
STAFF REPORT 
 
 
 
TO:  Transportation Advisory   DATE:  April 28, 2011 

Commission 
 
FROM : Steve Mermell, Assistant City Manager 
 
SUBJECT: Draft Lincoln Avenue Specific Plan 
 
 
INFORMATION: 
 
This report provides an update to the Transportation Advisory Commission 
concerning the status of the Lincoln Avenue Specific Plan.  The information provided 
is for information purposes only—no action is required. 
 
BACKGROUND: 
 
In August 2009, the City Council/Pasadena Community Development Commission 
(PCDC) directed staff to commence with the preparation of a Specific Plan for 
Lincoln Avenue.  The Specific Plan boundaries consist of the properties fronting the 
1.3-mile section of Lincoln Avenue between Forest Avenue on the south and the 
northern City Boundary, just north of Montana Street (see Figure 1 for project area 
boundary).  The objective of the Specific Plan is to achieve community consensus by 
defining a land use pattern (zoning) and capital improvement projects that support 
and encourage reinvestment in the Lincoln Avenue corridor.   
 
Community Outreach 
The draft Specific Plan originates from direct community stakeholders’ input within 
the Lincoln Avenue Specific Plan Area.  During the Fall of 2009, more than 80 
Lincoln Avenue residents, youth, business people, faith leaders, City 
Commissioners, and Lincoln Avenue Project Area Committee members participated 
in a series of five public workshops.  Workshop participants identified strengths, 
weaknesses, opportunities, and concerns, regarding the Lincoln Avenue corridor 
now and into the future.  At those workshops, members of the community expressed 
interest in recreating Lincoln Avenue as a neighborhood-serving corridor which: 
 

 Provides for the gradual phasing out of industrial and auto related uses that 
create conflicts with the surrounding neighborhood. 

 Creates a neighborhood “main street” that will serve as the focal point for the 
residential neighborhood surrounding Lincoln Avenue. 

 Provides opportunities for mixed-use (combination of commercial and housing 
use) projects. 

 Encourages investment and ongoing maintenance in the streetscape 
environment. 

 



With the assistance of Councilmember Robinson (First District), an advisory 
committee was formed to provide feedback and comment to City staff and the 
consultant team.  The advisory committee’s composition consisted of residents, 
business operators, commercial property owners, non-profit organizations, faith 
leaders, and representatives from the Lincoln Avenue Project Area Committee.  The 
advisory committee met on four occasions beginning with a tour of adjacent cities, 
followed by discussions of land use and design, plan and policy issues, and review 
of the draft Specific Plan. 
 
On October 15, 2010, the Lincoln Avenue Project Area Committee, together with the 
Northwest Commission, held a joint community meeting to review the draft Specific 
Plan and to introduce the document to community stakeholders.  The draft document 
was well received by the community.  Discussions included provisions for off-street 
parking, timing of streetscape improvements, façade improvement program, big-box 
retail, non-conforming uses and restrictions of alcohol sales for sit-down restaurants. 
 
Specific Plan Vision  
The vision of the Specific Plan is to transform the corridor from an industrial and 
limited commercial area into a vibrant neighborhood-serving district, with new 
housing options and a complement of local neighborhood serving retail, service 
businesses, and office spaces, tied together with public improvement projects that 
create a vibrant and enjoyable pedestrian environment along Lincoln Avenue. 
 
The Specific Plan defines implementation strategies intended to transform the 
corridor as one that better serves the surrounding neighborhood and creates an 
attractive northern gateway into the City of Pasadena, while being consistent with 
the goals, policies, and guiding principles of the General Plan. 
 
In order to achieve the vision for a neighborhood-serving district, the following land 
uses and development standards are proposed: 
 
1. Allowed Uses 

Allowed land uses within the Specific Plan area are listed in Table 5-2 
(Residential Districts) and Table 5-3 (Commercial Districts), pages 47-51 of the 
draft Specific Plan document.  Proposed is the allowance for mixed-use 
(combination of commercial and housing) on the west side of Lincoln Avenue 
between W. Howard Street and Pepper Street, and one parcel on the east side of 
Lincoln Avenue immediately north of the westbound Interstate 210 freeway off-
ramp.  Mixed-use projects are currently prohibited along the Lincoln Avenue 
corridor in an effort to allow for the continuance of industrial uses. 
 

2. Prohibited Uses 
The following land uses that are currently permitted are now prohibited.  Any pre-
existing use at the time of Specific Plan adoption will be considered a 
nonconforming use.   
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Retail and Wholesale Uses 
Building materials and supplies 
sales 

Pawnshops 

Commercial and wholesale growing 
grounds of plant materials 

Temporary swap meets 
 

Liquor stores Vehicle sales 
Medical services: extended care  
Service Uses 
Animal services – boarding; 
hospitals 

Maintenance and repair services 

Drive-through business –  
non-restaurants; restaurants 

Mortuaries, funeral homes 
 

Emergency Shelters 
 

Personal services, restricted (check 
cashing, tattoo parlors) 

Life/care facilities Sexually oriented businesses 
Lodging – motels 
 

Vehicles services – vehicle equipment 
repair washing and dealing 

Industry, Manufacturing and Processing Uses 
Industry Standard Wholesaling, Distribution, and Storage 
Recycling Centers – Large Facilities  
Transportation 
Heliports Transportation Terminal 
Transportation Dispatch Facility  

 
In addition, the Land Use Element of the General Plan, Objective 14.5 – 
Impaction, states “the following institutional uses shall not be established as new 
uses within the boundaries of the Northwest Community Plan, which 
encompasses the Lincoln Avenue Specific Plan area: 
 
Prohibited Institutional Uses 
Single Room Occupancy Hospitals 
Adult Day Care General Maintenance and Service Facilities 
Convalescent Facilities Residential Care 
Detention Facilities  

 
3. Zoning Districts 

The Specific Plan builds upon existing zoning regulations contained in the Zoning 
Code, while modifying development standards as necessary to achieve the 
development objectives for the corridor.  Three districts represent the Lincoln 
Avenue Corridor:  Residential, Commercial, and Special Purpose Districts, as 
illustrated in Figure 1 (See page 45 in draft Specific Plan for larger graphic 
representation). 
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Residential Districts 
A. Lincoln Avenue Specific Plan Single-

Family Residential (LASP-RS-6) District. 
The purpose of the Single-Family 
Residential Zoning district is to retain 
existing residential uses at the south 
end of the Specific Plan area (south of 
West Hammond Street) by preserving 
established single-family homes.  The 
Specific plan directly implements the 
RS-6 zoning district in the Zoning Code; 
no modifications are included in this 
Specific Plan. 
 

B. Lincoln Avenue Specific Plan Multi-
Family Residential (LASP-RM-16) 
District. The Specific Plan modifies the 
development standards of the RM-16 
zoning district to allow for a slight 
modification to the front and rear 
setbacks. While the zoning standards 
comply with the spirit of the City of 
Gardens standards, modifications allow 
design flexibility to encourage 
development, which requires high-
quality design at a scale sensitive to 
surrounding uses.  

 
Commercial Districts 
A. Lincoln Avenue Specific Plan Limited Commercial (LASP-CL) District. 

 The LASP-CL zoning district promotes pedestrian-scale commercial and 
residential uses that complement and serve the needs of the surrounding 
neighborhood.  Use regulations and development standards for the CL zoning 
district have been modified to achieve this objective.  Provisions for housing 
opportunities include mixed-use development within the LASP-CL zoning 
district, largely between Howard Street south to Pepper Street along the west 
side of Lincoln Avenue.   Residential uses are to be built at densities 
consistent with the LASP-RM-16 zone, either as stand-alone residential 
projects or as part of a mixed-use development.  Residential units are to be 
oriented toward Lincoln Avenue, with parking to the rear of lots. 

 
B. Lincoln Avenue Specific Plan General Commercial (LASP-CG1 and LASP-

CG2) District.  The purpose of the two General Commercial zoning districts is to 
provide a commercial district that accommodates a diverse range of retail, 
service, and office businesses, with a focus on businesses that support the 
needs of the local community. 
 

Figure 1 
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The LASP-CG1 zoning district is intended to allow the facilitation of a broad 
range of commercial uses.  On the portion of Lincoln Avenue north of John 
Muir High School, existing buildings are encouraged to be retained to provide 
suitable space and opportunities for start-up and smaller-scale businesses.   

   
The LASP-CG2 zoning district encourages ground-floor retail uses that 
contribute to a lively street scene and in particular, uses that provide a daily 
presence.  To achieve this goal, dedicated office uses may only occupy 
ground-floor street frontage upon issuance of a Minor Conditional Use Permit.   
 

Special Purpose Districts 
Lincoln Avenue Specific Plan Public and Semi-Public (LASP-PS and LASP-PD-4) 
Zoning Districts. 
A. The LASP-PS zoning district applies to publicly owned properties and allows 

for limited public-type uses that may not be appropriate in other zoning 
districts.  One example is the Cal-Trans property that is leased to the bus 
storage facility under the I-210 Freeway overpass, currently zoned, CG-1.    
The specific Plan is recommending changing the CG-1 Zoning Designation to 
LASP-PS zoning designation to limit commercial uses in this location.   

 
B. The LASP-PD-4 designation applies to the existing Planned Development-4 

Rose Walk Town Homes.  No modifications are proposed to the PD-4 Zoning 
designation. 

 
4. Development Standards 

All new structures and substantial rehabilitation, alterations, and/or remodeling of 
existing structures shall be designed and constructed in compliance with the 
applicable standards in Articles 4 (Site Planning and General Development 
Standards) and 5 (Standards for Specific Land Uses) of the Pasadena Zoning 
Code, unless explicitly delineated by the Specific Plan.   
 
New construction or additions to buildings within the Specific Plan area, shall 
comply with the City of Pasadena Design Guidelines for Neighborhood 
Commercial & Multi-family Districts, adopted by the City Council on October 19, 
2009.  In addition, below are some highlights of the proposed modifications 
through the Specific Plan.   
 
Development Potential 
As of 2010, the development potential for the corridor is indicated as follows: 
 
Development Potential 
Existing 2010 Conditions Proposed Specific Plan Allocation 
209 Dwelling Units 300 Dwelling Units 
470,000 SF of Commercial, 
Industrial and Institutional Uses 

Additional 500,000 SF of non-residential 
uses 
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The Specific Plan recommends a total build-out of 300 units, adding a total of 91 
net new housing units for the entire Specific Plan Area.  The land use policy 
associated with the Specific Plan would add an additional 500,000 square feet of 
commercial uses, largely as new development replaces aging industrial 
properties as more intensely developed commercial uses (either as mixed-use 
projects or stand alone commercial). 

 
Floor Area Ratio  
The Floor-Area-Ratio (FAR) for commercial properties remains the same as 
determined by the Pasadena Zoning Code, with one modification for the LASP-
CG2 Zoning District, which, proposes an increase from 0.9 to 1.0 FAR.  (See 
table 5-4, Floor-Area Ratio, Page 54 in the draft Specific Plan). 
 
Maximum Height 
The maximum building height for residential and commercial buildings shall not 
exceed 36 feet.  In addition, commercial properties located within the General 
Commercial Zoning Districts (LASP-CG1 and LASP-CG2) shall not exceed two 
stories in height.  Building heights in the Limited Commercial (LASP-CL) District, 
between Howard Street south to Pepper Street along the west side of Lincoln 
Avenue shall not exceed three-stories, or 36 feet in height, if the third story is 
used for residential purposes to encourage urban residential and mixed-use 
development opportunities. (See Attachment 2, Figure 2- Height/Setback/Parking 
Maps).  See draft Specific Plan for larger graphic representation on pages 56, 57, 
and 64. 
 
Setback Requirements 
Rear setbacks when adjoining an RS and RM Zoning District shall comply with 
the base zoning code except that no structure, including accessory permitted 
structures or partial-subterranean and fully-subterranean structures, shall be 
permitted within five feet of the rear property line.  This provision is more 
restrictive than the base zoning code, which allows subterranean structures to be 
built to the property line.  In addition, in order to ensure adequate separation of 
buildings that adjoin single-family structures, second and third floors shall not 
project within the required encroachment plane designated by the Pasadena 
Municipal Code (See Attachment 2, Figure 2- Height/Setback/Parking Maps). 
 
Street-front setback requirements correspond to land uses on the corridor.  Front 
setback requirements range from a minimum of 18 inches to a maximum of 5 feet 
to reinforce the commercial building street edge within the LASP-CG1 and LASP-
CL Zoning Districts.  Setbacks are intended to encourage façade plane 
modulation as illustrated in Figure 3. 
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Figure 3 

 
A setback of 12-feet is proposed in the LASP-CG2 Zoning District to encourage 
open trellis or arcades adjacent to Lincoln Avenue and designed as a continuous 
pedestrian walkway adjoining storefronts (Figure 4).  This requirement is 
applicable only to properties on the eastside of Lincoln Avenue between W. 
Howard Street, and W. Hammond Street.  The purpose is to offer pedestrians 
shelter form the sun adjoining west facing building facades. 

 
 Figure 4 

 
 
Parking Location 
No parking shall be permitted in areas designated in Attachment 2, Figure 2-
Parking Location, except within the rear 60 percent of a lot.  Partial-subterranean 
and fully-subterranean parking may extend to street-fronting property lines.  No 
above grade, surface, fully-subterranean or partial-subterranean parking shall be 
located within five feet of a property line abutting an RS zone (Attachment 2, 
Figure 2).  
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5. 

tion 

rhood-

of achieving efficient movement of vehicle traffic and pedestrian-scale character. 
 

Mobility 
Lincoln Avenue is designated as a Minor Arterial in the Mobility Element of the 
General Plan.  Due to high levels of traffic at certain times, (especially in rela
to Rose Bowl events), the continued efficiency of traffic movement remains 
critically important.  At the same time, Lincoln Avenue can support neighbo
serving uses in a comfortable pedestrian environment.  The Specific Plan 
balances the need to accommodate pedestrians and motorists, with the dual aim 

Traffic Calming Recommendations 
Lincoln Avenue experiences different levels of traffic along its length.  As su
has differing mobility and pedestrian needs, depending on location.  Traffic 
volumes are substantially lower for areas south of the intersection of Lincoln 
Avenue and Washington Boulevard, which has a higher concentration of sing
family residences.  The Specific Plan recommends implementation of a pilot 
program as envisioned in Figure 5 which, illustrates a one-lane travel
northbound and southbound directions.  To allow the Department of 
Transportation to analyze impacts to traffic flow, a painted roadway striping pil
program is proposed.  If the program is successful, a permanent reduction to 
two-travel lanes is recommended.  At key-mid-block locations and un-signalized 
intersections, the Specific Plan recommends landscaped median islands to help 
slow vehicular traffic, inc

ch, it 

le-

 lane both 

ot 

rease pedestrian safety, and add an aesthetic element 
long the streetscape.   

 
 

a

 
 
 

Figure 5 
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Traffic Signal Recommendations 
Travel patterns along Lincoln 
Avenue, as elsewhere in 
Pasadena, change over time.  To 
address such changes, traffic 
signal operations need to be 
synchronized periodically to 
continue to address mobility.  
 
Streetscape Improvement 
Recommendations 
The Specific Plan recommends 
several public improvement 
strategies to create enhanced 
walk-ability, connections and 
amenities as illustrated in Figure 6.  
(See page 79 in the draft Lincoln 
Avenue Specific Plan for a full 
graphic representation).  Proposed 
are new gateways, designating 
entrance and exit from the district 
with recommended placement at 
Lincoln Avenue intersections at 
Montana Street and Mountain 
Street, as well as near the 1-210 
on- and off-ramps.  Also proposed, 
are traffic-calming treatments such 
as curb extensions and median 
islands to shorten travel time to 
cross the street from east to west, 
while enhancing pedestrian 
connections between 
neighborhoods on both sides of 
Lincoln Avenue.  Supplemental 
street trees and landscaped 
medians immediately north and 
south of the I-210 overpass, and pedestrian lighting and public art presence to 
improve pedestrian passage under this same highway are recommended.   

Figure 6

The recommendations made in the Specific Plan as presented intend to create 
an enhanced pedestrian environment along Lincoln Avenue that encourages 
more activity and pedestrian use during both the day and into the evening hours. 
 
Also recommended are solutions to differentiate commercial and residential 
areas along the length of Lincoln Avenue (Mountain Street to Hammond Street, 
and from the freeway to Wyoming Street), by planting canopy trees such as 
Quercus agrifolia, Coast Live Oaks, on a case by case basis to replace the 
existing Chiltalpa street trees that are poorly performing.  Before such decisions 
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are made, an amendment to the City’s Master Street Tree Plan would be 
required.  

 
Plan Implementation 
Based on community input and analysis of market conditions the development of a 
revitalization strategy was created that focuses on modified land use regulations, 
and streetscape and infrastructure improvements.  Successful implementation of this 
Specific Plan will require collaborative efforts among local businesses, institutions, 
residents, the City, and the development community.  Timeframes for completion of 
Implementation Actions are generalized as follows: 
 

 Ongoing 
 Immediate (within the first two years of Specific Plan adoption) 
 Short Range (within 2-5 years) 
 Mid Range (within 5-10 years) 
 Long Range (beyond 10 years) 

 
Ongoing Implementation Actions 
Includes continued outreach to commercial property owners to participate in the 
Façade Improvement Program, water and sewer system upgrades, joint 
development agreements between the City and private developers, community 
based-policing, and community safety outreach efforts to name a few. 
 
Immediate Implementation Actions 
Includes environmental document certification and Specific Plan adoption; A General 
Plan Amendment to incorporate new land use designations and revisions into the 
Land Use Element; Zoning Code Amendment to allow the standards and provisions 
in the Specific Plan to take effect, and an amendment to the Zoning Map to replace 
the zoning district designations.  Lastly, an amendment to the Lincoln Avenue 
Redevelopment Plan is necessary to incorporate reference to land use, design 
requirements, and guidelines in the Redevelopment Plan. 
 
Short-Range Implementation Actions 
Includes traffic calming pilot program that reduces traffic lanes to one northbound 
and one southbound lane in the area south of Washington Boulevard.  The 
Department of Transportation will install painted roadway striping to monitor traffic 
impacts, and if successful, may implement a permanent program with landscaped 
median islands. 
 
Mid-Range and Long Range Implementation Actions 
Includes the streetscape plan coordinated with the Capital Improvement Program 
and the 5-Year Redevelopment Implementation Plan.  Additional implementation 
actions include pedestrian improvements, gateways, landscaping and public art, and 
additional infill-street tree opportunities.  
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Maximum Height Rear Setbacks Parking Location

ATTACHMENT 2,  
FIGURE 2, HEIGHT, SETBACK PARKING MAPS 
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