
 
 
 
 

PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 
 

STAFF REPORT 
 
DATE: OCTOBER 27, 2021 
 
TO:  PLANNING COMMISSION 
 
FROM: DAVID M. REYES, DIRECTOR OF PLANNING & COMMUNITY 

DEVELOPMENT DEPARTMENT 
 
SUBJECT: CONDITIONAL USE PERMIT #5407 (MODIFICATION): TO ALLOW THE 

CONSTRUCTION OF A NON-RESIDENTIAL MAJOR PROJECT (AC 
PASADENA); CONDITIONAL USE PERMIT FOR A ‘LODGING - HOTELS, 
MOTELS’ USE; CONDITIONAL USE PERMIT FOR SALES OF FULL 
ALCOHOL; AND MINOR CONDITIONAL USE PERMIT FOR REDUCED 
PARKING IN TRANSIT-ORIENTED DEVELOPMENT AREA 
 
550-566 EAST COLORADO BOULEVARD 

____________________________________________________________________________ 
 
RECOMMENDATION: 
 
It is recommended that the Planning Commission, after a public hearing: 
 
1. Adopt the Addendum to the Certified Subsequent Environmental Impact Report for the former 

Crown City Medical Center Project; 
 

2. Adopt the findings in Attachment A and approve the Modification to Conditional Use Permit 
#5407 in accordance with conditions of approval as shown in Attachment B to allow the 
construction of a non-residential project that is greater than 25,000 square feet in size; 

 
3. Adopt the findings in Attachment A and approve the Conditional Use Permit in accordance 

with conditions of approval as shown in Attachment B to allow a ‘Lodging - Hotels, Motels’ 
use; 
 

4. Adopt the findings in Attachment A and approve the Conditional Use Permit in accordance 
with conditions of approval as shown in Attachment B to allow the sale of full alcohol (beer, 
wine, and distilled spirits); 

 
5. Adopt the findings in Attachment A and approve the Minor Conditional Use Permit in 

accordance with conditions of approval as shown in Attachment B, to allow reduced parking 
in a transit-oriented development zone; and 
 

6. Direct staff to file a Notice of Determination within five days. 
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EXECUTIVE SUMMARY: 
 
The proposed project is the replacement of a surface parking lot on a 38,000 square foot site at 
the southwest corner of E. Colorado Boulevard and S. Madison Avenue with a six-story hotel with 
195 guest rooms, and ground floor retail and dining space.  102 parking spaces would be provided 
with as many as 16 on-site and no less than 86 off-site in the adjacent parking structure to the 
south across Converse Alley. 
 
The project requires approval of: 1) Modification of a Conditional Use Permit for a non-residential 
project over 25,000 square feet in size; 2) a Conditional Use Permit for a ‘Lodging - Hotels, Motels’ 
use; 3) a Conditional Use Permit for Sales of Full Alcohol; and 4) a Minor Conditional Use permit 
for reduced parking in a Transit-Oriented Development area.   No Variances are necessary for 
the project, nor are any protected trees proposed for removal. 
 
In accordance with the California Environmental Quality Act (CEQA) and the CEQA Guidelines, 
an Addendum to the Certified Subsequent Environmental Impact Report (EIR) for the previously-
approved Conditional Use Permit (i.e. “Crown City Medical Center Project”) was prepared in order 
to evaluate the potential environmental effects of project modifications proposed for the revised 
project. 
 
The analysis in the Addendum found that when comparing the potential effects of the now-
proposed hotel project with the potential impacts of the originally-approved medical office project, 
as discussed in the previous EIR, it would not require major revisions of the previous EIR due to 
the involvement of any new significant environmental effects or a substantial increase in the 
severity of previously identified significant effects.  In addition, no substantial changes have 
occurred with respect to the circumstances under which the project would be undertaken which 
would require major revisions of the previous EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant 
effects.  Finally, no new information of substantial importance has been presented which would 
show that the new project would have one or more significant effects not discussed in the previous 
EIR. 
 
Staff finds that the Addendum to the previous EIR adequately analyzed the potential 
environmental impacts of the project and the findings to approve the Conditional Use Permits and 
Minor Conditional Use Permits can be made.  Staff therefore recommends that the Addendum be 
adopted, and the modification to Conditional Use Permit #5407, and related Conditional Use 
Permit and Minor Conditional Use Permits, be approved.  
 
BACKGROUND: 
 
In January 2006, Conditional Use Permit #4537 was approved to allow the construction of an 
112,850 square-foot, five-story medical office and retail building.  The ground floor would have 
contained 12,460 square feet of retail space and a lobby with approximately 100,000 square feet 
of medical office space in the four floors above.  Parking was proposed in a five-level subterranean 
parking garage with a total of 402 parking spaces. 
 
An Initial Environmental Study was prepared for this project and it was determined that potentially 
significant impacts to Air Quality and Transportation/Traffic could be mitigated to a less than 
significant level.  Therefore, a Mitigated Negative Declaration was adopted for the project. 
 
The approval was initially valid for a period of two years, with a one year extension approved in 
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November 2007 with an expiration date of January 31, 2009.  The Design Commission approved 
Final Design Review for the project in August 2008.  However, the Conditional Use Permit 
approval was not acted upon (building permits were not obtained and construction did not begin 
within two years from approval of the Conditional Use Permit) and the Conditional Use Permit 
approval expired on January 31, 2009. 
 
After the expiration of the Conditional Use Permit, a new Conditional Use Permit application was 
submitted for a similar project -- construction of an 112,252-square-foot, 86’-7” tall, five-story 
medical office and retail building above a five-level subterranean parking garage with a total of 
476 parking spaces.  In July 2013 the Planning Commission approved the project, and a Final 
Subsequent Environmental Impact Report (SEIR) (State Clearinghouse No. 2011091041) to the 
2006 Mitigated Negative Declaration was certified, and a Statement of Overriding Considerations 
as adopted.   
 
The certified SEIR analyzed and identified potential environmental impacts associated with the 
following environmental issues: Air Quality, Cultural Resources, Greenhouse Gas Emissions, 
Noise, and Transportation and Traffic.  Of these five areas, the SEIR determined there would be 
significant impacts related to Noise and Transportation and Traffic.  Although the impacts to Noise 
(ground-borne vibration during construction) could be mitigated, the impacts to eight street 
segments could not be mitigated, which is typical of segment impacts, hence the need for a 
Statement of Overriding Considerations. Impacts to other study areas were found to be less than 
significant or less than significant with mitigation measures incorporated. 
 
In September 2016 and 2017 the Planning Commission approved one-year extensions of the 
Conditional Use Permit.  In March 2018 the Director of Planning & Community Development 
Department approved a modification to the Conditional Use Permit to allow 86 of the parking 
spaces to be located in the adjacent parking structure to the immediate south.  During this time 
the project received Design Review approval.  The Design Review approval is still in effect.     
 
Existing Site Characteristics: 
 
The project site is located at the southwest corner of Colorado Boulevard and Madison Avenue; 
Converse Alley runs along the southern boundary of the site.  It is located within the Playhouse 
sub-district of the Central District Specific Plan and is zoned CD-4 (Central District Specific Plan, 
District 4: Pasadena Playhouse).  As stated in the Zoning Code, this area is, “…intended to 
provide for a vibrant mixed-use environment that encompasses cultural and arts activities, 
centered on Colorado Boulevard and the Pasadena Playhouse.” 
 
The site comprises three properties with a total size of 38,000 square feet and is currently used 
as a 94-space surface parking lot for public use.  There is a slight downward grade difference of 
approximately three feet from west to east and north to south.  Current access to the site is via 
three ingress and egress locations along Converse Alley; there is no direct access from E. 
Colorado Boulevard or S. Madison Avenue.  Converse Alley has access from S. Madison Avenue 
to the east and S. Oakland Avenue to the west. 
 
Adjacent Uses: 
 
North – Institutional (Church) 
South – Parking Structure 
East – Restaurant 
West – Commercial Office / Financial Institution  
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Adjacent Zoning: 
 
North – CD-4 (Central District Specific Plan, District 4: Pasadena Playhouse) 
South – CD-4 (Central District Specific Plan, District 4: Pasadena Playhouse) 
East – CD-4 (Central District Specific Plan, District 4: Pasadena Playhouse) 
West – CD-4 (Central District Specific Plan, District 4: Pasadena Playhouse) 
 
Zoning Entitlements Needed:  
 

1. Modification of Conditional Use Permit:  Major Project (New nonresidential and 
nonresidential portions of mixed-use projects over 25,000 square feet in size); 

 
2. Conditional Use Permit: ‘Lodging - Hotels, Motels’ use; 
 
3. Conditional Use Permit: Sales of Full Alcohol (beer, wine, and distilled spirits); and 
 
4. Minor Conditional Use Permit: Reduced Parking in Transit-Oriented Development area. 

 
PROJECT DESCRIPTION: 
 
The applicant has submitted applications to modify the previously approved Conditional Use 
Permit such that the project would now be a 109,231 square foot, 85-foot tall, six-story, hotel with 
195 guest rooms, 6,000 square feet of dining/bar/lounge, 1,050 square feet of meeting/board 
rooms, a 2,840 square foot roof terrace, and 5,000 square feet of ground floor retail space fronting 
E. Colorado Boulevard.  The roof terrace would also be accessible from a ground-floor pedestrian 
entrance on E. Colorado Boulevard at the west side of the building.  The project includes 21,270 
square feet of open space including 2,479 square feet of landscaping and 18,791 square feet of 
hardscape areas.   
 
102 total parking spaces would be provided with as many as 16 on-site and no less than 86 off-
site in the adjacent parking structure to the south across Converse Alley. The parking structure 
and the Project Site are owned by the same ownership group and use of the adjacent parking 
structure eliminates the need for subterranean parking, and the excavation and truck-trips that 
would also be needed. 
 
Direct vehicular ingress and egress to the hotel itself would be provided from Converse Alley 
adjacent to the existing parking structure.  Pedestrian access to the site would be provided from 
entrances on E. Colorado Boulevard, S. Madison Avenue and Converse Alley.   
 
All ten existing street trees, six (three Ginkgo and three Mexican Fan Palm) along E. Colorado 
Boulevard and four (three Camphor and one Southern Magnolia) along S. Madison Avenue, 
would be retained, and protected in place during construction.  All ten (nine Mexican Fan Palms 
and one Tree of Heaven) trees in the parking lot would be removed in order to facilitate the project.  
None of the trees proposed for removed qualify for protection under the City’s Tree Protection 
Ordinance. 
 
DESIGN COMMISSION ADVISORY REVIEW: 
 
On June 22, 2021, the Design Commission was presented with an informational update on the 
proposed project in order to offer the Commission the opportunity to provide initial comments on 
the project prior to it returning to them formally as a Major Change to the approved Concept 
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Design Review.  A summary of some of the comments provided by the Design Commission are 
as follows: 
 

 Study the location of the hotel entrance from the street to address the hotel's street 
presence and avoid confusion with the current entrance location at the bar/lounge space. 
 

 Study refinements to or further differentiation of the east façade to have a unique character 
from the north façade.  Consider a flat roof form for this wing to allow the northern portion 
to be more expressive. 
 

 Study the junction of the two wings to alleviate the somewhat awkward transition between 
the two facades. 
 

 Consider integrating the roof extension at the west end of the north elevation into the 
pavilion and roof deck at that location.   
 

 Further study the wing roof system to make a more distinctive architectural statement. 
 

 High quality materials and textures are recommended for the blank sign wall at the corner. 
 

ANALYSIS: 
 
Modification of Conditional Use Permit:  Major Project (New nonresidential and nonresidential 
portions of mixed-use projects over 25,000 square feet in size) 
 
A Conditional Use Permit is required for projects in the Central District that exceed 25,000 square 
feet  in size; the Hearing Officer is the review authority for projects that are 75,000 square feet in 
size or less, and the Planning Commission is for projects that are greater than 75,000 square feet 
in size.  The Planning Commission is the review authority for the Conditional Use Permit, related 
entitlements, and the environmental determination. 
 
In order to approve a Conditional Use Permit, it is necessary that six specific Findings of Fact 
(Attachment A) be made as required by the Zoning Code.  These findings concern the project’s 
compliance with the goals and policies of the General Plan and Central District Specific plan, its 
compatibility with the existing development in the vicinity, and its potential effect on the health, 
general welfare, and public safety of persons residing and working in the neighborhood.  
Additional findings include the finding to modify an entitlement, as well as the three required 
findings for a project in a Transit-Oriented Development area with more than 15,000 square feet. 
[Note that the original entitlement required a separate Minor Conditional Use Permit for such 
projects, but subsequently the Zoning Code was amended to combine the three additional 
findings with a Conditional Use Permit for a Major Project such as this one.] 
 
The property is within the Pasadena Playhouse sub-district of the Central District Specific Plan.  
As stated in the Specific Plan, the objective of the Playhouse District is to, “…provide for a vibrant 
mixed-use environment that encompasses cultural and arts activities, centered on Colorado 
Boulevard and the Pasadena Playhouse”.  The proposed hotel use is permitted with a Conditional 
Use Permit within the CD-4 (Central District Specific Plan, District 4: Pasadena Playhouse) zoning 
district, while the ground floor retail use is permitted by-right.  The proposed building has been 
designed without the need for any Variances from the Zoning Code.  The Central District Specific 
Plan requires “pedestrian oriented” uses on Colorado Boulevard and the commercial tenant space 
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located on the ground floor addresses this requirement.  Additionally, the project is consistent with 
a number of Goals and Policies of the Land Use Element of the City’s General Plan, such as 
Growth (1.2: Targeted Growth); Elements Contributing to Urban Form (4.1 - Sustainable Urban 
Form, 4.2 - A Diversity of Places, 4.3 - An Active Central District); Pedestrian-Oriented Places 
(5.2 - Pedestrian-Oriented Development, 5.6 - Property Access, 5.7 - Pedestrian Connections);; 
Visitors (14.2 - Conventions and Lodging., 14.3 - Community Events); and Vital Districts and 
Corridors (25.1 - Diversity of Uses, 25.2 - Compact Infill Development, 25.6 - Multi-Use of Public 
Alleys). 
 
Development Standards 
 
Floor Area Ratio 
 
The maximum allowable Floor Area Ratio (FAR), the ratio of building size (not including parking 
areas) to size of the site, is 3.0, or three times the size of the site.  With a lot area of 38,000 square 
feet, the maximum allowable FAR for a building on this site is 114,000 square feet.  The size of 
the proposed project is 109,231 square feet, which is an FAR of 2.87. 
 
Setbacks 
 
The Central District has site specific setback requirements shown on Figure 3-7 (Central District 
- Required Setbacks) of the Central District Specific Plan section of the Zoning Code.  For this 
site, the requirement is that non-residential structures shall be constructed at the property line 
(zero setback) along E. Colorado Boulevard and S. Madison Avenue; no minimum or maximum 
setback requirements exist for the south (Converse Alley) or west (interior) property lines.  While 
the proposed building would be located at the property line along E. Colorado Boulevard, the east 
side of the building along Madison Avenue is proposed to be set back approximately 14 feet from 
the east property line along the northern two-thirds of the building and approximately ten feet from 
the property line along southern third of the building. 
 
Per Section 17.30.050 (CD Exceptions to General Development Standards) of the Zoning Code, 
certain exceptions to the development standards of the Central District development standards 
may be granted.  Relative to setbacks, Section 17.30.050.A.2.b (Setback exceptions – increased 
openness), “Additional setbacks/stepbacks are encouraged where necessary to protect the 
character of an architecturally significant building or landscape.” 
 
In this case, there are three mature Camphor (Cinnamomum camphora) and one smaller 
Southern Magnolia (magnolia grandiflora) street trees along Madison Avenue.  These trees would 
be directly impacted if the proposed building were located at the property line, and in strict 
compliance with the zero-setback requirement.  As a result, the building has been proposed to be 
set back in order to allow adequate room for these trees not only to continue to grow and mature, 
but to not be negatively impacted during construction, such as by construction scaffolding.  In 
order to protect these trees from damage and/or removal, staff is supportive of the proposed 
setbacks, consistent with the allowed setback exception of the Zoning Code.  In addition, the 
existence of these trees has the potential to create an ideal location for enhanced landscaping 
and walkways for semi-public activities such as outdoor dining, as proposed. 
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Height and Height Averaging 
 
Figure 3-8 (Central District Maximum Height) of the Central District zoning district shows specific 
allowable heights throughout the Central District.  For this site, a maximum height of 75 feet is 
permitted, although through height averaging (see explanation below), portions of the building 
may be as tall as 90 feet. 
 
Height is measured from the lowest elevation of the existing grade at an exterior wall of the 
structure to the highest point (ridge or parapet) of the structure.  In addition, rooftop appurtenances 
on commercial and industrial structures are permitted to exceed the maximum allowable height 
by up to 15 feet provided the total area of the roof they cover is not more than 25 percent of the 
roof area (the Design Commission has the authority to approve a height of exception of 20 feet 
for rooftop appurtenances). 
 
At its highest point, the proposed building is 85 feet in height, as measured to the highest point, 
which is the corner element at the northeast corner of the building.  As shown on the building 
elevations and roof plan, the roof varies in height as it undulates to lower heights as it moves west 
and south of the high point. 
 
Height averaging (Section 17.30.050.B – Height Limit Exceptions) is a process through which the 
Design Commission may approve additional height above the maximum.  The purpose of height 
averaging is to provide flexibility in developing a viable project that also protects view corridors, 
provides visual transitions in height and massing, emphasizes intersections or other prominent 
locations and contributes to a more visually compelling skyline.  The additional height that can be 
approved through the height averaging process is limited to no more than 30 percent of the 
building footprint, provided that the average height over the entire footprint does not exceed the 
maximum building allowable height. 
 
In order to approve height averaging, the Design Commission must make several findings.  These 
findings include analyses that the additional height preserves views, provides for a more 
interesting skyline, will result in a superior design, will not be injurious to adjacent properties or 
uses, and is consistent with the objectives and policies of the Central District Specific Plan and 
General Plan.  In the event that the Design Commission is unable to make the necessary findings 
to allow the additional height, the project shall be redesigned to comply with the 75-foot maximum 
allowable height. 
 
Parking  
 
Sections 17.46.040 (Parking and Loading) and 17.50.340 (Transit-Oriented Development) of the 
Zoning Code govern parking for this project.  The number of required parking spaces is based on 
the size of the facility and the Zoning Code land use category, while within the Transit-Oriented 
Development area (the project site is in the Central District Transit-Oriented Development) all 
non-residential use, except office uses, are subjected to a mandatory reduction of 10 percent of 
the base parking requirement, with an optional reduction of up to 20 percent.  The parking 
requirement for the two uses, ‘Lodging - Hotels and Motels’ and ‘Retail’ is as follows: 
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Land 
Use 

Parking Requirement Rooms / Square Feet 
Parking 
Spaces 

TOD 
Reduction 

(20%) 

Lodging 
- 
Hotels 
and 
Motels 

One space per guest room;  195 Guest Rooms 195 156 

Ten spaces per 1,000 sq. ft. 
of banquet, assembly, 
meeting or restaurant seating 
area or one space per eight 
fixed seats. 

6,000 s.f. restaurant/lounge 
1,050 s.f. meeting space 

70 56 

Accessory retail uses greater 
than 5,000 sq. ft. gross: 2.5 
spaces per 1,000 sq. ft. 

n/a -- -- 

Retail Three spaces per 1,000 sq. ft. 5,000 s.f. 15 12 

  TOTAL 281 224 

 
However, per Section 17.50.340.D.1.c (Further reduction with study) of the Zoning Code, projects 
in the Transit-Oriented Area may further reduce the parking requirement through a parking 
demand study and approval of a Minor Conditional Use Permit.  In this case, the applicant has 
chosen to prepare such a study (“Parking Study for the Proposed Hotel Project at 550 E. Colorado 
Boulevard”, Raju Associates, Inc. (June 2020)) and has also submitted the corresponding Minor 
Conditional Use Permit.  The proposed number of parking spaces is 102 parking spaces, divided 
between on-site parking and off-site parking at the parking structure south of the site across 
Converse Alley, which is owned by the same property owner as the project site.  See the Minor 
Conditional Use Permit discussion later in this report. 
 
Please note, however, that based on previous discussions and public comments at several 
hearings before the Design Commission on the prior medical office project, there has been some 
interest in using the area where the on-site parking lot would be located as some sort of publically-
accessible space with minimal or no parking.  As such, the applicant is open to discussions with 
the Planning Commission and/or Design Commission on the eventual use of this space, as 
evidenced by the alternative proposal in the submitted set of plans, showing only five parking 
spaces, four of which would be ADA parking spaces, the loading zone and trash enclosure, with 
the remainder un-programmed.  Regardless of the eventual use of this area, and the number of 
parking spaces that are ultimately provided on-site, there is adequate parking available in the 
adjacent parking structure to accommodate most or all of the 102 parking spaces that are 
proposed for this project.  The final number of spaces and all dimension requirements will be 
verified through the plan check process. 
 
Tree Protection Ordinance 
 
All ten trees in the parking lot, nine Mexican Fan Palms (Washingtonia robusta) and one Tree of 
Heaven (Ailanthus altissima), would be removed in order to facilitate the project.  Neither of these 
species are on the City’s list of protected trees, and therefor do not qualify for protection under 
the City’s Tree Protection Ordinance  
 
All ten street trees adjacent to the site, with six to the north and four to the east, would remain.  
On the north are three Mexican Fan Palms and three Maidenhair (Ginkgo biloba) trees and to the 
east are three Camphor (Cinnamomum camphora) trees and one Southern Magnolia (Magnolia 
grandiflora).  
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The Urban Forestry section of the Department of Public Works has reviewed the proposed plans 
including the proximity of the new building to the street trees.  Although the location of the building 
near the street trees has been determined to be feasible, should the building’s setback be 
proposed to be reduced, construction-related tree trimming may not be accommodated.  Further, 
in order to ensure that no damage to the street trees occurs during constriction, Public Works is 
requiring a Tree Protection Zone for all street trees near the site.  Within each Tree Protection 
Zone, there cannot be construction vehicle access, construction vehicle operation, staging of 
materials, or trenching without the consent of Public Works.  The fencing to protect the trees shall 
be installed prior to any construction activities. 
 
Further, prior to the issuance of any permit for the project, a Preliminary Tree Protection Plan, 
prepared by a Landscape Architect or certified Arborist, showing the Tree Protection Zones and 
all structures, footings, and grading that may impact the street trees shall be submitted to the 
Public Works, for review and approval.   
 
Finally, should any street tree be proposed for removal such a request is subject to the review 
and approval of the Urban Forestry Advisory Committee.   
 
Other Standards 
 
The project has also been found to be in compliance with other applicable development standards 
of the Zoning Code including the minimum 15-foot height requirement of the first floor (18 feet 
proposed), refuse storage, bicycle parking, and location of grade level parking behind the building.  
At the time that plans are submitted for Building Permits, they will be checked for compliance with 
these and all other applicable regulations of the Zoning Code. 
 
In conclusion, based on the findings as shown in Attachment A, staff recommends approval of 
the modification to Conditional Use Permit #5407 for the construction of a non-residential project 
over of 25,000 square feet in size (Major Project), subject to the conditions of approval in 
Attachment B. 
 

Conditional Use Permit: ‘Lodging - Hotels, Motels’ use 
 
A Conditional Use Permit is required for a proposed ‘Lodging - Hotels, Motels’ land use in the 
within the CD-4 (Central District Specific Plan, District 4: Pasadena Playhouse) zoning district.  
As noted earlier, in order to approve a Conditional Use Permit, it is necessary that six specific 
Findings of Fact (Attachment A) be made as required by the Zoning Code.  These findings 
concern the project’s compliance with the goals and policies of the General Plan and Central 
District Specific plan, its compatibility with the existing development in the vicinity, and its potential 
effect on the health, general welfare, and public safety of persons residing and working in the 
neighborhood. 
 
The proposed hotel would include 195 guest rooms, with restaurant/lounge area and ‘back of 
house’ elements such as laundry, kitchen, and other administrative areas on the ground floor.  
Other guest amenities, meeting rooms, fitness center, and bar area with an outdoor roof terrace, 
would be located on the top (6th) floor.  The roof terrace would be also accessible by the public 
through a separate elevator located on the ground floor, on the west side of the hotel.   
 
It is staff’s assessment that the findings for approval of the Conditional Use Permit can be made.  
Not only does the proposed use comply with the applicable development standards of the Zoning 
Code, the proposed hotel also supports the purpose of the CD-4 sub-district, which is, “…intended 
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to provide for a vibrant mixed-use environment that encompasses cultural and arts activities, 
centered on Colorado Boulevard and the Pasadena Playhouse.”  Providing lodging services for 
visiting business travelers and tourists will support the nearby businesses and stores of the 
Playhouse District, as well as the Pasadena Playhouse itself, the nearby Boston Court Theater, 
the nearby Convention Center and Civic Auditorium, and the South Lake Avenue and Old 
Pasadena shopping and dining areas.   
 
The use is further consistent with the applicable General Plan Land Use Element designation of 
High Mixed-Use which is intended to support the development of multi-story buildings with a 
variety of compatible mixed-use and non-residential uses such as the proposed project.  In 
addition supporting a number of Goals and related Policies of the Land Use Element, such as 
Land Use Diversity (2.3 - Commercial Businesses, 2.5 - Mixed Use), Elements Contributing to 
Urban Form (4.2 - A Diversity of Places, 4.3 - An Active Central District), and Visitors (14.2 - 
Conventions and Lodging), the proposed hotel also meets several Planning Objectives of the 
Central District Specific Plan.  These are:  11 (Provide Economic Opportunity); 12 (Diversify 
Downtown Economy); 15 (Maintain Fiscal Health); 26 (Make Downtown Walkable); and 29 
(Capitalize on Key Resources). 
 
Therefore, staff recommends approval of the Conditional Use Permit for a ‘Lodging - Hotels, 
Motels’ use, based on the findings in Attachment A and subject to the conditions of approval in 
Attachment B. 
 
Conditional Use Permit: Sales of Full Alcohol (Beer, Wine, and Distilled Spirits) 
 
Staff’s review of a Conditional Use Permit for alcohol sales entails an analysis of whether the 
proposed location of alcohol sales would affect the general welfare of the surrounding property 
owners and whether the proposed use would result in an aggravation of existing alcohol-related 
problems such as loitering, public drunkenness, sales to minors, noise, and littering. The Planning 
Commission may consider existing calls for police response to make a determination of whether 
there is an undesirable concentration of alcohol uses in the vicinity of the project site. 
 
The site is located within the CD-4 (Pasadena Playhouse) zoning district where the serving of full 
alcohol (beer, wine, and distilled spirits) for on-site consumption requires the review and approval 
of a Conditional Use Permit.  As proposed, alcohol would be sold in the ground floor 
dining/bar/lounge area, at the roof terrace, as well as through room service.  The sale of alcoholic 
beverages for off-site consumption is not proposed, and alcoholic beverages would only be 
served in non-disposable containers.  Cover charges, age restrictions, and amplified music 
conducive of a night club atmosphere would be prohibited, through the conditions of approval in 
Attachment B. 
 
The CD-4 zoning district is intended to provide for a vibrant mixed-use environment that 
encompasses cultural and arts activities, centered on Colorado Boulevard and the Pasadena 
Playhouse.  As such, a diverse mix of land uses, such as office, retail, mixed-use, personal 
services, and restaurant uses, exist in the area.  The on-site sale and consumption of full alcohol 
in conjunction with the new hotel would be consistent with these surrounding uses and would 
enhance the commercial atmosphere of the Pasadena Playhouse area. As such, the introduction 
of on-site alcohol sales would not be viewed as a conflict with the surrounding commercial uses.  
 
The project site is located within Census Tract 4636.01. The site is located within Census Tract 
4636.01.  Based on a Census Tract population of 6,231 people and a ratio of one on-site alcohol 
license for every 944 people, the maximum number of on-site alcohol licenses in this Census 
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Tract is six.  Currently, there are 23 on-site licenses at 19 establishments, which is expected given 
the concentration of restaurants in the Central District generally, and in the vicinity of the 
Pasadena Playhouse specifically, a concentration that is encouraged by the City for its historically 
commercial downtown.  However, these licenses and those that are proposed are for on-site, not 
off-site, consumption, and as such, are not considered to be of a undue negative concentration. 
 
A Conditional Use Permit application for alcohol sales requires the applicant to identify all uses 
that sell alcohol for either on-site or off-site consumption within 1,000 feet of the site. Based on 
the information provided by the applicant, there are currently 16 establishments that sell alcohol 
within 1,000 feet of the subject site, as shown on the following table: 
 

No. Business Name Address License Type 

1 Monopole Wine 21 S. El Molino Avenue Off-site 

2 The Restaurant at New School of Cooking 525 E. Colorado Boulevard On-site 

3 Fusion Fridays 46 N. Los Robles Avenue On-site 

4 Anaya's 630 E. Colorado Boulevard On-site 

5 The Pasadena Playhouse 39 S. El Molino Avenue On-site 

6 The Stand 36 S. El Molino Avenue On-site 

7 The Mixx Pasadena 443 E. Colorado Boulevard On-site 

8 Tender Greens 621 E. Colorado Boulevard On-site 

9 Hyatt Place Pasadena 399 E. Green Street On-site 

10 Hilton Pasadena 168 S. Los Robles Avenue On-site 

11 Settebello Pizzeria Napoletana 625 E. Colorado Boulevard On-site 

12 Rotisserie Chicken of California 26 N. Los Robles Avenue On-site 

13 Alexander's Steakhouse - Pasadena 111 N. Los Robles Avenue On-site 

14 El Portal 695 E. Green Street On-site 

15 California Pizza Kitchen at Pasadena 99 N. Los Robles Avenue On-site 

16 Blaze Fast-Fire'd Pizza 667 E. Colorado Boulevard On-site 

 
Within the immediate vicinity, the nearest park is the under-construction park at E. Union Street 
and N. El Molino Avenue, approximately 790 feet (0.15 mile) feet northeast of the site.  The 
nearest school is Pasadena Montessori School, 1,600 feet (0.30 mile) to the southwest and the 
nearest religious facility is Pasadena Presbyterian Church, directly north of the site across E. 
Colorado Boulevard.   
 
However, the alcohol sales will not result in an adverse impact on these or other similar uses.  
The operation of the hotel, including the sale of a beer, wine, and distilled spirits will be compatible 
with the surrounding uses and commercial corridor.  Adherence with the recommended conditions 
of approval and periodic condition monitoring will ensure that the use will not deviate from the 
planned operation reviewed under this application. As proposed, the sale and consumption of 
alcohol will be ancillary to the primary hotel use. 
 
The incidental sale of beer, wine, and distilled spirits, in conjunction with a hotel, is not considered 
a problematic use and will not contribute to an aggravation of existing problems in the vicinity.  
With this approval, the project is subject to the City’s Condition Mitigation Monitoring Program.  
Noncompliance with any of the conditions of approval or any of the provisions of the Zoning Code 
may result in the revocation of the Conditional Use Permit.   
 
As conditioned, the proposed use is consistent with General Plan Land Use Element Policy 12.1, 
Vital Commercial Districts. The on-site sale and consumption of full alcohol within the operation 
of a hotel, along with the implementation of the conditions of approval, would enhance the 
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commercial district by creating a quality dining experience.  In addition, the project is consistent 
with the Land Use Element Policy 11.1, Business Expansion and Growth, which supports the 
growth and success of businesses that create new job opportunities and productive and satisfying 
employment for Pasadena residents. It would bolster a diverse economy base and would be a 
long-term economic contribution to the City and CD-4 zoning district which encourages a full 
range of retail and service businesses. 
 
Therefore, staff recommends approval of the Conditional Use Permit for the sale of full alcohol 
(beer, wine, and distilled spirits), based on the findings in Attachment A and subject to the 
conditions of approval in Attachment B. 
 
Minor Conditional Use Permit: Reduced Parking in Transit-Oriented Development area 
 
Sections 17.46.040 (Parking and Loading) and 17.50.340 (Transit-Oriented Development) of the 
Zoning Code govern parking for this project.  The number of required parking spaces is based on 
the size of the facility and the Zoning Code land use category, while within the Transit-Oriented 
Development area (the project site is in the Central District Transit-Oriented Development) all 
non-residential use, except office uses, are subjected to a mandatory reduction of 10 percent of 
the base parking requirement, with an optional reduction of up to 20 percent.  As noted earlier in 
the report the total base number of parking spaces would be 281 parking spaces, while after the 
20 percent reduction it would be 224. 
 
However, per Section 17.50.340.D.1.c (Further reduction with study) of the Zoning Code, projects 
in the Transit-Oriented Area may further reduce the parking requirement through a parking 
demand study and approval of a Minor Conditional Use Permit.  In this case, the applicant has 
chosen to prepare such a study (“Parking Study for the Proposed Hotel Project at 550 E. Colorado 
Boulevard”, Raju Associates, Inc. (June 2020)) and has also submitted the corresponding Minor 
Conditional Use Permit.  The proposed number of parking spaces is 102 parking spaces, divided 
between on-site parking and off-site parking at the parking structure south of the site across 
Converse Alley at 40 S. Oakland Avenue.   
 
As indicated in the Executive Summary of the parking demand study, the 102 parking spaces is 
based on an estimated peak demand of 93 parking spaces occurring on a weekday during a peak 
month, plus a 10 percent (nine spaces) buffer.   
 
This peak demand was determined as a result of using the Urban Land Institute’s (ULI) Shared 
Parking Model (Third Edition).  According to the parking study’s author, ULI’s Shared Parking 
Model is, “…a state-of-the art and nationally-accepted parking demand estimation methodology 
for estimating parking demands of mixed-use developments, taking into consideration the parking 
characteristics of various uses by time of day, day of the week and month of the year.”  The 
parking demand was estimated for peak weekday and weekend demand for each of the uses in 
the project provided by the ULI’s Shared Parking Report. The study utilized the City of Pasadena 
approved methodology and parking demand ratios. 
 
As shown in the parking study, the peak parking demand occurs in August and late December, in 
the 1:00 p.m. to 2:00 p.m. hour on both the weekday and weekend; the weekday peak demand 
would be 93 and the weekend peak would be 92.  Using the higher of the two, plus a ten percent 
buffer, results in the proposal of 102 parking spaces. 
 
To ensure there would be adequate parking supply in the 40 S. Oakland Avenue parking structure, 
which has 692 parking spaces, the parking study includes peak usage data based on 
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observations of occupancy of the structure.  As shown in Table 2 of the report, based on utilization 
surveys of the parking supply and current parking demand at the parking structure, the observed 
peak parking demand was during the weekday, during the 1:00 p.m. to 2:00 p.m. hour, with 440 
spaces, or 64 percent of the capacity, occupied; this leaves 252 spaces unused.  Table 3 of the 
report shows that the weekend peak was 48 parking spaces, or seven percent, of the capacity.  
Given this usage data, there is sufficient unused parking supply in the parking structure to 
accommodate most, if not all, of the 102 proposed parking spaces. 
 
It is staff’s assessment that the findings for approval of the Minor Conditional Use Permit can be 
made.  The project site is located within ½ mile of both the Memorial Park and Lake Gold Line 
Stations, and is located on E. Colorado Boulevard which has transit stops for Metro, Foothill 
Transit, and Pasadena Transit buses, thereby providing transportation options for those wishing 
to not use a car, and thereby reducing the need for additional parking.  With the inclusion of 
multiple uses in the project, there will be shopping and dining options in conjunction with the hotel, 
thereby reducing the need for an individual parking supply for each use.   
 
Providing less parking than normally required by the Zoning Code, through an established 
methodology from the Urban Land Institute, will also be consistent with a number of Goals and 
related Policies of the Land Use Element, such as: Land Use Diversity (2.6 - Transit-Related Land 
Uses); Pedestrian-Oriented Places (5.2 - Pedestrian-Oriented Development, 5.7 - Pedestrian 
Connections); and Parking Availability (19.3 - Parking Management, 19.4 - Park Once, 19.5 - 
Bicycle Parking, 19.7 - Reduced Demand for Parking).  Several Planning Objectives of the Central 
District Specific Plan are also applicable: 22 (Reduce Auto Dependency); 24 (Manage Parking 
Facilities); and 26 (Make Downtown Walkable). 
 
Therefore, staff recommends approval of the Minor Conditional Use Permit for reduced parking 
in a Transit-Oriented Development area, based on the findings in Attachment A and subject to 
the conditions of approval in Attachment B.  
 
GENERAL PLAN AND SPECIFIC PLAN CONSISTENCY: 
 
Land Use Element: 
 
The proposed project has been analyzed against the Goals and Policies of the Land Use Element 
of the General Plan, most recently adopted in 2015.  Within the Central District, identified as one 
of ten ‘Community Places’, the Playhouse District is specifically identified as, “…an arts- and 
culture-oriented area, with theaters, universities, museums, book stores, restaurants, and mixed 
commercial and housing projects.”  The establishment of a new hotel, with related amenities and 
ground floor retail space, will support the Playhouse District by providing lodging for business 
travels and tourists will be patronize the businesses and cultural institutions in the District. 
 
The Land Use Element of the City's General Plan designates this site as "High Mixed-Use," which 
is intended to support the development of multi-story buildings with a variety of compatible mixed-
use and non-residential uses such as the proposed project.  In addition, the proposed project is 
consistent with a number of Goals and related Policies of the Land Use Element, such as: Growth 
(1.2: Targeted Growth); Land Use Diversity (2.3 - Commercial Businesses, 2.5 - Mixed Use, 2.6 
- Transit-Related Land Uses); Elements Contributing to Urban Form (4.1 - Sustainable Urban 
Form, 4.2 - A Diversity of Places, 4.3 - An Active Central District); Pedestrian-Oriented Places 
(5.2 - Pedestrian-Oriented Development, 5.6 - Property Access, 5.7 - Pedestrian Connections); 
Shopping and Dining (12.1 - Vital Commercial Districts, 12.4 - Revitalization of Commercial 
Areas); Visitors (14.2 - Conventions and Lodging, 14.3 - Community Events); Land 
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Use/Transportation Relationship (18.1 - Development Mix and Densities); Parking Availability 
(19.3 - Parking Management, 19.4 - Park Once, 19.7 - Reduced Demand for Parking); and Vital 
Districts and Corridors (25.1 - Diversity of Uses, 25.2 - Compact Infill Development, 25.6 - Multi-
Use of Public Alleys). 
 
Central District Specific Plan: 
 
The Central District Specific Plan is the guiding document for the urban core of Pasadena. The 
vision of the Central District itself, as stated in the Land Use Element, is, “...to build upon the 
existing strengths as a vibrant downtown with a mix of uses, walkable areas with shopping, 
entertainment, restaurants, offices and housing connected by multiple modes of transit”.  Within 
the Central District Specific Plan are a series of Planning Objectives to achieve the purpose of 
the Central District.  
 
The project meets several of the following Planning Objectives of the Central District Specific 
Plan: 2 (Identify Growth Areas); 3 (Develop Urban Land Patterns); 10 (Support Traditional Urban 
Patterns); 11 (Provide Economic Opportunity); 12 (Diversify Downtown Economy); 14 (Promote 
Job Growth); 15 (Maintain Fiscal Health); 24 (Manage Parking Facilities); 26 (Make Downtown 
Walkable); and 29 (Capitalize on Key Resources). 
 
Urban Design Concept Components 
 
The Central District Specific Plan makes recommendations for specific urban design concepts for 
the Central District (Section 6 of the Central District Specific Plan).  These components, 
Downtown Linkages, The Public Realm, The Public-Private Interface, and The Private Realm 
directly influence the, “…physical design character for the Central District...”  Further, these 
concepts and strategies are intended to create a, “…mixed-use urban center…” that places 
importance on the safety and comfort of pedestrians. 
 
Through the Design Review process, the Design & Historic Preservation staff and Design 
Commission will utilize these concepts as part of their review of the project.  However, the 
following brief summaries, and how the proposed project addresses them, have been included 
for the Planning Commission. 
 
Downtown Linkages 
 
This design concept specifically identifies Colorado Boulevard as Pasadena’s “Main Street”, 
requiring that it be distinguished from all other streets in the City.  To meet this goal, it should 
have the City’s most intense mixed-use character with a continuous link between the active nodes 
of the Central District, with retail continuity and active street life.  This concept also emphasizes 
pedestrian connections and routes between activity centers with streetscape improvements and 
pedestrian-oriented improvements to improve walkability. 
 
The proposed project would redevelop a surface parking lot with a high-intensity mixed-use 
building that includes retail uses on the ground floor.  The active ground floor uses would bridge 
the existing gap in the streetscape.  Although Madison Avenue is not designated on the Linkage 
Concept map as a ‘Primary Pedestrian Corridor’, E. Colorado Boulevard is designated as such.  
Regardless, locating the building approximately 14 feet from the Madison Avenue property line 
would provide the opportunity for a semi-public space to connect with pedestrians and provide a 
visual invitation to pedestrians, connecting Colorado Boulevard to Green Street to the south. 
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The Public Realm 
 
This design concept focuses on publically accessible open spaces that range from large public 
park and recreation facilities to smaller urban outdoor spaces.  The objectives of the Public Realm 
concept include protecting landscape resources and walkability.  While the proposed project does 
not include any public park space, it does respect the existing trees on the east side of the property 
by locating the building approximately 14 feet away from the east property line.  This will allow for 
not only the continued growth of these mature Camphor trees, but this space will also result in an 
urban outdoor, semi-public, space or plaza. 
 
The Public-Private Interface 

 
The Public-Private Interface concept is intended to reinforce the connection between, “…human-
scale buildings and occupiable outdoor spaces.”  This is accomplished by situating buildings such 
that they are focused towards streets and activate the sidewalk.  This would support the 
development of urban land patterns, reinforce the character of the Central District, and walkability.  
To achieve these goals, the Central District Specific Plan, through the Zoning Code, establishes 
street setbacks throughout the Central District with the goal of reinforcing the building street wall 
by locating building consistently at or near the sidewalk. 
 
As noted earlier in the modification of the Conditional Use Permit discussion, new construction on 
this site is required to be located at the property line, with the exception of setting a building back 
in order to accommodate trees and landscaping as is proposed for this project along the S. 
Madison Avenue frontage.  The building is proposed to be located at the property line along 
Colorado Boulevard. 
 
The Private Realm 
 
Height limits in conjunction with floor area ratios (FAR) work to guide private sector development 
and regulate building envelopes in the Private Realm concept.  Through the implementation of 
the Zoning Code, these limits are intended to balance the sometimes competing interests of 
economic growth and vitality and protecting historic buildings and residential neighborhoods.  The 
FAR maximums in the Central District Specific Plan are aimed at allowing greater size along 
Colorado Boulevard to reinforce its place as, “…the City’s preeminent street.”  Further, the 
development of a, “…broad mixture of uses, emphasizing commercial and mixed uses” is 
recommended to be accommodated.   
 
As noted earlier in the modification of the Conditional Use Permit discussion, new construction on 
this site is limited to a FAR of 3.0 and the project is proposing a FAR of 2.87.  Further, this site 
also has a height limit of 75 feet, with up to 90 feet with height averaging.  Both these height 
maximums and the height averaging concept are a part of the Private Realm concept and 
enforced through the Zoning Code. 
 
Central District Specific Plan: Pasadena Playhouse Sub-District 
 
The project site is located in the Pasadena Playhouse sub-district of the Central District Specific 
Plan.  Within the Specific Plan, sub-district character is defined along with the character of 
individual precincts within each sub-district.  Each sub-district also includes linkage concepts and 
proposals for the sub-district.  These characteristics and proposals are summarized below. 
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Sub-district & Precinct Character 
 
As stated in the Central District Specific Plan, the objective of the Pasadena Playhouse Sub-
district is to, …”provide for a vibrant, mixed-use environment focused on Colorado Boulevard and 
the Playhouse that functions as a cultural and arts center for the community.” 
 
The project site is within the Playhouse North/Colorado Boulevard precinct (D-1), which is marked 
by concentrations of commercial activity and periodic landmark structures, such as the First Trust 
Bank Building (northeast corner of Colorado and Madison).  It is noted in the Specific Plan that 
the lack of continuity in this area should be remedied through more intense, mixed-use 
development, and that orientation to the street is critical.  Infill development is recommended for 
this area.   
 
Linkage Concept 
 
The “Pasadena Playhouse Linkage Concept” map identifies Colorado Boulevard as a “Main 
Commercial Boulevard” with a priority on the streetscape and strong pedestrian orientation.  The 
project’s frontage along Colorado is shown as an “Opportunity to Repair Street Edge (enhance 
pedestrian-orientation thru building or landscape treatment).”  A mid-block passage and principal 
outdoor space is shown conceptually on the west edge of the site, and an alley walkway (along 
Converse Alley) is shown on the south edge of the site. 
 
Pasadena Playhouse Proposal 
 
Relevant to the project, the Pasadena Playhouse Proposal encourages: 1) an arts-oriented urban 
environmental offering a broad range of cultural and commercial activities to strengthen its 
identity, 2) a mixture of land uses including vertical mixed-use development, and 3) establish 
Colorado Boulevard as Pasadena’s Main Street.  Colorado Boulevard should also express its 
unique cultural and arts identity of the area.  The proposal calls for expanding the retail continuity 
along the street by introducing new upper story residential and office development in support of 
retail activity. 
 
Conclusion 
 
The proposed project meets the goals of the precinct by providing a mixed-use (hotel and retail) 
development with orientation to E. Colorado Boulevard and S. Madison Avenue.  The 
development would replace an underutilized site with pedestrian-oriented retail on the ground 
level, thereby connecting the Los Angeles County building to the west and Urth Caffe to the east 
across Madison Avenue; bridging this gap in the streetscape.  The building would be set back 
approximately 14 feet from Madison Avenue to enhance pedestrian walkability and create a semi-
public space to activate the street with outdoor activities.  The “Alley Walkway” would be enhanced 
by widening Converse Alley. 
 
Overall, the project supports the precinct character and linkage concept by intensifying the site 
with mixed-use development, providing retail supporting the existing surrounding businesses, and 
improving the frontage and streetscape along both E. Colorado Boulevard and S. Madison 
Avenue. 
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REVIEW BY OTHER DEPARTMENTS: 
 
Comments and conditions on the proposed project were submitted by the Department of 
Transportation, Department of Public Works, and the Water Division of the Water and Power 
Department.  Recommended conditions of approval from these groups have been included in 
Attachment B to this report. 
 
ENVIRONMENTAL REVIEW: 
 
In accordance with the California Environmental Quality Act (CEQA) and the CEQA Guidelines, 
an Addendum to the Certified Subsequent Environmental Impact Report (EIR) for the previously-
approved Conditional Use Permit (i.e. “Crown City Medical Center Project”) was prepared in order 
to evaluate the potential environmental effects of project modifications proposed for the revised 
project.  For purposes of discussion below, the two projects will be referred to as the “Original 
Project” and the “Revised Project”. 
 
Background 
 
As noted earlier, in January 2006 Conditional Use Permit #4537 was approved to allow the 
construction of an 112,850 square-foot, five-story medical office and retail building, above a five-
level subterranean parking garage. An Initial Environmental Study was prepared for this project 
and it was determined that potentially significant impacts to Air Quality and Transportation/Traffic 
could be mitigated to a less than significant level.  Therefore, a Mitigated Negative Declaration 
was adopted for the project.  However, the Conditional Use Permit approval was not acted upon 
(building permits were not obtained and construction did not begin within two years from approval 
of the Conditional Use Permit) and the Conditional Use Permit approval expired on January 31, 
2009. 
 
After the expiration of Conditional Use Permit #4537, a new Conditional Use Permit application 
(#5407) was submitted for a similar project -- construction of an 112,252-square-foot, 86’-7” tall, 
five-story medical office and retail building above a five-level subterranean parking garage with a 
total of 476 parking spaces.  In July 2013 the Planning Commission approved the project, and a 
Final Subsequent Environmental Impact Report to the 2006 Mitigated Negative Declaration was 
certified, and a Statement of Overriding Considerations as adopted.   
 
The Certified EIR analyzed and identified potential environmental impacts associated with the 
following environmental issues: Air Quality, Cultural Resources, Greenhouse Gas Emissions, 
Noise, and Transportation and Traffic.  Of these five areas, the SEIR determined there would be 
significant impacts related to Noise and Transportation and Traffic.  Impacts to other study areas 
were found to be less than significant or less than significant with mitigation measures 
incorporated. 
 
Addendum Authority 
 
The Revised Project includes a change in the use from medical office to hotel, with the retail 
component remaining, reduction of the size of the building and the elimination of subterranean 
parking.   
 
Per the CEQA Guidelines, Section 15164(a) (“Addendum to an EIR or Negative Declaration”), an 
Addendum to a previously certified EIR can be prepared if some changes or additions to the 
previously certified EIR are necessary but none of the conditions described in CEQA Guidelines 
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Section 15162 (“Subsequent EIRs and Negative Declarations”) requiring preparation of a 
subsequent EIR are present.  CEQA Guidelines Section 15162 states that no subsequent EIR 
shall be prepared unless one or more of the following occurs: 

 

 Substantial changes are proposed in the project which will require major revisions of the 
previous EIR due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects; 
 

 Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR due to the involvement 
of new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects; 
 

 New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified 
as complete, shows any of the following: 

 
o The project will have one or more significant effects not discussed in the previous 

EIR; 
 

o Significant effects previously examined will be substantially more severe than 
shown in the previous EIR; 
 

o Mitigation measures or alternatives previously found not to be feasible would in 
fact be feasible and would substantially reduce one or more significant effects of 
the project, but the project proponents decline to adopt the mitigation measure or 
alternative; 
 

o Mitigation measures or alternatives which are considerably different from those 
analyzed in the previous EIR would substantially reduce one or more significant 
effects on the environment, but project proponents decline to adopt the mitigation 
measure or alternative.   
 

Public Resources Code Section 21166 (“Environmental Quality”, “Limitations”) provides that 
unless one or more of the conditions set forth are met, no subsequent or supplemental 
environmental impact report is required. 
 
Based on the scope of the Revised Project and the minor level of changes from the Original 
Project, it was determined that the preparation of an Addendum to the Certified EIR was 
appropriate, as none of the thresholds listed above were met.   
 
Addendum 
 
The Addendum that has been prepared describes the proposed modifications to the Crown City 
Medical Center Project (“Original Project”) and provides a comparison of the potential 
environmental effects associated with those modifications to the impacts of the approved project 
as identified in the Certified EIR for each of the environmental issue areas evaluated in the 
Certified EIR.  The analysis confirmed that the proposed modifications evaluated in the Addendum 
would not result in conditions meeting the criteria set forth in CEQA Guidelines Section 15162; 
therefore a subsequent EIR is not required. 
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The table below summarizes the impacts of the Revised Project when compared to the Revised 
Project. 
 

Impact Category Original Project Impacts Revised Project Impacts 

Aesthetics Less Than Significant/No Impact Same 

Agricultural Resources No Impact Same 

Air Quality Less Than Significant Same 

Biological Resources Less Than Significant/No Impact Same 

Cultural Resources Less Than Significant Same 

Geology and Soils Less Than Significant/No Impact Same 

Greenhouse Gas Emissions Less Than Significant Same 

Hazards & Hazardous Materials Less Than Significant /No Impact Same 

Hydrology and Water Quality Less Than Significant Same 

Land Use No Impact Same 

Mineral Resources No Impact Same 

Noise-Construction Less Than Significant with Mitigation Same 

Noise-Operation Less Than Significant Same 

Population and Housing Less Than Significant Same 

Public Services Less Than Significant Same 

Recreation No Impact Same 

Transportation Significant and Unavoidable Less than Significant with Mitigation 

Utilities Less Than Significant Same 

 
As noted in the table, an impact the Transportation analysis was identified, but can be mitigated 
to a less-than-significant level.  This impact concerns the potential impact on bicycle facilities. 
 
Transportation Analysis 
 
As part of the analysis of the project, the City’s Department of Transportation performed an 
analysis of the project, using the City’s most current Transportation Impact Analysis Guidelines.  
Whereas the Original EIR analyzed impacts based on criteria such as intersection level of service 
(LOS), average daily traffic volumes, and peak-hour trips, the CEQA Guidelines now state that 
vehicle miles traveled (VMT) is the most appropriate measure of transportation impacts and that 
automobile delay including measures of vehicular capacity or traffic congestion shall not be 
considered a significant impact on the environment.   
 
Proposed projects are analyzed using the City’s calibrated travel demand forecasting model 
(TDF) built on the Southern California Association of Government’s (SCAG) regional model.  The 
table below summarizes the analysis of each of performance metrics. 
 

Transportation Performance Metric 
Significant Impact 

Cap (existing) 
Incremental change 
(existing + project) 

Significant Impact? 

VMT per Capita >29.6 5.2 No 

VT per Capita >3.5 0.6 No 

Proximity and Quality of Bicycle Network <32.3% 32.1 Yes 

Proximity and Quality of Transit Network <66.8% 66.9 No 

Pedestrian Accessibility <3.9 4.0 No 
VMT: Vehicle Miles Traveled  |  VT: Vehicle Trips 

 
As shown in the table, the project was found to not have a significant impact for four of the five 
performance metrics.  The remaining impact, Proximity and Quality of Bicycle Network, was found 
to have a significant impact where the result, 32.1 percent, is less than the 32.3 percent impact 
threshold.  Even though the degree of impact is two/tenths of a percent, the impact threshold is 
still triggered.   
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To address this impact, the Department of Transportation has added a mitigation measure to the 
project as follows.  With the addition of this mitigation measure, the impact would be reduced to 
a less-than-significant level. 
 

The project shall pay a fee of $30,000 to fund Bike Facility Access measures to improve 
or expand bike facilities within a quarter mile from the project. Specifically, the project shall 
contribute funds to the El Molino Greenway Bike Project, which will provide access to 
destinations throughout the City, implement traffic calming features and other 
improvements that would help reduce traffic speeds and collisions, and help increase the 
safety for cyclists along the corridor. 

 
Although the project includes a mitigation measure, an Addendum to the previously certified EIR 
can be prepared. Consistent with CEQA Guidelines Section 15162(a)(1), the involvement of the 
new mitigation measure, to address an impact to Proximity and Quality of Bicycle Network, would 
not result in requiring major revisions to the previously certified EIR. Additionally, as concluded in 
the Addendum, the project would not result in a substantial increase in the severity of previously 
identified significant effects. The applicant has accepted the proposed mitigation measure to 
reduce the one identified significant effect by paying into a fund for Bike Facility Access. 
 
Conclusion 
 
As noted earlier, the analysis in the Addendum found that when comparing the potential effects 
of the Revised Project with the potential impacts of the Original Project as discussed in the 
Certified EIR would not require major revisions of the Certified EIR due to the involvement of any 
new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects.  In addition, no substantial changes have occurred with respect to 
the circumstances under which the project would be undertaken which would require major 
revisions of the previous EIR due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects.  Finally, no new 
information of substantial importance has been presented which would show that the Revised 
Project would have one or more significant effects not discussed in the previous EIR. 
 
The Certified EIR found that the Original Project would result in significant unavoidable traffic 
impacts that could not be mitigated to a less than significant level.  In such cases, CEQA requires 
that the project cannot be approved unless findings of overriding considerations can be made by 
the City Council.  Accordingly, a Statement of Overriding Considerations was adopted in 2013 by 
the Planning Commission, as part of the approval of Conditional Use Permit #5407, which set 
forth the specific reasons why the project’s benefits outweigh its significant environmental 
impacts.   
 
The Revised Project would only result in one significant impact which can be mitigated to a less-
than-significant level and therefore no significant and unavoidable impacts have been identified.  
As such, the Revised Project would not require a Statement of Overriding Considerations.  
Therefore, as determined by the Addendum, the Revised Project would not result in new impacts, 
a substantially increase in the severity of previously-identified impacts nor be cumulatively 
considerable.  As such, staff recommends the Planning Commission adopt the Addendum to the 
Certified EIR. 
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CONCLUSION: 
 
It is staff’s assessment that the findings (Attachment A) to approve the modification to Conditional 
Use Permit #5407 for a Major Project, the Conditional Use Permit for a ‘Lodging - Hotels, Motels’ 
use, a Conditional Use Permit for the Sale of Full Alcohol (Beer, Wine, And Distilled Spirits), and  
Minor Conditional Use Permit for Reduced Parking in a Transit-Oriented Development area can 
be made, subject to the recommended conditions of approval (Attachment B).  Further, staff 
recommends that the Addendum to the Subsequent Environmental Impact Report, prepared in 
compliance with the California Environmental Quality Act, be adopted as it found that when 
comparing the potential effects of the now-proposed hotel project with the potential impacts of the 
originally-approved medical office project, as discussed in the previous EIR would not require 
major revisions of the previous EIR due to the involvement of any new significant environmental 
effects or a substantial increase in the severity of previously identified significant effects.  
Therefore, staff recommends approval of the project and the land use applications described in 
this report. 
 

Respectfully Submitted, 
 
 
  
DAVID M. REYES 
Director of Planning & Community  
Development Department 
 

 
Prepared by: Reviewed by: 
 
 
    
David Sinclair  Luis Rocha 
Senior Planner Principal Planner/Zoning Administrator 
 
 
Attachments (5): 
 
Attachment A: Specific Findings for Approval 
Attachment B: Conditions of Approval 
Attachment C: Project Plans 
Attachment D: Addendum to Subsequent Environmental Impact Report 
Attachment E: 2013 Final Subsequent Environmental Impact Report 
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ATTACHMENT A 
SPECIFIC FINDINGS FOR MODIFICATION OF CONDITIONAL USE PERMIT #5407 

 
Modification of Conditional Use Permit:  Major Project (New nonresidential and nonresidential 
portions of mixed-use projects over 25,000 square feet in size) 
 
1. The proposed use is allowed with a Conditional Use Permit within the applicable zoning district 

and complies with all applicable provisions of this Zoning Code.  The proposed hotel use is 
permitted with a Conditional Use Permit  within the CD-4 (Central District Specific Plan, District 
4: Pasadena Playhouse) zoning district, while the ground floor retail use is permitted by-right.  
Further, a project of this size, that exceeds 25,000 square feet of gross floor area, is permitted 
with a Conditional Use Permit.  The proposed building has been designed without need of any 
Variances to the Zoning Code; the project meets all minimum required setbacks, height, and 
floor area ratio development standards.  Further, the project will provide pedestrian interest 
and connectivity along the ground floor, from both E. Colorado Boulevard and S. Madison, as 
well as from Converse Alley.  Finally, the project will be in compliance with the required 
findings and with conditions to ensure the project's compatibility with the of non-residential 
and residential uses that surround the site, as well as with the variety of building styles. 
 

2. The location of the proposed use complies with the special purposes of this Zoning Code and 
the purposes of the applicable zoning district.  The CD-4 zoning district is intended to 
encourage a vibrant mixed-use environment and mix of diverse land uses, and in this district 
the proposed hotel use is allowed with a Conditional Use Permit and the retail uses are 
permitted by-right.  The project has been designed to provide pedestrian interest along both 
E. Colorado Boulevard and S. Madison Avenue, as well as from Converse Alley.  In addition, 
pedestrian safety has been considered in the design by limiting vehicular ingress/egress to a 
Converse Alley, and by locating the most, if not all, vehicle parking in the adjacent parking 
structure.  The design of the project will be evaluated by the Design Commission to ensure 
the project is consistent with the goals and intents of the Central District Specific Plan design 
guidelines and standards.  No Variances to any applicable development standards of the 
Zoning Code have been requested. 
 

3. The proposed use is in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan. The Land Use Element of the 
City's General Plan designates this site as "High Mixed-Use," which is intended to support the 
development of multi-story buildings with a variety of compatible mixed-use and non-
residential  uses like the proposed project.  In addition, the proposed project is consistent with 
a number of Goals and related Policies of the Land Use Element, such as: Growth (1.2: 
Targeted Growth); Land Use Diversity (2.3 - Commercial Businesses, 2.5 - Mixed Use, 2.6 - 
Transit-Related Land Uses); Elements Contributing to Urban Form (4.1 - Sustainable Urban 
Form, 4.2 - A Diversity of Places, 4.3 - An Active Central District); Pedestrian-Oriented Places 
(5.2 - Pedestrian-Oriented Development, 5.6 - Property Access, 5.7 - Pedestrian 
Connections); Shopping and Dining (12.1 - Vital Commercial Districts, 12.4 - Revitalization of 
Commercial Areas); Visitors (14.2 - Conventions and Lodging., 14.3 - Community Events); 
Land Use/Transportation Relationship (18.1 - Development Mix and Densities); Parking 
Availability (19.3 - Parking Management, 19.4 - Park Once,19.7 - Reduced Demand for 
Parking); and Vital Districts and Corridors (25.1 - Diversity of Uses, 25.2 - Compact Infill 
Development, 25.6 - Multi-Use of Public Alleys). 
 
The project also meets the following Planning Objectives of the Central District Specific Plan: 
2 (Identify Growth Areas), 3 (Develop Urban Land Patterns), 10 (Support Traditional Urban 
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Patterns), 11 (Provide Economic Opportunity); 12 (Diversify Downtown Economy); 14 
(Promote Job Growth); 15 (Maintain Fiscal Health); 24 (Manage Parking Facilities); 26 (Make 
Downtown Walkable), and 29 (Capitalize on Key Resources). 
 

4. The establishment, maintenance, or operation of the use would not, under the circumstances 
of the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use.  The area surrounding the 
proposed hotel use includes a variety of businesses that will benefit from the increased 
pedestrian traffic created by the influx of business travelers and tourists visiting Pasadena 
while lodging at the hotel. In addition, the proposed hotel use will provide additional job 
opportunities for Pasadena residents.  The project has the potential to provide a consistent 
consumer base from which the surrounding retail and service uses could draw, and the hotel 
itself would generate jobs for a variety of workers.  Activating the area with the hotel will 
increase pedestrian activity throughout the various improvement districts and all along E. 
Colorado Boulevard, which will benefit the entire area and Pasadena community. 
 

5. The use, as described and conditionally approved, would not be detrimental or injurious to 
property and improvements in the neighborhood or to the general welfare of the City.  The 
proposed hotel and retail land uses are permitted in the CD-4 zoning district, with a Conditional 
Use Permit and by-right, respectively, and are envisioned by the Central District Specific Plan.  
The proposed hotel will provide services to business travelers and tourists visiting Pasadena 
generally, and the Playhouse District specifically, while the retail use is expected to cater to 
the surrounding residents and business employees.  The Addendum to the Certified EIR found 
that when comparing the potential effects of the now-proposed hotel project with the potential 
impacts of the originally-approved medical office project, as discussed in the previous EIR 
would not require major revisions of the previous EIR due to the involvement of any new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects.  In addition, no substantial changes have occurred with respect 
to the circumstances under which the project would be undertaken which would require major 
revisions of the previous EIR due to the involvement of new significant environmental effects 
or a substantial increase in the severity of previously identified significant effects.  Finally, no 
new information of substantial importance has been presented which would show that the new 
project would have one or more significant effects not discussed in the previous EIR.  
Therefore, it is anticipated that the operation of the proposed project will not be detrimental or 
injurious to property and improvements in the neighborhood or to the general welfare of the 
City.   
 

6. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity, in terms of aesthetic values, 
character, scale, and view protection.  The project has been designed such that it does not 
require any Variances from the height, mass, or floor area development standards of the 
Central District section of the Zoning Code.  The proposed project is smaller in scale than 
several buildings in the vicinity, including the eight-story First Trust Bank Building to the 
northeast and the County of Los Angeles building to the immediate west.  In addition the 
parking structure to the south is five stories in height.  Views of the mountains to the north are 
currently blocked by these existing surrounding buildings.  Therefore, no new impacts to views 
of the mountains as a result of the construction of this project have been identified.  Finally, 
the project is subject to Design Review and will be reviewed by the Design Commission to 
ensure the project is aesthetically compatible with the surrounding development. 
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Modification Finding 
 

7. There are changed circumstances sufficient to justify the modification of the original approval.  
The only significant modification to the previously-approved project the use of the building, 
which requires a Conditional Use Permit for the proposed hotel use. The size of the proposed 
building will be less than previously approved, but remains above the 25,000 square feet 
threshold for a Major Project, thus requiring the modification of the original approval for the 
size of the building.  As indicated in the application materials, market demand for medical 
office in this area of the Central District has sufficiently declined that an alternative use for the 
site has been applied for.  Eliminating the need for subterranean parking for the previously-
approved medical office building also is necessary as the cost of subterranean can be 
extremely high and could be cost prohibitive.  Finally, there are no other hotels in the 
Playhouse Distract, a deficiency that would be addressed through the proposed hotel. 
 
Transit-Oriented Development Findings 
 

8. The project consists of a use, or mix of uses, that encourages transit use and is oriented 
toward the transit user.  Neither the proposed hotel nor retail land uses are noted on the list 
of uses that are not allowed in the Transit Oriented Development section of the Zoning Code.  
Further, the project is located along the Colorado Boulevard corridor, which has a number of 
local and regional transit options (e.g. Pasadena Transit buses, regional bus lines) in close 
proximity to the site.  Finally, 6,000 square feet on the ground floor along E. Colorado 
Boulevard will provide for a variety of retail uses that can serve the non-auto traveler. 

 
9. The project is designed to enhance pedestrian access and/or other non-motor vehicle modes 

of transportation to public transit.  The project is located on E. Colorado Boulevard, a major 
transportation corridor.  Bus stops (and the Gold Line Station along Lake Avenue) are located 
in relative close proximity to the building.  The project is the project is subject to the City's Trip 
Reduction Ordinance requirements, and as such, a Transportation Demand Management 
Plan is required prior to the issuance of the first permit for construction.  Finally, providing 
most, if not all, vehicle parking at the existing parking structure across Converse Alley will 
reduce the number of vehicles accessing the site, thereby reducing the potential number of 
vehicle/pedestrian conflict locations, thus resulting in a safer, pedestrian-friendly environment. 

 
10. The project encourages pedestrian activity and/or other non-motor vehicle modes of 

transportation and reduced dependency on motor vehicles.  In addition to the parking 
reduction for projects in the Transit-Oriented District, the site’s prominent location along E. 
Colorado Boulevard, a major transportation corridor, will allow for easy pedestrian access to 
not only this site, but also existing buildings and businesses in the vicinity.  In addition, bus 
stops (and the Gold Line Station along Lake Avenue) are located in relative close proximity to 
the site.  The building frontage along both E. Colorado Boulevard and S. Madison Avenue 
emphasizes pedestrian activity and safety with vehicular access to the site from Converse 
Alley only.  Entries to the retail store(s) and hotel will be provided along both frontages and 
the mix of uses will encourage a vibrant streetscape.  The additional setback of the building 
along Madison Avenue will create an ideal location for sidewalk-adjacent activity and to 
connect the uses in building to pedestrians on the sidewalk. 

 
Conditional Use Permit: ‘Lodging - Hotels, Motels’ use 
 
11. The proposed use is allowed with a Conditional Use Permit within the applicable zoning district 

and complies with all applicable provisions of this Zoning Code.   The proposed hotel use is 
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permitted with a Conditional Use Permit  within the CD-4 (Central District Specific Plan, District 
4: Pasadena Playhouse) zoning district, while the ground floor retail use is permitted by-right.  
Further, a project of this size, that exceeds 25,000 square feet of gross floor area, is permitted 
with a Conditional Use Permit.  The proposed building has been designed without need of any 
Variances to the Zoning Code; the project meets all minimum required setbacks, height, and 
floor area ratio development standards.    

 
12. The location of the proposed use complies with the special purposes of this Zoning Code and 

the purposes of the applicable zoning district.  The proposed hotel supports the purpose of 
the CD-4 sub-district, which is, “…intended to provide for a vibrant mixed-use environment 
that encompasses cultural and arts activities, centered on Colorado Boulevard and the 
Pasadena Playhouse.”  Providing lodging services for visiting business travelers and tourists 
will support the nearby businesses and stores of the Playhouse District, as well as the 
Pasadena Playhouse itself, the nearby Boston Court Theater, the nearby Convention Center 
and Civic Auditorium, and the South Lake Avenue and Old Pasadena shopping and dining 
areas. 

 
13. The proposed use is in conformance with the goals, policies, and objectives of the General 

Plan and the purpose and intent of any applicable specific plan. The Land Use Element of the 
City's General Plan designates this site as "High Mixed-Use," which is intended to support the 
development of multi-story buildings with a variety of compatible mixed-use and non-
residential uses such as the proposed project.  In addition, the proposed project is consistent 
with a number of Goals and related Policies of the Land Use Element, such as: Growth (1.2: 
Targeted Growth); Land Use Diversity (2.3 - Commercial Businesses, 2.5 - Mixed Use, 2.6 - 
Transit-Related Land Uses); Elements Contributing to Urban Form (4.1 - Sustainable Urban 
Form, 4.2 - A Diversity of Places, 4.3 - An Active Central District); Pedestrian-Oriented Places 
(5.2 - Pedestrian-Oriented Development, 5.6 - Property Access, 5.7 - Pedestrian 
Connections); Shopping and Dining (12.1 - Vital Commercial Districts, 12.4 - Revitalization of 
Commercial Areas); Visitors (14.2 - Conventions and Lodging, 14.3 - Community Events); 
Land Use/Transportation Relationship (18.1 - Development Mix and Densities); Parking 
Availability (19.3 - Parking Management, 19.4 - Park Once, 19.7 - Reduced Demand for 
Parking); and Vital Districts and Corridors (25.1 - Diversity of Uses, 25.2 - Compact Infill 
Development, 25.6 - Multi-Use of Public Alleys). 

 
The project also meets the following Planning Objectives of the Central District Specific Plan: 
2 (Identify Growth Areas); 3 (Develop Urban Land Patterns); 10 (Support Traditional Urban 
Patterns); 11 (Provide Economic Opportunity); 12 (Diversify Downtown Economy); 14 
(Promote Job Growth); 15 (Maintain Fiscal Health); 24 (Manage Parking Facilities); 26 (Make 
Downtown Walkable); and 29 (Capitalize on Key Resources). 

 
14. The establishment, maintenance, or operation of the use would not, under the circumstances 

of the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use.  The area surrounding the 
proposed hotel use includes a variety of businesses that will benefit from the increased 
pedestrian traffic created by the influx of business travelers and tourists visiting Pasadena 
while lodging at the hotel. In addition, the proposed hotel use will provide additional job 
opportunities for Pasadena residents.  The project has the potential to provide a consistent 
consumer base from which the surrounding retail and service uses could draw, and the hotel 
itself would generate jobs for a variety of workers.  Activating the area with the hotel will 
increase pedestrian activity throughout the various improvement districts and all along E. 
Colorado Boulevard, which will benefit the entire area and Pasadena community.  
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15. The use, as described and conditionally approved, would not be detrimental or injurious to 
property and improvements in the neighborhood or to the general welfare of the City.  The 
proposed hotel and retail land uses are permitted in the CD-4 zoning district, with a Conditional 
Use Permit and by-right, respectively, and are envisioned by the Central District Specific Plan.  
The proposed hotel will provide services to business travelers and tourists visiting Pasadena 
generally, and the Playhouse District specifically, while the retail use is expected to cater to 
the surrounding residents and business employees.  The Addendum to the Certified EIR found 
that when comparing the potential effects of the now-proposed hotel project with the potential 
impacts of the originally-approved medical office project, as discussed in the previous EIR 
would not require major revisions of the previous EIR due to the involvement of any new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects.  In addition, no substantial changes have occurred with respect 
to the circumstances under which the project would be undertaken which would require major 
revisions of the previous EIR due to the involvement of new significant environmental effects 
or a substantial increase in the severity of previously identified significant effects.  Finally, no 
new information of substantial importance has been presented which would show that the new 
project would have one or more significant effects not discussed in the previous EIR.  
Therefore, it is anticipated that the operation of the proposed project will not be detrimental or 
injurious to property and improvements in the neighborhood or to the general welfare of the 
City.   

 
16. The design location, operating characteristics, and size of the proposed use would be 

compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection.  The project has been designed such that it does not 
require any Variances from the height, mass, or floor area development standards of the 
Central District section of the Zoning Code.  The proposed project is smaller in scale than 
several buildings in the vicinity, including the eight-story First Trust Bank Building to the 
northeast and the County of Los Angeles building to the immediate west.  In addition the 
parking structure to the south is five stories in height.  Views of the mountains to the north are 
currently blocked by these existing surrounding buildings.  Therefore, no new impacts to views 
of the mountains as a result of the construction of this project have been identified.  Finally, 
the project is subject to Design Review and will be reviewed by the Design Commission to 
ensure the project is aesthetically compatible with the surrounding development. 
 

Conditional Use Perm it:  To Allow the Sale and Consumption of Full Alcohol (Beer, Wine, and 
Distilled Spirits) in Conjunction with a Hotel Use 
 
17. The proposed location of the site for the Conditional Use Permit would not adversely affect 

the general welfare of the surrounding property owners.  The sale and consumption of full 
alcohol (beer, wine, and distilled spirits) will occur in conjunction with a ‘Lodging - Hotels, 
Motels’ use, which is allowed with a Conditional Use Permit in the CD-4 (Pasadena 
Playhouse) zoning district.  Nearby uses include a variety of restaurants, retail business, and 
other non-residential business, as well as some multi-family residences, which are indicative 
of the Pasadena North / Colorado Boulevard Precinct. The proposed alcohol sales would 
complement the operation of the hotel’s dining/bar/lounge and rooftop terrace, and would 
therefore occur as an accessory component.  The conditions of approval will ensure the 
alcohol sales will not result in adverse impacts to the hotel itself, nor to the surrounding 
property owners. 

 
18. The proposed location of the site for the Conditional Use Permit would not result in an 

undesirable concentration of premises for the sale of alcoholic beverages, including beer, 
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wine, and distilled spirits in the area. The site is located within Census Tract 4636.01.  Based 
on a Census Tract population of 6,231 people and a ratio of one on-site alcohol license for 
every 944 people, the maximum number of on-site alcohol licenses in this Census Tract is six.  
Currently, there are 23 on-site licenses at 19 establishments, which is expected given the 
concentration of restaurants in the Central District generally, and in the vicinity of the 
Pasadena Playhouse specifically, a concentration that is encouraged by the City for its 
historically commercial downtown.  Regardless, activities such as age restrictions, cover 
charges and amplified music conducive of a nightclub atmosphere are prohibited in order to 
ensure the hotel does not deviate from what is proposed. 

 
19. The proposed location of the site for the Conditional Use Permit would not detrimentally affect 

the nearby surrounding area after giving special consideration to the proximity and nature of 
the proposed use with respect to the following: a. Residential uses and residential districts; b. 
Hospitals, park and recreation facilities, places of public assembly, public or private schools, 
and religious assembly uses that attract minors and other similar uses; and c. Other 
establishments offering alcoholic beverages (including beer and wine) for sale for 
consumption both on- and off-site.  Within the immediate vicinity, the nearest park is the under-
construction park at E. Union Street and N. El Molino Avenue, approximately 790 feet (0.15 
mile) feet northeast of the site.  The nearest school is Pasadena Montessori School, 1,600 
feet (0.30 mile) to the southwest and the nearest religious facility is Pasadena Presbyterian 
Church, directly north of the site across E. Colorado Boulevard.   
 
However, the alcohol sales will not result in an adverse impact on these or other similar uses.  
The operation of the hotel, including the sale of a beer, wine, and distilled spirits will be 
compatible with the surrounding uses and commercial corridor.  Adherence with the 
recommended conditions of approval and periodic condition monitoring will ensure that the 
use will not deviate from the planned operation reviewed under this application. As proposed, 
the sale and consumption of alcohol will be ancillary to the primary hotel use. 

 
20. The proposed location of the site for the Conditional Use Permit would not aggravate existing 

problems created by the sale of alcohol (e.g., littering, loitering, noise, public drunkenness, 
and sales to minors). The incidental sale of beer, wine, and distilled spirits, in conjunction with 
a hotel, is not considered a problematic use and will not contribute to an aggravation of 
existing problems in the vicinity.  With this approval, the project is subject to the City’s 
Condition Mitigation Monitoring Program.  Noncompliance with any of the conditions of 
approval or any of the provisions of the Zoning Code may result in the revocation of the 
Conditional Use Permit.   

 
21. The proposed use is in conformance with the goals, policies, and objectives of the General 

Plan and the purpose and intent of any applicable specific plan.  As conditioned, the proposed 
use is consistent with General Plan Land Use Element Policy 12.1, Vital Commercial Districts. 
The on-site sale and consumption of full alcohol within the operation of a hotel, along with the 
implementation of the conditions of approval, would enhance the commercial district by 
creating a quality dining experience.  In addition, the project is consistent with the Land Use 
Element Policy 11.1, Business Expansion and Growth, which supports the growth and 
success of businesses that create new job opportunities and productive and satisfying 
employment for Pasadena residents. It would bolster a diverse economy base and would be 
a long-term economic contribution to the City and CD-4 zoning district which encourages a 
full range of retail and service businesses.  
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Minor Conditional Use Permit: Reduced Parking in Transit-Oriented Development area 
 
22. The proposed use is allowed with a Minor Conditional Use Permit within the applicable zoning 

district and complies with all applicable provisions of this Zoning Code.  Per Section 
17.50.340.D.1.c (Transit-Oriented Development, Parking Requirements, Further reduction 
with study) of the Zoning Code, the parking requirements within the Transit-Oriented 
Development area may be further reduced through a parking demand study and approval of 
a Minor Conditional Use Permit.  Based on the demand analysis in the parking study that was 
submitted for the project (“Parking Study for the Proposed Hotel Project at 550 E. Colorado 
Boulevard”, Raju Associates, Inc. (June 2020)), using the Urban Land Institute’s Shared 
Parking Model (Third Edition) methodology, it was determined that 93 parking spaces are 
needed for the project, based on an estimated peak demand in the 1:00 p.m. to 2:00 p.m. 
hour; 93 spaces during the peak weekday time and 92 during the peak weekend time.  The 
study included a 10 percent buffer, for a total of 102 parking spaces.   

 
The study also found there is sufficient unused capacity in the neighboring parking structure 
at 40 S. Oakland Avenue, with 252 unused parking spaces during the weekday peak hour and 
644 unused during the weekend peak hour. 
 

23. The location of the proposed use complies with the special purposes of this Zoning Code and 
the purposes of the applicable zoning district.  The proposed hotel use is permitted with a 
Conditional Use Permit within the CD-4 (Central District Specific Plan, District 4: Pasadena 
Playhouse) zoning district, while the ground floor retail use is permitted by-right.  While the 
project site is located within ½ mile of both the Memorial Park and Lake Gold Line Stations, it 
is also located on E. Colorado Boulevard which has transit stops for Metro, Foothill Transit, 
and Pasadena Transit buses, thereby providing transportation options for those wishing to not 
use a car, and thereby reducing the need for additional parking.  Finally, with the inclusion of 
multiple uses in the project, there will be shopping and dining options in conjunction with the 
hotel, thereby reducing the need for an individual parking supply for each use.   

 
24. The proposed use is in conformance with the goals, policies, and objectives of the General 

Plan and the purpose and intent of any applicable specific plan.  The Land Use Element of 
the City's General Plan designates this site as "High Mixed-Use," which is intended to support 
the development of multi-story buildings with a variety of compatible mixed-use and non-
residential uses like the proposed project.  In addition, the proposed project is consistent with 
a number of Goals and related Policies of the Land Use Element, such as: Land Use Diversity 
(2.5 - Mixed Use, 2.6 - Transit-Related Land Uses); Pedestrian-Oriented Places (5.2 - 
Pedestrian-Oriented Development, 5.7 - Pedestrian Connections); and Parking Availability 
(19.2 – Parking Limits, 19.3 - Parking Management, 19.4 - Park Once, 19.5 - Bicycle Parking, 
19.7 - Reduced Demand for Parking). 

 
The project also meets the following Planning Objectives of the Central District Specific Plan: 
2 (Identify Growth Areas); 3 (Develop Urban Land Patterns); 22 (Reduce Auto Dependency); 
24 (Manage Parking Facilities); and 26 (Make Downtown Walkable). 
 

25. The establishment, maintenance, or operation of the use would not, under the circumstances 
of the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use.  The reduced number of parking 
spaces is based an established methodology for estimating peak parking demand, from the 
Urban Land Institute’s (ULI) Shared Parking Model (Third Edition), for weekday and weekend 
parking demand which takes into consideration the mix of uses in the project.  The parking 
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study not only determined that 93 parking spaces are needed for the project, plus a 10 percent 
buffer, for a total of 102 parking spaces., but it also showed there is sufficient unused capacity 
in the neighboring parking structure at 40 S. Oakland Avenue, with 252 unused parking 
spaces during the weekday peak hour and 644 unused during the weekend peak hour.  
Finally, with multiple bus routes along E. Colorado Boulevard, there are multiple options to an 
automobile. 

 
26. The use, as described and conditionally approved, would not be detrimental or injurious to 

property and improvements in the neighborhood or to the general welfare of the City.  The 
proposed hotel and retail land uses are permitted in the CD-4 zoning district, with a Conditional 
Use Permit and by-right, respectively, and are envisioned by the Central District Specific Plan.  
The proposed hotel will provide services to business travelers and tourists visiting Pasadena 
generally, and the Playhouse District specifically, while the retail use is expected to cater to 
the surrounding residents and business employees.  The Addendum to the Certified EIR found 
that when comparing the potential effects of the now-proposed hotel project with the potential 
impacts of the originally-approved medical office project, as discussed in the previous EIR 
would not require major revisions of the previous EIR due to the involvement of any new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects.  In addition, no substantial changes have occurred with respect 
to the circumstances under which the project would be undertaken which would require major 
revisions of the previous EIR due to the involvement of new significant environmental effects 
or a substantial increase in the severity of previously identified significant effects.  Finally, no 
new information of substantial importance has been presented which would show that the new 
project would have one or more significant effects not discussed in the previous EIR.  
Therefore, it is anticipated that the operation of the proposed project will not be detrimental or 
injurious to property and improvements in the neighborhood or to the general welfare of the 
City.   
 

27. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity, in terms of aesthetic values, 
character, scale, and view protection.  The project has been designed such that it does not 
require any Variances from the height, mass, or floor area development standards of the 
Central District section of the Zoning Code.  The proposed project is smaller in scale than 
several buildings in the vicinity, including the eight-story First Trust Bank Building to the 
northeast and the County of Los Angeles building to the immediate west.  In addition the 
parking structure to the south is five stories in height.  Views of the mountains to the north are 
currently blocked by these existing surrounding buildings.  Therefore, no new impacts to views 
of the mountains as a result of the construction of this project have been identified.  Finally, 
the project is subject to Design Review and will be reviewed by the Design Commission to 
ensure the project is aesthetically compatible with the surrounding development. 
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ATTACHMENT B 
CONDITIONS OF APPROVAL FOR MODIFICATION OF CONDITIONAL USE PERMIT #5407 
 

[The conditions of approval below shall replace and supersede those in the prior approvals of 
Conditional Use Permit #5407.] 

 
The applicant or successor in interest shall meet the following conditions: 
 
1. Any site/floor plans submitted for building permits and/or future development shall 

substantially conform to the site/floor plans stamped “Approved October 27, 2021,” except as 
modified herein. 
 

2. The right granted under this application must be enacted within 36 months from the effective 
date of approval.  It shall expire and become void, unless an extension of time is approved in 
compliance with Section 17.64.040.C of the Zoning Code. 

 
Planning Division 
 
3. The Zoning Administrator, at any time, can call for a review of the approved conditions at a 

duly noticed public hearing before the Hearing Officer.  These conditions may be modified or 
new conditions added to reduce any impacts of the use.  The Hearing Officer may revoke the 
Conditional Use Permit if sufficient cause is given. 
 

4. Any change to these conditions of approval or expansion of the use may require the 
modification of this Conditional Use Permit or a new Conditional Use Permit.   

 
5. The applicant or successor in interest shall meet the applicable code requirements of all other 

City Departments.   
 
6. The final decision letter and conditions of approval shall be incorporated into any applicable 

building plans as part of the building plan check process. 
 
7. The proposed project, Activity Number ZENT20201-10052, may be subject to a Final Zoning 

Inspection.  Contact the Planning Case Manager, David Sinclair at 
dsinclair@cityofpasadena.net to schedule an inspection appointment time. 
 

8. The project shall provide a total of 102 parking spaces for the project.  A copy of a signed 
lease agreement, or similar document to the satisfaction of the Zoning Administrator, shall 
be reviewed and approved by the Zoning Administrator prior to the issuance of the first 
grading or building permit for the project.  

 
9. A landscape, hardscape, and irrigation plan shall be installed in accordance with a detailed 

plan to be submitted to and approved by the Zoning Administrator prior to issuance of any 
building permits.  The plan shall include drought-resistant plant materials and/or low volume 
irrigation.  The plan shall be prepared by a licensed landscape architect and shall meet the 
requirements of Chapter 17.44 of the Zoning Code. 
 

10. An exterior lighting plan, including specifications of the proposed fixtures, shall be submitted 
to the Zoning Administrator prior to the issuance of any building permits.  No light sources 
(e.g., bulb) shall be visible from any location off the site.  The lighting shall comply with the 
standards of Section 17.40.080 (Outdoor Lighting) of the Zoning Code.  

mailto:dsinclair@cityofpasadena.net
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11. The protection, pruning, relocation, and/or removal of any public tree shall be reviewed and 
approved by the City's Parks and Natural Resources Division. 
 

12. The project is subject to review and approval by the Design Commission through the Design 
Review process.  The Design Commission is the review authority for Height Averaging.  If 
Height Averaging is not approved for this project, the project shall be redesigned to comply 
with the 75-foot maximum allowable height as shown on Figure 3-8 in Section 17.30 
(Central District) of the Zoning Code. 
 

13. All proposed signage on the site shall conform to the regulations of the Zoning Code and 
shall be reviewed and approved by the Zoning Administrator and Design and Historic 
Preservation staff prior to issuance of any building permits. 
 

14. All exterior mechanical equipment shall be architecturally screened from view of the public 
right-of-way in a manner subject to review and approval by the Zoning Administrator and 
Design and Historic Preservation staff.  
 

15. The project shall meet all requirements of the Public Art process. 
 

16. The project shall adhere to the City regulations governing hours of construction, noise levels 
generated by construction and mechanical equipment, and the allowed level of ambient noise 
as specified in Chapter 9.36 of the Pasadena Municipal Code. 

 
17. Truck loading, unloading, and trash pick-up for the premises are allowed only between the 

hours of 7:00 a.m. to 9:00 p.m., Monday through Friday, and between 9:00 a.m. to 5:00 p.m. 
on Saturdays.  No truck loading, unloading, or trash pick-up is allowed on Sundays, as 
specified in Section 17.40.070.C. (Limited Hours of Operation) of the Zoning Code.  Loading 
and unloading activities shall be within the permitted hours and shall not continue afterwards. 
 
Alcohol Sales 

 
18. The approval of this application authorizes the sale and consumption of full alcohol (beer, 

wine, and distilled spirits) in conjunction with the operation of a hotel, as depicted in the 
approved floor plan, and as allowed by the California State Department of Alcohol Beverage 
Control.   
 

19. These conditions of approval must be posted in a conspicuous location for public viewing 
within the restaurant on a continuous basis for the life of this Conditional Use Permit beginning 
on the date the alcohol sales commence. 

 
20. The primary use shall be a hotel with ancillary full alcohol (beer, wine, and distilled spirits) 

sales. 
 

21. Prior to serving alcohol, the owner/operator must possess a valid on-sale alcoholic beverage 
license pursuant to Division 9, commencing with Section 23000, of the California Business 
and Professions Code of Type 47 (On-Sale General Eating Place) and Type 68 (Portable Bar 
License), or of a successor type.  Alcohol service shall be in compliance with all applicable 
regulations and guidance issued by the California Department of Alcoholic Beverage Control 
at all times.  
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22. A permittee serving alcohol within an outdoor dining area on private property shall post 
conspicuously within the dining area a sign which reads: "People consuming alcohol outside 
of this outdoor dining area are subject to arrest. PMC Section 9.24.010."  
 

23. The last alcoholic beverage shall be served no later than one-half hour before closing, or 1:30 
a.m., whichever occurs first. 

 
24. The establishment shall allow patrons of all ages, at all times. 

 
25. No cover changes, entry fees, or minimum drink orders shall be charged/required of patrons. 

 
26. Signs advertising brands and types of alcohol shall not be visible from the exterior of the 

premises. The display of alcoholic beverages shall be interior only (no outdoor display) at all 
times. 
 

27. The following preventive measures shall be undertaken to reduce the potential for alcohol 
related problems: 
 
a. Food service shall remain available during all hours of operation; 

 
b. Rideshare service phone numbers shall be posted in a conspicuous location at all times 

in the area(s) where alcohol is served to customers; 
 

c. All employees selling or serving alcohol shall be required to participate in an alcohol 
training program offered by the Alcoholic Beverages Control prior to the operation of 
selling/serving alcohol; 
 

d. The availability of a variety of non-alcoholic beverages shall be made known, posted in a 
conspicuous location, and offered to customers. The operator shall provide a Designated 
Driver program and offer free non-alcoholic drinks to designated drivers 

 
28. Promoter-produced parties or events shall be prohibited. These events include private parties 

that involve third parties who profit from organizing and/or drawing attendees to the events. 
 

29. Customized lighting and sound system conducive of a nightclub atmosphere shall be 
prohibited at all times. 
 

30. Any amplification of music shall comply with the regulations of Chapter 9.36 (Noise 
Restrictions) of the Pasadena Municipal Code. 
 

31. Dancing shall be prohibited at all times. 
 

32. Alcoholic beverages shall not be served in disposable containers. 
 
33. The private dining area shall be located entirely within the private property of the related 

business and shall not encroach within any public right-of-way unless the required permits 
and/or approvals are obtained from the Department of Public Works. 
 

34. The site and surrounding area shall be maintained in a litter and graffiti free manner.  Any 
graffiti that should appear on the site shall be removed within 48 hours. 
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35. Compliance with the City of Pasadena Refuse Storage regulations, see Section 17.40.120 of 
the Pasadena Municipal Code, shall be maintained at all times. 

 
Department of Transportation 
 
36. The project shall pay the Traffic Reduction and Transportation Improvement Fee (TR-TIF) for 

the project at the time of building permit issuance. The TR-TIF is subject to change based on 
the current General Fee Schedule. Total payment would be based on the final scope at the 
time of project approval.  
 

37. In accordance with City Ordinance No. 7157, the project is subject to the City’s Trip Reduction 
Ordinance (TRO) requirements. As indicated in the ordinance, a Transportation Demand 
Management (TDM) Plan shall be prepared prior to the issuance of the first permit for 
construction. 
 
To understand the TDM Plan requirements and associated review fees for the report submittal, 
contact the Complete Streets Division at (626) 744-7526 to arrange a pre-design meeting.  
The associated review fees are based on the current General Fee Schedule and are subject 
to change. 
 

38. The project is expected to exceed the established Average Daily Traffic (ADT) Cap along 
Oakland Avenue between Colorado Boulevard and Green Street, and along Madison Avenue 
between Colorado Boulevard and Green Street. The applicant is required to develop and 
implement a targeted Complete Streets plan with input from the affected residents, Council 
Districts, and DOT to encourage use of non-vehicular modes by the project’s patrons and 
implement measures to discourage intrusion of residential streets by patron vehicles to and 
from the project site. Please contact the Complete Streets Division at (626) 744-7526 to 
arrange a meeting to discuss the targeted Complete Streets plan. 

 
39. The traffic signal at the intersections of Colorado Blvd/Oakland Ave and Colorado 

Blvd/Madison Ave shall be fully actuated, through the installation of Accessible Pedestrian 
Signals (APS), video detection systems for vehicle and bicycle detection on all approaches, 
and performance monitoring. Both intersections shall be upgraded to a Type 2070E controller. 
For more information, please contact the Traffic Engineering Division at (626) 744-8723. 
 

40. Pursuant to the adopted Street Design Guide, the applicant shall comply with the following: 
 

 The development shall fund the purchase and installation of a real-time bus arrival device 
along the southeast side of Colorado Boulevard and Madison Avenue within the existing 
bus zone at the Colorado Boulevard and Madison Avenue intersection. (BusFinder - 
$5,500)  
 

 The development shall fund the purchase and installation of a real-time bus arrival device 
along the northwest side of Colorado Boulevard and Madison Avenue within the existing 
bus zone at the Colorado Boulevard and Madison Avenue intersection. (BusFinder - 
$5,500)  
 

 All existing bus zones and transit amenities shall remain in place and protected during 
construction. Existing bus zones will not be relocated without written approval from the 
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Transit Division. Construction equipment shall not be placed in the public right of way 
within bus zone(s) without prior approval.  
 

 To maintain the transit route schedule, the proposed project shall not interfere with bus 
operations (building overhangs, awnings, landscaping, drive-thru queue, etc.) including 
the effective loading and unloading of transit passengers on Colorado Boulevard. 
 
With the funds collected, the City will be responsible for the purchase and installation of 
the transit amenities. For more information, please contact the Transit Division at (626) 
744-4055. 

 
41. DOT will monitor access to Converse Alley for up to 12 months following the issuance of the 

project’s Certificate of Occupancy to track and document if Madison Avenue traffic is impeded 
by project traffic turning left out of the alley. If this movement becomes an issue, the City shall 
use collected funds to install a “No Left Turn” sign with post that will prohibit eastbound left 
turns out of the alley into Madison Avenue.  Deposit: $600 
 

42. Prior to the start of construction or the issuance of any permits, the applicant shall submit a 
Construction Staging & Traffic Management Plan to the Department of Public Works for review 
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 site.  
 
Construction-related traffic (delivery trucks or haul trucks) shall be restricted to the hours 
between 9:00 AM to 3:00 PM to limit peak hour traffic conflict along the local street network. 
 

43. If required, all loading spaces shall be designed and maintained so that the maneuvering, 
loading, or unloading of vehicles does not interfere with the orderly movement of traffic and 
pedestrians on any street. 
 

44. Views adjoining both sides of the driveway at the property line shall not be obstructed with 
landscaping, block wall, or non-porous fencing greater than 2.5’ in height from property line to 
15’ beyond the property line. 
 

45. If proposed, any parking entry gate shall be setback a minimum 20’ from the property line. 
The gate must be included on the site plan and approved by the Department of Transportation 
prior to the issuance of the first permit for construction (demolition, grading, or building). 
 

46. Pursuant to the adopted Street Design Guide, the applicant shall comply with the following: 
 

 The project shall maintain a 5’ min clear walk zone free of any obstructions along the 
project’s frontage on Oakland Avenue and along Madison Avenue. 
 

 The project shall maintain an 8’ min clear walk zone free of any obstructions along the 
project’s frontage on Colorado Boulevard.  
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Department of Public Works 
 
47. If there is any applicable sidewalk dedication conditioned by the Department of Transportation, 

the applicant shall be responsible for all the costs required to complete the dedications.  The 
dedication documents and processing fee/deposit shall be submitted to this office, at least 
three to four (3-4) months prior to the issuance of any permits.  The dedication documents 
shall be executed and recorded prior to the issuance of a Certificate of Occupancy. 
 

48. No private improvements may be placed within the public right-of-way, including, but not 
limited to, soldier beams, tie-backs, utility conduits, backflow preventers, transformers, fire 
sprinkler valve, decorative sidewalk and applicable parade post holes on Colorado Boulevard 
per Standard Drawing S-419.  Private improvements may only be placed in the public right-
of-way by submitting a license agreement, which must be approved by the City.  The license 
agreement application for any private improvement within the public right-of-way shall be 
submitted to the Department of Public Works for review and shall be approved by the City 
before any permits are granted. 
 
The applicant shall submit the application, plan and processing fee/deposit, associated with 
processing the license agreement, at least three to four (3-4) months prior to the issuance of 
any building or demolition permits.  An approved license agreement will allow the applicant to 
install and maintain the private improvements within the public right-of-way with conditions.  
 
A license agreement for shoring requires an indemnity bond in order to guarantee that shoring 
and tie-backs are free from defect due to faulty material, workmanship and failure.  Upon 
review of the license agreement exhibits, an indemnity bond estimate will be prepared and 
forwarded to the applicant.  The estimated amount is equivalent to the cost of reconstructing 
the public right of way, including all affected utilities, public facilities, and infrastructures, based 
on the plane of failure at a 45-degree angle from the lowest point of excavation.  The indemnity 
bond shall be submitted to the City prior to the execution of the agreement and the issuance 
of any building or demolition permits. 
 
All steel rods in every tie-back unit shall be relieved of all tension and stresses, and any portion 
of soldier beams and any portion of the tie-backs located be removed entirely from the public 
right-of-way.   A monthly monitoring report stamped and certified by a licensed surveyor shall 
be submitted to indicate that the deflection from any piles or soldier beams does not exceed 
one inch.  Upon completion of construction, the developer or his contractor shall remove all 
tie-back rods within the public right-of-way.  The removal shall be documented by a report 
certified by a licensed deputy inspector.  The report shall be submitted to the City for review 
and approval.  The applicant will be charged a penalty of $7,000 for each tie-back rod not 
removed from the public right-of-way.  For temporary tie-backs or shoring, the maximum width 
of the license area fronting the development frontage(s) shall only extend to the centerline of 
the public right-of-way. 
 

49. In order to accommodate an Americans with Disabilities Act (ADA) compliant curb ramp, the 
applicant shall verify, and reconstruct if necessary, a standard curb ramp at the southwest 
corner of Colorado Boulevard and Madison Avenue, if possible, per Caltrans Standard A88A 
or City of Pasadena Standard No. S-414.  The curb ramp construction shall be completed 
prior to the issuance of Certificate of Occupancy.  A separate permit from the Department of 
Public Works is required for all construction in the public right-of-way.  Please contact 626-
744-4195 for the general process. 
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The applicant shall submit to the City for review any proposed designs that will comply with 
the ADA requirements.  The applicant is responsible for the design, preparation of plans and 
specifications, and construction of the new curb ramp.  Plans for the curb ramp improvements 
shall be prepared by a civil engineer, registered in the State of California.  Upon submittal of 
improvement plans to the Departments of Public Works for review, the applicant will be 
required to place a deposit with the Department of Public Works to cover the cost of plan 
checking.  The amount of deposit will be based on the current City's General Fee Schedule.  
Note that the building plans approved by the City's Planning (Building) Department do not 
constitute approvals for work in the public right-of-way.  Separate plans shall be submitted to 
the Department of Public Works - Engineering Division - at 175 North Garfield Avenue Window 
6.  The applicant shall submit the curb ramp improvement plans and the plan check deposit 
at least two (2) months prior to the issuance of any building or demolition permits. 
 

50. The existing street lighting fronting the subject site is substandard.  In order to improve 
pedestrian and traffic safety, the applicant shall replace/renovate the existing street lighting, 
on the frontages of the subject property, with LED lights per the City requirements and current 
standards.   

 

 Two (2) streetlights on Madison Avenue 
 

 Three (3) streetlights on Colorado Boulevard 
 
In the event where the existing street light pole determined, by the City, to be deteriorated 
and/or damaged, the applicant shall replace the existing street light pole with a new street 
light pole in kind.  The replacement shall include but not limited to new pole, new footing, new 
LED light(s), conduit, conductors, lamp socket, fuse, globe/lantern, globe holder, photo cell, 
and other miscellaneous related parts. The applicant shall schedule a street lighting pre-
inspection with the Public Works inspector to determine the details/scope of the 
replacement/renovation of the existing street lighting.  Please contact 626-744-4195 or via 
email: pw-permits@cityofpasadena.net to schedule a street lighting pre-inspection, prior to 
the issuance of any permits. 
 

51. If the existing street lighting system along the project frontage is in conflict with the proposed 
development/driveway, it is the responsibility of the applicant to relocate the affected street 
lights, including new LED lights, conduit(s), conductors, electrical services, pull boxes and 
miscellaneous appurtenant work in a manner that complies with the requirements and 
receives the approval of the Department of Public Works. 
 

52. The applicant shall restore and re-paint all existing metal street light poles, traffic signal poles 
and traffic signal controller cabinet(s), along the Colorado Boulevard and Madison Avenue 
frontages of the subject property in a manner acceptable to the Department of Public Works.  
In addition, the painting specification shall be per the Central District Specific Plan.  The cost 
of the street light pole and traffic signal pole/equipment restoration and painting is the 
applicant's responsibility 
 

53. To provide better service for all pedestrians utilizing the intersection, the applicant shall 
upgrade all existing pedestrian push buttons at the intersection of Colorado Boulevard and 
Madison Avenue to an Accessible Pedestrian System (APS) device.  To properly utilize future 
advanced technologies such as video detection and fiber communication, the applicant shall 
upgrade the existing 170 controller in existing traffic signal cabinet at the southeast corner of 
said intersection to a 2070 controller.  
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54. The applicant is responsible for the design, preparation of plans and specifications, and the 
construction of all required street lights and traffic signal modification.  Plans for the 
improvements shall be prepared by a civil engineer, registered in the State of California.  Upon 
submission of improvement plans to the Departments of Public Works for checking, the 
applicant will be required to place a deposit with the department to cover the cost of plan 
checking and construction inspection of the improvements.  The amount of deposit will be 
determined when the plans are submitted.  In addition, there is possibly considerable lead-
time for the materials required for the construction and modification.  In order to avoid delays 
in the development schedule, the applicant shall coordinate with this office at 626-744-4195 
regarding this street light/traffic signal condition at least five (5) months in advance of the 
anticipated issuance of Certificates of Occupancy. 
 

55. Colorado Boulevard fronting the subject project is concrete street.  If the street is excavated 
for utility connections, extensive restoration of the concrete pavement, including removal and 
replacement of the entire panel from joint to joint and per Standard Drawing No. S-417, will 
be required. 
 

56. Madison Avenue restoration, fronting the subject development, shall be a full width (from 
gutter to gutter) cold milling and resurfacing of asphalt concrete roadway per Standard Plan 
S-415.  The street restoration shall be completed prior to the issuance of Certificate of 
Occupancy. 
 

57. The applicant shall demolish existing and construct the following public improvements along 
the subject development frontage of Madison Avenue, including concrete drive approach per 
Standard Plan S-403; concrete sidewalk per Standard Plan S-421; concrete curb and gutter 
per Standard Plan S-406.  The public improvements shall be completed prior to the issuance 
of Certificate of Occupancy. 
 

58. The proposed development shall connect to the public sewer with one or more new six-inch 
diameter house sewers laid at a minimum slope of two percent.  In accordance with PMC 
Chapter 13.24.010, house sewer "means that part of the horizontal piping beginning 24 inches 
from the exterior wall of the building or structure and extending to its connection with the public 
sewer."  The section of house sewers within the public right-of-way - from the property line to 
the public sewer, or within easement, shall be vitrified clay or cast iron pipe.   The house sewer 
shall meet City Standards as determined by the Department of Public Works, and a permit 
issued by the Department of Public Works is required for work within the public right-of-way.  
The construction of all new house sewers shall be completed prior to the issuance of 
Certificate of Occupancy. 
 

59. The applicant is responsible for the design, preparation of plans and specifications, and 
construction of all required public improvements.  Plans for the above improvements shall be 
prepared by a civil engineer, registered in the State of California.  Upon submittal of 
improvement plans to the Departments of Public Works for review, the applicant will be 
required to place a deposit with the department to cover the cost of plan checking and 
construction inspection of the improvements.  The amount of deposit will be determined when 
the plans are submitted and will be based upon the estimated cost to the department for the 
work.  Note that building plans approved by the City's Planning (Building) Department do not 
constitute approvals for work in the public right-of-way.  Independent plans shall be submitted 
to the Department of Public Works - Engineering Division - at 175 North Garfield Avenue.  The 
applicant is encouraged to submit these plans as early as possible to avoid delays in the 
issuance of Certificates of Occupancy.  
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60. On-site drainage, such as roof drain and area drain discharge, shall be contained on-site per 
LA County Regional Water Quality Control Board's current permit. 
 

61. The 14.5-feet building setback along Madison Avenue frontage as shown on the proposed 
entitlement submittal shall be indicated on all construction drawings.   
 

62. Based on information submitted for the proposal, retaining all public street trees seems 
feasible. Should the design of the project change, specifically any reduction to the proposed 
14.5 feet setback along the Madison Ave frontage, construction-related tree trimming may not 
be accommodated to preserve the street trees in place. The applicant shall submit a separate 
public tree removal request subject to review and support by the Urban Forestry Advisory 
Committee (UFAC).  Any street tree removals shall secure UFAC support prior to approval of 
Design Review entitlement. 
 

63. A Tree Protection Zone (TPZ) shall be established for all existing City trees within the scope 
of a construction project. The TPZ extends from the base of the tree to four (4) radial feet 
beyond the dripline of a tree and applies to the entirety of the tree - from the roots to the 
canopy of the tree.  
 
The applicant is prohibited from the following within a designated TPZ: construction vehicle 
access, construction vehicle operation, staging of materials, and trenching without the consent 
of the Department of Public Works. 
 
The applicant shall at minimum provide the following within a designated TPZ: mulching, 
irrigation, and protective fencing. 
 

64. Prior to the issuance of any permit, the applicant shall submit a Preliminary Tree Protection 
Plan (PMC Ch. 8.52 - City Trees and Tree Protection Ordinance), prepared by a Landscape 
Architect or certified Arborist, showing the TPZ and all structures, footings, and grading that 
may impact City trees shall be submitted to the Department of Public Works, for review and 
approval. Given that each construction project poses unique conditions, it is the responsibility 
of the applicant to develop a Tree Protection Plan based off the TPZ standards to the extent 
feasible.  The Plan shall conform to the Tree Protection Standards which specifically require 
showing the locations of all existing trees, their diameters, canopies, whether the tree is a 
public tree or private tree, as well as any trees to be planted with their canopy at mature size. 
The final conditions of the Tree Protection Plan shall be approved by the Forestry 
Superintendent.  A non-refundable flat fee, per the current General Fee Schedule, will be 
required for staff time to review the Tree Protection Ordinance compliance. 
 

65. Prior to any construction, tree protections including the installation of fencing to protect public 
trees must be in place. The fencing material shall be chain-link attached to posts inserted into 
the ground at the edge of the dripline and shall be a minimum of 4' in height. See Standard 
Plan S-642 - Tree Protection Chain Link Fencing.  Fencing shall maintain visual lines of sight 
in order to avoid vehicle and pedestrian hazards. Fencing shall include a minimum 8.5" x 11" 
warning sign with the following information: 'Tree Protection Zone'; name and contact 
information of project owner or authorized representative; 'Please contact the City of 
Pasadena Citizen Service Center to report any concerns (626) 744-7311'. All protective 
fencing must be permitted, inspected and approved by Public Works prior to the 
commencement of any construction. 
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66. All new drive approaches shall be at least seven (7) feet clear of the existing street trees 
measured from the edge of the trunk closest to the drive approach. All public trees shall be 
protected and fenced with a posting on the fences advising of the tree protection. 
 

67. Prior to issuance of any permit, the applicant shall submit a valuation assessment report of 
the existing public tree(s) along the boundary of their project. The report shall be prepared by 
a registered Arborist and submitted to PNR for review and approval. If it is determined that the 
applicant has failed to care for any City tree within their Tree Protection Plan, and the health 
of the tree(s) was critically compromised requiring its removal, the applicant shall be liable for 
the following costs: assessed value of tree determined by a PNR Arborist using a current ISA 
assessment methodology; the removal cost determined by PNR; and any applicable infraction 
or administrative fines determined by Code Compliance. 
 

68. Prior to issuance of any permit, a deposit in the amount of the applicant's total liabilities based 
on the aforementioned approved tree assessment report shall be submitted to the City. The 
deposit is fully refundable, less administrative fees, upon the satisfaction of Public Works prior 
to the issuance of a Certificate of Occupancy. 
 

69. In order to ensure that the developer maintains a clean and safe site during the construction 
phase of development, the applicant shall place a $10,000 deposit with the Department of 
Public Works prior to the issuance of a building or grading permit. This deposit is a guarantee 
that the applicant will keep the site clean and safe, and will make permanent repairs to the 
abutting street improvements that are damaged, including striping, slurry seal/ resurfacing, 
street trees, curb, gutter, and sidewalk, either directly or indirectly, by the construction on this 
site.  This deposit may also be used for charges due to damage to existing street trees and 
for City personnel to review traffic control plans and maintain traffic control.   
 

70. Prior to the start of construction or the issuance of any permits, the applicant shall submit a 
Construction Staging and Traffic Management Plan to the Department of Public Works for 
review and approval.  The template for the Construction Staging and Traffic Management Plan 
can be obtained from the Department of Public Works webpage at:  
https://ww5.cityofpasadena.net/public-works/engineering-and-
construction/engineering/forms-and-applications/. A non-refundable flat fee, based on the 
General Fee Schedule, is required for plan review and on-going monitoring during 
construction.  This plan shall show the impact of the various construction stages on the public 
right-of-way (and the private street) including all street occupations, lane closures, detours, 
staging areas, and routes of construction vehicles entering and exiting the construction site.  
An occupancy permit shall be obtained from the department for the occupation of any traffic 
lane, parking lane, parkway, or any other public right-of-way.   All lane closures shall be done 
in accordance with the Manual of Uniform Traffic Control Devices (MUTCD) and California 
Supplement.  If the public right-of-way occupation requires a diagram that is not a part of the 
MUTCD or California Supplement, a separate traffic control plan must be submitted as part of 
the Construction Staging and Traffic Management Plan to the department for review and 
approval.  No construction truck idling or staging, material storage, or construction trailer are 
allowed in the public right-of-way. 
 

71. All costs associated with these conditions shall be the applicant's responsibility. Unless 
otherwise noted in this memo, all costs are based on the General Fee Schedule that is in 
effect at the time these conditions are met.   
 

https://ww5.cityofpasadena.net/public-works/engineering-and-construction/engineering/forms-and-applications/
https://ww5.cityofpasadena.net/public-works/engineering-and-construction/engineering/forms-and-applications/
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In addition to the above conditions, the requirements of all applicable Pasadena Municipal 
Code (PMC) will apply and be implemented during the corresponding plan review and 
permitting.  They may include but not limited to: 
 

 Sidewalk Ordinance - Chapter 12.04 
 

 Sewer Facility Charge - Chapter 4.53 
 

 Residential Impact Fee - Chapter  4.17  
 

 City Trees and Tree Protection Ordinance - Chapter 8.52  
 

 Construction and Demolition Waste Ordinance - Chapter 8.62 
 

 Holiday Moratorium of activities within public right-of-way - Chapter 12.24.100   
 

Water & Power Department - Water Division 
 
72. Water Mains:  Pasadena Water and Power (PWP), Water Division can serve water to this 

project. The following water mains serve the property: 
 

 20-inch cast iron cement mortar-lined water main in Colorado Boulevard installed under 
Work Order 951 in 1922. This water main is located approximately 18 feet north of the 
south property line of Colorado Boulevard. 
 

 8-inch cast iron cement mortar-lined water main in Madison Avenue installed under Work 
Order 3061 in 1935. This water main is located approximately 20 feet east of the west 
property line of Madison Avenue. 

 
73. Moratoriums:  Verify with Public Works Department regarding any street construction 

moratorium affecting this project. 
 

74. Water Pressure:  The approximate water pressure at this site is 40-45 psi. 
 

75. Water Service:  PWP records reflect that there are two domestic services providing water to 
this property: 

 

 ¾-inch copper service installed in 1987 (#33263) in Colorado Boulevard. 
 

 1½-inch copper service installed in 1977 (#46124) in Madison Avenue.  
 
Any change in water service will be reviewed when the building plans are submitted.  Any 
change in service will be installed at actual cost and paid for by the owner/developer. Water 
services older than 50 years require renewals. 
 

76. Water Main Charge:  If it is determined that a water main must be upgraded due to size, age, 
pressure deficiencies, and/or the integrity of the existing water main; the upgrade will be paid 
for by the owner/developer.  A deposit will be requested for the water main design and a cost 
estimate will be provided to the owner/developer for the new water service installations, main 
design, and main construction.  The owner/developer must be aware that the design of a new 



Conditional Use Permit #5407 (Modification) Page 41 
Planning Commission  October 27, 2021 

water main will take 3 to 4 months after the initial deposit is made by the owner/developer.  
Also, an additional 4 to 6 months will be needed for the construction of the water main after 
the balance of the estimate is paid in full by the owner/developer.  The design and construction 
estimated time depends on the size and length of the water main and other mains in the 
queue.  For this reason, it is imperative that the initial deposit be submitted promptly.  Also, 
the owner/developer will pay in full any street restoration that is required by PWD.  PWD 
determines the limits of the street restoration. 
 

77. Water Division Requirements:   
 

 Water lines are not permitted to cross lot lines to serve adjoining lots without a utility 
easement; the Pasadena Water Division shall approve all proposed easements.  
 

 The Water Division will install the service tap, lateral, water meter and designate the 
distribution main and service tap. 
 

 All services not in use must be abandoned at the distribution main at the applicable rate. 
 

 For subdivided lots with one unit behind the existing, show easement documentation and 
assessor parcel map showing the subdivision.  
 

 Pursuant to the PWP Water Regulation Section XI 'A water service and meter may be 
evaluated for its continuing integrity.  Should PWP find a service, meter, vault or other 
appurtenance to be substandard and no longer suitable for continued use, replacement 
and/or construction of new facilities may be required.  PWP may require that a portion or 
all of the costs of such replacement and/or construction be paid or contracted for by the 
Applicant or Customer prior to construction.'  The property owner is responsible for the 
replacement cost.  All service pipes shall be of suitable capacity as determined by 
applicable plumbing and fire codes.  The minimum sized service installed by PWP is 1-
inch.  

 
78. Cross Connection Requirements for Domestic Services: 

 

 All city cross-connection prevention policies must be adhered to.  The developer is 
required to provide back-flow protection at all connections whereby the plan arrangement 
or configuration could potentially contaminate the domestic water system. 
 

 There shall be no taps between the meter and the backflow assembly.  
 

 The owner/developer shall provide and install an approved double check valve backflow 
prevention assembly at each water service if more than one water service serves property.  
The location of the back-flow prevention assembly shall be above ground within 20-feet of 
the property line.  
 

 The property owner is responsible for the back-flow prevention assembly.  The assembly 
will be registered and require an annual test certification.  All manufacturer warranties shall 
be transferred upon installation and certification to the property owner. 
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 The owner/developer is responsible for certifying and testing the assembly after 
installation by a person that possesses a current and valid license, and must be certified 
by the County of Los Angeles Department of Health Services.   
 

 The owner/developer shall submit the results of the test to the Water Utility Service Section 
for approval.  Upon approval, the City will maintain domestic water to the property and will 
automatically register the assembly.  
 

 All water services shall be protected from cross connections by means of approved 
backflow prevention techniques and assemblies.  
 

 An administrative fee of $180.94 will be charged for each backflow prevention assembly 
installed. 

 
79. Cross Connection Requirements for Fire Service: 

 

 The fire service requires a detector meter and back-flow prevention assembly.   
 

 The assembly shall be located in a readily accessible location for meter reading, test and 
maintenance.  
 

 All fire sprinkler systems require installation of an approved double check valve backflow 
prevention assembly at the sprinkler lateral off the domestic system. 
 

 Contract service other than PWP, providing the backflow prevention assembly shall 
contact the Water Utility Services Section to verify assembly approval or contact the 
University of Southern California foundation for Cross Connection Control and Hydraulic 
Research for an approve list of assemblies.  
 

 All manufacturer warranties shall be transferred upon installation and certification to the 
property owner.  The property owner shall assume ownership of the back-flow prevention 
assembly.  The assembly will be registered and require an annual test certification.  
 

 If PWP is to provide DCDA for fire service, PWP will install Wilkins, model 450 DA. 
 

 Choose from one of the below listed options and incorporate into the fire sprinkler plans.   
 

 Option 1:  Detector meter located on double check detector check assembly (DCDA) 
outside the structure on private property. 

 

 The Water Division will install the service tap, lateral, DCDA (optional Wilkins, 
models 350 DA or 450 DA) and designate the distribution main and service tap. 
 

 The location of the back-flow prevention assembly shall be a minimum of 12-
inches above grade within 10-feet of the property line, on private property.  
Reference Water Division Plan Check for certification and registration. 

 

 Option 2:  Detector meter located in a vault within the public right of way with a double 

check valve backflow prevention assembly (DCA) provided and installed inside or 

outside the building by the owner/developer.  
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 The Water Division will install the service tap, lateral, detector water meter and 
designate the distribution main and service tap. 
 

 The location of the back-flow prevention assembly shall be a minimum of 12-
inches above grade within 20-feet of the property line on private property.  
Reference Water Division Plan Check for certification and registration. 

 
80. All Other Cross Connection Requirements:  The owner/developer is also responsible for 

additional cross connection requirements for irrigation system, swimming pool and/or spa, 
boiler / chilled water / cooling tower (using chemical additives), domestic water line at makeup 
to carbonation system, sewage ejector, decorative water fountain, and makeup water to 
reverse osmosis filtration equipment. 
 

81. Fire Flow and Fire Hydrants:  The Pasadena Fire Department (PFD) has jurisdiction and 
establishes the requirements for fire protection within the City of Pasadena.  PFD must be 
consulted in this regard.  Any cost incidental to providing adequate fire protection for the 
project must be paid for by the owner/developer.   
 

 There are two fire hydrants in close proximity to the project site.   
 

 Fire hydrant 517-9 is located on the southeast corner of Colorado Boulevard and 
Oakland Avenue.  
 

 Fire hydrant 517-4 is located on the southwest corner of Colorado Boulevard and 
Madison Avenue. 

 

 There are no current fire flow tests information available for these hydrants. If you would 
like to request a fire flow test, please contact Linette Vasquez at (626) 744-7064. 

 
82. Fire Hydrants Details: 
 

 


