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PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE:  JUNE 14, 2022 

TO:  DESIGN COMMISSION 

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

 
SUBJECT: APPLICATION FOR CONCEPT DESIGN REVIEW  

NEW FIVE-STORY, 83,029 SQUARE FOOT, MIXED-USE PROJECT WITH 
21,539 SQUARE FEET OF COMMERIAL SPACE & 49 RESIDENTIAL UNITS 
1336-1350 E. COLORADO BOULEVARD (SOUTH PARCEL) 

___________________________________________________________________________ 
 
RECOMMENDATION: 
 
It is recommended that the Design Commission: 
 
Environmental Determination  
 
Find the application for Concept Design Review was subject to environmental review in the 
Final Environmental Impact Report certified by the City Council for a previously approved 
application for establishment of PD-35 for the same project on September 12, 2016, 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 East Colorado Boulevard 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 

conditions in Attachment A to be further reviewed during Final Design Review. 
 

BACKGROUND: 
 
On April 26, 2022, the Design Commission reviewed an application for Concept Design Review 
for construction of a new eight-story, 335,560 square-foot hotel building with subterranean 
parking, including the retention of an existing historic building, at the properties located at 1347-
1365 E. Colorado Blvd, 35-39 N. Hill Ave. & 36-56 N. Holliston Ave. (“north parcel/building”) and 
an 83,029 square-foot, 5-story mixed-use building with 21,539 square feet of commercial space 
and 49 residential units on the property at 1336-1350 E. Colorado Blvd (“south parcel/building”).  
The Commission approved Concept Design Review for the proposed hotel project on the north 
parcel at that time and continued the public hearing for the mixed-use project on the south 
parcel to allow the applicant to revise the design and address the Commission’s comments.  In 
responding to the Commission’s design comments, the overall scope of the project has not 
changed. This report is limited to the design analysis of the changes for the proposal on the 
south parcel. 
 
Project Overview 
 
• General Plan Designation:  Medium Mixed Use (0 – 2.25 FAR, 0 – 87 DU/Acre) 

 
• Zoning:  PD-35 (Colorado Hill Planned Development) 

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

 
• Site:  The project site is vacant and comprised of four adjoining lots totaling 30,851 square 

feet (0.7 acre) located at the southeast corner of E. Colorado Boulevard & S. Holliston 
Avenue.  The site also has frontage along Giddings Alley on its south side and is currently 
developed with one-story automobile sales and repair structures and a surface parking lot.  
A tree inventory provided with the application identifies two street trees along the property’s 
frontages. 

 
• Surroundings:  Surrounding properties include one- to two-story commercial, industrial, and 

institutional buildings and surface parking lots along East Colorado Boulevard and N. Hill 
Avenue, as well as a newer four-story mixed-use building and surface parking lots along S. 
Holliston Avenue.  A mix of retail, restaurant, and service-related uses along E. Colorado 
Boulevard are within the same neighborhood and Pasadena City College is located a block 
east of the project site.  Nearby designated historic resources include: 

 
• Holliston Avenue Methodist Church (1900, John C. Austin & Bennett & Haskell) at 1305 

E. Colorado Boulevard  
• Howard Motor Company (1927, Austin Co. of California) at 1283 E. Colorado Boulevard  
• Kindel Building (1928, Bennett & Haskell) at 1095 E. Colorado Boulevard 
• Foothill Boulevard Milestone within the public right-of-way in front of 1304 E. Colorado 

Boulevard  
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• Burns Eastman Building (1926, Glenn Elwood Smith) at 1275 E. Green Street 
• Former gas station and garage buildings (1929, Pacific Steel Building Company) at 1271 

E. Green Street 
• Hill Avenue Library (1925, Marston, Van Pelt & Maybury) at 55 S. Hill Avenue 
• Historic Signs at 1155 & 1060 E. Colorado Boulevard 

 
• Project Description:  The project is a new 83,029 square-foot, 5-story mixed-use building that 

includes 21,539 square feet of commercial space on the ground floor and 49 residential 
dwelling units on the upper levels. The building will be situated above three levels of 
subterranean parking.  

   
• Site Design:  The building is proposed to cover the majority of the lot, with the building 

footprint extending to the property lines with varied setbacks in selected areas.  Covered 
loggias are proposed at the northwest and southwest corners of the building and a shallow 
setback is proposed at the northeast corner at the lobby entrance.  The building wraps 
around a central courtyard.  Vehicular access to the subterranean parking structure is 
proposed to be taken from Giddings Alley at the southeast corner of the site, with loading 
and service spaces adjacent to the west.  

 
• Architectural Style:  Art Deco Mediterranean  

 
• Developer:  J & K Plus Investments, LLC (Jason Chen) 

 
• Architect: ACRM Architects + Interiors & Goodale Architecture Planning 

 
• Landscape Architect:  L.A. Group Design Works 
 
ANALYSIS: 
 
Design Commission Comments from April 26, 2022 Concept Design Review Hearing 
 
The architect’s and staff’s responses are detailed in the chart below and the full revised plans 
and elevations are in Attachment C.  Recommended conditions of approval described in staff’s 
responses can be found in Attachment A. 
 



Design Commission 
Concept Design Review – 1336-1350 E. Colorado Blvd.  
June 14, 2022  
Page 4 of 8 
 

Commission Comment, 
April 26, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

1. Consider whether the 
easterly tower is 
needed. 

“The easterly tower has 
been eliminated and a more 
modest recognition of the 
residential entry has been 
provided.” 

Comment satisfactorily addressed.  
 
Although subordinate in scale to the 
primary tower on the western edge of 
the building, the easterly tower has 
been removed from the design. This 
revision allows the westerly tower to 
be highlighted as a signature feature 
of the project and to be consistent 
with architectural precedent by 
locating a taller design element that 
highlights the building at the corner, 
specifically where the two streets 
meet. More importantly, the overall 
design has benefitted from this 
change and resulted in a simple, 
clean and more cohesive design that 
is appropriate to a residential 
vernacular. There continues to be a 
“tower” element created by a higher 
volume at this corner, but it is more 
elegant due to its improved scale, 
simplification and its consistency with 
the treatment of the east elevation as 
it moves south towards Giddings 
Alley. 
 

2. Resolve the northeast 
corner volume and 
ensure all of the 
building elevations 
should be given 
equal, high-level 
design details and 
treatment due to their 
visibility to the public. 

“The massing of the 
northeast corner volume has 
been simplified. The entire 
5-story front block is now a 
continuous volume with no 
solid pilasters or 
appurtenances on the east. 
This volume is set back six 
feet from the easterly 
property line, allowing it to 
be treated with window in a 
manner consistent with the 
other elevations. This 
strategy of a simple urban 
edge also provides the most 
flexibility for future 
development to the east. 
Each of the building 
elevations share in the deep-
punched windows, copious 
French balconies, with a 
central full balcony on each 
façade. Each façade is 
generously glazed with 

Comment satisfactorily addressed. 
 
The removal of the easterly tower 
element resulted in the entire corner 
volume and massing being restudied 
in tandem with the lower three-story 
volume behind it. The two volumes 
are readable and clear with a 
linear/horizontal volume joining a 
taller vertical volume as depicted on 
Sheet 7. Overall, the revised design 
shows restraint resulting in a marked 
improvement and cohesion in the 
treatment of the entire east elevation. 
Staff finds that the six-foot setback is 
a positive design move that allows 
the façade to be stepped, introducing 
modulation in multiple areas and 
providing relief to a long façade as 
well as opportunity for foundation 
planting. The fenestration pattern 
has also been improved through 
variety in window sizes, openings, 
and treatments resulting in a visual 
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Commission Comment, 
April 26, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

distinctly vertical casement 
window systems, aligned to 
reinforce the verticality and 
reflect the hotel in in a less 
decorative manner.”   
 

hierarchy. The design now also 
incorporates a roofline canopy that is 
simple and light in character.  

3. Resolve the building’s 
over complexity and 
improve its coherence 
as a design unto 
itself. 

“After multiple project 
continuances, we found it 
prudent to return to the 
original approved PUD 
design for this project, 
studying its high-value 
aspects as well as its 
weaknesses. First among its 
strengths: the design’s 
simplicity of massing and 
austerity of component. 
 
Certain things have 
changes: it is now a multi-
family residential, not a 
hotel. The design for the 
north block has moved 
towards a more linear, 
energized version of Deco, 
forming a different context 
than the ziggeraut Deco 
style first visualized. The 
Commission has found, after 
review of successive 
designs, that a literal 
repetition of hotel vocabulary 
is not appropriate to be 
adapted to this very different 
building type and massing. 
Nonetheless, the early 
design serves as a strong 
prototype for its disciplined 
vocabulary. We also find 
pleasantly residential the 
stepping 2-story skirt and 
terrace in relation to the 
Colorado and Holliston 
sidewalks. The central 
capping of these with 
trellises is effective, as is the 
westerly, lower trellis along 
Holliston. The massing 
development is logical, 
simple.  
 

Comment to be addressed with 
recommended conditions of approval 
nos. 4 and 5. 
 
The applicant team redirected its 
focus on the design intent of the 
original approved PD project for the 
site, particularly the readability and 
simplicity of the overall design 
supported by its features and 
composition.  
 
The corner tower feature, base and 
arched entry at Colorado Blvd and 
Holliston Avenue create a welcoming 
gesture due to their highly modulated 
and staggered forms. Certain 
features were pared down further, 
such as the design, proportion, and 
utilization of the arches, which are 
strategically placed at the corner for 
the retail space and residential 
entrances at the north and west 
elevations, effectively framing the 
first and second floors and resulting 
in special moments at different points 
of entry.  
 
A noticeable departure of the north 
Colorado Blvd. elevation is the 
elimination of the heavy bay windows 
in lieu of a two-story horizontal base 
created by the repeated ground floor 
window and pier system and a 
singular row of windows framed into 
three bays on the second floor 
resident lounge, which will energize 
the Colorado Blvd frontage. 
 
The stepped third, fourth and fifth 
floors allow the base to sit proud of 
the taller volume and is accented by 
a wood trellis and balconies. An 
improved fenestration is achieved by 
variations in window sizes and 
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Commission Comment, 
April 26, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

More problematic is that the 
easterly mass on the 
property line can’t be 
windowed. As noted in 
Response 2, this has been 
resolved by providing a 
continuous, 6-foot setback, 
with a windowed façade at 
the east.” 

openings, introduction of the zinc 
finish on the upper floors for a 
cohesive treatment and capped with 
a metal canopy/awning. Staff 
recommends Condition #4 requiring 
the applicant to clarify the detail 
where the zinc element meets the 
underside of the canopy along the 
Colorado Blvd. elevation.  
 
The east, west (Holliston Ave.) and 
south/rear (Giddings Alley) 
elevations take cues from the 
Colorado Blvd. elevation, but show 
restraint. The west elevation is 
successfully treated through a variety 
of design techniques, including 
layered volumes, varied fenestration, 
and accents such as the wood 
trellises and zinc finish.  The side 
and rear elevations have significantly 
improved their simplicity, while 
remaining visually connected to the 
north (Colorado Blvd.) and west 
(Holliston Ave.) façades.  
 
Staff finds that the use of scorelines 
on all facades should be minimized. 
The resulting pattern could interfere 
with other design features and add to 
a “busy” appearance. Condition #5 is 
recommended to resolve this 
concern. This can be addressed 
during Final Design Review.  
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Commission Comment, 
April 26, 2022 

Excerpts from Architect’s 
Response  Staff Comments 

4. Resolve the logic of 
the placement of the 
proposed sun-
shading devices.  

“The horizontal eyebrows in 
the previous design were not 
intended as sun-shading 
devices. Rather, they were 
addressed to sheltering 
balconies and French 
balconies from mildly 
inclement weather, (misting 
rain, etc.). 
 
This has been revised in the 
proposed design to a 
parapet canopy spanning 
most of the building. This will 
provide the intended cover 
for balconies, and also 
provide overall rain 
protection for much of the 
façade. On the street sides, 
this eyebrow will also reflect 
the horizontal, linear energy 
of the dealership canopy. 
 
This canopy will be clad in 
durable, sustainable zinc, as 
will the principal corner 
tower-top.” 

Comment satisfactorily addressed 
 
The individualized canopies or 
awnings on the fifth floor have been 
removed from the design. The 
revised proposal shows a continuous 
roofline canopy along the two street 
facades that will provide protection to 
multiple balconies and windows 
concurrently. In discussions with 
staff, this feature’s width and profile 
have been refined to create a simple 
and light appearance. Overall, the 
canopies terminate in appropriate 
locations and turn the corners.  

5. Further study the 
design of the bay 
windows on the north 
façade to reduce their 
heaviness. 

“In the return to the more 
fundamental expression of 
the original PUD scheme, 
these bay windows have 
been eliminated. Intimacy 
with the street has been 
retained in the bay windows 
and in the extended 
horizontal glazing of the 
second floor lounge.” 

Comment satisfactorily addressed. 
 
The bay windows on the north 
façade have been eliminated, among 
other design features that the 
Commission previously reviewed.  
 
The treatments depicted on all 
elevations show simplicity, hierarchy 
in design and use of materials, 
cohesiveness, and an improved 
massing overall.  

 
Previous Staff-Recommended Conditions 
 
The design team has been thoughtful and sensitive in its approach to the revision of the project. 
The majority of staff’s previously recommended conditions are reflected in the current design. 
Staff recommends new conditions relating to the use of scorelines and a study of the detail 
where the zinc element meets the underside of the canopy along the Colorado Blvd. elevation.   
The previous staff report, from April 26, 2022, included project conditions regarding compliance 
with the conditions of approval of Planned Development #35 and removal of public trees; those 
conditions will continue to be applicable for the revised plans.   
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CONCLUSION: 
 
The issues identified at the previous hearing have largely been addressed in the revised 
submittal and written responses provided.  Staff has recommended some minor areas of 
additional study for the Commission to review during Final Design Review.  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. Design team responses to previous comments 
C. Current plans and elevations 
D. Staff report from April 26, 2022 Design Commission meeting (without attachments) 

Respectfully submitted, 
 
 
______________________________

  
David M. Reyes 
Director of Planning and  
Community Development 
 

Prepared by: 
 

 
 
____________________ 
Rathar Duong 
Senior Planner 

Reviewed by: 
 

 
 
________________________ 
Kevin Johnson 
Principal Planner 
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