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Re: Public Comment on Draft Central District Specific Plan 

To Whom It May Concern: 

Allen Matkins is counsel for South Bay Partners (“South Bay”), a developer of independent 

living, assisted living, and memory care communities in southern California.  This letter serves as 

South Bay’s comments on the draft Central District Specific Plan (“Draft CDSP”), released by the 

City of Pasadena (“City”) for public review in December 2021.  As discussed in greater detail 

below, South Bay is in discussions to lease and redevelop the property located generally at 861 E. 

Walnut Street (the “Property”) with a state-licensed residential care facility (the “Project”).  While 

the City currently allows the “Residential Care, General” use at the Property under the existing 

zoning, changes to the zoning proposed as part of the Draft CDSP would not only render South 

Bay’s redevelopment of the Property infeasible but would also hinder the City’s ability to meet its 

current and projected senior housing needs.  As a result, we hope that the City will carefully 

consider the comments and proposed revisions set forth below.  

I. BACKGROUND.  

A. Existing Condition.  

The Property is located along the N. Lake Ave. corridor at the northwest corner of the 

intersection of N. Lake Ave. and E. Walnut Street.  The eastern portion of the Property, directly 

abutting the sidewalks at the intersection of N. Lake Ave. and E. Walnut Street (APN:  5723-010-

045) is improved with a closed, one-story restaurant building (formerly Conrad’s) and 

accompanying parking lot (the “Commercial Parcel”).  The western portion of the Property, which 

fronts only on E. Walnut Street, is comprised of two separate parcels (APNs 5723-010-046 and 

5723-010-047) and is also improved as a paved parking lot (the “Parking Parcel”).  
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The Commercial Parcel is designated High Commercial by the City’s General Plan and 

zoned CD-5 (Lake Avenue Subdistrict, CDSP).  The Parking Parcel is designated Urban Housing 

and is also zoned CD-5.  The proposed Residential Care, General use is consistent with the 

Property’s land use designations and is currently permitted subject to approval of a Conditional Use 

Permit.   

B. Proposed Zoning in Draft CDSP.  

Unlike the existing zoning, the current Draft CDSP proposes zone changes that would 

prevent South Bay’s efforts to redevelop the Property.  Under the current Draft CDSP, the Parking 

Parcel will be zoned CDSP-RM-87 (Residential Multi-Family) while the Commercial Parcel will be 

zoned CDSP-CG (Commercial General).  The Residential Care, General use will be allowed on the 

Parking Parcel within the CDSP-RM-87 zone with a Conditional Use Permit, but will not be 

allowed on the Commercial Parcel within the CDSP-CG zone.  Map 4.2-1: Central District Specific 

Plans Zoning Districts by Sub-Area, below, depicts the proposed new zoning under the Draft CDSP.  

The proposed Project location is in the far northeastern corner of the plan area, with the Residential 

Multi-Family use extending to the west, and the Commercial General use extending to the south, 

along Lake. 
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II. PROPOSED REVISIONS TO THE DRAFT CDSP.  

South Bay is requesting that the City revise the Draft CDSP to continue to allow the 

Residential Care, General use at the Property.  This could be accomplished in at least two ways.  

First, by extending the CDSP-RM-87 zone all the way to and along Lake Avenue.  Second, if the 

Commercial Parcel remains within the CDSP-CG zone, by permitting the Residential Care, General 

in that zone.  Either way, this revision will help the City address its unmet need for senior housing 

and grant property owners and landlords greater flexibility to adapt to changing market conditions 

in the wake of the COVID-19 pandemic.  

A. Adjust the Boundaries of the CDSP-RM-87 Zone. 

By extending the CDSP-RM-87 zone all the way to and along Lake Avenue, inclusive of the 

Commercial Parcel, the City would create greater opportunities for multi-family housing in the 

middle of a housing crisis in California.  This designation would also be consistent with the 

residential uses permitted in the adjacent Mixed Neighborhood and Residential Multi-Family zones, 

and would further the Draft CDSP’s stated goal to support a diversity of living environments and 

choices, both ownership and rental, for Pasadena’s residential neighborhoods.  Such a change would 

also align with broader community sentiment generally supportive of eliminating residential use 

restrictions on the portion of N. Lake Ave. within the CDSP area.   

B. Permit the Residential Care, General Use in the CDSP-CG Zone.   

Should the City decide to keep the currently proposed CDSP-CG zoning for the Commercial 

Parcel, permitting the Residential Care, General use in that zone would be consistent with the City’s 

treatment of the Residential Care, General use as a commercial, rather than a residential use, in the 

Municipal Code.  Furthermore, the Residential Care, General use will support and encourage 

commercial and retail uses in this area of the City.  Not only will the Project be a source of 

employment and tax revenue, it may also include one or more ground-floor commercial uses, such 

as a coffee-shop, that would further encourage activation of the sidewalk frontage.   

C. Senior Housing is Critically Needed.    

N. Lake Ave. is a critical corridor and its future development should support a flexible 

vision for the neighborhood’s growth.  Allowing for a greater range of uses within this area of the 

CDSP will help property owners and landlords flexibly adapt to changing market conditions in the 

wake of workforce and workplace disruptions caused by the COVID-19 pandemic.  The Draft 

CDSP can be revised, as described above, to offer additional opportunities to provide for the range 

of senior housing and care facilities needed to meet the varied needs of the City’s seniors and help 

them remain in their communities.  Indeed, the advantages of making independent senior living 

attainable within the CDSP area go well beyond the value to the individual resident.  In a tight 

housing market, providing seniors with good alternatives to staying in a home that no longer suits 
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their needs can help increase supply and the number of homes on the market.  Furthermore, the 

senior housing industry has a positive impact on local communities in the form of construction jobs, 

permanent jobs and taxes.  We encourage City staff to keep these individual and city-wide benefits 

in mind as they plan for the future of the N. Lake Ave. area.  

Allowing senior housing at the Property through one or both of the approaches above would 

help further the General Plan’s goal of supporting the development and maintenance of senior 

housing in the City and ensuring opportunities exist for Pasadena’s seniors to stay in the 

community.  (Housing Element, Goal HE-4; Land Use Element, Goal 2, Policy 2.2; Goal 3, Policy 

3.2.)  As life expectancy increases in the United States, so has the number of later life years spent in 

disease, comorbidity, and disability due to the long-term, chronic health conditions of old age.  This 

has dramatically expanded the need for noninstitutional long-term care services and, by 2050, the 

percentage of older adults residing in any form of senior housing is expected to more than double.  

As demand grows, Pasadena will need to incentivize and plan for additional care facilities to 

accommodate the expanding older adult population.  The Draft CDSP presents the City with an 

opportunity to do just this.   

The need for senior housing in the City is not, however, only a long-term concern.  Analysis 

prepared by JLL Valuation and Advisory Services, LLC in January 2022, indicates significant 

unmet demand in the next two to three years for all categories of senior housing, including 

independent living units, assisted living, and memory care.  Even if all known projects in the 

development pipeline are accounted for, by 2024 there will be an unmet need for approximately 754 

independent living units, 253 assisted living beds, and 146 memory care beds.  The changes 

proposed herein to the Draft CDSP will help meet this need by allowing for development of the 

Project, and may also help encourage the development of other projects in the Specific Plan area 

that would meet the housing needs of this vulnerable segment of the population.  

III. CONCLUSION.  

For the reasons set forth above, the City should consider revising the Draft CDSP to extend 

the CDSP-RM-87 zone to and along Lake Avenue or, if the Commercial Parcel remains within the 

CDSP-CG zone, permitting the Residential Care, General in that zone.  We appreciate your time 

and hope you consider our requested revisions in the final CDSP.  We look forward to further 
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engagement with the City throughout the course of the update process and please do not hesitate to 

reach out to me should you have any questions. 

Very truly yours, 

 

/s/ Emily L. Murray 

 

Emily L. Murray 

ELM 
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