


	

 
 
 
 
December 7, 2021 
 
 
City of Pasadena Planning Commission 
Attn: Hayman Tam 
Pasadena City Hall 
100 N. Garfield Avenue 
Pasadena, CA 91101 
 
Re: Central District Specific Plan  
 
Dear Members of the Planning Commission, 
  
Pasadena Heritage is pleased that the Planning Commission will be reviewing the Central 
District Specific Plan, the largest and most important of the plan areas that are being 
updated. Much of Pasadena’s recent growth has occurred in this district, and it holds a large 
percentage of the City’s jobs and half of its rail stations. We are in general support of the 
draft plan, but believe some areas need further study. 
 
Our main priority is Old Pasadena, and we are pleased to see low heights proposed for the 
district. There may be new construction or additions in Old Pasadena in the coming 
decades, but those developments will be somewhat regulated by being located within a 
National Register Historic District. South Lake Avenue is a similar, though more modern 
shopping district, and serves nearby renters and homeowners. We also suggest that there 
should be a third, low-scale commercial district and we were pleased to see it was 
identified in the staff report.  
 
The area clustered around 
Market Alley east of Lake 
Avenue serves as an 
important, commercial and 
nightlife area, with several 
legacy businesses and art 
institutions. We suggest that 
this area be zoned more 
similarly to Old Pasadena to 
preserve the existing uses and 
businesses, and be broken off 
from the North Lake subarea. 
There is adequate structured 
parking to support its needs, 
though a parking sharing 
agreement would probably 
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need to be worked out with one of the nearby office towers. We suggest that it adopt the 
same zoning as Old Pasadena, CD-MU-C as well as the same 2.25 FAR and same 40’ 
height (55’ with height averaging). This would allow an additional core to develop, that 
could offer shopping, dining, and entertainment for the neighborhood. 
 
Equally important to this core’s success is having office and residential clients to support it. 
We believe that the North Lake subarea needs to be revised, primarily to allow mixed uses 
but also to improve the streetscape and look of the district. There was a backlash against 
the office towers when they were first built, but contemporary planners know some of the 
mistakes that were made in their designs. The blank facades, sparse plazas, and massive 
parking structures really do degrade the visual experience of the corridor. Following the era 
when the towers were built, cities have learned how to zone more appropriately. Cities 
along the West Coast have embraced a point tower model, innovated by Vancouver, that 
calls for active commercial uses along the street with residential uses set back in thinner 
towers. Such an approach could work here.  
 
One of the fatal flaws of the earlier commercial towers were their wide floorplates and 
blocky masses, which are visually unappealing. The height itself is not necessarily the issue. 
Even at shorter heights of 5-6 stories, these blocky buildings can create very ugly buildings, 
as seen elsewhere in Pasadena. We would like to see some zoning solutions that could add 
some ground floor commercial along North Lake Avenue with more slender housing 
towers above. This design would allow light to reach North Lake and air to circulate, and 
could counter the canyonization effect.  
 

 
Pictured: In many instances, existing towers greatly exceed the proposed zoning. 
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As proposed, we also would like to point out that the heights along North Lake are 
extremely restrictive, with at least 8 existing buildings already exceeding 100’ and the tallest 
reaching 180’. We are not suggesting that new development need to be high rises, but a 
12-story mixed use building would fit in and even sit below existing office towers. A series 
of incentives can be awarded for sustainable developments to achieve greater height. 
Incentives can be granted to buildings that include extra affordable units, build with mass 
timber or cross laminated timer instead of concrete or steel, or if they can display that they 
have a low traffic impact (a VMT<10 or a VT less than 1.0). This would allow new jobs and 
units to be located in this critical corridor, which near the Lake Avenue Station as well as 
the various bus lines on Colorado Boulevard, including the  upcoming Metro BRT line. 
 
As others have mentioned, we also believe incentives for adaptive reuse of existing office 
towers should be explored. Many are suffering from high vacancy rates. Large floor plates 
can make conversions difficult, but even if a portion of office space converted to residential 
use, it would help stabilize the neighborhood. The condominium conversion of the office 
tower at 388 Cordova Street demonstrates that such projects are economically feasible in 
Pasadena, though zoning must allow it. 
 
Before we move on with the rest of the plan, Pasadena Heritage believes that that this 
North Lake subarea has to be revised to preserve the Market Alley core and to redefine 
the vision for the rest of North Lake. After those two components are solved, the rest of 
the plan area can come into alignment. We are of the belief that development pressure will 
continue to exist in Pasadena, but we would rather see new development concentrated in 
appropriate locations and away from landmark and historic districts. 
 
We thank you for considering these comments. This Plan Area is the City’s most important, 
so we will continue to review it and may provide further comments at future meetings.  
 
Sincerely,  

                                                                  
Susan N. Mossman     Andrew Salimian 
Executive Director     Preservation Director 



From:
To: Tam, Hayman
Subject: Fwd: Humanizing Lake Avenue
Date: Wednesday, December 8, 2021 12:15:27 AM

CAUTION: This email was delivered from the Internet. Do not click links or open attachments unless you know the
content is safe.  Report phish using the Phish Alert Button. Learn more....

Hi Hayman, I'm writing to voice an opinion about something I believe would be a
very positive move for our City. 

I really love the City of Pasadena. I was born (Huntington Hospital in 1945) and
raised here. Even though I've lived all over the world I love Pasadena and the
careful consideration you folks, our long-term Planners have made. Love the
difference (the quality of life difference) between our City and the West Side - Or
even as close as Glendale. Pasadena has its very own personality and I, AND
MANY OTHERS, love it!  Thank you all for all of your efforts. 

So happy with my alma mater, Art Center, moved here to Pasadena. I graduated
from the Los Angeles - 3rd Street campus in 1969.  Started teaching "Advanced
Photo-Illustration" at the Pasadena Campus in the mid-80's for a decade plus, and
will continue my ongoing support of the best school of its kind on the planet –
Forever!

I'm not sure how many of you current Planners are familiar with the original plan
Trammel Crowe had when they gave birth to the "2 North Lake" building at the
corner of Lake and Colorado. It's a really beautiful building! Their long-term plan
was Twin-Towers for that site. I've seen the model and it's gorgeous! The land
footprint is perfect. The adjacent parking structure, for instance, was implemented
to accommodate a pair of 12 story high-rise buildings. That's why the structure is
always pretty much half full. 

Hayden Eaves of Trammel Crowe and I became friends back during 2 North
Lake's construction. We bought the property next-door and, on a whim, built a
burger joint called Wolfe Burgers.  Incredibly successful and time-durable!  It
would still be alive and well today if our families aviation business, Wolfe Air,
didn't steal our families full attention. We are now essentially babysitting the
property (of course with a quality tenant in place- ROUND'S) to make sure that
the best for Pasadena end-user comes into play. We've always believed that
beautiful neighborhood needs more humans, not just during business hours. The
freeway and rail station proximity is close enough, but not too close. The answer
was clear back in the early 80's when Hayden Eaves was driving the bus. The
only difference I see now is that the Twin-Tower needs to be re-zoned for
residential. There's more residential than office demands these days, and
undoubtedly will be well into the future. The City clearly understands this per the
residential zoning directly across the street where COCO'S used to be.  If the 2
North Lake proposed Twin-Tower land footprint was re-zoned residential it
would enable a first class, beautiful long-term asset for our City. Definitely would
be a quality draw for the overall neighborhood, for the entire City in general! 
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