PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT
STAFF REPORT

DATE: MAY 13, 2025
TO: DESIGN COMMISSION
FROM: JENNIFER PAIGE, AICP, DIRECTOR, PLANNING & COMMUNITY

DEVELOPMENT DEPARTMENT
ADDRESS: 1364 E. GREEN STREET

SUBJECT: APPLICATION FOR PRELIMINARY CONSULTATION (DHP2025-00037)
NEW CONSTRUCTION OF A THREE-TO-FOUR-STORY RESEARCH AND
DEVELOPMENT BUILDING WITH 93,539 SQUARE FEET OF OFFICE AND
LABORATORY SPACE AND THREE LEVELS OF SUBTERRANEAN PARKING

Project Description:

This proposal is for the construction of a new three-to-four story research and development
building with 93,539 square feet of office and laboratory space above three levels of
subterranean parking for 280 spaces located at 1364 E. Green Street. The project is located at
the southeast corner of Green Street and Holliston Avenue and is comprised of three adjoining
lots totaling 41,573 square feet. The site was developed in 1997 with a surface parking lot and
lighting which are proposed to be demolished. There are no trees located on the project site.
Since there is only a parking lot and no existing buildings are located on site, a Historic
Resource Evaluation is not required.

The surrounding context includes a variety of multi-family residential, religious and educational
buildings ranging from one- to three-stories with varying construction dates and architectural
styles. The immediate adjacencies include a surface parking lot and Hill Avenue Branch Library
to the north, Pasadena City College (PCC) Child Development Center to the west, and St. Philip
the Apostle Church to the south and east. The project site is also uniquely situated to Pasadena
City College and Caltech which are located directly one-half block east and two blocks south of
the site, respectively. Nearby designated historic resources include:

o Hill Avenue Branch Library (1925, Marston, Van Pelt and Maybury) at 55 S. Hill Avenue.
Commercial Vernacular masonry buildings (1929, Pacific Steel Building Co.) at 1271 and
1275 E. Green Street.

¢ Howard Motor Company Building (1927, Austin Co. of California) at 1283 E. Colorado
Boulevard.

e Foothill Blvd. Milestone marker (Mile 11) (1906, Highway Commission of Los Angeles
County) at 1304 E. Colorado Boulevard.

e Holliston Ave Methodist Church (1900, John C. Austin Bennett and Haskell) at 1305 E.
Colorado Boulevard.
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¢ Rose Villa-Oakdale Landmark District located two blocks southeast of the project site

The site is zoned EC-MU-N (East Colorado Boulevard Specific Plan, Mixed-Use Core) and
borders the PS public and semi-public zoning district along the site’s southern property line.

The proposed 93,539 square-foot building and its rectangular footprint will cover the majority of
the site with the exception of landscaped setbacks of approximately eight feet along East Green
Street and 10 feet along South Holliston Avenue. Along the interior property lines, the building
will be set back 23 feet and 20 feet, respectively, to accommodate two driveways that will
provide access to the underground tenant/visitor parking and loading area which are located at
the northeast and southwest corners of the site. Additional relief from the property lines is
created by the articulated facades to create a defined entry along East Green Street and semi-
private/public open spaces along South Holliston Avenue that are recessed similarly in size and
location as the building entry. However, the subterranean parking levels will extend to all
property lines. While there are no trees along the East Green Street frontage, there are four
street trees located in the parkway along South Holliston Avenue, that include two palm trees
and two cedar trees; the application does not indicate the proposed disposition of these trees.
The proposed entry has direct access from the public right-of-way and opens to a lobby that
connects to a centralized elevator and stairwell area that serves as the building core and vertical
circulation to all levels. As proposed, the site design takes into account the project’s corner site
by allowing the building to have a strong orientation to both street frontages.

The proposed building is designed to accommodate multiple tenants with flexible floor plans on
three-and-four levels that can be easily configured to create offices and laboratory space to fit
the needs of each tenant. By design, the first floor provides the least amount of leasable space
due to square footages that are dedicated to common areas that service the entire building and
back of house features such loading zone, bicycle storage, and a logistic room; whereas the
second and third floors are stacked with identical floor plates and offer the greatest square
footage of leasable space. The fourth floor also has reduced office/laboratory space due to a
sizeable open outdoor terrace that overlooks East Green Street. At about 1,871 square feet, this
is the building’s primary common outdoor space. There is also approximately 748 square feet of
publicly accessible open space located on the ground floor within the landscaped setback areas
fronting the streets. On the roof, an area for rooftop equipment is identified that will be enclosed
and pulled from the edge of the facades. Similarly, within the three subterranean parking levels,
280 parking spaces for tenants and visitors will be provided along with mechanical, electrical,
and transformer rooms. As mentioned above, a central core serving as the building vertical
circulation with a bank of elevators and stairwells are strategically located in the middle of the
building serving all floors and underground parking.

The building is designed in a contemporary style with a simple rectilinear form, clean lines, and
repeated floor plate on the first three levels. The fourth floor is pulled back from East Green
Street (north elevation) to create an outdoor terrace that extends across the facade resulting in
a stepped massing. The building terminates in a flat roof design. The proposed design is
inspired by a number of design precedents of the same style and is consistent within the
immediate and larger context due to its proximity to East Colorado Boulevard, PCC, and
Caltech and similar newer and older commercial, office, and institutional buildings of various
architectural styles. The facades are expressed both horizontally and vertically by way of
plastered banding that delineates each floor and vertically by the upright proportion of the floor-
to-ceiling glazing arranged in a repeated fenestration pattern that is recessed within a plaster



Design Commission

Preliminary Consultation — 1364 E. Green Street
May 13, 2025

Page 3 of 8

frame. The simple material palette of primarily storefront glazing system and plaster coupled
with their consistent application and arrangement/pattern further communicates and strengthens
the simple and transparent design. The design also expresses a clear base created by a taller
floor-to-ceiling height of the ground floor. The second to fourth floors maintain the same floor
plate height with the second and third floors expressing the middle section of the building. The
top section (fourth floor) of the building is not easily discernible due to the same design
treatment, height, and materiality as the floors below, but the retracted north facade and
extended overhang supported by columns are design elements that differentiate this floor from
the rest of the building. The building’s primary and only entrance is proposed along East Green
Street, recessed and set within a vertical break midway through the facade. This vertical recess
extends to the third floor, but a separate and lower canopy is introduced at the ground floor to
further define the entry while also creating a feature that appears more welcoming at a human
scale. A similar break is introduced on the South Holliston Avenue (west) midway through the
facade. This treatment interrupts the facade and, similar to the entry design, facilitates an
appropriate mass and scale of the building and achieves a more friendly gesture along the
pedestrian realm. The designs of the east and south elevations are interrupted by the driveway
access to the subterranean parking and loading zone, respectively, which breaks the repetition
of these facades at the ground level. Additionally, the stepped fourth floor, wide setbacks along
the east and south property line, and transparent quality of the design help the building achieve
a sensible mass while also providing an appropriate buffer to the existing and adjoining
developments.

Applicable Design Guidelines:

¢ Design-Related Goals and Policies in the Land Use Element of the General Plan.
o Design-Related Goals and Policies in the 2022 East Colorado Boulevard Specific Plan.
e Design Guidelines for Neighborhood Commercial and Multi-family Residential Districts.

Previous/Existing Applications:

e Predevelopment Plan Review (PPR). A PPR comment letter was provided to the
applicant on January 27, 2025.

Approvals Needed/Project Scheduling:

e Concept and Final Design Review (Design Commission)
e Building Permits (Building Staff)

CEQA Clearance:

This is preliminary consultation regarding design review and is not subject to the California
Environmental Quality Act (CEQA).

Staff Observations:
Applicable Design Guidelines:

The following design guidelines are applicable to the project and should guide further
development and study of the project as it moves forward in the design review process:
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Design-Related Policies in the Land Use Element of the General Plan:

4.10:

4.11:

7.1:

7.2:

7.3:

10.7:

23.3:

25.4:

Locate and design buildings to relate to and frame major public streets, open spaces,
and cityscape. New development at intersections should consider any number of corner
treatments, and should balance safety and accessibility concerns with the vision of the
area and the need for buildings to engage the street and create a distinct urban edge.

Require that development demonstrates a contextual relationship with neighboring
structures 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.

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

Allow for the development of a diversity of buildings styles. Support innovative and
creative design solutions to issues related to context and environmental sustainability.

Require that new and adaptively re-used buildings are designed to respect and
complement the defining built form, massing, scale, modulation, and architectural
detailing of their contextual setting.

Encourage sustainable practices for landscape materials, landscape design, and land
development.

Provide appropriate setbacks, consistent with the surrounding neighborhood, along the
street frontage and, where there are setbacks, ensure adequate landscaping is provided.

Require that new development protect community character by providing architecture,
landscaping, and urban design of equal or greater quality than existing and by
respecting the architectural character and scale of adjacent buildings.

East Colorado Boulevard Specific Plan:

Goal 1: A public realm, including sidewalks, paseos, plazas, and pocket parks, that are safe and

accessible to the general public and contribute to the ECSP area’s overall identity and
sense of place.

Policy: 1.c: Enhanced Storefronts. Promote enhanced storefronts that engage the public
realm with street-oriented entrances, modulated facades, and pedestrian amenities in
the public realm.

Goal 5: Complementary building forms that fit the scale of the neighborhood and support
a vibrant, walkable district.

Policy 5.a: Architectural Diversity. Allow for a range of architectural styles and forms that
provide visual interest and quality design through massing and facade standards.
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Policy 5.b: Scaled Transitions. Provide upper floor stepbacks where new development is
adjacent to lower density residential districts.

Goal 6: Ample access to open space for both passive and active enjoyment.

Policy 6.b: Commercial Open Space. Require large nonresidential or mixed-use projects
to provide open space for residents, employees, and visitors.

Policy 6.c: Quality Design. Introduce open space design standards meant to create
usable and functional open space for residents, employees, and visitors alike.

Policy 6.d: Urban Greening. Use all open space areas to further environmental goals —
such as carbon sequestration and reducing the urban heat island effect — through tree
planting, stormwater capture, and native landscaping.

Goal 14: A commercial corridor supported by a mix of uses and housing opportunities

connected by an enhanced public realm.

Policy 14.c: Pedestrian-Oriented Design. Balance the needs of auto-oriented uses with
the desire for a walkable neighborhood character and enhanced pedestrian mobility by
requiring pedestrian-oriented site design and features.

Policy 14.d: Lower-Scale Character. Maintain character to reflect existing form and
strengthen neighborhood identity.

Design Guidelines for Neighborhood Commercial and Multi-family Residential Districts:

2.2 Activating the street. New multi-family and mixed-use buildings should be designed
with frontages that activate the street by providing direct access to their ground floor
dwellings and commercial spaces.

5.1: Provide well-marked, articulated building entrances oriented to streets and public
space.

11.1 All buildings should incorporate: A full array of architectural elements associated
with their chosen style; the compositional, structural, and constructional logic associated
with that style; and the material logic associated with that style.

11.2 The style of a new building should be clear and consistent, whether traditional or
contemporary. Hybrid projects are discouraged.

11.4 Contemporary architecture. Buildings designed in contemporary styles may adhere
to a set of rules that is established and followed through by the designer. The design
strategy must be described in conformance with Appendix A3 (Preliminary Review).

13. The means and methods of construction of new buildings should contribute to their
durability, usefulness, and compatibility.
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14.1 Details. Window and door assemblies should be chosen that conform to the
precedents of traditional styles or the intentions of contemporary design in terms of
material, dimension, and detalil.

14.3 Configurations. The orientation and proportion of openings should be consistent
with the architectural language chosen for a project. Openings should relate to one
another according to a clear system of composition and structure.

18 Landscape and hardscape. Landscape and hardscape should enhance the character
of new buildings, address the Pasadena climate, and facilitate sustainable water use and
drainage strategies.

18.1 Compatibility. Landscape and hardscape design should be compatible with the
chosen architectural style of a building.

Potential Design Issues:

Study how the massing and architectural character of the development is compatible
with the immediate context and the architectural character and legacy of Pasadena.
With exception of the design treatment for the entrance, openings for driveway and
loading zone and stepped north fagcade of the fourth floor, the facades appear rigid and
repetitious, particularly the east and south elevations, which adjoin existing and lower
scale developments. Consider if it would be more beneficial to step the fourth floor
along the southern edge, similar to the front East Green Street facade, to create
additional relief to the adjoining building by offsetting the mass (and height) away from
the property line.

Restudy the fourth floor and how it could be further differentiated to clearly appear as the
top section or termination of the building consistent with the differentiated base and
middle sections.

Further study the design of the two driveways relating to usability and circulation
particularly at the southeast junction where they intersect and how that would impact the
design. Also consider if it is more beneficial to consolidate the driveway approach into
one and to a single location.

Carefully consider and minimize the height of the rooftop mechanical screen to the
degree possible to avoid the appearance of a fifth floor or unnecessary height. The
screening material should be carefully considered to serve as an effective screen while
also being high quality, and complementary to the building’s design and material palette.

Ensure that the communal open spaces for the project are programmed and include
amenities that will allow for their active use and appeal to different users. Similarly, the
publicly accessible open spaces at the ground floor should also be adequately
programmed and/or provided with seating or benches.

The proposed project should carefully consider its site landscaping both at the ground
and roof terrace, public and common outdoor spaces, and hardscape design as an
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opportunity to enhance the site and building design, while also highlighting important
building features as well as create an attractive, inviting and usable outdoor spaces for
employees, visitors and the public. The landscape on the ground floor should facilitate
safe and attractive paths of travel while creating a seamless transition between the
public and private realm at the sidewalk edge.

e Early consideration of the building materials should be studied by the design team to
ensure the design incorporates a variety of high quality and durable materials along with
an attractive color palette. Materials and colors should be carefully employed and in
areas of the facades that will strengthen the architectural concept and achieve a
cohesive design throughout the building while also helping minimize the appearance of
unresolved mass. Materials should be employed to achieve a differentiated base that
anchors the building to the site, such as materials that appear heavier and/or darker.
Additionally, exterior finishes should not be reflective and changes in materials and
colors should not create in-plane transitions, but terminate or wrap at/along the inside
corner or similar natural stopping points.

e Study the design of the parking structure to ensure it does not impact the existing street
trees along South Holliston Avenue. Work with staff in the Department of Public Works
to determine appropriate methods to ensure public tree protection. Any public tree
removals that may be proposed shall require review by the Urban Forestry Advisory
Committee and approval by the City Manager.
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Project Scheduling/Sequencing:

Building Permits.

Prepared by:

L,

Rathar Duong
Senior Planner

Attachments:

A. Current Planning (Zoning) Compliance Matrix
B. Applicant Submittal Package

Concept and Final Design Review by the Design Commission.

Respectfully Submitted,

N

..EJ,'_,

Jennifer Paige, AICP
Director of Planning & Community Development
Department

Reviewed by:

(’Mi// o

Kevin Johnson
Principal Planner



