
  

 

 

 
PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE: AUGUST 10, 2022 

TO: PLANNING COMMISSION 

FROM: JENNIFER PAIGE, AICP, ACTING DIRECTOR OF PLANNING & COMMUNITY 
DEVELOPMENT DEPARTMENT 
 

SUBJECT: ZENT2020-10007; PLANNED DEVELOPMENT #40 
 444 N. FAIR OAKS AVE AND 425 N. RAYMOND AVE 
____________________________________________________________________________ 
 
RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Recommend that the City Council Adopt the Mitigated Negative Declaration and Mitigation 
Monitoring and Reporting Program; 

2. Recommend that the City Council adopt the Findings in Attachment A to approve a Zone 
Map Amendment to reclassify the project site from FGSP-C-3B and RM-12 to PD-40 (PD-
40 Planned Development) with the Conditions of Approval in Attachment B;  

3. Recommend that the City Council adopt the Findings in Attachment A to approve the PD 
Plan for PD-40 with the Conditions of Approval in Attachment B; and 

4. Recommend that the City Council approve a Private Tree Removal to allow the removal 
of a 20.5” DBH Liquidambar styraciflua, (American sweetgum) tree.  

 
BACKGROUND 
 
The applicant, Summerhill Apartment Communities Investments, has submitted an application for 
a Planned Development (PD) District and a Private Tree Removal on a 90,888 square-foot (2.09 
acre) project site consisting of two adjacent parcels: 444 N. Fair Oaks Ave (Parcel A) and 425 N. 
Raymond Ave (Parcel B). Establishment of the PD zoning district requires an amendment to the 
zoning map to reclassify the Project site to PD, and approval of a PD Plan.   
 
In July 2019, the applicant submitted a Predevelopment Plan Review (PPR) application for a 
238,843 square-foot multi-family development with 206 units, with a maximum height of 76-feet 
on Parcel A and 48’ on Parcel B. The PPR was presented to the City Council in March 2020, as 
an information item. Concurrent with the PPR process, the Project was reviewed by the Design 
Commission, through the Preliminary Consultation process, in November 2019. 
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In June 2020, an application for the Planned Development was submitted.   Based on the 
comments previously provided by the City Council, Design Commission, and the community 
during the PPR and Preliminary Consultation process, the submitted application proposed a 
revised Project that was reduced in size by approximately 25,000 square feet and a height 
reduction of 9-feet on Parcel A and 13-feet on Parcel B. The application proposes a 213,826 
square-foot multi-family development, with 199 units proposed on Parcel A and seven units 
proposed on Parcel B. The project proposes an increase in floor area ratio (FAR) for both Parcel 
A and Parcel B over what is allowed by the General Plan Land Use Diagram. This request is 
permissible and requires that the Design Commission conduct an advisory review to determine 
as to whether the architectural design is contextual and high quality.  
 
On March 8, 2022, the Design Commission conducted an advisory review of the Project and at 
the conclusion of the meeting, the Design Commission provided 15 comments (Attachment D) 
and continued the review. 
 
On May 10, 2022, the Design Commission reconvened to conduct the advisory review. Based on 
the comments provided at the prior meeting, the applicant redesigned the project; including 
incorporating a 3,000 square-foot commercial space along Fair Oaks Avenue (within the same 
213,826 square feet of floor area), and the redesign of the Raymond Avenue portion from a 
courtyard-style design to a rowhouse-style design, amongst other design refinements. At the 
conclusion of the meeting, the Design Commission, on a vote of 4-2, found that the proposed 
architectural design of the Planned Development is contextual and of a high quality and 
recommended that the Planning Commission and City Council approve the Planned Development 
and provided four additional comments (Attachment E). 
 
LOCATION AND SETTING 
 
The subject site is bordered by Fair Oaks Avenue to the west, Villa Street to the north, and 
Raymond Avenue to the east.  Parcel A is approximately 80,972 square feet (1.86 acres) in size, 
and is currently developed with the George L. Throop Co. hardware center and building materials 
supply company, which was built in 1975. The site consists of a retail building, administrative 
offices, maintenance buildings, vehicle and equipment storage, maintenance and refueling areas, 
and building material storage areas. There is also a wireless telecommunication tower and two 
associated equipment enclosures located on Parcel A. Parcel A is located within the FGSP-C-3B 
(Fair Oaks/Orange Grove Specific Plan - Limited Commercial District 3, Subdistrict "b") zoning 
district.  
 
Parcel B is 9,916 square feet (0.23 acre) in size and currently developed with a three-story, seven-
unit multi-family residence that was built in 1947 and totals 5,712 square feet. The building is set 
back approximately 100 feet from Raymond Avenue, and there is a ten-stall asphalt parking lot 
located at the front of the property with access from Raymond Avenue. Parcel B is located within 
the RM-12 (Multi-Family Residential, 0-2 units / lot) zoning district and is non-conforming as it has 
seven units where two are permitted today.  
 
The Project area is an urban environment, and the site and surrounding area are fully built out 
with a broad mix of land uses. The existing uses along Fair Oaks Avenue to the west, north, and 
south of the project site consist of offices, commercial businesses, and Pacific Oak College. The 
surrounding buildings on Fair Oaks Avenue vary from one to three stories. The buildings along 
Raymond Avenue to the east and south of the project site consist of single-family and multi-family 
residential development, and to the north are residential development and a church. The 
surrounding buildings along Raymond Avenue are typically two-stories, with the exception of a 
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four-story, multi-family residential building adjacent to Parcel A, at the southwest corner of 
Raymond Avenue and Villa Street. The single-family residences located across from Parcel B, 
along the eastern side of Raymond Avenue are part of the Raymond Summit Historic District, 
which is listed on the National Register of Historic Places. The project site is located in the vicinity 
of several transit facilities. Specifically, the nearest bus stop is a Pasadena Transit and Metro bus 
stop located at the northeast corner of Fair Oaks Avenue and Villa Street, approximately 50 feet 
from the project site. Additionally, the project site is approximately 0.35 miles north of the Metro 
L Line Memorial Park Train Station.  
 
PROJECT DESCRIPTION 
 
The proposed project would involve the demolition of the existing improvements on both parcels, 
and the construction of a 213,826 square-foot mixed-use project which includes 3,000 square feet 
of commercial space fronting Fair Oaks Avenue and a total of 206 multi-family residential units.  
The project proposes higher density development along Fair Oaks Avenue and lower density 
development along Raymond Avenue.  Of the 206 residential units proposed, 23 units would be 
very low income units and 10 units would be moderate income units.  
 
Parcel A would consist of a 3,000 square-foot commercial space and 199 dwelling units in two 
three- to five-story apartment buildings. The building height would step down towards Raymond 
Avenue to reduce massing, with the five-story portions of the building located along Fair Oaks 
Avenue, and the four- and three-story portions of the building located along the eastern portion of 
Parcel A.  The primary pedestrian entrance, leading to the main lobby and leasing office, would 
be located off Fair Oaks Avenue, near Villa Street. Several other pedestrian entrances would be 
located on Fair Oaks Avenue.  
 
Development on Parcel A would total 204,137 square feet with a floor area ratio (FAR) of 2.52. 
The maximum building height would be 67 feet with architectural details that extend up to 72 feet. 
The unit mix would consist of 36 junior one-bedroom units, 124 one-bedroom units, and 39 two-
bedroom units. Amenities available to the residents would include an internal courtyard with a 
pool and spa, and other facilities such as a fitness room, and roof decks.  
 
Development on Parcel B would consist of seven townhouse units in a two- to three-story building 
with a large open space area adjoining to the south. The building on Parcel B would total 9,689 
square feet and include seven two-bedroom units. The building height would be 25 to 35 feet, 
with the two-story portion of the building located toward the front closer to Raymond Avenue, and 
the three-story portion located toward the rear.  Pedestrian access would be provided on 
Raymond Avenue and Fair Oaks Avenue, connecting Parcels A and B. 
 
Parking for the project will be in a two-level subterranean parking garage on Parcel A consisting 
of 285 parking stalls, including 22 tandem spaces. Entrance to the garage will be from Villa Street.  
 
Parcel A is designated Medium Mixed Use in the General Plan Land Use Diagram and has a 
maximum density of 87 dwelling units per acre; or 162 units. The applicant proposes 199 units on 
Parcel A resulting from a proposed density of 73 dwelling units per acre with a 35% density bonus. 
Staff’s recommendation is that the number of units yielded on Parcel A, inclusive of density bonus, 
does not exceed 87 dwelling units per acre, resulting in a maximum of 162 total units for Parcel 
A; a reduction of 37 dwelling units from the proposal. Staff is supportive of the proposal to rebuild 
seven units on Parcel B as this is not an increase in density for this parcel.   
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A summary of the proposed project is below: 
 
Table 1:  Proposed Project 

 Parcel A Parcel B 

Lot Area 80,972 sq ft (1.86 acres) 9,916 sq ft (0.23 acres) 

Building Size 204,137 sq ft 9,689 sq ft 

FAR 2.6 FAR 0.98 FAR 

Number of Units 199 units 7 units 

Density *107 du/acre 32 du/acre 

Number of Stories 3 to 5 stories 2 to 3 stories 

Height 67-feet 25-feet to 35-feet 

* Inclusive of density bonus, 73 du/acre without density bonus 
 
ENTITLEMENTS  
 
As provided in Zoning Code Section 17.26.020.C (Purpose and Applicability of Special Purpose 
Zoning Districts – Planned Development (PD) District), the PD zoning district is intended for sites 
where an applicant proposes, and the City desires, to achieve a particular mix of uses, 
appearance, land use compatibility, or special sensitivity to neighborhood character. The rezoning 
of a site to PD requires simultaneous approval of a PD Plan.  The Project also requires adoption 
of the Initial Study and Mitigated Negative Declaration, and approval of the following, with the City 
Council serving as the decision-making body:  
 

1. Zoning Map Amendment: To reclassify the Project site from FGSP-C-3B and RM-12 
zoning districts to Planned Development 40;  

2. PD Plan: To establish allowed and conditionally allowed land uses, development 
standards, and conditions of approval that are incorporated into Appendix A (Planned 
Developments) of the Zoning Code; and 

3. Private Tree Removal:  To allow the removal of one 20.5” DBH Liquidambar styraciflua, 
(American sweetgum) tree.  

 
PD District and Zoning Map Amendment 
 
The proposed PD zoning district and accompanying PD Plan involve the Design Commission, 
Planning Commission, and City Council. The role of the Design Commission is to provide 
recommendations to the Planning Commission and City Council on aesthetic and urban design 
issues related to architecture, landscaping, site plan, and related aesthetic issues, as well as 
historic preservation.   
 
The Planning Commission’s role is to consider the application for reclassification to a PD zoning 
district, and at the same time, consider the proposed PD Plan accompanying the application. The 
Planning Commission is responsible for making a recommendation to the City Council on whether 
to approve, approve in modified form, or disapprove the proposed amendment and PD Plan.  
 
The City Council’s role is to consider the Planning Commission’s recommendation and to take 
action to approve, approve in modified form, or disapprove the proposed amendment and 
accompanying PD Plan. The recommendation and action taken by the Planning Commission and 
City Council shall be based upon the following two findings in Zoning Code Section 17.74.070 
(Findings and Decision):  
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1. The proposed amendment is in conformance with the goals, policies, and objectives of the 
General Plan; and 

2. The proposed amendment would not be detrimental to the public interest, health, safety, 
convenience, or general welfare of the City.   

 
PD Plan 
 
A PD Plan prescribes the applicable land use and development standards, and functions as the 
ordinance adopting the PD zoning district as well as accompanying conditions. Development 
regulations applicable to the PD district are specified through the PD Plan, except for the following:   
 

1. The FAR (floor area ratio) of a PD shall not exceed the FAR allowed on the Land Use 
Diagram for the project site unless approved by the City Council, but only as high as 3.0, 
and only when it can be shown the architectural design of the PD is contextual and of a 
high-quality. 

2. The residential density of a PD shall not exceed the residential density allowed on the 
Land Use Diagram for the project site unless approved by the City Council, but only as 
high as 87 dwelling units per acre, and only when it can be shown the architectural design 
of the PD is contextual and of a high-quality. The residential density may also exceed that 
of the Land Use Diagram if the project is complying with the Density Bonus provisions 
of Chapter 17.42 (Affordable Housing Incentives and Requirements). 

3. In the CD district, no PD plan may authorize a greater height than that permitted by Figure 
3-8 - Central District Maximum Height. 

4. The performance standards of Section 17.40.090 shall apply. 
 
As it relates to standard one above, the proposed PD Plan provides for a maximum FAR of 2.6 
for the mixed-use project in Parcel A, which is above the maximum FAR of 2.25 for properties in 
the Medium Mixed-Use land use designation. Parcel B is within the Low Medium Density 
Residential land use designation.  This designation does not establish an FAR standard, 
therefore, the PD Plan does not provide an FAR for Parcel B. Additional analysis is provided in 
the FAR discussion section in the report. 
 
As it relates to standard two the maximum established density for properties in the Medium Mixed-
Use designation (Parcel A) is 87 units per acre, and the maximum density for properties in the 
Low Medium Density Residential (Parcel B) is 12 units per acre, but no more than two units per 
lot.  Site density on the PD Plan is proposed to be 73 dwelling units per acre, which is within the 
established density.  However, a 35% density bonus is being requested in order to develop the 
site with a total of 206 units.  As a result, Parcel A with 199 units would result in an overall density 
of 107 dwelling units per acre, inclusive of density bonus, and Parcel B with seven dwellings would 
result in a density of 32 dwelling units per acre. Parcel B currently contains seven units so as 
proposed there is no increase in density for this portion of the site. Additional density analysis is 
provided in the Density discussion in the report.  
 
For items three and four above, the project site is not within the Central District and the Project 
would adhere to performance standards.  
 
The proposed PD Plan is provided as Attachment F. The discussion that follows provides an 
overview of development regulations prescribed in the proposed PD Plan in relation to the current 
applicable zoning requirements and other related requirements and allowances in the Zoning 
Code.  

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17ZOCO_ART4SIPLGEDEST_CH17.42INHORE
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17ZOCO_ART4SIPLGEDEST_CH17.40GEPRDEUSST_17.40.090PEST
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Land Uses 
 
The PD Plan prescribes allowed and conditionally allowed land uses for the PD zoning district. 
As described above, the PD Plan is organized to include Parcel A and Parcel B.  Parcel A is the 
western portion of the site, fronting Fair Oaks Avenue and currently zoned FGSP-C-3b, and 
Parcel B is the eastern portion of the site fronting Raymond Avenue and currently zoned RM-12.  
Proposed land uses and their permit requirements are consistent with the current FGSP-C-3b 
and RM-12 land use requirements.  
 
The proposed 3,000 square-foot commercial space is within Parcel A, and the proposed permitted 
uses are Personal Services, Animal Services, and Office uses.  These uses are currently 
permitted within the FGSP-C-3b.  Other proposed permitted uses within Parcel A are Multi-Family 
Residential, Home Occupation, and Minor Wireless telecommunications antenna facilities, which 
are uses that are also currently permitted within the FGSP-C-3b. 
 
Within Parcel B, proposed allowed uses are Multi-Family Residential and Home Occupation, 
which are land uses currently permitted within the RM-12 zoning district.  
 
Density 
 
For Parcel A, the FGSP-C-3b development standards allow a maximum density of 32 dwelling 
units per acre (du/acre).  A density of 32 du/acre allows a maximum of 60 dwelling units. The 
General Plan Medium Mixed land use designation establishes a maximum density of 87 du/acre. 
A density of 87 du/acre allows for 162 dwelling units based on the site area.  
 
For Parcel B, the RM-12 development standards allows for a maximum density of two dwelling 
units per lot.  The Low Medium Density Residential in the General Plan Land Use Diagram 
establishes a maximum of 12 dwelling units per acre, but no more than two units per property/lot. 
As such, two dwelling units would be allowed based on the current zoning district and the land 
use designation.  
 
The density proposed for the entire project site allows 153 base units. In order to develop the site 
with additional residential units, a density bonus is being requested. By designating 23 units (or 
15 percent of the base units) as very low income units, and 10 units (or 6 percent of the base 
units) as moderate income units, a 35 percent density bonus (or 54 units) would be permitted, for 
a total of up to 207 units.  The Project proposes up to a maximum of 206 units, consisting of 199 
units in Parcel A and 7 units in Parcel B.    
 
Since the site lies within two General Plan land use designations, an analysis is provided for each. 
The PD Plan prescribes a maximum of 199 dwelling units, inclusive of density bonus units, on 
Parcel A, which equates to a density of 107 dwelling units per acre.  This proposed density 
exceeds the maximum density established by the Medium Mixed-Use land use designation, 
therefore staff recommends that the density in Parcel A be reduced so that the number of units 
allowed, inclusive of density bonus, results in a maximum density of 87 dwelling units per acre, 
which equates to 162 units, a decrease of 37 units from the proposed. 
 
The PD Plan prescribes a maximum of seven units in Parcel B, which would replace the same 
number of units currently existing at this property.  The density prescribed in the PD Plan equates 
to 32 units per acre, which exceeds the density of the Low Medium Density Residential land use 
designation.   
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As indicated earlier, the residential density of a PD shall not exceed the residential density allowed 
on the Land Use Diagram for the project site unless approved by the City Council, but only as 
high as 87 dwelling units per acre, and only when it can be shown the architectural design of the 
PD is contextual and of a high-quality.  On May 10, 2022, the Design Commission conducted an 
advisory review of the proposed project.  The Commission found that the proposed architectural 
design of the Planned Development is contextual and of a high quality and recommended that 
the Planning Commission and City Council approve the Planned Development, with the 
comments in Attachment E.  Staff’s recommendation to the Design Commission during the May 
10, 2022 review included a reduction of density to 87 dwelling units per acre in Parcel A.  
 
With the recommended density of 87 dwelling units per acre in Parcel A, staff finds that the 
required findings in order to recommend approval of the PD Plan can be made.  As such, the 
findings discussed in Attachment A are based on a project with a maximum overall density of 87 
dwelling units per acre in Parcel A and a density of 32 dwelling units per acre in Parcel B.  
 
Setbacks 
 
The FGSP-C-3b development standards require a minimum 5-foot setback along Fair Oaks 
Avenue and Villa Street and a 5-foot interior side and rear setback.  The RM-12 development 
standards require a front setback that is equal to the average front setback on the blockface along 
Raymond Ave and a 6-foot interior side yard setback.   
 
Within Parcel A, the PD Plan prescribes a 5-foot minimum front setback requirement at the Fair 
Oaks Ave and Villa Street frontage, and a 5-foot minimum interior side and rear setback.  These 
proposed setbacks are consistent with the FGSP development standard. 
 
While the PD Plan expresses minimums, the Project has proposed additional building front 
setbacks and recesses to allow for building articulation, and to create space for pedestrian access 
to the internal courtyard, patios, and building entrances.  In regards to the side setback, east 
property line, the buildings in Parcel A would provide setbacks ranging from 14-feet to 19-feet.  In 
regards to the rear setback, south property line, the buildings in Parcel A would provide setbacks 
ranging between 10-feet and 17-feet. Both proposed setbacks are in excess of the current 
requirement under FGSP and proposed in the PD Plan.  Staff recommends that the PD Plan 
prescribe a minimum 14-foot side setback and a minimum 10-foot rear setback, so it is consistent 
with the Project as proposed.  
 
Within Parcel B, the PD Plan prescribes a 28-foot minimum front setback at the Raymond Avenue 
frontage and a 5-foot minimum side setback.  These setbacks are similar to the current 
requirements for the site.  The building proposed in Parcel B would provide a 28-foot front setback 
from Raymond Avenue, a 5-foot setback on the north side property line and a 20-foot setback on 
the south property line, consistent with the setbacks found along this blockface of Raymond 
Avenue. 
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Building Height 
 
The FGSP-C-3b development standards allow a maximum height of 36-feet. Within Parcel A, the 
PD Plan prescribes a maximum height limit of 67-feet. The Project consists of two, three- to five 
story buildings on Parcel A, with a maximum height of 67-feet.  The buildings in Parcel A 
incorporate variations in building massing and height.  The central portion of the building is 
lowered or incorporates an upper-floor step-back, providing greater height variation along the 
street.  The commercial space is located closer to Fair Oaks Avenue, creating a stepback to the 
residential above at the second floor, which creates a more pedestrian scaled massing at the 
sidewalk.     
 
The maximum height permitted within the RM-12 zoning district is 28-feet.  Within Parcel B, the 
height prescribed in the PD Plan, allows for a maximum height of 25-feet on most of the Parcel B 
site (50% of the site), while 20% of the site is allowed a height up to 35-feet.  The remaining 30% 
of the site is open space, uncovered by building volume.  The Project proposes a two- to three-
story rowhouse-style building, designed to incorporate the two-story, 25-feet portion of the 
building closer to Raymond Avenue, and the three-story, 35-foot portion of the building towards 
the rear, closer to Parcel A.  The height proposed is consistent with the other one- and two-story 
buildings along Raymond Avenue.   
 
Floor Area Ratio (FAR) 
 
The FGSP does not provide a maximum FAR development standard.  The General Plan Medium 
Mixed-Use Land Use Diagram establishes a maximum FAR of 2.25 for Parcel A of the site. Parcel 
B is within the Low Medium Density Residential land use designation and there is no FAR 
standard as it is a residential only project that is regulated by density requirements instead. If the 
project on Parcel A were a residential only project there would also be no FAR requirement. 
Because the project was revised based on response to the Design Commission advisory review 
to incorporate a commercial component, it becomes a mixed-use project that is now subject to 
the 2.25 FAR requirement.  
 
The project as proposed results in a 2.52 FAR for Parcel A and a 0.98 FAR for Parcel B which 
would be an overall FAR of 2.35 if averaged for the entire site. The applicant proposes in the PD 
plan to allow a maximum FAR of 2.6 for Parcel A and no FAR for Parcel B as residential only 
projects are not subject to FAR. They have asked for additional FAR in the PD plan to allow 
flexibility in final design. The code allows this request however the FAR of a PD shall not exceed 
the FAR allowed on the Land Use Diagram for the project site unless approved by the City 
Council, and only as high as 3.0, and only when it can be shown the architectural design of the 
PD is contextual and of a high-quality. Staff does not support this request of 2.6 and recommends 
that the PD plan establish a maximum FAR of 2.52 reflective of the project supported by the 
Design Commission during the advisory review of May 10. 2022 (in combination with the 
maximum 87 du/acre maximum recommendation). These review comments are provided in 
Attachment E.   
 
Open Space 
 
Within the FGSP-C-3b zoning district, Mixed-Use projects are required to provide usable open 
space not less than 150 square feet per dwelling unit. Of the required open space, at least 25 
percent of this required minimum open space must be common open space; as proposed the 
project would require 29, 850 square feet of total of open space. The PD Plan does not currently 
prescribe open space requirements for the mixed-use project but the project does propose to 
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provide a variety of open space options.  The project does provide a common courtyard, multiple 
interior amenity spaces, roof decks, and private balconies.  Staff recommends that the PD Plan 
prescribe open space requirements consistent with the multi-family open space requirements in 
the three recently adopted Specific Plans which are planned requirements for the draft FGSP. 
Open space is calculated based on number of bedrooms and new development standards are 
established. Under the new regulations, the proposed project would require 31,800 square feet 
of open space. 
 
Parking 
 
The Project includes 3,000 square feet of commercial space and 206 dwelling units. The allowed 
commercial uses (Animal Services, Office Use, and Personal Services) require a ratio of three 
parking spaces for every 1,000 square feet of floor area.  The required parking for the commercial 
area is 9 spaces.  The parking requirement for a dwelling unit less than 650 square feet is one 
covered space per unit, and for a unit 650 square feet or greater is 2 covered spaces per unit.   
Since the Project site is located within a half-mile of the Memorial Park station platform, the Project 
may make use of the reduced parking requirements as provided in Zoning Code Section 
17.50.340 (Transit-Oriented Development).   
 
The Project proposes two subterranean parking levels with 9 commercial spaces, and 274 
residential spaces. The Project does not specify the size of the units, however, the PD Plan 
prescribes that the parking shall be provided in compliance with the parking requirement in the 
Zoning Code. 
 
Draft Fair Oaks Orange Grove Specific Plan 
 
The Fair Oaks Orange Grove Specific Plan (FGSP) is currently in the process of being updated 
and will be presented to the Planning Commission and City Council at a future meeting for 
consideration. The current draft FGSP has Parcel A of the Project site located within a mixed-use 
neighborhood with an allowed density of 87 du/acre (MU-87).  Parcel B is not located within the 
Draft FGSP and would remain at low density residential with 12 du/acre (max 2 units per site). A 
comparison of the Project within Parcel A is with the Daft FGSP-MU-87 is summarized below in 
Table 2. 
 
Table 2: Development Standards Compared for Parcel A 

Standard Project Draft FGSP (MU-87) 

Density (max) 107* du/acre 87 du/acre 

FAR (max) 2.6 2.25 

Height (max) 63’ 51’ 

Setbacks 
Fair Oaks Ave 
Villa St 
Interior Side 
Rear 

 
0’-10’ 

5’ 
14’-19’ 
10’-17’ 

 
0 – 10’ 
5’ min 

15’ 
15’ 

* Inclusive of density bonus, 73 du/acre without density bonus 
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GENERAL PLAN AND SPECIFIC PLAN  
 
General Plan Consistency  
 
General Plan Land Use Designation 
 
The General Plan Land Use Diagram depicts the distribution of various uses and intensity of 
development that shall be permitted as the physical representation of the element’s goals and 
policies. These are implemented through the Zoning Code, Zoning Map, and Specific Plan. 
Standards for the density and intensity of development are defined for each land use category 
depicted on the Land Use Diagram. The Project site is designated Medium Mixed Use (0.0–2.25 
FAR, 0-87 du/ac) on the General Plan Land Use Diagram, which is intended to support the 
development of multi-story mixed use buildings with a variety of compatible commercial (retail 
and office) and residential uses; and Low Medium Density Residential (0-12 dwelling units per 
acre), which characterized by a mixture of duplexes and single-family residential developments 
in neighborhoods with lot sizes ranging from 7,200 square feet to 40,000 square feet and one to 
two story buildings.  
 
The Project proposes development of multi-story buildings that would include a mix of commercial 
and residential uses, shared open spaces, landscaping, shared driveways and subterranean 
parking in Parcel A, and multi-family residences in Parcel B. As noted, the PD Plan, as proposed 
by staff, that would regulate implementation of the Project, specifies a maximum FAR up to 2.60 
and 87 du/acre in Parcel A, and a maximum of 7 dwelling units in Parcel B, which equates to 32 
dwelling units per acre.  The FAR in Parcel A exceeds the Medium Mixed Use designation, and 
the density in Parcel B exceeds the Low Medium Density Residential Use Designation.  However, 
as noted earlier, the City Council may approve an FAR that exceeds the FAR allowed on the Land 
Use Diagram but only as high as 3.0, a residential density that exceeds the density allowed on 
the Land Use Diagram but only as high as 87 dwelling units per acre, when it can be shown the 
architectural design of the PD is contextual and of a high-quality.  As proposed, the PD zoning 
district is consistent with all land use classifications of the General Plan. The proposed 
Amendment would facilitate the Project is in conformance with the goals, policies and objectives 
of the General Plan as described in Attachment A, Findings. 
 
Fair Oaks/Orange Grove Specific Plan Consistency 
 
Parcel A of the project site is located in the Fair Oaks/Orange Grove Specific Plan area. Some of 
the purposes of the Fair Oaks/Orange Grove Specific Plan are to improve the appearance of the 
area to enhance the quality of life for local residents and opportunities for employment and 
business development; allow a mix of uses that provides for viable commercial and residential 
development and supports efforts to revitalize the area; and create a pedestrian-friendly 
environment that balances the needs of pedestrians and vehicular traffic, recognizing the status 
of Fair Oaks Avenue as a Principal Mobility Corridor. 
 
The Project would replace an existing hardware center and building materials supply company 
with a project consisting mainly of multi-family dwelling units, with a commercial space along Fair 
Oaks Avenue, for a neighborhood serving commercial business.  The commercial space has been 
placed closer to the street with the second floor above it step-backed to create a more pedestrian 
scaled massing at the sidewalk.  Pedestrian entries to the internal courtyard have been provided 
at multiple locations along Fair Oaks Avenue, an active amenity with pedestrian entry is proposed 
at the north end of the Project, and a transparent corner with active lobby and amenity is proposed 
at the south end of the Project.  Along Villa Street, residential uses are the focus.  These features 
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of the Project would improve the appearance of and revitalize the area, while creating a pedestrian 
friendly environment.   
 
TREE PROTECTION ORDINANCE 
 
A tree inventory submitted for the project identifies eight trees within the project site, all of which 
are proposed to be removed.  Of these, one tree, a 20.5” DBH Liquidambar styraciflua (American 
sweetgum) qualifies for protection under the City’s Tree Protection Ordinance. Liquidambar 
styraciflua trees with a DBH equal to or greater than 20” are protected. 
 
Pursuant to Section 8.52.070 of the City’s Municipal Code (City Trees and Tree Protection), one 
of the following findings need to be made in order to approve a private tree removal request:  
 

1) There is a public benefit as defined in Section 8.52.024(R), or a public health, safety 
or welfare benefit, to the injury or removal that outweighs the protection of the 
specific tree; or  

2) The present condition of the tree is such that it is not reasonably likely to survive; or  
3) Tree is an objective feature of the tree that makes the tree not suitable for the 

protections of this chapter; or  
4) There would be a substantial hardship to a private property owner in the enjoyment 

and use of real property if the injury or removal is not permitted; or  
5) To not permit injury to or removal of a tree would constitute a taking of the underlying 

real property; or  
6) The project includes a landscape design plan that emphasizes a tree canopy that is 

sustainable over the long term by adhering to the replacement matrix below: 
 

Diameter at Breast Height of Removed Tree Number and Size of Replacement Trees 

8-12 inches 
4 – 15 gallons, or  
2 – 24 inch box 

13 – 18 inches 
8 – 15 gallon, or 
4 – 24 inch box, or  
2 – 36 inch box 

19-36 inches 
8 – 24 inch box, or 
4 – 36 inch box 

37+ inches 
12 – 24 inch box, or 
8 – 36 inch box. 

 
The Project will include a landscape plan design to emphasize a tree canopy that is sustainable 
over the long term.  The removal of the 20.5” DHB Liquidambar styraciflua tree will require the 
replacement of either eight 24-inch box trees or four 36-inch box trees.  As part of the Design 
Review process, a landscape plan indicating the location and type of the replacement trees would 
be demonstrated.  Protected specimen trees, such as the subject Liquidambar styraciflua tree, 
must be replaced with native or specimen trees on the protected tree list.  With a condition of 
approval requiring the replacement of the trees in accordance with the replacement matrix, in a 
manner that will ensure the trees can survive and thrive on the site, the Private Tree Removal 
may be approved pursuant to Finding #6.  
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ENVIRONMENTAL REVIEW 
 
On behalf of the City, CDM Smith was hired to conduct the environmental review of the Project in 
compliance with the California Environmental Quality Act (CEQA).  This analysis resulted in a 
Draft Initial Study / Mitigated Negative Declaration.  As required by CEQA, the following 
environmental topics were analyzed: 
 

 Aesthetics  

 Agriculture and Forestry Resources  

 Air Quality  

 Biological Resources  

 Cultural Resources  

 Energy  

 Geology and Soils  

 Greenhouse Gas Emissions  

 Hazards and Hazardous Materials  

 Hydrology and Water Quality  

 Land Use and Planning  

 Mineral Resources  

 Noise  

 Population and Housing  

 Public Services  

 Recreation  

 Transportation  

 Tribal Cultural Resources  

 Utilities and Service Systems  

 Wildfire

 
All impacts studied in the Initial Study were found to be less than significant, or less than significant 
with implementation of mitigation measures.  The Initial Study identified potentially significant 
effects related to the following topics: Cultural Resources, Hazards and Hazardous Materials, 
Noise, and Tribal Cultural Resources.  However, with incorporation of mitigation measures 
(Attachment J), it was determined in the Initial Study that all potentially significant effects would 
be reduced to a less-than-significant level. 
 
Summarized below are the topics where it was determined that mitigation measures were 
necessary, as well as summaries of the relevant mitigation measures.  The full analysis of these 
topics, as well as those found to have a less-than-significant impacts can be found in the Draft 
Initial Study / Mitigated Negative Declaration (IS/MND). 
 
Cultural Resources (Less than Significant with Mitigation) 
 
The Cultural Resources analysis in the Draft IS/MND found that although the project would not 
have a substantial adverse change in the significance of a known historical resource or could 
disturb human remains, construction activities have the potential to generate vibrations that could 
impact nearby historic resources; however, with the implementation of mitigation measure MM 
NOI-1, discussed under Noise, potential indirect impacts due to construction vibration on 
surrounding historical resources would be less than significant.   
 
Additionally, the Draft IS/MND found that there is the potential to disturb previously undiscovered 
archaeological resources during construction, which would cause a potentially substantial 
adverse change in the significance of an archaeological resource. Therefore, Mitigation Measure 
MM CUTL-1 will require that if cultural resources are found during construction, all ground-
disturbing activities in the immediate vicinity of the find shall be halted until the find is evaluated 
by a Registered Professional Archaeologist, with the allowance for additional analyses and 
protections. 
 



Planned Development #40 Page 13 
Planning Commission August 10, 2022 

With the inclusion of Mitigation Measures MM NOI-1 and MM CULT-1 potential impacts were 
found to be less than significant. 

Hazards and Hazardous Materials (Less than Significant with Mitigation) 

The Hazards and Hazardous Materials analysis in the Draft IS/MND found that the project could 
have the potential to create short-term impacts during construction, but not during operation of 
the Project, without the implementation of mitigation measures.     

The project site formerly contained two underground storage tanks and an associated pump 
island used to store and dispense gasoline. In addition, a manufacturing facility for metal aircraft 
parts and a garage were formerly located in the southwest corner of Parcel A. The proposed 
project is not located on a site that is included on a list of hazardous material sites compiled 
pursuant to Government Code Section 65962.5. As part of the Phase I Environmental Site 
Assessment (ESA) conducted for the Project site, a regulatory agency record review (EDR 
database search) was conducted.  The EDR database search identified that the site was 
associated with the generation of hazardous materials and the presence of underground storage 
tanks. In addition, former addresses that may be associated with Parcel A are also listed on EDR’s 
Historical Auto database due to the historical presence of automobile garages/repair facilities on 
the property in the 1920s through 1940s. 

To address the impact areas, MM HAZ-1, MM HAZ-2, MM HAZ-3, and MM HAZ-4 are 
recommended.  With the inclusion of Mitigation Measures MM HAZ-1 through MM HAZ-4 potential 
impacts were found to be less than significant. 

Noise 

The Draft IS/MND found that the proposed project would result in a significant impact from 
construction vibration without the implementation of mitigation measures. Specifically, vibration 
impacts from vibratory rollers would exceed the significance threshold for four non-historic 
properties and one historic property. Mitigation Measure MM NOI-1 provides the applicant with 
three measures to mitigate potential vibration impacts.  Additionally, in the unanticipated event of 
discovery of vibration‐caused damage, the Structural Engineer and the Project Historical Architect 
are required to document any damage to the properties located at 418 North Fair Oaks Avenue, 
411-415 North Raymond Avenue, 419 North Raymond Avenue, 431-435 North Raymond Avenue,
and 443-447 North Raymond Avenue caused by construction of the project and are required to
recommend necessary repairs. Until the conclusion of vibration causing activities, a report from
the Structural Engineer or Project Historical Architect are required to be submitted to the City of
Pasadena documenting the presence or absence of damage, and, if needed, the status of any
required repairs.

With implementation of Mitigation Measure MM NOI-1, impacts were found to be less than 
significant. 

Tribal Cultural Resources (Less than Significant) 

The Tribal Cultural Resources analysis in the Draft IS/MND found that although the Project would 
not have a substantial adverse change in the significance of a known tribal cultural resource, there 
is some potential for unknown subsurface tribal cultural resources to be impacted by the project.  
If previously unknown tribal cultural resources are uncovered during construction, a potentially 
significant impact could result.  Mitigation measure MM CULT-1, identified in Cultural Resources, 



Planned Development #40 Page 14 
Planning Commission August 10, 2022 

requires coordination with a tribe identified by the Native American Heritage Commission as being 
culturally affiliated with the geographic area if the find is identified by a qualified archaeologist as 
being Native American in origin. With implementation of this mitigation measure, impacts would 
be less than significant. 

REVIEW BY OTHER DEPARTMENTS  

Several City Departments reviewed and commented on the proposed Project. This included the 
Design and Historic Preservation Section, Building and Safety, Department of Transportation 
(DOT), Department of Public Works, Housing and Career Services Department, and Department 
of Water and Power.  Recommended conditions of approval have been included in Attachment B 
to this report. 

CONCLUSION 

Staff is recommending that the Planning Commission recommend approval with Findings in 
Attachment A and Conditions of Approval in Attachment B. The Design Commission found that 
the proposed architectural design of the Planned Development is contextual and of a high quality 
and recommended that the Planning Commission and City Council approve the Planned 
Development with the condition that the overall density on Parcel A does not exceed 87 dwelling 
units per acre, inclusive of density bonus units.     

Respectfully Submitted, 

______________________________ 
Jennifer Paige, AICP 
Acting Director of Planning & Community 
Development Department 

Prepared by: Reviewed by: 

________________________ ________________________ 
Beilin Yu Luis Rocha 
Principal Planner/Zoning Administrator Planning Manager 

Attachments: 
Attachment A: Specific Findings 
Attachment B: Conditions of Approval  
Attachment C: Preliminary Consultation Comments 
Attachment D: Design Commission Advisory Review Comments (March 8, 2022) 
Attachment E: Design Commission Advisory Review Comments (May 10, 2022) 
Attachment F: Draft PD Plan 
Attachment G: Project Plans 
Attachment H: Responses to Comments Received for Draft IS/MND 
Attachment I: Response to Comments Received After End of Draft IS/MND Public Review 
Attachment J: Mitigation Monitoring and Reporting Program 
Attachment K: Final Initial Study / Mitigated Negative Declaration 
Attachment L:   Health Risk Assessment
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ATTACHMENT A 
FINDINGS FOR ZONING MAP AMENDEMNT,  

ADOPTION OF A PD DISTRICT AND PD PLAN 

Zoning Map Amendment to reclassify the Project site from FGSP-C-3B and RM-12 to PD-40, 
adoption of a PD zoning district and accompanying PD Plan  

1. The proposed amendment is in conformance with the goals, policies, and objectives of the
General Plan.

Parcel A of the Project site is designated Medium Mixed Use (0.0-2.25 FAR, 0-87 du/ac) on 
the General Plan Land Use Diagram, which is intended to support the development of multi-
story mixed-use buildings with a variety of compatible commercial (retail and office) and 
residential uses. Development is characterized by shared open spaces, landscaping, and 
small to minimal separations between buildings, and shared driveways and parking. Sites may 
be exclusively commercial or exclusively residential, or with buildings vertically integrating 
housing with non-residential uses. Mixed-use development projects containing housing shall 
incorporate amenities contributing to a quality living environment for residents including 
courtyards, recreation facilities, and similar elements. Where buildings face the street 
frontage, they shall be designed to enhance pedestrian activity with transparent facades for 
retail uses and distinctive entries for housing. Parking shall be located below or to the rear of 
the street. Projects constructed at Medium Mixed Use densities may be required to develop 
pedestrian-oriented streetscape amenities along their primary street frontages, consistent with 
the improvement concepts and plans defined by the City. 

Parcel B of the Project site is designated Low-Medium Density Residential. 0-12 dwelling units 
per acre, which is characterized by a mixture of duplexes and single-family residential 
developments in neighborhoods with lot sizes ranging from 7,200 square feet to 40,000 
square feet and one to two story buildings. These lots are characterized by open space, 
extensive landscaping, and separations between dwellings and/or permitted accessory 
buildings. Dwellings are typically some distance to the street, with front, side and rear yard 
setbacks. 

The Project is in conformance with the Medium Mixed Use designation since the development 
consists of multi-story buildings that will include residential and a commercial uses, shared 
open spaces, landscaping, one shared driveway on Villa Street and subterranean parking. 
The accompanying PD Plan that will regulate implementation of the Project, specifies a 
maximum FAR up to 2.60 and 87 du/acre in Parcel A.  Although the FAR exceeds the 
prescribed by the General Plan Land Use Element, the FAR does not exceed 3.0 and the 
proposed architectural design of the Planned Development is contextual and of a high quality. 

The Project is in conformance with the Low-Medium Density Residential since the 
development consists of replacing the same number of units existing on-site, and is designed 
to have a larger adjoining open space to the south, extensive landscaping, and set back 28-
feet from the street.  The accompanying PD Plan specifies a maximum of seven dwelling units 
in Parcel B, which equates to 32 du/acre.  Although the density exceeds the prescribed by the 
General Plan Land Use Element, the density does not exceed 87 du/acre and the proposed 
architectural design of the Planned Development is contextual and of a high quality.  The PD 
zoning district is consistent with all land use classifications of the General Plan.   

http://ww2.cityofpasadena.net/zoning/P-8.html#GENERALPLAN
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The proposed amendment that will facilitate the Project is in conformance with the goals, 
policies and objectives of the General Plan as described herein.   
 
Guiding Principle 1. Growth will be targeted to serve community needs and enhance the 
quality of life. Higher density development will be directed away from residential 
neighborhoods and into the Central District, Transit Villages, and Neighborhood Villages. 
These areas will have a diverse housing stock, job opportunities, exciting districts with 
commercial and recreational uses, and transit opportunities. New development will build upon 
Pasadena’s tradition of strong sense of place, great neighborhoods, gardens, plazas, parks, 
and trees. 
 
The proposed amendment will facilitate a development consisting of high density multi-family 
housing and a neighborhood serving commercial use along Fair Oaks Avenue, and a lower 
density multi-family project along Raymond Avenue. The multi-family housing will include a 
variety of unit sizes ranging from junior one-bedroom to two-bedroom configurations. An 
internal courtyard is proposed for the residents, with multiple pedestrian entryways along Fair 
Oaks Avenue, including an active amenity space with pedestrian entry on the south end of 
the project, and a leasing office with active pedestrian entry on the north end of the project.  
The resulting Project will serve housing needs and enhance quality of life for residents for the 
area, by redeveloping a site that is currently developed with a retail building, administrative 
offices, maintenance buildings, vehicle and equipment storage, maintenance and refueling 
areas, and building material storage areas associated with a hardware and building supply 
company, with a high density multi-family project.   
 
Guiding Principle 3. Pasadena will be an economically vital City by providing jobs, services, 
revenues, and opportunities. A diverse economic base with jobs for Pasadena residents will 
be fostered; existing businesses will be encouraged to stay or expand; affordable housing will 
be provided for the labor pool; the continued fiscal health of the city will be ensured. 

 
Construction of the Project and Project uses will be employment- and revenue generating. 
The Project will include 23 low-income units and 10 moderate income units. The commercial 
space will provide for a neighborhood commercial business to serve the neighborhood and 
the future residents of the Project.  These uses will complement existing uses in the vicinity 
and in the case of residential dwelling units, they will expand the economic base. As such, the 
Project provides opportunities for both potential employees and existing and future residents 
of the City. 
 
Guiding Principle 4. Pasadena will be a socially, economically, and environmentally 
sustainable community. Safe, well designed, accessible and human-scale residential and 
commercial areas will be provided where people of all ages can live, work and play. These 
areas will include neighborhood parks, urban open spaces and the equitable distribution of 
public and private recreational facilities; new public spaces will be acquired. Human services 
will be coordinated and made accessible to those who need them. 

 
Providing adequate housing is a critical component of being a socially sustainable community. 
The higher density of land uses on the Project site compared to the existing condition is both 
economically and environmentally sustainable, particularly due to the site’s proximity to bus 
and light rail transit facilities. The urban spaces proposed as part of the Project invite gathering 
on the site in an aesthetically pleasing and safe environment whereas the existing site 
conditions are disjointed and do not provide any open spaces. The Project will incorporate 
varying building setbacks and recesses to allow for building articulation, and to create space 
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for pedestrian entryways to the interior courtyard, and active building entrances at the north 
and south end of the site. Additionally, the ground floor commercial will be located closer to 
the street with a step back on the second floor to create a human-scale and pedestrian-friendly 
environment at the street level. 

 
Construction and operation of the Project will not result in wasteful, inefficient, or unnecessary 
construction of energy resources, nor conflict with or obstruct the applicable State or local 
plans for renewable energy and energy efficiency. The IS/MND concluded that the Project will 
be consistent with State, regional, and City plans, policies, and regulations adopted for the 
purpose of reducing the emissions of GHGs.  

 
Guiding Principle 5. Pasadena will be a City where people can circulate without cars. Specific 
plans in targeted development areas will emphasize a mix of uses, pedestrian activity, and 
transit; public and private transit will be made more available; neighborhood villages and 
transit villages will reduce the need for auto use. 

 
The Project proposes high density development in an area that is intended for the type of 
intensities and densities proposed. The project site is located within a half-mile from the 
Memorial Park L Line Station, and in the vicinity of several transit facilities, such as a 
Pasadena Transit and Metro bus stop located at the northeast corner of Fair Oaks Avenue 
and Villa Street, approximately 50 feet from the project site.  The project applicant is required 
to develop and implement a targeted Complete Streets plan to encourage use of non-vehicular 
modes of transportation. The applicant shall consider the implementation of more stringent 
TDM measures to reduce vehicular trips, such as provide Metro transit passes and offer them 
to its residents at 50% discount for five consecutive years; provide two on-site car share 
spaces for up to two years; implement a bike share program with one on-site kiosk containing 
at minimum 10 bikes to encourage residents to ride bicycles. Bike share programs provide a 
convenient, affordable way to get around without a car by loaning or renting bicycles for short 
trips. 
 
GOAL 1. Sustainable Growth. Sustainable growth and change in orderly and well-planned 
developments within targeted areas that allow for higher density development in an urban 
core setting and in close proximity to transit that provides for the needs of existing and future 
residents and businesses, ensures the effective provision of public services, and makes 
efficient use of land, energy, and infrastructure. 
 
The project is located in a developed urban area complete with adjacent commercial activity 
and employment opportunities, and within one half mile of the Metro Gold Line Memorial Park 
Station. The project replaces a currently underutilized commercial property with a dense, 
mixed, multi-family residential and commercial development near a transit station, embodying 
the General Plan’s vision of Transit Villages. The project contributes to the City’s housing 
stock and economic base by focusing development along a commercial corridor and near a 
transit station, while preserving the character of surrounding single-family residential 
neighborhoods.  
 
GOAL 2. Land Use Diversity. A mix of land uses meeting the diverse needs of Pasadena’s 
residents and businesses, fostering improved housing conditions, offering a variety of 
employment and recreational opportunities, and supporting a healthy population while 
protecting the environment. 
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As a mixed-use development, the project offers a diversity of land uses needed to maintain a 
vibrant urban lifestyle. Proposed within the project is multi-family housing, including affordable 
housing, and a commercial space along Fair Oaks Avenue that will develop with the 
neighborhood. The multi-family housing will include a variety of unit sizes ranging from junior 
one-bedroom to two-bedroom configurations. The project includes an interior courtyard, 
multiple indoor and outdoor amenities, and rooftop decks for residents. 

 
GOAL 4. Elements Contributing to Urban Form. A safe, well-designed, accessible City with a 
diversity of uses and forms. These diverse forms include distinct, walkable districts, corridors, 
and transit and neighborhood villages and cohesive, unique single and multi-family residential 
neighborhoods and open spaces where people of all ages can live, work shop and recreate. 
 
A walkable corridor is created with the introduction of a commercial use along Fair Oaks 
Avenue with multiple pedestrian access entrances to the interior courtyard for residents.  The 
south end of the project will be developed with an active amenity with distinct presence, and 
the north end of the project would be developed with a transparent corner with lobby and 
amenities.  The ground level commercial space along Fair Oaks Avenue has been designed 
closer to the street, creating a step back to the residential above at the 2nd floor, creating a 
more pedestrian scaled massing at the sidewalk.  The Fair Oaks Avenue frontage provides 
multiple access points for residents and the surrounding community to activate the pedestrian 
edge.  

 
GOAL 5. Pedestrian-Oriented Places. Development that contributes to pedestrian vitality and 
facilitates bicycle use in the Central District, Transit Villages, Neighborhood Villages, and 
community corridors. 
 
The Project would replace the existing development which consists of a retail building, 
administrative offices, maintenance buildings, vehicle and equipment storage, maintenance 
and refueling areas, and building material storage areas for a hardware center and building 
material supply company, with a high density development.   The development contributes to 
pedestrian vitality through the porous edges of the building massing along Fair Oaks Ave 
which include various access points. The south end of the project will be developed with an 
active amenity with distinct presence, and the north end of the project would be developed 
with a transparent corner with lobby and amenities.  The ground level commercial space along 
Fair Oaks Avenue has been designed closer to the street, creating a step back to the 
residential above at the 2nd floor, creating a more pedestrian scaled massing at the sidewalk.  
 
GOAL 18. Land Use/Transportation Relationship. Pasadena will be a City where there are 
effective and convenient alternatives to using cars and the relationship of land use and 
transportation is acknowledged through transit-oriented development, multi-modal design 
features, and pedestrian and bicycle amenities in coordination with and accordance with the 
Mobility Element. 
 
The proposed development is organized to effectively use the surrounding nearby 
transportation resources. The courtyards and pedestrian pathways are designed to direct the 
residents towards local bus and rail services reinforcing the Transit Village concept. The 
Project will include bicycle parking and bike repair facilities to encourage residents and visitors 
to utilize alternative transportation. 
 
The Project proposes high density development in an area that is intended for the type of 
intensities and densities proposed. The project site is located within a half-mile from the 
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Memorial Park L Line Station, and in the vicinity of several transit facilities, such as a 
Pasadena Transit and Metro bus stop located at the northeast corner of Fair Oaks Avenue 
and Villa Street, approximately 50 feet from the project site.  The project applicant is required 
to develop and implement a targeted Complete Streets plan to encourage use of non-vehicular 
modes of transportation. The applicant shall consider the implementation of more stringent 
TDM measures to reduce vehicular trips, such as provide Metro transit passes and offer them 
to its residents at 50% discount for five consecutive years; provide two on-site car share 
spaces for up to two years; implement a bike share program with one on-site kiosk containing 
at minimum 10 bikes to encourage residents to ride bicycles. Bike share programs provide a 
convenient, affordable way to get around without a car by loaning or renting bicycles for short 
trips. 
 
GOAL 19. Parking Availability. The supply of parking will reflect Pasadena’s objective to 
protect residential neighborhoods; create a vital, healthy, and sustainable economy; establish 
Pasadena as a leader in environmental stewardship; encourage physical activity and a 
commitment to health and wellness; and encourage walking, biking, and transit. The supply 
of parking in an area will also reflect the type, mix, and density of uses; the availability of 
shared facilities; and the proximity to transit. 
 
Beyond the connection to public transportation, the project also provides a two-level 
subterranean parking garage to accommodate the required parking spaces for the 
development. To avoid impacting the pedestrian connectivity in the surrounding area, only 
one driveway access is proposed for the project along Villa Street.  The project site is located 
within a half-mile from the Memorial Park L Line Station, and in the vicinity of several transit 
facilities, such as a Pasadena Transit and Metro bus stop located at the northeast corner of 
Fair Oaks Avenue and Villa Street, approximately 50 feet from the project site.  The project 
applicant is required to develop and implement a targeted Complete Streets plan to encourage 
use of non-vehicular modes of transportation. The applicant shall consider the implementation 
of more stringent TDM measures to reduce vehicular trips, such as provide Metro transit 
passes and offer them to its residents at 50% discount for five consecutive years; provide two 
on-site car share spaces for up to two years; implement a bike share program with one on-
site kiosk containing at minimum 10 bikes to encourage residents to ride bicycles. Bike share 
programs provide a convenient, affordable way to get around without a car by loaning or 
renting bicycles for short trips. 
 
GOAL 21. Desirable Neighborhoods. A City composed of neighborhoods with a variety of 
housing types that are desirable places to live, contribute to the quality of life and are well 
maintained. 
 
The residential component provides a variety of housing types ranging from junior one 
bedroom to two bedroom apartments, which encourages a diverse population. Additionally, 
affordable housing will be provided on site ensuring that economically diverse residents will 
bring stability and a quality of life to this community. The project represents development with 
residential amenities that will be well-maintained and encourage pride in residency. 
 
GOAL 23. Multi-Family Neighborhoods. Multi-Family residential neighborhoods that provide 
ownership and rental opportunities, exhibit a high quality of architectural design, and 
incorporate amenities for their residents. 
 
The proposed architectural design and character focus on courtyard spaces and paseos while 
also encouraging an active streetscape. The project proposes a combination of amenity 
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spaces, including one at the south end of the project, a fitness center, and an active leasing 
space at the north end of the project. Large open spaces provide places for residents to 
recreate and informally gather. Further, the project has been reviewed and will continue to be 
reviewed by the Design Commission, to ensure high-quality design that is compatible with the 
surrounding environment. 
 
GOAL 28. Places to Live, Work, Shop and Recreate. A diversity of well-designed corridors 
and villages containing an integrated mix of commercial uses and/or housing that enable 
Pasadena’s residents to live close to businesses, services and employment. 
 
With this proposed mixed-use development, a diversity of residential types and commercial 
opportunities will create a neighborhood where residents can live and have access to 
neighboring commercial uses and employment. On-site amenities, including a fitness center, 
courtyards, amenities areas, and roof decks, contribute to the integrated living environment of 
the residents.  
 
GOAL 29. Transit Villages. Moderate to high density mixed-use clusters of residential and 
commercial uses developed in an integrated ‘village-like’ environment with buildings clustered 
on common plazas and open spaces in proximity to Metro L Line stations capitalizing on their 
induced market demands and land values, facilitating ridership, and reducing automobile use 
while increasing walkability 
 
The proposed high-density mixed-use development, located within one-half mile of the 
Memorial Park Metro L Line Station and within walking and bicycling distance to nearby 
commercial uses, facilitates establishment of this neighborhood’s Transit Village atmosphere. 
The project includes bicycle parking to encourage residents to use alternative modes of 
transportation. The residences, designed around semi-private courtyards, promote a sense of 
community where the open spaces become places for the residents to interact.  
 
Based on the analysis provided above, the project is consistent with the Goals of the City’s 
General Plan Land Use Element.   
 

2. The proposed amendment would not be detrimental to the public interest, health, safety, 
convenience, or general welfare of the City. 
 
The proposed amendment will reclassify the Project site from FGSP-C-3B and RM-12 to PD-
40 and facilitate the construction of the Project. The resulting Project will not be detrimental 
to public interest but instead will reinforce and strengthen North Fair Oaks Avenue as a major 
corridor, provide jobs, revenues, and opportunities that will support Pasadena as an 
economically vital city and allow for continued fiscal health. The Project will improve 
Pasadena’s infrastructure and urban form through modernized buildings that are energy- and 
water-efficient. The Project will provide a variety of housing units that are acutely needed in 
the City and wider region.  Further, providing multi-family housing for the community is a 
critical component of being a socially sustainable community. The higher density of land uses 
on the Project site compared to the existing condition is both economically and 
environmentally sustainable, particularly due to the site’s proximity to bus and light rail transit 
facilities.  
 
Implementation of the Project will not result in the need for new or expanded fire protection, 
police protection, library service, or parks and recreation facilities that could otherwise present 
a detriment to the health, safety, convenience or general welfare of the City. An Initial Study 
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and Mitigated Negative Declaration (IS/MND) was prepared to identify, analyze, and mitigate, 
to the extent feasible, the potential environmental effects associated with implementation of 
the Project facilitated by the amendment. The IS/MND considered several environmental 
topics and identified potentially significant environmental impacts related to the following 
topics: Cultural Resources, Hazards and Hazardous Materials, Noise, and Tribal Cultural 
Resources. However, through the incorporation of mitigation measures, identified significant 
impacts would be reduced to a less than significant level.  
 
The uses proposed in the PD Plan are consistent with the uses envision in the Draft Fair 
Oaks/Orange Grove Specific Plan, and as recommended by staff, the density would also be 
consistent with density envisioned in the Draft Specific Plan.   

 
Implementation of the Project pursuant to the PD Plan, conditions of approval, and Mitigation 
Monitoring and Reporting Program will ensure approval of the amendment and adoption of 
the PD zoning district, and accompanying PD Plan will not be detrimental to the public interest, 
health, safety, convenience, or general welfare of the City. 
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ATTACHMENT B 
CONDITIONS OF APPROVAL  

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

 
1. The Planned Development 40 (PD-40) PD Plan dated August 10, 2022 shall apply and 

supersede any inconsistent or different standards established by Title 17 of the Pasadena 
Municipal Code (PMC) but only for the development plan referred to in Section __ of 
Ordinance ____. Except as expressly provided in PD-40, PD-40 shall comply with all the 
requirements of Title 17 of the Pasadena Municipal Code and The Citywide Design 
Principles. 

 
2. The site plan, floor plans, parking levels plans, elevations, and building sections submitted 

for building permits shall substantially conform to the site plan dated August 10, 2022 
submitted with this application, except as modified herein.  

 
3. References herein to the applicant or developer shall mean the Project Applicant, and all 

references include not only the Project Applicant, but also any successors in interest. 

 
4. Compliance with these conditions and the intent of these conditions shall be to the 

satisfaction of the Planning Director, his or her designee, or, for conditions imposed by a 
specific City department, the department originally issuing the condition, and in accordance 
with any stated laws or regulations, or any amendments thereto. The implementing and 
enforcing departments may determine substantial conformance with these conditions of 
approval.  

 
5. The final decision letter and conditions of approval shall be incorporated in the building plans 

submitted for building plan check.   
 
6. The project shall adhere to the City regulations governing hours of construction, noise levels 

generated by construction and mechanical equipment, and the allowed level of ambient 
noise as specified in Chapter 9.36 of the PMC, unless otherwise stated in the conditions of 
approval, or as stated in the Mitigation Monitoring and Reporting Program.  

 
7. Pursuant to Chapter 17.78 of the Zoning Code, the Zoning Administrator can call for a review 

of the approved conditions at a duly noticed public hearing before the Planning Commission 
if it can be reasonably shown that there are grounds for revocation or modification of this 
Planned Development.  Any such Planning Commission review of these conditions may 
result in modifications or the addition of new conditions to address any issues related to the 
use.  The Planning Commission may revoke the Planned Development if sufficient cause is 
shown. 

 
8. The applicant or successor in interest shall comply with all mitigation measures contained 

within the approved Mitigation Monitoring and Reporting Program.   
 
9. The proposed project, Activity Number PLN2020-10007, is subject to the City's Condition 

Monitoring Program and Mitigation Measures Monitoring Program.  Condition Monitoring 
and Mitigation Measures Monitoring are required for your project.  Contact the Planning 
Division at (626) 744-4009 to schedule an inspection appointment.  
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Planning Division 
 
10. The maximum density allowed in Parcel A shall be 87 dwelling units per acre, inclusive of 

density bonus (162 units). The maximum density of Parcel B shall be 32 dwelling units per 
acre (7 units).  
 

11. The maximum FAR permitted in Parcel A shall be 2.52. 
 

12. The PD Plan shall prescribe open space requirements consistent with the multi-family open 
space requirements in recently adopted Specific Plans and planned requirements for the 
draft FGSP 
 

13. Prior to issuance of any building or grading permits, the applicant or successor in interest 
shall record a lot tie covenant and agreement for the entire site (parcels 5725-003-058, 
5725-003-031) or consolidate the lots with a parcel map. 

 
14. No grading permit shall be issued until the building permit for the project is ready to be 

issued.    
 
15. All parking spaces reserved for residential uses in the subterranean parking garage shall be 

segregated from the parking for commercial uses. This may involve signage or the 
construction of fencing and/or vehicular gates to limit access, which shall be reviewed by 
the Department of Transportation and the Planning and Community Development 
Department. 

 
16. An exterior lighting plan, including specifications of the proposed fixtures, shall be submitted 

to the Zoning Administrator prior to the issuance of any building permits.  No light sources 
(e.g., bulb) shall be visible from any location off the site.  The lighting shall comply with the 
standards of Section 17.40.080 (Outdoor Lighting) of the Zoning Code. 

 
17. All exterior mechanical equipment shall be architecturally screened from view of the public 

right-of-way in a manner subject to review and approval by the Zoning Administrator and 
Design and Historic Preservation staff.  

 
18. The project shall comply with the City Trees and Tree Protection Ordinance - Chapter 8.52 

of the PMC. The ordinance provides for the protection of specific types of trees on private 
property as well as all trees on public property.   
 

19. The project is subject to review and approval by the Design Commission through the Design 
Review process.   

 
20. A landscape plan shall be submitted for review as part of the Design Review Process.  

The landscape plan shall include at least eight 24-inch box trees or four 36-inch box trees 
replacement trees in a manner that will ensure the trees can survive and thrive on the site.  
The replacement trees must be native or specimen trees on the protected tree list.   

 
21. The applicant or the successor in interest, shall submit a final landscape and irrigation plan, 

in compliance with Zoning Code Chapter 17.44 (Landscaping) along with plans for a building 
permit. The plan shall be reviewed and approved to the satisfaction of the Zoning 
Administrator prior to the issuance of any building or grading permits. The landscape plan 
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shall include a mix of plant size and materials.  Plant materials shall emphasize drought-
tolerant and/or native species.  

 
22. This project meets the threshold for state-mandated water-efficient landscaping.  

Accordingly, the final landscape plans (inclusive of planting and hardscape plans, the 
planting pallet, drainage plan, and irrigation system plan(s) and specifications), shall be 
reviewed by Planning Department staff for conformance with the standards and 
requirements specified within the 2015 California Model Water Efficient Landscape 
Ordinance (MWELO) prior to the issuance of a building permit.  No certificate of occupancy 
shall be issued until such plans have been deemed compliant with the MWELO and the 
landscaping has been installed per such approved MWELO-compliant plans to the 
satisfaction of the department. 

 
23. Construction hours, allowable workdays, and the phone number of the job superintendent 

should be clearly posted at all construction entrances to allow surrounding property 
owners/users to contact the job superintendent if necessary. In the event the City receives 
a complaint, appropriate corrective actions should be implemented, and a report of the 
action should be provided to the reporting party. 

 
24. The project shall incorporate forced air mechanical ventilation systems, outfitted with MERV-

13 rated high efficiency filters, on outside air intake ducts for all proposed residential units 
and the facing of such ducts away from the I-210 freeway when possible.  

 
25. The project applicant shall issue notifications to residents by brochure or other means at the 

time of the signing of the lease or prior of the need to keep doors and windows closed to 
ensure adequate fresh air filtration and the importance of proper filter maintenance. 

 
26. The property management company shall be responsible for replacing HVAC filter screens 

in accordance with manufacturer recommendations.  
 

27. The property management company shall provide portable air cleaning devices, 
appropriately sized and certified for residential use based on the dwelling unit size and 
outfitted with high-efficiency particulate air (HEPA) filter screens, for all units to further 
reduce exposure to particulate matter from open windows or during times when the HVAC 
system is not operating. 

 
28. Windows and doors shall be weatherproofed with caulking and weather-stripping rated to 

last at least 20 years. 
 
Building & Safety 
 
29. GOVERNING CODES: Comply with the Current Edition of California Building Code, 

California Electrical Code, California Plumbing Code, California Mechanical Code, California 
Energy Code, California Green Building Standard Code and the City of Pasadena 
Municipal Code.  The governing edition is based on the date in which the project is submitted 
to the City of Pasadena for review.  
 

30. BUILDING CODE ANALYSIS: Provide a Building Code Analysis on the title sheet. Include 
the code(s) information for each building proposed: Descriptive scope of work, occupancy, 
assessor’s parcel number, number of stories, type of construction, fire sprinklers, floor area, 
height, and allowable floor area. 
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31. BEST MANAGEMENT PRACTICES: Photocopy to plans and complete the BEST 

MANAGEMENT PRACTICE page 1(form must be singed). Photocopy any other applicable 
pages and cross reference the location at the site plan, i.e. the material storage, the concrete 
waste management, etc.  These forms can be found at 
https://www.cityofpasadena.net/planning/building-and-safety/bs-applications-
forms/#informational-handouts 

32. PROPERTY LINE SURVEY REQUIRED. Per City of Pasadena Policy property line survey 
is required for: 
a. New construction. 
b. Auxiliary buildings and additions were setback is less than 5’-0” to property line. 
c. All buildings where specific Zoning Division Variance is issued for approved setbacks & 

whether newly constructed or altered. 
 
33. SOILS REPORT REQUIRED. A soils engineer report is require for: 

a. All new constructed single and multi-family residential, commercial, and industrial 
buildings. 

b. An addition to a commercial or industrial building. 
c. Second (2nd) story addition to existing one-story building. 
d. Hillside construction, i.e. decks, retaining walls, and swimming pools. 

 
34. GRADING: 

 Show compliance with CBC 2019 Appendix J – Grading with City of Pasadena 
Amendments. 

 Clearly show the cubic yard quantities for excavation (cuts) and fills and label if site 
grading or foundation excavations.   

 Clearly show the cubic yard quantities for excavation (cuts) and fills; and label if site 
grading or foundation excavations.  A grading permit may not be required per section 
J103.2 Exemptions. 

 
35. GREEN CODE: Photocopy to plans and complete the 2019 CALIFORNIA GREEN 

BUILDING STANDARDS CODE WITH CITY OF PASADENA AMENDMENTS FORMS.  
These forms are being provided attach and can be found at 
https://www.cityofpasadena.net/planning/building-and-safety/bs-applications-
forms/#informational-handouts. 
 

36. LOW IMPACT DEVELOPMENT (LID): Low Impact Development (LID) may be required for 
this project.  Refer to the City of Pasadena link for further information on the requirements 
and submittal process: https://www.cityofpasadena.net/wp-content/uploads/sites/30/Form-
PC.pdf?v=1599178168233.  

 
37. MEANS OF EGRESS (EXITING):  

 
a. Show an exit plan that labels and clearly shows compliance with all required egress 

features such as, but not limited to, common path of travel, required number of exits, 
occupant load, required width, continuity, travel distance, etc. as applicable.  

b. Clearly label and identify on plans fire-resistive corridors, exit enclosures, exit 
passageways, horizontal exits, occupancy separation walls and floors, fire resistive 
shafts, and fire walls, along with their fire-resistive ratings as applicable. 

c. Roof terraces shall comply with all the applicable code provisions, i.e. exiting, type of 
construction, & accessibility. 

https://www.cityofpasadena.net/planning/building-and-safety/bs-applications-forms/#informational-handouts
https://www.cityofpasadena.net/planning/building-and-safety/bs-applications-forms/#informational-handouts
https://www.cityofpasadena.net/planning/building-and-safety/bs-applications-forms/#informational-handouts
https://www.cityofpasadena.net/planning/building-and-safety/bs-applications-forms/#informational-handouts
https://www.cityofpasadena.net/wp-content/uploads/sites/30/Form-PC.pdf?v=1599178168233
https://www.cityofpasadena.net/wp-content/uploads/sites/30/Form-PC.pdf?v=1599178168233


 

Planned Development #40 Page 26 
Planning Commission August 10, 2022 

 
38. FIRE AND SMOKE PROTECTION FEATURES: Show materials, systems and assemblies 

used for structural fire resistance and fire-resistance-rated construction separation of 
adjacent spaces to safeguard against the spread of fire and smoke within a building and the 
spread of fire to or from buildings.  

 
 

39. ACCESSIBILITY: 

 Provide compliance with accessibility per CBC Chapter 11A and 11B accordingly.  

 Provide an analysis for the minimum required units and parking spaces.  Label the 
accessible units/parking spaces. 

 
40. REQUIRED PLANS AND PERMIT(S): 

 In addition to architectural plans, provide Structural, Shoring, Plumbing, Mechanical, 
Electrical plans, and grading plans as required.  No deferred submittal. 

 Separate permits are required for the following: Mechanical, Electrical, Plumbing, Fire 
Sprinkler, Demolition, Block walls, others. 

 
Housing and Career Services Department 
 
41. The Project is subject to the City's Inclusionary Housing Requirements ("IHR") per Chapter 

17.42 of the Zoning Code.   Rental projects under the IHR are required to provide a minimum 
of 20% of the total units as affordable Inclusionary Units. Under the IHR, 5% of the 
Inclusionary Units shall be rented to Very Low Income households, 5% of these Inclusionary 
Units shall be rented to Very Low or Low Income households, and 10% shall be rented to 
Very Low, Low, or Moderate Income households. 
 

42. A formal Inclusionary Housing Plan must be submitted to the Housing Department for 
approval prior to any discretionary action that may be required for the Project (e.g., AHCP, 
MCUP, Concept Design).  Please contact the Housing Department regarding the 
preparation of the Inclusionary Housing Plan. 

 
Public Works Department 
 
43. In reference to the Department of Transportation requirement on sidewalk widening along 

Fair Oaks Avenue and Villa Street frontages, the applicant shall be responsible for all the 
costs required to complete the dedication(s).  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. 

 
44. 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. 
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The applicant shall submit the application, plan and processing fee, associated with 
processing the license agreement, at least three to four (3-4) months prior to the issuance 
of any 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 
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. 

 
45. In order to accommodate an Americans with Disabilities Act (ADA) compliant curb ramp, the 

applicant shall verify, and reconstruct if necessary, standard curb ramps at all four corner of 
Fair Oaks Avenue and Villa Street intersection, if possible, per Caltrans Standard A88A or 
City of Pasadena Standard No. S-414.  The curb ramp construction shall be completed prior 
to the issuance of Certificate of Occupancy.  A separate permit from the Department of 
Public Works is required for all construction in the public right-of-way.  Please contact 626-
744-4195 for the general process. 

 
Additional striping, signal work, and/or poles/utility relocations might be necessary.  The 
curb ramps construction shall be completed prior to the issuance of Certificate of 
Occupancy.  A separate permit from the Department of Public Works is required for all 
construction in the public right-of-way.  Please contact 626-744-4195 for the general 
process. 
 
The applicant shall submit to the City for review any proposed designs that will comply with 
the ADA requirements.  The applicant is responsible for the design, preparation of plans 
and specifications, and construction of the new curb ramp.  Plans for the curb ramp 
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 place a deposit with the Department of Public Works 
to cover the cost of plan checking.  The amount of deposit will be based on the current City’s 
General Fee Schedule.  Note that the building plans approved by the City’s Planning 
(Building) Department do not constitute approvals for work in the public right-of-
way.  Separate plans shall be submitted to the Department of Public Works – Engineering 
Division – at 175 North Garfield Avenue Window 6.  The applicant shall submit the curb 
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ramp improvement plans and the plan check deposit at least two (2) months prior to the 
issuance of any building or demolition permits. 
 
Upon review of the curb ramp improvement plans, the applicant may need to dedicate to 
the City for street purposes the land necessary at the property line corner rounding (Per S-
423) to provide for the minimum clearance required by the Americans with Disabilities Act 
standards.  If so, the applicant shall remove and reconstruct the sidewalk for the dedicated 
area, per Standard Plan No. S-421.  The applicant shall be responsible for all the cost 
required to complete the dedication, if it is required.  The dedication document and 
processing fee shall be submitted to this office, at least three to four (3-4) months, prior to 
issuance of any permits.  The dedication documents shall be executed and recorded prior 
to the issuance of a Certificate of Occupancy. 

 
46. In order to provide sufficient sight distance for pedestrians along Villa Street and Raymond 

Avenue frontages, the proposed driveway, from the property line to the first 20 feet into the 
property, shall be sloped at 2% or less, unless otherwise reviewed and approved by the 
Department of Transportation. 

 
47. The proposed drive approach on Raymond Avenue frontage is in conflict with an existing 

street light.  The applicant is responsible to relocate the affected street light, including 
upgrading with new LED light, conduits, 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. 

 
48. The existing street lighting fronting the subject site are substandard.  In order to improve 

pedestrian and traffic safety, the applicant shall replace/renovate the existing street lighting 
with LED lights, per the City requirements and current standards, along the following 
frontage: 
a. Two (2) street lights at the Fair Oaks Avenue frontage 
b. One (1) street light at the Raymond Avenue frontage 

 
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 626-744-4195 or via 
email: pw-permits@cityofpasadena.net to schedule a street lighting pre-inspection, prior to 
the issuance of any permits. 

 
49. The applicant shall improve the traffic signal equipment at the intersection of Fair Oaks 

Avenue and Villa Street as follow: 
a. The existing eight (8) pedestrian push button’s (PPB’s) are substandard and need to 

be upgraded to Accessible Pedestrian System (APS) PPB’s to provide accessibility to 
all pedestrians. 

b. The existing intersection safety lighting uses high pressurized sodium luminaires 
which is inefficient in power usage.  The intersection lighting shall be upgraded to LED 
HBL’s as determined by SLaTS Section for the required foot candle level. 

c. The existing concrete pole on the SE corner of said intersection for EB vehicles is 
substandard.  The signal pole shall be upgraded to Caltrans Standard traffic signal 

mailto:pw-permits@cityofpasadena.net
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pole and all the necessary signal heads, pedestrian heads, etc., designed by a 
registered Civil Engineer in the State of California, experienced in traffic signal design 
and the plan must be submitted to the PW Engineering SLaTS section for review and 
approval.  The design will include new conduits, conductors, luminaires, foundations, 
pull boxes, fiber optic, and all other miscellaneous work. 

d. The existing 332 cabinet is old and needs to be upgraded to a Pasadena Standard 
332 Cabinet with 2070E controller.   

e. This intersection is included in the high priority list for fire pre-emption equipment, and 
therefore, this intersection will require the installation of the GTT Opticom GPS and 
infrared fire pre-emption device(s).  PW Engineering SLaTS Section will provide the 
specifications. 

Contact Rich Yee, by phone at 626-744-4643 or email RYee@cityofpasadena.net, for 
details. 
 

50. 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.  
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 626-744-4195 regarding this street light/traffic signal condition 
at least five (5) months in advance of the anticipated issuance of Certificates of Occupancy. 

 
51. Fair Oaks Avenue restoration, fronting the subject development, shall be a half width (from 

gutter to centerline) 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. 

 
52. Villa Street and Raymond Avenue restoration, fronting the subject development, shall be 

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. 

 
53. The applicant shall demolish existing and construct the following public improvements along 

the subject development frontage of Fair Oaks Avenue, Villa Street and Raymond Avenue, 
including concrete drive approach per Standard 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. 

 
54. 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. 

mailto:RYee@cityofpasadena.net
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55. 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 General Fee Schedule, to cover the cost of plan checking 
and construction inspection of the improvements.  Note that building plans approved by the 
City’s Planning (Building) Department do not constitute approvals for work in the public right-
of-way.  Separate plans shall be submitted to the Department of Public Works – Engineering 
Division – at 175 North Garfield Avenue Window 6.  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. 

 
56. 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. 
 
57. The applicant shall plant the officially designated street tree per the City’s approved Master 

Street Tree Plan along the boundary of the subject property, as follow: 
a. Applicant must plant minimum of (3) Crepe Myrtle, Lagerstroemia indica, trees along 

Fair Oaks Avenue frontage. 
b. Applicant must plant minimum of (3) Golden Trumpet, Handroanthus chrysotrichus, 

trees along Villa Street frontage.  
The Department of Public Works will confirm eligible planting sites, and will provide the 
applicant the location. 

 
58. 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. 

 
59. 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. 

 
60. 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 
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, 
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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. 

 
61. 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/ 

 
62. The proposed driveway off Raymond Avenue frontage may be in conflict with existing City 

tree. It is recommended to shift the proposed driveway location to meet 7’ clearance 
standard. Otherwise, applicant may have to request public tree removal subject to review 
by Urban Forestry Advisory Committee. 

 
63. 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. 

 
64. 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. 

 
65. 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 
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. 

 

https://www.cityofpasadena.net/public-works/engineering-and-construction/engineering/
https://www.cityofpasadena.net/public-works/engineering-and-construction/engineering/
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66. 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. 

 
67. 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. 

 
68. 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. 

 
69. 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. 

 
70. 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.cityofpasadena.net/public-works/engineering-and-construction/engineering/ .  
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 

https://www.cityofpasadena.net/public-works/engineering-and-construction/engineering/
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and approval of construction staging, parking, delivery and storage of materials, final sign-
off procedure, and any of the specifics that will affect the public right-of-way.  An 
appointment can be arranged by calling 626-744-4195. 
 

71. 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/ . 

 
72. 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.  A processing fee will be charged against all 
deposits.  A Public Works permit is required for all construction and occupancies in the 
public right-of-way.  If construction vehicles and equipment are parked off-site in the public 
right of way, the permit fee for street and sidewalk occupancy will be based on the area and 
duration corresponding to the current City’s General Fee Schedule.  For more information, 
please contact Yannie Wu-Bowman at 626-744-3762. 

 
73. In addition to the above conditions, the requirements of the following ordinances will apply 

to the proposed project: 
 

a. Sewer Facility Charge - Chapter 4.53 of the PMC  
The ordinance provides for the sewer facility charge to ensure that new development within 

the city limits pays its estimated cost for capacity upgrades to the city sewer system, 
and to ensure financial solvency as the city implements the operational and 
maintenance practices set forth in the city's master sewer plan generated by additional 
demand on the system.  Based on sewer deficiencies identified in the City’s Master 
Sewer Plan, the applicant may be subject to a Sewer Facility Charge to the City for 
the project’s fair share of the deficiencies.  The Sewer Facility Charge is based on the 
Taxes, Fees and Charges Schedule and will be calculated and collected at the time 
of Building Permit Issuance. 

 
b. Sidewalk Ordinance - Chapter 12.04 of the Pasadena Municipal Code (PMC)  
In accordance with Section 12.04.035, entitled “Abandoned Driveways” of the PMC, the 

applicant shall close any unused drive approach with standard concrete curb, gutter 
and sidewalk.  In addition, the applicant shall repair any existing or newly damaged 
curb, gutter and sidewalk along the subject frontage prior to the issuance of a 
Certificate of Occupancy in accordance with Section 12.04.031, entitled “Inspection 
required for Permit Clearance” of the PMC. 

 

https://www.cityofpasadena.net/public-works/engineering-and-construction/engineering/
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c. City Trees and Tree Protection Ordinance - Chapter 8.52 of the PMC  
The ordinance provides for the protection of specific types of trees on private property as 

well as all trees on public property.  No street trees in the public right-of-way shall be 
removed without the support of the Urban Forestry Advisory Committee.   No trees 
shall be damaged by the proposed construction, if a City tree is damaged, the 
applicant may be liable for the assessed value of the tree.   Refer to 
https://www.cityofpasadena.net/public-works/parks-and-natural-resources/urban-
forestry/ for guidelines and requirements for tree protection. 

 
d. Residential Impact Fee Ordinance - Chapter 4.17 of the PMC  

The ordinance was established to provide funds to mitigate the impact of new 
residential development on City parks and park and recreational facilities.  A copy of 
the Residential Impact Fee Information Packet is available at the city webpage at: 
https://www.cityofpasadena.net/public-works/engineering-and-
construction/engineering/ .  The Residential Impact Fee is based on the current Taxes, 
Fees and Charges Schedule (https://www.cityofpasadena.net/finance/general-
fund/fees-tax-schedules/) and will be calculated and collected at the time of Building 
Permit Issuance. 
 
The building plans shall include, preferably on the title sheet, a summary of all living 
units to capture the number of different units; number of bedrooms in each unit; and 
types of units (Regular, Workforce housing, Skilled nursing unit, Student housing, 
Residential care facility for the elderly, Affordable Housing).  The definitions on the 
different types of units are available in the abovementioned Residential Impact Fee 
Information Packet as well as in the Pasadena Municipal Code. 
 
The estimated Residential Impact Fee based on the current tax schedule and the 
submitted information in the application.  This amount is a rough estimate and for 
informational purposes only.  The exact amount will be calculated at the time of 
Building Permit issuance. 

 
e. Construction and Demolition Waste Ordinance, Chapter 8.62 of the PMC  

The applicant shall submit the following plan and form which can be obtained from the 
Permit Center’s webpage at: https://www.cityofpasadena.net/public-works/recycling-
resources/construction-demolition-recycling/construction-and-demolition-debris-
recycling/ and the Recycling Coordinator, (626) 744-7175, for approval prior to the 
request for a permit: 

i. C & D Recycling & Waste Assessment Plan – Submit plan prior to issuance of 
the permit.  A list of Construction and Demolition Recyclers is included on the 
waste management application plan form and it can also be obtained from the 
Recycling Coordinator. 

ii. Summary Report with documentation must be submitted prior to final inspection. 
 

A security performance deposit of three percent of the total valuation of the project or 
$30,000, whichever is less, is due prior to permit issuance.  For Demolition Only projects, 
the security deposit is $1 per square foot or $30,000, whichever is less. This deposit is fully 
refundable upon compliance with Chapter 8.62 of the PMC.  A non-refundable 
Administrative Review fee is also due prior to permit issuance and the amount is based 
upon the type of project. 

 
Department of Transportation 

https://www.cityofpasadena.net/public-works/parks-and-natural-resources/urban-forestry/
https://www.cityofpasadena.net/public-works/parks-and-natural-resources/urban-forestry/
https://www.cityofpasadena.net/public-works/engineering-and-construction/engineering/
https://www.cityofpasadena.net/public-works/engineering-and-construction/engineering/
https://www.cityofpasadena.net/finance/general-fund/fees-tax-schedules/
https://www.cityofpasadena.net/finance/general-fund/fees-tax-schedules/
https://www.cityofpasadena.net/public-works/recycling-resources/construction-demolition-recycling/construction-and-demolition-debris-recycling/
https://www.cityofpasadena.net/public-works/recycling-resources/construction-demolition-recycling/construction-and-demolition-debris-recycling/
https://www.cityofpasadena.net/public-works/recycling-resources/construction-demolition-recycling/construction-and-demolition-debris-recycling/
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74. The project shall pay the Traffic Reduction and Transportation Improvement Fee (TR-TIF) 

for the project at the time of building permit issuance. The TR-TIF is subject to change based 
on the current General Fee Schedule. Total payment would be based on the final scope at 
the time of project approval.  

 
75. The project is expected to exceed the established ADT Cap along Villa Street east of Fair 

Oaks Avenue. The project applicant is required to develop and implement a targeted 
Complete Streets plan with input from the affected residents, Council District, and DOT to 
encourage use of non-vehicular modes of transportation. The applicant shall consider the 
implementation of more stringent TDM measures to reduce vehicular trips.  

 
76. To reduce project vehicular trips, the development shall at minimum:  
 

- Provide 199 Metro transit passes and offer them to its residents at 444 North Fair Oaks 
Avenue at 50% discount for five consecutive years from the issuance of Certificate of 
Occupancy. 

 
- Provide two on-site car share spaces for up to two years from the issuance of 

Certificate of Occupancy at 444 North Fair Oaks Avenue.  The applicant should 
guarantee the financial support and collaborate with third-party car share companies 
for offering car share vehicles to the project’s residents. 

 
- Implement a bike share program with one on-site kiosk containing at minimum 10 

bikes to encourage residents to ride bicycles. Bike share programs provide a 
convenient, affordable way to get around without a car by loaning or renting bicycles 
for short trips. 

 
77. The project is subject to the City’s Transportation Demand Management (TDM)/ Trip 

Reduction Ordinance (TRO) requirements. A TDM plan shall be completed prior to the 
issuance of the first permit for construction. Please contact the Complete Streets 
Division at (626) 744-7526 to arrange a pre-design meeting to understand the TDM Plan 
requirements and fees* for the submittal. 
* Based on the Current General Fee Schedule. Fees are subject to change. 

 
78. As shown on the plans, parking garage access is proposed from one driveway on Villa 

Street. The driveway to the residential parking area should be a minimum 18’ wide for 
adequate passing of two-way traffic. 

 
79. Any parking entry gate shall be setback a minimum 20’ from the property line. The gate must 

be included on the site plan and approved by the Department of Transportation prior to the 
issuance of the first permit for construction (demolition, grading, or building). 

 
80. To improve the safety of pedestrians crossing the Villa Street driveway, the design plans 

shall indicate a 20’ flat area 2% or less beyond the property line before the start of the 
subterranean ramp to improve vehicular sight distance.  Any deviation shall be reviewed 
and approved by DOT. 

 
81. Views adjoining both sides of the driveway at the property line shall not be obstructed with 

landscaping, block wall, or non-porous fencing greater than 2.5’ in height from property line 
to 15’ beyond the property line. 



 

Planned Development #40 Page 36 
Planning Commission August 10, 2022 

 
82. Pursuant to the adopted Street Design Guide: 
 

- The existing sidewalk on Fair Oaks Avenue is 10’ wide. The project shall provide an 
additional 2’ sidewalk easement for an ultimate 12’ wide sidewalk along the project 
frontage. 

- The existing sidewalk on Villa Street is 8’ wide. The project shall dedicate 2’ plus 
provide an additional 2’ sidewalk easement for an ultimate 12’ wide sidewalk along the 
project frontage. 

- The existing 10’ sidewalk width on Raymond Avenue shall be maintained. 
- Install an ADA compliant detectable warning tile per Public Works Standard Plan S-

414 at the southeast corner of Fair Oaks Avenue and Villa Street, adjacent to the 
project.  

 
83. Prior to the start of construction or the issuance of any permits, the applicant shall submit a 

Construction Staging & Traffic Management Plan to the Department of Public Works for 
review and approval. This plan shall show the impact of the various construction stages on 
the public right-of-way including street occupations, parking space relocation agreements, 
closures, detours, staging areas, and routes of construction vehicles entering and exiting 
the construction site. Permitted hours for heavy construction vehicle traffic may be limited 
to the hours between 9:00 AM – 3:00 PM to reduce traffic congestion bordering the project 
site during peak hours. 

 
84. Existing on-street parking conditions along the project frontage shall be maintained during 

and after construction except by permit.  
 
85. The City will not issue permanent, on-street overnight parking permits to the future residents 

of this project. Future tenants shall be advised of the unavailability of permanent, on-street 
overnight parking permits by the property management. 

 
Pasadena Water and Power - Power 
 
86. Power Infrastructure:   

a. There are existing 17KV underground distribution facilities in close proximity (located 
along Colorado Blvd) of the proposed project location.  

b. Existing conduit infrastructure may be re-used if the size, number of conduits, and 
location coincides with new location of transformer vault. (contingent upon PWP 
approval). 

c. Extension the underground conduit infrastructure to the property line to feed the 
proposed development will be at the expense of the developer.  

d. Underground distribution system upgrades may be required to accommodate large 
electrical services. System upgrades that are triggered by the development will be at 
the expense of the developer. 

e. Proposed power feed points for new electrical service are indicated below (street vault 
V2844). 
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87. Existing Electrical Services:   

a. PWP records indicate one private property transformer vault V8692, one 
underground, and one overhead service within the proposed development area.  

b. Developer shall notify PWP of any underground electrical conduits, transformer vaults, 
or overhead lines in conflict with construction.  

c. Developer shall submit a demo request to de-energize existing services prior to start 
of construction. 

d. A single existing electrical service may be utilized as temporary power for construction 
should it meet the needs of the developer (contingent upon PWP approval). 

 
88. Overhead Power Lines:  Owner/developer shall maintain existing ingress & egress access 

for overhead poles/lines. Proper clearances between proposed structure and overhead 
lines must be maintained at all times.  

 
89. Easements:  A utility easement shall be required if the new electrical service crosses or 

feeds multiple parcels. 
 
90. Power Delivery Requirements:   

a. Owner/developer shall install private property transformer vault, room or enclosure 
within development area close to the street and in close proximity to PWP 
underground distribution facilities. 
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b. Multiple transformer vaults or rooms may be required. The size and number of 
transformer vaults shall be determined by PWP based on the size of electrical service. 

c. Transformer vault/room shall have an access hatch from above (open to sky) for 
equipment installation purposes and drivable PWP truck access.   

d. Transformer room(s) located within a building structure shall be rated for 4-hour fire 
separation and meet all local Building & Fire Department requirements related to room 
ventilation and alarming. 

e. Owner/developer shall be responsible for installing lighting, receptacles, ground rods, 
and air blowers inside transformer vault/room.  

f. Owner/developer shall be responsible for installing vent pipes from transformer 
vault/room to open air for proper air circulation. 

g. Owner/developer shall be responsible for the maintenance of the transformer vault, 
and allow access to the transformer room at all times to Department personnel and 
vehicles in accordance with the Department Electric Service Requirements Regulation 
21.  

h. PWP shall install primary service laterals from the street vault to the property line (if 
necessary) at the developer’s expense. 

i. Owner/developer shall be responsible for picking up and extending primary service 
laterals from the property line to the transformer vault/room. 

j. Owner/developer shall install secondary service conduits from transformer vault/room 
to electrical room. 

k. PWP shall install electrical service transformers, cables, and electric meters. 
l. All PWP installation costs shall be paid by the developer prior to scheduling of any 

work. 
 
91. Distributed Generation:  Owner/developer installed distributed generation resources that 

will be interconnected to the Pasadena Electric Distribution System shall be installed in 
accordance with the Department Distributed Generation Interconnection Requirements 
Regulation 23.  In addition, all customer installed solar photovoltaic (PV) resources shall 
meet all of the requirements of local building codes, Fire Department and the Pasadena 
Solar Initiative Program 

 
92. Coordination of Electric Service: 

a. In order to determine the specific requirements of the electrical service for this project 
and to begin the coordination of service, the following items will need to be included 
in the submittal:  

 Electric Service Application 

 Electrical Plans (single-line diagram, load calculations). 

 Site plan & elevation plan showing proposed transformer vault/room location & 
electrical switchgear/meter location. 

 $5,369.95 Deposit 
b. Total cost for providing electric service to this development will depend on service size 

and the extent of civil work required in the public right of way.  A cost shall be provided 
to the owner/developer after the submittal is received and a PWP power design is 
finalized. 

c. All comments are based on the limited description provided.  Please arrange a 
meeting with Electric Service Planning personnel for further information and detailed 
requirements at (626) 744-4495. 

 
 



 

Planned Development #40 Page 39 
Planning Commission August 10, 2022 

Pasadena Water and Power – Water 
 
93. Water Main: Pasadena Water and Power (“PWP”), Water Division can serve water to this 

project.  There are three water mains surrounding this project.  There is a 12-inch cast iron 
water main in Fair Oaks Avenue, installed under Work Order 6025 in 1973.  This water main 
is located approximately 34 feet west of the east property line of Fair Oaks Avenue.  There 
is a 12-inch cast iron water main in Villa Street, installed under Work Order 6024 in 1973.  
This water main is located approximately 34 feet north of the south property line of Villa 
Street.  There is an 8-inch cast iron water main in Raymond Avenue, installed under Work 
Order 5520 in 1963.  This water main is located approximately 17 feet east of the west 
property line of Raymond Avenue. 

 
94. Moratoriums:  Verify with Public Works Department (“PWD”) regarding any street 

construction moratorium affecting this project. 
 
95. Water Pressure:  The approximate water pressure at this site is 70 psi. 
 
96. Water Service:  PWP records reflect one 2-inch domestic service (45759) and one 1 ½-inch 

domestic service (5609) serving this project.  Any change in water service will be reviewed 
when the building plans are submitted.  Any change in service will be installed at actual cost 
and paid for by the owner/developer.  Additionally, if it is determined that a water main must 
be upgraded due to size, age, pressure deficiencies, and/or the integrity of the existing water 
main; the upgrade will be paid for by the owner/developer.  A deposit will be requested for 
the water main design and a cost estimate will be provided to the owner/developer for the 
new water service installations, main design, and main construction.  The owner/developer 
must be aware that the design of a new water main will take 3 to 4 months after the initial 
deposit is made by the owner/developer.  Also, an additional 4 to 6 months will be needed 
for the construction of the water main after the balance of the estimate is paid in full by the 
owner/developer.  The design and construction estimated time depends on the size and 
length of the water main and other mains in the queue.  For this reason, it is imperative that 
the initial deposit be submitted promptly.  Also, if it is determined by PWD that street 
restoration is required, it will be paid in full by the owner/developer.  PWD determines the 
limits of the street restoration. 

 
97. Water Division Requirements:   

 Water lines are not permitted to cross lot lines to serve adjoining lots without a utility 
easement; the Pasadena Water Division shall approve all proposed easements.  

 The Water Division will install the service tap, lateral, water meter and designate the 
distribution main and service tap. 

 All services not in use must be abandoned at the distribution main at the applicable 
rate. 

 For subdivided lots with one unit behind the existing, show easement documentation 
and assessor parcel map showing the subdivision.  

 Pursuant to the PWP Water Regulation Section XI ‘A water service and meter may be 
evaluated for its continuing integrity.  Should PWP find a service, meter, vault or other 
appurtenance to be substandard and no longer suitable for continued use, 
replacement and/or construction of new facilities may be required.  PWP may require 
that a portion or all of the costs of such replacement and/or construction be paid or 
contracted for by the Applicant or Customer prior to construction.’  The property owner 
is responsible for the replacement cost.  All service pipes shall be of suitable capacity 
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as determined by applicable plumbing and fire codes.  The minimum sized service 
installed by PWP is 1-inch.  

 
98. Cross Connection Requirements for Domestic Services: 

 All city cross-connection prevention policies must be adhered to.  The developer is 
required to provide back-flow protection at all connections whereby the plan 
arrangement or configuration could potentially contaminate the domestic water 
system. 

 There shall be no taps between the meter and the backflow assembly.  

 The owner/developer shall provide and install an approved double check valve 
backflow prevention assembly at each water service if more than one water service 
serves property.  The location of the back-flow prevention assembly shall be above 
ground within 20-feet of the property line.  

 The property owner is responsible for the back-flow prevention assembly.  The 
assembly will be registered and require an annual test certification.  All manufacturer 
warranties shall be transferred upon installation and certification to the property owner. 

 The owner/developer is responsible for certifying and testing the assembly after 
installation by a person that possesses a current and valid license, and must be 
certified by the County of Los Angeles Department of Health Services.   

 The owner/developer shall submit the results of the test to the Water Utility Service 
Section for approval.  Upon approval, the City will maintain domestic water to the 
property and will automatically register the assembly.  

 All water services shall be protected from cross connections by means of approved 
backflow prevention techniques and assemblies.  

 An administrative fee of $180.94 will be charged for each backflow prevention 
assembly installed. 

 
99. Cross Connection Requirements for Fire Service: 

 The fire service requires a detector meter and back-flow prevention assembly.   

 The assembly shall be located in a readily accessible location for meter reading, test 
and maintenance.  

 All fire sprinkler systems require installation of an approved double check valve backflow 
prevention assembly at the sprinkler lateral off the domestic system. 

 Contract service other than PWP, providing the backflow prevention assembly shall 
contact the Water Utility Services Section to verify assembly approval or contact the 
University of Southern California foundation for Cross Connection Control and Hydraulic 
Research for an approve list of assemblies.  

 All manufacturer warranties shall be transferred upon installation and certification to the 
property owner.  The property owner shall assume ownership of the back-flow 
prevention assembly.  The assembly will be registered and require an annual test 
certification.  

 If PWP is to provide DCDA for fire service, PWP will install Wilkins, model 450 DA. 

 Choose from one of the below listed options and incorporate into the fire sprinkler plans.   
 

Option 1: 
Detector meter located on double check detector check assembly (DCDA) outside the 
structure on private property. 

 The Water Division will install the service tap, lateral, DCDA (optional Wilkins, models 
350 DA or 450 DA) and designate the distribution main and service tap. 
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 The location of the back-flow prevention assembly shall be a minimum of 12-inches 
above grade within 10-feet of the property line, on private property.  Reference Water 
Division Plan Check for certification and registration. 

 
Option 2: 
Detector meter located in a vault within the public right of way with a double check valve 
backflow prevention assembly (DCA) provided and installed inside or outside the building 
by the owner/developer. 

 The Water Division will install the service tap, lateral, detector water meter and designate 
the distribution main and service tap. 

 The location of the back-flow prevention assembly shall be a minimum of 12-inches 
above grade within 20-feet of the property line on private property.  Reference Water 
Division Plan Check for certification and registration. 

 
100. All Other Cross Connection Requirements: The owner/developer is also responsible for 

additional cross connection requirements for irrigation system, swimming pool and/or spa, 
boiler / chilled water / cooling tower (using chemical additives), domestic water line at 
makeup to carbonation system, sewage ejector, decorative water fountain, and makeup 
water to reverse osmosis filtration equipment. 

 
101. Residential Water Metering Requirements: 

Senate Bill No. 7 (Housing: water meter: multiunit structures) approved by the Governor 
September 25, 2016, requires that individual meters or submeters be installed on all new 
multifamily residential units.  Per Senate Bill No. 7: Each water purveyor that sells, leases, 
rents, furnishes, or delivers water service to a newly constructed multiunit residential 
structure or newly constructed mixed-use residential and commercial structure for which an 
application for a water connection, or more than one connection, is submitted after January 
1, 2018, shall require a measurement of the quantity of water supplied to each individual 
residential dwelling unit as a condition of new water service.  The law exempts long-term 
health care facilities, low-income housing, residential care facilities, housing at a place of 
education, and time-share properties, as well as, other multiunit residential structures 
deemed infeasible by the Department of Housing and Community Development.    

 
Per the Water Regulations adopted by City Council on June 4, 2012: “The water service will 
end at the curb, public right of way or property line at the option of PWP.  Where the location 
of the meter box or vault on the City side of the property line is not practicable, the meter 
box or vault shall be located on the Customer’s premises or such other location that may be 
agreed upon by PWP at its option.  The Customer shall be responsible for the expense of 
installation and maintenance of the lines on the Customer’s side of the property line 
connecting to PWP’s service where construction of the Customer’s facilities began.”   

 
The following submetering options are available for PWP customers: 
Option 1: 
Individual metering located on the parkway.  
The Water Division will install individual water meters on the parkway in front of the project 
site, if permitted by available space as per the General Requirements, for each residential 
unit. PWP’s responsibility of service ends at the meter and PWP will bill each tenant 
directly. 
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Option 2: 
Individual metering located on private property. 
The Water Division will install a service lateral up to the property line with a shut off valve.  
The owner/developer will install all piping behind the property line and will install all water 
meters, provided by PWP to each residential unit.  Water meters must be installed outside 
or in a garage/parking area in order for meter readers to have unrestricted access to them 
if needed.  PWP will inspect the individual meters as a condition of providing service. 
PWP’s responsibility of service ends at the property line and PWP will bill each tenant 
directly. 

 
Option 3: 
Submetering by third party vendor located on private property. 
The Water Division will install master water meter(s) on the parkway, in front of the project 
site.  The owner/developer must submit a statement on letterhead stating that a Contractor 
licensed by the California State License Board will install submeters, per Senate Bill No. 7, 
to all residential units.  PWP will inspect the submeters as a condition of providing service. 
PWP’s responsibility of service ends at the master meter and the owner/developer is 
responsible for billing each tenant per Senate Bill No. 7. 

 
102. Fire Flow and Fire Hydrants:   

The Pasadena Fire Department (PFD) has jurisdiction and establishes the requirements for 
fire protection within the City of Pasadena.  PFD must be consulted in this regard.  Any cost 
incidental to providing adequate fire protection for the project must be paid for by the 
owner/developer.   

 
There are seven fire hydrants in close proximity to the project site: 

 Fire hydrant 415-30 is located on the east curb of Fair Oaks Avenue, approximately 
175 feet north of the north property line of Maple Street. 

 Fire hydrant 415-12 is located on the southeast corner of Villa Street and Fair Oaks 
Avenue. 

 Fire hydrant 415-7 is located on the northwest corner of the three-way intersection of 
Maple Street and Raymond Avenue. 

 
A fire flow test was conducted on fire hydrant 415-30 on May 21, 2019 and the results 
were as follows: 

Static Pressure: 72 psi (pounds per square inch) 
Flow Pressure: 62 psi 
Pitot: 50 psi 
Total Observed Flow: 1,185 gpm (gallons per minute) 
Flow at 20-psi residual: 2,887 gpm 

 
A fire flow test was conducted on fire hydrant 415-12 on May 21, 2019 and the results 
were as follows: 

Static Pressure: 20 psi (pounds per square inch) 
Flow Pressure: 17 psi 
Pitot: 14 psi 
Total Observed Flow: 627 gpm (gallons per minute) 
Flow at 20-psi residual: 0 gpm 

 
A fire flow test was conducted on fire hydrant 415-7 on May 21, 2019 and the results were 
as follows: 
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Static Pressure: 74 psi (pounds per square inch) 
Flow Pressure: 62 psi 
Pitot: 52 psi 
Total Observed Flow: 1,209 gpm (gallons per minute) 
Flow at 20-psi residual: 2,723 gpm 

 
Fire Hydrant Details: 
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ATTACHMENT D 
DESIGN COMMISSION ADVISORY REVIEW COMMENTS 

(MARCH 8, 2022)  
  



 

P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  D E P A R T M E N T  

PLANNING DIVISION  

 

 

March 9, 2022 
 
Summerhill Apartment Communities Investment, LLC 
c/o Keven D. Doherty  
2 Venture, suite 360 
Irvine, CA 92618 
 
Via email:  kdoherty@shhomes.com  
 
NOTICE OF DESIGN COMMISSION COMMENTS  
Application for Planned Development #40 (Design Commission Advisory Review)   
444 N. Fair Oaks Ave. & 425 N. Raymond Ave. (FGSP-C-3B & RM-12)  
Case #: ZENT2020-10007 Council District 5 
 
Dear Mr. Doherty, 
 
On March 8, 2022, at a virtually held public meeting, the Design Commission, acting under the 
provisions of Sections 17.61.030.I.5.b and 17.26.020.C.3.d(1)(a) of the Pasadena Municipal 
Code, conducted an advisory review of the proposed Planned Development #40 at 444 N. Fair 
Oaks Avenue & 425 N. Raymond Avenue. The design guidelines applied to this review were the 
design-related goals and policies in the Land Use Element of the General Plan, the design 
guidelines in the Fair Oaks/Orange Grove Specific Plan and the Design Guidelines for 
Neighborhood Commercial & Multi-Family Residential Districts.  The Commission continued the 
advisory review for the proposed Planned Development and provided the comments below for 
the applicant to address and return to the Commission for a second advisory review: 
 

1. The Commission is supportive of the establishment of a Planned Development at this 
location that would provide a number of units that would equate to a maximum density of 
87 units per acre on the western (Fair Oaks Avenue) portion of the site (total of 162 
units); consistent with the maximum residential density allowed in the General Plan Land 
Use Diagram for the Medium Mixed Use category. As proposed, the western portion of 
the project site is within the Medium Mixed Use category and proposes an overall 
density of 107 units per acre (199 dwelling units), exceeding the density established in 
the General Plan Land Use Diagram.   
 

2. The current site design is responsive to the Commission’s Preliminary Consultation 
comments and more appropriately addresses the adjoining streets.  Further study the 
site design to reduce the larger setback areas along Fair Oaks Avenue, provide entry 
stoops to the proposed ground-level residences, and eliminate the need for the 
proposed grade change and ramp along the street edge to better engage with the public 
realm.  The setbacks proposed should be consistent with the recommendations in the 
draft Fair Oaks/Orange Grove Specific Plan (maximum 10’ over 75% of the building 

mailto:kdoherty@shhomes.com
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frontage) and should be sufficient to balance the building height and incorporate 
landscaping and mature trees into the setback areas.   
 

3. Building heights should more closely correspond to the recommendations in the draft 
Fair Oaks/Orange Grove Specific Plan by incorporating substantial upper-story step-
backs where the buildings exceed 51’ in height. 
 

4. Refine and integrate the differentiated storefront treatment at the ground-level amenity 
spaces along Fair Oaks Avenue and Villa Street to provide a more cohesive ground-
level expression to the respective buildings.  Alternatively, consider additional massing 
articulation to create cohesive building forms at the storefront locations.  Consider 
incorporating a ground-level commercial component to the project, or ground-level 
flexible amenity spaces that could be converted to commercial use in the future. 
 

5. Further develop the architectural expression of the Fair Oaks Avenue buildings to 
achieve a residential character that is more consistent with the Main Street Commercial 
style inspiration.  As designed, some of the elevations have an institutional or office 
building character that should be softened for the proposed residential use.  Ensure that 
the design is reflective of the proposed design inspiration, or identify a different design 
inspiration that more closely reflects the proposed design, while ensuring an appropriate 
contextual response. 
 

6. Explore the possibility of eliminating bridges across the central pedestrian entry point 
along Fair Oaks Avenue to maintain an open view corridor to the open space area in the 
interior of the site. 
 

7. The courtyard at the Raymond Avenue portion of the site should be designed to provide 
usable outdoor space and amenities for the residents of those buildings, in addition to 
continuing to provide pedestrian access to the proposed units and retaining the 
proposed barbeque area toward the rear.  Explore massing strategies that would allow 
for this to be created within the courtyard, with a minimum 20’ dimension in both 
directions. 
 

8. Although some minor massing articulation has been incorporated into the Raymond 
Avenue buildings, further explore ways to relieve the long, relatively unbroken side and 
courtyard-facing facades and ensure that courtyard-facing entries are articulated with 
frontage elements. 
 

9. Further study the three-story elevation at the westerly terminus of the Raymond Avenue 
courtyard to incorporate human-scaled elements and ensure an attractive and inviting 
termination of the view from Raymond Avenue. 
 

10. Consider whether the Herkimer Arms building is an appropriate design inspiration for the 
Raymond Avenue buildings, given that it is starkly different in character from the rest of 
the block, and was not originally in this location.  A sloping roof form with a projecting 
one-story front porch and without street-facing balconies may be a more appropriate 
expression in response to these features that appear in multiple buildings within the 
context on the block.  If a flat-roofed design is maintained as proposed, further study the 
proportions of the massing and of solids-to-voids to ensure they are simple and 
harmonious. 
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11. High-quality materials should be utilized in the design.  On the Fair Oaks Avenue 
buildings, a high-quality and durable base material that creates texture at the pedestrian 
level should be employed. 
 

12. Reduce the depth of the subterranean garage ramp and incorporate it into building 
volume rather than being open to the sky. 
 

13. Provide diagrams and renderings depicting how the proposed materials will be applied to 
the buildings. 
 

14. Explore further massing and height articulation, as well as building separation, to the 
Fair Oaks Avenue buildings to better relate to the surrounding context and avoid the 
appearance of a uniform, symmetrical character along the streetscape.  Redistribute the 
massing to create buildings that are more distinctive from one another.  Consider 
stepping the podium heights to allow for height variation and better street engagement.  
Look to the nearby Lincoln Properties/Parsons project for ways to successfully achieve 
this desired character. 
 

15. Employ strategies to highlight the entrances to the buildings and project overall.  Clarify 
how visitors will engage with the project, particularly the leasing office. 
  

 
NEXT STEPS 
 
Upon completing revisions to the design to address the comments above, submit revised 
drawings to staff for review, at which time a date for the Design Commission advisory review 
meeting will be tentatively scheduled. 
 
Please contact me if you have any questions about this letter. 
 
Sincerely,  
 

 
 
Kevin Johnson 
Principal Planner 
Design and Historic Preservation Section 
Tel: 626-744-7806 
Email:  kevinjohnson@cityofpasadena.net 
 
cc:  Energov; Address file; Zoning Administrator 
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MEMORANDUM 
 

To: Beilin Yu, Zoning Administrator 

From: Kevin Johnson, Principal Planner 

Date: May 13, 2022 

Re: Design Commission Advisory Review Comments:  444 N. Fair Oaks Avenue 
Planned Development 

On May 10, 2022, at a virtually held public meeting, the Design Commission, acting 
under the provisions of Section 17.61.030 of the Pasadena Municipal Code, conducted 
an advisory review of the proposed Planned Development at 444 N. Fair Oaks Avenue & 
425 N. Raymond Avenue. The design guidelines applied to this review were the design-
related goals and policies in the Land Use Element of the General Plan, the design 
guidelines in the Fair Oaks/Orange Grove Specific Plan and the Design Guidelines for 
Neighborhood Commercial & Multi-Family Residential Projects. The Commission, on a 
vote of 4-2, found that the proposed architectural design of the Planned Development is 
contextual and of a high quality and recommended that the Planning Commission and 
City Council approve the Planned Development, with the following comments, which 
should be subject to review during the design review process: 
 

 The third building volume from the north along the Fair Oaks Avenue frontage 
should be further studied to be lowered closer to sidewalk grade and moved 
closer to the street to be more consistent with the remainder of the frontage on 
the project site and within the surrounding context.   
 

 Design features should be implemented to reduce double-height base elements 
to a more human scaled ground-floor along the Fair Oaks and Villa Streetscapes. 
 

 Ground-level residential units adjoining the street or courtyard should have direct 
pedestrian access to those spaces. 
 

 Pursue further study of the project’s contextually and respect of existing 
conditions, and provide continuity of history and existing context.   
 

 
Please feel free to contact me if you have any questions. 



 

ATTACHMENT F 
DRAFT PD PLAN 

  



PD - 40 - Fair Oaks / Villa Planned Development 
 

Planned Development 40 - Fair Oaks / Villa Planned Development shall apply and supersede any 
inconsistent or different standards established by Title 17 of the Pasadena Municipal Code, but 
only for the development plan referred to in Section One of Ordinance No. _____. Except as 
expressly provided in PD-40, PD-40 shall comply with all the requirements established by Title 
17 of the Pasadena Municipal Code. The special development standards are as follows: 
 
A. Development Program. The PD-40 Development Plan includes Areas A and B as illustrated 

below. The PD is a through lot between Fair Oaks Avenue and Raymond  Avenue with front 
yards parallel to each of those frontages; a street side yard parallel to Villa Street; rear yard 
to the East opposite and parallel to the front yard along Fair Oaks; and side yards along the 
remaining North and South interior property lines.  
 

 
B. Modification to the Boundaries of the PD. Should the exterior boundary of the areas 

change resulting from subdivision or change in ownership, the PD shall be amended to 



reflect the new boundary of the parcel(s) and modify any applicable development 
standard(s), as necessary to reflect the new boundary. 
 

C. Area A. Area A shall be developed as follows: 
1. Allowed Uses. The following land uses shall be permitted: 

i. "Multi-family Residential (land use)”  
ii. "Mixed-Use Projects (land use)" subject to the requirements of PMC Section 

17.50.110. 
iii. “Animal Services (land use)” subject to inclusion as a part of a Mixed-Use Project. 
iv. “Personal Services (land use)” subject to inclusion as a part of a Mixed-Use Project. 
v. “Offices (land use)” 

vi. "Home Occupations (land use)" subject to the requirements of PMC Section 
17.50.110. 

vii. “Wireless telecommunications antenna facilities” subject to the requirements of 
PMC Section 17.50.310. 

2. Maximum Number of Dwelling Units. There shall be a maximum number of 199 
dwelling units allowed on Area A. 

3. Maximum Floor Area Ratio. A maximum floor area ratio shall not apply for multi-family 
residential projects. The maximum floor area ratio on Area A for Mixed-Use Projects 
shall not exceed 2.60. 

4. Maximum Lot Coverage. A maximum lot coverage shall not apply on Area A. 
5. Setbacks. Setbacks on Area A shall be provided as follows and as indicated in section A 

above: 
i. Front Setback. A 5 foot minimum setback shall be provided. 

ii. Street Side Setback. A 5 foot minimum setback shall be provided. 
iii. Side Setback. A 5 foot minimum setback shall be provided. 
iv. Rear Setback. A 5 foot minimum setback shall be provided. 
v. Transitional Height. Principal and accessory structures shall not be located within an 

encroachment plane sloping upward and inward to the site at a 45-degree angle, 
commencing 38 feet above the existing grade at a rear property line which abuts a 
residential zoning district. 

The required front and street side setback shall be used for expanded sidewalk 
treatment, landscape and/or pedestrian area (hardscape). 

6. Maximum Height. The maximum height of any structure on Area A shall not exceed 67 
feet in height. Portions less than 25% of roof as architectural details or screening for 
wireless telecommunications antenna facilities shall not exceed 77 feet in height. 

7. Sale of Alcohol. Alcohol sales (beer and wine) or alcohol sales (full alcohol sales) shall 
require issuance of a Conditional Use Permit and compliance with specific use standards 
in PMC Section 17.50.040. This requirement applies individually to uses and/or tenant 
spaces. 

8. Signage. An individual master sign plan shall be prepared for Area A and administered in 
accordance with PMC Chapter 17.48 (Signs). 
 
 

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART5STSPLAUS_CH17.50STSPLAUS_17.50.040ALSA
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART4SIPLGEDEST_CH17.48SI


D. Area B. Area B shall be developed as follows: 
1. Allowed Uses. The following land uses shall be permitted: 

i. "Multi-family Residential (land use)”  
ii. "Home Occupations (land use)" subject to the requirements of PMC Section 

17.50.110. 
2. Maximum Number of Dwelling Units. There shall be a maximum number of 7 dwelling 

units allowed on Area B. 
3. Setbacks. Setbacks on Area B shall be provided as follows and as indicated in section A 

above: 
i. Front Setback. A 28 foot minimum setback shall be provided. 

ii. Side Setback. A 5 foot minimum setback shall be provided. 
iii. Rear Setback. A rear yard does not exist on Area B. 

4. Maximum Lot Coverage and Height. The maximum height of any structure shall not 
exceed 35 feet in height for up to 20% of the site area in Area B and the maximum 
height of any structure shall not exceed 25 feet for up to a cumulative 50% of the site 
area in Area B. 

5. Accessory Uses and Structures. Accessory structures shall be limited to uses which are 
accessory to the main use, including but not limited to, cabanas, gazebos, pergolas, 
pools, or hot tubs and related equipment. Pools, hot tubs, and related equipment, and 
all mechanical equipment shall not be closer than five feet from a property line. 

 
E. Area A and Area B. Area A and Area B shall be subject to the following: 

1. Design Review. New construction shall be subject to Design Review as required by 
PMC Section 17.61.030 Design Review. 

2. Public Art. New construction shall comply with the Public Art Design Standards of 
PMC Section 17.40.100 Public Art Requirements and Design Standards. 

3. Driveway Access. Driveway access shall be provided along East Villa Street, no more 
than one driveway curb cut shall be provided. 

4. Parking. Parking shall be provided consistent with PMC Chapter 17.46 (Parking and 
Loading) and/or State of California Government Code 65915 as applicable. 

5. Performance Standards. The performance standards of Section 17.40.090 shall apply. 

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.61PEAPDI_17.61.030DERE
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART4SIPLGEDEST_CH17.40GEPRDEUSST_17.40.100PUARREDEST
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART4SIPLGEDEST_CH17.46PALO
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART4SIPLGEDEST_CH17.40GEPRDEUSST_17.40.090PEST


 

ATTACHMENT G 
PROJECT PLANS 

 
To view the Project Plans, please visit: 

https://www.cityofpasadena.net/planning/planned-development-40/ 
 

  

https://www.cityofpasadena.net/planning/planned-development-40/


 

ATTACHMENT H 
RESPONSE TO COMMENTS RECEIVED ON DRAFT IS/MND 

  



1  444 N. Fair Oaks and 425 N. Raymond Planned Development 
Comments and Responses 

Comments and Responses on the 
Draft Mitigated Negative Declaration and Initial Study 

In accordance with the California Environmental Quality Act (CEQA), the City of Pasadena, as Lead 

Agency, completed a Draft Mitigated Negative Declaration and Initial Study (hereafter referred 

to as the Draft IS/MND) to address and disclose the potential environmental impacts associated 

with  the  proposed  444  N.  Fair  Oaks  and  425  N.  Raymond  Avenue  Planned  Development 

(“proposed project”). The purpose of the IS/MND  is to determine  if the proposed project may 

have a significant effect on the environment and to serve as an informational document for the 

public and the decision‐makers. The Notice of Intent to Adopt a Mitigated Negative Declaration 

for the proposed project was posted at the office of the Los Angeles County Clerk on October 25, 

2021; a revised notice was posted on November 10, 2021. A 30‐day comment period for the Draft 

IS/MND began on November 10, 2021 and ended on December 9, 2021. Six comment  letters 

were received on the Draft  IS/MND. These comment  letters, and responses to the comments 

contained therein, are provided in this section.  



DOC 6375976.D16 

November 18, 2021 

Ref. DOC 6352884 

Ms. Beilin Yu 
Planning Division 
City of Pasadena 
175 North Garfield Avenue 
Pasadena, CA 91101 

Dear Ms. Yu: 

MND Response to 444 N. Fair Oaks and 425 N. Raymond Avenue Planned Development 

The Los Angeles County Sanitation Districts (Districts) received a Mitigated Negative Declaration (MND) 
for the subject project on October 26, 2021.  The proposed project is located within the jurisdictional boundaries of 
District No. 16.  We offer the following comments regarding sewerage service: 

1. The wastewater flow originating from the proposed project will discharge to local sewer lines, which are
not maintained by the Districts, for conveyance to the Districts’ Arroyo Seco Section 4 Trunk Sewer,
located in Garfield Avenue, north of Hardison Lane; Arroyo Seco Section 5 Trunk Sewer, also located in
Garfield Avenue, north of Hardison Lane; and/or Pasadena East-West Interceptor Trunk Sewer, located in
West Maple Street at North Marengo Avenue.  The Districts’ 21-inch diameter Arroyo Seco Section 4
Trunk Sewer has a capacity of 17.2 million gallons per day (mgd) and conveyed a peak flow of 2.1 mgd
when last measured in 2015.  The Districts’ 16-inch diameter Arroyo Seco Section 5 Trunk Sewer has a
capacity of 4.3 mgd and conveyed a peak flow of 0.5 mgd when last measured in 2015.  The Districts’
30-inch diameter Pasadena East-West Interceptor Trunk Sewer has a capacity of 17.2 mgd and conveyed a
peak flow of 3.0 mgd when last measured in 2015.

2. The wastewater generated by the proposed project will be treated at one or more of the following:  San
Jose Creek Water Reclamation Plant (WRP) located adjacent to the City of Industry, which has a capacity
of 100 mgd and currently processes an average flow of 61.2 mgd; the Whittier Narrows WRP located near
the City of South El Monte, which has a capacity of 15 mgd and currently processes an average flow of
9.9 mgd; and/or the Los Coyotes WRP located in the City of Cerritos, which has a capacity of 37.5 mgd
and currently processes an average flow of 23.1 mgd.

3. The expected increase in average wastewater flow from the project site, described in the MND as 206
residential units, is 29,906 gallons per day, after the structures on the project site are demolished.  For a copy
of the Districts’ average wastewater generation factors, go to www.lacsd.org, under Services, then
Wastewater Program and Permits, select Will Serve Program, and scroll down to click on the Table 1,
Loadings for Each Class of Land Use link.

4. The Districts are empowered by the California Health and Safety Code to charge a fee to connect facilities
(directly or indirectly) to the Districts’ Sewerage System or to increase the strength or quantity of wastewater
discharged from connected facilities.  This connection fee is used by the Districts for its capital
facilities.  Payment of a connection fee may be required before this project is permitted to discharge to the
Districts’ Sewerage System.  For more information and a copy of the Connection Fee Information Sheet, go

1

Letter No.1



Ms. Beilin Yu 2 November 18, 2021 

DOC 6375976.D16 

to www.lacsd.org, under Services, then Wastewater (Sewage) and select Rates & Fees.  In determining the 
impact to the Sewerage System and applicable connection fees, the Districts will determine the user category 
(e.g. Condominium, Single Family home, etc.) that best represents the actual or anticipated use of the 
parcel(s) or facilities on the parcel(s) in the development.  For more specific information regarding the 
connection fee application procedure and fees, the developer should contact the Districts’ Wastewater Fee 
Public Counter at (562) 908-4288, extension 2727. 

5. In order for the Districts to conform to the requirements of the Federal Clean Air Act (CAA), the capacities
of the Districts’ wastewater treatment facilities are based on the regional growth forecast adopted by the
Southern California Association of Governments (SCAG).  Specific policies included in the development
of the SCAG regional growth forecast are incorporated into clean air plans, which are prepared by the South
Coast and Antelope Valley Air Quality Management Districts in order to improve air quality in the South
Coast and Mojave Desert Air Basins as mandated by the CAA.  All expansions of Districts’ facilities must
be sized and service phased in a manner that will be consistent with the SCAG regional growth forecast for
the counties of Los Angeles, Orange, San Bernardino, Riverside, Ventura, and Imperial.  The available
capacity of the Districts’ treatment facilities will, therefore, be limited to levels associated with the approved 
growth identified by SCAG.  As such, this letter does not constitute a guarantee of wastewater service, but
is to advise the developer that the Districts intend to provide this service up to the levels that are legally
permitted and to inform the developer of the currently existing capacity and any proposed expansion of the
Districts’ facilities.

If you have any questions, please contact the undersigned at (562) 908-4288, extension 2743 or at
mandyhuffman@lacsd.org. 

Very truly yours, 

Mandy Huffman 
Environmental Planner 
Facilities Planning Department 

MNH:mnh 

cc: A. Schmidt
A. Howard

1
cont.
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4  444 N. Fair Oaks and 425 N. Raymond Planned Development 
Comments and Responses 

Letter No. 1 Los Angeles County Sanitation Districts, November 18, 2021 
Mandy Huffman, Environmental Planner, Facilities Planning Department  
1955 Workman Mill Road 
P.O. Box 4998 
Whittier, CA 90607 

Response 1‐1 

The comment  letter provides  information on the discharge  location of wastewater from the proposed 

project, expected increase in average wastewater flow, as well as indicates the ability of the LA County 

Sanitation Districts’ (Districts) ability to charge a fee to connect facilities and requirements for the Districts 

to conform to the Federal Clean Air Act.  

The location of wastewater discharge from the proposed project, current capacity of the discharge Trunk 

Sewers, and peak flows of the Trunk Sewers, as provided  in the comment  letter, have been noted. As 

identified in the Initial Study, wastewater from the proposed development would be connected to City 

sewer lines that would convey wastewater to the trunk lines managed by the Districts and identified in 

the comment letter. 

Wastewater  from  the  proposed  project  would  be  treated  at  one  of  three  wastewater  reclamation 

facilities, as identified in the Initial Study and confirmed in the comment letter. It has been acknowledged 

that the average flows at the wastewater reclamation facilities identified in the comment letter are slightly 

higher than that indicated in the Initial Study and, therefore, the available capacity identified for these 

facilities in the Initial Study is slighter lower than the available capacity as identified in the comment letter. 

However, these slight differences would not alter the finding of the Initial Study that no significant impact 

from the proposed development would occur in relation to wastewater.  

It is also noted that the comment letter indicates a lower expected average increase in wastewater flows 

from the proposed project than has been estimated  in the  Initial Study. The comment  letter provided 

reference  to  tools  used  to  estimate  the  average  increase  in wastewater  flows.  The method  used  to 

estimate  wastewater  flows  for  the  proposed  project  in  the  Initial  Study  was  based  on  CalEEMod 

generation factors. This difference in expected average increase in wastewater flows does not impact the 

findings of  the  Initial Study of no  significant  impact  in  relation  to wastewater;  in  fact,  impacts of  the 

proposed  project  would  be  less  than  identified  in  the  Initial  Study  using  the  Districts’  wastewater 

generation factor.  

The  Districts’  comments  indicate  that  a  fee  may  be  charged  to  connect  the  proposed  project  to 

wastewater facilities, as empowered by the California Health and Safety Code. The Initial Study indicated 

anticipation of the payment of fees based on Chapter 4.53 of the Pasadena Municipal Code for wastewater 

facility connection  to address any deficiencies  in  the sewer  facilities. Fees charged by  the Districts  for 

wastewater connection would also be paid by the project applicant. It is also noted that the capacity of 

the Districts’ wastewater  treatment  facilities  are based on  regional  growth  forecasts  adopted by  the 

Southern California Association of Governments. As noted in the Initial Study, the proposed project is in 

accordance with  local and  regional growth management  strategies,  including  those developed by  the 

Southern California Association of Governments. Specifically, as stated on page 3‐10 of the Initial Study, 

growth  projections  in  SCAG’s  Regional  Transportation/  Sustainable  Communities  Strategy  (RTP/SCS) 
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incorporate assumptions based on the General Plans of cities, including the City of Pasadena, and counties 

throughout the region. As noted in Section 3.3, XI. Land Use and Planning, of the Initial Study, if approved 

by the City, the proposed project would be consistent with the City of Pasadena General Plan land use 

designations for the project site. Therefore, the proposed project is consistent with the approved growth 

identified by SCAG. 



Via Email

November 9, 2021

Beilin Yu, Senior Planner
Planning & Community Development Dept. 
City of Pasadena 
175 North Garfield Avenue 
Pasadena, CA 91101 
byu@cityofpasadena.net

David Reyes, Director 
Planning & Community Development Dept. 
City of Pasadena 
175 North Garfield Avenue 
Pasadena, CA 91101 
davidreyes@cityofpasadena.net

Mark Jomsky, City Clerk 
Office of the City Clerk
City of Pasadena 
100 N. Garfield Avenue 
Pasadena, CA 91101 
cityclerk@cityofpasadena.net

Re: CEQA and Land Use Notice Request for 444 N. Fair Oaks and 425 N. Raymond 
Avenue Planned Development

Dear Ms. Yu, Mr. Reyes, and Mr. Jomsky:

I am writing on behalf of Supporters Alliance for Environmental Responsibility (“SAFER”) regarding the
project known as 444 N. Fair Oaks and 425 N. Raymond Avenue Planned Development (Planned 
Development #40), including all actions related or referring to the proposed construction of 206 multi-
family residential units on two adjacent parcels, with two, three- to five-story buildings with 199 units on 
Parcel A, and three, two- to three-story buildings with seven courtyard units on Parcel B, located at 444 
N. Fair Oaks and 425 N. Raymond Avenue in the City of Pasadena (“Project”).

We hereby request that the City of Pasadena (“City”) send by electronic mail, if possible or U.S. mail to 
our firm at the address below notice of any and all actions or hearings related to activities undertaken, 
authorized, approved, permitted, licensed, or certified by the City and any of its subdivisions, and/or 
supported, in whole or in part, through contracts, grants, subsidies, loans or other forms of assistance from 
the City, including, but not limited to the following:

Notice of any public hearing in connection with the Project as required by California Planning 
and Zoning Law pursuant to Government Code Section 65091.
Any and all notices prepared for the Project pursuant to the California Environmental Quality Act 
(“CEQA”), including, but not limited to:

Notices of any public hearing held pursuant to CEQA.
Notices of determination that an Environmental Impact Report (“EIR”) is required for the
Project, prepared pursuant to Public Resources Code Section 21080.4.
Notices of any scoping meeting held pursuant to Public Resources Code Section 21083.9.

1

Letter No.2



November 9, 2021 
CEQA and Land Use Notice Request for 444 N. Fair Oaks and 425 N. Raymond Avenue Planned 
Development 
Page 2 of 2 

Notices of preparation of an EIR or a negative declaration for the Project, prepared
pursuant to Public Resources Code Section 21092.
Notices of availability of an EIR or a negative declaration for the Project, prepared
pursuant to Public Resources Code Section 21152 and Section 15087 of Title 14 of the
California Code of Regulations.
Notices of approval and/or determination to carry out the Project, prepared pursuant to
Public Resources Code Section 21152 or any other provision of law.
Notices of any addenda prepared to a previously certified or approved EIR.
Notices of approval or certification of any EIR or negative declaration, prepared pursuant
to Public Resources Code Section 21152 or any other provision of law.
Notices of determination that the Project is exempt from CEQA, prepared pursuant to
Public Resources Code section 21152 or any other provision of law.
Notice of any Final EIR prepared pursuant to CEQA.
Notice of determination, prepared pursuant to Public Resources Code Section 21108 or
Section 21152.

Please note that we are requesting notices of CEQA actions and notices of any public hearings to be held 
under any provision of Title 7 of the California Government Code governing California Planning and 
Zoning Law.  This request is filed pursuant to Public Resources Code Sections 21092.2 and 21167(f), 
and Government Code Section 65092, which require local counties to mail such notices to any person 
who has filed a written request for them with the clerk of the agency’s governing body. 

Please send notice by electronic mail or U.S. Mail to: 

Richard Drury 
Stacey Oborne 
Molly Greene 
Lozeau Drury LLP 
1939 Harrison Street, Suite 150 
Oakland, CA 94612 
richard@lozeaudrury.com 
stacey@lozeaudrury.com  
molly@lozeaudrury.com 

Please call if you have any questions.  Thank you for your attention to this matter. 

Sincerely, 

Molly Greene 
Lozeau | Drury LLP 

1
cont.
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Letter  No.  2  Lozeau  Drury  LLP  on  behalf  of  Supporters  Alliance  for  Environmental  Responsibility, 
November 9, 2021 
Molly Green 
1939 Harrison Street, Ste. 150 
Oakland, CA 94612 

Response 2‐1 

The comment letter is a request for notices concerning project‐related actions and hearings; the comment 

letter  does  not  include  any  comments  on  the  content  of  the  Initial  Study.  Following  receipt  of  this 

comment letter, the City added the commenter to the distribution list for future notifications. In addition, 

on May 12, 2022, the City forwarded to the commenter project‐related notices that pre‐dated receipt of 

this comment letter by the City.  



1
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Letter  No.  3  Lozeau  Drury  LLP  on  behalf  of  Supporters  Alliance  for  Environmental  Responsibility, 
November 24, 2021 
Richard Drury 
1939 Harrison Street, Ste. 150 
Oakland, CA 94612 

Response 3‐1 

The City of Pasadena completed an  Initial Study  for  the proposed project  to address and disclose  the 

project’s potential environmental impacts. The Initial Study was prepared pursuant to CEQA (California 

Public Resources Code Section 21000 et seq.) and the implementing CEQA Guidelines (Title 14, California 

Code  of  Regulations  Section  15000  et  seq.).  The  Initial  Study  adequately  addresses  the  potential 

environmental  impacts associated with the proposed project. Section 3.3 of the  Initial Study evaluates 

impacts associated with 20 environmental resource areas and includes analyses of mandatory findings of 

significance. In accordance with Section 15063(a)(3) of the CEQA Guidelines, the environmental analysis 

relied upon facts, expert opinion supported by facts, technical studies, and other substantial evidence to 

document  the  determination  that,  with  the  implementation  of  proposed  mitigation  measures,  the 

proposed project would  not  have  a  significant  effect on  the  environment.  The  commenter  does  not 

provide  substantial  evidence  for  his  assertion  regarding  the  IS/MND  or  for  his  request  that  an 

environmental impact report (EIR) be prepared for the proposed project. The comments do not raise any 

specific environmental issues or provide any evidence that the proposed project may have a significant 

effect on the environment, thereby requiring preparation of an EIR (State CEQA Guidelines Section 15070).  

Regarding the commenters statement that they reserve the right to supplement their comments, Pub. 

Resources Code Section 21003(a) states that “[c]omments from the public…on the environmental effects 

of a project shall be made to lead agencies as soon as possible in the review of environmental documents, 

including…negative declarations, in order to allow the lead agencies to identify, at the earliest possible 

time  in  the  environmental  review process, potential  significant  effects of  a project,  alternatives,  and 

mitigation  measures  which  would  substantially  reduce  the  effects.”    Pub.  Resources  Code  Section 

21003(b) further states that “[i]nformation relevant to the significant effects of a project, alternatives, 

and mitigation measures which substantially reduce the effects shall be made available as soon as possible 

by… interested persons and organizations.” Moreover, in its opinion on Galante Vineyards v. Monterey 

Peninsula Water Management District,  the  court  stated  that  they were  “aware  that  the  practice  of 

allowing objectors  to withhold objections, which  could have been  raised earlier  in  the environmental 

review process, until the last possible moment must be strongly disapproved” (emphasis added).  



From: Andrew Salimian <asalimian@pasadenaheritage.org>
Sent: Tuesday, November 9, 2021 10:05 AM
To: Doherty, Keven
Cc: Sue Mossman; Van Patten, Jason; Reyes, David; Yu, Beilin; Rocha, Luis
Subject: Re: Throop Site Feedback - PH

------------------------ 

Hello Keven,

Thank you for this kind note. I did notice that the IS & MND have been completed. What are the next steps from here,
you will go to City Council sometime in December? The plans have come a long way, and the building looks more like a
traditional Main Street building, which is commendable. There are still some design refinements to be made, but that
will occur under Design Commission direction. They often ask for “more whimsy” and I feel that might be appropriate
here, but that can be worked out in the detailing. The massing really has improved.

I hope all is well.

Andrew Salimian 
Preservation Director 
O: (626) 441-6333 x19 
C: (516) 662-6425 
asalimian@pasadenaheritage.org 

CORONAVIRUS POLICY: Out of an abundance of caution, Pasadena Heritage staff may be working from home. I still have access to 
email, but you can additionally be reached on my personal cell. 

On Nov 9, 2021, at 9:48 AM, Doherty, Keven <KDoherty@shhomes.com> wrote:

Good Morning:
As I reviewed the draft IS/MND for our project, I was reminded again about how much I appreciate our
respectful working relationship with Pasadena Heritage. Your insight and suggestions during our joint
working sessions were key to designing a workable solution that respects the resources and neighbors
on Raymond and reflects genuine collaboration.
Respectfully,
Keven D. Doherty
Vice President Development
SummerHill Homes • SummerHill Apartment Communities

Mobile (949) 648 4209
kdoherty@shhomes.com
shhomes.com • shapartments.com
<image016.jpg> <image017.jpg>
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Connect With Us:
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All subject matter contained in this email is confidential and proprietary to SummerHill Homes/SummerHill Apartment Communities and should not be
disclosed to any person not listed as an original recipient. SummerHill Homes/ SummerHill Apartment Communities. All rights reserved.

From: Andrew Salimian <asalimian@pasadenaheritage.org>
Sent:Wednesday, October 23, 2019 3:03 PM
To: Doherty, Keven <KDoherty@shhomes.com>
Cc: Sue Mossman <smossman@pasadenaheritage.org>; Van Patten, Jason
<jvanpatten@cityofpasadena.net>; David Reyes <davidreyes@cityofpasadena.net>
Subject: Throop Site Feedback PH
Hello Keven,
I know it has been some time since you presented to us about your project on Fair Oaks, but I finally
have a letter to share on behalf of the Advocacy Committee. We have decided to neither support nor
oppose the project at the time, but do see potential for development at the site. We have some
concerns about the general building massing, especially along Raymond Avenue. Instead of getting much
into detail in this early stage, most of our comments are generalized into what we would like to see at
the site, and hopefully will provide some direction.
Please see our letter attached, and feel free to reach out to us if you have any questions or would like to
meet again in the future. I am looking forward to seeing this project evolve and improve as it moves
ahead.
Andrew Salimian 
Preservation Director 
(626) 441-6333 x19
asalimian@pasadenaheritage.org
<image015.jpg>
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Letter No. 4 Pasadena Heritage, November 9, 2021 

Andrew Salimian, Preservation Director 

Response 4‐1 

The  comments  from Pasadena Heritage  to  the applicant are noted. The  comments are  supportive of 

design refinements made to the project, including with respect to massing. No specific comments on the 

Initial Study or on environmental issues are raised in the comment letter; therefore, no further response 

is required.
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Letter No. 5 Carol Hunt Hernandez, December 9, 2021  

Response 5‐1 

The subterranean parking garage would consist of 225 parking stalls, as identified in Section 2.8.3 of the 
Initial Study. 

Response 5‐2 

Parcel A is designated for Medium Mixed Use in the City’s General Plan and has a zoning classification of 
FGSP C‐3B (Fair Oaks/Orange Grove Specific Plan ‐ Limited Commercial District 3, Subdistrict "b"). With 
implementation of  the proposed project,  the zoning on  the project site –  including both Parcel A and 
Parcel B – would be  changed  to Planning Development.  In accordance with Section 17.26.020 of  the 
Pasadena Code of Ordinances, Planned Development zoning districts are compatible with all  land use 
classifications of the General Plan. Therefore, the proposed Planned Development zoning district would 
be compatible with the site’s General Plan designation. The project is not a mixed‐use project and does 
not  include  any  ground  floor  retail;  there  is  no  municipal  requirement  for  the  project  to  include 
commercial or retail uses. 

Response 5‐3 

As described under Section 2.7 of the Initial Study, Parcel A is zoned FGSP‐C‐3B, Fair Oaks/Orange Grove 
Specific Plan ‐ Limited Commercial District 3, Subdistrict "b," and Parcel B is zoned RM‐12, Multi‐Family 
Residential, Two Units Per Lot. As stated in this comment, the FGSP‐C‐38 zone allows 32 units per acre. 
Parcel A  is  approximately 1.86  acres  in  size  and,  thereby, 60  residential units  are  allowed under  the 
existing zoning. However, the proposed project would reclassify the zoning of Parcel A and B to Planned 
Development, which is not limited to 32 units per acre. The project proposes 199 units on Parcel A, which 
is consistent with the General Plan designation for Parcel A, as described in Section 3.3, XI. Land Use and 
Planning, of the Initial Study.  

Response 5‐4 

Section 3.1, Environmental Factors Potentially Affected, provides an overview of the environmental areas 
that are evaluated  in subsequent sections of the  Initial Study. Specifically, this section  identifies those 
environmental resource areas that would be subject to a potentially significant impact by the proposed 
project  as  determined  by  the  Initial  Study  analysis  (i.e.,  the  Initial  Study made  a  determination  of 
“Potentially  Significant  Impact”  for  the  environmental  resource  area).  The  analysis was  prepared  in 
compliance with the CEQA Guidelines (Title 14, California Code of Regulations Title 14, Section 5000 et 
seq.).  While  the  Initial  Study  determined  some  project  impacts  to  be  “Less  than  Significant  with 
Mitigation,” the Initial Study found that the proposed project would not have any effects that would be 
considered to a “Potentially Significant Impact.” Therefore, no boxes are checked.  

Response 5‐5 

California Public Resource Code Section 21099 defines Transit Priority Areas as areas within one‐half mile 
of a major transit stop. Major transit stops are defined in California Public Resource Code Section 21064.3 
as a site containing: an existing rail or bus rapid transit station, a ferry terminal served by either a bus or 
rail transit service, or the intersection of two or more major bus routes with a frequency of service interval 
of 15 minutes or less during the morning and afternoon peak commute periods. As discussed in Section 
3.3, I. Aesthetics, the proposed project is a residential development located within one‐half mile of the 
intersection of several major bus lines with service intervals of 15 minutes or less during peak commute 
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periods as well as within one‐half mile of  the Memorial Park Station of  the  LA Metro Gold  Line with 
frequency intervals of 15 minutes or less. Therefore, the proposed project site is located within a Transit 
Priority Area; accordingly, the City of Pasadena evaluated the proposed project in compliance California 
Public Resource  Code  Section  21099(d)(1):  aesthetic  and  parking  impacts  of  a  residential, mixed‐use 
residential,  or  employment  center  project  on  an  infill  site within  a  transit  priority  area  shall  not  be 
considered significant impacts on the environment. 

Potential  aesthetic  impacts  from  the  proposed  project  would  not  be  considered  to  be  significant; 
nevertheless,  the  Initial  Study  includes  a  discussion  of  potential  aesthetic  impacts  in  Section  3.3,  I. 
Aesthetics.  In addition,  the  Initial Study discusses and considers potential visual  impacts  in relation  to 
historic and cultural resources in Section 3.3, V. Cultural Resources.  

Response 5‐6 

Visual compatibility is not an evaluation criterion in the State CEQA Guidelines. As described in Section 
3.3,  I. Aesthetics,  the  Initial  Study evaluates  aesthetic  factors based on  a)  effects  to  scenic  vistas, b) 
damage to scenic resources within a state scenic highway, c) conflicts with applicable zoning and other 
regulations governing scenic quality, and d) creation of light or glare affecting day or nighttime views. As 
described  in the Initial Study, Building Type 1 would be designed to have greater massing on Fair Oaks 
Avenue similar in scale to the non‐residential buildings along that portion of the roadway, and would step 
down to a lower massing on the eastern side of the buildings to be more comparable in scale with the 
residential development along Raymond Avenue. Parking for both Parcel A and B would be located in a 
subterranean parking garage, thereby allowing the building design on Parcel A to provide a pedestrian‐
scale street frontage that incorporates elements such as awnings, glass entryways, and visual openings to 
the interior courtyard. The proposed building materials and details of Building Type 2 were designed to 
conform with the prevailing architectural styles found along Raymond Avenue and elsewhere in Pasadena, 
including  a  traditional  courtyard  style.  This  includes design  references  to  the historic Herkimer Arms 
located south of the project on Raymond Avenue, such as the incorporation of timber, breezeblock, large 
columns, and simple window articulation in a stucco façade.  

Response 5‐7 

Section 2.10 of the Initial Study does not state that uses to the west, north, and south are all one story. 
As described in Section 2.10, surrounding buildings on Fair Oaks Avenue vary from one to three stories in 
height and the surrounding buildings on Raymond Avenue are typically two stories, with the exception of 
a  four‐story  residential  building  on  the  corner  of  Raymond  Avenue  and  Villa  Street.  The  property 
immediately south of Parcel A on Fair Oaks Avenue, for instance, is three stories. The commenter’s opinion 
regarding the project’s style, massing, and height is noted. Consistent with the CEQA Guidelines, Section 
3.3, XI. Land Use and Planning, evaluates potential  impacts on  land use based on whether the project 
would physically divide an established community or cause a significant environmental effect resulting 
from  a  conflict with  land  use  plans,  policies,  or  regulations  adopted  for  the  purpose  of  avoiding  or 
mitigating an environmental effect. As concluded in the Initial Study, these impacts would be less than 
significant. 

Response 5‐8 

The  commenter's  opinion  on  the  architectural  design  of  the  proposed  project  is  noted.  Please  see 
Response to Comment 6 above, which describes design features that have been  incorporated  into the 
project design to address the land use context and surrounding land uses. The high‐density portion of the 
proposed project is located on Parcel A, which faces Fair Oaks Avenue. This portion of Fair Oaks Avenue 
is not a residential neighborhood. Land uses along Fair Oaks Avenue  in proximity to the site  include a 
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multi‐story office building to the south and commercial/retail uses across Fair Oaks Avenue to the west. 
Therefore, the proposed project would not conflict with Land Use Element Policy 1. 

With respect to the comments concerning the density allowed by the proposed reclassification to Planned 
Development, the purpose of this Initial Study is to evaluate the proposed project’s potential effects on 
the environment as outlined in each of the environmental factors discussed in Section 3.3 of the Initial 
Study. As described in Section 2.9 of the Initial Study, the City of Pasadena has an established process for 
reviewing  the establishment of a Planned Development  (PD) zoning district. The establishment of  the 
district and associated PD plan will require review and approvals from the Design Commission, Planning 
Commission,  and  City  Council.  As  stated  in  the  Initial  Study,  the Design  Commission will  advise  the 
Planning  Commission  and  the  Council  as  to whether  the  architectural  design  of  the  proposed  PD  is 
contextual and of high quality.  

Response 5‐9 

The  Initial  Study  evaluates  potential  impacts  of  a  proposed  project  on  the  environment,  including 
potential  increases  in  localized air pollutants  that may affect human health. Evaluating  the effects of 
existing  air  pollutants  on  future  residents  is  outside  the  scope  of  analysis  under  CEQA.  The  City  of 
Pasadena  Building  Code  provides minimum  standards  to  safeguard  life,  health,  property  and  public 
welfare, including codes related to indoor air quality.  

Response 5‐10 

Thank you for the updated information. With the closure of Roosevelt Elementary, the nearest elementary 
school to the project site is Madison Elementary School, located approximately 1 mile to the northeast. 
Section 3.3, XV. Public Services, subsection (a)(iii), of the Initial Study has been revised to identify Madison 
Elementary School as the closest elementary school to the project site. The conclusions of the Initial Study 
are not altered by this correction. Impacts to schools would continue to be less than significant.  

Response 5‐11 

This comment  is noted. Memorial Park and Villa Parke are generally equidistant from the project site. 
However, Villa Parke  is more proximate  to  the proposed project because  it  is not separated  from  the 
project site by Interstate 210. The distance and proximity of Villa Parke to the project site do not alter the 
conclusions  of  the  Initial  Study,  which  found  that  impacts  to  parks  would  be  less  than  significant. 
Nevertheless, Section 3.3, XV. Public Services, subsection (a)(iv) and XV1. Recreation, subsection (a) of the 
Initial Study have been revised to identify Villa Parke as the closest park to the project site.  

Response 5‐12 

Senate Bill (SB) 743, passed in 2013, requires agencies analyzing transportation impacts of new projects 
to evaluate impacts based on vehicle miles traveled (VMT) instead of intersection level of service (LOS). 
In  response  to SB 743,  in 2015,  the City of Pasadena adopted Transportation  Impact Analysis Current 
practice and Guidelines (TIA Guidelines). With the California Natural Resource Agency's certification and 
adoption of the required changes to the CEQA Guidelines in 2018, automobile delay, as measured by LOS 
or any other automobile delay metrics, no longer constitute a significant impact under CEQA (California 
Public  Resources  Code  21099).  Consequently,  the  transportation  analysis  prepared  for  the  proposed 
project  in support of the  Initial Study, which was prepared  in compliance with CEQA, does not analyze 
potential automobile movements, delay, or queuing as a metric  for determining whether a significant 
impact would occur under CEQA.  
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Response 5‐13 

Thank you for your participation and comments. Please note that, as described in Section 3.3, XI. Land Use 
and Planning, of the Initial Study, the proposed project is consistent with the City of Pasadena General 
Plan. The proposed project would not enable new development or remove barriers that would directly 
lead to new growth. For example, as discussed in Section 3.3, XIV. Population and Housing, of the Initial 
Study, the proposed project would not require extending or improving existing roads or infrastructure off‐
site that could  lead to unplanned population growth  in the project area because the proposed project 
would be  located  in an urban area with a sufficient existing  roadway network and  infrastructure. The 
proposed project would not increase the demand for housing; rather, as an infill development project in 
a  heavily  urbanized  area,  the  proposed  project  is  intended  to  help  satisfy  existing  housing  demand. 
Therefore, the proposed project would not lead to further projects of this size within the Fair Oaks/Orange 
Grove Specific Plan.  

With regard to the commenter’s assertion that “this project will significantly impact this area of the city,” 
Section 3.3 of the Initial Study evaluates impacts associated with 20 environmental resource areas and, 
based on this analysis, concludes the proposed project would not result in any significant environmental 
impacts. In accordance with Section 15063(a)(3) of the CEQA Guidelines, the environmental analysis relied 
upon  facts,  expert  opinion  supported  by  facts,  technical  studies,  and  other  substantial  evidence  to 
document  the  determination  that,  with  the  implementation  of  proposed  mitigation  measures,  the 
proposed project would not have a significant effect on the environment. 



From:Melissa Mendoza <mmpita@yahoo.com>
Sent:Monday, November 15, 2021 2:45 PM
To: Tam, Hayman <htam@cityofpasadena.net>
Cc: jim. gomes <jim.gomes@att.net>; Mike Chong <mikeachong@aol.com>; Anne Li <alcli@yahoo.com>;
jobreed1@mac.com <jobreed1@me.com>; David Kalbeitzer <david.kalbeitzer@disney.com>; Pili
<pilar.flynn@yahoo.com>; Morales, Margo <mlmorales@cityofpasadena.net>; Rivas, Jessica
<jerivas@cityofpasadena.net>
Subject: Planning Meeting Inquiry for ZENT2020 10007: 444 North Fair Oaks Ave and 425 North Raymond Ave

------------------------ 

Dear Planning Commission,  

I am reaching out to you on behalf of the neighbors on North Raymond Avenue between Villa and Maple. We received 
notice in the mail that a meeting will take place this Wed, Nov 17th to discuss the development at the above addresses. 
Unfortunately it seems this project was at a stand still due to the pandemic and our main inquiry is if we can get this 
projects timeline back on track and move things along sooner than later? The builder Keven has met with us several times 
and has been extremely transparent, which we appreciate and we absolutely support this development.  

We are looking forward to continuing our efforts is supporting this project as well as remain in communication with the city 
on how to push things along.  

Thank you in advance, 

Melissa Garcia and Neighbors of N Raymond Ave.  

1

Letter No. 6
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Letter No. 6 Neighbors of N Raymond Ave., November 15, 2021 
Melissa Garcia 

Response 6‐1 

The commenter’s support for the development is noted. With regards to the project timeline, the Final 

IS/MND will be published in August 2022, followed by the City entitlements process.  



 

ATTACHMENT I 
RESPONSE TO COMMENTS RECEIVED AFTER END OF DRAFT IS/MND PUBLIC REVIEW 
  



 
 

3760 Kilroy Airport Way, Suite 270, Long Beach, CA 90806 

Office: 562.200.7173 MBAKERINTL.COM 

 

Memorandum 
Date: August 4, 2022 
 
To:  Ms. Beilin Yu, Senior Planner 
 City of Pasadena Planning & Community Development Department 
 175 North Garfield Avenue 
 Pasadena, CA  91101-1704 
 
From:  Mr. John Bellas, Michael Baker International 
 3760 Kilroy Airport Way, Suite 270 
 Long Beach, CA  90806 
 
Re:  Response to Public Comment from James Ipekjian on Planned Development #40 

 

 
Dear Beilin: 
 
Please find the following response to the public comment received from Mr. James Ipekjian, dated 
July 30, 2022 regarding the Planned Development #40 – 444 N. Fair Oaks Avenue and 425 N. 
Raymond Avenue. 

 
COMMENT LETTER A: James Ipekjian, July 30, 2022 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Comment A-1 



 
 

 

 
 
RESPONSE TO COMMENT A-1:  

In the State of California, Section 65962.5 of the Government Code requires that the California Department of Toxic 

Substances Control (DTSC), the California Department of Public Health (CDPH), and the State Water Resources 

Control Board (SWRCB) compile lists of all hazardous waste facilities subject to corrective action; all sites included in 

the Abandoned Site Assessment Program; all drinking water wells that contain detectable levels of organic 

contaminants; all underground storage tanks with unauthorized releases; and all solid waste disposal sites with a 

migration of hazardous materials. 

 

The DTSC maintains the EnviroStor database, which provides a list of all hazardous waste sites, as required by Section 

65962.5 described above, as well as information about other sites that are under investigation of reported hazardous 

substance contamination and past cases where contamination was identified at a site and properly removed. As 

shown on the EnviroStore database (https://envirostor.dtsc.ca.gov/, re-accessed on August 2, 2022), the Project Site 

is not included on any of the above-described lists compiled by the DTSC, CDPH, or the SWRCB.    

 

With regard to silica dust, crystalline silica (aka silica dust) is a commonly occurring particle in many natural and 

manmade materials, including sand, cement, concrete, stone, brick, rock/aggregate, and limestone. When such 

materials are crushed, sawed, pulverized, etc. particles of crystalline silica could become airborne. Health risks from 

crystalline silica can arise after intense direct dust-cloud exposures or after prolonged occupational direct exposure 

in a construction or industrial environment. For this reason, the regulations for crystalline silica focus on worker 

safety rather than general air quality. The California Division of Occupational Safety and Heath (Cal/OSHA) silica in 

construction rule, ‘OSHA’s Respirable Crystalline Silica Standard for Construction [OSHA 3681]’, has a table detailing 

activities, such as use of heavy equipment during demolition activities where certain controls must be implemented 

(specific to activity). When using heavy equipment during demolition activities per OSHA 3936 factsheet, engineering 

control methods for control of silica dust include using water sprays and/or dust suppressants to minimize visible 

dust. Compliance with the controls specified in the rule for using heavy equipment during demolition activities, along 

with typical dust control employed during construction activities (as required by South Coast Air Quality 

Management District Rule 403), would address respirable silica for all, including any off-site receptors. 

 

 
 



 

ATTACHMENT J 
MITIGATION MONITORING AND REPORTING PROGRAM 

  



 

PD-40 
MITIGATION MONITORING AND REPORTING PROGRAM 

 
Section 21081.6 of CEQA and Section 15097 of the State CEQA Guidelines require a public agency to adopt a Mitigation Monitoring 
and Reporting Program (MMRP) for assessing and ensuring the implementation of required mitigation measures applied to proposed 
projects. Specific reporting and/or monitoring requirements that will be enforced during Project implementation shall be adopted 
simultaneously with final Project approval by the responsible decision-making body.  

The MMRP for the Patton Reservoir Replacement Project (Project) below, consists of Mitigation Measures (MMs) identified in the 
IS/MND. The MMs are required to reduce or avoid significant environmental effects associated with Project implementation. The MMs 
for the Project are listed in the first column, with the timeframe for implementation in the second column, the agency or party with 
primary responsibility for implementation in the third column, and the agency or party with responsibility for monitoring compliance in 
the last column.  

The City of Pasadena Public Works Department will confirm that all MMs are included in the Contractor Specifications and bid 
documents, as appropriate, and verified as part of MMRP implementation, consistent with Section 15097 of the State CEQA Guidelines. 
 

Mitigation Measure 
Mitigation 

Monitoring Timing 
Implementation 
Responsibility 

Enforcement 
Responsibility 

Impact – Cultural Resources 

Mitigation Measure MM CULT-1: Archaeological Resources. If 
archaeological resources are encountered during project construction, all 
construction activities in the vicinity of the find shall halt until an archaeologist 
certified by the Society of Professional Archaeologists examines the site, 
identifies the archaeological significance of the find, and recommends a course 
of action. Construction shall not resume until the site archaeologist states in 
writing that the proposed construction activities will not significantly damage 
archaeological resources. If archaeological materials or subsurface deposits 
discovered during construction are identified by the qualified archaeologist as 
Native American in origin, the City shall notify a tribal representative of a tribe 
identified by the Native American Heritage Commission (NAHC) as being 
culturally affiliated with the geographic area, and the treatment plan shall be 
developed and implemented in consultation with the tribal representatives. 
 

During construction Construction 
Contractor 

Pasadena 
Planning and 
Community 

Development 
Department 

Impact – Hazards and Hazardous Materials 

Mitigation Measure MM HAZ-1: Soils Management Plan. A soils 
management plan shall be prepared that includes segregating, stockpiling, and 
sampling soils prior to disposal. The plan shall include provisions for worker 
safety including monitoring the air in the excavation area, and wearing protective 
clothing to avoid contact with the soils. 

Prior to the 
issuance of a 

grading and/or 
building permit 

Construction 
Contractor 

Pasadena 
Planning and 
Community 

Development 
Department 



 

Mitigation Measure 
Mitigation 

Monitoring Timing 
Implementation 
Responsibility 

Enforcement 
Responsibility 

 

MM HAZ-2: Testing and Disposal of Contaminated or Toxic Materials. Any 
suspected contaminated soil, and/or toxic materials encountered and removed 
during construction activities shall be evaluated using appropriate collection and 
sampling techniques. If an area of contamination is identified, soils shall be 
tested to determine the appropriate disposal and treatment options. Soils 
classified as hazardous per the Resource Conservation and Recovery Act 
(RCRA) and California Code of Regulations Title 22 shall be disposed of at a 
Class I or other appropriate treatment and recycling facility.  
 
Work shall cease if soil, groundwater, or other environmental medium with 
suspected contamination is encountered unexpectedly during construction 
activities (e.g., identified by odor or visual staining, or if any underground storage 
tanks, abandoned drums, or other hazardous materials or wastes are 
encountered), in the vicinity of the suspect material. The area shall be secured 
as necessary and all appropriate measures taken to protect human health and 
the environment, including notification of regulatory agencies and identification 
of the nature and extent of contamination. Work shall remain stopped in the 
areas affected until the measures have been implemented consistent with the 
provisions of the Government Code Section 65962.5, Occupational Safety and 
Health Code of 1970; the Response Conservation, and Recovery Act; the 
Comprehensive Environmental Response, Compensation, and Liability Act; the 
Hazardous Materials Release and Cleanup Act; the Uniform Building Code, and 
County and City building standards; and all applicable federal, state, and local 
laws and regulations governing hazardous waste sites, as applicable and 
feasible. 
 

During 
construction 

Construction 
Contractor 

Fire Department 

MM HAZ-3: Underground Storage Tank Survey. Prior to site grading, an 
underground storage tank (UST) survey shall be performed in the central 
eastern portion of Parcel A. If USTs are identified in the geophysical survey, 
they shall be removed by the Applicant during construction in accordance with 
City of Pasadena Fire Department requirements. 
 

Prior to Issuance 
of a Grading 

Permit 

Construction 
Contractor 

Fire Department 

MM HAZ-4: Hazardous Building Materials Abatement. Prior to building 
demolition, the following activities shall be implemented: 

 The project proponent shall retain a State of California-licensed 
asbestos/lead abatement contractor to perform abatement of asbestos 
containing material (ACM), asbestos-containing construction material 

Prior to Issuance 
of a Demolition 

Permit 

Construction 
Contractor 

Fire Department 



 

Mitigation Measure 
Mitigation 

Monitoring Timing 
Implementation 
Responsibility 

Enforcement 
Responsibility 

(ACCM), lead-based paint (LBP), or lead-containing paint (LCP) that 
could potentially be disturbed. All abatement work shall be done in 
accordance with federal, state, and local regulations, including those of 
the U.S. Environmental Protection Agency, Occupational Safety and 
Health Administration, California Occupational Safety and Health 
Administration, and the South Coast Air Quality Management District. 

 The asbestos/lead abatement contractor shall provide written 
notification to the local CalOSHA district office regarding its “Intent to 
Conduct Asbestos Related Work” and/or “Intent to Conduct Lead-
Related Work.” These notifications should be submitted at least 24 
hours in advance of performing the respective asbestos-related or lead-
related work.  

 Other potentially hazardous building materials, including and mercury-
containing equipment, polychlorinated biphenyl (PCB)-containing 
equipment, lead-containing batteries, chlorofluorocarbon (CFC)-
containing equipment, and Universal Wastes (e.g., fluorescent light 
tubes), shall be segregated and may require further testing and analysis 
to determine whether they meet the definition of a hazardous waste in 
California and can be managed under the Universal Waste Rules. 
Hazardous wastes shall only be handled by properly trained workers.  

 Notification shall be provided to contractor and subcontractor personnel 
as to the presence of ACMs, ACCMs, LBPs, LCPs, and other hazardous 
building materials at the site. 

 

Impact - Noise 

MM NOI-1: To the satisfaction of the City of Pasadena, the Applicant shall 
implement one of the following measures to mitigate potential vibration impacts: 

a) Vibratory rollers shall not be used within 26 feet of the non-historic 
properties or within 37 feet of the historic properties identified in Table 
2-1 of the 444 North Fair Oaks 425 North Raymond Avenue Planned 
Development CEQA Noise and Vibration Assessment. Drill rigs and 
bulldozers shall not be used within 15 feet of the non-historic properties 
or within 21 feet of the historic properties identified in Table 2-1.  

b) The Project Applicant may provide a detailed vibration analysis 
prepared by a Professional Structural Engineer with experience in 
structural vibration analysis demonstrating that use of the vibratory 
compaction equipment at the Project boundary closest to the adjacent 
properties would not result in a potential for building damage. In the 

Prior to the 
issuance of a 

grading and/or 
building permit 

 
And 

 
During 

Construction 

Construction 
Contractor 

Pasadena 
Planning and 
Community 

Development 
Department 



 

Mitigation Measure 
Mitigation 

Monitoring Timing 
Implementation 
Responsibility 

Enforcement 
Responsibility 

event this alternative means of satisfying the mitigation requirement is 
selected, the Project Applicant shall also include data and analysis 
confirming that the use of such equipment closer than 26 feet of the 
subject buildings will not result in construction-related vibration levels 
greater than 0.12 in/sec PPV at historic structures or 0.2 in/sec PPV at 
non-historic structures. 

c) Prior to approval of grading plans and/or prior to issuance of demolition, 
grading and building permits, and to the satisfaction of the City of 
Pasadena, the Project Applicant shall retain a Professional Structural 
Engineer with experience in structural vibration analysis and monitoring 
for historic buildings and a Project Historical Architect as a team to 
perform the following tasks: 
1. Review the project plans for demolition and construction. 
2. Visit the properties located at 418 North Fair Oaks Avenue, 411-

415 North Raymond Avenue, 419 North Raymond Avenue, 431-
435 North Raymond Avenue, and 443-447 North Raymond Avenue 
to inspect and document (video and/or photographic) the apparent 
physical condition of the buildings’ readily visible features. For the 
historical resource listed above (the property at 411-415 North 
Raymond Avenue), inspection and documentation shall also be 
carried out by, and in coordination with, the Project Historical 
Architect.  

3. Prepare and submit a report to the Director of Planning and 
Community Development that includes, but is not limited to, the 
following:  
A. Any description/survey information obtained under the second 

task. 
B. Any modifications to the vibration level limits based on building 

conditions, soil conditions, and planned demolition and 
construction methods to ensure that vibration levels would 
remain below the potential for damage at  418 North Fair Oaks 
Avenue, 411-415 North Raymond Avenue, 419 North Raymond 
Avenue, 431-435 North Raymond Avenue, and 443-447 North 
Raymond Avenue. 

C. Specific measures to be taken during construction to ensure the 
specified vibration level limits are not exceeded. 

D. A monitoring plan to be implemented during demolition and 
construction. The plan should include, but not be limited to, 



 

Mitigation Measure 
Mitigation 

Monitoring Timing 
Implementation 
Responsibility 

Enforcement 
Responsibility 

monitoring instrument specifications, instrument calibration 
certificates, list of exact monitoring locations, data collection 
protocol, alarming and alerting protocol, reporting protocol, and 
maintenance and service outage protocol. Any of the measures 
can be removed when no longer necessary to achieve the 
threshold of structure damage of 0.12 in/sec PPV at 411-415 
North Raymond Avenue, and 0.2 in/sec PPV at 418 North Fair 
Oaks Avenue, 419 North Raymond Avenue, 431-435 North 
Raymond Avenue, and 443-447 North Raymond Avenue 
(subject to any modification described under (c)3.B.). 

E. Examples of measures that may be specified for 
implementation during demolition or construction include, but 
are not limited to, the following:   
1. Prohibition of certain types of construction equipment.  
2. The requirement for lighter-tracked or wheeled equipment.  
3. Specifying demolition by non-impact methods, such as 

sawing concrete.  
4. Phasing operations to avoid simultaneous vibration 

sources. 
5. Installation of vibration-measuring devices to guide 

decision making for subsequent activities. Monitoring shall 
be conducted, at minimum, during all ground-disturbing 
significant impact construction activities (i.e., demolition, 
shoring excavation, and foundation work). Warning 
thresholds, as specified in the monitoring plan, shall be 
below the specified vibration limits to allow the Contractor 
to take the necessary steps to reduce vibration, including 
but not limited to halting/staggering concurrent activities, 
utilizing quieter or lower vibratory techniques, or reducing 
the speed or intensity of equipment. A monitoring record 
that documents all alarms and includes information 
regarding compliance with these vibration measures shall 
be provided to the City of Pasadena upon request. 

To the satisfaction of the City of Pasadena, in the unanticipated event of 

discovery of vibration‐caused damage, the Structural Engineer and the Project 
Historical Architect shall document any damage to the properties located at 418 
North Fair Oaks Avenue, 411-415 North Raymond Avenue, 419 North Raymond 
Avenue, 431-435 North Raymond Avenue, or 443-447 North Raymond Avenue 



 

Mitigation Measure 
Mitigation 

Monitoring Timing 
Implementation 
Responsibility 

Enforcement 
Responsibility 

caused by construction of the project and shall recommend necessary repairs. 
Until the conclusion of vibration causing activities, a report from the Structural 
Engineer or Project Historical Architect shall be submitted every 90 days to the 
City of Pasadena documenting the presence or absence of damage, and, if 
needed, the status of any required repairs. The Project Applicant shall be 

responsible for any repairs associated with vibration‐caused damage as a result 
of construction of the project. Any such repairs shall be undertaken and 
completed as required to conform to the Secretary of the Interior’s Standards for 
the Treatment of Historic Properties (36 Code of Federal Regulations 68), and 
shall apply the California Historical Building Code (California Code of 
Regulations, Title 24, Part 8) and other applicable codes. 
 

 



 

 

ATTACHMENT K 
FINAL INITIAL STUDY / MITIGATED NEGATIVE DECLARATION 

 
To view the Final Initial Study and Mitigated Negative Declaration, please visit: 

https://www.cityofpasadena.net/planning/planned-development-40/ 
  

https://www.cityofpasadena.net/planning/planned-development-40/
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1 Project Summary 

1.1 Introduction 
This Health Risk Assessment (HRA) presents the possible health effects associated with toxic air 

contaminant (TAC) emissions from vehicle traffic on Interstate Highway 210 (I-210) on the 444 

North Fair Oaks Avenue / 425 North Raymond Avenue Planned Development (PD) Project (the 

proposed Project), located at 444 North Fair Oaks Avenue in Pasadena, California (Parcel A) and at 

425 North Raymond Street in Pasadena, California (Parcel B). The HRA has been prepared for the 

City of Pasadena for the purpose of documenting the cancer risk and noncancer health hazards to 

future residents at the project site from exposure to local sources of TAC. The HRA has been 

prepared in accordance with California Office of Environmental Health Hazard Assessment 

(OEHHA) and South Coast Air Quality Management District (SCAQMD) guidance. 

1.2 Summary 
The proposed project involves construction of two, three- to five-story buildings with 199 

residential units on Parcel A and three, two- to three-story buildings with 7 residential units on 

Parcel B. The proposed project also includes construction of a two-level underground parking area. 

This HRA evaluates the cancer, chronic non-cancer, and acute non-cancer health risks for future 

site residents using localized air dispersion modeling of nearby I-210 traffic. Risk evaluation was 

based on SCAQMD health risk criteria for residences, detailed in Section 3.2, Evaluation Criteria. 

Health risks can occur from an individual’s exposure to TAC, which are generated and released into 

the air by a variety of sources, including fuel combustion in motor vehicles. The California Air 

Resources Board (CARB) develops TAC profiles that identify which TAC are present, and to what 

degree, in various emission sources. These profiles (speciation profiles) were used in the HRA 

(CARB 2021). In CARB’s 2005 Air Quality and Land Use Handbook: A Community Health Perspective, 

CARB recommends that local agencies avoid siting new sensitive land uses, such as residences, 

within 500 feet of high-traffic areas (including freeways), and identifies the TAC that constitute the 

greatest health risk from vehicular traffic activity (TAC of concern). Parcel A and Parcel B are 

located 275 and 325 feet respectively at their nearest point from the I-210 freeway. The TAC of 

concern include diesel particulate matter (DPM), which would result from diesel truck exhaust and 

typically contributes over to 95 percent of total traffic-related cancer risk, and benzene and 1,3-

butadiene, which would result from gasoline-fueled passenger vehicle exhaust (CARB 2005). 

Additional TAC resulting from both gasoline and diesel motor vehicle activity that were identified 

in CARB’s speciation profiles were also evaluated as part of this HRA. The Los Angeles Metro Gold 

Line operates approximately 1,100 feet at its closest point to the proposed project site. The light 

rail cars used on the Gold Line are electrically powered and would not present a substantial local 

source of TAC and thus were not evaluated in this HRA. 

Cancer risk is typically evaluated as the number of new cases of cancer that would be likely to occur 

due to exposure to local concentrations of carcinogenic TAC in a population of one million over the 

period of exposure. Thus, a risk of one in one million indicates that in a population of one million 

people exposed to a specific concentration of TAC, no more than one additional person would be 

expected to develop cancer as a result of the exposure. SCAQMD’s Risk Assessment Procedures for 
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Rules 1401, 1401.1, and 212 details the procedures to be followed for HRAs conducted within their 

jurisdiction and establishes an exposure period of 30 years for residential land use cancer risk. 

Caltrans highway and local ramp traffic data, CARB’s Emission Factor (EMFAC) on-road mobile 

emissions model, CARB speciation profiles, and the United States Environmental Protection Agency 

(USEPA) American Meteorological Society/Environmental Protection Agency Regulatory Model 

(AERMOD) dispersion model were used to estimate TAC concentrations at the proposed project 

site resulting from traffic activity on the I-210 freeway. These local concentrations then analyzed 

using CARB’s Hotspots Analysis and Reporting Program (HARP 2; version 19044) to evaluate the 

maximum exposed individual resident (MEIR) cancer risk at the project site over the 30-year 

residential exposure duration, as well as the chronic non-cancer health risk and acute non-cancer 

risk. Under full exposure, the MEIR cancer risk over a 30-year exposure period would be 48.8 in 

one million, which exceeds SCAQMD’s cancer risk criteria of 10 in one million. After accounting for 

the application of recommended minimum efficiency reporting value (MERV)-13 filtration for 

indoor air at the project site, the MEIR cancer risk over a 30-year exposure period would be 8.1 in 

one million, which is below SCAQMD’s cancer risk criteria. Chronic non-cancer and acute non-

cancer risks include effects like inflammation of the lungs or immune suppression or sensitization. 

Both chronic non-cancer and acute non-cancer risks would be below SCAQMD’s hazard index 

criteria of 1.0 for residents at the proposed project site. 
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2 Air Quality Background 

2.1 Local Climate and Meteorology 
The project site is located in the City of Pasadena within the South Coast Air Basin (SCAB or Basin), 

a 6,600-square mile basin encompassing all of Orange County, and the non-desert portions of Los 

Angeles, Riverside, and San Bernardino Counties, which is under the jurisdiction of SCAQMD. The 

regional climate of the Basin is characterized by warm summers and mild winters, with infrequent 

seasonal rainfall and moderate humidity. Emissions from a wide range of sources, including mobile 

sources (vehicular traffic from population centers), and stationary sources (commercial, 

residential, and industrial facilities), and the effects of local meteorological conditions influence the 

local air quality throughout the region. The health effects of emissions from mobile sources 

identified in the vicinity of the project site were evaluated in this HRA. 

Local meteorological conditions, including wind speed, wind direction, temperature, and rainfall, 

influence local air quality and an individual’s exposure to concentrations of TAC from nearby 

sources. The nearest identified representative meteorological station which provides AERMOD-

ready meteorological data was SCAQMD’s Central Los Angeles monitoring station, approximately 

12 miles from the project site. Local wind patterns, including average speeds and directions, are 

identified at this monitoring station are presented in Figure 1 below. 
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Source: SCAQMD 2021. 

Figure 1. SCAQMD Station #93134 (Central Los Angeles) 2010-2016 Wind Rose 
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2.2 Toxic Air Contaminants 
The USEPA regulates TAC from vehicles nationally through rules established under the Mobile 

Source Air Toxics (MSAT) program. The most recent national rule for control of air pollution from 

motor vehicles was the Tier 3 motor vehicle emission and fuel standards, finalized in March 2014. 

In California, emission standards have traditionally been more stringent than USEPA national 

requirements. The most recent regulatory actions in California are the low emission vehicle (LEV) 

III standards, adopted in January 2012 with a phase-in period of 2015 through 2025; Beginning in 

model year 2020, all new vehicles sold in California must be certified to LEV III standards. Under 

these standards, emissions of pollutants such as particulate matter with an aerodynamic diameter 

less than or equal to 10 microns (PM10) and non-methane organic gas (NMOG) are regulated, and 

thus so are the TAC compounds found in these primary pollutants. 

Nearly 200 compounds have been designated by CARB as TAC. The majority of estimated health 

risks from TAC can be attributed to relatively few compounds. The USEPA has identified nine air 

toxic compounds with mobile sources as the considerable contributors. These compounds are 1,3-

butadiene, acetaldehyde, acrolein, benzene, DPM, ethylbenzene, formaldehyde, naphthalene, and 

polycyclic organic matter, with DPM representing the most substantial risk contributor (Caltrans 

2021). 

2.3 Local Existing Health Risk Conditions 
SCAQMD has conducted four Multiple Air Toxics Exposure Studies (MATES), the most recent of 

which, MATES IV, was conducted in 2012-2013 with the final report being released in 2015. The 

study monitored and evaluated health risk levels throughout the SCAB. While the study does not 

provide land use development recommendations, it does serve as a benchmark from which to 

consider local health impacts in the region. The MATES IV study included ten fixed sites throughout 

the SCAB that monitored TAC levels once each day for one full year (SCAQMD 2015a). The nearest 

monitoring site to the project site was located at 228 West Palm Avenue in the City of Burbank, 

which is less than 10 miles from the project site. Local-scale mobile testing was also performed 

throughout the study. 

The MATES IV study data were analyzed to estimate carcinogenic risk throughout the region. Risk 

values are publicly available on SCAQMD’s website through the MATES IV Interactive Estimated 

Risk Map and reflect the combined contribution of all pollutant sources throughout the SCAB. As 

presented in Figure 2, the project site is located in an area where carcinogenic risk is estimated to 

be approximately 1,123.82 in one million. 
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Source: SCAQMD 2015b. 

Figure 2. SCAQMD MATES IV Estimated Risk Map 
 



 

3-1 

3 Impact Analysis 

3.1 Methodology 
Mobile source TAC associated with vehicle traffic on the I-210 within 500 feet of the project site 

were estimated from 2017 Caltrans freeway traffic data, CARB’s EMFAC20171 model for onroad 

mobile sources, CARB mobile source air toxic speciation factors, AERMOD dispersion modeling, 

and HARP 2 risk characterization. 

Caltrans develops traffic volumes for all vehicles on California state highways. The most recently 

available data were made available in Caltrans’ 2019 Traffic Census Program, which was used as a 

basis for traffic volumes in this analysis. Caltrans estimates traffic volumes at designated mile 

markers along California state highways. The mile markers nearest to the project site include the 

I-210 marker 24.06 (West Mountain Street), the I-210 marker 24.962 (the junction of routes 134 

and 710), and the I-210 marker 26.326 (North Lake Avenue) (Caltrans 2019). The traffic volumes 

for marker 24.962 were used in this analysis because it is the closest to the project site. Peak hourly 

traffic volumes were used for the analysis of short-term (acute non-cancer) hazards and annual 

average daily traffic volumes were used for the analysis of long-term (chronic non-cancer and 

cancer) hazards. Based on Caltrans traffic estimates, approximately 4.49 percent of traffic volumes 

on the I-210 near the project site would be from trucks (Caltrans 2019). Caltrans census data were 

also used as a basis for annual vehicle trips on nearby ramps for I-210 traffic. 

TAC emission rates were based on emission factors of PM10 and total organic gasses (TOG) from 

CARB’s EMFAC2017 model. Emission rates for the Los Angeles potion of the South Coast Air Basin 

in 20252 were aggregated by fuel type and weighted by vehicle miles traveled (VMT) using 

surrogate EMFAC vehicle categories to represent each Caltrans traffic category: EMFAC’s LDA, 

LDT1, LDT2, and MDV categories represented Caltrans’ non-trucks; EMFAC’s LHD1 and LHD2 

categories represented Caltrans’ 2 axle trucks; EMFAC’s T6 instate heavy, T6 instate small, T6 

Public, and T6TS categories represented Caltrans’ 3 axle trucks; and EMFAC’s T7 Public, T7 Single, 

T7 Tractor, and T7IS represented Caltrans’ 4+ axle trucks. Emission factors were further 

aggregated over typical highway speeds ranging from 50 to 65 miles per hour and weighted by 

EMFAC2017 regional VMT estimates. 

Hazards were evaluated across a 10-meter receptor grid covering the project site and at elevated 

locations corresponding to each floor of the future residential project structures, presented in 

Figure 3. AERMOD, version 191919, was used to calculate local concentrations of PM10 and TOG at 

these sensitive receptors. SCAQMD’s Central Los Angeles monitoring station meteorological data 

and United States Geological Survey (USGS) National Elevation Dataset (NED) 1/3 arc-seconds 

fidelity elevation data were used as representative local geography and meteorology for the project 

site. Local meteorological data, preprocessed and made publicly available by SCAQMD, are 

 

1 On January 15, 2021, CARB released EMFAC2021, an updated emissions model to the previous version, EMFAC2017. Since 
analysis had substantially completed for this project prior to the release of EMFAC2021, and because EMFAC2021 has not 
yet been approved for regulatory use in the state of California by the USEPA, EMFAC2017 factors were utilized throughout 
the HRA. 

2 Construction of the project is anticipated to be completed and open to residents by February 2025. 
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processed in a manner consistent with USEPA guidance for the processing of meteorological data 

and are approved for used in air dispersion modeling (SCAQMD 2021). Local elevation data was 

derived directly from USGS’s NED dataset and processed using AERMET version 191919 for the 

project vicinity. Traffic along the I-210 was modeled as a series of volume sources, consistent with 

USEPA guidance, and concentrations were modeled over 1-hour and annual averaging periods 

(USEPA 2015). Modeled concentrations of PM10 and TOG were then speciated to determine 

concentrations of individual TAC using the following CARB profiles for diesel and gasoline vehicle 

exhaust: 

▪ PM10 speciation profile 400, Gasoline Vehicles – Catalyst; 

▪ PM10 speciation profile 425, Diesel Vehicle Exhaust;  

▪ TOG speciation profile 818, Farm Equipment – Diesel – Light & Heavy; and 

▪ TOG speciation profile 2303, Gasoline – Catalyst – Stabilized Exhaust – E6 Summer (ARB 

VSP17) (CARB 2021). 

 

Figure 3. Modeled Receptors and I-210 Traffic Volume Sources 
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Since diesel exhaust has its own chronic non-cancer and carcinogenic toxicity values, which are 

evaluated using annual concentrations, diesel PM10 and TOG concentrations were not speciated 

into their constituent TAC for annual concentrations, but were instead used alongside other TAC 

concentrations as inputs to HARP 2. 

HARP 2 is a software suite developed by CARB to meet the programmatic requirements of the Air 

Toxics “Hot Spots” Program (AB 2588). HARP 2 incorporates the California OEHHA Air Toxic Hot 

Spots Program Risk Assessment Guidelines, updated in 2015. Early-life hazard potency factors, a 

tenfold adjustment factor for children under 2 and a threefold adjustment factor for children ages 

2 – 16, required under the OEHHA guidelines are incorporated in HARP 2 risk characterization 

(OEHHA 2015). One-hour and annual average TAC concentrations at each receptor are used as 

inputs to the HARP 2 model, which is in turn used to evaluate acute non-cancer, chronic non-cancer, 

and cancer risk at the given receptors. 

Exposure pathways are means by which a resident could become exposed to ambient TAC 

concentrations in the air. OEHHA guidance recommends evaluating four minimum exposure 

pathways when conducting an HRA in a residential context when multi-pathway pollutants are 

involved. These pathways include inhalation (the primary exposure pathway), soil, dermal, and 

mother’s milk. While not all TAC analyzed in this assessment are considered multi-pathway 

pollutants, certain TAC, such as naphthalene, a polycyclic aromatic hydrocarbon (PAH), are multi-

pathway pollutants capable of residential exposure through each of OEHHA’s required exposure 

pathways (OEHHA 2015). 

SCAQMD has established criteria for the evaluation of human health risk within the SCAB. These 

criteria evaluate the relative impact that a project might have on human health in the short and 

long term. Acute non-cancer health hazards are based on short term, 1-hour and sometimes 8-hour 

exposure durations and were evaluated using the “OEHHA Derived Method” option for risk 

calculation in HARP 2. Consistent with SCAQMD’s Risk Assessment Procedures for Rules 1401, 

1401.1, and 212 guidance, cancer risk for residential receptors is evaluated over a 30-year exposure 

duration using the “Risk Management Policy Using the Derived Method” risk calculation option in 

HARP 2 (SCAQMD 2017). Supporting calculations and HARP inputs and results are presented in 

Appendix A to this HRA. 

Cancer risk is also commonly assessed for 9-year exposure duration; however, since the 

recommended 30-year exposure duration subsumes the 9-year exposure risk, only the 30-year 

exposure duration was analyzed and presented. 

3.2 Evaluation Criteria 
OEHHA has developed reference exposure levels (RELs) for the purpose of evaluating the potential 

impacts of acute and chronic hazards. RELs are TAC concentrations below which exposure would 

not be expected to result in impacts to human health. Acute and chronic hazards are evaluated 

using a hazard index (HI), calculated as a TAC’s modeled concentration divided by its respective 

REL. Acute and chronic health hazards for each TAC effect specific target organ systems within the 

human body. For studies that evaluate exposure to multiple TAC, the HI for each TAC should be 

summed across target organ groups. SCAQMD has established risk criteria for both acute and 

chronic hazards, such that a total HI of one or lower indicates that the cumulative effects of TAC on 



Section 3 • Impact Analysis 

3-4 

an individual target organ systems would not be expected to result in adverse effects to human 

health (SCAQMD 2017). RELs are developed to be protective of the most vulnerable individuals in 

a population and are inherently conservative; therefore, no age-related adjustment factors are used 

for the evaluation of acute and chronic health hazards (OEHHA 2015). 

For cancer risk, SCAQMD’s criterion is an incremental increase of 10 new cases of cancer in a 

population of one million people (10 in one million). This threshold is consistent with OEHHA 

guidance and California Proposition 65’s carcinogen “no significant risk” level of no more than 1 

excess case of cancer in a population of 100,000 people (functionally equivalent to 10 cases in one 

million). 

3.3 Results 
Potential health risks were modeled at each of the receptor locations presented in Figure 3 and the 

MEIR risks are summarized in Table 1. 

Both acute non-cancer and chronic non-cancer health hazards were estimated to be below the 

SCAQMD HI criteria of 1 for the MEIR and all other residential receptors. Conservatism is built into 

in nearly all facets of an HRA, and hazard indices are developed to be protective, representing 

individuals of a population with the greatest risk for adverse effects. A value below the HI criteria 

of 1 indicates little to no risk for non-cancer health hazards for an individual. 

Cancer risk for the MEIR was estimated to reach 50.8 in one million, exceeding the SCAQMD cancer 

risk criteria of 10 in one million. DPM would be the primary contributor to carcinogenic risks, 

representing more than 99 percent of the MEIR risk. The analysis assumes that an individual is 

exposed to the modeled concentrations of TAC at the proposed project site at all hours of the day, 

every day, for the entire exposure duration, and conservatively assumes that indoor TAC 

concentrations would not be reduced by air filtration systems and would be the same as outdoor 

concentrations. Supporting documentation and detailed calculation assumptions and model inputs 

are presented in Appendix A to this HRA. 

Table 1. Health Risk Levels for Future Project Residents 

Exposure Category 
MEIR Cancer Risk 
(in one million) 

MEIR Acute Non-cancer 
Health Hazard 
(Hazard Index) 

MEIR Chronic Non-
cancer Health Hazard 

(Hazard Index)  

30-Year Resident 
(Third trimester through age 30) 1 50.8 0.02 0.03 

SCAQMD Health Risk Criteria 10 1 1 

Exceeds risk criteria? Yes No No 

Note: 
1. Risk is calculated using OEHHA Tier 1 methodology, assuming that residents ages 16 and under would be exposed to 

 outdoor air concentrations of TAC at all hours of the day, 365 days per year for the entirety of the exposure period. 

 

The assessment presented in Table 1 is considered a Tier 1 human health assessment under 

OEHHA guidance. The OEHHA guidance is designed to evaluate the effects of project-related TAC 

emissions on the surrounding environment. It relies on the most conservative assumptions to 

capture the greatest possible health risks across a variety of residential conditions, including those, 
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such as hospitals, where an individual may be incapable of leaving. However, OEHHA also provides 

guidance for Tier 2 assessments, which allow for project-specific modeling assumptions so long as 

those assumptions can be justified (OEHHA 2015). 

In the case of future residents of the project site, individuals would not spend all hours of the day, 

every day, for the entire exposure period at their residence. The USEPA’s Exposure Factors 

Handbook indicates that on average, an individual spends 5.5 hours each day away from their place 

of residence (USEPA 2011). This is consistent with the default Tier 2 fraction of time at home (FAH) 

values in HARP 2, which include variance in FAH based on a receptor’s age (weighting children 

under 2 years of age to have a higher FAH). Additionally, the Exposure Factors Handbook indicates 

that of the 18.5 hours that individuals spend at their residences, only 2.1 hours on average are 

spent outdoors, with the remaining 16.4 hours spent indoors (USEPA 2011). Further, it is unlikely 

that under real-world conditions that indoor TAC concentrations would be comparable to outdoor 

TAC concentrations. Although residents may open doors or windows and allow some exposure to 

outdoor air, heating, ventilation, and air conditioning (HVAC) systems common in residential 

apartment structures typically produce positive indoor pressure systems, resulting in the majority 

of air entering the structure to be through the HVAC system, not open doors or windows (CARB 

2017). As detailed in CARB’s technical advisory, Strategies to Reduce Air Pollution Exposure Near 

High-Volume Roadways, research has shown that both high efficiency filtration in HVAC systems 

and in portable air cleaners can effectively remove particles under most residential conditions. The 

advisory indicates that commonly implemented MERV-13 filtration systems are capable of 

removing more than 90 percent of particulates ranging from 1.0 to 10 microns, including DPM 

(CARB 2017). Therefore, the simplifying assumptions in the Tier 1 cancer risk analysis resulted in 

a calculated risk that was more than an order of magnitude higher than actual indoor risk, and 

more than half an order of magnitude higher than the more representative Tier 2 risk to future 

residents at the project site. While high efficiency filters have the potential to reduce HVAC system 

air flow, the MERV-13 and MERV-16 rated filters tested by CARB did not result in substantial issues 

for typical HVAC systems. Additionally, the use of deep pleated filters in lieu of standard MERV 

filters has also been shown to ameliorate reductions in air flow in HVAC systems outfitted with 

high efficiency air filters (CARB 2017). Use of MERV filtration systems to reduce indoor levels of 

DPM and other particulates for residential developments has been successfully implemented by 

multiple lead agencies in the region, including the City of Los Angeles, City of Irvine, City of 

Glendale, and the City of Pasadena. 

As detailed above, the carcinogenic health risk can be controlled through the implementation of 

high efficiency air filtering through the development’s HVAC system. MERV-13 filters would reduce 

DPM concentrations, responsible for 99 percent of modeled carcinogenic risk, to be reduced by 90 

percent, while higher rated MERV filters would result in further reductions. Based on guidance 

presented in CARB’s technical advisory, cancer risk for future residents at the project site can be 

reduced through: 

▪ The incorporation of forced air mechanical ventilation systems, outfitted with MERV-13 

rated high efficiency filters, on outside air intake ducts for all proposed residential units and 

the facing of such ducts away from the I-210 freeway when possible; 
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▪ The issuance of notifications to residents by brochure or other means at the time of the 

signing of the lease or prior of the need to keep doors and windows closed to ensure adequate 

fresh air filtration and the importance of proper filter maintenance; 

▪ The requirement for the property management company to be responsible for replacing 

HVAC filter screens in accordance with manufacturer recommendations; 

▪ The requirement for the property management company to provide portable air cleaning 

devices, appropriately sized and certified for residential use based on the dwelling unit size 

and outfitted with high-efficiency particulate air (HEPA) filter screens, for all units to further 

reduce exposure to particulate matter from open windows or during times when the HVAC 

system is not operating; and 

▪ The weatherproofing of windows or doors with caulking and weather-stripping rated to last 

at least 20 years. 

Compliance with these recommendations would result in further reduction of exposure to DPM 

from vehicle activity on the I-210 and would consequently result in a reduction in residential 

cancer risk. As presented in Table 2, with the application of MERV-13 filters to reduce DPM 

concentrations in indoor air and incorporation of CARB’s variable FAH factors, cancer risk would 

be reduced to 9.6 in one million, less than SCAQMD’s cancer risk criteria of 10 in one million. 

Table 2. Health Risk Levels for Future Project Residents w/ MERV-13 

Exposure Category 
MEIR Cancer Risk 
(in one million) 

MEIR Acute Non-cancer 
Health Hazard 
(Hazard Index) 

MEIR Chronic Non-
cancer Health Hazard 

(Hazard Index)  

30-Year Resident 
(Third trimester through age 30) 1 9.6 0.02 0.03 

SCAQMD Health Risk Criteria 10 1 1 

Exceeds risk criteria? No No No 

Note: 
1. Risk is calculated using OEHHA Tier 2 methodology, assuming application of CARB HARP2 Tier 2 FAH factors, 
 USEPA Exposure Factors Handbook time indoors assumptions, and a 90 percent reduction in indoor air DPM 
 concentrations due to the installation of MERV-13 high efficiency air filtration. 
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