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PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE:  MAY 24, 2022 

TO:  DESIGN COMMISSION 

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

 
SUBJECT: APPLICATION FOR CONCEPT DESIGN REVIEW  

NEW ONE-TO-FOUR-STORY, 100,285-SQUARE-FOOT MEDICAL OFFICE 
BUILDING 
758-766 S. FAIR OAKS AVENUE 

___________________________________________________________________________ 
 
RECOMMENDATION: 
 
It is recommended that the Design Commission: 
 
Environmental Determination  
 
Find that the application for Concept Design Review was subject to environmental review in the 
Categorical Exemption adopted by the City Council for Conditional Use Permit #6918 on 
February 7, 2022, and that there are no changed circumstances or new information which would 
require further environmental review. 
 
Finding for Compliance with the Tree Protection Ordinance 
 
Acknowledge that there are no private protected trees on the project site. 
 
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 Avenue Specific Plan and 
the Design Guidelines for Neighborhood Commercial and Multi-Family Residential Districts; 
and 
 

2. Based on these findings, approve the application for Concept Design Review subject to the 
conditions in Attachment A to be further reviewed during Final Design Review. 
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BACKGROUND: 
 
On April 12, 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 one-to-four-story, 100,285-square-foot medical office building with three levels of 
subterranean parking at the properties located at 758-766 S. Fair Oaks Avenue.  The 
Commission provided comments on the design and continued the public hearing to allow the 
applicant to revise the design to address the comments provided.  In responding to the 
Commission’s design comments, the overall scope of the project has not changed. 
 
Project Overview 
 
• General Plan Designation:  High Mixed Use (0 – 3.00 FAR; 0-87 du/acre) 

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

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

 
• Site:  The site is comprised of two adjoining lots totaling approximately one acre at the 

southeast corner of S. Fair Oaks Avenue and Fillmore Street.  It is rectangular in shape and 
is currently developed with a one-story commercial building and surface parking.  A tree 
inventory provided with the application indicates that there are no trees on the site and eight 
street trees along the property’s frontages. 

 
• Surroundings:  Surrounding properties include surface parking lots, older non-historic, one-

story commercial buildings and newer three-to-four story medical office buildings, including 
the Huntington ambulatory surgery center, the HMRI building, and the Shriners for Children 
Medical Center.  The Metro light rail line Fillmore Station is also located approximately two 
blocks to the east of the project site.  There are no historic resources within a four-block 
radius of the project site.  However, there are other historic resources found within the South 
Fair Oaks Specific Plan area, including the former Southern California Cooperative Wind 
Tunnel at 950 South Raymond, the Glenarm Power Plant at 72 East Glenarm Street, and 
the former Pacific Electric Railroad Substation at 1154 S. Fair Oaks Avenue. 

 
• Project Description:  The project involves demolition of the existing building and surface 

parking lot and construction of a one-to-four-story, 100,285-square-foot medical office 
building with three levels of subterranean parking.  There are no trees on the project site; 
however, eight public street trees are proposed to be removed and replaced. 
   

• Site Design:  The building is proposed to be sited covering the majority of the site with the 
exception of an open courtyard at the northwest corner.  Vehicular access is proposed to be 
taken from Fillmore Street 50 feet east of the intersection of Fair Oaks Avenue (entrance 
only) and from Edmondson Alley 10 feet south of the intersection of Fillmore Street 
(entrance and exit).  The subterranean garage ramp is proposed at the northeast corner of 
the building near the Edmondson Alley access point.  A ground-level service yard is 
proposed at the southeast corner of the site along Edmondson Alley. 
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• Architectural Style:  Contemporary  

 
• Developer:  Huntington Memorial Hospital 

 
• Architects: Mascari Warner Dinh Architects 

 
• Landscape Architect:  Weiland Design Group 
 
ANALYSIS: 
 
Design Commission Comments from April 12, 2022 Concept Design Review Hearing 
 
On April 12, 2022, the Design Commission reviewed an application for Concept Design Review 
for this project.  The Commission continued the public hearing to give the applicant an 
opportunity to respond to the comments below (the architect’s and staff’s responses are detailed 
in the chart below and the full revised plans and elevations are in Attachment B).   
 

Commission Comment, 
April 12, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

1. Study the possibility 
of incorporating a 
shade structure, 
integrated and 
consistent with the 
design of the building, 
into the roof deck 
above the one-story 
component of the 
building to ensure its 
year-round usability. 

“The roof top terrace to 
develop a stronger 
connection between the 
building and public realm 
and visually anchor the 
building to the corner.  The 
terrace is also connected to 
a two-story space open to 
the lobby below. The entry 
canopy on the North end of 
the terrace has been 
lowered to allow a clear view 
to the San Gabriel 
Mountains to the North.  A 
simple shade canopy has 
been added to the West side 
of the terrace continuing the 
urban edge along S. Fair 
Oaks Avenue, providing 
partial shade to the West 
side portion of the terrace. 
The remainder of the terrace 
will have mobile umbrellas. 
The openness allows for 
flexibility of the terrace to 
function as a break-out 
space for patients, family, 
and staff and as an 
occasional event space for 
Huntington Hospital.” 

Comment satisfactorily addressed. 
 
An open pergola shade structure has 
been added to the roof deck above 
the one-story building volume.  The 
pergola is designed with open 
overhead members with a solid outer 
frame that is heavier on the west and 
north sides.  It is supported by heavy 
rectangular support posts at the west 
end, which are aligned with the 
arcade pilasters below, and a row of 
slender round posts at an 
intermediate cross-beam slightly east 
of center.  It is proposed to be placed 
at the western edge of the roof deck 
and to extend the full north-south 
span of the deck and engage the 
southerly “bookend” volume of the 
building.  The addition of the 
structure is responsive to the 
Commission’s comment and its 
design character is consistent with 
other redesigned canopy features of 
the project.  After reviewing several 
studies that the applicant prepared 
for this new feature, staff finds the 
proposed design to be the best 
option for a permanent shade 
structure.   

2. Further study the 
double-height pergola 

“The height of the entry 
canopy has been further 

Comment satisfactorily addressed. 
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Commission Comment, 
April 12, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

feature along the 
northern façade of the 
building to ensure it is 
inviting and human-
scaled for pedestrian 
engagement, 
simplified in design 
and integrated into 
the design of the 
building 

studied and the height 
dropped down to the 
second-floor line which is 
now scaled for the 
pedestrian. The frit glass on 
the original design has been 
eliminated.  Soffit is now 
solid plaster with trellis 
elements on sides, column 
scaled down in size and 
downlighting has been 
provided.  
The design of the canopy 
has been simplified with a 
single column to support the 
canopy.  The solid, covered 
shade canopy leads to the 
front door with trellis 
members flanking on both 
sides to integrate with the 
design of the other building 
canopies.” 

The canopy has been reduced to a 
more human scale and the height 
has a direct relationship to the height 
of the building’s main entry storefront 
bay facing Fair Oaks Avenue.  The 
design of the canopy also relates to 
other canopies proposed for the 
project, including both solid and open 
portions, and the single row of thin 
posts allows for open views to the 
entry to be maintained, while also 
drawing the eye from Fair Oaks 
Avenue to the entry.  Staff finds that 
the use of stucco material in the soffit 
should be reconsidered in favor of a 
higher quality material that is more 
consistent with the materials used in 
the areas surrounding the canopy.  
During Final Design Review, the 
materiality of this feature will be 
reviewed in detail as a matter of 
course. 

3. Study the 
incorporation of a 
pedestrian crossing 
from Fillmore Street 
to the main entrance 
to the building at the 
eastern end of the 
site. 

“The sidewalk along Fillmore 
Street has been extended to 
allow pedestrian access to 
the main entrance to the 
building from the eastern 
end of the site.  The 
pedestrian now has direct 
access to the front door from 
multiple directions.  Clearer 
wayfinding for pedestrian 
access from Fillmore 
Station.” 

Comment to be addressed with new 
condition of approval no. 5. 
 
The proposed sidewalk extension is 
depicted on sheet A-104 and 
provides an additional pedestrian 
crossing location that is appropriately 
located at the eastern end of the site 
and at the shortest crossing distance 
to minimize conflicts with vehicular 
traffic.  The landscape plans, 
however, are not coordinated with 
the architectural plans with respect to 
this change and staff recommends a 
condition requiring this to be 
addressed, as well as to provide 
specialty paving or other means to 
further call out the location of the 
pedestrian crossing where it 
intersects with vehicular traffic.  
This can be addressed during Final 
Design Review.  
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Commission Comment, 
April 12, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

4. Further study the 
resolution of the 
roofline canopy 
feature, particularly its 
connection to the 
“bookend” volumes 
and the possibility of 
incorporating 
additional shading 
components at the 
north end over the 
terrace. 

“The sweeping curve with 
large expansive glass 
starting at the second-floor 
terrace has a deep 
overhanging roofline canopy 
which has been extended to 
wrap around the bookend 
along the Southwest.   The 
width of the halo at the 
fourth-floor terrace on the 
North side along Fillmore 
Street has been reduced to 
cover the width of the 
bookend, better tying into 
the Southwest bookend.  
Trellis members have been 
incorporated into all the 
canopies to provide shading 
and integrate with the 
building design.” 

Comment satisfactorily addressed. 
 
The reconfiguration of the roofline 
canopy feature has improved the 
character of the building, has 
successfully integrated shading 
elements at the northern end and 
better engages the southerly 
“bookend” volume by maintaining a 
consistent canopy depth from the 
building façade. 

5. Study ways to make 
the bookend volumes 
more consistent with 
each other, 
particularly as they 
meet the ground. 

“The sweeping curve of the 
roofline canopy has been 
extended to wrap around the 
bookend along the 
Southwest.   The width of 
the halo at the fourth-floor 
terrace on the North side 
along Fillmore Street has 
been reduced to cover the 
width of the bookend, better 
tying into the Southwest 
bookend.  The curtainwall at 
the North side bookend has 
been expanded to tie into to 
the design of the Southwest 
bookend.  The bookend on 
the North is left open at 
ground level to provide 
visibility to the front door for 
wayfinding and identify the 
North side as the building 
main entry.  The curtainwall 
at Levels 2 and 3 also wrap 
the Northwest corner as 
another way to identify the 
building entrances along 
Fillmore Street.” 

Comment satisfactorily addressed. 
 
Staff finds that the modifications 
made to the roofline canopy, in 
conjunction with the 
recommendations noted above, and 
to the fenestration of the “bookend” 
volumes, has sufficiently addressed 
the Commission’s concerns about 
consistency between the two 
volumes.  Because the building 
functions differently at the ground 
plane, staff finds the differentiated 
treatment at those locations to be 
appropriate, including the placement 
and treatment of the support posts at 
the ground plane of the northerly 
volume. 
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Commission Comment, 
April 12, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

6. Review the 
fenestrations of the 
building to ensure a 
consistent logic 
throughout. In 
particular, study the 
resolution of the north 
elevation where the 
curtainwall system on 
the east end engages 
with the more solid 
volume on the west 
and ensure cohesive 
composition. 

The North elevation as been 
modified with curtainwall 
only at the bookend to tie 
into the Southwest bookend.  
The curtainwall on the East 
end has been eliminated and 
replaced with punched 
opening fenestrations to tie 
in with the East and South 
elevations. 

Comment satisfactorily addressed. 
 
Staff finds that the logic of the 
building’s fenestration has been 
successfully clarified in the revised 
design. 

7. Consider a curvilinear 
form to the 
mechanical 
penthouse in 
response to the 
overall building form. 

The mechanical penthouse 
is purposely setback from 
the street to not be visible 
from street level and closer 
adjacency to the alley for 
sound and centrally located 
to the core for efficiency.  In 
addition, there are zoning 
requirements for 
appurtenances covering not 
more than 25% of the roof 
area.   Curving the 
mechanical penthouse 
would exceed this 25% limit 
and is not functional for 
mechanical equipment. 

Comment satisfactorily addressed. 
 
The applicant has provided a 
reasonable argument to support the 
retention of the rectilinear 
mechanical penthouse design and 
staff agrees with this direction.   

8. As currently 
designed, the building 
has a “placeless, 
somewhat generic 
quality. Explore ways 
to ensure the building 
responds to the 
broader Pasadena 
context, particularly in 
its materiality. 

The metal panel at the 
bookends, second, third, and 
fourth floor have been 
replaced with a rainscreen 
and cementitious panel 
providing a softer and more 
natural look.   The bookends 
are a terracotta rainscreen 
tying into Pasadena.  The 
pattern and scale of the 
material has been revised to 
a more human scale. 

Comment satisfactorily addressed. 
 
Staff finds that the modification to the 
materiality of the “bookend” volumes 
better ties the building to Pasadena’s 
architectural legacy.  In addition, staff 
finds that the incorporation of 
outdoor spaces and shade structures 
into the design further enhances the 
building’s connection to Pasadena’s 
climate and architectural legacy, 
particularly modernist traditions. 
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CONCLUSION: 
 
As discussed in the analysis, the majority of staff’s previously recommended conditions have 
now been addressed through the current design.  Four previously recommended conditions 
related to Zoning Code and entitlement compliance, maintenance of entries and vision glazing 
along Fair Oaks Avenue, and on-site trees and tree wells can be addressed during Final Design 
Review or building plan check.  As such, staff recommends that they be retained to ensure they 
are addressed going forward and they are included in Attachment A as conditions #1-4.  One 
new condition (#5) is proposed related to the pedestrian connection and sidewalk paving.   
 
Staff recommends that the Commission approve the application for Concept Design Review 
with the conditions in Attachment A. 
 

  
Attachments: 
 

A. Recommended conditions of approval 
B. Current plans and elevations  
C. Staff report from the April 12, 2022 Design Commission meeting (without attachments) 

Respectfully submitted, 
 
 
______________________________

  
David M. Reyes 
Director of Planning and  
Community Development 
 

Prepared by: 
 

 
_______________________ 
Kevin Johnson 
Principal Planner 

Reviewed by: 
 

 
________________________ 
Luis Rocha 
Planning Manager 
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