
 

 

 

PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE:  DECEMBER 14, 2021 

TO:  DESIGN COMMISSION 

FROM: DAVID M. REYES, DIRECTOR OF PLANNING & COMMUNITY 
DEVELOPMENT DEPARTMENT 

 
SUBJECT: APPLICATION FOR FINAL DESIGN REVIEW  

FAÇADE REMODEL AND ADDITION ASSOCIATED WITH THE CONVERSION 
OF AN EXISTING THEATER BUILDING INTO A MULTI-TENANT 
COMMERCIAL BUILDING 
673 EAST COLORADO BOULEVARD 

___________________________________________________________________________ 
 
RECOMMENDATION: 
 
The staff recommends that the Commission: 
 
Environmental Determination  
 
Find that the application for Final Design Review was subject to environmental review in the 
Categorical Exemption adopted by the Design Commission for Concept Design Review for this 
project on September 14, 2021, and that there are no changed circumstances or new 
information which would require further environmental review.    
 
Findings for Compliance with the Tree Protection Ordinance 

 
Acknowledge that there are no protected trees on the site. 
 
Findings for Final Design Approval  
 
1. Find that the project, upon implementation of the conditions of Final Design Review 

approval, will comply with the conditions of Concept Design Review; 
 

2. Find that the project, upon implementation of the conditions of Final Design Review 
approval, will comply with the purposes of design review, the design-related goals and 
policies of the Land Use Element of the General Plan, the Design Guidelines in the Central 
District Specific Plan; and 
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3. Based on these findings, approve the application for Final Design Review subject to the 

following conditions, which shall be subject to staff review and approval prior to issuance of 
a building permit: 

 
Conditions: 

 
1. The color of the pilasters shall be revised to a slightly darker shade than the adjacent wall 

surfaces, to more accurately capture the more pronounced articulation of these features 
depicted in the renderings 
 

2. A complete set of details for the repurposing of the sign be included in the plans submitted 
for building plan check, for review and approval by staff to ensure consistency and 
compatibility with the rest of the design. 
 

3. If the living wall concept for the northeast elevation is not able to be executed, a painted 
mural shall be applied to this wall, with the design to be reviewed and approved by staff. 
 

4. All metalwork, including windows, light fixtures, flashing, etc. shall be a consistent color, 
independent of manufacturers’ color names.  

 
5. Comply with the conditions in Attachment B provided by all reviewing departments/ 

divisions, to the satisfaction of said departments/divisions. 
 
6. Indicate on the final plans the locations of utility meters, which shall be screened from public 

view to the extent allowed by applicable utility. 
 
7. Provide details of overflow drainage for to ensure that scuppers are either avoided 

(preferred) or, if required, carefully integrated into the design of the building and are high 
quality. 

 
8. The project shall comply with the Model Water Efficient Landscape Ordinance and any 

changes to the proposed landscape design that may be required shall be reviewed and 
approved by staff prior to issuance of a building permit. 
 

9. Enlarged details for the proposed tile bench in the courtyard, which is depicted on Sheet 
A011, shall be included in the plans submitted for building plan check.  

 
10. A copy of this decision letter, including written responses to each condition indicating how 

and where they are addressed, shall be included in the plans submitted for building permit 
plan check. 

 
11. The lighting temperature specified on the final plans shall not rise above 3,000 kelvin for all 

proposed exterior fixtures.  Maintenance staff should regulate the replacement of lighting 
elements in the future. 

 
12. This project will be subject to 50%, 75%, and 100% inspection points and sign-off by staff of 

the Design & Historic Preservation section to ensure that the project is constructed as 
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indicated and specified in the decision letter and that all work is performed consistent with 
the approved plans. 

 
EXECUTIVE SUMMARY: 
 
The application presents design revisions in response to the conditions of approval from the 
previous Concept Design Review phase in addition to providing more detailed plans, elevations, 
sections and color and material information for the project.  The current drawings are more fully 
detailed and present a palette of materials that is consistent with the design of the building.  
Upon reviewing the drawings in detail, staff recommends approval of the application with the 
conditions of approval outlined above and explained within this report. 
 
BACKGROUND: 
 
On September 14, 2021, the Design Commission approved an application for Concept Design 
Review of a proposed façade remodel of the existing cinema building at 673 E. Colorado 
Boulevard to accommodate the conversion of the space into a multi-tenant commercial space.  
This application is for Final Design Review of the same project.   
 
Project Overview 

 General Plan Designation:  High Mixed Use (0 – 3.00 FAR) 
 

 Zoning:  CD-4 (Central Plan Specific Plan, Pasadena Playhouse sub-district) 
 

 Design Guidelines:  The applicable design guidelines are the design-related goals and 
policies in the Land Use Element of the General Plan, the Private Realm Design Guidelines 
in the Central District Specific Plan and the Pasadena Playhouse Sub-district Design 
Guidelines of the Central District Specific Plan.   

 

 Site:  The site consists of one parcel that is a 24,420 square-foot rectangular shaped corner 
lot located at the northeast corner of the intersection of East Colorado Boulevard and El 
Molino Avenue.   

 

 Surroundings:  The surrounding context includes four-to-five story contemporary mixed-use 
developments to the north, south, and west, and a two-story contemporary commercial 
development to the east.  The Pasadena Playhouse Historic District is located one block to 
the west.  The building occupies nearly the entirety of the site, and is built to the north, south 
and west property lines.  The property is directly adjacent to an existing open pedestrian 
alleyway that serves the commercial building to the east (Vromans bookstore).  Currently 
there is no open space on the property and no protected trees.  

 

 Project Description:  The project scope consists of an addition and façade remodel to the 
existing one-story (with mezzanine) 24,985 square-foot theater building as part of the 
conversion of the building into a 32,275 square-foot multi-tenant commercial building for 
office, retail and restaurant use. The scope includes the demolition of a portion of the 
existing building to create a central courtyard accessible from the Vromans Paseo and from 
within the building, and the build-out of the existing mezzanine into a full second floor.  The 
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facades are proposed to be remodeled with contemporary storefronts, and the parapet 
height facing Colorado Boulevard, El Molino Avenue and the alley is proposed to be 
increased to align with the existing parapet height facing the Vromans paseo.   
   

 Site Design:  The existing building occupies nearly the entirety of the rectangular site, with 
the building walls facing the north and west built to the property lines and the majority of the 
lengths of the building walls facing east and south also extending to the property lines. The 
proposed site design generally maintains this configuration, but introduces a ground floor 
courtyard accessible from the easterly side of the site, connecting to an existing paseo 
serving the adjacent bookstore. The courtyard would be enclosed on three sides, with 
storefront entrances at the ground floor directly facing the new courtyard.  The courtyard 
itself would be programmed with a central fountain and seating.  A roof deck patio (second 
floor) and trellis are proposed at the easterly side overlooking the paseo and the new 
courtyard and exterior stairs in the center of the courtyard would provide exterior access to 
the second floor units and outdoor seating area.  

 

 Architectural Style:  Contemporary 
 

 Developer:  GD Realty Group 
 

 Architects: McKentley Malak Architects  
 

 Landscape Architect:  Conceptual Design & Planning Company 
 
ANALYSIS: 

Conditions of Concept Design Review: 
 
Below are the Commission’s conditions of approval and recommendations from Concept Design 
Review for the project, as well as the architect’s responses and staff’s comments.  See 
Attachment A for the complete set of revised plans, elevations, wall sections, architectural 
details and materials specifications and imagery.   
 

Concept Design Review 
Conditions, September 14, 
2021: 

Architect Responses Staff Comment: 

1. The applicant shall include 
an illustrated written 
response to each condition 
of approval associated with 
Concept Design Review in 
the submittal for Final 
Design Review.  Written 
responses with 
accompanying diagrams 
are required. 
 

Noted below. The applicant has noted in 
the answers below on what 
sheets of the submittal an 
appropriate illustration may 
be found to demonstrate 
compliance with the 
condition of approval from 
Concept Design Review.  
 
The condition of approval 
from Concept Design 
Review has been 
satisfactorily addressed.  
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Concept Design Review 
Conditions, September 14, 
2021: 

Architect Responses Staff Comment: 

2. Alternatives façade 
treatments for the northern 
half of the east elevation, 
including but not limited to 
mosaic tiles, murals, 
rooftop planters with 
hanging vines, or punched 
windows if possible under 
the building code, shall be 
included for consideration 
in the plans submitted or 
Final Design Review. 
 

The Northeast wall has been 
redesigned utilizing a “Living Wall” 
system that will incorporate frames 
for posters and artwork that will be 
visible from the Vroman’s plaza 
area. Please see sheets A202, 
elevation # 3 & A405 for the living 
wall design. 

The applicant has provided 
one alternative façade 
treatment for consideration.  
This alternative is a vertical 
garden system, which will 
be used to create a “Living 
Wall” throughout which pre-
fabricated frames would be 
in interspersed.  These 
frames would be intended 
to highlight a rotating 
collection of artwork.  
 
The condition of approval 
from Concept Design 
Review has been 
satisfactorily addressed. 
 

3. The shape, height and 
details of the southwest 
corner element, including 
the design and mounting 
details of the decorative 
screen shall be further 
studied and enlarged 
details for this feature shall 
be included in the Final 
Design Review submittal.  
Reconsider the form of the 
corner so that is better 
integrated into the 
architectural program and 
intent of the rest of the 
building.  
 

The southeast corner element has 
been completely redesigned 
removing the reverse curve entry 
wall and replacing it with a full tower. 
The tower will be set back slightly to 
allow for pedestrian circulation at the 
corner and will be open with glazed 
panels on four sides. Please see 
sheets A201 for revised corner 
elevations & A401 for enlarged 
corner/section detail A. 

The squared tower design 
is more consistent with the 
rest of the architectural 
program and overall 
Contemporary style.  The 
proportions of the tower 
also help to balance the 
façade, particularly as 
viewed when turning the 
corner from the south 
elevation to the west 
elevation.  
 
The condition of approval 
from Concept Design 
Review has been 
satisfactorily addressed. 
 

4. Enlarged details for the 
engaged pilasters shall be 
included in the submittal for 
Final Design Review, 
clearly depicting that they 
are substantial and proud 
of the adjacent wall 
surface. 
 

Details for the engaged pilasters are 
included. While the existing wall is 
only 2” set back from the El Molino 
right of way line, where the new 
openings have been created, the 
storefront will be set back 6” or more 
to increase the depth of the pilasters 
in those locations. Please see sheet 
A404, detail 1 for reference. 

Given the shallow setback, 
the engaged pilasters are 
articulated to the extent 
possible.  In order to 
develop a more distinct 
sense of dimensionality, 
staff recommends a 
condition of approval that 
the color of the pilasters be 
revised to a slightly darker 
shade than the adjacent 
wall surfaces to more 
accurately capture the more 
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Concept Design Review 
Conditions, September 14, 
2021: 

Architect Responses Staff Comment: 

pronounced articulation 
depicted in the renderings. 
 
As conditioned, the 
condition of Approval from 
Concept Design Review 
has be satisfactorily 
addressed.  
 

5. The circulation and access 
to the upper floor outdoor 
dining including the 
detailing of secondary stair 
access points and the 
connection of the upper 
floor outdoor dining area to 
the potential ground floor 
restaurant space shall be 
restudied and alternative 
circulation schemes shall 
be included in the Final 
Design Review Submittal.  
 

Two points of access/egress are 
provided for the second-floor 
outdoor dining terrace, one from the 
balcony and a second stair, which 
connects directly with the courtyard/ 
lower-level restaurant suite. Please 
see sheets A102 & enlarged patio 
deck plan & section on sheet A403.1 
for reference. 

The circulation to the upper 
floor outdoor dining area 
has been clarified in the 
plans. 
 
The condition of approval 
from Concept Design 
Review has been 
satisfactorily addressed. 

6. The retention of the large 
non-historic movie theater 
sign facing Colorado 
Boulevard shall be 
reconsidered in advance of 
Final Design Review.  If 
retained, it should be better 
coordinated with the corner.    
 

The applicant would like to keep the 
existing pylon sign and repurpose it 
for signage for Tenants within the 
courtyard that will not be visible from 
the street frontage. The base of the 
sign has been modified to include a 
pilaster at the base, which visually 
connects the upper portion of the 
sign to the ground. Please see 
sheets RE-01 & A201 for reference. 

The retention of the sign 
may be appropriate and the 
proposed modifications 
described in the applicant 
response and in the 
renderings and elevation 
appear to show that it is 
better incorporated into the 
proposed façade remodel.  
However, no details were 
provided to explain/clarify 
how the sign would be 
repurposed, or what the 
proposed materials, 
illumination, etc. are.   As 
these details are unknown, 
staff was unable to evaluate 
their appropriateness as 
part of this review.   
 
Therefore, staff 
recommends a condition of 
approval that a complete 
set of details about the 
repurposing of the sign be 
included in the plans 
submitted for building plan 
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Concept Design Review 
Conditions, September 14, 
2021: 

Architect Responses Staff Comment: 

check, for review and 
approval by staff to ensure 
consistency and 
compatibility with the rest of 
the design.  
 
As conditioned, the 
condition of approval from 
Concept Design Review will 
be satisfactorily addressed. 
 

7. If coordination with the 
adjacent property owner is 
needed to fully execute the 
intended vision for the 
redevelopment of the 
subject property, the 
applicant shall provide 
proof of such an agreement 
with the submittal for Final 
Design Review or revise 
the plans to more clearly 
depict that all proposed 
improvements are solely on 
the subject property. 
 

The two property owners have been 
working together on the 
development of the Paseo/ common 
area elements including the 
northeast wall design. 

The viability of the proposed 
design is unclear given the 
uncertainty related to 
maintenance for the living 
wall.  Other than a written 
response included in the 
submittal, there is no other 
reassurance that the vision 
can be successfully 
executed.   
 
Therefore, staff 
recommends a condition of 
approval that if the living 
wall concept is not able to 
be executed, a painted 
mural shall be applied to the 
northeast wall, with the 
design to be reviewed and 
approved by staff.  
 
As conditioned, the 
condition of approval from 
Concept Design Review will 
be satisfactorily addressed.  
 

8. The applicant shall comply 
with all 
comments/conditions from 
the Departments of 
Transportation and Public 
Works, as specified in 
Attachment B. 
 

Noted To reinforce the significance 
of this condition of approval, 
staff recommends that this 
condition be repeated in the 
decision for Final Design 
Review.  

9. Each elevation shall be 
further refined to depict 
high quality detailing and 
an overall coordinated 
design strategy, although 

The Colorado Elevation and Paseo 
Elevations have been further 
developed to respond to comments 
regarding the SWC element/ tower, 
pylon sign, green wall design, etc. 

The applicant has provided 
additional details for many 
of the architectural features 
in the submittal, showing a 
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Concept Design Review 
Conditions, September 14, 
2021: 

Architect Responses Staff Comment: 

total uniformity is not 
required.   
 

Additional detail has been added to 
address the pilaster design on El 
Molino. Please see revised sheets 
A201, A202, A401, A403.1 & A405 
for additional details. 

simple, coordinated 
contemporary design.  
 
The condition of approval 
from Concept Design 
Review has been 
satisfactorily addressed. 
 

 
Materials & Colors: 
 
The proposed project utilizes a simple materials scheme with a varied warm neutral color 
palette, which successfully reinforces the simple rectilinear design of the Contemporary façade 
remodel.  The primary cladding material is a smooth steel-troweled stucco, which would be 
painted in eight different warm neutral colors by Dunn Edwards and strategically utilized to 
emphasize and articulate the various sub-volumes.  The variation in color will contribute to more 
visual interesting and dynamic façades.   The proposed storefronts have a traditional design 
with bulkheads and transom windows, and clear glazed doors.  The storefront systems are 
black anodized metal storefronts by Arcadia with the bulkheads tiled with ceramic 4”x12” glossy 
tiles by Daltile, in a blend of three warm neutral colors (Mustard 1012, Biscuit K175, Urban Putty 
0161).  At the ground level, the storefronts would be shaded by simple rectilinear covered metal 
canopies, while the upper floor windows would be shaded by linear metal framed fabric awnings 
with open end panels.  The paint specifications for the canopies and awnings are not specified 
but appears to be a grey/aluminum color.  The fabric manufacturer for the upper floor awnings is 
also not specified but the colors would vary and include shades of white, gray and yellow.  The 
outdoor dining area at the second level would be covered by a painted metal trellis with an open 
end design. The paint color for this trellis is not specified but appears to be a grey metallic 
shade.  The stairways would have black metal handrails, with intermediate stainless steel cable 
rails.  Since the paint specifications for the various metal features are not clearly specified in the 
plans and appear to vary, staff recommends a condition of approval requiring consistent 
metalwork colors (independent of manufacturers’ color specifications) to ensure consistency of 
metal finishes throughout the project.  
 
Other notable exterior finishes and details include pre-fabricated black aluminum snap open 
poster frames by Display2Go, a stucco clad molded cornice and suspended string lights by 
Tivoli (Litesphere 2.0 LED strand lights, clear bulbs, black wire).  As noted in the table above, 
the details for the large, repurposed theater sign are not included in the plans, and staff 
recommends a condition of approval to ensure it is appropriately treated to appear consistent 
with the design of façade remodel.  
 
Mechanical Screening: 
 
The proposed utilities and mechanical screening are integrated into the design of the building 
and these utilitarian features are appropriately screened, ensuring they do not detract from the 
overall design of the project or otherwise call attention to their presence.  The roof plan depicts 
placement of mechanical systems and vents on the roof of the building, screened by an 
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integrated parapet.  Additional mechanical equipment is located in enclosed rooms on both 
levels.  The Ground Floor Plan on sheet A101 also depicts the locations of an underground 
transformer in the alley to the north of the site, and the trash room at the northwest corner of the 
site, adjacent to the alley and facing El Molino Avenue.  Gas service and meter locations are not 
shown, but shall be required to be shown in the final plans and screened from public view to the 
extent allowed by the utility company.  The plans show a stucco balcony around the upper floor 
circulation and outdoor dining area; however, drainage details are not indicated in the plans. As 
it is likely that overflow drainage will be needed to comply with Building Code requirements, staff 
recommends a condition of approval requiring careful design of this to ensure it is integrated 
into the design of the building and the placement of scuppers be concentrated onto secondary 
elevations to the extent possible.  
 
Landscaping: 
 
The building occupies nearly the entirety of the site and the project generally has a very limited 
landscape plan.  It is limited to just the new courtyard area and along the shared paseo at the 
east side of the site, and consists entirely of potted plants and a living wall of vertical gardens.  
 
The proposed pots are by Old Town Fiberglass, in the Sanford and Hermosa styles, which 
come in two sizes (36”x36” and 30”x30”) and simulate the appearance of traditional terra cotta 
pots.  The pots would be planted with combinations of low lying shrubs including Anigozanthos 
favidus (Kangaroo Paw), Dianella “variegate” (Variegated Flax Lily), Olea “little ollie” (Little Ollie 
Olive), Tradescantia pallida (purple heart) and Leucadendron “safari sunset” (Sarfari sunset 
conebush).   
 
For the living wall, the plans specify a VGM system by Tournesol Siteworks, which consists of 
approximately 19”x22” sized module boxes with a six-inch deep, four by four grids.  The 
modules would be mounted to the northeast wall facing the shared paseo with anchors and 
rails.  Plant materials include a six different plan species, including Nephrolepis “jester crown” 
(Jester crown fern), Heuchera “lime marmalade” (Lime marmalade coral bells), Chlorophytum 
“variagatum” (reverse spider bush), Senecio serpens (blue chalk sticks), Ophiopogon “nana” 
(dwarf mondo grass), and Heuchera “Melting Fire” (melting fire coral bells).    
 
The hardscape plan includes colored and scored concrete paving to match the existing paseo, 
and a rectilinear low lying water fountain made of polished black granite, surrounded by 
polished medium sized natural black polished pebbles.  Other outdoor amenities include 
Matisse modular outdoor lounge furniture by Januset cie in “Graphite/Starlight,” a blend of dark 
greys and brown, Emu brand outdoor dining chairs and tables in “Iron,” a light metallic grey with 
wooden armrests, and freestanding portable eight-foot tall square umbrellas in Orange & Jockey 
Red.  As noted previously in this report, string lights are also proposed over the courtyard area.  
 
Overall, the simple landscape and hardscape plans appropriately complement the façade 
remodel and contribute to a warm, inviting space for people to passively enjoy.  As noted in the 
table above, staff has recommended a condition of approval related to the living wall and also 
recommends a condition of approval requiring enlarged details for the proposed tile bench in the 
courtyard, which is depicted on Sheet A011, but for which no details were provided.  
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Lighting: 

A separate lighting plan was not included in the plans submitted for this review.  However, the 
locations of the exterior light fixtures are depicted on the elevation drawings and the details for 
the fixtures are included in the color and materials board.  The specifications depict a variety of 
different fixtures, which would be selected depending on location.  In general, minimal lighting is 
proposed on the exterior, and consists of wall sconces, pole lights, and small exterior signage 
lights.  As noted previously in this report, suspended string lights over the courtyard are also 
proposed. The overall program is appropriate for a multi-tenant commercial building and will 
contribute to a well-lit, safe environment with lighting fixtures that are high quality and consistent 
with the design of the building.  As previously stated, staff has recommended a condition of 
approval requiring all metalwork to be the same color, independent of the different 
manufacturers’ color names.  The development will also be subject to the standard condition 
regarding lighting temperature not rising above 3,000 Kelvin.  
 
Signage: 
 
Although signage is not part of this review, the applicant has provided preliminary sign details in 
the submittal because the signage has the potential to significantly impact the overall 
appearance of the simple contemporary design of the building.  The preliminary details show 
that the signage will be appropriately integrated into the overall design, with a variety of wall 
signs, hanging signs and signs mounted to the ground floor canopies.  The overall signage plan 
also includes the re-purposing of the existing theater pylon sign so that the interior tenants 
facing the courtyard may have street signage.  Since the Zoning Code requires design review 
for signs on all new development projects, staff recommends that this requirement be reinforced 
with a condition of approval requiring a Master Sign Plan, which will ensure that the final details 
of the signs are appropriate. 
 
Comments from Other Departments: 
 
During Concept Design Review, the Department of Transportation provided a series of 
recommended conditions, which were incorporated into that previous approval.  To reinforce 
that compliance with these conditions will continue to be required, staff recommends repeating 
the condition in this decision 
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CONCLUSION: 

Upon implementation of recommended conditions of approval, the project will comply with the 
conditions of Concept Design Review.  The submitted drawings include materials specifications 
and architectural details that are high quality and compatible with the overall building design.  
Staff recommends that the Commission approve the application for Final Design Review with 
conditions described in this report, which will be further reviewed by staff during building plan 
check. 

Respectfully submitted 

David Reyes 
Director of Planning & Community 
Development Department 

Prepared by: 

_________________________ 
Amanda Landry, AICP 
Senior Planner 

Reviewed by: 

________________________ 
Leon White, Principal Planner 

Attachments: 

A. Plans, elevations, details, materials
B. Comments/conditions from other City Departments/

Divisions


