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 PROPOSED FINDINGS FOR DENIAL OF ZONING MAP AMENDMENT 

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

 1. The proposed amendment is not in conformance with the goals, policies, or 
 objectives of the General Plan. 

 The proposed Project is located within the boundaries of the Fair Oaks/Orange 
 Grove Specific Plan (FGSP-C-3B) with a maximum density of 32 dwelling units 
 per acre (du/ac).  The purpose of the FGSP is to balance and optimize economic 
 development, historic preservation, and the maintenance of local community 
 culture, and to: 

 A.  Protect, support and preserve the surrounding residential neighborhoods 
 within the specific plan area by establishing appropriate land uses, 
 development standards, and design guidelines. 

 The General Plan land use designation for this site is from 0 to 87 du/ac. The 
 applicant is proposing 102 du/ac and a total of 206 dwelling units for the entire 
 proposed Project, including Parcel B, located on Raymond.  As proposed, the 
 Project is inconsistent with the land use designation and zonings for Parcel A. 

 Policy 4.13. Planned Developments. Incentivize high-quality, contextual, 
 architectural design in Planned Developments through a 
 discretionary process by allowing for an increase in the allowable 
 Floor Area Ratio for a project, not to exceed a total of 3.0 and an 
 increase in the allowable residential density not to exceed 87 
 dwelling units per acre. 

 Parcel A of the proposed Project is proposed to be at a density of 102 du/ac (206 
 units total) exceeding the density of the General Plan Land Use Element of 87 
 du/ac.  In order to approve a Planned Development exceeding that density a 
 project must be deemed contextual and of high quality.  The Design Commission 
 reviewed the proposed Project on May 10, 2022 and requested the applicant 
 “Pursue further study of the [proposed] projects contextually and respect of 
 existing conditions, and provide continuity of history and existing context”. 
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 Parcel B, meanwhile, is proposed to be at a density of 30 du/ac (seven units 
 total) exceeding the density of the General Plan Land Use Element of 
 Low-Medium Density Residential (RM-12 two units per parcel or 12 units per 
 acre).  The proposed Project includes seven units and replaces  the same 
 number of units existing on-site, which would be demolished.  The design on this 
 parcel was redesigned to respect the defining character of the neighborhood 
 which includes many craftsman residences. The accompanying PD Plan 
 specifies a maximum of seven dwelling units in Parcel B, which equates to 30 
 du/acre. The proposed density exceeds the prescribed by the General Plan Land 
 Use Element. 

 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. 

 As proposed the proposed Project is located on Fair Oaks Avenue and Villa 
 Street, North of the 210 Freeway and outside the boundaries of the Central 
 District and the urban core of the City.  The proposed site is too far away from the 
 Memorial Station to be considered a Transit Village.  Policy 4.5 provides that, “A 
 Transit Village in [c]ontext [is one that differentiates] the mix and development 
 intensities of the Transit Villages to reflect their setting, with the highest 
 intensities at Fillmore, Del Mar, Memorial Park and Lake Metro Gold Line 
 stations, moderate intensities at Sierra Madre Villa station and lowest intensities 
 at the Allen Avenue station.” 

 The proposed Project is located in and adjacent to low-scale single and 
 multi-family historic neighborhoods immediately adjacent, to the East, and within 
 one block to the West of the proposed Project site.  The area also includes small 
 commercial (medical and college campus  at one and two stories) as well as 
 small retail (Smart and Final) uses along Fair Oaks Avenue. As such this area 
 should be considered and treated with the same development and density 
 standards for any new projects proposed for North of the Sierra Madre Station 
 and North of Foothill Boulevard, which is a mix of low-scale commeridal 
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 (Hastings Ranch Shopping Center), two-story office buildings and immediately 
 adjacent to single family residential uses on the West side of Sierra Madre Villa. 

 Based on Policy 4.5 the proposed Project is inconsistent with the General Plan 
 Land Use Element and should be rejected. 

 Guiding Principle 2.  Pasadena’s historic resources will be preserved. Citywide, 
 new development will be in harmony with and enhance Pasadena’s 
 unique character and sense of place. New construction that could 
 affect the integrity of historic resources will be compatible with, and 
 differentiated from, the existing resource. 

 The proposed Project is not designed to be contextual with its immediate 
 neighborhood and, therefore, is not in harmony with and does not enhance 
 Pasadena’s unique character and sense of place. It would result in new 
 construction that would negatively affect the integrity of historic resources located 
 in adjacent and near-by districts and would not be compatible with the existing 
 resources. 

 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. 

 The existing site is a lumber yard and has many trucks entering the site daily and 
 therefore it would not be considered pedestrian friendly.  From that perspective 
 the proposed Project will increase pedestrian activity on the street, however, it 
 will not result in a safe, well-designed, accessible, or human-scale residential and 
 commercial area where people of all ages can live, work, and play. The proposed 
 Project does not meaningfully enhance the walkability of Fair Oaks Avenue or 
 Villa Street adjacent to Parcel A or otherwise in the neighborhood. Such areas 
 would include neighborhood parks, urban open spaces, and the equitable 
 distribution of public and private recreational facilities, which the proposed 
 Project does not do as it provides no meaningful amount of new public space and 
 does not otherwise support the equitable distribution of the new private 
 recreational facilities. 
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 Providing housing (consistent with its zoning designation) on this site would be 
 beneficial to the City, add to its sustainability, and contribute to enhancing the 
 viability and quality of life in this area.  However, as proposed this Project is out 
 of context and scale with the surrounding neighborhood. 

 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 proposed Project is a high-density development in an area that is not 
 intended for the type of intensities and densities proposed for areas close to the 
 Metro Gold Line (a.k.a. the L Line) such as the Memorial Park station as 
 referenced in General Plan Policy 4.5. 

 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 proposed Project is not located within the urban core of Pasadena, such as 
 the Central District nor is it considered close to a transit station as discussed 
 regarding the Del Mar, Fillmore, Lake Avenue and Memorial Stations.  The 
 proposed Project is  located adjacent to an historic single-family residential 
 neighborhood and small commercial, such as office, college campus, and other 
 retail. 

 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. 
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 The proposed Project’s urban form does not respond to its neighborhood context 
 in a way that contributes positively. The genesis of the design seeks to extend 
 the urban form and scale of Old Pasadena North across the 210 Freeway. This is 
 the inherent flaw in the design. An understanding of the scale and character of 
 the immediate neighborhood should guide urban design and architectural 
 expression of a project. Rather, the proposed Project seeks to establish a new 
 scale that is better suited to a more commercial district. 

 Policy 4.5 Transit Villages in Context.  Differentiate the mix and development of 
 intensities of the Transit Villages to reflect their setting with the 
 highest intensities at Filmore, Del Mar, Memorial Park and Lake 
 Metro Gold Line stations, moderate intensities at Sierra Madre Villa 
 station and lowest intensities at the Allen Avenue station. 

 The proposed Project is not located near the Fillmore, Del Mar, Memorial Park 
 nor Lake Avenue Metro Gold Line stations and therefore should not be 
 developed to the intensities of those areas but should be developed more 
 consistent with moderate intensities at the Sierra Madre Villa station which is 
 proposed at 32 units per acre directly across Foothill Boulevard from the light rail 
 station. 

 Policy 4.6 Neighborhood Villages. Support neighborhoods through the 
 intensification of development at major intersections serve as 
 centers  of neighborhood identity and activity.  Encourage the 
 clustering of community-oriented commercial services, housing, 
 and community gathering places with pedestrian-oriented amenities 
 that are accessible and walkable. 

 The proposed Project is more reflective of the urban design associated with the 
 Central District south of the 210 freeway.  Any project on this site should be 
 designed to reflect the community and the historical neighborhoods to which it is 
 adjacent and which form the the context of the site.  The General Plan defines 
 Neighborhood Villages as lower-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 designed as communal 
 places that are walkable from surrounding neighborhoods.  The proposed Project 
 is inconsistent with this goal. 

 Policy 4.11 Development that is Compatible.  Require that development 
 demonstrates a contextual relationship with neighboring structures 
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 and sites addressing such elements as building scale, massing, 
 orientation, setbacks, buffering, the arrangement of shared and 
 private open spaces, visibility, privacy, automobile and truck 
 access, impacts of noise and lighting, landscape quality 
 infrastructure and aesthetics. 

 At their May 10, 2022 meeting, the Design Commission concluded that the 
 architectural design of the proposed Project is contextual and of high quality. 
 However, the Commission at the same time added the following language: 
 “Pursue further study of the [proposed Project’s] contextually and respect of 
 existing conditions and provide continuity of history and existing context.”  Upon 
 further study by the Planning Commission, we do not find the proposed Project to 
 be contextual or respecting of existing conditions, nor does it provide continuity of 
 history or existing context. The Planning Commission does not find it possible to 
 find the proposed Project contextual and of a high quality design. 

 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 proposed Project is intended to replace an existing development consisting 
 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 existing use does not contribute to the vibrant 
 walkability of the area.  Nonetheless, the proposed Project is incompatible with 
 the concept of a Neighborhood Village, which because of its distance from and 
 characteristics is not compatible with the urban core  of the Central District.  Nor 
 is the proposed Project consistent with or contribute to the vitality of the historic 
 residential districts adjacent to and near the proposed Project site. 

 Goal 6.  Character and Scale of Pasadena.  A built environment that evolves 
 while maintaining Pasadena’s unique sense of place, character and 
 the urban fabric. 

 Pasadena has a long history of unique design including its historic 
 neighborhoods with craftsman homes built in the early part of the 20th century 
 and this neighborhood is reflective of that history.  Adjacent to the proposed 
 Project on the East side is the Raymond-Summit Historic District which includes 
 historic resources such as Greene and Greene buildings.  Meanwhile, on the 
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 West side of Fair Oaks is the New Fair Oaks Historic District, which also features 
 historic resources of the same period and others.  If the proposed Project is 
 approved it will negatively impact these districts and these historic resources and 
 any future development in the area. 

 Policy 6.1 Sense of Place and History.  Require new development and changes 
 to existing development to be located and designed to respect the 
 defining elements of Pasadena’s character and history such as its 
 grid street pattern, block scale, public realm, courtyards, paseos, 
 alleys, neighborhoods and districts, building massing and heights, 
 significant architecture, and relationship to the mountains and 
 Arroyo Seco. 

 The proposed Project does not reflect the neighborhood through its building 
 massing and height and does not respect the existing neighborhood fabric, as 
 discussed in further detail elsewhere herein. 

 Policy 6.2 Established Neighborhoods.  Preserve, protect, and enhance 
 established residential neighborhoods by providing appropriate 
 transitions between these and adjoining areas.  Require new 
 development to complement and respond to the existing physical 
 characteristics that contribute to the overall character and livability 
 of the neighborhood. 

 The proposed Project is more reflective of the development in the Central District 
 south of the 210 freeway and does not complement nor respond to the existing 
 physical characteristics that contribute to the overall character and livability of the 
 established residential  neighborhood nor low scale commercial located on Fair 
 Oaks Avenue. 

 Goal 7.  Architectural Design and Quality.  Encourage an architecturally 
 distinguished city with a diversity of building styles.  New 
 development will recognize this by supporting a variety of materials, 
 forms, and construction techniques while demonstrating contextual 
 relationship to its surroundings through traditional physical 
 concepts (orientation, scale, materials) and non-physical (cultural, 
 climatic, economic). 

 The proposed Project, at 206 units, is inconsistent in scale, design, and massing 
 with the surrounding low-scale historical residential neighborhood to its East as 
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 well as to the adjacent historic four-story Raymond Villa apartments.  Therefore, 
 as designed the proposed Project cannot be considered contextual to its 
 surrounding uses. 

 Policy 7.1 Architectural Quality.  Design each building as a high-quality, long term 
 addition to the City’s urban fabric; exterior design and building 
 material shall exhibit permanence and quality, minimize 
 maintenance concerns, and extend the life of the building. 

 The proposed Project is not located in the urban core of Pasadena and its 
 exterior design and building materials should reflect its location and not that of 
 the Central District. 

 Policy 7.3 Compatibility.  Require that new and adaptively  reused buildings are 
 designed to respect and complement the defining built form, 
 massing, scale, modulation and architectural detailing of their 
 contextual setting. 

 The proposed Project does not respect nor complement the defining built form, 
 massing, scale, modulation or architectural detailing of their contextual setting as 
 discussed by the last recommendation of the Design Commission which called 
 upon the Planning Commission to pursue further study of the very contextual 
 setting issues presented by this Policy. 

 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. 

 It is the goal of the Fair Oaks/Orange Grove Specific Plan to provide housing in 
 this area of the proposed Project site at a density that is contextual and 
 supportive of the existing neighborhood, which in the zoning code is 32 du/ac for 
 Parcel A and 12 du/ac for Parcel B. Yet, the proposed Project seeks to construct 
 at a density of 102 du/ac on Parcel A and 30 du/ac on Parcel B.  Accordingly, the 
 proposed Project is inconsistent with the principals of and does not promote the 
 Goal of desirable neighborhoods with a variety of housing types that are 
 desirable places to live, contribute to the quality of life, and are well maintained. 

 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 
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 plazas and open spaces in proximity to Metro Gold Line stations 
 capitalizing on their induced market demands and land values, 
 facilitating ridership, and reducing automobile use while increasing 
 walkability. 

 Policy 4.5 discusses Transit Villages in the context of their location where there is 
 a differentiation in intensity of uses at different light rail stations.  While some are 
 designated for high-intensity use, the Sierra Madre station, for example, is 
 located North of the 210 Freeway and North of Foothill Boulevard and designated 
 for development at moderate levels of up to 32 du/ac.  The proposed Project’s 
 site is consistent with the same characteristics (but at a much lower scale of 
 development and scale) of the Sierra Madre station which is also developed 
 adjacent to single-family residential and has low-scale retail development 
 (Hastings Ranch Center) with office and light industrial to the North of the center. 
 This proposed development is almost ½ mile from the Memorial Park station and 
 therefore should not be considered for a Transit Village. 

 2. The proposed amendment would be detrimental to the public interest, health, safety, 
 convenience, or general welfare of the City. 

 The proposed amendment would  reclassify the proposed Project site from 
 FGSP-C-3B and RM-12 to PD- 40 and facilitate the construction of a project that 
 is out of character and scale with the surrounding neighborhoods.  The proposed 
 Project is not located within the urban core of the City nor in the Central District 
 which along with the Del Mar, Lake Avenue, Fillmore and Memorial stations will 
 have the highest density of development while the Sierra Madre and Allen 
 stations will have moderate- (32 du/ac) and low-density development surrounding 
 them.  The proposed Project site is more consistent with the characteristics of the 
 Sierra Madre station, however, at a much lower density. The proposed Project is 
 not consistent with many Policies of the Land Use Element of the General Plan 
 and therefore can not be found consistent with that document.  Therefore, the 
 proposed Project would be detrimental to the public interest as it would impact 
 the existing fabric of the neighborhood and be detrimental to the public interest, 
 health, safety, convenience, and general welfare of the City. 
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