
 
 

 
PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

 

DATE:  MAY 26, 2026 

TO:  DESIGN COMMISSION 

FROM: JASON MIKAELIAN, AICP, ACTING DIRECTOR, PLANNING & COMMUNITY 
DEVELOPMENT DEPARTMENT 

ADDRESS: 1045 & 1055 LOCUST STREET 
 
SUBJECT: APPLICATION FOR PRELIMINARY CONSULTATION (DHP2025-00181) 

NEW CONSTRUCTION OF A 57,123 SQUARE-FOOT FOUR-STORY MULTI-
FAMILY BUILDING WITH 40 RESIDENTIAL UNITS AND 60 PARTIALLY 
SUBTERRANEAN PARKING SPACES 
 

 

Project Description:  

This proposal is for the construction of a new four-story, approximately 57,123-square-foot 
multi-family residential project with 40 units, including six affordable units and 60 parking spaces 
in a partially subterranean garage at 1045 & 1055 Locust Street. The site is comprised of two 
double frontage lots situated on the north side of Locust Street, between North Catalina Avenue 
and North Wilson Avenue, totaling 27,259 square feet (0.62 acres) in size. The site maintains 
frontage on Locust Street and Corson Street, immediately adjacent to the 210 freeway.  The site 
is currently developed with two single-family residences constructed ca. 1922 and 1939 which 
are proposed to be demolished.  There are also five trees on the site, four of which are 
proposed to be removed.  Three of the trees to be removed are protected under the Tree 
Protection Ordinance (tree #2, a Chinese Elm (Ulmus Parvifolia) with a dbh of 27-inches; tree 
#4, a Coast Live Oak (Quercus Agrifolia) with a dbh of 12-inches; and tree #6, a Coast Live Oak 
(Quercus Agrifolia) with a dbh of 23-inches).  
 
Surrounding properties include mostly single- and multi-family residential buildings ranging 
between one and two stories in height. The 210 freeway is immediately adjacent to the site 
frontage along Corson Street. There are no nearby designated historic resources. The site is 
within the RM-32 (multi-family residential, City of Gardens, 32 units per acre) Zoning District and 
is therefore not subject to compliance with the Objective Design Standards. A Historic Resource 
Evaluation is required to evaluate the buildings on the project site to determine eligibility for 
landmark designation.  
 
The project proposes to combine the subject two lots and develop a four-story building, in a U-
shape, that will be sited primarily on the west, east and north sides of the site. The main garden 
is situated in the middle of the site with pedestrian access to the garden and units from Locust 
Street. Vehicular access to the subterranean parking is located on the south side of the site, 
accessed from Locust Street. No vehicular or pedestrian access is proposed from Corson 
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Street. The building will maintain a five-foot to 13-foot setback at the east side, a ten-foot 
setback at the north, along the Corson Street frontage, and a ten-foot setback at the west side. 
At the Locust Street frontage, a 20-foot setback is proposed. The east side of the site, towards 
the rear, maintains a larger setback for a portion of the building for the protection of an existing 
protected Coast Live Oak tree that is to remain.  
 
The ground floor units and amenity spaces maintain access directly from either the Locust 
Street (front-facing units) or from the main garden. Units at the upper floors are accessed 
through enclosed corridors/walkways. Elevators are located at the north end of the main garden. 
The project is designed to comply with the City’s multi-family residential (“City of Gardens”) 
development standards with residential units lining a central courtyard, visible from Locust 
Street through a break in the building at the front.  
 
The project is utilizing State Density Bonus Law (SDBL), which, in this instance, allows up to 
50% density bonus while providing 15% (3 units) very low-income units and 15% (3 units) 
moderate income units. The base number of units allowed is 20 and the project proposes 20 
density bonus units, for a total of 40 units.  Further, pursuant to SDBL, the project is eligible for 
three concessions and waivers and will be requesting three concessions and three waivers as 
follows: 
 
Concessions:  

• To provide a front setback at Locust Street of 20-feet, 7-inches; where the Zoning Code 
requires 34-feet, 8-inches. 

• To provide a front setback at Corson Street of 9-feet, 3-inches; where the Zoning Code 
requires 99-feet, 8-inches. 

• To providing no setback from the side property lines for the partially subterranean 
parking structure; where the Zoning Code requires a five-foot setback. 

 
Waivers: 

• To provide a four-story building, these standards related to height need to be waived: 
o To provide a height of 44-feet within the front 60% of Locust Street and a height 

of 37-feet within the front 60% of Corson Street, where 24 ft is the maximum at 
both; 

o To provide four stories, where the maximum number of stories allowed within 75 
feet of each frontage is two; and  

o To not provide a setback at the garden rectangle for the third and fourth stories, 
where a five-foot setback is required. 

• To not provide canopy trees extending down to natural soil, in the main garden, where 
the Zoning Code requires four; and 

• To provide 41.6% front yard paving (driveway and walkway), where maximum allowed 
by the Zoning Code is 30%. 

 
Additional Zoning Code Standards that will need to be addressed are identified and described in 
detail in Attachment A include, but may not be limited to: 
 

• Building Separation – Code Section 17.22.070.D 

• Building Design – Massing: Code Section 17.22.070.E 

• Building Design – Street Orientation: Code Section 17.22.070.E.5.a & b 



Design Commission 
Preliminary Consultation – 1045 & 1055 Locust Street 
May 26, 2026 
Page 3 of 7 
 
Staff has included a comment requiring additional information and justification of the requested 
concessions and waivers be submitted for review during Concept Design Review. Since the site 
is located within one-half mile of major transit, and pursuant to Government Code Section 
65863.2 (AB2097), the City shall not impose or enforce minimum automobile parking on the 
proposed development. Where parking is proposed voluntarily, spaces shall comply with 
applicable requirements of the Zoning Code. The project proposes 60 parking spaces, where 
the Zoning Code requires 61.    
 
The building is designed in a contemporary style with flat roofs, repeating projecting and 
recessed building volumes, stacked punched openings, projecting frame elements and 
balconies, exterior materials including fiber-cement siding and stucco in multiple colors and 
general lack of applied ornament or detail. 
 
Applicable Design Guidelines: 
 

• Design-Related Goals and Policies in the Land Use Element of the General Plan 

• Design Guidelines for Neighborhood Commercial and Multi-family Residential Districts 
 
Approvals Needed/Project Scheduling: 
 

• Concept and Final Design Review (Design Commission) 

• 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: 

Design-Related Policies in the Land Use Element of the General Plan: 

4.10:  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. 

4.11: 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.  
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7.1:  Design each building as a high-quality, long term addition to the City’s urban fabric; 

exterior design and buildings material shall exhibit permanence and quality, minimize 
maintenance concerns, and extend the life of the building.  

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

7.3:  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. 

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

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

25.4:  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. 

 

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

• 1.1: Relationship to Public Realm. Buildings should be oriented to positively define and 
frame adjacent public streets, and/or public or common spaces, while promoting the 
collective form of neighborhoods by: 

o Matching or complementing adjacent building setbacks; 

o Matching or complementing adjacent building heights and massing;  

o Completing the streetscape pattern of the street they front.  

• 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. 

• 4.2: Windows and doorways should be designed to reflect the character and size of the 
rooms to which they belong.  

• 7.2: Side and rear elevations. The rear and/or side elevations of new buildings that are 
visible from the public realm should be designed with equal care and quality as the front 
or principal façade.   

• 8.1: Entrances into buildings. New buildings should be entered directly and prominently 
from the street through a lobby, or indirectly through a covered or uncovered passage. 
Entrance ways and doorways should be clearly identifiable as prominent points of 
access into buildings and their form should dominate all other openings.  

• 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.  

• 11.4: 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 
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described in conformance with Appendices A1 and A3 (Architectural Basics and 
Preliminary Review, respectively).  

• 12.4: Building masses and building facades should be designed with simple, harmonious 
proportions.  Arbitrary proportions should be avoided. All architectural elements 
(porches, balconies, canopies, door, window, etc.) should relate stylistically and 
proportionally to one another. 

• 13.2: Authentic materials are encouraged. Faux or fake materials are discouraged. New 
materials (such as architectural composite panels) should not imitate other materials, but 
should reflect their own identity. 

• 13.3: Synthetic materials. The use of synthetic materials is discouraged unless they can 
be shown to display an ability to age in a manner similar to or superior to the natural 
material they replace.  

• 13.5: Multiple materials. Two or more wall materials may be combined on one façade, 
but should be located one above the other with lighter materials above more substantial 
materials (e.g., wood above stucco or masonry, or stucco above masonry). 

• 13.6 Exposed wood should be finished in a manner that minimizes maintenance and 
promotes its longevity. 

• 14.2: Window and door assemblies should be chosen that conform to the precedents of 
traditional styles or the intentions of contemporary designs in terms of material, 
dimension, and detail. 

• 16.2: Courtyards and forecourts should provide design elements such as seating areas, 
fountains, and/or outdoor fireplaces to encourage their use as outdoor rooms or 
gathering places. 

• 16.6: Opening to street. Courtyards should be visible to people passing by on the street 
(even though the latter may not have access to the courtyard). The opening from the 
street to the courtyard may be either gated or completely open to the street but should 
be unobstructed by garden walls or other solid elements that impede the views into and 
out of the courtyard.  

• 16.8: Paving materials should be consistent with the architectural language of the 
building. Unit pavers are preferred over stamped concrete. 

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

 

Potential Design Issues: 

• For Concept Design Review, provide justification for the requested waivers to 
demonstrate how compliance with the standards would physically preclude the 
construction of the project at the permitted density and with permitted concessions.  In 
particular, it is unclear how planting four canopy trees in the main garden would preclude 
development of the project.  The applicant should consider reducing parking as allowed 
through SDBL in order to provide tree wells and canopy trees in the main garden. 
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• Create meaningful but simple modulation and articulation of the massing throughout that 
responds to the surrounding context. In particular, the sides and rear elevations appear 
massive and unarticulated and should be broken up in a manner that responds to the 
character of the neighborhood as much as possible.   
 

• Consider the variety of materials and colors and their adjacencies to ensure a logical 
application and appropriate transitions at inside corners rather than coplanar.  
 

• Explore ways to ensure cohesive treatments at all facades that provide simplicity, depth, 
and a connection to the context, particularly to avoid overwhelming adjacent lower scale 
development. 
 

• Consider the building’s siting and the main garden’s relationship to the public right-of-
way on both frontages. The design should provide a strong visual connection between 
the main garden and both public rights-of-way that enhances the pedestrian experience 
from within and from outside. In particular, views from the public rights-of-way into the 
main garden should be more direct and unobstructed. 

 

• The enclosed circulation corridors at the outer edges of the building should be further 
studied to maximize the units’ access to light and air, which may warrant a variation in 
unit plans and/or types, creation of open-air circulation zones, or provision of additional 
variety in the means of accessing units. Ensure that façade treatments on the sides and 
rear of the building relate to the interior programming of the building. 
 

• Units at the ground floor that front Locust Street should be articulated as primary 
entrances rather than secondary/patio access points. 

 

• Study how the massing and architectural character of the development is compatible 
with the surrounding context and the architectural character and legacy of Pasadena. 
The proposed contemporary design should continue to draw influence from the 
surrounding lower scale context to ensure compatibility and to help balance the 
development’s massing within the context. 

 

• Study the secondary frontage along Corson Street to activate the street frontage while 
also providing secondary access to the development. 

 

• Ensure that the communal open spaces for the project include amenities that will allow 
for their active use by the residents of the project. 
 

• Ensure that the residential portion of the project includes the required Pasadena Building 
Elements and Craftsmanship Element, identified in the plans submitted for Concept 
Design Review. 

 
Project Scheduling/Sequencing: 
 

• Concept and Final Design Review by the Design Commission 

• Building Permits 
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 Respectfully Submitted, 

 
 
______________________________  
Jason Mikaelian, AICP 
Acting Director of Planning & Community 
Development Department 
 

Prepared by: 
 

 
________________________ 
Stephanie Cisneros  
Senior Planner 

Reviewed by: 
 

 
________________________ 
Kevin Johnson 
Principal Planner 
 

Attachments: 

A. Current Planning (Zoning) compliance matrix 
B. Applicant submittal package  
  

 


