
 
 

December 8, 2021 

Planning Commission 
100 North Garfield Ave. 
Pasadena, CA 91101 
    
Re: Central District Specific Plan 
 
Dear Commissioners: 
 
 We are very happy to see the city listening to comments provided by the community and responding 
to those comments by making changes to the proposed Central District Specific Plan.  Particularly, we are 
heartened to see proposed changes to setbacks, sidewalk widths, an increased emphasis on green spaces, 
and protections for our precious tree canopy.  We would like to provide a few additional comments and 
questions, however, to the draft Central District Specific Plan.   
 
 Initially, while we see a commitment to green spaces, we do not see additional planned green spaces 
in the Central District, particularly near areas slated for increased housing density.  We agree that it is good 
planning to require developers to provide for those spaces in each project.  But it also is important that the 
city plan for green public spaces not connected to projects.  We do not see those areas and are hoping that 
those can be added.  We are happy to see the city requiring setbacks and adequate root space for trees to 
grow and flourish.  Is the space being suggested sufficient?  Can trees survive with the minimum required 
root space and canopy space under the draft Specific Plan? 
 
 In looking at suggested development density, particularly through the South Lake area, we are 
concerned that those limits do not consider potential density bonus numbers for residential projects, or the 
overall cap allotted to each area.  That would dramatically affect the size of potential projects and could 
radically alter the character of the neighborhood.  We hope that the city will set the maximum density 
allowed for any area with the density bonus numbers in mind and will keep the area of South Lake a low 
commercial area.  The overall density allocations throughout the Central District should be designed to better 
fit the needs of the area.  Density should be increased by the transit areas and the areas near the single-
family homes should have lower density.  Specifically, this is evident near the corner of South Lake and 
California Boulevard.  Under the draft Specific Plan, higher density development is allowed that would loom 
over the adjacent single-family neighborhoods.  The setting of development density is the strongest tool the 
city has in guiding Pasadena’s growth.  It is imperative that we protect our single-family neighborhoods and 
the character and feel of our smaller shopping districts.   
 
Thank you,  
Megan Foker,  
On behalf of Livable Pasadena 
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December 8, 2021 
 
Planning Commission 
City of Pasadena 
100 North Garfield Ave. 
Pasadena, CA 91101 
 
Re: Central District Specific Plan - South Lake 
 
Dear Planning Commission,  
 
The Board of the Madison Heights Neighborhood Association has had many opportunities to discuss the 
Central District Specific Plan – South Lake amongst ourselves as well as with developers, lawyers and 
other experts in urban planning and development. This area, which is adjacent to our boundaries, is very 
important because it functions as a “blank slate” for future development. We are committed to working 
with the city to get the planning right in terms of adding additional housing, trees, community areas, open 
space and unique shopping destinations to this area. Ideally, this plan will complement and continue to 
support what we love about Madison Heights: walkable streets, tree-lined sidewalks, a friendly 
neighborhood community, and historic touches. 
 
Our main comments and concerns are as follows: 
 
1) Maintain varied land uses contributing to a rich urban environment: We understand the need 
for additional housing, and support mixed use space in the South Lake corridor from California 
Blvd to Del Mar Blvd. That said, the Lake corridor should remain at least 50% commercial and 
certain areas should remain 100% commercial given the amenities they provide to their 
surrounding neighborhoods – three specific commercial areas that we feel are very important to 
preserve are: 
 
• The Pavilions Grocery Store located at 845 E. California (NW Corner of Lake and California);  
• Peet’s Coffee and Einstein Bros. Bagels located at 605 S. Lake (SW corner of Lake and 

California) — including the much-used open space at this corner; and 
• The Craft Fair-Assistance League building at 820 California Blvd.  
 
All three of these retail projects provide critical and needed services to its surrounding 
neighborhoods and add to Pasadena’s unique and neighborhood ambiance. 
 
2) Step density: A drastic increase in height and density is currently proposed for the South 
Lake Street corridor, which would be damaging to the Madison Heights historic neighborhood 
as well as other multi-family units and homes to the north, west and east. We believe that 
buildable area should be stepped from south to north, with increases in stages from 1.0FAR at 

http://www.mhnapasadena.org/


California Ave (25-foot average height) to 2.0FAR at Del Mar (55-foot average height). We also 
would like to keep the units per acre at 40, as the current plan has zoned for the corner of 
South Lake and California Blvd. The residents of MHNA are certain we want to maintain 
Pasadena’s iconic mountain views while sipping coffee and socializing at Peet’s and Einstein’s, 
which is a focal point for our residents.  
 
3) Parks and open space: As far as we can tell, there are no new parks or significant open 
green spaces being considered within the plan, yet we are seeing tremendous growth in 
housing. The opportunity to use park and traffic impact fees from the future developments to 
create open green space should be seriously considered. While some mitigation fees can go to 
the General Fund, most of the acquired resources should be spent in the immediate area to 
address quality-of-life issues. 
 
4) Setbacks: We would like setbacks to be stepped in a fashion that would create an attractive 
atmosphere that would draw shoppers and strolling neighbors. The zero-to-three foot setback 
does not allow for in-ground trees around the periphery of new buildings. We would like to see 
all setbacks increased to 10-15 feet. This adjustment will improve walkability, allow for in-
ground tree plantings, and add an overall inviting neighborhood feel, on both sides of the South 
Lake Corridor. By allowing for more foresting of trees, we will create an environmentally friendly 
community, add beauty and shade, and honor our reputation as a tree city. 
 
5) Parking: We support reducing parking up to one third of typical allotments, but want to 
ensure residents in new developments will not be allowed to park overnight on streets in our 
district, including along the South Lake Corridor and Hudson. No permanent, on-street parking 
permits should be issued to future residents of these projects. 
 
6) We encourage the commission to review each specific plan housing cap and consider 
adding the density bonus units to these caps. It is our understanding this is not happening.  We 
are also not certain if the density bonus additions are being taken into consideration within the 
draft so we see actual heights that reflect the additional floor needed to include the units. 
 
We want to ensure that the commission understands the concerns of our neighborhood and 
considers these suggestions as a vital part of the ultimate plan for the success of the South 
Lake Corridor. 
 
Thank you,  
 

 
John Latta 
President 
 



 

 
 

WEST PASADENA RESIDENTS’ ASSOCIATION 
POST OFFICE BOX 50252  ▪  PASADENA, CA 91115 

December 8, 2021   
 
Members of the Planning Commission 
City of Pasadena 
Via Email 
 
 WPRA Comments on Central District Specific Plan 
 
Chair Olivas and Commission Members: 
 
The West Pasadena Residents’ Association notes the progress made to date on 
developing the Central District Specific Plan (CDSP) and commends those who have 
contributed to it. 
 
For today’s Planning Commission study session, WPRA would like to touch on a few key 
policy areas, and looks forward to further Specific Plan development. 
 

• Density caps in the Central District must take state density bonus allowances into 
consideration, to account for as much as a 35% increase in residential units due 
to the STBL.  

 

• The CDSP should assure that the supportive infrastructure for the proposed 
dense development is provided. 

 

• We are concerned with the proposed high-density mixed-use zoning proposed 
for the Shopper’s Lane area east of Lake Avenue, including the loss of retail-
related surface parking and the adjacency to the less dense residential area east 
of Mentor. 
 

• Planned Developments have changed the character and context of the Central 
District (and other areas)—the impacts and usefulness of PD’s should be 
revisited. 
 

• Green open-space areas should be specified and formally included in the CDSP. 
Specifically, the green space areas across from City Hall (the “L”-shaped parcels 
that front Garfield and Holly), should be classified as open space. 
 

• The urban forest should be maintained, preserved, expanded and protected. 
Subterranean parking that is built lot line to lot line compromises tree survival 
and should not be permitted unless adequate, permanent tree wells are 
provided.  

 



 

 
 

WEST PASADENA RESIDENTS’ ASSOCIATION 
POST OFFICE BOX 50252  ▪  PASADENA, CA 91115 

• We understand staff’s reasoning in specifying low or no commercial parking 
requirements but do not completely agree with it. In-building parking is a 
commitment for the life of the building, and insufficient parking is difficult to 
compensate for. Given the paucity of on-street parking, especially all-day 
parking, in the Central District, there will be intense competition with residents 
for street parking when little or no parking is included in residential construction 
in TOD areas. 
 

• Open-air parking lot and street eating areas have revitalized dining experiences 
and restaurants without significant effects on traffic and mobility; however, 
high-quality design standards should be included in the CDSP.  
 

• CDSP provisions should be coordinated with other Specific Plans, especially the 
adjacent South Fair Oaks Specific Plan. 

 
Thank you for your consideration of our points of view. 
 
Respectfully, 

 
President, WPRA 
For the Board of Directors   
 
 
The WPRA is an all-volunteer organization dedicated to maintaining and enhancing the quality of life in southwest 
Pasadena.  We represent nearly 8,000 households, including 1,000 paid members. 
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I am writing with strong support for the re-designation of North Lake areas from High Commercial to
High Mixed Use. This change will address both the soft commercial market and provide housing
opportunities in close proximity to the Lake Ave Gold Line station, as well as support pedestrian-
oriented street level uses.
 
Sent from Mail for Windows
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Hayman:
 
As a significant owner of commercial property in Pasadena, and more specifically office buildings
within the Playhouse Village District, I am writing to provide my support for moving forward with a
General Plan amendment to change the land use and zoning for the Lake Avenue corridor within
Playhouse Village to allow for housing. This is a critical component to help vitalize the Lake Avenue
corridor north of Colorado Blvd.
 
By way of background, Swift owns 3 office buildings totaling over 500,000sf along Lake Avenue and
Colorado Blvd – N. Lake,  N. Lake & Colorado. Over the past 12 months we have spent
over $4M improving the common areas of the 155 N. Lake Ave. building to help attract new, and
retain existing, tenants. Our company’s strategy has been to invest in suburban office assets that
possess attractive urban characteristics, such as walkable retail amenities, nearby work-live/housing
developments as well as direct access to mass transit and major freeways. The Pasadena assets
mentioned above fit that model but lack housing which we feel will significantly improve the look
and feel of the immediate neighborhood.
 
Thank you for your time and I am hopeful that the Planning Commission will proceed with the
necessary changes for the final draft CDSP in early 2022.
 
Sincerely,  
 
 

Steve Blue, Managing Director
Swift Real Estate Partners

 

NOTICE TO RECIPIENT | This e-mail is meant for only the intended recipient of the transmission, and may be privileged
communication. If you received this e-mail in error, any review, use, dissemination, distribution, or copying of this e-mail is
strictly prohibited. Please notify us immediately of the error by return e-mail and please delete this message from your
system. Thank you in advance for your cooperation
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