
TO: CITY COUNCIL DATE: NOVEMBER 22,2004 

FROM: CITY MANAGER 

SUBJECT: PREDEVELOPMENT PLAN REVlEW FOR NEW CONSTRUCTION 
OF A MEDICAL OFFICE BUILDlNG AT 556 EAST COLORADO 
BOULEVARD 

PPR2004-00020 Council Dislrict 6 

RECOMMENDATION 

T h ~ s  rcport is for information purposes only 

BACKGROUND 

The City's Predevelopment Plan Review (PPR) guidelines identify projects of 
"con~munity-wide significance" that are presented to the City Council for informational 
purposes. The proposed medical office-retail project at 556 East Colorado Boulevard, 
with approximately 106,000 square fcet of new construction, qualifies as a projcct of 
"community-wide significance" due lo its size and rcquirement for two discretionary 
actions. 

PROJECT DESCRIPTION 

The project sitc is located at the southwest comer of Colorado Boulevard and Madison 
Avenuc. Thc 38,000-squarc foot site is in the CD-2 (Central District, Subdistrict 2, 
Colorado Boulevard) zoning district. 11 is boundcd by East Colorado Boulcvard to the 
north, South Madison Avenue to the east, Converse Alley to the south and an eight-story 
office building to the west. Thc site currently serves as a surface parking lot, with a 200- 
square foot automatic teller machine at the Colorado/Madison comer. 

Thc new construction involves a five-story mcdical office and retail building, with 90,290 
square fcct of medical office on thc second lo thc fiflh floors and street level retail and 
lobby space of approximately 15,900 square feet. l'hc L-shaped office-rctail building 
wraps around thrce Ievcls of above-ground parking. There are also two levels of 
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subtcrranean parking with six tandem spaces, for a total of 317 parking spaccs in the five 
Icvels. 

The building has a height of  86 feet at the Colorado/Madison comer, with a height of 75 
fcct plus appurtenccs over most of the footprint. 

The developer is Green Oak Investments, LLC, based in Beverly Hills. Thc architects 
are Studio One Eleven of  Long Beach, California. 

PPR SUMMARY 

Gcneral Plan Revicw: Thc proposal is consistent with the policies, goals, and objectives 
of the Land Use Element. The intensity slilndards for the Central Distnct Spccific Plan 
Arra provides sufficient remaining floor area to accommodate the project. 

Environmental: An Initial Study is required. 

Traffic: A traffic impact and parking analysis is required and will be submitted for 
review by the iransportation Department. The results of thc study will be incorporated 
into the Initial Study. The project is subject to the requirements of the City's 
Transportation Demand Management and Trip Reduction Ordinance. 

m: Staff revicwed the proposal with both the existing Zoning Code and the drafl 
Zoning Code, which follows the new Central District Specific Plan. Thc project is 
proposed to comply with the newly approved Code, anticipating a submittal date afler the 
new Zoning Code ordinance is adopted. 

The Ccntral District Specific Plan and draft Zoning Code allow an FAR of 3.0, for up to 
114,000 square fcct of nonresidential devclopmcnt on thc site. At 106,190 square fect, 
with an FAR of 2.79, the proposal complies with the Spccific Plan and drafl Zoning 
Code. 

The submittal shows a height of 86 fect at thc comer, with a height of  75 feel plus 
appunences over most of thc footprint. Current code allows up to 130 feet in this 
location. L'ndcr the Ccntral District Specific Plan, the height limit is 75 feet, with a 
maximum of 90 fect using height averaging. Hcight averaging allows additional hcight 
ovcr no more than 30 pcrcent of the total building footprint, excluding parking structures, 
provided that the average height of  that footprint docs not exceed the height litnit. Height 
averaging requires approval from the Design Comniission. 

tinder thc currcnt Zoning Code, thc projcct is rcquired to provide a minimum of 31 1 
spaces. The revision to the parking standards will establish a basic requirement of 
approximately 307 spaces, aner a 25 pcrcent rcduction in parking requirement for 
devclopmcnts located in the Central District Transit-Oriented Zone. The actual number 
of  spaces to be requircd, under thc approved differentiation between "low turnover and 



customer parking," has not becn determined. The parking standards, however, will be 
both minimum and maximum in the Transit-Oricnted Zone. 

m: Thc contemporary composition with square lines, heavy cantilevered cornices, a 
step-back of the upper floors, significant articulation between the two modules on each 
strcet, and ground floor canopies has potential to result in a design that is "inviting and 
susrains interest" (CDP page 6). The deep overhang of thc roonop canopy meets the 
guideline for a "strong, attractively detailed cornice or parapet in conjunction with a flat 
roof' ICDIX 9.8.3). The design seems to achieve thc spirit of the recommendation "for 
contemporary, progressive and ~nnovative design throughout the area" (CDDG Secrion 
10). 

The C'en/rul Disrrict Design Glridrlines encourage mid-block walkways and pascos, and 
the Playhorrse Dlsrrict Srreetscapes. Wulkwaw, and Alleys Plan specifically shows one 
on the west s ~ d c  of the projcct site. The dcsign may be judged deficient in providing 
"linked plazas, courtyards, streets, alleys, and passages" (Cirpvidc Design Guidelines, 
page 8) and in "extcnd(ing) the circulation pattcm through.. .publicly accessible ...p aseos 
and mid-block passages" (CDSP Guideline 8.3.3). 

The loading area is located on Converse alley at Madison Avenuc, with a solid wall on 
the Madison Avenue side. To further mitigate the view, staff recommends thc applicant 
cons~der roll-up doors to enclose the loading dock when there are no trucks on site 

Discretionary reviews: As a commercial projcct exceeding 25,000 square feet, the 
project requires a Conditional Use Pcrmit. In addition, under the new Zoning Code, it 
wdl require a Cse Permit for a project cxceeding 15,000 squarc fcet within a transit- 
oriented d~strict A Minor Conditional Use Perm~t will be required for approval of 
tandem parking spaces in the parking structure. The Municipal Code requires design 
review of all new construction in the Central District. Concept design review is a 
rioticcd public hcaring before the Design Commission. Notification for this hearing may 
be combined with notification for any zoning entitlements, with [he zoning hearing to 
precede the design hcaring. 

The design guidelines to be uscd during dcsigm review of this project are the City-wide 
Dcsign Principles (CDP, in the Land Use Elemcnt of thc General Plan), thc Central 
Distr~ct Design Guidelines (CDDG), and the Pasadcna Playhouse Distnct Streetscapes, 
Walkways and Alleys Plan. 

Thcrc are no trees on the project site, according to thc tree inventory. The proposed 
building is built to the sidewalk on both streets, and provides three-foot sctbacks on the 
other sides. The zero setbacks are required along Colorado and Madison. The Design 
Commission may approve of deviations from zero sctbacks to preserve the roots and 
canopies of cxisting strcet trees. There are signiticant trees along both strcets that may 
require funhcr art~culation of the building in order to successfully rctain the shape and 
vitality ol' theses trees The applicant has been adviscd to work with an arborist and thc 
Parks and Natural Resources staff to cvaluate the needs olthese trees. 



Thc applicant was likcwisc advised that if street tree vacancies exist, the applicant shall 
plant and maintain for a period of three years, the officially designated street trees on the 
subjcct frontages and install and permanently maintain an irrigation system for those 
trees. 

Cultural Affairs Revicw: The project is subject to the public art requirement for new 
development, with 1 percent of the building valuation allocated for public art. The 
sequencc for hiring an art consultant and presenting a proposal to the Arts Commission 
will be coordinated with submittals of applications for design review. 

The following schedule outlines the major stages of reviews for this project: 

Dates 1 Activity 
06/04-0811 1 1 Rcview of PPR submittal and discussion of PPR comments at meeting 

11/22/04 
1 1/04 

- 
with applicant 
PPR presentation to City Council. 
Ao~licant to submit a~nlication for Conditional Use Permits and Minor 

12/04* 

I Dcpcnding I Design Commission reviews final design review and applicant submits I 

. . L 6 

CUP (re: tandem parking) 
Staff circulates drafl Initial Environmental Study and schedules 
Conditional Use Permits and Minor CUP for Zoning Hearing Officer 

2/05 
2/05 
03105 

- . . 1 on iubrnittal I plans for plan check. J 

- - 
agenda.' 
Zoning Hearing Oflicer holds noticed public hearing for CUPslMCUP. 
Applicant to submit application for Concept Design Review. 
Design Commission holds a noticed public hearing for concept design. 

*If an environmental impact report is required, the schedule will be extended as 
necessary. 

FISCAL IMPACT 

l'hc developers will pay fees for the required discretionary actions. The project will also 
generatc plan check and permit fccs and construction tax. Additionally, thc project will 
gencrate increascd revenues from property taxes. 

Respectfully submitted, 
7 / 
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Master Application Form 
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ENVIRONMENTAL ASSESSMENT CONTINUED 
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ENVIRONMENTAL ASSESSMENT CONTINUED 

I N C L U S I O N A R Y  H O U S I N G  
[ I  project mcludcr 10 or more new reudenual un%) 

Project type: 

Ownership (for sale) -+ Far Sale Subarea - 
Rental -- For Renral Subarea - 

- Combination [!ale i renral) For Sale Subarea For Renu1 Subarea p~ - 

N e t  reridentml floor area (habmtable space) of the protect in square feet. 

Rental unlu . -- square f c a  

For Sale mu squire feer 

Taral number of u k  proposed 

Number of nc1ur~onar)l u n t ~  requred -- 

Number of mcluronarl unltr proposed. 

Residential Unit  Mix: 
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Eyer C no Land donar~on - Ermmcd Land Value $ -- 
i.: yes !.? no ln-Lreu Fee -., Erltmared ln-Llau Fee I - 
Land Donaron or Off-rmte Development Prqccr  Addrerr -. 

~ ~ ~.. - 

Incentives Requested: 







Colorado and Madison 
556 E. Colorado Boulevard, Pasadena, CA 

Subject Site Looking south and west 
West Building 532 Colorado 
Far South Building 40 Oakland Ave 

East 592 Colorado 
North 585 Colorado 



Attachment B 

Plans and Elevations for 556 East Colorado Boulevard 
Medical Office-Retail Project 
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Attachment C 

PPR Comments from City staff 



CULTURAL AFFAIRS DIVISION 

Public Art Coordinator: ROCHELLE BRANCH Phone No. 
(626) 744-691 5 

Public Art Requirement: Based on the information provided, this project IS SUBJECT 
to the City of Pasadena Public Art Requirement. One percent of the building valuation 
must be dedicated to public art, of which 25% is due and payable to the City at 
Plancheck. The remainder is to be spent on an on-site public art project, if the 
developer so chooses. 

PLEASE NOTE that Design Commission Reviews are now linked with those of the Arts 
Commission. 

Please contact the City Public Art Manager: (626) 744-6915 to schedule an 
appointment to review the Requirement and procedures as soon as possible. 

Estimated Fees: 
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BUILDING DIVISION 

Plan Reviewer: Met Fong Phone No. (626) 744-6875 

Governing Codes: The design and construction of this project shall comply with 
Title 14. Chapter 14.03 of the Pasadena Municipal Code (PMC) and Ordinance 
No. 6909 which a d o ~ t s  but not limited to the followino: 2001 California Buildino 
Code (CBC) 2001 dalifornia Plumbing Code (CPC) 2001 California ~ e c h a n i c i  
Code (CMC) 2001 California Electrical Code (CEC) 2001 California Fire Code. 
2001 dalifornia Energy Code including all ap&icablk county, state, federal laws 
and regulations. 

Occupancy Group: The occupancy group of the proposed project is B & S-3 
occupancies. Requirements shall be based on Chapter 3. 'Use and Occupancy'. 
2001 C.B.C. Additional requirements from Chapter 4A. Division Ill. Section 422A 
for clinics [OSHPD 31 may also apply. 

Construction Type: Construction shall comply with the requirements of Chapter 
5, 'General Building Limitations', and Chapter 6, 'Type of Construction'. 2001 
C.B.C. Provide code analysis and design summary justifying allowable area and 
number of stories. 

Means of Egress (Exiting): Means of egress shall comply with the 
requirements of Chapter 10, 2001 C.B.C. 

California Disabled Access Requirements: California Multi-Family Disabled 
Access Regulations by the California Department of Housing and Community 
Development. 

California CCR Title 24 Energy Requirements: Latest edition of the California 
Energy Standards, Title 24, Part 6 

Fire Protection System: Fire protection systems shall be in conformance to 
Section 14.25 of the Pasadena Municipal Code. Chapter 9 of the 2001 C.B.C.. 
2001 California Fire Code (CFC) and applicable National Fire Protection 
Standards (NFPA). 

Plans and Professional Documents: All working drawings, engineering 
calculat~ons, soils report, grading plan and supporting documents shall be 
prepared and sealed by a licensed ArchitectIEngineer registered in the State of 
California. A soil report for this project is required. 

Estimated Fees: To be determined at the time of submittal. 



CURRENT PLANNING 

Planner: Jason Kruckeberg Phone No. (626) 744-6726 

The Current Planning comments include both existing and proposed 
Zoning Code requirements for the project. The City's Zoning Code is 
going through a substantial revision and is currently in draft form. 
The revised Code is expected to be reviewed along with the Draft 
Central District Specific Plan, which will also apply to this project. All 
zoning requirements listed in the comments below as "Proposed" are 
subject to change through the public hearing and approval process. 
Comments based on the new Code and Specific Plan are taken from 
the draft language. 

Certificate of Compliance: The project may require a Certificate of Compliance 
because the property is made up of three parcels that have been created with dashed 
lot lines. The Current Planning Division recommends that the parcels be consolidated 
through a Certificate of Exception application or tied together into one parcel. 

Hillside Review: Not applicable for this project 

Minimum Yards: Current: No setbacks required for the Colorado Boulevard or 
Madison Avenue frontage and no rear yard setback required. The first 30' of the 
building along the side yard (west) must be at the property line; any portion of the 
building higher than 30 feet may be setback from the side property line. Proposed: The 
project must build to the property line along Colorado and Madison. Exceptions may be 
given for such features as recessed building entrances, forecourts, etc. No setbacks 
required on side or rear yards. A 15' sidewalk is required along Colorado Boulevard. 

Maximum Building Area: Current: No lot coverage or Floor Area Ratio (FAR) 
requirements apply to the site. Proposed: The FAR for this site is 3.00 which allows 
114.000 square feet to be built on the lot. The proposal shows 106,190 square feet for 
a FAR of 2.8. This does not include the parking structure. (Note: Some Planning 
Commissioners and City Council members have discussed requirlng above-grade 
parking to be included In the FAR.) 

Building Modulation: Building modulation will be reviewed and addressed by the 
Design and Hlstorlc Preservation staff. 

Height: Current: 130 feet. Proposed: 75 feet with a maximum of 90 feet using height 
averagmg. Height averaging allows additional height over no more than 30% of the 
building footprint on a development parcel (excluding parking garages) provided that 
the average height of that footprint does not exceed the otherwise required maximum 
building helght. Height averaging requires approval from the Design Commission. The 
proposed elevations show a maximum height of 86 feet, which would require Design 



Commission approval and the submittal of a roof plan that indicates how the height 
averaging requirements are being met. 

Open Space: Current None. Proposed: None 

Landscaping: Current. Street trees will be required as per the requirements of the 
Public Works Department-Urban Forestry. Trees shall be at least 24 inch box and shall 
be of a species identified on the City's Master Street Tree Plan or approved by the 
Urban Forestry Department. No perimiter landscaping is required for this project as 
there is no surface parking proposed. 

Proposed: The same street tree requirements apply as listed above under "Current". 

Parking: Current: The entire ground floor area of 15,900 square foot would be 
counted as retail, which requires 2.5 spaces per 1.000. Medical offlce uses require 3 
parking spaces per 1,000 square feet of floor area. Under the current code. 40 spaces 
would be required for the retail and 271 spaces for the medical office for a total of 321 
spaces. The parking space dimensions under the existing code are 9' x 18' for standard 
spaces and 7.5' x 16' for compact spaces. 

Proposed: Under the proposed zonlng code, retail requires 3 spaces per 1,000 square 
feet and medical office requires 4 spaces per 1,000 square feet However, these uses 
are subject to a 25% reduction in the number of parking spaces required because the 
use is in the Central District Transit Area. With the same floor area calculations as 
listed above, a total of 307 spaces are required. This requirement is both a minimum 
and a maximum number of spaces. The parking space dimensions under the new code 
are 8.5' x 18' for all spaces; no compact spaces are allowed. 

The site plan shows a total of 317 parking spaces including several tandem spaces on 
the lower levels. A Minor Conditional Use Permit is required for any tandem spaces. 

Aisles must have 24 feet of unobstructed w~dth unless the parking spaces are w~dened 
Ramps less than 65 feet In length may have a ramp grade of 16% wlth the flrst and last 
10 feet of the ramp at an 8% grade For ramps more than 65 feet in length the grade 
may be up to 12 % wrth the frrst and last 8 feet at 6% grade It appears that the parklng 
space dlmens~on, alsle w~dths, and ramps are meetlng code requlrements 

Bicycle parking shall be provided for the use at the rate of 5% of the required number of 
vehicle parking spaces (15) Of the bike spaces. For the office use 75% must be "Class 
1" which is enclosed and lockable and 25% may be "Class 2" (bike racks). For the retail 
use. 25% must be Class 1 and 75% Class 2. 

CEQA: The project will require the completion of an Initial Environmental Study. The 
lnitial Study will be completed by staff as part of the submittal of a Design Review 
package or other discretionary application. The lnitial Environmental Study w~l l  be 
based in part on environmental information submitted with the application materials as 
well as Information from associated studies or reports (e.g traffic study). The lnitial 
Study will identify if a Negative Declaration. Mitigated Negative Declaration, or 
Environmental Impact Report is necessary. 



Loading: Current: The current code would require three loading spaces; two of a 
dimension of 10' x 20' x 10' with a 25 foot backup radlus and one of a dlmension of 12' 
x 30' x 14' with a backup radius of 45 feet. 

Proposed: The project requires the same number of loading spaces at the same slze 
as listed above under "Current" 

Three loading spaces are shown on the site plan. The location and access to these 
spaces will be reviewed by the Transportation Department. 

Refuse Storage: Current: For more than 21 units andlor more than 25,000 square 
feet of floor area the size of the refuse storage area shall be determined by the Public 
Works Department through the building permit process. The location and access to the 
refuse storage area will also be reviewed through this process. 

Proposed: In addition to the requirements listed above under "Current", the refuse 
strorage area shall also require a recycling area and an enclosure that meets the 
requirements of Section 17.40.120 of the Zoning Code. 

Conditional Use PermiWariance: A Condltional Use Permit is necessary for any 
"major" project of more than 25,000 square feet of commerc~al floor area. As proposed, 
it does not appear that any Variance applications are required. If a Variance is 
necessary, it will be processed along with the "major project" Condltional Use Permit. 

Discretionary Review Process: A Conditional Use Permit is processed through the 
Current Planning Divislon and takes approximately 2-3 months from the date of 
submittal of a complete application to the date of the hearing. A public hearing is held in 
front of the Zoning Hearing Officer and flndings must be made that ensure the 
compatibility of the use with surrounding uses. 

Maximum Floor Area: See comments above under Buildable Area 

Environmental Review - Initial Study: See comments above under CEQA 

Site Plan: Signficant site plan review will occur when the project is submitted for 
Conditional Use Permit. 

Signage: Signage for the building must meet the requirements of Sectlon 17.48 of the 
new Zoning Code (Sectlon 17.72 of the existing code). For a building such as this, a 
coordinated sign program is preferred to ensure that all tenants are represented but the 
building has a clear thematic. 

MitigationlCondition Monitoring: If the lnltial Environmental Study results in a 
Mitigated Negative Declaration, mitigation measures will be placed on the project. 
These measures will be monitored over time by the City's Code Compliance 
Department. Conditions will also be placed on the project through the Condltional Use 
Permit process. Any conditions approved through the CUP will run with the property and 
will also be enforced and monitored by the Code Compliance Department. 



Estimated Fees: Conditional Use Permit = $1,867. Initial Environmental Study = 
$1,827. A 3% records management fee is added to all applications. 



DESIGN & HISTORIC PRESERVATION 

Plan Reviewer: Darrell Cozen Phone No. (626) 744-6753 

Historic Significance: The existing accessory bank kiosk structure is an unsurveyed 
Category 3 building under the Historic Preservation ordinance. It does not have any 
architectural or historic significance. 

CommissionlStaff Review: There is no review of demolition of ATM structures 

Relocation: Not applicable. 

Demolition without a Building Permit for a Replacement Project: Not applicable. 

Design District: The municipal code requires design review of all new construction in 
the Central District. In the Playhouse District portion of the Central District, for new 
construction over 10.000 S.F.. as in this case, the code requires the Design 
Commission to review an application for concept-level design review at a noticed public 
hearing. 

Applicable Design Guidelines: The applicable design guidelines are the City-wide 
Design Principles (CDP) in the General Plan, the Central District Design Guidelines 
(CDDG), and the Pasadena Playhouse District Streetscapes, Walkways, and Alleys 
Plan. In addition to the design guidelines, the Purposes of Design Review in the zoning 
code also provide measures for reviewing the project. Finally, there are guidelines for 
signs and awnings. 

Design Commission ReviewlStaff Review: Design review is a three-step procedure: 
I) a preliminary meeting with staff to review the project and site plans and elevations, 
to discuss the design guidelines, and to identify additional information that may be 
needed for a complete application: 2) Concept (schematic-level) design review; and 
3) Final design review. Concept design review is a noticed public hearing before the 
Design Commission. Notification for this hearing may be combined with notification for 
any zoning entitlements, and the zoning and design review hearings may be scheduled 
concurrently. with the zoning hearing to precede the design hearing. 

Concept design review requires: An application with a filing fee and the submittals 
listed in the design review information packet. 

Concept design review addresses basic project design, including massing, modulation, 
siting, proportions, solid-to-void relationships, compatibility with surroundings, and 
compliance with design guidelines. 

For a project of this scale, we suggest including some or all of the following visual 
materials: a) a massing model: b) rendered elevations; and c) eye-level perspective 
drawings or computer visualizations, concentrating on both street elevations. 
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Final Design review requires an application with a filing fee and the submittals listed in 
the design review information packet. Although the staff usually conducts final design, 
for a project of this size the Commission, during concept review, is likely to request that 
it conduct final review in place of the staff. You may file for building plan check (for 
possible building and fire safety corrections) while awaiting approval for the application 
for Final Design review. 

Final Design review focuses on compliance with the conditions of approval (if any) of 
concept design and on construction details, paint colors, finishes, doors and windows, 
landscaping, exterior lighting, location/screening of mechanical equipment, etc. 

Appeals1 call for review. Any interested person may appeal a decision to the City 
Council; the Council may also call for a review of a decision by the Planning Director or 
the Commission. Appeals must be filed before the decisions become effective (the 1 I ' ~  
day following a decision). 

Preliminary Design Issues 

Based on the information contained in the preliminary plans, the following issues are 
likely to be analyzed during design review: 

The scale, massing, materials, solid-to-void relationships, the interplay of horizontal 
and vertical elements of the new construction and the modulation of the exterior 
walls facing public streets. 
The introduction of design features that are "human scaled" and inviting to 
pedestrians. The treatment of private entrances and common entrances facing the 
streets is part of this review. 
The quality of materials and finishes, the proportions of windowldoor openings, the 
modulation of building walls, shade and shadow. 
Introducing features that provide pedestrian interest along the alley. 
Landscaping, screening of mechanical equipment, window details, colors, and signs 
are among the considerations for Final Design Review. 

Massing and Height: The proposed building is five stories tall. The adjacent office 
building to the west is eight stories tall (103 feet), and the parking structure to the south 
has a height similar to the proposed height here. The proposed building is L-shaped 
and wraps around a proposed parking structure on the southwest corner of the site. 
The 75' main height of the building is compatible with the office building to the west and 
the parking garage across Converse Alley. 

The building design has a substantial two-story base with significant transparency, a 
more solid two-story middle section, and a one-story canopy with a glass curtain wall. 
This three-part massing follows the traditional commercial form recommended in CDDG 
9.2.6. The extra height given to the ground floor (18') follows Colorado Blvd. traditions. 
and the two-story base successfully references the two-story base on the office building 
to the west and the two-story historic building farther west. The corner of the building is 
emphasized by creating a corner module that is 11 feet taller (86') and by increasing the 
height of the middle section in this corner module. There is a significant articulation of 
the building and an area of increased glazing in a transition piece next to the corner 



module that helps to "break down the scale and massing" (CDDG 9.2.1). The 
articulation of this transition piece provides visual interest to the design. Another 
significant articulation is the cutout of the top floor on the west and south sides of the 
building, which provides pleasant roof terraces. 

Siting: The project is built to the sidewalk on both streets and has three-foot (approx.) 
setbacks on the other sides. The zero setbacks are required along the streets, and 
minimal setbacks like these are appropriate at this urban location along the City's main 
street. Ample entries along the sidewalks are shown. The Design Commission may 
approve deviations from the zero setback to preserve the roots and canopies of existing 
street trees, which are not shown in these drawings. There are significant street trees 
along both streets that may require further articulation of the building in order to 
successfully retain the shape and vitality of these trees. The applicant should work with 
an arborist and the Parks and Natural Resources staff at the earliest possible time to 
evaluate the needs of these trees. 

Parking is provided in two subterranean levels and three levels above ground in the 
quadrant of the building farthest away from the streets to successfully "mitigate 
parking's visibility along public streets" (CDDG Section 10). Access to the parking is via 
the alley, which is appropriate from an urban design point of view. 

The ground floor retail spaces are designed effectively to "create a street-oriented 
environment that encourages sidewalk activity" (CDDG Section 10) and to make the 
streets "active and engaging places" (CDP, page 14). Both retail frontages have 
sufficient depth to make them viable. 

Although the loading zone does not fully comply with Central District Specific Plan 
guideline 9.7.2 ("Locate service, loading, and storage areas away from public streets 
and public spaces, as far as feasible."), the loading zone's solid wall appears to 
minimize views of this function from the street. In order to further mitigate the view, 
staff recommends that the project designers consider adding roll-up doors to enclose 
the loading docks when there are no trucks at the site. 

A single pedestrian entrance lobby is shown at the street corner, where it is encouraged 
(CDDG 9.5.5). The high canopy over the entry and the tall front doors make this a 
"well-marked, articulated building entrance'' (CDDG 9.5.1 and 9.5.4). 

The proposed building is north of an alley (Converse Alley) that is identified as a 
pedestrian corridor in the Playhouse District Streetscapes, Walkways and Alleys Plan. 
The design needs to fulfill the vision of the Playhouse District Concept Plan for 
Streetscapes. Walkways, and Alleys of providing a lively pedestrian environment in the 
alleys. The creation of courtyards and passages is one option (CDDG section 10). 
Public art is another. The proposed three-foot setback from the building to the alley 
may be sufficient to allow benches and other public amenities adjacent to the alley 
(CDDG 8.5.2). 

The small plaza at the northwest corner of the building may provide a space for 
pedestrian use along Colorado Blvd. However, the proposed plan has only a utilitarian 
stairway exit door opening onto this plaza, which seems to diminish its effectiveness 



and does not comply with CDDG guideline 2.2 ("Orient building entrances toward public 
space, and encourage adjacent ground floor uses that animate and enliven the 
space.'>. The Central District Design Guidelines encourages mid-block and off-street 
paseos and walks (section lo),  and one is specifically shown on the west side of this 
site in the Playhouse District Streetscapes, Walkways, and Alleys Plan. The proposed 
plaza could be extended to create a pleasant walkway on the west end of the site. 
Otherwise, the design may be judged deficient in terms of providing "linked plazas, 
courtyards, street, alleys and passages" (COP, page 8). See also Central District SP 
guideline 8.3.3 ('Extend the circulation patterns of public sidewalks through publicly 
accessible plazas, courfyard, alley walkways, paseos, and mid-block passages"). 

Fenestration: Large amounts of storefront glazing along both streets will provide the 
necessary transparency for a lively pedestrian experience. The upper floors also have 
sufficient windows with two styles of windows and good rhythm. As design 
development proceeds, the architect should keep in mind that shadow lines created by 
deeply inset windows are recommended in the guidelines (CDSP 9.2.4 and 9.3.7). The 
guidelines also recognize that exceptions to the recess are desirable at times, 
especially in a contemporary design employing an overlay of unusual, perhaps metallic, 
materials. 

Landscaping: Nothing has been presented for review at this time. Landscape 
pockets, planters, and similar devices should be considered where possible around the 
building. Please note that the street trees around the site are protected by City 
ordinance and do not appear to be the same as those shown on the plan. 

Design Style and Details: The contemporary composition with square lines, heavy 
cantilevered cornices, a stepback of the upper floor, significant articulation between the 
two modules on each street, and ground floor canopies has potential to result in a 
design that is "inviting and sustains interest" (CDPpage 6). The deep overhang of the 
rooftop canopy meets the guideline for a "strong, attractively detailed cornice or parapet 
in conjunction with a flat roof' (CDDG 9.8.3). The design seems to achieve the spirit of 
the recommendation "for contemporary, progressive and innovative design throughout 
the area" (CDDG Section 10). 

Signage: Signage is shown with individual letters on the canopies over the ground 
floor storefronts. These appear to be excellent locations for the retail signs. 

Materials: No information has been provided for review. Materials should have high 
quality and durability, especially at the first floor level where human contact will occur. 

Estimated Fees: 
Concept Design: $2.100 + notification (if not combined with zoning reviews) 
$265; 
Final Design: $470; and 
If an initial environmental study has not been prepared prior to Concept Design 
Review, it will be required at this time, with a fee of $1980. 



FIRE DEPARTMENT 

Plan Reviewer: Jerry Wood Phone No. (626) 744-41 13 

Automatic Fire AlarmlDetection System: Provide a complete automatic fire 
alarmidetection system throughout the entire structure which complies with the 
requirements of PMC 14.25.050. 

Automatic Fire Sprinkler System or Standpipe: Provide a complete automatic fire 
sprinkler system throughout the entire structure which complies with the requirements 
of PMC 14.25.030. 

Elevator Lobbies: Provide elevator lobbies for all elevators in compliance with PMC 
14.25.090. 

Exiting Requirements: A more detailed review of the exiting of the complex will be 
made at the time of formal plan submittal. Be advised that exit doors are not permitted 
to swing across the public right-of-way if required to open in the direction of egress. 

Fire Dept. AccesslKnox Box: Any security entrances, i .e. the main entrance andior 
the parking garage will require the installation of a "knox box" to be located at the main 
entrance for emergency Fire Department access. 

Minimum Fire FlowlFire Hydrants: The required fire flow and any requirements to 
provide or upgrade existing fire hydrant(s) will be determined at the time of formal plan 
review. 

Hillside Development Requirements: 

Floor Area and Occupancy Type: Provide complete floor area breakdown by floor 
and total. Provide all occupancy classifications proposed. 

Hazardous Materials: 

Estimated Fees: 
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HEALTH DEPARTMENT PPR 2004-00020 
Plan Reviewer: Me1 Lim Phone No. 744-6062 

FloorslWallsiCeilings 

Exhaust Hoods & Ducts 

EquipmentIRefrigerationllce MachineslDipper Wells 

Sinks: HandiMopiPrepi2-Compartmentl3-Compartment 

Floor Sink and DrainiGrease Trapilnterceptor 

DishwashersIGlasswasherslCarbage Disposals 

Hot WaterlLightinglVentilation 

Window ScreensiPass-Through Windows 

General Comments 
No comments 

General Comments 

Estimated Fees 



HOUSING & DEVELOPMENT 

Plan Reviewer: Kermit Mahan Phone No. (626) 744-831 5 

General Comments: Project is a commercial office venture with no housing 
component, hence is not subject to standards of the lnclusionary Housing Ordinance. 

Estimated Fees: 
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DEPARTMENT OFPUBLIC WORKS & DEPARTMENTOF TPANSPORTATION - -- 

PPR2004-00020 556 E. Colorado Blvd. Colorado & Madison 
Plan Reviewer: John Orolto Phone No. (626) 744-4273 

General Statement: The folluwing conditions are in response to a prcdcvelopment 
plan review and intended to be used only for this purpose. The conditions, as 
intended are general in nature and are to be used as points ot' general discussion. 
Should this proposed development continue beyond the predevelopment plan review 
process. the Dcpartment of Public Works and the Department of Transportation will 
review the proposed development for spccific recommended conditions to he 
approved, which could also include other conditions. 

Construction Staging & Traffic Management: Prior to the start of cc~nstruction or 
the issuance of any permits, the applicant shall submit a Construction Staging & 
Traffic Management Plan to the Department of Public Works and the Dcpartment of 
Transportation for rcvicw and approval. This plan shall show the impact of the various 
construction stages on the public right-of-way including street occupations, closures, 
detours. staging areas, and routes of construction vehicles entering and exiting the 
construction silc. 

Estimated Fees: Based on work performed in the public right-of-way. See General 
Fee Schedule. 

DEPARTMENT O F  PUBLIC WORKS 

Deposit: Past experience has indicated that projects such as this tend to damage the 
ahutting street improvements with the heavy equipment and truck traffic that is 
necessary during construction. Additionally, the City has had difficulty in requiring 
developers to maintain a clean and safe site during the construction phase of 
development. Accordingly, the applicant shall place a $20,000 deposit with the 
Dcpartment of Public Works prior to the issuance o f a  building or grading permit. 
This deposit is subject to refund or additional billing, and is a guarantee that the 
applicant will keep the site clean and safe, and will make permanent repairs to the 
abutting street i~nprovements that are damaged, either directly or indirectly, hy the 
construction on this site. 

Sewer: A sewer area study, prepared hy a licensed civil engineer registered in the 
State 01' California, shall be submitted to the Department of Public Works for review 
and approval. The sewer area study shall include scwer flow monitoring at specific 



locations. to he determined by the Departrnetit. The sewer flow analysis shall includc 
calculations for the quantities of sewer flow for the pre-development and post- 
developlncnt conditions and determine the impact on all affected City scwerage 
facilities. The increase in sewer flow may impact the sewer capacity downstream from 
thc proposed development. The applicant will he required to mitigate any potential 
capacity deficiency by a method approved by the Department. The applicant shall be 
responsible for all costs required to mitigate the potential capacity dcficiency, 
including upgrading existing sewer main and/or replacing the existing sewer main with 
sewcr mains larger than the existing sewer main in the froming street including sewers 
downstream of the proposed dcvclopmcnt. 

The proposcd development shall connect to the public sewer by a method approved by 
the Department of Public Works. All sewer connection shall he 6" diameter vitrified 
clay pipe with a minimum slope of 2 percent. 

Grading and Drainage: The applicant shall submit to the Department of Public 
Works a grading and drainage plan and hydrology study for revicw and approval prior 
to the issuance of a building permit. The grading and drainage plan and hydrology 
study shall be prepared by a licensed civil engineer registered in the State of 
California. The hydrology study shall include calculations for the quantities of storm 
water runoff for the pre-development and post-development conditions and how it will 
he handled. On-site drainagc shall he connected to an off-site drainage system, 
whenever possible. 

No watcr shall drain to the alley. Drainage shall outlet through an approvcd curb 
outlet on Madison Avenue or into an existing storm drain system. 

I f  watcr is pumped from the subtcrrancan parking garage before discharging into the 
public right-of-way, thc applicant shall install a drainage structure in private property 
to dissipate cncrgy from thc pumpcd water. 

If  thc proposed i~nprovcment drains to the driveway, the applicant shall construct a 
non-sump grate drain in the driveway at the back of the sidewalk. This drain shall 
discharge to the slrcet at an approved angle in a cast iron curb drain or  an approved 
curb outlet. 

The project is subject to the requirements of thc City's Storm Water and Urban runoff 
Control Regulation Ordinance that implements the requirements of the Regional Water 
Quality Control Board's Standard Urban Storm Waler Mitigation Plan (SUSMP). 
Prior to the issuance of any demolition, grading, or construction permits for this 
project, the developer shall submit a detailed plan indicating the method of SUSMP 
compliance. 



Dedication: In order to provide for a standard 20-foot wide alley, the applicant shall 
dedicate to the City a 2.5-foot strip of land along the north side of the Converse Alley 
frontage of the subject property for street purposes. In addition, the applicant shall 
dedicate to the City a 10' x 17' corner cut-off at the northwest corner of Converse 
Alley and Madison Avenue to facilitate truck turning movements from Converse Alley 
to Madison Avenue, and vice versa, for street purposes. 

In order to provide for intersection improvements, the applicant shall dedicate to the 
City the land necessary to provide a 15-foot radius property line corner rounding at 
the southwest corner of the intersection of Colorado Boulevard and Madison Avenue 
for street purposes. 

Street Improvem~nts  and Repair: 111 conjunction with thc dedication to the City of 
the land necessary to provide a property line corner rounding and in order to provide 
for better traffic movement, the applicant shall construct improvements consisting 
of concrete curb, gutter, sidewalk, wheelchair ramp, and other work necessary to 
construct a standard 25-foot radius curb at the southwest corner of the intersection of 
Colorado Boulevard and Madison Avenue. Improvemenls shall include the relocation 
and upgrading of affccted street lights, signals and various utilities, and the re-striping 
of crosswalks and traffic Iancs. 

Colorado Boulevard is a concrete street. Excavation in the street for utility 
connections shall be minimized. Utility connections shall be on Madison Avenue. 

.Madison Avenue will be slurry sealed in Octoher 2004. I f  the street is excavated for 
utility connections after that date and prior to October 2006, re-slurry sealing of the 
street will he required. 

Convcrse Alley was reconstructed in 1997. No excavation in [he alley will be 
permiued. 

Excavation in the streets for utility connections shall he as close as possible to each 
other and the pavement shall be restored contiguously between extreme excavations 

The applicant shall close any unused drive approach with standard concrete curb, 
fuller and sidewalk and shall repair any existing or newly damaged curb, gutter and 
sidewalk, avoiding any damage to existing street trees and using the City's Tree 
Protection Standards available from the Parks and Natural Resources Division (744- 
4514) of the Department of Public Works, along the frontages prior to the issuance of 
a Certificate of Occupancy. 



Thc applicant shall construct any one-way drive approach a minimurn of  12 feet in 
width and two-way drive approach a minimum of 24 feet and a ~naximum of 26 fcet in 
width and in accordance with Standard Drawing N o .  S-403. 

Recycling: The applicant shall submit the following plan and form which can he 
obtained from the Recycling Coordinator, 744-4721, of the Department of Public 
Works for approval prior to the request for final inspection: 

a .  C & D Recycling & Waste Assessment Plan - Submit plan prior to issuance 
of the grading permit. A list of  Construction and Demolition Recyclers in Los 
Angclcs County can be obtained from the Recycling Coordinator. 

b. .Monthly reports must be submittcd throughout the duration of the project 

c .  Summary Report with documentation must bc submitted prior to final 
inspection. 

The applicant shall advertise the availability of salvage materials. A listing can be 
made at no charge in the CALMAX Quarterly Catalog at 
w\s~w.ciwmb.ca.eo_yjCAL_M_AX or through LACOMAX at 
www.dp~v . . c~ l a . c a . u s / e~d / l a comax  or through preservation groups or web or 
newspaper advertising. 

The projcct shall be subject to the use of deconstruction techniques. A deconstruction 
manual is available free of charge by downloading it from 
www ciwmbca.gov/public:~tions or by requesting a copy from the Recycling 
Coordinator. (626) 744-4721, of the Department of Public Works. 

Street Lighting: If the existing street lighting system along the project frontages is in 
conflict with the proposed development and/or driveway locations, it is the 
responsibility of the applicant to relocate the affected street lights, including conduits, 
conductors. clcctrical services, pull boxcs and miscellaneous appurtenant work in a 
manner that complies with the requirements and receives the approval of the 
Department of Public Works. 

Street Trees: The project shall comply with the Tree Protection Ordinance (TPO) 
that provides protection for spccific types of trees on private property as well as all 
trees on public properry. 



I f  street tree vacancies exist. the applicant shall planr and maintain, for a period of 
three years. the officially designated street trees on the subject frontages and insrall 
and permanently maintain an irriga~ion system for those trees. Locations will be 
finalized in the field by Department. Plans for the irrigation system shall he prepared 
by a landscape architect registered in the State of  California and submitted to the 
Department for review and approval. 

Plans must be submitted to the Parks and Natural Resources Division for approval 
showing any structures, irrigation, footings grading or plantings that impact City street 
trees. The plans must conform to the Tree Protection Standards which specifically 
require showing the locations of all existing trees, their diameters and actual canopies 
as well as any trees to be planted with their canopy at lnaNre size. 

Parking, Loading, and Trash Enclosure: The parking, loading, and trash recycling 
enclosure areas shall conlmn to the requirements of the Zoning Ordinance and a plan 
showing all pertinent dimensions for these areas shall be submitted to the Department 
of Transportation and the Department of Public Works for review and approval prior 
to the issuance of a huilding permit. The trash enclosure area shall include provisions 
for recycling. 

Proposed Zoning Code Revisions: The following provisions may apply to this 
project should they become effective prior to the issuance of a building permit. 

I'arkittg: See Currcnt Planning comments. 

Tandem Parking: The site plan includes tandem parking spaces. Tandem 
parking requires approval of a Minor Conditional Use Permit and shall contain a 
condition that a full-time parking attendant be on duty at all times the parking 
facility is available for use. 

Bicycle Parking: Providc a minimum of 17 bicycle parking spaces (5 percent of 
the minimum required parking spaces for automobiles). Contact Rich Dilluvio 
for further details at (626) 744-7254. 

Traffic: A full Traffic Impact and Parking Analysis shall be prepared in accordance 
to the City's Guidelines for Transportation Review of Projects. The applicant shall 
deposit S4.000 for reviewing thc traffic analysis, subject to rehnd or additional 
billing. The report shall assess thqprojecls potential effects on the following: 
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o On-street parking demand 

: Pedestrian traffic andlor hicycle use 

c Increases in traf'f'ic volumes andlor speeds on adjacent residential streets 

i. Transit use. including identification of existing nearby transit stops, 
potentiallproposed location changes to existing amenities (bus bcnchcs, 
receptacles, etc) 

c Multi-modal corridors and/or de-emphasized streets 

Appropriate tralTic impact mitigation measures will he determined in conjunction with 
the Public Works' street improvemcnts and dedications. The scope of work for the 
traffic study must he approved by the Department of  Transportation; therefore, it is 
strongly recommended that the applicant enter into a memorandum of understanding 
(MOU) for the traffic study scope prior to collecting data and conduct in^ the traffic 
analysis. Contact Eric Shen, Transportation Planning & Developmcnt Manager. at 
626-744-7208 for additional information. 

Transit: If  the height of the parking structure cannot accommodate dial-a-ride buses, 
the applicant shall work with the City to designate a passenger loading zone adjacent 
to thc project on Madison Avenue. 

Trip Reduction: The project is subject to the City's Transportation Demand 
Management (TDM)/Trip Reduction Ordinance (TRO) requirements. Contact Judi 
.Vasuda at (626) 744-41 1 1  for additional inlimnation. 



WATER & POWER DEPARTMENT. Power Division 
150 South Los Robles Avenue. Suite 200 Pasadena, CA 91101 

Plan Reviewer: Phone No. (626) 744- 

Job Site Meeting: If using 200 amps of 121240, or 100 amps of 240 (commercial only) 
or less, you must schedule a meeting at the job site. 

Power Service: If service is larger than those stated above under "Job Site Meeting," 
then applicant will need a transformer vault or vault enclosrue on private property. The 
following itmes will need to be included on the drawings (2 sets of power plans 
requried) Main switch size B voltage 1ype;Plot Plan with scale;Vault location;Suggested 
meter location Single line diagram. 

Other: Further information may be obtained from Bill Woods. Utility Service Advisor at 
(626) 744-4495. 

Estimated Fees: To provide applicant a fee estimate, the above information needs to 
be provided to the power division. 
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WATER & POWER DEPARTMENT, Water Division 
150 South Los Robles Avenue, Suite 200, Pasadena, CA 91101 

Plan Reviewer: Phone No. (626) 744- 

Water Mains: 

Water Pressure: 

Water Service: Plumbing or Architectural plans showing fixtures will be reviewed and 
approved by the Utility Services Advisory Section at (626) 744-4498 and the Cross 
Connection Specialist at (626) 744-4299. 

Questions regarding new or upgraded water service or construction should be directed 
to the Utility Services Advisory Section. 

For portable water construction meters, contact the Meter Services Section at (626) 
744-3809, located at 31 1 W. Mountain. There hours are from 7:30 a.m. to 5:30 p.m. 

Fire Flow and Fire Hydrant: 

Cross Connections: 

Landscaping and Irrigation: 
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