
PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE: MARCH 8, 2022 

TO: DESIGN COMMISSION 

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

SUBJECT: APPLICATION FOR FINAL DESIGN REVIEW 
CONSTRUCTION OF A SIX-STORY 233-UNIT RESIDENTIAL PROJECT, A 
FIVE-STORY ABOVE-GROUND PARKING STRUCTURE WITH 5,570 SQUARE 
FEET OF GROUND-LEVEL COMMERCIAL SPACE AND EXTERIOR 
REMODELING OF AND SMALL ADDITIONS TO AN EXISTING RESTAURANT 
(PANDA INN) 
3452-3488 E. FOOTHILL 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 Major Changes to an Approved 
Project on June 8, 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 the Design Commission approved the removal of one protected tree in 
conjunction with the approval of Concept Design Review on August 28, 2018 and that the 
proposed changes are consistent with the previous approval. 

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 be consistent with the purposes of design review, the design-related goals and 
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policies in the Land Use Element of the General Plan, the Design Guidelines in the East 
Pasadena Specific Plan and the Design Guidelines for Neighborhood Commercial and Multi
Family Residential Districts; and, 

3. Based on these findings, approve the application for Final Design Review subject to the 
conditions in Attachment A, which shall be subject to staff review and approval prior to 
issuance of a building permit. 

BACKGROUND: 

The application presents design revisions in response to the conditions of approval from the 
previous Major Changes to an Approved Project (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 in Attachment 
A and explained within this report. 

On June 8, 2021, the Design Commission approved an application for Major Changes to an 
Approved Project (Concept Design Review) for construction of three six-story buildings with 233 
residential units on the existing surface parking lot behind the Panda Inn restaurant building, as 
well as major exterior remodeling of and two small additions to the existing Panda Inn building. 
A five-level above-ground parking structure with 5,350 square feet of ground-floor commercial 
space is also part of the project. This application is for Final Design Review of the same project. 

Project Overview 

• General Plan Designation: High Mixed Use (0 - 3.00 FAR, 0-87 DU/Acre) 

• Zoning: EPSP-d2-CG & EPSP-d2-CG-B (East Pasadena Specific Plan, Subarea d2, 
General Commercial) 

• Design Guidelines: The applicable design guidelines are the design.,related goals and 
policies in the Land Use Element of the General Plan, the Design Guidelines in the East 
Pasadena Specific Plan and the Design Guidelines for Neighborhood Commercial and Multi
Family Residential Districts. 

• Site: The site is comprised of three adjoining lots totaling 4.3 acres on the south side of E. 
Foothill Boulevard between N. Halstead Street and N. Rosemead Boulevard. It is irregular 
in shape and is currently developed with an 11-story office building, a one-story Panda Inn 
restaurant with surface parking lots between and behind these two buildings. The southern 
edge of the site adjoins the 21 O Freeway. A tree inventory provided with the application 
identifies 68 trees on site, one of which is a protected mature tree, as well as two street 
trees. 

• Surroundings: Surrounding properties include one- to-three-story commercial, office, and 
institutional buildings and surface parking lots along East Foothill Boulevard, as well as 
newer five-story residential buildings and a parking structure adjacent to the Sierra Madre 
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Villa light rail station. Nearby historic resources include Fire Station #10 (now #37; 1952, 
Cecil Rhodes Curtis) at 3430 E. Foothill Boulevard and the Stuart Pharmaceuticals Building 
(1958, Edward Durrell Stone) at 3360 E. Foothill Boulevard. 

• Project Description: The project involves construction of three six-story buildings with 233 
residential units on the existing surface parking lot behind the Panda Inn restaurant building, 
as well as major exterior remodeling of and two small additions to the existing Panda Inn 
building. A five-level above-ground parking structure with 5,350 square feet of ground-floor 
commercial space is also part of the project. One protected mature tree, as well as 67 non
protected trees, are proposed to be removed to accommodate the project. In addition to the 
proposed parking structure, which includes five levels, with rooftop parking above ground 
and one and one quarter levels below ground, parking for the existing office building would 
be provided off-site. 

• Site Design: The two existing buildings are proposed to remain in their current locations and 
the existing parking lot between them is proposed to be reconfigured to become an open 
space area. The existing driveways flanking the Gateway Metro Center building are 
proposed to be retained and the existing driveway accessing the existing surface parking 
area west of the Panda Inn building is proposed to be eliminated. An existing driveway 
extending from Halstead Street would also remain. The smaller northerly building, which 
would be used for commercial space and parking, is sited approximately 11' from the south 
fagade of the Panda Inn building and the northernmost residential building is set back 26' 
from the rear of the northerly building. The northerly building is proposed to have a 2'2" 
setback from the east property line while the southerly buildings are proposed to have a 1 O' 
setback from this line. A 30' setback is proposed at the southern end of the site, adjacent to 
the 210 freeway. 

• Architectural Style: Contemporary (Panda Inn); Contemporary with references to New 
Formalism and lower-scaled components in Traditional Industrial/Warehouse style (new 
parking and residential buildings) 

• Developer: CFT NV Developments, LLC 

• Architects: CallistonRTKL (residential) 
Architects Orange (restaurant) 

• Landscape Architect: MJS Landscape Architecture 

ANALYSIS: 

Conditions of Major Changes to an Approved Project: 

Below are the Commission's conditions of approval and recommendations from the 
Commission's review of the application for Changes to an Approved Project, as well as the 
architect's responses and staff's comments. See Attachment B for additional visual support to 
the applicant's narrative responses below as well as an illustrative presentation and Attachment 
C for the complete sets of revised plans, elevations, wall sections, architectural details and 
materials specifications. 
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Major Changes to an Architect Responses 
Approved Project Conditions, 
June 8, 2021: 
1. Provide a high-quality and "A precast concrete wall base has 

durable base material been incorporated into the design of 
other than stucco to the the residential buildings. Typically 
residential buildings. this base is 24" high, up to the sill of 

the Ground Floor windows, and 
includes a sill detail. The base also 
continues the vertical expression of 
the pilasters. At specific locations, 
such as the Leasing Office and the 
main building entries, the wall base 
is 42" high, further highlighting these 
areas of interest." 

2. Specialty paving treatment "Upgraded paving has been 
shall be utilized for the provided for the pedestrian walkway 
pedestrian pathways along the entire driveway from 
proposed along the retail Foothill, the pedestrian walkway to 
driveway frontage and Halstead, and the crosswalk joining 
shall continue alongside these two walkways. Regarding the 
the restaurant drop-off pedestrian path along the retail 
zone to Foothill Boulevard, frontage, we were able to work with 
as well as across the the Fire Department to narrow down 
driveway and west to the driveway slightly, which widened 
Halstead Street. Study the the sidewalk by approximately 2 
widening of the pedestrian feet." 
path along the retail 
driveway frontage, which 
may include further 
recessing the retail 
frontages to gain the 
additional walkway width, 
as well as enhancing the 
pedestrian walkway 
frontages in this location 
and along the walkway 
extending west to 
Halstead Street. 

Staff Comment: 

This condition has been 
satisfactorily addressed. 

The addition of a precast 
concrete wall as a 
wainscot to the building 
will provide texture to the 
pedestrian experience and 
a high-quality and durable 
finish in areas where 
people come in contact 
with the building. 
This condition to be 
addressed with a condition 
of approval. 

The drawings, particularly 
the landscape drawings in 
Attachment B, sheets 81-
83 demonstrate use of 
concrete paving with 
sawcut joints at the 
northern end of the site 
adjacent to the restaurant 
building, with interlocking 
concrete pavers used to 
enhance the path to the 
main entry to the 
restaurant, and brick 
pavers at the pathways 
extending south along the 
parking structure and 
leading to the residential 
buildings. Detailed 
manufacturer 
specifications for these 
materials have not been 
provided; therefore, staff 
recommends a condition of 
approval requiring them to 
be provided during building 
plan check. 
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Major Changes to an Architect Responses 
Approved Project Conditions, 
June 8, 2021: 
3. Study the use of "Due to the specific nature of the 

consistent treatment for programs, security concerns, and 
vertical circulation user experience, the vertical 
elements at the corners of circulation elements relate to the 
the parking structure. adjacent spaces it serves rather than 

expressed as its own entity. The 
garage primarily serves the uses 
surrounding Golden Jubilee Court 
(Panda Inn, Retail and Office) and 
the Residences. The elevator, stairs, 
and entrance to the garage adjacent 
to Golden Jubilee Court are tucked 
right next to Panda Inn and are part 
of the storefront composition. The 
elevator and entrance adjacent to 
the Residential compound is a red 
brick tower, punctuating the 
residential arrival court and 
complimenting the red brick of the 
Residential Amenity Buildings 
surrounding the court. The objective 
is to achieve a cohesive pedestrian 
environment and create a sense of 
place." 

4. The ground-level "The Residential Courtyard has been 
residential courtyard shall carefully studied and programmed, 
be carefully studied and and proposed activation of "The 
programmed to provide Quad" includes: 
usable communal outdoor . Outdoor Fitness (adjacent to the 
space for the residents of Gym} 
the project, including . Flowering, broad canopy shade 
seating areas, shade trees 
where needed, and . Bench seating at the perimeter 
amenities. • Intimate seating alcove with 

decorative fountain . Possible activities such as: 
0 Lawn games 
o Movie nights 
0 Yoga in the Park 
0 "Food Truck Fridays'"' 

Staff Comment: 

This condition has been 
satisfactorily addressed. 

Staff is in agreement with 
the design concept that the 
vertical circulation 
elements of the parking 
structure relate to the 
areas adjoining them. In 
addition, staff finds the 
consistent and more 
understated treatment of 
the two towers on the east 
elevation to be an 
appropriate response to 
their location adjacent to 
the property line. 

This condition to be 
addressed with a condition 
of approval. 

Staff agrees that the 
residential courtyard has 
been carefully designed 
and programmed with 
multiple usage zones and 
a large multi-function 
space that will be useful 
for the residents of the 
project. As noted 
previously, manufacturer's 
specifications for paving 
materials are not provided 
at this time, nor are 
specifications for site 
furnishings or details of the 
proposed water feature; 
therefore, staff 
recommends that these be 
required for staff review 
and approval during 
buildina olan check. 
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Major Changes to an Architect Responses 
Approved Project Conditions, 
June 8, 2021: 
5. The project design shall "The project incorporates the design 

continue to incorporate the features mentioned in ESA's 
design features outlined in Health Risk Assessment, including: 
the Health Risk . MERV-16 Filtration: The 
Assessment prepared by specified mechanical equipment 
ESA, including MERV 16 is designed for the installation of 
filtration, a solid and MERV-16 filters 
vegetated barrier along the . Solid and Vegetated Barrier 
210 Freeway frontage, and along the 210 Freeway: The 
inoperable windows on the multilayered barrier along the 210 
south elevation and the Freeway consists of (from South 
east elevation of building to North): Canary Island Pine 
B. If any of these trees, 12' solid barrier, Carolina 
measures are determined Cherry hedge 
infeasible or proposed to . Inoperable Windows along 
change at a later date, South Elevation (Bldgs A & B) 
additional Health Risk and East Elevation of Bldg B: 
Assessment may be These windows will be fixed and 
necessary to ensure that any air intake will come from the 
cancer risks remain below courtyard side of the buildings." 
SCAQMD evaluation 
criteria. 

6. The project shall comply "The project is designed to comply 
with all applicable Zoning with Zoning Code requirements 
Code requirements, as as well as the conditions from the 
summarized in Attachment Departments of Public Works and 
B, prior to issuance of a Transportation." 
building permit, unless 
deviation is authorized by 
a Zoning entitlement. If a 
Zoning entitlement is 
requested for the project, it 
shall be submitted, and the 
review process completed, 
prior to the Design 
Commission's review of an 
application for Final 
Design Review. The 
project shall also comply 
with the conditions in 
Attachment B from the 
Departments of Public 
Works and Transportation, 
to the satisfaction of said 
departments. 

Staff Comment: 

This condition to be 
addressed with a condition 
of approval. 

Staff recommends that this 
condition be repeated in 
this decision to ensure it is 
carried through to the 
building plans. 

This condition to be 
addressed with a condition 
of approval. 

Staff recommends that this 
condition be repeated in 
this decision to ensure it is 
carried through to the 
building plans. 
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Major Changes to an Architect Responses 
Approved Project Conditions, 
June 8, 2021: 
7. If building permits are "It is understood that a final 

issued separately for the Certificate of Occupancy will not be 
northern parking structure issued for the parking structure until 
building and the southern it is demonstrated that the parking 
residential buildings, a requirements are met, and excess 
final Certificate of parking is not created on site." 
Occupancy shall not be 
issued for the northern 
parking structure building 
until the applicant 
demonstrates to the 
Zoning Administrator that 
the TOD parking 
requirements are met and 
excess parking is not 
created on the site. 

8. Provide a study "The study [in Attachment B, page 
demonstrating the effect 19] demonstrates the effect on the 
on the project of relocating project of relocating the Fire Access 
the fire lane to the east Lane to the east side of the property. 
side of the property. Reduced Width of Residential 

Courtyard: The main impact the 
relocation would have would be on 
the Residential Courtyard. The width 
would be reduced from 99' to 79'. 
The 20' narrowing would 
compromise the expansive feel that 
has been a primary driver for the 
project. 
Compromised Massing: The 
relocation of the Fire Access Lane 
would also require that Bldg B be 
shifted west, to the point where it 
would become one large building by 
joining Bldg A 
Undesirable Views from 
Residential Units: The Fire Access 
Lane along the east property line 
would also cause a significant 
number of units on the east sides of 
Bldg B and Bldg C (as well as the 
south sides of Bldg A and Bldg B) to 
face a very barren landscape. 
Lack of Outdoor Programming at 
South PL: The relocation of the Fire 
Access Lane would necessitate that 
outdoor programming elements be 
omitted from the area south of Bldgs 
A and B. The current desiqn 

Staff Comment: 

This condition to be 
addressed with a condition 
of approval. 

Staff recommends that this 
condition be repeated in 
this decision to ensure it is 
carried through to the 
building plans. 

This condition has been 
satisfactorily addressed. 

The exhibit provided 
demonstrates several 
undesirable impacts of 
relocating the fire lane to 
the east side of the 
property, as outlined in the 
applicant's response. In 
coordination with the Fire 
Department, the current 
design provides for 
appropriate emergency 
access while also 
addressing the 
Commission's concerns 
regarding noise from the 
freeway impacting the 
usability of the residential 
courtyard. This was 
achieved by the addition of 
an enclosed bridge 
component connecting 
buildings A and B at the 
southern end of the site. 
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Major Changes to an Architect Responses 
Approved Project Conditions, 
June 8, 2021: 

provides a recreational lawn area as 
well as a dog run." 

Materials & Colors: 

Panda Inn 

Staff Comment: 

The primary north and west elevations of the Panda Inn building are proposed to be re-clad in 
dark grey brick veneer ("Manganese lronspot" by Endicott Thin Brick, or similar) and to have 
floor-to-ceiling aluminum storefront windows by Virocon, with dark grey metal cladding on the 
pilasters between them, except at the main entry on the west elevation, which has a brick-clad 
header per the submitted renderings (although the technical drawings appear to indicate a 
metal-clad header). The brick-clad walls are proposed to wrap to the south and east elevations 
and then to transition to dark grey sand-finish stucco walls along the remainder of those 
elevations. The articulated roof is proposed to be clad in dark grey metal cladding. 

Parking Structure 

The majority of the parking structure walls are proposed to be coated in white sand-finish stucco 
("Chenille" by Omega Colortek), with the ground floor bays between building pilasters on the 
south and west sides, the commercial storefront bays at the west end of the north side, and the 
southwest corner elevator tower proposed to be clad in red brick veneer ("Ruby Red Velour" by 
Endicott Thin Brick and Tile) and the lower floors of the north fa9ade clad in dark grey brick 
veneer ("Manganese lronspot" by Endicott Thin Brick and Tile). Rectangular metal mechanical 
louvers are shown recessed into the building wall above the commercial storefront bays. At the 
upper levels of the north fa9ade, the garage openings are proposed to be covered in a graphic 
system consisting of a series of vertical interconnected metal wedge-shaped louvers within a 
stucco-coated frame wall that would display two static powder-coated graphic images that would 
change with the viewer's position. The imagery shown in the submittal package is intended to 
be a general representation of the type of imagery proposed. Once the exact imagery is 
determined, the intent is noted as being a permanent installation subject to depreciation. A 
series of projecting banners, shown in solid colors and attached to metal tube supports that 
project 4'6" from the building facade, is proposed at each of the pilasters on the west elevation. 
The upper garage openings on the south and east facades are proposed to be infilled with 
prefinished aluminum grilles, while the openings on the east elevation are proposed to be 
expressed in a medium grey stucco ("Cobblestone" by Omega Colortek). Aluminum-framed 
storefronts by Viracon are proposed for the commercial spaces and ground-level windows on 
the south facade. Metal trellis structures are proposed to be attached to the ground-level at the 
east elevation to allow for vining growth. A simple metal screed is proposed at the stucco 
parapet; a finish detail at the brick tower is not provided. 

The architectural details provided depict high-quality treatments; in particular, the graphic 
system on the north fa9ade, metal framed grillework and windows on the south facade are all 
shown recessed within their openings to create shadow-lines on the building and express 
permanence. Angled projecting canopies sit atop each storefront bay to respond to pedestrian 
scale. To ensure this level of quality is provided throughout the building, staff recommends 
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conditions requiring infill stucco and brick walls within the white building frame walls to be 
recessed to allow for materials and colors to transition at inside corners, for articulated parapet 
caps to be incorporated into the roof edges, for storefronts to be specified as center-glazed and 
for brick to be detailed as masonry bearing walls, including use of corner bricks. In addition, 
staff recommends a condition requiring the final graphic display on the north elevation to be 
provided to staff for review and approval and that the graphics not constitute signage as defined 
in Zoning Code Section 17 .48.170, as well as final materials and imagery/color specifications for 
the banner system on the west elevation, which shall be of a material that is proved to be high 
quality and durable. If signage is proposed on these banners, it will be required to be included 
in the Master Sign Plan that will be required for the project as a matter of course. Finally, staff 
recommends that the small mechanical louvers above the storefront openings be further studied 
to possibly relocate the venting such that visible vents would not be required on the building 
facades. With these conditions, staff finds the design of the parking structure to be consistent 
with the applicable design guidelines. 

Residential Buildings 

The residential buildings have two separate components: the low-scaled, brick-clad leasing and 
amenity volumes and the taller residential unit volumes, which are each described separately 
below: 

Low-Scaled Volumes 

These volumes, which sit at the north end of the residential zone of the property, are proposed 
to be clad in red brick veneer ("Ruby Red Velour" by Endicott Thin Brick and Tile) with a 
concrete cap and base. Large panels of divided-light glazing (Aluminum storefronts by Viracon) 
are proposed, with soldier-course brick headers and projecting precast concrete sills, where 
they occur. Projecting canopies are proposed to be clad in metal. Staff recommends a 
condition of approval to require an additional detail to be provided of an articulated transition 
between the concrete bases and brick cladding above. Previously discussed recommended 
conditions regarding brick construction and storefront mullion design would also apply to this 
building. 

Residential Volumes 

The residential volumes are largely coated in Omega ColorTek sand-finish stucco in three 
colors "Chenille" (white; applied to the outermost surfaces of the building body), "Cobblestone" 
(light grey; applied to the inner surfaces/window surround walls of the building body) and "Jet 
Grey" (dark grey; applied to the building base and top). A grey precast concrete wainscot is 
proposed where the building meets the ground ("Charcoal" by Angelus Paving Stones), with an 
articulated transition (2"-deep projecting band) to stucco walls above. Prefabricated black metal 
rails are proposed at balconies and a metal composite panel with a finish emulating wood ("QBV 
Oriental Cane" by Alpolic) is proposed at the roof soffit. Sierra Pacific aluminum-clad wood 
windows and doors in "Battleship Gray" are also proposed. Major entries are highlighted with 
brick-clad projecting surrounds. 

Overall, the materiality and detailing of the building is high-quality and exhibits a sense of 
permanence. This is shown in particular in the articulation of the fa9ade components, which 
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include cornices, recessed wall planes at windows, windows further recessed within the building 
wall and projecting window sills, incrementally stepping back from the cornice edge a minimum 
total of 11 inches. To further enhance the quality of the building's finishes, staff recommends 
conditions of approval requiring strategic use of smooth, hand-troweled stucco, such as at the 
building base or outermost wall surface, use of dimensional exterior muntins on the windows, 
and painting the balcony soffits to match the fascia color. With these conditions implemented, 
the project will be consistent with the applicable design guidelines. 

Overall, the materials palette proposed for the project is high-quality and consistent with the 
designs of the buildings. While each building has its own character and materials palette, 
several common materials are used strategically throughout the project to develop a common 
language between the buildings. Recommended conditions of approval discussed above will 
further ensure high-quality, durable finishes that exhibit a sense of permanence. 

Mechanical Screening: 

The roof plan includes notes indicating placement of mechanical systems on the roofs of the 
buildings. The site plans depict the locations of a transformer vault below the vehicular 
entrance to the parking structure. Although not shown on the plans, the applicant has indicated 
that a private fire hydrant will be installed in a location near the north end of the residential 
portion of the project. Gas service and meter locations are not shown, but a standard 
recommended condition shall be required to be shown in the final plans and screened from 
public view to the extent allowed by the utility company (according to the applicant, gas service 
will not be provided for each of the residential units, but, rather only to a boiler serving each 
residential building - three total). Mechanical vents are depicted on all sides of the residential 
buildings as well as immediately above commercial storefronts at the parking structure, 
arranged in a clear pattern on the buildings and details of recessed louver vent covers are 
provided in both plan sets. Staff recommends a condition requiring further study of vent 
locations on the parking structure, in an effort to relocate them to locations where they would not 
penetrate the fac;ade and, if infeasible, that vent caps to be painted to match the adjoining wall 
surface. Given the inability to relocate vents on the residential buildings, and the lack of street 
visibility of the buildings, staff recommends that the vent locations proposed be accepted, with a 
condition.that the covers also be painted to match adjoining wall surfaces. All balconies are 
designed to have open railings and will, therefore, not require overflow drainage. 

Landscaping: 

Hardscape and landscaping plans have been provided for the project, in Section 5 of the plans 
in the illustrative plans in Attachment B. Six distinct ground-level landscape zones are provided, 
each with its own unique character and intended program. At the Golden Jubilee Court at the 
north end of the project, the landscape design is intended to create a sense of entry to the 
remodeled Panda Inn restaurant, with a pathway of decorative paving leading from the vehicle 
drop-off zone to the restaurant entry, with a symmetrical arrangement of tree plantings flanking 
it. Outdoor dining spaces are also provided in this area. 

At the parking structure, trees are proposed to line the pedestrian walkway, creating a sense of 
an urban parkway between the walkway and the vehicular driveway. Specialty paving is used at 
the walkway and to highlight the main vehicular entry. A tree-lined illuminated pathway extends 
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west to Halstead Street and the METRO station. Simple metal fencing and gates with a framed 
vertical-picket design are proposed to provide security between the parking structure and the 
residential portion of the project. 

As previously described, the residential courtyard is designed with a large multi-function lawn 
area, an outdoor gym and a water feature with seating. Specialty paving directs pedestrians to 
the main entrances to each building. A linear dog park is provided along the rear of the 
property. Additional indoor and outdoor residential amenity space is provided on the roof of 
Building B including a swimming pool, spa, fire pits, barbeque and seating as well as an 
adjoining living room, community room and restroom facilities. Interior and exterior gym 
facilities are provided on the ground floor at the two-story brick building volume within Building 
C. 

A large number of new trees are proposed to be planted in natural soil throughout the site. 
Multiple varieties ranging in size from 15 gallon (largely along the outer perimeter) to 96" box. 
Most are between 24" and 48" box size; six 60" box Jacaranda mimosifolia trees are proposed 
to be planted in the residential courtyard, one 72" box Italian Stone Pine tree is proposed to be 
planted at the northwest corner of the Golden Jubilee Court and the entrance to the site and one 
96" box Coast Live Oak tree is proposed to be planted at the northwest corner of the residential 
area. As was recently recommended on another project, staff recommends a condition 
requiring a Certified Arborist to be retained to implement measures to ensure these large trees 
are successfully transplanted to the site. In addition, as the City has adopted a Model Water 
Efficient Landscape Ordinance, the planting plans will require review for compliance during plan 
check. With these recommended conditions in place, the proposed landscape plan will ensure 
appropriate softening of the buildings on the site, in a manner consistent with the design and 
use concepts of each landscape zone. 

Lighting: 

A lighting master plan is provided for the project within the illustrative plans in Attachment B. 
These largely include pedestrian scale fixtures along pathways, string lights at outdoor dining 
and residential amenity spaces, fixtures highlighting plantings, canopy lighting at commercial 
storefronts, and pedestrian-level wall sconces and rooftop lighting at the commercial/parking 
building and wall sconces and architectural accent lighting at the residential buildings. Lighting 
specifications are in Attachment D and demonstrate a series of fixtures that are simple in design 
and compatible with the building architecture. Subject to the standard condition regarding 
lighting temperature not rising above 3,000 Kelvin, the lighting fixtures proposed are high quality 
and consistent with the design of the building. 

Signage: 

Conceptual signage plans are provided for this review in the illustrative plans in Attachment B. 
The plans depict a collection of project identification and commercial signage in locations that 
are integrated with the building design. Although not specified in the signage sheets, the 
applicant has indicated intent for the series of banners along the west fac;ade of the parking 
structure to include some type of project identification signage. Because the Zoning Code 
requires design review for signs on all new development projects, and due to the uniqueness of 
the project that will likely not fully comply with Zoning Code requirements, staff recommends 
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that this requirement be reinforced with a condition of approval requiring separate review and 
approval of a Master Sign Plan. 

Comments from Other Departments: 

During the review of the previous application for Major Changes to an Approved Project 
(Concept Design Review), the Departments of Transportation and Public Works, the Fire 
Department and the Building Division of the Planning & Community Development Department 
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 this condition of Concept Design Review in this decision (Attachment A). 
In addition, staff of the Current Planning section has reviewed the current plans and identified a 
few minor issues to be addressed during plan check, as follows: 

• Provide dimensions of loading space to confirm compliance with the dimensional 
requirements. 

• Provide locations of bicycle parking. 
• Confirmation that open space provided meets the minimum requirement. 
• Provide dimensions of balconies to ensure they are not less than six feet from a property 

line. 

Staff has recommended a condition requiring compliance with Zoning Code requirements, 
including these specific items. 
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CONCLUSION: 

Upon implementation of recommended conditions of approval, the project will comply with the 
conditions of Major Changes to an Approved Project (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. 

Prepared by: 

Kevin Johnson, Principal Planner 

Attachments: 

A. Recommended conditions of approval 

Respectfully submitted, 

~::2~~ 
Director of Planning & Community Development 
Department 

Reviewed by: 

Luis Rocha, Planning Manager 

B. Responses to Concept Design Review conditions & Final Design Review illustrative 
presentation 

C. Final Design Review technical plans, elevations, details, materials (three sets): 
1. Panda Inn building 
2. Parking structure/commercial building 
3. Residential buildings 

D. Lighting specification sheets 
E. Tree Protection Guidelines 
F. Tree Protection Certification 



ATTACHMENT A: 
RECOMMENDED CONDITIONS OF APPROVAL 

3452-3488 E. FOOTHILL BOULEVARD 
FINAL DESIGN REVIEW 

The applicant or the successor in interest shall comply with the following conditions: 

Planning Division 

1. Provide manufacturer specifications of all paving materials and site furnishings. 

2. Provide details and finish specifications of the water feature in the ground-level residential 
courtyard. 

3. The grey stucco wall areas on the east elevation of the parking structure, as well as brick 
infill walls on all elevations, shall be recessed within the white stucco frame walls and the 
color or materials transition shall occur at the inside corner of the recess areas. Provide 
details to depict these conditions. 

4. The proposed brick cladding throughout the project shall be detailed as masonry bearing 
walls with corner bricks used at building corners and openings, and the mortar joints shall be 
struck. 

5. Provide additional details of an articulated transition between the concrete bases and the 
brick cladding above at the brick-clad building volumes. 

6. Provide final imagery for the proposed lenticular graphic display to staff for review and 
approval. The final imagery shall not constitute signage as defined in PMC Section 
17 .48.170. In addition, provide final materials and imagery/color specifications for the 
banner system on the parking structure. The banners shall be a material that is proved to 
be high-quality and durable. 

7. Further study the mechanical venting proposed above the parking structure storefront bays 
to possibly relocate the required venting to avoid the proposed building wall penetrations. If 
this is found to be infeasible, the vent covers shall be painted to match surrounding wall 
surfaces, as shall all vent covers in the residential buildings. 

8. Storefront systems shall be specified as center-glazed to ensure a dimensional mullion 
profile. Residential windows shall also have dimensional exterior muntins. 

9. The residential building finishes shall incorporate strategic use of smooth, hand-troweled 
stucco, such as at the building base or outermost wall surfaces. 

10. Balcony soffits shall be painted to match the fascia color. 

11. To ensure the long-term health and sustained growth of the proposed 62-, 72- and 96-inch 
box trees, a Certified Arborist shall be retained for the proposed development prior to 
issuance of a building permit, and for a minimum of three years after project completion, 
who shall provide: 
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a. A report, prior to the issuance of a building permit, on the required specifications of 
the soil growing conditions, the recommended watering schedules, and the topsoil 
conditions of the proposed tree locations. These specifications shall be incorporated 
into the permitted landscape plans. If the conditions are not suitable for the proposed 
tree size and/or species, the arborist shall specify an appropriate alternative tree and 
size. 

b. A planting phasing plan in consultation with the project development team, and a tree 
protection plan, which shall include the City of Pasadena Tree Protection Guidelines 
dated 5/13/19 (see Attachment E) for the tree transplants during the construction 
phase. The plan shall specify when during the project construction the trees would 
be planted and the tree protection measures installed. 

c. On-site monitoring of the trees at time of installation, monitoring of tree protection 
installations in accordance to the tree protection plan, and monitoring of trees during 
the construction phase. The· arborist shall complete and submit to Design & Historic 
Preservation (DHP) staff the Tree Protection Certification Form in Attachment F upon 
installation. 

d. Long-term monitoring of the health and maintenance of the trees, including growing 
conditions, for a minimum of three years after issuance of Certificate of Occupancy. 

12. Approval of a Master Sign Plan shall be required prior to installation of any project
identification, wayfinding or commercial signage on the building. 

13. The project design shall continue to incorporate the design features outlined in the Health 
Risk Assessment prepared by ESA, including MERV 16 filtration, a solid and vegetated 
barrier along the 21 O Freeway frontage, and inoperable windows on the south elevation and 
the east elevation of building B. If any of these measures are determined infeasible or 
proposed to change at a later date, additional Health Risk Assessment may be necessary to 
ensure that cancer risks remain below SCAQMD evaluation criteria. 

14. The project shall comply with all applicable Zoning Code requirements, particularly the items 
below, prior to issuance of a building permit, unless deviation is authorized by a Zoning 
entitlement. 

a. Provide dimensions of loading space to confirm compliance with the dimensional 
requirements. 

b. Provide locations of bicycle parking. 

c. Confirmation that open space provided meets the minimum requirement. 

d. Provide dimensions of balconies to ensure they are not less than six feet from a 
property line. 
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15. 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. 

16. 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. 

17. The lighting temperature specified on the final plans shall not rise above 3,000 kelvin for all 
proposed exterior fixtures. Replacement lighting elements should be regulated by 
maintenance staff in the future. 

18. An 8' x 8' minimum mock-up panel of the building finishes shall be provided and reviewed by 
staff prior to construction and installation. 

19. Prior to issuance of a building permit, submit to staff written confirmation from utility 
providers (Pasadena Water & Power and The Gas Company) that the locations of utility 
equipment shown on the plans are approved. 

20. 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 
indicated and specified in the decision letter and that all work is performed consistent with 
the approved plans. 

Department of Transportation 

21. The project exceeds the Auto Level of Service metrics cap at the Sierra Madre Villa Avenue 
at Foothill Boulevard intersection. To reduce project vehicular trip impact and improve 
circulation in the project vicinity, the project shall install the following improvements at the 
intersection of Sierra Madre Villa Avenue and Foothill Blvd: 

a. Installation of a video monitoring, data collection and analytics system for 
performance monitoring. 

b. Install Type 2070 traffic controller with high resolution data collection capability. 
c. Replace protected left turn arrows signal indications for eastbound left turn and 

westbound left turn movements. 
d. Provide near side traffic signal indications for the eastbound, westbound and 

southbound approaches. 

The applicant shall coordinate the implementation of the improvements with the Pasadena 
Traffic Division at (626) 7 44-8723. 

22. The Halstead Avenue street segment south of Foothill Boulevard is affected by the project 
traffic. The Halstead Avenue at Foothill Boulevard intersection shall be fully actuated, 
through the installation of Accessible Pedestrian Signals (APS) on all approaches, and a 
CCTV camera installed at the southeast corner of the intersection. The applicant shall 
coordinate the implementation of the improvements with the Pasadena Traffic Division at 
(626) 744-8723. 
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23. Vehicular access to the project is proposed along three driveways: two driveways along 
Foothill Boulevard, and one driveway along Halstead Street. 

a. The westerly driveway on Foothill Boulevard shall be a 14' wide ingress-only 
driveway. 

b. The easterly driveway on Foothill Boulevard shall be a maximum 26' wide and may 
operate as a full access driveway. 

c. The Halstead Street shall be a maximum 26' wide as a full access driveway. 

24. The existing sidewalk on Foothill Boulevard is 12' wide. The project shall provide an 
additional 3' sidewalk easement for an ultimate 15' wide sidewalk along the project's 
frontage. Wider sidewalks contribute to a better pedestrian environment to and from the 
Metro "L" (Gold Line) station, and is consistent with the City's adopted Street Design Guide. 

25. All existing bus zones and transit amenities shall remain in place and protected during 
construction. The existing bus zone will not be relocated without written approval from the 
Transit Division. Tree wells, street lights, fire hydrants and other items shall not be placed in 
the public right of way within bus zone(s) without prior approval. The proposed project shall 
not interfere with bus operations (this includes, but is not limited to, building overhangs, 
awnings, landscaping, etc.) 

26. No permanent, on-street, overnight parking permits will be issued to future residents of this 
project. Future tenants/residents shall be advised of the unavailability of permanent, on
street, overnight parking permits by property management. 

27. The location(s) of bicycle parking shall be shown on the plans and approved by the 
Department of Transportation prior to the issuance of the first permit for construction 
(demolition, grading, or building). 

28. Any project loading/unloading spaces shall be on-site. DOT will not install an on-street 
loading zone for the project. 

29. The project shall pay the Traffic Reduction and Transportation Improvement Fee (TR-TIF) 
for the project. The TR-TIF is subject to change based on the current General Fee Schedule 
at the time of building permit issuance. Total payment would be based on the final scope at 
the time of project approval. The payment shall be made at Window #8 in the Permit Center 
located at 175 N Garfield Ave, Pasadena CA 91109. 

30. The project is expected to exceed the ADT cap along the street segment for Halstead Street 
south of Foothill Boulevard. Therefore, to reduce project vehicular trips, the applicant shall 
provide 234 Metro transit passes and offer them to its residents at 50% discount for five 
consecutive years from the issuance of Certificate of Occupancy. 

31. The project is subject to the City's Transportation Demand Management (TDM)/Trip 
Reduction Ordinance (TRO) requirements. A TOM plan shall be completed prior to the 
issuance of the first permit for construction. 
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Please contact the Complete Streets Division at (626) 744-7526 to arrange a predesign 
meeting to understand the TOM Plan requirements and associated review fees* for the 
report submittal. 

* Based on the Current General Fee Schedule. Fees are subject to change. 

Department of Public Works 

32. In reference to the Department of Transportation requirements, dated February 7, 2020, on 
sidewalk widening along Foothill Boulevard frontage, the applicant shall be responsible for 
all the costs required to complete the dedication. The dedication documents and processing 
fee 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. 

33. Review and approval from Caltrans shall be required for the proposed subterranean parking 
structure adjacent to Caltrans drainage facility and any potential easement issues. 

Caltrans Contact: 
Khan Hossain (Design) - 213-897-0239 
Charlie Truong (Maintenance) - 213-897-2894 
Hung Q. Nguyen (Plan Review) - 213-897-2887 

34. 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 
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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. 

35. The applicant shall upgrade the existing traffic signal at the intersection of Foothill Boulevard 
and Halstead Street as follow: 

a. Install Emergency Pre-emption equipment. 
b. Install CCTV camera equipment. 

Contact Richard Yee, Street Lighting & Traffic Signal, at ryee@cityofpasadena.net for 
further information. 

36. In order to improve pedestrian and traffic safety, the applicant shall install one (1) new in-fill 
street light on the Foothill Boulevard frontage of the property, including LED light, conduits, 
conductors, electrical service (if necessary), pull boxes, and miscellaneous appurtenant 
work. The type and hardware shall conform to current policies approved by the City Council, 
and the locations shall be as approved by the Department of Public Works. 

37. The existing street lighting along the Foothill Boulevard frontage is substandard. In order to 
improve pedestrian and traffic safety, the applicant shall replace/renovate two (2) existing 
street lighting, on the frontage of the subject property per the City requirements and current 
standards. The renovation shall include but not limited to new LED lights, conductors, lamp 
socket, fuse, globe/lantern, globe holder, photo cell, and miscellaneous related parts. 

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 626-7 44-4195 or via 
email: pw-permits@cityofpasadena.net to schedule a street lighting pre-inspection, prior to 
the issuance of any permits. 

38. 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 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. 

39. 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. 
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Upon submission of improvement plans to the Departments of Public Works for checking, 
the applicant will be required to submit fees, per the current General Fee Schedule, to cover 
the cost of plan checking and construction inspection of the improvements. 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 626-7 44-4195 regarding this street light/traffic signal condition 
at least five (5) months in advance of the anticipated issuance of Certificates of Occupancy. 

40. There are two (2) existing mature Oak trees along the Foothill Boulevard frontage. To 
protect existing City trees during construction, the applicant shall fully conformed to the Tree 
Protection Guidelines signed by the City Manager. The full guidelines is available at the 
following link: https://www.cityofpasadena.net/public-works/engineering-and
construction/engineering/. Tree Protection Plan shall be a part of the construction plan 
providing a minimum of 5 feet clearance between the proposed building outer shell and 
the existing tree branches or limbs. 

41. 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. 

42. 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. 

43. 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 6' 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 
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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. 

44. 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. 

45. 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. 

46. 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. 

47. The applicant shall plant, the officially designated street tree per the City's approved Master 
Street Tree Plan, five (5) new Oak-species trees along the East Foothill Boulevard frontage. 
The Department of Public Works will confirm eligible planting sites, and will provide the 
applicant the location. 

48. Trees planted by the applicant must meet the City's tree stock standards, be inspected by 
the City, and be planted according to the details provided by the Parks and Natural 
Resources (PNR) Division. Planting shall include the installation of the following per tree: no 
less than two tree stakes; one arbor guard; and the use of slow-release fertilizer tablets. The 
applicant shall contact PNR (626-744-3880) for tree planting approval, a minimum of two (2) 
months, prior to the issuance of a Certificate of Occupancy. 

49. Trees planted by the applicant must be irrigated by either an existing or a new irrigation 
system constructed by the applicant. Plans for the irrigation system shall be prepared by a 
landscape architect registered in the State of California and submitted to PNR for review 
and approval. Irrigation facilities (main line, valve, pull box, timer, etc.) must be constructed 
within private property with the exception of the laterals and bubblers. The lateral shall be a 
minimum of 18" deep, and no above-ground structures are allowed. 

50. Prior to issuance of the Certificate of Occupancy, the applicant shall submit a Tree 
Guarantee Deposit equal to the cost of all new trees planted to guarantee that newly planted 
trees are maintained by the applicant for a minimum of three calendar years. Tree 
maintenance during this period shall include the following: watering no less than once a 
week; weed removal; reconstruction of tree wells as needed; re-staking as needed; 
adjustment to grade of any trees that settle; and any other operations needed to assure 
normal tree growth. The applicant shall replace any newly planted trees which, for any 
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reason, die or whose health is compromised, within the applicant's three-year establishment 
period. The three-year tree establishment period shall commence on the day that the 
Certificate of Occupancy is issued. PNR shall inspect all trees planted by the applicant at 
the end of the three-year establishment period, and if the trees are found to be in good 
health, the applicant's deposit will be released. If the trees are found to be in poor health, 
the establishment period may be extended by PNR and the applicant's deposit shall be held 
accordingly. Said deposit may be included as part of the construction guarantee if 
applicable, and is subject to partial refund or additional billing. 

51. Each building of 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. 

52. The applicant shall demolish existing and construct all new public improvements along the 
subject development frontages of Foothill Boulevard and Halstead Street, 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: All public improvements shall be 
completed prior to the issuance of Certificate of Occupancy. 

53. Foothill Boulevard and Halstead Street restorations, 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. 

54. The applicant shall construct public improvements along the frontages of the subject 
property in accordance with East Pasadena Specific Plan. The improvements include 
planting street trees, landscaping, and other necessary related work. For additional 
information on the specific plan requirements, please visit the Planning and Community 
Development Department's website at: https://ww5.cityofpasadena.net/planning/planning
division/community-planning/specific-plans/. 

55. The applicant shall install street furnishings, such as bus benches, pedestrian lighting and 
trash receptacles along the Foothill Boulevard frontage of the subject property in 
accordance with the East Pasadena Specific Plan. 

56. 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 submit fees, per the current General Fee Schedule, to cover the cost of plan 
checking and construction inspection of the improvements. Note that building plans 
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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 shall submit 
public improvements plans and the plan check deposit at least two (2) months prior to the 
issuance of any building or demolition permits. 

57. On-site drainage, such as roof drain, area drain and subterranean garage discharge, shall 
be contained on-site per LA County Regional Water Quality Control Board's current permit. 

58. The applicant shall provide storm water drainage plans and obtain approval from the 
Planning Department and the Department of Public Works prior to issuance of a grading or 
building permit for this site. 

59. Past experience has indicated that projects such as this tend to damage the abutting street 
improvements with the heavy equipment and truck traffic that is necessary during 
construction. Additionally, the City has had difficulty in requiring developers to maintain a 
clean and safe site during the construction phase of development. Accordingly, the applicant 
shall place a $20,000 deposit with the Department of Public Works prior to the issuance of a 
building or grading permit. This deposit is subject to refund or additional billing, and 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, curb, gutter, and sidewalk, either directly or indirectly, by the construction 
on this site. The deposit may be used for any charges resulting from damage to street trees. 
A processing fee will be charged against the deposit. 

60. 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: / /www. cityof pasade na. net/pu bl ic-works/eng ineeri ng-and-construction/eng i neeri ng/. A 
non-refundable flat fee, based on the current 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. 

In addition, prior to the start of construction or issuance of any permits, the applicant shall 
conduct a field meeting with an inspector from the Department of Public Works for review 
and approval of construction staging, parking, delivery and storage of materials, final sign-off 
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procedure, and any of the specifics that will affect the public right-of-way. An appointment 
can be arranged by calling 626-7 44-4195. 

61. In preparation for the New Year Rose Parade and Rose Bowl Game, the Department of 
Public Works will suspend all works within the public right-of-way during the holiday season 
in accordance to PMC 12.24.100 and City Policy. 

In general, all public streets, sidewalks and parkways shall be free and clear of excavations 
and other construction related activities during the period of November through January of 
the following year. Specific dates will vary on an annual basis. Accordingly, contractors will 
be required to shut down construction operations which would impede traffic and pedestrian 
movements during these periods unless otherwise authorized by the City Engineer. Any 
existing excavations shall be backfilled, compacted and temporarily repaved before the 
beginning of the moratorium period. 

The Holiday Moratorium Map, showing the appropriate shutdown period, and corresponding 
areas in the City, is available at the Department of Public Works Permit Counter (window 
#6), 175 N. Garfield Avenue, Pasadena, CA 91109, or at the following link: 
https://www.cityofpasadena.net/public-works/engineering-and-construction/engineering/. 

62. 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. 

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 

Fire Department 

63. Plan shall comply with the requirements of 2013 California codes and Pasadena Municipal 
Code (PMC). 

64. Mixed Use and Occupancy: where a building contains more than one occupancy group, the 
building or portion thereof shall comply with applicable provision of CBC Section 508. 

65. Accessible means of egress elevator: A building with five stories above grade shall comply 
with the requirements of Accessible means of egress per CBC Section 1007. 

66. Allowable number of stories above grade plan: shall comply with the requirements of CBC 
Table 504.4. Parking garage building with the type IIB construction shall not exceed four 
stories. 
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67. Medical Emergency Service Elevator: At least one elevator shall be provided for fire 
department emergency access to all floors. The medical emergency service elevator shall 
comply with gurney size per CBC Section 3002.4. 

68. Exit and exit access to public way: Each building shall comply with requirements of CBC 
chapter 10 for path of egress travel to public way. 

69. Emergency Responder Radio Coverage: Building shall have approved radio coverage for 
emergency responders within the building based upon the existing coverage level of the 
public safety communication system per California Fire Code Section 510. 2 

70. Minimum Fire Flow/Fire Hydrants: All structures shall have the minimum fire flow (GPM) 
required by Appendix B Table B 105.1 and the quantity and spacing of fire hydrants as 
required by Appendix C Table C 105.1 of Title 24, California Fire Code. Plans shall be 
submitted to the Pasadena Fire Department for review and approval prior the review and 
approval of the building plans. A current fire flow report (not older than 6-months), 
performed by the Pasadena Water Department, shall be provided to the Fire Department 
when applying for building permits to construct or add to any structures. 

71. Fire Dept. Access: Fire Department Access shall be provided to within 150-feet of all exterior 
portions of any structure. All access roads exceeding 150-feet shall be provided with an 
approved Fire Department Hammerhead or Turnaround. Fire department access shall be 
constructed of an all weather surface to support a minimum of 75,000 pounds with a 
minimum of 20-feet wide and unobstructed height of 13'-6", with No Parking on Either Side. 
No roadway way shall exceed 10% slope. 

72. Aerial Fire Apparatus Access Roads: Building exceeding 30 feet in height above the lowest 
level of Fire Department Vehicle Access shall comply with requirements of CFC Section 
D105.1 though D105.3. 

73. Building shall have approved fire apparatus access roads capable of accommodating fire 
department aerial apparatus. Overhead utility and power lines shall not be located within the 
aerial fire apparatus access roadway. 

74. Knox Box: All access gates across roadways or entrances to facilities shall fail 
unlocked/open in the event of any loss of power. All access gates and main entrance doors 
shall have a Know Box or Knox Control Key Switch installed. Obtain Knox Box Applications 
from the Pasadena Fire Department Permit Desk. 

75. Automatic Fire Sprinkler System or Standpipe: An automatic sprinkler system shall be 
provided throughout building per CBC Section 903.2.1 and PMC amended CFC section 903. 

76. Stand pipe system shall comply with the requirements of CBC Section 905. 

77. Fire Department Fire Sprinkler Connections: Shall be comprised of: 
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a. FDC shall be located a minimum of 25-feet from the building or surface mounted to 
2- hours rated wall with no opening within 10 feet and FDC shall be located within 
100 feet of a public hydrant. 

b. (2) 2-1/2" CLAPPERED internal swivel outlet X 2-1/2" CLAPPERED internal swivel 
outlet X 4" FDC 

c. 4" CLAPPERED internal swivel outlet X 4" FDC 
d. Shall be clearly labeled to indicate FDC for Fire Sprinklers and Standpipes. 
e. A clear dimension of 3-feet shall be maintained around the perimeter of each fire 

department appliance. 
f. All fire appliances except for fire hydrants shall be cleaned, primed, and painted fire 

engine red enamel or krylon. 

78. Automatic Fire Alarm/Detection System: All structures 10,000 square feet or any structure 
required by Title 24, California Building or Fire Codes, shall be provided with a fully 
automatic and manual fire detection and notification system. Shop drawings shall be 
submitted by contractor for review and approval prior to construction. PMC amended CFC 
Section 907. 

79. Emergency Vehicle Traffic Signal Preemption Systems: Traffic signaling systems serving 
this complex are required to have emergency vehicle signal preemption controls installed. 

80. The specific signals requiring this system is to be determined by both Pasadena Fire 
Department and Pasadena Department of Transportation. The fees for these systems will 
be determined based on the quantities and types of traffic signals being used and/or being 
retrofitted for the emergency vehicle controls. 

Building Division 

81. GOVERNING CODES: 

a. Current Edition of 2019 California Residential Code, 2019 California Building Code, 
2019 California Electrical Code, 2019 California Plumbing Code, 2019 California 
Mechanical Code, 2019 California Energy Code, California Green Building Standard 
Code.& the City of Pasadena Municipal Code. 

b. The governing edition is based on the date in which the project is submitted to the 
City of Pasadena for review. 

82. PERMIT(S): Separate permits are required for the following: 

a. Mechanical 
b. Electrical 
C. Plumbing 
d. Fire Sprinkler 
e. Demolition 
f. Others 


