE-RATED INTERIOR WALL 

I I I 1-H0UR PLUMBING WALL 

I I I 2-H0UR FIRE-RATED EXTERIOR WALL

I I I 2-H0UR FIRE-RATED INTERIOR WALL

I I I 2-H0UR FIRE-RATED UNIT SEPARATION WALL W/ PLUMBING 

I I I CMU OR CONCRETE WALL 

I I I 2-H0UR FIRE-RATED SHAFT WALL

I I I 1-H0UR EIRE-RATED VENT WALL

9 TRENCH DRAIN, SEE DETAIL 6/A701

10 CORNER GUARD AT OUTSIDE CORNERS OF STRUCTURAL 
ELEMENTS, ADJ. TO VEHICULAR CIRCULATION. SEE DTL. 8/A701

10A METAL B0LU\RD. SEE DTL. 4/A701

11 TRASH ENCLOSURE CURB, SEE DETAIL 13/A701

11A 6” CONCRETE CURB, SEE PLAN WHERE OCCURS, SEE DETAIL 
17/A701

12 CONCRETE OR CMU WALL, SEE STRUC. DWGS & DTL. 16/A725

12A 42” HIGH CMU VEHICLE BARRIER WALL, SEE DTL. 10/S021

13 ALUMINUM STOREFRONT DOORS & WINDOWS: SEE A603 AND 
ELEVATION FOR ADDITIONAL INFORMATION

13A NON-ABSORBENT INTERIOR FLOOR (EX. SEALED CONCRETE) AND 
WALL FINISHES, (EX. PAINTED GYPSUM BOARD) SHALL BE USED 
WITHIN AT LEAST 2’-0” AROUND AND PERPENDICULAR TO THE 
EXTERIOR OPENINGS SUBJECT TO FOOT TRAFFIC

14 GALVANIZED AIR INTAKE LOUVER (50% MIN. OPEN)

3/32 inn1 STANDARD STALL. DETAIL 1A/A701

1A DESIGNATED PREFERRED STALL. DETAIL 1B/A701

1B PROVIDE 208/240 V 40 AMP, GROUNDED AC OUTLET(S) FOR EV 
CHARGING STATIONS; SEE ELEC. DWGS

1C PROVIDE CONDUITS FOR FUTURE EV CHARGING STATIONS

2 ACCESSIBLE STALL. DETAIL 1/G103

3 COMPACT STALL DETAIL 2/A701

4 HATCHED AREA IS PATH OF TRAVEL FOR ACCESSIBLE VEHICLES. 
MAINTAIN 8’-4” MIN. CLEAR HEIGHT TO ANY OBJECT.

5 8-2’ AFF HEADACHE BAR, SEE DETAIL 10/A701

6 7’-0” AFF HEADACHE BAR, SEE DETAIL 10/A701

7 STEEL CABLE RAIL, SEE DETAIL 1 THRU 5/A701a

8 SECURITY FENCE, SEE DETAIL 15/A701

0 4 8 12 16 20 24 28 32 FEET7 ALL GARAGE LEVELS TO BE MECHANICALLY VENTED (TYP.)

8 PROVIDE CLASS I STANDPIPES AT EVERY STAIRS ON 
INTERMEDIATE FLOOR LANDINGS (TYP.), UNLESS OTHERWISE 
APPROVED BY THE EIRE CODE OFFICIAL

9 PROVIDE A PORTABLE FIRE EXTINGUISHER WITH A RATING OF 
NOT LESS THAN 2-A OR 2-A10BC WITHIN 75 FEET TRAVEL 
DISTANCE TO ALL PORTIONS OF THE BUILDING ON EACH FLOOR; 
ALSO DURING CONSTRUCTION.

10 ENHANCED EXITING SYSTEM - ALL STORIES ABOVE THE FIRST 
TYPE IA STORY WILL BE PROVIDED WITH EXIT STAIRS THAT HAVE 
AN AGGREGATE WIDTH THAT IS AT LEAST 20 PERCENT WIDER 
THAN THE MINIMUM CODE REQUIRED EXIT STAIR WIDTH (i.e.,
0.30 INCHES PER OCCUPANT USING THE STAIRS OR 44 INCHES 
WHICHEVER IS GREATER). SEE DOUBLE PODIUM MODIFICATION

11 MIN. 10” INCREASE FOR WALL OBSTRUCTION IN PARKING STALLS

) I1 WHEN ACCESS FOR DISABLED VEHICLES IS REQUIRED, A 
MINIMUM UNOBSTRUCTED HEADROOM CLEARANCE OF 8’-4"
ABOVE FINISH FLOOR IS TO BE PROVIDED, INCLUDING ANY 
CEILINGS, BEAMS, PIPES, OR SIMILAR OBSTRUCTIONS.

2 FOR BELOW GRADE WATERPROOFING DETAILS, SEE A702 & A703

3 ALL CONSTRUCTION IN TYPE I GARAGE & COMMERCIAL TO BE 
NON-COMBUSTIBLE. SEE A725 FOR NON-BEARING METAL STUD 
WALL AND CMU WALL DETAILS. SEE A730 FOR CONCRETE SLABS 
DETAILS.

4 GRADES ARE TO STRUCTURAL SLAB AND ARE NOT THE FINISH 
GRADES. SEE CIVIL DRAWINGS FOR FINISH GRADES.

0 EXIT SIGN
FIRE EXTINGUISHER, SEE DETAIL 

KEY BOX / KNOX BOX 

CLASS 1 STANDPIPE

4A: FIRE RATING 
B: DETAIL REFERENCE 

SHEET A725

■ I ■ I M~1 FIRE BARRIERS - 2 HR
i77aFE

FIRE BARRIERS - 1 HR KB
OSPI 20INTERIOR PARTITIONS 

(PROVIDE 1HR / 50 STC 
FIRE PARTITIONS BETWEEN 
RESIDENTIAL UNITS TYP.)

ALL WALLS W/ MIN. 20 GA. GALV. STEEL STUDS U.N.0.
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2 2 2 1 1

A305 A306 A A304 A301 A305 A304 tmiTM
5 ALL FLOOR LEVEL MECHANICAL LOUVERS SHALL SET ON 6” MIN. 

HIGH CONCRETE CURB (TYP.)

6 DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE 
SECTION 12.21A5, CHART NO. 5

7 ALL GARAGE LEVELS TO BE MECHANICALLY VENTED (TYP.)

8 PROVIDE CLASS I STANDPIPES AT EVERY STAIRS ON 
INTERMEDIATE FLOOR LANDINGS (TYP.), UNLESS OTHERWISE 
APPROVED BY THE FIRE CODE OFFICIAL

9 PROVIDE A PORTABLE FIRE EXTINGUISHER WITH A RATING OF 
NOT LESS THAN 2-A OR 2-A10BC WITHIN 75 FEET TRAVEL 
DISTANCE TO ALL PORTIONS OF THE BUILDING ON EACH FLOOR; 
ALSO DURING CONSTRUCTION.

10 ENHANCED EXITING SYSTEM - ALL STORIES ABOVE THE FIRST 
TYPE IA STORY WILL BE PROVIDED WITH EXIT STAIRS THAT HAVE 
AN AGGREGATE WIDTH THAT IS AT LEAST 20 PERCENT WIDER 
THAN THE MINIMUM CODE REQUIRED EXIT STAIR WIDTH (i.e.,
0.30 INCHES PER OCCUPANT USING THE STAIRS OR 44 INCHES 
WHICHEVER IS GREATER). SEE DOUBLE PODIUM MODIFICATION

11 MIN. 10” INCREASE FOR WALL OBSTRUCTION IN PARKING STALLS

15 BACKFLOW PREVENTER & PRESSURE REDUCING VALVE:
SEE PLUMB. DWGS.

16 GREASE INTERCEPTOR: SEE PLUMB. DWGS

17 OVERHEAD COILING SECURITY GATE (8-4” MIN. CLEAR HEIGHT) 
SEE DETAIL 18/A701

18 EJECTOR BASIN/SUMP PUMP PER PLUMBING DWGS

8A CHAIN LINK FENCE, SEE DETAIL 20/A701 

9 TRENCH DRAIN, SEE DETAIL 6/A701

10 CORNER GUARD AT OUTSIDE CORNERS OF STRUCTURAL 
ELEMENTS, ADJ. TO VEHICULAR CIRCULATION. SEE DTL. 8/A701

10A METAL B0LU\RD. SEE DTL. 4/A701

11 TRASH ENCLOSURE CURB, SEE DETAIL 13/A701

11A 6” CONCRETE CURB, SEE PLAN WHERE OCCURS, SEE DETAIL 
17/A701

12 CONCRETE OR CMU WALL, SEE STRUC. DWGS & DTL. 16/A725

12A 42” HIGH CMU VEHICLE BARRIER WALL, SEE DTL. 10/S021

13 ALUMINUM STOREFRONT DOORS & WINDOWS: SEE A603 AND 
ELEVATION FOR ADDITIONAL INFORMATION

13A NON-ABSORBENT INTERIOR FLOOR (EX. SEALED CONCRETE) AND 
WALL FINISHES, (EX. PAINTED GYPSUM BOARD) SHALL BE USED 
WITHIN AT LEAST 2-0” AROUND AND PERPENDICULAR TO THE 
EXTERIOR OPENINGS SUBJECT TO FOOT TRAFFIC

14 GALVANIZED AIR INTAKE LOUVER (50% MIN. OPEN)

I I I 1-H0UR FIRE-RATED EXTERIOR WALL

I I I 1-H0UR FIRE-RATED UNIT CORRIDOR WALL

I I I 1-H0UR FIRE-RATED UNIT SEPARATION WALL, STC 50 MIN.

I I I 1-H0UR FIRE-RATED UNIT SEPARATION WALL W/PLUMBING

I I I 1-H0UR FIRE-RATED PLUMBING WALL AT CORRIDOR 

FIRE-RATED INTERIOR WALL 

I I I 1-H0UR PLUMBING WALL 

I I I 2-H0UR FIRE-RATED EXTERIOR WALL

I I I 2-H0UR FIRE-RATED INTERIOR WALL

I I I 2-H0UR FIRE-RATED UNIT SEPARATION WALL W/ PLUMBING 

I I I CMU OR CONCRETE WALL 

I I I 2-H0UR FIRE-RATED SHAFT WALL

I I I 1-H0UR FIRE-RATED VENT WALL

3/32 PffTl1 STANDARD STALL. DETAIL 1A/A701

1A DESIGNATED PREFERRED STALL. DETAIL 1B/A701

1B PROVIDE 208/240 V 40 AMP, GROUNDED AC OUTLET(S) FOR EV 
CHARGING STATIONS; SEE ELEC. DWGS

1C PROVIDE CONDUITS FOR FUTURE EV CHARGING STATIONS

2 ACCESSIBLE STALL. DETAIL 1/G103

3 COMPACT STALL DETAIL 2/A701

4 HATCHED AREA IS PATH OF TRAVEL FOR ACCESSIBLE VEHICLES. 
MAINTAIN 8-4” MIN. CLEAR HEIGHT TO ANY OBJECT.

5 8’-4” AFF HEADACHE BAR, SEE DETAIL 10/A701

6 7-0” AFF HEADACHE BAR, SEE DETAIL 10/A701

7 STEEL CABLE RAIL, SEE DETAIL 1 THRU 5/A701a

8 SECURITY FENCE, SEE DETAIL 15/A701

0 4 8 12 16 20 24 28 32 FEET

) I1 WHEN ACCESS FOR DISABLED VEHICLES IS REQUIRED, A 
MINIMUM UNOBSTRUCTED HEADROOM CLEARANCE OF 8-4"
ABOVE FINISH FLOOR IS TO BE PROVIDED, INCLUDING ANY 
CEILINGS, BEAMS, PIPES, OR SIMILAR OBSTRUCTIONS.

2 FOR BELOW GRADE WATERPROOFING DETAILS, SEE A702 & A703

3 ALL CONSTRUCTION IN TYPE I GARAGE & COMMERCIAL TO BE 
NON-COMBUSTIBLE. SEE A725 FOR NON-BEARING METAL STUD 
WALL AND CMU WALL DETAILS. SEE A730 FOR CONCRETE SLABS 
DETAILS.

4 GRADES ARE TO STRUCTURAL SLAB AND ARE NOT THE FINISH 
GRADES. SEE CIVIL DRAWINGS FOR FINISH GRADES.

0 EXIT SIGN

FIRE EXTINGUISHER, SEE DETAIL 

KEY BOX / KNOX BOX 

CLASS 1 STANDPIPE

4A: FIRE RATING 
B: DETAIL REFERENCE 

SHEET A725

■ I ■ I M~1 FIRE BARRIERS - 2 HR
i77aFE

FIRE BARRIERS - 1 HR KB

OSPI 20INTERIOR PARTITIONS 
(PROVIDE 1HR / 50 STC 
FIRE PARTITIONS BETWEEN 
RESIDENTIAL UNITS TYP.)

ALL WALLS W/ MIN. 20 GA. GALV. STEEL STUDS U.N.0.

A B 004,
sa SMOKE DETECTOR

WATER CURTAINI ©ii©
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I ACCESSIBLE EXTERIOR ROUTE: MINIMUM 48” WIDE CLEAR WITH 
MAXIMUM 5% SLOPE, MIXIMUM 2% CROSS SLOPE, AND MAXIMUM 
Yl CHANGE IN ELEVATION WITH MINIMUM 84” CLEAR HEIGHT. IF 
ACCESSIBLE ROUTE IS LESS THAN 60” WIDE, THEN A 60”X60 
PASSING ZONE IS TO BE PROVIDED A MAXIMUM OF EVERY 200 
FT. SEE LANDSCAPE AND CIVIL DRAWINGS FOR ADDITIONAL 
INFORMATION.
AT ACCESSIBLE ROUTES GREATER THAN 5% PROVIDE A RAMP 
WITH A MAXIMUM SLOPE OF 8.33% WITH A MAXIMUM CROSS 
SLOPE OF 2%. IF ADJACENT GRADE IS GREATER THAN 6”, 
PROVIDE HANDRAILS ON BOTH SIDES OF RAMP. SEE DETAIL 
5/G103

ACCESSIBLE PARKING SIGNAGE. SEE DETAIL 2/G103

CURB RAMP: MINIMUM 48” WIDE WITH MAXIMUM 8.33% SLOPE. 
PROVIDE WARNING TEXTURE ON RAMPS AND FLARES. SEE 
DETAILS 7-12/G103

PROVIDE A 36” WIDE CONTINUOUS DETECTABLE WARNING WHERE 
THE PEDESTRIAN PATH CROSSES OR ADJOINS A DRIVEWAY TO 
WARN OF POTENTIAL HAZARDS.
PROVIDE INTERNATIONAL ACCESS SYMBOL TO BE VISIBLY POSTED 
AT ALL MAIN ENTRIES.
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GRADE AND SITE SHALL BE DEVELOPED SO THAT ACCESSIBLE 
ROUTES OF TRAVEL ARE PROVIDED FROM PUBLIC 
TRANSPORTATION STOPS, ACCESSIBLE PARKING AND ACCESSIBLE 
PASSENGER LOADING ZONES, AND PUBLIC STREETS OR 
SIDEWALKS TO THE ACCESSIBLE ENTRANCE THEY SERVE.

ABRUPT CHANGES IN LEVEL ALONG ANY ACCESSIBLE ROUTE 
SHALL NOT EXCEED WHEN CHANGES IN LEVEL DO OCCUR, 
THEY SHALL BE BEVELED WITH A SLOPE NO GREATER THAN 1 
UNIT VERTICAL IN 2 UNITS HORIZONTAL. CHANGES IN LEVEL NOT 
EXCEEDING X” MAY BE VERTICAL CHANGES IN LEVEL GREATER 
THAN y2" SHALL BE MADE BY MEANS OF A RAMP.

ABRUPT CHANGES IN LEVEL EXCEEDING 4” IN VERTICAL 
DIMENSION (E.G. CHANGED IN LEVEL AT PLANTERS OR 
FOUNTAINS LOCATED IN OR ADJACENT TO PEDESTRIAN WAYS) 
SHALL BE IDENTIFIED BY CURBS OR OTHER APPROVED BARRIERS 
PROJECTING ATLEAST 6” IN HEIGHT ABOVE THE WALK TO WARN 
THE BLIND OF POTENTIAL DROP-OFFS.
WHERE FREE STANDING SIGNS ARE USED, THE BOTTOM OF THE 
SIGN SHALL BE 80” ABOVE THE FINISHED FLOOR OR GROUND 
LEVEL, WITH THE EDGES ROUNDED OR EASED AND THE 
CORNERS SHALL HAVE A MINIMUM RADIUS OF 0.125”.
REFER TO SHEET G103 FOR ADDITIONAL ACCESSIBILITY NOTES & 
DETAILS

REFER TO SHEET G112 FOR ADDITIONAL FIRE DEPARTMENT 
NOTES

PROVIDE A 24” WIDE LEVEL AREA PAST THE STRIKE SIDE OF 
EXTERIOR DOORS. AND PROVIDE A 12” WIDE LEVEL AREA ON 
THE PUSH SIDE OF THE DOOR WITH BOTH A LATCH & CLOSER. 
SEE DETAIL 1/A002

ON ALL ACCESSIBLE PATHS, OBJECTS MOUNTED MORE THAN 27 
AND LESS THAN 80” AFF CAN NOT PROTRUDE MORE THAN 4”.
IF AN OBJECT IS MOUNTED LESS THAN 27” IT CAN PROTRUDE 
ANY AMOUNT, AS LONG AS, IT DOES NOT REDUCE THE MINIMUM 
REQUIRED WIDTH OF THE ACCESSIBLE PATH.

PROVIDE TACTILE EXIT SIGNAGE THAT COMPLIES WITH CBC 
1117B.5.1.2 AT THE FOLLOWING LOCATONS WITH THE FOLLOWING 
WORKS: A) AT EACH GRADE LEVEL EXIT DOOR - ’’EXIT” B)
EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE LEVEL 
EXTERIOR EXIT BY MEANS OF STAIRWAY OR RAMP; ’’EXIT STAIR 
DOWN,” ’’EXIT STAIR UP,” "EXIT RAMP DOWN,” OR ’’EXIT RAMP 
UP.” C) EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 
LEVEL EXTERIOR EXIT BY MEANS OF AN EXIT ENCLOSURE OR AN 
EXIT PASSAGEWAY ’’EXIT ROUTE” D) EACH EXIT ACCESS DOOR 
FROM AN INTERIOR ROOM OR AREA TO A CORRIDOR OR 
HALLWAY THAT IS REQUIRED TO HAVE A VISUAL EXIT SIGN ’’EXIT 
ROUTE”
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(PHASE 1)
1o □i LO

\
I I CM=JI I U1+362' ALL WALKWAYS AND SIDEWALKS ALONG ACCESSIBLE ROUTES 

SHALL COMPLY WITH CBC 1127B.14:
A. ARE CONTINUOUSLY ACCESSIBLE.
B. HAVE MAXIMUM %n CHANGES IN ELEVATION OR PROVIDE 
CURB RAMPS COMPLYING WITH CBC 1127B.5. CURB RAMPS 
SHALL NOT EXCEED 8% SLOPE.
C. ARE MINIMUM 48” IN WIDTH
D. WHERE NECESSARY TO CHANGE ELEVATION AT A SLOPE 
EXCEEDING 5% (i.e. 1:20) SHALL HAVE PEDESTRIAN RAMPS 
COMPLYING WITH CBC 1133B.5. RAMPS SHALL NOT EXCEED 
8% SLOPE. CBC 1127B.14
E. INTERNATIONAL ACCESS SYMBOL TO BE VISIBLY POSTED AT 
MAIN ENTRANCE. (1127.B.3.)

PROVIDE A 36” DEEP MINIMUM, FOR CONTINUOUS 
WIDTH DETECTABLE WARNINGS WHERE THE 

PEDESTRIAN PATH CROSSES OR ADJOINS A DRIVEWAY TO 
WARN OF POTENTIAL HAZARDS. (CBC 1127B.5.7) PROVIDE 
DETECTABLE WARNING FOR FULL WIDTH AND DEPTH OF CURB 
RAMPS EXCLUDE FLARED SIDES.
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■ir*- PROVIDE TACTILE EXIT SIGNAGE THAT COMPLIES WITH CBC 
11 17B.5.1.2 AT THE FOLLOWING LOCATIONS WITH THE 
FOLLOWING WORDS (PER CBC 1003.2.8.6):

CM

Ic I
cd
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I ooI I A. EACH GRADE LEVEL EXTERIOR EXIT DOOR EXITiIEd r □ :iSP CO
I ^n_jiCD i B. EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 

LEVEL EXTERIOR EXIT BY MEANS OF A STAIRWAY OR RAMP - 
’’EXIT STAIR DOWN”, ’’EXIT RAMP DOWN”, ’’EXIT STAIR UP”, OR 
EXIT RAMP UP”.

I <c59’—4
»< il I i

X7^
\ I

260[o o
I ad

I\
l

I II
IIo i__ i <■jCO ri r "L< i

t3 ijj- C. EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 
LEVEL EXTERIOR EXIT BY MEANS OF AN EXIT ENCLOSURE OR 
AN EXIT PASSAGEWAY

T'l
Ji iw ii iI i A.f ’EXIT ROUTE”.SP IIx)- IL

\ILO rj260 oo□ □ D. EACH EXIT ACCESS DOOR FROM AN INTERIOR ROOM OR 
AREA TO A CORRIDOR OR HALLWAY THAT IS REQUIRED TO 
HAVE A VISUAL EXIT SIGN

i +375'
OO I \ro \ i

-i ’EXIT ROUTE”.\
\

3> REFER TO SHEET A001 FOR ADDITIONAL ACCESSIBILITY NOTES.a J REFER TO SHEET G112 FOR ADDITIONAL FIRE DEPARTMENT 
NOTES.

:SP

I 4 I/□ X7
I Ir L 1^ PER DIR-2008-3407-SPP-SPPA-DB-1Adn

J
I
II I

ALLOWABLE DENSITY 606 UNITS PER ENTITLEMENT
L. V3 □ DENSITYI II I“II DENSITY PROVIDED 606 UNITSII III

&\ ALLOWABLE F.A.R. 591,629 SF PER ENTITLEMENTI-_F~~ 1 ARCHITECTSI i
263 i F.A.R.RAMP DOWN TO P2 LEVEL FAR. PROVIDED 591,629 SF\264 a+370' \ I+370'o

l ALLOWABLE HEIGHT 1,218’ FROM MEAN SEA LEVEL4 I +370’I 1CM I Toonuun! BUILDING HEIGHT05 roL. I’11 II
HEIGHT PROVIDED SEE SHEETS A221, A222II CD1 05

i iL. I \I\--------\ smiihh ■ REQUIRED FRONT YARD O’-O!>SIDEYARD OPEN SPACE (PER CONDITIONS) □ □ □ □ l+375'1 FRONT YARD - ALL USESi

RETAIL FRONTAGE CALCULATIONSlI I
I PROVIDED YARD O’-O’

i

J i-V J 6TH STREET:
FRONTAGE PROVIDED: 125’-1" + 28’-9" + 71’-4” = 225’-2 
TOTAL FRONTAGE 211’-8” + 71’-4” = 283-0 
225’—2” / 283-0" = 79%

REQUIRED SIDE YARD COMMERCIAL USES: NONE 
RESIDENTIAL USES: 5’-0” + 1’—0" FOR 
EVERY FLOOR ABOVE 2ND = 11’-0”

»
»

207’—2 27’—0
»

78’-8
» »

135’—6 I
SIDE YARD7^ 7' PROVIDED SIDE YARD VARIES: 11’-0 TO 19’-0

BIXEL STREET:
FRONTAGE PROVIDED: 136-7” + 25-11” + 46-0” = 208 -6” 
TOTAL FRONTAGE: 174-8” + 67-11” = 242 -7”
208’-6” / 242’-7” = 85%

448’—3” 1
REAR YARD - ALL USES NO REAR YARD DUE TO THROUGH LOT CONDITIONI

LUCAS AVE:
FRONTAGE PROVIDED: 37’ + 40’ = 77’ 
TOTAL FRONTAGE: 60’-4” + 161-11 
77’ / 222’—3

I

H = 222’—3 »
I » = 35%

LOT SIZE 175,967 SF (4.04 ACRES BEFORE DEDICATIONS)

166,003 SF (3.81 ACRES AFTER DEDICATIONS)

CASE NO.: DIR-2008-3407-SPP-SPPA-DB-1A 
APPROVED WITH CONDITIONS ON JUL. 19, 2013

DISCRETIONARY ACTION(S)
20

0 10 20 30 40 50 60 70 FEET STREET DEDICATION 6’—0” DEDICATION ON BIXEL STREET
8’-6” AND 3’—9” DEDICATIONS ON 6TH STREET
15’—0” DEDICATION ON LUCAS AVENUE

BUILDING CODE SUMMARY

USE & OCCUPANCY CLASSIFICATION

LEVEL BLDG 2 BLDG 1

292,176 SF 293,739 SF

OCCUPIABLE DECKS R2 - 3,272 SF 
POOL BATHROOMS R2 - 200 SFOCCUPIABLE DECKS R2 - 2,316 SFROOF

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 38,511 SF 
CIRCULATION, R2 - 4,441 SF7

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF6

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF5

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF4

RESIDENTIAL, R2 - 38,400 SF 
CIRCULATION, R2 - 3,860 SF

RESIDENTIAL, R2 - 39,550 SF 
CIRCULATION, R2 - 4,441 SF3

RESIDENTIAL, R2 - 32,883 SF 
CLUB ROOM, A3 - 2,652 SF 
CIRCULATION, R2 - 4,498 SF

RESIDENTIAL, R2 - 37,250 SF 
CIRCULATION, R2 - 3,684 SF2

RETAIL, M - 5,103 SF 
RESIDENTIAL R2 - 28,428 SF 
EXERCISE RM., B - 1,000 SF 
CLUB ROOM, A3 - 1,425 SF 
CIRCULATION, R2 - 3,985 SF

RETAIL, M - 21,169 SF 
RESIDENTIAL, R2 - 6,234 SF 

LEASING, B - 1,767 SF 
EXERCISE RM., A3 - 3,300 SF 
CIRCULATION, R2 - 2,118 SF

1

LEASING, B - 3,457 SF 
MAILROOM, R2 - 1,057 SF 
BATHROOMS, R2 - 130 SF 
CIRCULATION, R2 - 926 SFP1

MAINT./STORAGE, S2 - 2,365 SF 
PARKING, S2 - 81,821 SF

PARKING, S2 - 133,607 SFP2
PARKING, S2 - 104,334 SFP3

OPEN SPACE ANALYSIS

TOTAL OPEN SPACE REQUIRED PER ENTITLEMENT 
(4.32% REDUCTION) 63,630 SF

* TOTAL REQUIRED COMMON OPEN SPACE PER 
ENTITLEMENT 48,480 SF

OPEN SPACE PROVIDED

GROUND LEVEL COURTYARD + 6TH STREET
PLAZA

20,532 SF

SECOND LEVEL COURTYARD 9,919 SF

LOT 94 2,935 SF

BLDG 1 EXERCISE ROOM 3,451 SF

BLDG 1 CLUB ROOM 2,719 SF

BLDG 2 CLUB ROOM 1,451 SF

BLDG 2 YOGA ROOM 1,062 SF

50% OF SIDE YARD 1,404 SF

BLDG 1 ROOF DECK 12,045 SF

BLDG 2 ROOF DECK 10,110 SF

TOTAL OPEN SPACE PROVIDED 65,628 SF

* TOTAL REQUIRED COMMON OPEN SPACE BY CCW = TOTAL UNITS X 100SF X 80%
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PATH OF TRAVEL FOR ACCESSIBLE 
VEHICLES, MAINTAIN MIN. 8-4” CLEAR 
HEIGHT TO ANY OBJECT.

Q_ □_
I I< < 

CS|I^

ACCESSIBLE PATH OF TRAVEL :

ALL WALKWAYS AND SIDEWALKS ALONG ACCESSIBLE ROUTES 
SHALL COMPLY WITH CBC 1127B.14:
A. ARE CONTINUOUSLY ACCESSIBLE.
B. HAVE MAXIMUM 1/2” CHANGES IN ELEVATION (WITH A 1:2 
BEVEL AND A 1/4” MAX. VERTICAL CHANGE IN LEVEL ALONG 
THE TRANSITION) OR PROVIDE CURB RAMPS COMPLYING WITH 
CBC 1127B.5. CURB RAMPS SHALL NOT EXCEED 8% SLOPE.
C. ARE MINIMUM 48” IN WIDTH
D. WHERE NECESSARY TO CHANGE ELEVATION AT A SLOPE 
EXCEEDING 5% (i.e. 1:20) SHALL HAVE PEDESTRIAN RAMPS 
COMPLYING WITH CBC 1133B.5. RAMPS SHALL NOT EXCEED 
8% SLOPE. CBC 1127B.14
E. INTERNATIONAL ACCESS SYMBOL TO BE VISIBLY POSTED AT 
MAIN ENTRANCE. (1127.B.3.)

PROVIDE A 36” DEEP MINIMUM, FOR CONTINUOUS 
WIDTH DETECTABLE WARNINGS WHERE THE 

PEDESTRIAN PATH CROSSES OR ADJOINS A DRIVEWAY TO 
WARN OF POTENTIAL HAZARDS. (CBC 1127B.5.7) PROVIDE 
DETECTABLE WARNING FOR FULL WIDTH AND DEPTH OF CURB 
RAMPS EXCLUDE FLARED SIDES.
NOTE:
PROVIDE TACTILE EXIT SIGNAGE THAT COMPLIES WITH CBC 
1 1 17B.5.1.2 AT THE FOLLOWING LOCATIONS WITH THE 
FOLLOWING WORDS (PER CBC 1003.2.8.6):

i
1 1 1
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MECH. SHAFT 
ABOVE

IA359a \I
I l B. EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 

LEVEL EXTERIOR EXIT BY MEANS OF A STAIRWAY OR RAMP - 
EXIT STAIR DOWN”, ’’EXIT RAMP DOWN”, ’’EXIT STAIR UP”, OR 

EXIT RAMP UP”.
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I C. EACH EXIT DOOR THAT LEADS DIRECTLY TO A GRADE 

LEVEL EXTERIOR EXIT BY MEANS OF AN EXIT ENCLOSURE OR 
AN EXIT PASSAGEWAY
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—II EL. I D. EACH EXIT ACCESS DOOR FROM AN INTERIOR ROOM OR 
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HAVE A VISUAL EXIT SIGN
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li
1/A451 1o 1 WHEN ACCESS FOR DISABLED VEHICLES IS REQUIRED, A 

MINIMUM UNOBSTRUCTED HEADROOM CLEARANCE OF 8’-4” 
ABOVE FINISH FLOOR IS TO BE PROVIDED, INCLUDING ANY 
CEILINGS, BEAMS, PIPES, OR SIMILAR OBSTRUCTIONS.

2 FOR BELOW GRADE WATERPROOFING DETAILS, SEE A702 & A703

3 ALL CONSTRUCTION IN TYPE I GARAGE & COMMERCIAL TO BE 
NON-COMBUSTIBLE. SEE A725 FOR NON-BEARING METAL STUD 
WALL AND CMU WALL DETAILS. SEE A730 FOR CONCRETE SLABS 
DETAILS.

4 GRADES ARE TO STRUCTURAL SLAB AND ARE NOT THE FINISH 
GRADES. SEE CIVIL DRAWINGS FOR FINISH GRADES.

5 ALL FLOOR LEVEL MECHANICAL LOUVERS SHALL SET ON 6” MIN. 
HIGH CONCRETE CURB (TYP.)

6 DOUBLE STRIPING OF STALLS SHALL BE PER ZONING CODE 
SECTION 12.21A5, CHART NO. 5
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8 PROVIDE CU\SS I STANDPIPES AT EVERY STAIRS ON 
INTERMEDIATE FLOOR LANDINGS (TYP.), UNLESS OTHERWISE 
APPROVED BY THE FIRE CODE OFFICIAL

9 PROVIDE A PORTABLE FIRE EXTINGUISHER WITH A RATING OF 
NOT LESS THAN 2-A OR 2-A10BC WITHIN 75 FEET TRAVEL 
DISTANCE TO ALL PORTIONS OF THE BUILDING ON EACH FLOOR; 
ALSO DURING CONSTRUCTION.

10 ENHANCED EXITING SYSTEM - ALL STORIES ABOVE THE FIRST 
TYPE IA STORY WILL BE PROVIDED WITH EXIT STAIRS THAT HAVE 
AN AGGREGATE WIDTH THAT IS AT LEAST 20 PERCENT WIDER 
THAN THE MINIMUM CODE REQUIRED EXIT STAIR WIDTH (i.e.,
0.30 INCHES PER OCCUPANT USING THE STAIRS OR 44 INCHES 
WHICHEVER IS GREATER). SEE DOUBLE PODIUM MODIFICATION

11 MIN. 10” INCREASE FOR WALL OBSTRUCTION IN PARKING STALLS
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PARKING REQUIREMENT ANALYSIS

PARKING REQUIRED - BUILDING 1

PARKING REQUIRED - BUILDING 2

PARKING REQUIRED - ADAPTIVE REUSE

PARKING SUMMARY

THIS PROJECT HAS NO GUEST PARKING OR
UNASSIGNED RESIDENTIAL PARKING.

PARKING REQUIRED - COMMERCIAL

RESIDENTIAL PARKING REQUIREME

RESIDENTIAL - MARKET RATE UNIT

STALLS REQ’DUNIT TYPE

STUDIO (2 HABITABLE ROOMS)

PARKING RATIO* NO. OF UNITS
1 7474

1191 BEDROOM (3 HABITABLE ROOMS) 1 119

1.25 70 87.52 BEDROOM ( >3 HABITABLE ROOMS)

1.25 22.53 BEDROOM ( >3 HABITABLE ROOMS) 18

SUB-TOTAL 281 303

RESIDENTIAL - VERY LOW INCOME AFFORDABLE UN

STUDIO 1 66

1 BEDROOM 1 33
2 BEDROOM 31 3

3 BEDROOM 1 1

SUB-TOTAL 13 13

TOTAL 294 * 316

RESIDENTIAL - MARKET RATE UNIT

STALLS REQ’DUNIT TYPE

STUDIO (2 HABITABLE ROOMS)

PARKING RATIO* NO. OF UNITS
1 7171

1 BEDROOM (3 HABITABLE ROOMS) 1 123123
1.25 97.502 BEDROOM ( >3 HABITABLE ROOMS) 78

1.25 26 32.503 BEDROOM ( >3 HABITABLE ROOMS)

LOFT 0 0

SUB-TOTAL 298 324

RESIDENTIAL - VERY LOW INCOME AFFORDABLE UN

STUDIO 1 66

1 BEDROOM 1 33
2 BEDROOM 1 44
3 BEDROOM 1 1

SUB-TOTAL 14 14

TOTAL 312 * 338

AREA (SF) STALLS REQ’DUSE PARKING RATIO

COMMERCIAL - BLDG 1 21,169

COMMERCIAL - BLDG 2 5,103

26,272 ** 531 STALL/500 SF

* ACCESSIBLE RESIDENTIAL STALLS REQUIRED - 2% FOR ASSIGNED PARKING PER 1109A.4 
654 STALLS X 2% = 14 ACCESSIBLE STALLS REQUIRED
(VAN STALL @ 1:8 RATIO = 2 STALL OUT OF 14 IS REQUIRED TO BE VAN STALL)
NO UNASSIGNED RESIDENTIAL PARKING IN THIS PROJECT.

ACCESSIBLE COMMERCIAL STALLS REQUIRED PER TABLE 11B-6 
53 STALLS PROVIDED, 3 ACCESSIBLE STALLS REQUIRED
(VAN STALL @ 1:8 RATIO = 1 STALL OUT OF 3 IS REQUIRED TO BE VAN STALL)

**

(13014-10000-05274, 1136 W. 6TH STREET) RESIDENTIAL PARKING

STALLS REQ’DUSE PARKING RATIO

ADAPTIVE REUSE 42 UNITS X 1.0 SPACE 4*4 42

*** ACCESSIBLE STALLS REQUIRED - 2% FOR ASSIGNED PARKING PER 1109A.5 
42 STALLS X 2% = 1 ACCESSIBLE STALLS REQUIRED 
VAN STALLS REQUIRED @ 1:8 RATIO = 1 VAN STALL REQUIRED

RESIDENTIAL/COMMERCIAL/ADAPTIVE R

REQUIRED RESIDENTIAL PARKING: BUILDING 1 316

REQUIRED RESIDENTIAL PARKING: BUILDING 2 338

TOTAL REQUIRED RESIDENTIAL PARKING 654

STD HC COMP TANDEM
COMP

PROVIDED RESIDENTIAL PARKING 592 0 48 65414

PROVIDED EXTRA PARKING 6 0 16 2 24

PROVIDED ADAPTIVE REUSE RESIDENTIAL PARKING 4241 1

REQUIRED COMMERCIAL PARKING 53

PROVIDED COMMERCIAL PARKING 
(40% MAX. COMPACT STALLS)

33 3 17 53

42REQUIRED PARKING (ADAPTIVE REUSE)
SEE (13014-10000-05274, 1136 W. 6TH STREET)

41 1

GRAND TOTAL PARKING REQUIRED 749
GRAND TOTAL PARKING PROVIDED 773

REQUIRED 8’-6” X 18’—0
STANDARD STALL SIZE

PROVIDED 8’-6” X 18’—0
REQUIRED 7’-6” X 15’—0

COMPACT STALL SIZE
PROVIDED 7’-6” X 15’—0
REQUIRED 28’-0" FOR 8’-6" WIDE STALL

STANDARD STALL AISLE WIDTH 
FOR PARKING AT 90’ PROVIDED 28’-0

REQUIRED 25’-4" (PARKING STALLS AT 90’)COMPACT STALL AISLE WIDTH FOR 
PARKING AT 90’ PROVIDED 28’-0

REQUIRED 3’-0
END STALL CLEARANCE

PROVIDED 3’-0” MIN.
OBSTRUCTION CLEARANCE REQUIRED MIN. 10” CLEAR TO OBSTRUCTIONS 

(EXCLUDING COLUMNS WHEN DRIVE ISLE 
WIDTH IS 28’ OR GREATER)

PROVIDED MIN. 10” CLEAR TO WALL OBSTRUCTION

Commercial Space requesting full-line of alcohol permit

Commercial Space Outdoor Dining Area

Commercial Space (non-alcohol use)

Alcohol Display/Storage

400 sf

531 sf

7'-0"

7'-0"

24
0 

sf
21

4 
sf
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Commercial Space (non-alcohol use)
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1. View of project site, southwesterly facing from the northeastern corner of W. 6th Street and Bixel Street. 
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2. View of project site, southerly facing from intersection of W. 6th Street and Lucas Street. 
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3. View of project site, southeasterly facing from the intersection of W. 6th Street and Lucas Street. 
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4. View of project site facing northeast on Lucas Street. 

 



SITE PHOTO EXHIBIT 
Site Address: 1120 W. 6th Street and 1122 W. 6th Street, Los Angeles, CA 90017 

Applicant:  NASH Holland 6th & Bixel Project LLC 
 

1120 W. 6th Street and 1122 W. 6th Street                      Prepared by Craig Lawson & Co., LLC 
Bixel & Lucas Development Partners, LLC                            January 10, 2016 

Page 6 of 8 

 

5. View of adjacent properties on W. 6th Street northeasterly facing of the project site at the intersection of  

W. 6th Street and Lucas Street. 
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6. View of project site facing east on W. 6th Street. 
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7. View of adjacent apartment building, southeasterly facing at the intersection of W. 6th Street and Bixel Street. 
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