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PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE:  APRIL 26, 2022 

TO:  DESIGN COMMISSION 

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

 
SUBJECT: APPLICATION FOR CONCEPT DESIGN REVIEW  

NEW APPROXIMATELY 89,600 SQUARE-FOOT, FIVE-STORY, 
INDEPENDENT SENIOR LIVING FACILITY WITH 76 RESIDENTIAL UNITS 
AND ONE LEVEL OF SUBTERRANEAN PARKING  
995 SOUTH FAIR OAKS AVENUE 

___________________________________________________________________________ 
 
RECOMMENDATION: 
 
It is recommended that the Design Commission: 
 
Environmental Determination  
 
Find that the proposed project was subject to environmental review in the Categorical 
Exemption (Class 32, In-Fill Development Projects) that was adopted by the Hearing Officer for 
a Modification to Conditional Use Permit #4577 on May 26, 2020, 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 a tree inventory (Attachment B) identifies that there are no protected trees on 
site that are proposed for removal. 
 
Findings for Concept Design Approval 
 
1. Find that the project, upon implementation of the conditions of 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 South Fair Oaks Specific Plan, and the 
Design Guidelines for Neighborhood Commercial and Multi-Family Residential Districts; and 
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2. Based on these findings, approve the application for Concept Design Review subject to the 

attached conditions of approval (Attachment A) to be further reviewed during Final Design 
Review. 

 
BACKGROUND: 
 
On March 22, 2022, the Design Commission, acting under the provisions of §17.61.030 of the 
Pasadena Municipal Code, reviewed an application for Concept Design Review for construction 
of a new five-story, approximately 89,600 square foot, independent senior living facility with 76 
residential units and one level of subterranean parking.   
 
The Commission provided comments on the design and continued the public hearing, to a date 
certain, to allow the applicant an opportunity to address the comments provided and revise the 
project.  While the design of the project has been revised to address the Commission’s 
comments, the overall scope of the project has not changed.   
 
Project Overview 
 
• General Plan Designation:  Median Mixed Use  

 
• Zoning:  IG SP-2 AD-2 (South Fair Oaks Specific Plan, Industrial General, Alcohol Overlay) 

 
• 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 South 
Fair Oaks Specific Plan and the Design Guidelines for Neighborhood Commercial and Multi-
Family Residential Districts.   

 
• Site:  The 20,869 square-foot project site is located at the northwest corner of South Fair 

Oaks Avenue and Arlington Drive and is currently developed with a non-historic 6,617 
square-foot office building with attached industrial/manufacturing space built in 1949.  This 
building is proposed to be demolished as part of this project. There are 66 private trees on-
site. A tree inventory indicates that there are 56 on-site trees that are not protected by 
species or size.  An additional 10 existing on-site trees have been surveyed, of which the 
species and size of these trees was not provided in the inventory, however, these additional 
trees are noted to be protected in place.  Seven public street trees are located along the 
South Fair Oaks Avenue and Arlington Drive frontage and will remain. 

 
• Surroundings:  The surrounding properties vary in building form and use.  Located directly 

north of the project site is a two-story office building with surface parking constructed in 
1975, and at the north end of the block face is the constructed first phase of the overall 
development, a four-story Mediterranean vernacular style residential care facility, 
constructed in 2008.  Located further to the north is the new Shriners for Children Medical 
Center.  To the east, across South Fair Oaks Avenue, is a two-story office building with 
surface parking and a fast food restaurant with surface parking.  A three-story office building 
sits southeast of the project site.  South of the project site is a three-story medical office 
building and a surface parking lot, and one- and two-story single-family residences.  A 
surface parking lot belonging to the earlier constructed phase of the residential care 
development abuts the western edge of the project site.  There are no designated or eligible 
historic resources located directly adjacent to the site.  However, the Glenarm Power Plant, 
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a designated Historic Monument, is located approximately one block south of the proposed 
project, at 72 East Glenarm Street. 

 
• Project Description:  The project involves the demolition of a non-historic office and 

warehouse building and the construction of a new five-story independent senior living facility 
containing 76 residential units and one level of subterranean parking, encompassing a total 
of approximately 89,600 square feet.  The project is contemporary in style with pedestrian-
scaled features including balconies and awnings.  Though 44 on-site trees are proposed to 
be removed for the construction, none of these trees are protected by size or species.  This 
project is the third phase of a larger project; Phase I, located along South Fair Oaks Avenue, 
is an 87,000 square foot building that was built in 2003 and Phase II, located along Hurlbut 
Street, is approximately 47,000 square feet in size and was built in 2008. 
   

• Site Design:  The proposed building will be constructed in an “L” configuration to reflect the 
layout of the lot, with a continuous street wall along Arlington Drive that wraps the street 
corner and continues along the shorter South Fair Oaks Avenue frontage.  The existing 
surface parking lot to the west will be reconfigured to provide a wider two-way drive access 
to connect to the existing round-about at the north building, and a new drop-off loop that is 
proposed along the west side of the new building.  As the new building runs north along the 
interior of the lot, it is proposed to connect to the southern tip of the existing building at the 
first floor only, and provide a courtyard garden with the crook of the “L.”  The subterranean 
garage ramp is also proposed to be located along the widened access drive, towards the 
north end of the new building. The proposed building setback along South Fair Oaks 
Avenue is six feet; where the Zoning Code allows a zero setback (build to property line). The 
proposed building setback along Arlington Drive is 13’; where the Zoning Code allows a zero 
setback (build to property line).  The proposed increased setback along Arlington Drive was 
provided to maintain the health of the existing street trees and to provide additional 
clearances to the proposed project and its construction. Due to the reduced buildable area 
on the ground floor resulting from the greater setbacks to achieve the tree protection 
measures, the applicant received approval of additional building height through the 
entitlement process, above what is permitted by the zoning district, consistent with Zoning 
Code Section 17.44.090.D (Tree Retention, Modification of Development Standards). The 
approved height is 59’5”. 

 
• Architectural Style:  Contemporary  

 
• Developer:  Pasadena Senior CA Landco, LLC 

 
• Architects: KTGY Architecture + Planning 

 
• Landscape Architect:  David Evans and Associates, Inc. 
 
ANALYSIS: 
 
Design Commission Comments from the March 22, 2022 Concept Design Review Hearing 
 
On March 22, 2022, the Design Commission reviewed the application for Concept Design 
Review for this project.  The Commission continued the public hearing to give the applicant an 
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opportunity to respond to the comments detailed in the chart below.  The design teams’ full 
response is provided in Attachment C.    
 

Commission Comment, 
March 22, 2022 

Excerpts from Architect’s 
Response Staff Comments 

1. Study the façade and 
provide breaks in 
massing such as a 
rhythmic patterning of 
vertical breaks in the 
cornice at the balcony 
insets.  Create a 
fourth volume at the 
southeast building 
corner, and create 
additional volume 
breaks at the interior 
courtyard elevations 

“See revised south elevation 
on sheet A2-0. A volume has 
been created at the 
southeast corner to help 
anchor the building. See 
added cornice breaks on the 
courtyard elevation balcony 
insets on sheet A2-2.” 
 
 

Comment has been satisfactorily 
addressed.   
 
The façade elevations have been 
revised to incorporate a rhythmic 
pattern of façade breaks in the 
cornice line at recessed façade 
points along all elevations of the 
building.  Additionally, the southeast 
corner massing has been redesigned 
to visually read as an additional 
volume to bookend the project along 
with the southwest corner along the 
prominently-visible south façade 
plane.   

2. Provide a hierarchy of 
massing, material 
patterning, and 
accentuation at the 
building corners along 
the street, particularly 
the southeast corner 
to anchor the project 
to the street. 

“See rendering on sheet  
A6-0. Revised massing and 
materials are used to help 
anchor the building.” 

Comment has been satisfactorily 
addressed.  
 
As noted above, the applicant has 
revised the facades to coordinate a 
rational patterning of façade breaks, 
hierarchy of massing, and material 
patterning.  The facades have a 
clearer rationale of a tripartite 
arrangement of materials, with 
heavier stone veneer at the base, 
and lighter materials as the walls 
ascend.  Additionally, the southeast 
corner massing has been redesigned 
to be similar in character to the 
southwest building corner, providing 
a bookend design to the building 
corners, and anchoring the project 
along the prominently-visible south 
elevation. 

3. Provide accented 
formal massing and 
façade activation at 
the ground floor of 
South Fair Oaks 
Avenue through entry 
points, windows, or 
other means 
necessary to provide 
interconnectivity and 
transparency along 
this street edge.  
Additionally, the 

“See rendering on sheet A6-
0. Glazing has been added 
at all levels, and light fixtures 
and projecting canopies 
have been added at level 1.” 

Comment has been satisfactorily 
addressed.  
 
As noted above, the facades have 
been revised to holistically address 
the design commentary.  The 
southeast corner massing at the 
corner of South Fair Oaks and 
Arlington Drive has been revised to 
be compatible with the opposing 
building end at the southwest corner, 
providing a complementary bookend 
design to the prominently-visible 
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Commission Comment, 
March 22, 2022 

Excerpts from Architect’s 
Response Staff Comments 

ground floor of the 
Fair Oaks Avenue 
façade shall be 
enhanced with 
pedestrian-oriented 
fenestration and 
frontage elements 
such as projecting 
canopies, lighting 
fixtures or other 
similar features. 

south elevation.  With this revision, 
the southeast corner also visually 
anchors the building to the two street 
corners, while also providing added 
architectural features to engage the 
street edge.  Additionally, the 
southeast corner massing has been 
designed as primary elevations with 
façade modulations through a 
tripartite application of façade 
materials, enlarged expansive 
windows and storefronts, awnings, 
and a rhythmic patterning 
fenestration openings.   

4. Provide enhanced 
and accented entries 
at the main lobby and 
ground-floor 
amenities, leading 
from the street to 
guide the pedestrian 
from the public realm 
into the site and to 
the main building 
entry with enhanced 
landscaping at these 
circulation points. 

“See rendering on sheet A6-
2. Signage has been added 
at the main pedestrian entry. 
In addition, a series of 
frames project off the 
building and across the 
sidewalk, further guiding the 
pedestrian from the public 
realm towards the front door 
of the building.” 

This comment can be fully 
addressed through a recommended 
condition of approval. 
 
The applicant is proposing a system 
of way-finding/identification signs to 
demarcate the path of entry into the 
site and the building.  Additionally, a 
new entry way feature includes a 
partially-enclosed framed entry portal 
along the west façade at the 
southwest corner to guide and direct 
pedestrians from the sidewalk into 
the project site, and towards the 
building entry.  The covered entry 
consists of a series of frames that 
extend out from the building wall, 
over the sidewalk, and down into the 
adjacent planting bed, serving as a 
modern zaguan entry.  The 
storefronts and main building entry 
are recessed approximately 30 feet 
under the second floor, and the use 
of traditional entry identifiers such as 
awnings or porticos will not be 
practical.  However, staff 
recommends a condition of approval 
requiring additional features such as 
cove lighting to be added to the 
primary entry to further accentuate 
the building entry, delineate between 
storefront systems and provide better 
directional guidance to users. With 
this condition, the comment can be 
fully addressed.   
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Commission Comment, 
March 22, 2022 

Excerpts from Architect’s 
Response Staff Comments 

5. A high-quality solid 
base material other 
than cement 
composite siding and 
stucco shall be 
utilized to reflect 
traditional building 
patterns of heavier 
materials at the 
bottom and lighter 
materials at the top, 
or consider a tripartite 
arrangement of 
materials on 
appropriate façade 
planes. Additionally, 
the base shall be 
pushed outward 
instead of recessing it 
behind the upper 
façade planes to 
further establish a 
visual grounding of 
the project.  Reduce 
the amount of stucco 
on the facades and 
study the use of 
alternate materials in 
its place. 

“The ground floor material 
has been changed to stone 
veneer. It is pushed outward 
in most areas and is now 
only inset at the two corners. 
Additionally, stucco was 
reduced, particularly at the 
southeast corner where the 
impact will be maximized.” 

Comment has been satisfactorily 
addressed.   
 
The material patterning and 
application has been revised to 
reflect the revised modulations of the 
façade, and to reflect a more 
harmonious application of materials 
that are reflective of traditional 
building construction.  A stone 
veneer is proposed for the ground 
levels along the public facades to 
ground the project, with stucco 
above, delineated by horizontal 
datum trim.  The corner volumes are 
proposed to have cementitious siding 
above the ground floor, capped by a 
stucco volume at the top floor, 
reflective of a tripartite design.  
Though the ground floor of the 
corner volumes is still inset slightly 
from the upper façade, this design 
move provides added dimensionality 
and shadow texture at the building 
corners, thus the design is 
warranted.  The applicant has also 
reduced the amount of stucco on the 
project, reflective in the revised 
design.  The material application is 
consistent throughout the project, 
with the exception of the ground floor 
at the courtyard elevations, where 
cementitious siding is proposed to 
soften the project along the activated 
zone of the courtyard.   

6. Provide a clear 
rationale of the 
façade colors.  The 
colors shall be carried 
through the entirety of 
the façade plane 
where there is no 
change in material or 
break in form or wall 
plane. 

“The overall rational on color 
and material placement is to 
create a “base-middle-top” to 
the building.” 

Comment has been satisfactorily 
addressed.   
 
With the revised façade modulations, 
and material applications, the 
rationale of the color palette is clear 
and consistent with the overall 
design.    
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Commission Comment, 
March 22, 2022 

Excerpts from Architect’s 
Response Staff Comments 

7. Provide a complete 
and accurate 
inventory of all trees 
on site and along the 
property’s street 
frontages with their 
species, disposition, 
and size metrics to 
determine if the trees 
are subject to the 
Tree Protection 
Ordinance. 

“Please see revised arborist 
report.” 

Comment has been satisfactorily 
addressed.   
 
The tree inventory has been updated 
to include all trees on site.  No new 
protected trees have been identified 
that are proposed for removal.   

8. Ensure the plans, 
elevations, and 
renderings are 
consistent with the 
proposed landscaping 
plan. 

“Landscape plans and 
renderings have been 
revised to match. Elevations 
are not showing landscaping 
in order to not block the 
building.” 

Comment has been satisfactorily 
addressed.   
 
The project revisions were done in 
unison with the landscape, 
architectural drawings, and 
renderings.  Staff has reviewed the 
plans and determined them to be 
internally consistent. 

9. Study the application 
of the proposed 
perimeter fencing, 
and its necessity, 
particularly along the 
building’s street 
edges, and how it 
relates to the overall 
project, and the urban 
context.  Any fencing 
shall be designed to 
complement the 
quality of design and 
materials of the 
building.  If fencing is 
proposed, consider 
how it might be 
designed to integrate 
with the enhanced 
entry outlined in 
comment #4 above. 

“Perimeter fencing has been 
revised to only be around 
the dog run and garden. It 
now matches the railings on 
the building.” 

This comment can be fully 
addressed through a recommended 
condition of approval. 
 
The proposed fencing has been 
reduced to enclose the proposed dog 
run and vegetable garden near the 
southwest corner, to enclose the 
courtyard with a blade fence along 
Fair Oaks Avenue north of the 
building, and to provide a block wall 
along the interior property line to tie 
into the existing perimeter block wall 
of the north building.  The fencing 
enclosing the garden and dog run is 
proposed to complement the railing 
design of the unit balconies.  Staff 
recommends a condition of approval 
requiring the new perimeter block 
wall to match the existing perimeter 
block wall of the north building in 
finishes and color.   

 
In addition to the recommended conditions of approval outlined in the table above, Staff 
recommends conditions of approval requiring detailed drawings of the connection point between 
the north/Phase I building and the proposed building, along with contextual elevations of the 
interior, west elevations showing the existing Phase I and Phase II buildings with the proposed 
Phase III.     
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COMMENTS FROM OTHER DEPARTMENTS: 
 
The project was subject to inter-department review through the entitlement process for the 
Modification to the Conditional Use Permit.  Conditions of approval were issued with that 
entitlement and the project shall continue to comply with those conditions through the design 
and construction process.  
 
CONCLUSION: 
 
The issues and comments provided by the Commission at the previous hearing have been 
addressed in the revised plans and conditions of approval.  Staff recommends that the 
Commission approve the application for Concept Design Review pursuant to the recommended 
conditions of approval. 
 

 
Attachments: 
 
A. Recommended Conditions of Approval 
B. Tree Inventory & Existing Tree Survey 
C. Applicant Response to Design Commission Continuation Comments 
D. Revised Architectural Plans, Elevations, Renderings, Photos & Landscape Plans  
E. Design Commission Staff Report dated March 22, 2022 

Respectfully submitted, 
 
 
________________________ 
David M. Reyes 
Director of Planning and  
Community Development 
 

Prepared by: 
 

 
________________________ 
Edwar Sissi 
Planner 

Reviewed by: 
 

 
 
________________________ 
Kevin Johnson 
Principal Planner 
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