
 

August 10, 2021 

Planning Commission  
City of Pasadena 
100 North Garfield Ave. 
Pasadena, CA 91101 
 
Re: 491-577 Arroyo Parkway 
 
Dear Commissioners 
 

Livable Pasadena is very concerned about the proposed project at 491-577 Arroyo Parkway.   This 
massive project would substantially change the feel of a major entry point to Pasadena.   It would transform 
Arroyo Parkway from a commercial district into a medical care corridor.   The project also would dramatically 
increase our water usage, which we already are being asked to reduce.   The impact this project would have on 
our water should be studied as part of the EIR. 
 

As designed, this project would loom over everything nearby.  There are very little setbacks and 
practically no green space.  There are two landmark districts and a historic district within a block of the 
proposed project.  And yet there are no proposed buffers between this gigantic development and the existing 
adjacent neighborhoods.  The neighborhoods, and the livability of this area, need to be protected.  The 
proposed project should be held to the fifty feet requirement in that area and should be required to maintain 
setbacks.   This is essential to maintain the trees, sidewalks, and neighborhood feel of the area.    
 

This proposed project also would negatively impact the surrounding area by adding significantly to the 
noise, lighting, and traffic on already congested streets.   The surrounding neighbors now fight high traffic 
volume and traffic congestion along Marengo, California, and the surrounding streets.  The streets are not 
going to be able to absorb the car traffic envisioned by the developer.  Increasing traffic not only impacts the 
commuters in the immediate area, but also would push increased traffic to surrounding streets and could 
affect the safety of all pedestrians, bikers, and other drivers.   We urge the Planning Commission to require 
traffic impact studies before any project of this magnitude is considered.  The streets in question here already 
are operating at an LOS of F.   The study should consider how to mitigate the impact of traffic or the area will 
become completely impassable.     
 

Traffic is a very serious consideration in Pasadena.  Livable Pasadena raised community funds to do a 
traffic study, looking at traffic conditions and traffic operations in Pasadena – particularly in light of the large 
development projects that are being proposed.   The study examined traffic as a system, rather than narrowly 
looking at a single intersection.  It is important to look at traffic as a whole and how it interconnects.  The 
single LOS statistics for any given intersection may hide real problems because the LOS (such as in the city’s 



traffic studies) is reported as the average of all four-intersection approaches.  For example, you can have a LOS 
F on one approach with cars backed up and waiting through multiple signal cycles, and a free-flowing LOS A on 
another approach.  The average of these two intersections would be LOS C, which could be viewed as 
adequate.  Traffic reports that only show the overall average LOS will gloss over the real problems.  The impact 
of new development, and the resulting additional traffic, could be under-estimated and would negatively 
impact an already bad situation.  This traffic study also looked at traffic conditions leading up to an 
intersection, including the long delays of some approaches.  We observed, for example, that at the intersection 
of Arroyo and California cars are waiting up to 4 signal cycles.  This can result in aggressive driving, in which 
cars are running red lights trying to get through the signal rather than wait another light.   This makes a very 
unsafe situation for pedestrians, people on bicycles, and other drivers.  And this is before the dramatically 
increased traffic that would come with the proposed project.  We hope that the city will take seriously the 
findings of this study and will incorporate these issues into the scope of the EIR.  

 
Finally, Livable Pasadena supports the important concerns raised by the Magnolia Landmark District 

and supports the Planning Commissioners’ proposed moratorium on Planned Developments.  As explained by 
the Magnolia Landmark District, the proposed project conflicts with the development goals of our General 
Plan.  The project undeniably will increase the daily car trips throughout Pasadena and does nothing to help 
alleviate the need for car related travel.  Adding 650 parking spaces does not Pasadena more walkable.  Is this 
what was envisioned in our Mobility Element?  Certainly, the answer is no.  We urge the Planning Commission 
to require the developer to bring this proposed development in-line with our General Plan.   Indeed, the 
proposed moratorium on planned developments would allow the city the time to ensure that there is 
consistency between developments and city planning documents.   Planned Developments, by their very 
nature, directly impact large portions of Pasadena.  It is critical that they align with our General and Specific 
Plans.   

 
Thank you,  
 
Megan Foker 
On behalf of Livable Pasadena     
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Varsh, Tess

From: Dean Kitchens 
Sent: Tuesday, August 10, 2021 11:12 AM
To: Varsh, Tess
Cc: Reyes, David
Subject: Affinity Project Pasadena

CAUTION: This email was delivered from the Internet. Do not click links or open attachments unless you know the 
content is safe.  Report phish using the Phish Alert Button. Learn 
more...<https://mydoit.cityofpasadena.net/sp?id=kb_article_view&sysparm_article=KB0010263>. 
------------------------ 
 
 
 
Dear Ms. Varsh: 
 
I am writing to express my support for the Affinity Project on Arroyo Parkway in Pasadena.  It is a lovely and much-
needed development for the area, with goals and uses consistent with the neighborhood and the demographics of the 
City of Pasadena.  I understand it will soon come before the planning commission and I therefore wanted to register my 
strong approval of the project. 
 
I am a long-term resident of Pasadena, and have been active in the life of the City, including my ongoing service as a 
director of the Oak Knoll Neighborhood Association (albeit my endorsement of this project is solely as an individual).  I 
care greatly about development in Pasadena, and urge approval of outstanding projects such as this one which will add 
to the beauty of Pasadena and will provide much needed health-related resources to the community. 
 
Thank you for considering my views regarding approval of the Affinity Project. 
 
Sincerely, 
 
Dean Kitchens 
 

 
Pasadena CA. 91106 
 

 







 

 

 

 

August 10, 2021 

 

Planning Commission  

City of Pasadena  

175 North Garfield Avenue 

Pasadena, CA 91109 

 

RE- 465-577 Arroyo Parkway 

 

The residents of Magnolia Avenue are alarmed by the planned development proposal to build 

both a 154,000 square-foot medical office building and a 184,376 square-foot, 92-unit assisted 

living complex (complete with 850 parking spaces) just a block and a half from our historic 

boundaries.  

 

This project does not adhere to the goals of our General Plan, which aims to make Pasadena a 

city where people can circulate without cars. Non-auto travel is emphasized in our General Plan 

in order to recognize the goal of improving Pasadena’s environment and quality of life, but 

medical office use is one of the highest trip-generating uses with employees and patients 

coming and going all day. Consider the services that are required for this type of care facility 

and medical office: 

 

· Arrivals and departures of staff three times per day for caregiver shifts, as well as daily 

shifts of administrative, nursing, housekeeping, food service and maintenance 

departments; 

· Daily deliveries of food, pharmaceuticals, and supplies; 

· Multiple trash pick-ups for regular trash, medical waste, and recycling; 

· Visits by the family and friends of as many as 100 residents; 

· Regular visits by medical professionals, social workers, therapists, nurses, care 

managers, hospice staff, fiduciaries, consultants, entertainers, etc.; 

· Technician visits for maintenance of facility equipment, resident TVs, telephones, 

computers, etc.; 

· Occasional movers for residents moving in or out; and 

· Emergency vehicles at any time of the day or night. (This happens because facility 

procedures require that whenever a resident has a fall and there is an injury, or if a 

resident suddenly has a serious health condition, facility staff are required to call 911, 

which almost always results in blaring sirens.) 



 

       

All of these activities will transform the adjacent historic neighborhoods of quiet streets and 

single-family homes into very busy and noisy living environments. Why not plan this 

development near Huntington Hospital, where the zoning, streets, and infrastructure are already 

in place to support this type of traffic?  The truth is that Arroyo Parkway was never meant to be 

a medical corridor or accommodate such massive transportation needs. This is the wrong place 

for this complex especially with the Metro train crossing.  We ask this commission to closely 

look at the intersection of Marengo and California for safety purposes for all transportation uses. 

This intersection frequently backs up from the train crossings and is unsafe for bikes, walkers 

and cars. Safety IS an environmental impact and must be reviewed closely for this project to 

proceed. 

Pasadena Land Use regulations were meant to help neighborhoods evolve without sacrificing 

their unique characteristics or charm. The sheer number of parking spaces alone proves that 

there is no intention of reducing car usage for this proposed development. This proposed use 

will erode our surrounding historical neighborhood if it moves forward, and therefore the 

commission must find a way to focus on reducing car usage for this proposed development.  

 

The other issue that needs to be addressed is of the concern that we already have so many 

skilled nursing and assisted living facilities within our city limits,  specifically along Fair Oaks. 

We appreciate the present need for elder care right now, but this commission needs to ensure 

we are not creating an over-abundance of this type of facility in our city.  

 

As with so many other cases, it seems that the guidance of our General Plan is thrown out the 

window and properties are green-lit for whatever a developer can dream up. This planned 

development is completely incompatible with our General Plan, which promises to protect the 

character of our neighborhoods. This commission needs to appreciate and respect the 

differences between healthy, comfortable residential neighborhoods, and thriving commercial 

districts. We wholeheartedly agree with the handful of commissioners who would like to 

consider suspending PDs until the specific plan process is complete. We must ensure this idea 

of a high-growth, high-density model for Arroyo Parkway and South Fair Oaks Specific Plan has 

been thoroughly discussed throughout our community before moving forward. As of now, public 

participation has been down for the last year and a half due to COVID and most local residents 

are not even aware of this massive project.  

 

This development is too tall, lacks enough green space, and will cause massive use of cars next 

to our neighborhood. This part of Pasadena does not have the proper infrastructure to support 

such an endeavor, and we are concerned that all of this new traffic will make it nearly 

impossible for residents to access adjacent roads for our own transportation needs. Please 

help.  

 

Thank you for your consideration,  

Residents of Magnolia Landmark District  

 



 

 

686 South Arroyo Parkway Suite 199 Pasadena, CA 91105 www.mhnapasadena.org 

 

 

 

 
August 10, 2021 

 

Planning Commission 

City of Pasadena 

100 North Garfield Ave. 

Pasadena, CA 91101 

  

The Madison Heights Neighborhood Association is disappointed to see this planned development moving 

through the city process so quickly. As you can imagine, MHNA residents are surprised by and deeply 

concerned about what is currently proposed. The loss of 23 trees alone is a considerable issue, but the 

addition of 650 new parking spaces, traffic, loss of mountain views, limited walkability, minimal addition of 

green space, and lack of community outreach are also serious problems. These seem to violate key 

tenets of the City's General Plan, especially the mobility element and protecting single-family 

neighborhoods. We hope the city and commission will find a way for the environmental report to respond 

to the following concerns: 

 

1. How will residents of MHNA be able to access transportation resources as the area becomes 

severely impacted by the number of vehicle trips this project will produce? 

 

2. Will the cumulative impacts of ALL future development adjacent to the area be studied? 

 

3. How will this project enhance the surrounding historic neighborhoods and not overshadow 

established single family areas? 

 

4. How will the City address the water issue, considering we are already being asked to limit our 

use? 

 

Pasadena is a great city, and our residents should be heard to help keep it that way. 

 

 

Thank you,  

 
John Latta 
 



August 10, 2021 

Planning Commission 
City of Pasadena 
100 North Garfield Ave. 
Pasadena, CA 91101 
  

Re: 465-577 Arroyo Parkway 

Protect Pasadena Trees is an organization which works to maintain and encourage a healthy 
tree canopy within Pasadena boundaries.  It is imperative we ensure that the city we pass down 
to our children isn't made of just parking lots and concrete developments as we grow to provide 
more commercial districts and housing. The planned development for 465-577 Arroyo Parkway 
is very concerning to our organization because there are areas within the plan where setbacks 
are set at zero along Arroyo Parkway which does not allow for in-ground tree planting anywhere 
around the periphery of the development.   

Our new specific plan must adopt more stringent policies on tree planting and protection both on 
public and private property, including the following:  

- We should not allow subterranean garages from going lot line to lot line, destroying all 
trees on the property; 

- We must require planting of large trees between building lot lines to create an urban 
canopy within dense urban areas;  

- We must require street setbacks to be changed to encourage the integration of trees into 
new development plans, and the city must show demonstrated effort in encouraging the 
developer to design with trees in mind. It is concerning areas adjacent to single family 
homes of Madison Heights would be directly abutting such drastic concrete deserts 

City staff and council are responsible for protecting us from development that contradicts this 
fundamental imperative. While our city does have some tree ideals in place, it is clear they are 
not enough, particularly in the Central District and South Fair Oaks Specific Plan. The city needs 
to take a stronger stance on incorporating mature trees into our urban center. We must create a 
city that has strong urban forestry efforts with dense vegetation and a beautiful urban canopy. 
We need to band together and insist on stronger and more stringent views towards our urban 
canopy. 

Aside from diminishing the beauty of the city’s streetscape by requiring zero setbacks,  
maintaining mature trees has the practical and effect of reducing the heat island effect, which 
occurs in cities with an excess of concrete and a shortage of vegetation. Many communities are 
now taking steps to reduce urban heat islands through policy initiatives which include stronger 
tree and landscape ordinances, comprehensive plans and design guidelines protecting trees, 
and zoning codes which provide enough perimeter around new buildings to plant trees in order 
to create canopies. If we don’t follow suit, we are putting at risk the trees that provide the 



evaporative cooling needed to keep our urban heat island index low. We have all experienced 
the high temperature and pollution of those hot summer days in our city, and the removal of 
trees has been a major contributor. The current solution adopted by developers, potted plants 
on concrete, will never provide protection from growing urban heat islands the way a mature 
canopy of trees will.  

Pasadena has been purposefully developing a tree canopy since 1855, when trees were first 
planted along city streets. Since the city is in the midst of revising all of the Specific Plans, we 
as citizens need to question this policy of urban edge development as it relates to our tree 
canopy. We have an opportunity to voice our concerns and shape the guidelines that will affect 
our city for decades. All future big developments like 465-577 Arroyo Parkway must take our 
tree canopy into consideration. It is the city’s duty to protect its current residents from 
development that might hinder the livability of our city which includes a healthy and walkable 
environment.  

Thank you,  

Frances Morrison, on behalf of Protect Pasadena Trees  



Tricia Keane

Pasadena, CA 91104

August 10, 2021

City of Pasadena
Planning & Community Development Department
175 North Garfield Avenue
Pasadena, CA 91101

RE: The Affinity Project Planned Development #39 – Providing Housing for
Seniors

Dear Honorable Planning Commission:

I am a 19-year resident of Pasadena and writing in support of the Affinity
project, City of Pasadena Planned Development Project #39. The Affinity
mixed-use development project addresses two critical needs faced by our City.
First is the on-going need for more housing for seniors, and a related need is
for additional medical office space for Pasadena’s growing medical and
technology industry.

As you may know, Pasadena has among the highest concentrations in the Los
Angeles region of residents aged 50 and older. Given that the Independent
Living vacancy rate in 2019 was 0.5% for Pasadena, there is a real need for
additional housing options for our seniors. The Affinity will provide a
much-needed option for housing for people who want to remain in the
community as they age and their housing needs change.

The project is the right type in the right place. In addition to locating housing
for seniors near transit, the project also includes additional medical office
space near Huntington Hospital and in the area of Pasadena where such uses
are appropriately located.

This is a well-planned project that is appropriate for and consistent with the
Arroyo Parkway corridor, and I respectfully encourage your support.

Sincerely,

Tricia Keane











  
 

Marissa Marchioni, OTD, OTR/L, CEAS 

Assistant Professor of Clinical Occupational Therapy 

USC Occupational Therapy Faculty Practice 

USC Mrs. T.H. Chan Division of Occupational Science 

and Occupational Therapy  

 

 

 
May 18, 2021 
 
City of Pasadena Design Commission 
Attn: Michi Takeda 
Hale Building 
175 N. Garfield Ave. 2nd Floor 
Pasadena, CA 91101 
 
RE: 491-577 S. Arroyo Parkway 
 
Dear Members of the Design Commission: 
 
USC Chan Division of Occupational Science and Occupational Therapy is invested in supporting people of every age can 
enjoy life to the fullest. Our vision aspires to promote community, work, and living spaces that are inclusive and health-
promoting, which includes attention to the design and flow of the physical space to craft a future environment where 
people thrive. In harmony with this vision, the Occupational Therapy Faculty Practice (OTFP) consults with organizations 
and communities that share our vision and core values that strive to create inclusive environments that consider the range 
individual needs across the lifespan. Specifically, we recognize that the health of the individual is in part constructed by a 
reciprocal interaction with their environment. While environmental adaptations are not novel in the realm of health and 
safety, OTFP supports the creation of environments that enhance well-being rather than solely decrease risk to health.  
 
With this in mind, we have been supporting the applicant’s team in the design of the Affinity Project in considering how 
community members might manage their physical health and mental well-being within the site (e.g., exercise facilities, 
community space, green space), how to facilitate safe and efficient navigation of the environment for individuals of all 
ability levels (e.g. cognition, vision, mobility), room designs that support open communication, and other health-promoting 
design choices. Throughout the last year, OTFP has been working with the applicant’s team on ideation, design, and layout 
to explore and implement best practices including the consideration of design principles that support inclusiveness and 
productive aging. OTFP finds that the project is exemplary in design and function to support ease of use and enjoyment for 
all members of the community including but not limited to those with limited mobility.  
 
As a partner in this exciting project, we look forward to continuing our collaborative process until completion. We look 
forward to continued work ensuring that all aspects of the site have been thoughtfully considered with respect to the 
breadth of diversity and abilities. 
 
Sincerely, 

     
____________________________                                                                           
Marissa Marchioni, OTD, OTR/L, CEAS 
USC Occupational Therapy Faculty Practice 
1640 Marengo St. Suite 500 Los Angeles, CA 90033 
P: 323-442-3340 | F: 323-442-3351 
marissa.marchioni@med.usc.edu  
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In my opinion this project is long overdue. 
 
We are 100% in favor of the Affinity Project. 
 
Best to you, 
 
Gregg Smith 
 
Sent from my iPad 
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Takeda, Michi

From: Julianne Worrell 
Sent: Monday, May 24, 2021 11:11 AM
To: Takeda, Michi
Cc: Pete Kutzer
Subject: The Affinity Planned Development, 555 S. Arroyo Parkway, Pasadena

CAUTION: This email was delivered from the Internet. Do not click links or open attachments unless you know the 
content is safe.  Report phish using the Phish Alert Button. Learn 
more...<https://mydoit.cityofpasadena.net/sp?id=kb_article_view&sysparm_article=KB0010263>. 
------------------------ 
 
 
 
Attention: 
 
 
City of Pasadena Design Commission 
Michi Takeda 
Hale Building 
175 N. Garfield Avenue, 2nd Floor 
Pasadena, CA  91101 
 
Dear Commissioners: 
 
I am a 34 year resident of Pasadena and a former commissioner in the City.  I therefore appreciate what you do and the 
time that you devote to reviewing and considering projects for our City. 
 
I am writing to you to express my opinion that an assisted living project is an important component for our City now and 
in the future.  We all are aging and at some point, many of us may need a place where cutting-edge healthcare and 
research is available outside the hospital environment.  It is then, if not right now, when we would look to The Affinity,  
and find a well designed, state of the art and (travel) accessible resource. 
 
I have reviewed the Affinity Planned Development proposal and appreciate that it makes very good use of the space at 
555 S. Arroyo Parkway.  The location is very appropriate for access given the Gold Line stations, reducing potential 
traffic.   The building designs works well with the existing historic structures and, being a fan of natural light and outdoor 
spaces, I again think this design (incorporating courtyards, and extensive landscaping) provides a very inviting 
atmosphere for potential residents as well as the entire community, if and when they have an opportunity to visit the 
facility. 
 
I think The Affinity Planned Development would be a welcome asset to the City, for all residents now.  With the evolving 
and expanding world of healthcare, it should also provide great potential for the future. 
 
Thank you again for the time you are devoting to the review and consideration of this project. 
 
 
 





 

KRISTIN TECHENTIN HARRISON 

  

  

  

 I was disappointed to hear that the project at Arroyo Parkway and California 

was up at the Planning Commission when our General Plan and our Specific Plan are 

not completed. As a homeowner who lives two short blocks away on Magnolia 

Avenue, I have been aware of and watching the project carefully since it is so 

obviously out of place for this location and intersection. 

 I believe that the people who are considering approving this massive of a 

structure on this very difficult corner have not been down to the site.  This corner has 

the short, left turn bays on both sides of Arroyo Parkway, at California and Bellevue, 

due to the median down the length of the street.  Those bays hold about three cars and 

then a back-up starts in the next lane to be able to take a left.  This causes huge delays 

and then the Gold Line disruptions to the north/south flow adds to it.  At 

Bellevue, there is a “No U Turn” posted on that signal, but people already do that 

maneuver and that is without the block being developed.  My understanding is that 

the developers are relying on everyone accessing the building on the northbound 

traffic side from Bellevue and then traveling under the buildings and exiting on 

California where the cars are already backed up due to the Gold Line.  I believe there 

is an exit and entrance on the southbound side of Arroyo, but that only allows one 

direction to head when leaving the campus.  The ingress and egress for this large of a 

project is horrible.  I also believe they have planned on having lighted walkways for 

residents to get to the other side of the street, mid-street. This will cause slower 

movement of traffic on Arroyo Parkway, which will cause drivers to start speeding 

through the adjacent neighborhoods.  This is already something that we observe in 

Madison Heights between Glenarm and California during both morning and evening 

rush hours. 

 The traffic and noise from the elevated traffic for this corner is not my only 

concern, but it is a big one.  The daily, hourly trips to doctors, hence the need for 650 

parking spots, will make this critical Pasadena intersection even more congested than 

it already is, with drivers already having to sit through the light for three to four cycles 

to turn south onto Arroyo Boulevard from California Boulevard, as well as from 

Arroyo Boulevard east on to California Boulevard.  After that turn there are the Gold 

Line tracks. Again, difficult congestion spots.  This project with currently proposed 

entrances and exits, along with the added number of cars, trucks, and ambulances, will 

make this intersection even more congested.   

 The design of this building is not to scale with others in the area.  Not only is it 

tall, it is so densely built, without any consideration for greenery, that it will 



create an urban heat index.  We need to require that anything built on this site 

has building setbacks large enough to be able to plant real trees in the ground and ones 

that can grow to two or three stories.  We need them to do living 

roofs and they should be required to plant leafing trees in the sidewalk.  This will help 

soften that urban concrete feeling that is happening all over the city, with new 

residential projects built right up to the sidewalks.   

 Two additional concerns are the parkway trees and sidewalks. The existing 

parkway trees are narrow and far between.  This type of development usually only 

allows for plantings in pots.  We need to insist that they do not build to the property 

line so that trees can be planted in the ground both up next to the building and in the 

parkway.  It not only makes it more comfortable to walk for pedestrians, but trees 

soften the visual impact of the buildings. We need the sidewalks sufficiently wide 

enough and shaded to encourage pedestrian usage.  This is already a heavily utilized 

street, and the safety of pedestrians should be of the utmost concern.   

 I have traveled and appreciated many cities that have had to deal with 

urbanization, and although Pasadena is not on the same scale as them, we seem to be 

doing a worse job. Both Seattle and Dallas have mature trees adjacent to both sides of 

their downtown buildings, which soften their impact on the urban environment.  Their 

buildings are tall but with the tree canopy and the wide sidewalks it does not feel as 

urban as Pasadena is beginning to feel.  If we have to develop, we need to control 

what we want it to look like, not just let developers cram in whatever is the most 

profitable for them. 

  

Thank you, 

Kristin Harrison 

 
 

 

 




