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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. 
Detailed filing instructions are found on form CP-7810  

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 

CPC-2021-9702-DB-CUB-SPR-HCA
ENV-2021-9703-EAF
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Proposed Project Information   

(Check all that apply or could apply) 

 Removal of protected trees on site or in the
public right of way

 Demolition of existing buildings/structures  New construction: ________________square feet

 Relocation of existing buildings/structures  Accessory use (fence, sign, wireless, carport, etc.)

 Interior tenant improvement  Exterior renovation or alteration

 Additions to existing buildings  Change of use and/or hours of operation

 Grading  Haul Route

 Removal of any on-site tree  Uses or structures in public right-of-way

 Removal of any street tree  Phased project

Housing Component Information 

Number of Residential Units: Existing _______  –  Demolish(ed)3 _______  +  Adding ______  =  Total ________ 

Number of Affordable Units4 Existing _______  –  Demolish(ed)  _______  +  Adding ______  =  Total ________ 

Number of Market Rate Units 
Existing _______  –  Demolish(ed)  _______  +  Adding ______  =  Total ________ 

Mixed Use Projects, Amount of Non-Residential Floor Area: ________________________________square feet 

Public Right-of-Way Information 

Have you submitted the Planning Case Referral Form to BOE? (required)     YES     NO 

Is your project required to dedicate land to the public right-of-way?     YES     NO 

If so, what is/are your dedication requirement(s)? ________ ft. 

If you have dedication requirements on multiple streets, please indicate: _____________________________________ 

3. ACTION(S) REQUESTED

Provide the Los Angeles Municipal Code (LAMC) Section that authorizes the request and (if applicable) the LAMC

Section or the Specific Plan/Overlay Section from which relief is sought; follow with a description of the requested action.

Does the project include Multiple Approval Requests per LAMC 12.36?     YES    NO

Authorizing Code Section

Code Section from which relief is requested (if any):

Action Requested, Narrative:

Authorizing Code Section   

Code Section from which relief is requested (if any): 

Action Requested, Narrative:   

Additional Requests Attached  YES  NO

3 Number of units to be demolished and/or which have been demolished within the last five (5) years. 
4 As determined by the Housing and Community Investment Department 



 

LADCP Application - Supplement 
 
ACTIONS REQUESTED, CONTINUED FROM PAGE 2 

 
Authorizing Section 16.05       
Code Section from which relief is requested (if any) N/A      
Action Requested, Narrative  The Applicant requests a Site Plan Review for a Project   
resulting in an increase of 50 or more residential dwelling units.    
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4. RELATED DEPARTMENT OF CITY PLANNING CASES

Are there previous or pending cases/decisions/environmental clearances on the project site?  YES  NO

If YES, list all case number(s)

If the application/project is directly related to one of the above cases, list the pertinent case numbers below and 

complete/check all that apply (provide copy). 

Case No.  Ordinance No.: 

 Condition compliance review  Clarification of Q (Qualified) classification

 Modification of conditions  Clarification of D (Development Limitations) classification

 Revision of approved plans  Amendment to T (Tentative) classification

 Renewal of entitlement

 Plan Approval subsequent to Master Conditional Use

For purposes of environmental (CEQA) analysis, is there intent to develop a larger project?   YES      NO 

Have you filed, or is there intent to file, a Subdivision with this project?    YES      NO 

If YES, to either of the above, describe the other parts of the projects or the larger project below, whether or not currently 

filed with the City: 

5. RELATED DOCUMENTS /  REFERRALS

To help assigned staff coordinate with other Departments that may have a role in the proposed project, please provide

a copy of any applicable form and reference number if known.

a. Specialized Requirement Form

b. Geographic Project Planning Referral

c. Citywide Design Guidelines Compliance Review Form

d. Affordable Housing Referral Form

e. Mello Form

f. Unpermitted Dwelling Unit (UDU) Inter-Agency Referral Form

g. HPOZ Authorization Form

h. Management Team Authorization

i. Expedite Fee Agreement

j. Department of Transportation (DOT) Referral Form

k. Preliminary Zoning Assessment Referral Form___________

l. SB330 Preliminary Application

m. Bureau of Engineering (BOE) Planning Case Referral Form (PCRF)

n. Order to Comply

o. Building Permits and Certificates of Occupancy

p. Hillside Referral Form (BOE)

q. Low Impact Development (LID) Referral Form (Storm water Mitigation)

r. SB330 Determination Letter from Housing and Community Investment Department

s. Are there any recorded Covenants, affidavits or easements on this property?  YES (provide copy)   NO
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PROJECT TEAM INFORMATION (Complete all applicable fields) 
 

Applicant5 name      

Company/Firm        

Address:     Unit/Space Number    

City     State  Zip Code:   

Telephone          E-mail:    

Are you in escrow to purchase the subject property?   YES   NO 

 

Property Owner of Record       Same as applicant   Different from applicant 

Name (if different from applicant)        

Address     Unit/Space Number    

City     State  Zip Code:   

Telephone        E-mail:    

 

Agent/Representative name       

Company/Firm         

Address:     Unit/Space Number    

City     State  Zip:   

Telephone        E-mail:    

 

Other (Specify Architect, Engineer, CEQA Consultant etc.)     

Name       

Company/Firm        

Address:     Unit/Space Number    

City     State  Zip Code:   

Telephone          E-mail:    

 
Primary Contact for Project Information 
(select only one) 

  Owner   Applicant 

  Agent/Representative   Other 

  

 

To ensure notification of any public hearing as well as decisions on the project, make sure to include an individual mailing 

label for each member of the project team in both the Property Owners List, and the Abutting Property Owners List. 

  

                                                        
5 An applicant is a person with a lasting interest in the completed project such as the property owner or a lessee/user of a project.  An 
applicant is not someone filing the case on behalf of a client (i.e. usually not the agent/representative). 
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OPTIONAL 

NEIGHBORHOOD CONTACT SHEET 

 
 

9.  SIGNATURES of adjoining or neighboring property owners in support of the request are not required but are helpful, 
especially for projects in single-family residential areas. Signatures may be provided below (attach additional sheets if 
necessary). 

 
NAME (PRINT) SIGNATURE ADDRESS KEY # ON MAP 

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
 

   

 
 
REVIEW of the project by the applicable Neighborhood Council is not required, but is helpful.  If applicable, describe, below 
or separately, any contact you have had with the Neighborhood Council or other community groups, business associations 
and/or officials in the area surrounding the project site (attach additional sheets if necessary). 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 







 

 

     ATTACHMENT “A” 
FINDINGS & SUPPLEMENTAL INFORMATION 

842-846 S. Grand Avenue and 845 S. Olive Street, Los Angeles, CA  90014 and 90017 
 
 SITE INFORMATION: 
 
 Address:  842-846 S. Grand Avenue and 845 S. Olive Street 

Los Angeles, CA 90014 and 90017 
 Lot area:  25,5071 square feet / 0.59 acres 
 APN(s):   5144-019-007 and 5144-019-021 

 
 ACTION(s) Requested:  
 
 Density Bonus (DB), pursuant to LAMC Section 12.22 A.25, to permit a Project having 334 

residential dwelling units, including 38 units (or 11% of the total proposed units) reserved 
for Very Low Income households, with the following incentives: 

o On-Menu Incentive, for 15% reduction in the amount of required Open Space, to 
permit 29,240 square feet in lieu of the required 34,400 square feet of Open Space;  

o Off-Menu Incentive, for an increase of 66 percent in the allowable Floor Area Ratio 
for a total of 9.98:1 in lieu of the otherwise permitted 6:1 under the City Center 
Redevelopment Plan Area; 
 

o A Waiver of a Development Standards, to eliminate the requirement of 
automobile parking for residential uses, in lieu of the 165 parking spaces required 
pursuant to AB 2345 of .5 spaces/dwelling unit; 

 
 A Conditional Use Permit (CUB), pursuant to LAMC Section 12.24 W. 1, to allow the sale 

and dispensing of a full line of alcoholic beverages for on-site and off-site consumption in 
conjunction with an approximately 5,300-square foot restaurant;  

 
 Site Plan Review (SPR), pursuant to LAMC Section 16.05, for a development project that 

results in an increase of 50 or more dwelling units and/or guest rooms. 
 

 California Environmental Quality Act (CEQA) Class 32 Exemption, pursuant to Section 
15332 of the State CEQA Guidelines, for an Urban Infill development. 
 

 
  

                                                 
1 Net Area per survey dated March 30, 2021 = Gross Area (26,008 SF) less “street easement”. 
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 PROPERTY / ZONING INFORMATION: 
 

SUBJECT PROPERTY 
 

The Property is an L-shaped site comprised of two legal parcels, assigned Assessor’s Parcel 
Numbers (APN) 5144-019-007 and 5144-019-021. The Property has a total lot area of 
approximately 25,583 square feet (0.58 acres) and includes street addresses 842-846 S. Grand 
Avenue & 845 S. Olive Street, Los Angeles CA 90014. The Property fronts approximately 60 feet 
along the eastern side of Grand Avenue and approximately 101 feet along the western side of 
Olive Street. The site is currently improved as a commercial surface parking lot. The subject 
parcel is outlined in Diagram 1 below. 

 
DIAGRAM 1: PROPERTY AERIAL 

 
 
The Project is well-served by public transit. The site is designated TOC Tier 3 and is located 
approximately 1,200 feet from 7th Street/ Metro Center Station, where the Metro B Line 
(Red), Metro D Line (Purple), Metro A Line (Blue), and Metro E Line (Expo) are all available.  
 
SURROUNDING LAND USES 

 
The abutting lots to the north and south, as well as the adjacent lots on the east across Olive 
Street and West across Grand Avenue are also zoned [Q]R5-4D. The Property is adjacent to a 
10-story hotel across Grand Avenue, a 30-story residential building across Olive Street, and a 
5-story residential building across 9th Street. Immediately to the south, the property is 
developed with a surface parking lot. Immediately to the North, the property is developed as 
10-story hotel on the western lot and a surface parking lot on the eastern lot.  The adjacent 
hotel, the Stillwell, has been identified by Survey LA as code 3CS and 5S3, making the building 
eligible for State and local listing or designation. The adjacent hotel across Grand Avenue, the 
Embassy Auditorium and Hotel, is designated as Los Angeles Historic-Cultural Monument (No. 
299). 

 
LAND USE DESIGNATION / ZONING CLASSIFICATION 
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The Property is currently zoned [Q]R5-4D and designated for High Density Residential Land uses 
by the Central City Community Plan, as shown in Diagrams 2 and 3 below. 
 

DIAGRAM 2: PROPERTY ZONING DIAGRAM 3: PROPERTY LAND USE 

  
 
 
The Property’s R5 zoning permits residential uses at one dwelling unit per 200 square feet of 
lot area. While Height District 4 typically permits unlimited height and a 13:1 Floor Area Ratio 
(“FAR”), the “D” (development) limitation restricts the overall FAR of the property to 6:1. This 
FAR restriction is consistent with the FAR restriction imposed on the Property by the City 
Center Redevelopment plan. The Q condition restricts the maximum commercial FAR to 2:1 
and restricts the permitted uses to residential uses permitted in the R5 zone, hotels, motels, 
apartment hotels and C4 uses.  
 
The Property is located within the boundaries of the Greater Downtown Housing Incentive Area 
(“GDHIA”) and could take advantage of various development incentives, including eliminating 
yard & setback requirements, further discussed below. 

 
Further, the Property appears to be located within a Transit Oriented Communities Affordable 
Housing Incentive Area (“TOC”) Tier 3 radius, due to its proximity to the 7th Street/Metro 
Center Station, which would typically provide various development incentives in exchange for 
setting aside a portion of the total units for affordable housing. However, because there are 
FAR restrictions imposed by the City Center Redevelopment Plan that would be exceeded 
through a TOC FAR bonus allowance, the City has determined that such scenario would create a 
legal conflict between State and City development standards and is therefore not allowing 
projects to use TOC floor area bonuses to supersede Redevelopment Plan floor area 
restrictions.  

 
The Property is also located within a Transit Priority Area and Los Angeles State Enterprise 
Zone, and subject to compliance review under the Downtown Design Guide (“DDG”), as further 
described below. 
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APPLICABLE ZONING OVERLAYS / SUPPLEMENTAL DISTRICTS 
 
• CITY CENTER REDEVELOPMENT PROJECT AREA 

 
The City Center Redevelopment Plan was adopted May 15, 2002 pursuant to Ordinance No. 
174,593.  Zoning Information ZI No. 2488, effective date November 11, 2019, noted that 
the City is responsible for implementing and enforcing the unexpired Redevelopment Plans 
and associated Design for Development Guidelines and Development Guidelines (DFDs) for 
respective plan areas.  The City Center RPA has the following DFDs: Development 
Guidelines and Controls for Residential Hotels and Signs. 

 
Within the Plan area, the Project Site has a Regional Center Commerce and Parking Land 
Use Designation, and is located within the Historic Downtown Development Area.  In the 
Historic Downtown Development Area, the Floor Area shall be no more than six (6) times 
the Parcel Area (6:1 FAR).   

 
• GREATER DOWNTOWN HOUSING INCENTIVE AREA (GDHIA) 

 
The Property is located in the Greater Downtown Housing Incentive Area, which grants a 
35% Floor Area Bonus for projects providing a prescribed percentage of affordable housing 
as follows: 5% Very Low Income plus 10% for LI or 15% for MI or 20% for Workforce.  In 
addition to an increase in floor area, projects in this Area are also eligible for incentives 
related to open space and parking requirements.  The following standards are applicable to 
all projects within the GDHIA: 
 

o Maximum unit per lot area eliminated; density is unlimited up to the relevant FAR 
o All yard requirements are eliminated 
o Buildable Area is same as Lot Area 
o The percentages of private and common open space are eliminated; however, the 

total per unit open space requirement shall still be provided 
o Tract and Parcel Maps may include land set aside for street or alley purposes within 

the calculation of allowable floor area of a residential or mixed-use building. 
 

• DOWNTOWN DESIGN GUIDE 
 
Most recently adopted by the City Planning Commission on June 8, 2017, the Downtown 
Design Guide: Urban Design Standards and Guidelines (DDG) is the official guide to 
development within Downtown and encourages a more livable and sustainable community. 
All development projects requesting discretionary entitlements within the boundaries of 
the DDG map are subject to the provisions of the DDG. Direction is provided regarding 
Downtown Street Standards (see below), sidewalks, setbacks, and designated “Retail 
Streets” (Section 3); ground floor street walls (Section 4); parking and access (Section 5); 
street wall treatment (Section 6); on-site open space (Section 7); architectural detail 
(Section 8); streetscape improvements (Section 9); signage (Section 10); and public art 
(Section 12). Upon submittal of a project application to the Department of City Planning, 
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the project plans would be reviewed against the standards and guidelines of the DDG for 
compliance.  

 
The Project Site is located within the Financial Core area as identified in the DDG. Both 
Grand Avenue and Olive Street are defined as “Retail Streets” - where 75% of the Project’s 
street frontage excluding access to parking, along which ground floor space must be 
designed to accommodate retail, professional office, live-work uses or lobbies (per Section 
4). 

 
Most recently adopted by City Council April 24, 2009, the Downtown Street Standards are 
part of the DDG, and establish required sidewalk widths for all Downtown streets.   
 

• HISTORIC DOWNTOWN LA DESIGN GUIDELINES 
 

The Historic Downtown LA Design Guidelines are based on The Secretary of the Interior’s 
Standards for the Treatment of Historic Properties, which provide general information to 
determine appropriate treatments for historic properties.  Although the Project Site does 
not contain a historic building per se, Chapters on New Construction Guidelines and 
Streetscape Guidelines are relevant to the Project Site and should be reviewed within the 
context of the DDG as well. 
 

• DOWNTOWN PARKING DISTRICT 
 

The Property is located within the boundaries of the Downtown Parking District, which 
provides reduced parking requirements for business, commercial or industrial uses as 
follows: 1/1000 square feet for buildings 7,500 square feet or more and no parking 
required if less than 7,500 square feet. 
 

• CENTRAL CITY PARKING DISTRICT 
 

The Property is located within the boundaries of the Central City Parking District, which 
provides reduced parking requirements as follows: 1/unit or 1.25 spaces if more than six 
units with more than 3 habitable rooms on site. Also 1 space/two guestrooms for first 20, 1 
space/four guestrooms for the next 20 and 1 space/six guestrooms for the remaining. 

 
• TRANSIT PRIORITY AREA 

 
The Property is within a Transit Priority Area in the City of Los Angeles. In September 2013, 
the Governor signed into law Senate Bill 743/Assembly Bill 744, which instituted changes to 
the California Environmental Quality Act (CEQA) when evaluating environmental impacts of 
projects located in areas served by transit. While the thrust of SB 743 addressed a major 
overhaul on how transportation impacts are evaluated under CEQA, it also limited the 
extent to which aesthetics and parking are defined as impacts under CEQA.  As a TPA, 
projects are entitled to certain exemptions under CEQA, as well as parking reductions of .5 
spaces per bedroom for the provision of on-site affordable housing. 
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“Transit Priority Area” is defined as an area within one-half mile of a major transit stop that 
is existing or planned. A “major transit stop” is defined as a rail transit station, ferry 
terminal served by either a bus or rail transit service, or the intersection of two or more 
major bus routes with a frequency of service interval of 15 minutes or less during the 
morning and afternoon peak commute periods. The Project is within one-half mile of the 
7th Street/Metro Center Station, and therefore qualifies as a Transit Priority Area under ZI-
2452. 

 
• STATE ASSEMBLY BILL 2345  
 

On January 1, 2021, Assembly Bill 2345 effectively amended SB 1818, stipulating that 
projects located within a Transit Priority Area which provide the requisite amount of 
affordable housing may provide parking at a ratio of 0.5 spaces per unit, as opposed to per 
bedroom, providing much more favorable parking standards for projects.  Any project that 
files an application after January 1, 2021 utilizing SB 1818/Density Bonus and/or includes 
an affordable housing equivalent to the maximum required for a 35% density bonus under 
the statute may take advantage of these new parking requirements. 

 
• LOS ANGELES STATE ENTERPRISE ZONE 

 
The Property is within the Los Angeles State Enterprise Zone, which “provide[s] economic 
incentives to stimulate local investment and employment through tax and regulation relief 
and improvement to public services.” Projects located within a State Enterprise Zone are 
afforded certain incentives for development related to reduced parking for commercial 
uses (2/1000 sf), and a waiver of Site Plan Review entitlement fees.  

 
 SUBJECT PROPERTY - RELATED CASES 
 

ZA-2016-4863-ZV-TDR-SPR / VTT-74795: On November 20, 2019, the Zoning Administrator 
approved a Zone Variance, Transfer of Development Rights, and Site Plan Review for a 
proposed mixed-use high-rise tower to include 205 residential units over 2,430 square feet of 
ground-floor commercial uses. The variance requests were to permit a minimum parking stall 
width of 8’ in lieu of the otherwise required 8’-6”, to permit a minimum parking stall length of 
16’ in lieu of the otherwise required 18’, and to permit a minimum drive aisle of 21’ in lieu of 
the otherwise required width. The Advisory Agency approved the tract map on November 26, 
2019. Neither decision letter was appealed, but no building permit applications have been 
submitted to date, and the entitlements have not yet been effectuated. The entitlements are 
valid through November 26, 2026 (including all available statutory extensions). 

 
Case No. CPC-2018-6005-CA – On December 20, 2018, the Los Angeles City Planning 
Commission approved the Ordinance establishing procedures implementing the 
Redevelopment Plans and other amendments to the Los Angeles Municipal Code to facilitate 
the transfer of land use authority from CRA/LA-DLA pursuant to Section 12.32(C)(7).  
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Case No. CPC-2017-2107-MSC – On June 8, 2017, the Los Angeles City Planning Commission 
approved the Downtown Design Guide Update to reflect shifts in existing conditions, visions, 
and administration since its original release in 2009.  
 
Case No. CPC-2017-432-CPU – Downtown Community Plan Update, ongoing 

 
Case No. CPC-2013-3169-CA – On May 8, 2014, the City Planning Commission approved the 
Ordinance adding or amending Sections 11.13, 12.03, 12.04, 12.21, 12.22, 12.24, 13.11, 16.05, 
and 16.11 of the Los Angeles Municipal Code to remove references to the Community 
Redevelopment Agency (CRA), which was dissolved on February 1, 2012. 
 
Case No. CPC-2010-213-CA – On July 1, 2010, the City Planning Commission approved the 
Ordinance which modifies the authority and procedures for effectuating a Transfer of Floor 
Area Rights (TFAR) and makes other technical changes to reflect the expiration of the Amended 
Central Business District Redevelopment Project Area, transferring jurisdiction for 
administering TFAR in applicable non-redevelopment project areas in the Central City 
Community Plan Area from the Community Redevelopment Agency (CRA/LA) to the 
Department of City Planning. 
 
Case No. CPC-2008-4502-GPA - On January 8, 2009, the City Planning Commission approved a 
General Plan Amendment to re-designate selected streets from Major and Secondary Highways 
to Modified Major and Secondary Highways, and revise Chapter V of the Central City 
Community Plan text to incorporate Downtown Design Guide, Urban Design Standards and 
Guidelines.  
 
Case No. CPC-2005-1124-CA – On June 7, 2005, the City Planning Commission approved the 
Ordinance amending Section 16.05 of the Los Angeles Municipal Code requiring the 
conformance of residential projects to Streetscape and Design Guidelines once they have been 
approved by the City Planning Commission located in redevelopment project areas in the 
Central City Community Plan Area south of the 101 Freeway. 
 
Case No. CPC-2005-1122-CA – On June 7, 2005, the City Planning Commission approved the 
Ordinance amending various sections of the Los Angeles Municipal Code instituting a floor area 
bonus for redevelopment project areas in the Central City Plan Area South of the 101 Freeway. 
 
Case No. CPC-2005-361-CA – On September 23, 2007, Ordinance No. 179,076 became effective, 
establishing the Greater Downtown Housing Incentive Area (“GDHIA”). 
 
Case No. CPC-2002-1128-CA – On July 16, 2002, the City Planning Commission approved the 
Ordinance amending Sections 12.03, 12.22 A 23, 12.22 A 26, 12.24 X I, 12.95.3, 16.05, and 
19.01 of the Los Angeles Municipal Code to expand the geographic coverage of the existing 
downtown adaptive reuse ordinance to include Chinatown, Lincoln Heights, the Hollywood 
community redevelopment project area, Central Avenue south of the Santa Monica Freeway 
and north of Vernon Avenue, and certain portions of the Wilshire Center/Koreatown 
community redevelopment project area. 
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Case No. CPC-1986-606-GPC - On December 20, 1988, the City Council adopted a Zone Change 
surrounding the subject property via Ordinance No. 164307, in conjunction with the General 
Plan Consistency Program for the Central City Community Plan. The permanent [D] Limitation 
restricts floor area ratio to 6:1, except for projects approved for Transfer of Floor Area of the 
Redevelopment Plan for the Central Business District Redevelopment project; projects 
approved for the rehabilitation, remodeling, or replacement of existing buildings; projects 
approved for a density variation of 50,000 SF or less; projects approved for a density variation 
of more than 50,000 SF prior to the effective date of the ordinance; and projects approved 
pursuant to any procedure to regulate transfers of floor area.  (Related Case No. CPC-1994-225-
CPU.)  
 
Case No. ZA-1982-46 – Not available 

 
Ordinance No. 175,038- Effective February 9, 2003, the City Council approved an ordinance 
establishing a specific plan to be known as the Adaptive Reuse Incentive Areas Specific Plan for 
the areas of Chinatown, Lincoln Heights, the Hollywood Community Redevelopment Project 
Area, certain portions of the Wilshire Center/Koreatown Community Redevelopment Project 
Area, and Central Avenue south of Freeway Number 10 and north of Vernon Avenue. 
 
Ordinance No. 164,307-SA2020 – Effective January 30, 1989, the City Council adopted a Zone 
Change surrounding the subject property and established [Q] and [D] Limitations on the subject 
property.  (See also Case No. CPC-1986-606-GPC and Case No. CPC-1994-225-CPU.) 

 
Ordinance No. 137,036 – On July 31, 1968, the City Council approved an amendment parking 
regulations for the Downtown Business District pursuant to LAMC Section 12.21(A)(4)(4.i).  
 
Ordinance No. 135,901 – On January 19, 1968, the City Council approved an amendment to 
parking regulations for business, commercial or industrial buildings with a gross floor area of 
7,500 square feet or more pursuant to LAMC Section 12.21(A)(4)(3.i). 
 
Ordinance No. 129,944 – On April 29, 1965, the City Council approved an Ordinance amending 
Fire District No. 1 Boundaries pursuant to LAMC Section 1. Subsection (a) of Section 91.1601. 
 

 STREETS AND CIRCULATION 
 
• Grand Avenue, adjoining the Project to the northwest, is a designated Modified Avenue II 

street, dedicated to approximately 90 feet in width at this location. Grand Avenue is 
required to have a 90-foot total public right-of-way dedication, or a 45-foot half dedication. 
Therefore, it appears that the street is fully dedicated at this location, and no further 
dedication is anticipated to be required for any redevelopment of the Property on Grand 
Avenue. 

 
• Olive Street, adjoining the Project to the southeast, is a designated Modified Avenue II 

street, dedicated to approximately 90 feet in width at this location. Olive Street is required 
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to have a 90-foot total public right-of-way dedication, or a 45-foot half dedication. 
Therefore, it appears that the street is fully dedicated at this location, and no further 
dedication is anticipated to be required for any redevelopment of the Property on Olive 
Street. 
 

 PROJECT DESCRIPTION: 
 
The proposed Project consists of the construction, use and maintenance of an approximately 
254,294-square foot mixed-use development having 329 residential dwelling units, 36 (11% of 
the total units) of which are restricted to Very Low Income households, and approximately 
5,300-square feet of ground and second floor commercial uses, in a 19-story building with a 
maximum height of 227’-6” feet, over one level of subterranean parking.  
 
The ground floor features a lobby/reception area with access to the building’s mail room on the 
east side of the building along Olive Street. Active ground floor uses are located along primary 
street frontages with a proposed restaurant/retail space located along Olive Street and a 
second, smaller retail space proposed along Grand Avenue. A roof deck and common amenities 
such as a fitness room and spa are located at the third floor level for building residents. From 
the fourth floor and above, modular residential dwelling units are arranged to fit the L-shaped 
site. On the east and west ends of the site, units are arranged along a double-sided corridor. A 
single-loaded corridor runs along the site’s narrow lot and connects these two portions of the 
building.  

 
The applicant is requesting Density Bonus approval pursuant to LAMC Section 12.22 A.25, 
including one On-Menu Incentive, one Off-Menu Incentive and one Waiver of Development 
Standards, as well as a Conditional Use Permit for Alcohol in conjunction with the proposed 
ground floor restaurant. 
 
DENSITY 
As noted above, the Property is classified in a [Q]R5-4D Zone and designated for High Density 
Residential land uses by the Plan. Residential uses are permitted at one dwelling unit per 200 
square feet of lot area in the R5 Zone. Therefore, the “by-right”, or base number of dwelling 
units permitted on the Property would be 127 units (25,507 SF lot area/200 units = 127.5 
units), or 128 units for the purposes of counting additional density. 
 
The State Density Bonus Program, SB1818, and LAMC Section 12.22 A.25(c)(1) allows a 35% 
density bonus if 11% of the “by-right” units are reserved for Very Low Income households, 20% 
of the units are reserved for Low Income Households, or 30% of the units are restricted to 
Moderate Income households. Since the Project proposes to restrict 36 dwelling units for Very 
Low Income households, which is the equivalent of 11% of the total proposed units. 
 
Notwithstanding the above density provisions, the Property is located within the Greater 
Downtown Housing Incentive Area and is therefore permitted unlimited density. 
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UNIT DESCRIPTION 
The proposed Project consists of a total of 329 residential dwelling units composed of the 
following: 75 studios; 194 1-bedrooms; and 60 2-bedrooms, which range in size from 
approximately 347 square feet to 670 square feet. Each unit is outfitted with a full bathroom 
and kitchen. The Project is a mixed-income housing development, and as noted above, 36 
units (11% of the total number of units), will be restricted to Very Low Income households 
per a covenant for a period of 55 years monitored and regulated by the Los Angeles Housing 
and Community Investment Department, in accordance with the SB 1818 Density Bonus 
entitlement application. 

 
ACCESS AND PARKING 
Automobile parking is accommodated by one floor of below grade parking. Vehicular entry to 
the site is located at grade level on Olive Street, while vehicle egress is located at grade level on 
Grand Avenue. Pursuant to AB 2345, Density Bonus projects may provide 0.5 spaces per 
dwelling unit. Therefore, 165 automobile parking spaces would be required.  Since the 
commercial uses make up less than 7,500 square feet, and the project is within the Downtown 
Parking District, no additional parking is required for those uses.  
 
The project accommodates 14 parking stalls, and the applicant is requesting the elimination of 
required parking for residential uses. The project is located within an amenity-rich 
neighborhood and is less than a quarter mile from the Metro Center Station in downtown, 
providing access to Metro’s Red, Purple, Blue and Expo Lines.  
 
Furthermore, following the LAMC, 161 long-term bicycles parking spaces will be provided at the 
subterranean level in an enclosed bicycle storage room. 10 short-term bike stalls will be 
provided at the front of the building entrance on Grand Avenue, and 11 short-term bike stalls 
provided at the front of the building entrance on Olive Street. 
 
OPEN SPACE 
The project includes 29,240 square feet of usable common and private Open Space, a 15% 
reduction in the required 34,400 square feet pursuant to LAMC 12.22 A25 F6. 19,340 square 
feet is allocated for common use. An amenity deck and recreation room on level 03 offers 
residents outdoor space, exercise facilities, spas, and community rooms. A landscaped deck at 
roof level features a pool, spas, and outdoor kitchen for residents.  The landscape design 
incorporates the planting of 76 trees, and will meet the city’s requirement utilizing the In Lieu 
Fee Tree Ordinance for 8 trees, and includes a variety of drought-tolerant and native species 
appropriate for the Southern California climate. Private balconies are also provided for some of 
the residential dwelling units and account for 9,900 square feet of private open space. 

 
In accordance with the spirit and intent of the Central City Community Plan, Downtown 
Design Guide, and Citywide Design Guidelines, the building uses a variety of architectural 
materials and building planes to create a human-scaled project at the street level.  The design 
alternates different textures, colors, materials, and distinctive architectural treatments to 
add visual interest while avoiding dull and repetitive facades. Landscaping around the 
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building will include a mix of ground cover and trees to complement the architecture. Plant 
material has been selected for temperature hardiness and low water use.  

 
The building will be sustainably designed to meet and/or exceed all City of Los Angeles 
current building code and Title 24 requirements. As such, the project will incorporate eco-
friendly building materials, systems, and features wherever feasible, including Energy Star 
appliances, water saving/low flow fixtures, non-VOC paints/adhesives, drought tolerant 
planting, and high-performance building envelopment.  
 
The property has outstanding access to community resources, parks, entertainment and 
retail services, and public transportation. There are several bus routes, light-rail, and subway 
stations throughout Downtown LA. These transit opportunities provide connections to the 
greater Los Angeles area. 
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DENSITY BONUS – ADDITIONAL FINDINGS 
 
Pursuant to LAMC Section 12.22 A 25 (c)(1), the Project qualifies under SB 1818 as a Density Bonus 
Project if 11 % of the units allowed by-right are reserved for Very Low Income households, 20% of 
the units are reserved for Low Income households.  The Project proposes to reserve 36 units, or 
11% of the total units, for Very Low Income Households and as such qualifies as a Density Bonus 
Project.  
 
Additionally, as permitted by LAMC Section 12.22 A.25(g)(3), the Applicant is requesting the 
following in order to facilitate the provision of affordable housing at the Property:  (a) an On-Menu 
Incentive for a 15 percent reduction in the required amount of open space; (b) an Off-Menu 
Incentive for an increase of 66 percent in the allowable Floor Area Ratio for a total of 9.98:1 in lieu 
of the otherwise permitted 6:1 under the City Center Redevelopment Plan Area; and (c) a Waiver of 
Development Standards to eliminate the requirement of automobile parking for residential uses. 
 
Pursuant to LAMC Section 12.22 A.25(e)(2), in order to be eligible for any incentives, a Housing 
Development Project shall comply with the following criteria: 
 
1. The Project complies with the following criteria required by Section 12.22.A.25(e)(2) of the 

LAMC for Housing Development Projects requesting on-menu incentives: 
 

A. The façade of any portion of a building that abuts a street shall be articulated with a 
change of material or a break in plane, so that the facade is not a flat surface. 

 
The City of Los Angeles Residential Design Guidelines indicate that projects should 
alternate different textures, colors, materials, and distinctive architectural treatments to 
add visual interest while avoiding dull and repetitive facades. The Project abuts public 
streets on two of the four building elevations. For street frontages along Grand Avenue and 
Olive Street, the building is clad in bronze-colored metal panels and accentuated with 
vertical perforated metal fins. Double-story windows and commercial spaces located along 
Grand and Olive allow for indoor/outdoor activity (including the potential for seating, 
dining, shopping, etc.). Window openings and balconies punctuate the building’s façade 
and activate the building’s elevation at the upper floor levels.    

 
B. All buildings must be oriented to the street by providing entrances, windows, 

architectural features and/or balconies on the front and along any street facing 
elevation. 

 
As noted above, the Project abuts a public street on two of the four building elevations, at 
Grand Avenue and Olive Street.  Entrances, windows and balconies are provided along the 
street facing elevations and are with accentuated with architectural detailing including 
overhangs and perforated metal fins. 
 
The primary building entrances for public patrons are located along Olive Street and Grand 
Avenue where commercial uses are located, and the lobby for building residents is oriented 
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towards Olive Street, and includes a mail area and leasing office for residents. Short-term 
bicycle parking is located in the public right-of-way along both Olive and Grand, adjacent to 
entrances, and long-term bicycle parking is located in the subterranean garage, and 
accessible from entrances on both Olive and Grand.  
 
The vehicular entrance for the building and subterranean parking level is located an 
appropriate distance from pedestrian entrances with access from Olive Street. Vehicular 
exits are directed through Grand Avenue to reduce vehicular clutter and overall driveway 
widths.  

 
C. The Housing Development Project shall not involve a contributing structure in a 

designated Historic Preservation Overlay Zone (HPOZ) and shall not involve a structure 
that is a City of Los Angeles designated Historic-Cultural Monument (HCM). 

 
The Project is not located within a designated Historic Preservation Overlay Zone, nor does 
it involve a structure or property that is designated as a City Historic-Cultural Monument. 

 
D. The Housing Development Project shall not be located on a substandard street in a 

Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section 
57.25.07 of the LAMC. 

 
The Project is not located on a substandard street or in a Hillside Area of Very High Fire 
Severity Zone.  

 
Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density bonus and 
requested incentives unless the Director finds that:  
 
1. The Incentives/Waivers are not necessary to provide for affordable housing costs as defined 

in California Health and Safety Code Section 50052.5 or Section 50053 for rents for the 
affordable units. 
 
The proposed Project consists of the construction, use and maintenance of a 19-story, 227’-6” 
foot high multifamily residential dwelling building having 329 dwelling units with 36, or 11% of 
the total units, reserved for Very Low Income households, and approximately 5,300 square 
feet of ground and second story commercial uses. The total floor area of the building is 
approximately 254,294 square feet, with a Floor Area Ratio (FAR) of 9:98:1. The Applicant is 
requesting a density bonus approval pursuant to LAMC 12.22 A.25 including an On-Menu 
incentive for a reduction in required open space, an Off-Menu Incentive for an increase in the 
allowable FAR, and a Waiver of Development Standards for automobile parking requirements.  

 
 On-Menu Incentive – Open Space. The Project includes a request for a 15% decrease in 

required Open Space, for a total of 29,240 square feet in lieu of the required 34,400 square 
feet of Open Space. The proposed Project consists of a total of 329 dwelling units 
composed of the following: 75 studio units, 194 one-bedroom units, and 60 two-bedroom 
units. LAMC Section 12.21 G requires 100 square feet of usable open space per dwelling 
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unit with less than three habitable rooms and 125 square feet for a dwelling unit with three 
habitable rooms (per LAMC Section 12.03, the definition of “habitable room” in regards to 
Open Space does not count a kitchen as a habitable room) for a total of 34,400 square feet 
of required Open Space.  
 
The proposed Project provides 29,240 square feet of Open Space consisting of 9,900 square 
feet of private balconies, 6,820 square feet of indoor common space and 12,520 square 
feet of outdoor common space at the 3rd level and roof level amenity decks for a total of 
19,340 square feet of common Open Space, of which more than 25%, or 3,130 square feet, 
will be planted as required per LAMC Section 12.21 G.2 (a)(3).  
 
The provision of additional Open Space would require the Project to remove residential 
floor area for dwelling units that will be provide both market-rate and restricted affordable 
dwelling units, as well as floor area utilized for residential amenity space, which in turn 
would make the Project infeasible.   
 
In addition to on-site indoor and outdoor recreation amenities, the Property is located near 
substantial public open space resources in Downtown, including Pershing Square, Spring 
Street Park, Grand Park and City Hall Park Center all within less than a half mile radius of 
the Property. 

 
 Off-Menu Incentive – Floor Area Ratio (FAR). The subject request for an increase of an 

increase of 66 percent in the allowable Floor Area Ratio for a total of 9.98:1 in lieu of the 
otherwise permitted 6:1 under the City Center Redevelopment Plan Area. This Height 
District also typically permits a 13:1 Floor Area Ratio (FAR) but the “D” limitation that is 
attached to the zoning restricts the FAR to 6:1. Granting the subject request for the 
increase in FAR will allow for the provision of additional market-rate units, which will offset 
the cost of the inclusion of restricted affordable units.  Additionally, the increase in 
allowable Floor Area would allow for the construction of units varying sizes, thus more 
marketable to a wider population.  Without the increase, the FAR restriction would limit 
the Project and prohibit the Applicant from providing a mixed-income housing project. 

 
 Waiver of Development Standard – Residential Parking Requirement. The subject request 

is to waive the requirement for automobile parking for residential uses.  As previously 
noted, the Project includes a total of 14 parking spaces. which is in excess of the zero 
spaces required for commercial uses less than 7,500 square feet for site within the 
Downtown Parking District.  Given that the Project is located within a Transit Priority Area, 
AB 2345 would limit the residential parking requirement to .5 spaces per dwelling unit, thus 
requiring 165 parking spaces.  However, DTLA 2040 would require zero parking spaces to 
be provided.   
 
Given the limited size of the footprint of the Project Site and the number of parking spaces, 
this requirement would necessitate at least ten additional levels of parking, below and/or 
above-grade, and would severely impact the Project cost and length of construction time.  
The financial and physical burden of the additional parking would prohibit the Applicant 
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from providing the proposed number of affordable units. Additionally, the Project site is 
well-served by public transit including the Metro Center Station, where the Metro B Line 
(Red), Metro D Line (Purple), Metro A Line (Blue), and Metro E Line (Expo) are all available, 
within approximately 1,200 ft of the site.  
 
In the absence of this request, the additional area required to be utilized for automobile 
parking would decrease the number of dwelling units as well as increase the cost of the 
project, whether provided on additional subterranean levels or above grade, and would 
prohibit the applicant from such a mixed-income housing project with amenities as 
proposed. 

 
2. The Incentive/Waiver will have specific adverse impact upon public health and safety or the 

physical environment, or on any real property that is listed in the California Register of 
Historical Resources and for which there is no feasible method to satisfactorily mitigate 
or avoid the specific adverse Impact without rendering the development unaffordable to 
Very Low, Low and Moderate Income households. Inconsistency with the zoning 
ordinance or the general plan land use designation shall not constitute a specific, 
adverse impact upon the public health or safety. 
 
The Project proposed a 329-unit, mixed-income and mixed-use development within a 
developed, urban area along a commercial corridor improved with a mix of commercial and 
residential buildings proximate to public transit. The Project does not involve a structure on 
the California Register of Historical Resources or a contributing structure in a Historic 
Preservation Overlay Zone or on the City of Los Angeles list of Historic-Cultural Monuments.  
The Project does not involve the demolition of a historic structure that was placed on a 
national, state, or local historic register prior to the submission of the application. Therefore, 
there is no substantial evidence that the requested incentives and waiver of development 
standards will have a specific adverse impact on public health and safety. 

 
3. The incentives/waiver(s) or reduction(s) of development standard(s) are contrary to state or 

 Federal law. 
 
The requested incentives and waiver of development standards are solely related to the 
modification of required height, area, and density standards. These modifications are within 
purview of local and state density bonus law. There is no substantial evidence to show that the 
proposed incentives or waivers are contrary to state or federal law.  
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Pursuant to LAMC Section 12.24 W.1, the Applicant is requesting a Conditional Use Permit for 
Alcohol to permit the sale and dispensing of a full line of alcoholic beverages for on-site 
consumption in conjunction with an approximately 5,300 square foot restaurant. 
 
A Conditional Use Permit requires the following findings from the Zoning Administrator, pursuant 
to LAMC Section 12.24 E: 
 
1. The Proposed 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.  

 
See “Site Plan Review—Additional Findings” 
 

2. The Proposed 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. 

 
See “Site Plan Review—Additional Findings” 
 

 
3. The Proposed Project substantially conforms with the purpose, intent and provisions of the 

General Plan, the applicable community plan, and any applicable specific plan. 
 

See “Site Plan Review—Additional Findings” 
 
 
A Conditional Use Permit for the sale of alcoholic beverages additionally requires the following 
findings from the Zoning Administrator, pursuant to LAMC Section 12.24 W 1 (a): 
 
4.  The Proposed use will not adversely affect the welfare of the pertinent community.  
 

The approval of the subject request for a Conditional Use Permit to allow the sale and 
dispensing of a full line of alcoholic beverages in conjunction with an approximately 5,300 
square foot restaurant will not be materially detrimental to the public welfare or injurious to 
the property or improvements in the vicinity in which the Property is located.  The 
establishment serving alcoholic beverages will be part of a carefully controlled mixed-use 
residential development consisting of a residential tower with 329 units and an approximately 
5,300 square foot ground floor and second-story restaurant along Olive Street.  
 
The area surrounding the site is a mix of office, residential buildings and entertainment uses. 
The request for on-site alcohol sales will be compatible with the surrounding uses, providing a 
place for residents, guests, visitors, office workers, and shoppers to eat, drink, and socialize, 

CONDITIONAL USE PERMIT – ADDITIONAL FINDINGS 
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contributing to the continued economic vitality of the neighborhood. The Project will upgrade 
the neighborhood physically through the enhanced use of an underutilized surface parking lot, 
which creates a pedestrian unfriendly gap in the street-wall along Olive Street and Grand 
Avenue, north of 9th Street. Ground floor and second story commercial uses will create an 
active street presence along the building’s primary street frontages. The proposed Project will 
provide a positive contribution to the area’s adjacent amenities and will not adversely affect 
the pertinent community 
 
Alcoholic beverage service is an expected amenity with meal service for many patrons. 
Approval of the Conditional Use will contribute to the success and vitality of the proposed 
Project, and reinvigoration of the site and vicinity. Approval of alcohol sales will increase the 
availability of desirable dining for patrons. The Project location is easily accessible with transit 
connections to downtown and greater Los Angeles. Finally, the establishment will benefit the 
City through the generation of additional sales tax revenue, and business license and other 
fees, and by providing additional short-term and long-term employment opportunities. 

 
5.  The approval of the application will not result in or contribute to an undue concentration of 

such establishments.  
 
 The Subject Property is located within Census Tract 2077.10. According to the California 

Department of Alcoholic Beverage Control (“ABC”) licensing criteria, two on-site and one off-
site alcoholic beverage licenses are allocated to subject Census Tract 2077.10. Data provided on 
the ABC’s License Query System indicates that there are currently six existing type 47 (“on and 
off-site”) beverage licenses within the subject Census Tract.  

 
 Based strictly on state licensing criteria, there is a minor over-concentration of licenses in the 

census tract and therefore, the proposed alcohol-serving establishment will result in an 
overconcentration of alcohol establishments in the area. However, the subject site is located 
within the Greater Downtown Los Angeles area, which is a mixed-use community with a high 
concentration of housing as well as a regional destination for business, residents, education, 
culture and entertainment. As a high activity entertainment, retail, government and 
commercial center, a high concentration of licenses is anticipated given the range and density 
of uses permitted. Within this urban context, the proposed establishments, permitted to sell 
and dispense a full line of alcoholic beverages, is generally expected and will be consistent with 
the character of development in the area.  

 
6.  The use will not detrimentally affect nearby residential zones or uses. 
 

The proposed Project will not detrimentally affect nearby residential zones or uses. The 
Property is currently zoned [Q]R5-4D, which allows restaurant and retail uses. Properties to 
the south and immediately surrounding the subject site are similarly zoned [Q]R5-4D. 
Properties to the north, west and east are generally zoned C2-4D, which allows for 
commercial and residential uses.  
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The proposed Project is located in the South Park and Historic Downtown neighborhoods of 
Central City which is a High Density Residential Land Use area, recognized as a mixed-use 
community with a significant concentration of high density housing. The Community Plan 
encourages the development of substantial community benefitting commercial projects.  
 
There are several residentially zoned buildings within a 600-foot radius of the Project site. 
The nearest multi-family residential uses would be within the proposed project itself. No 
detrimental effects should be expected from the proposed project. The establishment will be 
part of a high-quality, mixed-use development and all alcohol service will be within a 
carefully controlled environment served by responsible operators.   
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CONDITIONAL USE PERMIT FOR ALCOHOL - SUPPLEMENTAL QUESTIONS 
 
Please refer to the attached Department of City Planning Form CP-7773, SPECIAL INSTRUCTIONS 
FOR ALCOHOL (CUB) & ADULT ENTERTAINMENT ESTABLISHMENTS (CUX) LAMC 12.24 W.1 & 12.24 
W.18. 
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SITE PLAN REVIEW – ADDITIONAL FINDINGS 
 
Pursuant to LAMC Section 16.05, a project which creates 50 or more dwelling units requires Site 
Plan Review. In granting an approval, the Director, or the Area Planning Commission on appeal, 
shall find: 
 
1. That the project is in substantial conformance with the purposes, intent and provisions of the 

General Plan, applicable community plan, and any applicable specific plan. 
 
The Project is in substantial conformance with the General Plan and Central City Community 
Plan, and is complementary to certain policies and objectives therein, as follows: 

 
The General Plan Framework is a guide for the development of the City through its purposes, 
policies and programs, which are implemented through geographic Community Plans and, 
further, Specific Plans.  The General Plan seeks to ensure public safety and well-being, and 
promote compatibility of use and design. 
 
Framework Element - Land Use (General Plan Framework, Chapter 3, Land Use Goals, 
Objectives, and Policies – Distribution of Land Use) 
 
Chapter III – the Land Use Element of the General Plan (“Plan”) promotes primary objectives to 
support the viability of the City’s residential neighborhoods, commercial and industrial districts, 
and encourage sustainable growth in appropriate locations.  With the addition of affordable 
housing in the Downtown Los Angeles community, the Project meets the following goals, 
objective and policies identified in the Land Use Element of the Plan: 
 

GOAL 3A.  A physically balanced distribution of land uses 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, conservation of natural 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. 
 
Objective 3.1.  Accommodate a diversity of uses that support the needs of the City’s existing 
and future residents, businesses, and visitors. 
 
Objective 3.2.  Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, vehicle miles traveled, 
and air pollution. 
 

Policy 3.2.3.  Provide for the development of land use patterns that emphasize 
pedestrian/bicycle access and use in appropriate locations. 
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Objective 3.4.  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. 
 

Policy 3.4.1  Conserve existing stable residential neighborhoods and lower-intensity 
commercial districts and encourage the majority of new commercial and mixed-use 
development to be located (a) in an network of neighborhood districts, community, 
regional, and downtown centers, (b) in proximity to rail and bus transit stations and 
corridors, and (c) along the City’s major boulevards, referred to as districts, centers, 
and mixed-used boulevards, in accordance with the Framework Long-Range Land 
Use Diagram. 
 

Objective 3.8 Reinforce existing and establish new neighborhood districts which 
accommodate a broad range of uses that serve the needs of adjacent residents, promote 
neighborhood activity, are compatible with adjacent neighborhoods, and are developed as 
desirable places to work and visit. 
 
Policy 3.15.5 Increase the density generally within one quarter mile of transit stations, 
determining appropriate locations based on consideration of the surrounding land use 
characteristic to improve their viability as new transit routes and stations are funded.  
 
Policy 3.15.4 Design and site new development to promote pedestrian activity and provide 
adequate transitions with adjacent residential uses. 
 
Objective 3.16 Accommodate land uses, locate and design buildings, and implement 
streetscape amenities that enhance pedestrian activity. 
 
The proposed Project will redevelop a surface parking lot with a 19-story, mixed-use 
building consisting of 329 residential dwelling units, 36 of which (11% of the total units) 
reserved for Very Low Income households, with 5,300 square feet of ground and second 
story commercial space for retail and/or restaurant uses. The total floor area of the 
building is approximately 254,294 square feet, with a Floor Area Ration (FAR) of 9.98:1. The 
location of the Project Site will support the reduction of vehicle trips, vehicle miles traveled 
and air pollution by concentrating opportunities for residents, employees and visitors 
within Downtown. 
 
The project site is surrounded by complementary residential and commercial uses, and is of 
a compatible size and scale with the adjacent development landscape. The building’s mixture 
of height, material, and articulated massing will integrate the project with the surrounding 
uses and context. The Project will enhance and activate Grand Avenue and Olive Street, 
between W 8th Street and W 9th Street, and provide a mixed-income housing project, which 
will in turn support surrounding commercial and residential uses. Therefore, the Project is 
consistent with these goals and objectives for the city’s Downtown Center. 
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The proposed Project supports the goals, objectives and policy of the Land Use Element of 
the General Plan by providing affordable housing within a neighborhood-serving 
commercial district proximate to a variety of neighborhood-serving commercial uses, 
including being located proximate to public transit on an underutilized site. 

 
Framework Element - Housing (General Plan Framework, Chapter 4, Housing Goals, 
Objectives, and Policies) 

 
GOAL 4A.  An equitable distribution of housing opportunities by type and cost accessible to 
all residents of the City. 

 
Objective 4.2.  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. 

 
As noted above, the Project addresses the need for housing by providing mixed-income 
housing development consisting of 329 residential dwelling units, 36 (11% of the total 
number of units) of which are restricted to Very Low Income households.  The Project will 
help to alleviate the current housing crisis in Los Angeles and will address the critical 
demand for affordable housing in the City by providing a mixed-income housing project 
proximate to transit.  The Project is located in a high activity area and is approximately 
1,200 feet from 7th Street/ Metro Center Station, where the Metro B Line (Red), Metro D 
Line (Purple), Metro A Line (Blue), and Metro E Line (Expo) are all available.  

 
Housing Element - (Chapter 6 Housing Element of the General Plan – Housing Goals, 
Objectives, Policies, and Programs)  
 
The Housing Element The Housing Element 2013-2021 was adopted on December 3, 2013 and 
identifies the City’s housing conditions and needs, and establishes the goals, objectives and 
policies that are the foundation of the City’s housing and growth strategy. The proposed 
Project is consistent with the following goals, objectives and policies of the Housing Element as 
described below: 

 
GOAL 1.  A City where housing production and preservation result in an adequate supply of 
ownership and rental housing that is safe, healthy and affordable to people of all income levels, 
races, ages, and suitable for their various needs. 
 
Objective 1.1.  Produce an adequate supply of rental and ownership housing in order to meet 
current and projected needs. 

 
Policy 1.1.3.  Facilitate new construction and preservation of a range of different housing 
types that address the particular needs of the city’s households. 
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Policy 1.1.4.  Expand opportunities for residential development, particularly in designated 
Centers, Transit Oriented Districts and along Mixed-Use Boulevards. 

 
Objective 1.3.  Forecast and plan for changing housing needs over time in relation to production 
and preservation needs. 

 
Policy 1.3.5.  Provide sufficient land use and density to accommodate an adequate supply of 
housing units by type and cost within the City to meet the projections of housing needs, 
according to the policies and objectives of the City’s Framework Element of the General 
Plan. 
 

GOAL 2.  A City in which housing helps to create safe, livable and sustainable neighborhoods. 
 
Objective 2.1.  Promote safety and health within neighborhoods. 
 
Objective 2.2.  Promote sustainable neighborhoods that have mixed-income housing, jobs, 
amenities, services, and transit. 

 
Policy 2.2.3.  Promote and facilitate a jobs/housing balance at a citywide level. 
 

Objective 2.4.  Promote livable neighborhoods with a mix of housing types, quality design and 
scale and character that respects unique residential neighborhoods in the City. 
 

Policy 2.4.2.  Develop and implement design standards that promote quality residential 
development. 
 
Policy 2.4.3  Promote preservation of neighborhood character in balance with facilitating 
new development. 

 
Objective 2.5.  Promote a more equitable distribution of affordable housing opportunities 
throughout the City. 

 
Policy 2.5.1.  Target housing resources, policies and incentives to include affordable housing 
in residential development, particularly in mixed use development, Transit Oriented Districts 
and designated Centers. 

 
Policy 2.5.2.  Foster the development of new affordable housing units citywide and within 
each Community Plan area. 

 
The proposed Project supports the goals, objectives and policy of the Housing Element of 
the General Plan by providing affordable housing within a neighborhood-serving 
commercial district proximate to a variety of neighborhood-serving commercial and public 
facility uses, including being located proximate to public transit on an underutilized site. 
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The Project will increase safety in the area by providing more natural surveillance and eyes 
on the street consistent with the City of Los Angeles Citywide Design Guidelines as well as 
the Crime Prevention Through Environmental Design “Design Out Crime” Guidelines.  The 
simple act of replacing an underutilized surface parking lot with an activated use improves 
the safety of the neighborhood.  Locating the Project on this site facilitates residents’ 
interaction with the community, brings more people onto the street, provides mixed-use 
income housing options for the City’s population, and increases public safety in the area. 

 
The building’s mixture of height, material, and articulated massing will integrate the project 
with the surrounding uses and context.  The Project will enhance active corridors along Grand 
Avenue and Olive Street, activate street presence, and provide a mixed-income housing 
project, which will in turn support surrounding commercial and residential uses.   

 
MOBILITY PLAN 2035 
 
The purpose of the Mobility Plan is “to present a guide to further development of a citywide 
transportation system which provides for the efficient movement of people and goods”, and 
“provides goals, objectives, policies and programs to continually meet the changing mobility, 
air quality and health challenges faced by the City.”  Of note, “The Plan recognizes the 
contribution of a proper juxtaposition of land uses to the reduction of vehicle trips.  Locating 
uses that better serves the needs of the population closer to where they work and live reduces 
the number and distance of vehicle trips and decreases the amount of pollution from mobile 
sources.” 

 
The Project site is well-served by public transit.  The site is designated TOC Tier 3, and is 
located approximately 1,200 feet from 7th Street/Metro Center Station, where the Metro B 
Line (Red), Metro D Line (Purple), Metro A Line (Blue), and Metro E Line (Expo) are all 
available. 
 
Central City Community Plan 
 
Per the Community Plan, “The continued economic and social viability of Central City depends 
on the contributions of a stable population and vibrant, cohesive neighborhoods. Therefore, a 
primary objective of the Central City Plan is to facilitate the expansion of housing choices in 
order to attract new and economically and ethnically diverse households.”2  As such, the 
proposed Project is consistent with the following goals, objectives, and policies of the 
Community Plan: 

 
Objective 1-2  To increase the range of housing choices available to Downtown employees 
and residents. 

 
Objective 1-3  To foster residential development which can accommodate a full range of 
incomes. 
 

                                                 
2 Page III-1 of the Central City Community Plan 
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Objective 2-3  To promote land uses in Central City that will address the needs of all the 
visitors to Downtown for businesses, conventions, trade shows and tourism. 

 
Objective 2-4  To encourage a mix of uses which create an active, 24-hour downtown 
environment for current residents and which would also foster increased tourism. 

 
Consistent with the Goal and Policies noted above, the Project proposed to develop a 
mixed-income housing development, with 329 residential dwelling units having a variety of 
unit sizes to meet diverse economic and physical needs and overall demand for the 
projected increased population in the Community Plan area.  As discussed above, the 
Project will help to alleviate the current housing crisis in Los Angeles and will address the 
critical demand for affordable housing in the City by replacing a surface parking lot with 
housing, and without displacing existing residential tenants. 
 
The Project has been carefully designed to reflect the aesthetic of the area, and the 
Project’s height, scale and massing will be compatible with surrounding existing 
development.  The development incorporates internal common Open Space for residents 
to gather and recreate, as well as space at the roof deck level.  The street frontages of the 
Project is articulated at a pedestrian scale, including a prominent corner entrance for the 
commercial use of the Project and separate entrance designated for residents in a manner 
compatible with surrounding development, circulation and access.  This attention to 
building and site design will ensure the Project’s compatibility with surrounding 
development. 
 
The Project will help reduce reliance on the demand for automobile vehicles and will 
reduce the number of trips to and from the site due to its location in proximity to 
neighborhood-serving amenities, employment opportunities and public transit options. 

 
Downtown Design Guidelines 
The site is subject to the Downtown Design Guidelines, which are referenced in the Central City 
Redevelopment Project Area of the Community Redevelopment Agency (“CRA”), as well as the 
Central City Community Plan (text amended to include Guidelines on April 29, 2009).  The 
Downtown Design Guidelines encourages Downtown Los Angeles to develop as a more 
sustainable community with an emphasis on walkability and the making of great streets, 
districts and neighborhoods.  The focus of the Design Guidelines are the relationship of the 
buildings to the street, including sidewalk treatment, the character of the building as it adjoins 
the sidewalk and connections to transit.  
 
The proposed project is consistent with most aspects of the Downtown Design Guidelines, 
including Sustainable Design; Sidewalks and Setbacks; Ground Floor Treatment; Parking and 
Access; Massing and Street Wall; On-Site Open Space; Architectural Detail; Streetscape 
Improvements; Signage; Public Art; and Civic and Cultural Life.  
 
The project is in proper relation to adjacent uses and the development of the community. The 
project site currently consists of a surface level parking lot which is not in proper relation to 
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adjacent development because the existing surface level parking lot creates a pedestrian 
unfriendly gap in the street-wall along Olive Street and Grand Avenue, north of 9th Street.  
Along Olive Street and Grand Avenue, between 9th Street and just north of 8th Street are large 
mixed-use projects which help to improve this section of Olive Street Grand Avenue to be in 
conformance with the Downtown Design Guidelines.  The proposed project will aide in 
transforming this portion of South Park.  
 
The design of the project is in proper relation to the existing adjacent uses and the 
development of the community since downtown Los Angeles is planned for greater height and 
density development than the rest of the city.  This project takes advantage of the opportunity 
to build at a scale appropriate for the site, while remaining sensitive to adjacent uses and not 
overwhelming them.  For these reasons, the proposed project is in proper relation to adjacent 
uses and the development of the community. 

 
2. That the project consists of an arrangement of buildings and structures (including height, bulk 

and setbacks), off-street parking facilities, loading areas, lighting, landscaping, trash 
collection, and other such pertinent improvements, that is or will be compatible with existing 
and future development on adjacent properties and neighboring properties. 

 
The Project consists of a 19-story, 227’-6” high multifamily residential dwelling building having 
329 dwelling units with 36, or 11% of the total units, reserved for Very Low Income households, 
and approximately 5,300 square feet of ground and second story commercial uses. The total 
floor area of building is 254,527 square feet, with a Floor Area Ratio (FAR) of 9.98:1. The project 
provides 14 parking spaces, strongly promoting alternative mobility options. 157 long-term 
bicycle parking spots are provided in the subterranean garage, and 16 short-term bicycle 
parking spots are located by building entrances in the public right-of-way. The project includes 
a total of 29,240 square-feet of Open Space, 9,900 square-feet of which is provided by private 
balconies. 19,340 square feet of common open space is met by outdoor amenity decks and 
indoor facilities such a gym on the third story and roof top levels.  

 
The Project is located within the South Park neighborhood of Downtown Los Angeles. The 
Project Site is surrounded by a mix of parking lots, parking structures, residential buildings, a 
hotel, office buildings, restaurants and retail. The surrounding buildings vary in height, with 
some mid-rise buildings and several new high-rise buildings. Immediately to the north of the 
Project Site there is a 10-story hotel (on the western portion) and a surface parking lot (on the 
eastern portion) and immediately to the south, the Project Site is bordered by a surface parking 
lot. Across Grand Avenue there is 9-story commercial building and a 6-story parking lot and 
across Olive Street there is a 37-story residential building.  

 
In the past decade, South Park has emerged as a high-rise residential neighborhood, starting in 
2006 with the 24-story Evo residential tower (311 condominiums), the 19-story Luma (236 
condominiums) and Eleven (13 stories, 176 condominiums). 2016 has brought a substantial 
amount of residential construction activity to the immediate area. 
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The proposed building design for the Project (including height, bulk and setbacks), off-street 
parking facilities, loading areas, lighting, landscaping, trash collection, and other such pertinent 
improvements, will be consistent and compatible with existing and future development on the 
neighboring properties.  Additionally, the Project has been designed in compliance with the 
City’s recently adopted Citywide Design Guidelines. 
 
Height and Bulk 
 
The scale, massing and location of the Project will respond to the unique shape of the site and 
the surrounding urban context.  As previously noted, the Project spans two lots located 
between Grand Avenue and Olive Street, and W 8th Street and W 9th Street, and is comprised of 
a 19-story building at a maximum height of 227’-6” feet (exclusive of rooftop 
railings/guardrails, stair and elevator shafts and/or allowable roof projections), over one level 
of subterranean parking.  The proposed building’s mixture of height, material and color will 
create articulation and visual interest that is appropriately scaled to a downtown, transit-rich 
neighborhood with a mix of uses.  The Project‘s footprint lines the perimeter of the Property 
activating primary street frontages. Further, outdoor private and communal amenity spaces are 
well-placed to both activate the street and with respect to neighboring uses.  

 
Setbacks 
 
No setbacks are required with the Greater Downtown Housing Incentive Area (GDHIA), 
however, the proposed building is compliant with the Downtown Design guidelines (DDGs), and 
is setback from the property where applicable to activate the street frontage and provide for 
design and visual interest. 
 
Lighting 
 
The Project will include low to moderate levels of interior and exterior lighting for security, 
parking, and architectural highlighting. The Project’s lighting will not produce glaring sources 
that point towards adjacent buildings. Instead, it will provide safe and adequate lighting levels 
for pedestrians. All pedestrian walkways and parking entrances will be illuminated with 
ambient night lighting for safety and access. Lighting will complement and highlight the 
architectural details, while being shielded from the adjacent residences.  
 
Compliance with City and State energy conservation measures currently in place will limit 
unnecessary interior illumination during evening and nighttime hours. Soft accent lighting used 
for signage and architectural highlighting would be directed to permit visibility of the 
highlighted elements but will not be so bright as to cause light spillover. All proposed outdoor 
lighting will be subject to applicable regulations contained within the Los Angeles Municipal 
Code. Further, as the majority of the common open space is located at the southern end of the 
site, overlooking a surface parking lot, residents may utilize these common spaces after typical 
daytime hours without disturbing nearby residences or other uses. All on-site common open 
space lighting will be oriented inward, while ambient lighting will gently illuminate spaces along 
the street. 
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Interior lighting within the proposed residential units, and commercial uses would be visible 
from adjacent properties uses during evening hours. Such lighting would not be bright enough 
to cast illumination onto adjacent properties. Also, it can be reasonably expected that many or 
most Project residents will use blinds or curtains for privacy, which would reduce the amount 
of light emanating from the buildings. Furthermore, given the degree of ambient lighting that 
currently exists in the project area, the proposed lighting would not substantially alter ambient 
night light levels. Thus, impacts regarding project lighting will be less than significant.  
 
Landscaping 
 
As noted above, the Project provides 29,240 square feet, (a 15% reduction in the required 
34,400 square feet), 9,900 square feet of which, is private Open Space, and 3,130 square feet 
of common Open Space will be landscape including areas at the third floor level amenity deck 
as well as at the roof deck level. Additionally, 84 trees will be provided. 7 street trees will be 
provided per Bureau of Engineering standards at street level, and the rest are planted on site as 
part of common Open Space. The landscape design has been developed in a manner which 
includes a variety of drought-tolerant and native species appropriate for the Southern 
California climate. 
 
Off Street Parking 
 
As noted above, the Project includes a total of 14 automobile parking spaces provides in one 
level of subterranean parking. Subterranean parking is available with entry on Olive Street (15 
feet wide) and an ingress/egress ramp located on the west end of the building that leads to the 
subterranean parking. Vehicles exit through Grand Avenue (15 feet wide) via an access/egress 
ramp located at the west end of the building. Additionally, require bicycle parking is provided 
pursuant to the City’s Bicycle Ordinance. 157 long-term bicycle spaces located on the 
subterranean level and 16 short-term bicycle spaces located in the public right-of-way on Olive 
Street and Grand Avenue will be provided for residents, employees and visitors. The 
trash/utilities room is located at the ground level. The Project will not interfere with access to 
any other existing developments on the surrounding streets. It will also not interfere with 
pedestrian activities or vehicle activities, including trash collection, and is compatible with 
existing and future development in the area. 
 
Trash Collection 
 
A centralized trash and recycling chute is provided at each floor level for residents, and a 
dedicated, secure trash and recycling room is located at the interior on the ground floor level of 
the building. 

 
Thus, the Project consists of an arrangement of buildings and structures and other such 
pertinent improvements that will be compatible with existing and future development on 
adjacent properties and neighboring properties. 
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3. That any residential project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties. 

 
As described in detail below, the Project provides both recreational and service amenities 
which improve habitability for residents while minimizing impacts on neighboring properties. 
 
From the third floor and above, with modular residential dwelling units are arranged to 
accommodate outdoor amenity decks open to the sky at the north and southern perimeters of 
the site. The amenity deck includes landscaping, seating areas, and spas at the third floor level 
for building residents. The building also features a roof deck with substantial residential 
amenity spaces, including lounge areas, spas, and a pool and patio area. The entire roof is 
designated for passive lounge activity.  
 
Additionally, as demonstrated on the Project’s landscape plan, the Project provides substantial 
greenery and on-site as well as street trees to provide shading and privacy, and to improve 
habitability for residents. 
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STREETSCAPE PLANTING PALETTE
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PODOCARPUS GRACILIOR FERN PINE TREE
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OLEA EUROPAEA “SWAN HILL”
SWAN HILL OLIVE

LAURUS NOBILIS
BAY LAUREL TREE

LOMONDRA LONGIFOLIA ‘BREEZE’
DWARF MAT RUSH

LAGERSTROEMIA INDICA
CRAPE MYRTLE
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7
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3
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	Text1: 842-846 S. Grand Avenue and 845 S. Olive Street
	Text2: N/A
	Text3: See attached
	Text4: 5144-019-007, -021
	Text5: 25,507 SF
	Text6: Surface automobile parking lot
	Text7: Mixed-use and multi-family residential building
	Text8: TBD
	Text9: Construction of approx.
	Text10: 254,527 SF mixed-use bldg w/329 residential dwelling units, 36 (11% of the total units) restricted to VLI households
	Text11: w/5,300 SF commercial uses, in 19 stories w/a max bldg ht of 227'-6" and one level subterranean parking.
	Check Box1: Yes
	Check Box2: Off
	Check Box3: Yes
	Check Box4: Off
	Check Box5: Off
	Check Box6: Off
	Check Box7: Off
	Check Box8: Off
	Check Box9: Off
	Check Box10: Off
	Check Box11: Off
	Check Box12: Off
	Check Box13: Yes
	Check Box14: Off
	Check Box15: Off
	Check Box16: Off
	Check Box17: Yes
	Text12: 254,527 SF
	Check Box18: Off
	Check Box19: Off
	Check Box20: Yes
	Check Box21: Off
	Check Box22: Off
	Check Box23: Off
	Text13: 0
	Text14: 0
	Text15: 329
	Text16: 329
	Text17: 0
	Text18: 0
	Text19: 36
	Text20: 36
	Text21: 0
	Text22: 0
	Text23: 293
	Text24: 293
	Text25: 5,300
	Check Box24: Yes
	Check Box25: Off
	Check Box26: Off
	Check Box27: Yes
	Text26: N/A
	Text27: N/A
	Check Box28: Yes
	Check Box29: Off
	Text28: 12.22 A.25(g)
	Text29: N/A
	Text30: Density Bonus approval for a Project having 329 residential dwelling units w/36 units
	Text31: restricted to VLI Households, On- and Off-menu incentives and Waiver of Development Standards.
	Text32: 12.24 W.1
	Text33: N/A
	Text34: Conditional Use Permit for Alcohol (CUB) for the sale and dispensing of a full line of 
	Text35: alcoholic beverages for on- and off-site consumption in conjunction with a restaurant.
	Check Box30: Yes
	Check Box31: Off
	Check Box32: Yes
	Check Box33: Off
	Text36: See Attachment A.
	Text37: 
	Text38: 
	Text39: 
	Check Box34: Off
	Check Box35: Off
	Check Box36: Off
	Check Box37: Off
	Check Box38: Off
	Check Box39: Off
	Check Box40: Off
	Check Box41: Off
	Check Box42: Off
	Check Box43: Yes
	Check Box44: Off
	Check Box45: Yes
	Text40: N/A
	Text41: N/A
	Text42: See Attached
	Text43: See Attached
	Text44: See Attached
	Text45: N/A
	Text46: N/A
	Text47: N/A
	Text48: N/A
	Text49: See Attached
	Text50: N/A
	Text51: See Attached
	Text52: See Attached
	Text53: See Attached
	Text54: N/A
	Text55: See Attached
	Text56: N/A
	Text57: See Attached
	Text58: See Attached
	Check Box46: Yes
	Check Box47: Off
	Text59: Grant King
	Text60: Relevant Olive Partners, LLC
	Text61: 1605 N. Cahuenga Boulevard
	Text62: N/A
	Text63: Los Angeles
	Text64: CA
	Text65: 90028
	Text66: (323) 466-1400
	Text67: amarben@relevantgroup.com
	Check Box48: Yes
	Check Box49: Off
	Check Box50: Off
	Check Box51: Yes
	Text68: Heart Olive, LLC
	Text69: 300 Foothill Road
	Text70: N/A
	Text71: Beverly Hills
	Text72: CA
	Text73: 90210
	Text74: 
	Text75: 
	Text76: Dana Sayles / Sara Houghton
	Text77: three6ixty
	Text78: 11287 Washington Boulevard
	Text79: N/A
	Text80: Culver City
	Text81: CA
	Text82: 90230
	Text83: (310) 204-3500
	Text84: dana@three6ixty.net / sara@three6ixty.net
	Text85: Architect
	Text86: Olivier Sommerhalder
	Text87: Gensler
	Text88: 500 S. Figueroa Street
	Text89: N/A
	Text90: Los Angeles
	Text91: CA
	Text92: 90071
	Text93: (213) 485-1234
	Text94: olivier_sommerhalder@gensler.com
	Check Box52: Off
	Check Box53: Yes
	Check Box54: Off
	Check Box55: Off
	Text95: 
	Text96: 


