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3.0 LAND USE STRATEGY AND URBAN
DESIGN CONCEPT

3.1 The East Pasadena Vision
3.1.1 General Plan

The Land Use and Mobility Elements of the General Plan were
adopted by the City Council in May 1994, As an
implementation strategy, the General Plan Land Use Element
included the development of seven specific plans.
Pasadena Specific Plan was one of the specific plans to be
developed From the goals, policies and objectives contained
in the General Plan comes the city’s vision for the specific plan
area and the underlying assumptions used in developing the
East Pasadena Specific Plan.

The General Plan defines the direction of future development
of the East Pasadena Specific Plan as follows:

The specific plan will jfocus on providing additional
employment opportunities for the City by facilitating expansion
of existing businesses and development of new businesses. It
consists of industrial and retail areas on both side of the 210
Freeway. The three areas, which comprise the specific plan,

-are described below:

dl. East Foothill Industrial District

In this area, the Specific Plan will encourage the area’s -

continued use as an industrial district with moderate amounts
of additional office and commercial development. The Specific
Plan will facilitate transit-oriented development near the pro-

The East -

_neighborhood and

posed light rail station at Sierra Madre Villa and the 210
Jreeway. The completed San Gabriel Redevelopment Project
Area is within the boundaries of this subarea.

Total New Housing Units = 0
Total New Non-Residential Square Footage = 890,000

Industrial = 700,000 SF
General Commercial = 140,000 SF
Institutional (including childcare) = 50,000 SF

d2. Foothill, Rosemedd, Sierra Madre Villa

In this area, the Specific -Plan will encourage additional
industrial and office development with a limited amount of
supporting retail/commercial development.  Childcare to
support employees should be encouraged. The use of the
Pasadena Unified School District’s property on Foothill
Boulevard (formerly the Continuation School) for either
institutional/educational or commercial/industrial use will be
encouraged. The adjacent city-owned property to the east,
which is not deed-restricted for open space and the Edison
right-of-way, could be used as parking to support the
development of the PUSD property.

During the Specific Plan process this area may be considered

~ Jor retail development such as discount stores with a

conditional use permit. Traffic impacts on the surrounding
the feasibility of indusirial and
environmental park uses will also be addressed during the

3-1
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specific plan process. Until completion of the Specific Plan,
discount retail/big box will not be considered in this area.

- Transit-oriented development will be encouraged around the

~ proposed light rail station at Sierra Madre Villa and the 21 0

Jreeway.

Moanufacturing and offices are encouraged in the Foothill,
Rosemead, and Sierra Madre Villa Boulevard area and
protecting the existing industrial uses in the area. An
environmental park may be established in this area. An
environmental park is a specialized type of Business Park,
which focuses on land uses, which are intended to provide for
the development of products and technologies to improve the
quality of the environment. During the development of the
Specific Plan, incentives to encourage environmental park uses
will be identified. The range of uses permitted in an
environmental park would include research and development,
light manufacturing, and engineering laboratories. Supportive
uses. such as professional  offices, small scale eating
establishments, and childcare facilities will provide needed
services to employees of the immediate area.

Total New Housing Units = 400
(300 at or near the light rail station) ‘
‘T otal New Non—Residential Square Footage = 1,175,000

Industrial 500,000 SF
General Commercial = 600,000 SF
Institutional (including childcare) = 75,000 SF

3-2
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During the preparation of the ‘speciﬁc plan, movement from
one category to another within a specific plan area or strategy

. area will be allowed if necessary to implement the goals of the

specific plan. These shifis are called “the Slexibility factor.”
These shifts may require an amendment or a supplement 1o the
General Plan.  Under no circumstances will there be a shift
Jrom one specific plan to another. This process will be done
through a._ noticed public hearing before the Planning
Commission. ‘ '

In contrast to other Speciﬁc Plan areas, the “flexibility factor”
Jor this area will be 50% , rather than 25%. This means that

‘any category within the Sub-area d2 can be increased by 50%

by. borrowing from one non-residential category to another
non-residential category, i.e., from General Commercial to
Industrial, however, the total square Jootage.is not changed,

d3.  Hastings Ranch Foothill Rosemead Shopping
Center Areas | |

In this area, the emphasis will be on enhancing the existing
retail development and improving pedestrian access between
separate shopping areas. Transit oriented development will be
encouraged in this area. Prior to adoption of the specific
plan, any proposals to expand the existing retail centers will
provide for significant landscaping improvements to the

~ parking lots.
Total New Housing Units 5 = -0
Total New Non-Residential square footage = 35,000

‘General Commercial = . 35,000
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3.1.2 Land Use/Urban Design Concept

The vision for East Pasadena is of an economically viable and
attractive environment with a full range of mobility options —
auto, light rail, bus, bicycle and pedestrian. To achieve this
vision, the Specific Plan proposes the Land Use/Urban Design
Concept illustrated in Figure 3.1. The essence of the concept is
to maximize the potential economic, aesthetic and mobility

benefits of an integrated program of investments in the Public
and Private Realms.

Pasadena intends to restore the economic viability of East
Pasadena by coordinating with PBLCA to implement mobility
improvements that will maximize the short and long-term
potentials for private investment in a variety of retail, mixed

use, entertamment, residential and office development projects
which:

. Serve the needs of the East Pasadena neighborhoods

. Strengthens the City’s tax and employment base

. Respond to short-term opportunities for retail - and
entertainment uses

. Prepare for longer-range, technologically-oriented
office space which takes advantage of future light rail
access

. Support the future ridership of the Blue Line through
location of residential and office uses within walking
distance of the station

. - Stimulate the start-up of new businesses in the
industrial corridor through linkages to the Light Rail

station via shuttle bus, bicycle and pedestrian ‘

connections.

Pasadena intends to upgrade the visual aesthetics of East
Pasadena by creating Mobility Corridors (some of which are
called for in the General Plan) that not only make multi-modal
auto, bus bicycle and pedestrian connections to the station but
are also attractive public spaces and places.

The elements of the Multimodal Access Corridors and their
connections are;

. The east-west, Walnut-Foothill Corridor, which
connects the Mixed Use District and the Industrial
District with the light rail station and the other districts v
of East Pasadena :

. The north-south, Halstead Corridor which connects the
Mixed Use and with the light rail station

. The east-west pedestrian links to both the Halstead
Multimodal Access Corridor and the light Rail Station

. The Transit Plaza which is the interface between the
Multimodal Access Corridors and the light rail station

The functioning and design of the Public and Private Realms
are described in the Design Guidelines of Chapters 4, 5 and 6.

3.2 LAND USE STRATEGY

The City .of Pasadena, as well as the region is benefiting from
the economic restructuring in this country. The areas within
the Specific Plan are particularly sensitive to this restructuring
as well as.pressure for development of some of its
underutilized parcels. This pressure comes from the existing
property owners’ wishing to improve and “expand their
properties, as well as developers and companies wishing to
locate in the city.
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East Pasadena Specific Plan CITY OF PASADENA
PUBLIC REALM PRIVATE REALM - . ]
__ Multimodal - COMMUNITY
- A:ce ;: Coridors ([[[[D Land Use Districts RETAIL
MIXED USE ENTERTAINMENT
- Plazas & Park , Retail
: ' . . Office Industrial
Private Pedestrian - . Residential
Links
Light Rail Station Link
I mmun 1.
. "!IIIIIIIIIIIIIIII'
Support
Retail A 210 FREEWAY
Transnt‘l’laza‘l
Figure 3-1.

Land Use and Urban Design Concept
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Sites or parcels in Subarea d2 will continue to feel pressure for
new development in the near future. These are some of the
largest sites in the city. How these sites are developed and the
types of uses that are permitted on those sites will have a
significant impact on the community for many years.

The future development of East Pasadena must balance the
_community needs of residents with businesses and commercial
property owners. It is the community’s desire that the quality
of life in terms of air quality, traffic, safety, and sense of
community or place that exists today in East Pasadena be

- preserved for all people who live and work in the area.

However, it is also important to recognize that if the existing
businesses do not have the opportunity to grow and expand, the
quality jobs that are needed to sustain a “good quality of life”
for all residents of Pasadena many not stay in Pasadena. East
Pasadena’s history is rich with jobs on the cutting edge of
technology. Incentives need to be created to encourage new
businesses to come to the City, or to create the synergy
required for growth and sustainability as is the case for
Caltech, the Jet Propulsion Laboratory and Huntington
Hospital and other technology-based industries.

The East Pasadena Specific Plan differs from the General Plan
in several ways, in that many of the issues that were important
or under discussion at the time of the development of the
General Plan have been addressed or the nature of the issue has
changed. At the time the General Plan was developed,

1,000,000 square feet of vacant industrial building space was
available in the eastern Pasadena area. This area also included
space where Earthlink is located on New York Drive, not just
the Specific Plan area. Economic studies at that time indicated.
that the most viable option for the land in the Specific Plan area
was retail uses.

According to the economic study prepared for the Specific Plan
by ERA, in 1998, the industrial market in Pasadena had a less
than one-percent vacancy rate and the asking rents seemed to
be on the higher end of the spectrum. This was partly due to
proximity to Caltech, JPL and other well-established research-
oriented facilities, as well as good freeway orientation and

_ access to other locations in Los Angeles County.

When the General Plan was written, the Kodak/DataTape
Company was still located on Sierra Madre villa.
Kodak/DataTape was sold, the buildings were demolished and
the Hastings Village shopping center was constructed on the
site. Also, when the General Plan was conceived, the Pasadena
Continuing Education facility had not been fully realized and
today the buildings have been completed and occupied.

The former Xerox/Loral Company moved to Pomona, and the
site was mostly vacant with some space being utilized by the
American Academy of Dramatic Arts. Currently, the building
is being rehabilitated into a corporate office park rather than an
environmental park as was envisioned in the General Plan.

The Transit Station is reality with the transfer of construction
leadership of the rail line and adjoining properties to the
Pasadena Blue Line Construction Authority. The station site is
the location of the former Stuart Company Building. The
PBLCA chose Sierra Madre Villa Technology Partners for the
joint development.

' Accordmg to the Economics Research Associates (ERA) study,

retail uses are still in demand. Based on their forecast for the
year 2003, if there was no retail space built between now and
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then, there would be a demand for 682,000 square feet of retail
space within the vicinity of East Pasadena Specific Plan area.

Durmg the past several years, a land use that has been
emerging throughout the city is “self-storage.” The city has
~seen a demand for parcels for new construction of this use,
primarily in eastern Pasadena. The development sites face
Colorado Boulevard with retail sales of boxes and supplies, and
the storage facilities are located in the rear on industrial zoned
- parcels. Currently, a project is proposed in both the East
Pasadena and East Colorado Specific Plans. A moratorium on
self-storage facilities was recently passed by the City Council.

On September 13, 1999, the City council approved the
expansion of the Pasadena Enterprise Zone to include areas in
East Pasadena (Figure 3-2). Pursuant to the State Enterprise
Zone Act, an ecligible expansion area must be zoned for
. commercial and manufacturing use. The purpose of the
expansion will provide additional opportunities to utilize State
tax incentives and to-create a larger pool of businesses that
obtain State benefits for hiring residents from the Northwest
area of Pasadena. The enterprise zone will complement the
strategies for the commercial and manufacturing areas by
providing a business development component to encourage the
retention, expansion and attraction of businesses that create job
opportunities.

The Zoning Code is currently being updated and revised. In
order to accomplish the goals of the Specific Plan, the Plan is
recommending that the revised code include the land use
classifications included in the Specific Plan.

Based on changes that have occurred in the built ‘form, and
economic studies prepared for this Plan, this chapter discusses

the sn'ategy for each subarea. Followmg the discussion on
‘each subarea is a set of Strategles and Recommendations for
that subarea.

3.2.1 Subarea d1 — Foothill Industrlal Dlstnct
3. 2.1.1. Developmg Trends

Durmg the past several years, new research and development
compames such as Tanner Research, Inc and Cyrano Sciences,

» Microstamp, and DSS Software Service etc. have been
movmg into the area and ﬁllmg vacant ofﬁce and mdustnal
space

Tanner Research and other research and development compames are ‘

moving into the area.
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This area, as well as most of Walnut Street west of the Specific
Plan area, is also a niche for auto repair. Other new
development that occurred here was the construction of Pacific
Brass, a plumbing supply company, which replaced a
veterinary clinic.
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One of the assets to development is the MTA abandoned right-

of-way. This strip of land is 60-feet wide and a little over one-

half mile long. Some of the land has already been sold to
adjacent property owners such as Avon, Greene Trust, and with
the City, the Pasadena Blue Line Construction Authority
(PBLCA), and the AT&SF (Catellus). Currently, the
remaining properties are in negotiations to be sold.

A major concern expressed by the property owners is that
parking is limited for existing and potential new businesses.
Large trucks currently park on the abandoned right-of-way as
~well as cars from auto repair shops. This lack of parking, as
well as the unattractive look of the area, may inhibit the
attraction of new office and R&D types of businesses that
expect a more attractive employment environment.

One of the constraints for development in this area is that the
lot sizes are predominately .small, particularly those south of
Walnut Street with the exception of the Avon manufacturing
site that spans Foothill Boulevard and Walnut Street. Another -

~ constraint is that Walnut Street is one of the few industrial

zoned areas in Pasadena and surrounding cities that permits
auto repair. For example, San Marino does not permit auto
repair. East Pasadena is a significant employment center for
auto-related businesses for the city as a whole.

One of the opportunities that will assist the development of this
area is that industrial space is in high demand in Pasadena.
Current lease rates are higher than in neighboring communities,
in part because there is a smaller inventory of available space
and a resulting lower vacancy rate. Therefore, attainable
industrial space within Sub-area d1 should be viewed as a
community asset. The area is a resource for startup small
businesses and entrepreneurial efforts. The area has good

freeway access, and is close to services, Caltech, and similar

emerging companies.

3.2.1.2 Community Vision

Based on the industrial uses in this subarea, and the recent
resurgence in research and development industries in southern
California including Pasadena, the intent of this district is to
retain its existing industrial base and encourage new research
and development uses. .

The community would like to see this area retain the IG

(Industrial) zoning and encourage more Research and

—
.1

Development, and new technology based companies to locate
in the area. In order to encourage existing businesses to stay
and to avoid discouraging new start up businesses with low

Along Walnut Street large trucks and cars from the auto body shop park on
the abandoned right-of-way of Walnut Street.

—
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+ capital from locating in the area, while still improving the area

“to attract new business, the Specific Plan recommends minimal

~development - standards, such as improved landscaping.
Chapters 4.0 and 6.0 address development standards for the
Pubhc and Private Realms. _

N 3.2.1.3 Housing

For the past several years, members of the artist community
have expressed an interest in seeing some of the local industrial

bulldlngs transformed into live/work space as has been

occurring in other parts of Los Angeles.

The General Plan did not recommend housing in Subarea dl.
Therefore to accommodate live/work opportunities in the area,
the General Plan should be amended to allow 100 units to be
developed, either through new construction or tenant
_improvements to existing buildings. In addition, a use
definition for live/work does not currently exist in the Zoning
Code. The Zoning Code is currently being updated and the
revision will address this issue. Also, when the City-wide
~program for inclusionary zoning is approved it will apply to
.new multi-family and mixed use res1dent1a1 projects in the
Spec1ﬁc Plan area.

“'3.2.1.4 - Street/Circulation Network

The extension of Kinneloa Street under the 210 Freeway to
‘Titley Avenue and the extension of Walnut Street from
Sunnyslope Avenue to Kinneloa is considered an important
.part of the circulation system for East Pasadena. Circulation
issues are discussed in more detail in Chapter 7.0.

3-10

-arrangements that currently exist.
. recognizes that an opportunity exists on the abandoned railroad

3.2.1.5 . Floor Area Ratios (FARS)

Because of the small iot sizes in Subarea dl, no FARs were

' apphed to this area.

3.2.1.6 Parking

The:lack of parking in this district available for customers, as

well as employees, is reflected in the disjointed parkmg
. The Specific Plan

right-of-way along the north side of Walnut Street to develop
one.or two parking structures to serve Subarea dl. These
parking structures. would require the cooperation of the
Pasadena Blue Line Construction Authority, the City — if the
Walnut right-of-way is involved — and the property owners in
the area.

3.2.1.7  Strategies and Recommendations

The following is a list of Strategies and Recommendatlons to
- implement the vision outllned for Subarea dl '

‘.:, Continue to support and. protect industrial uses and

provide opportunities for start-up of new businesses and
accommodate expansions of these businesses, 1nc1ud1ng
biomedical and technology based industries. :

. Include a new land use classification for Research &
Development as part of the Zoning Code update.

d Work with the Housing & Development Department as
needed to implement the Enterprise Zone.

*' Develop site development standards for automobile
repair shops, including landscaping to enhance the
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appearance of the buildings as recommended in Chapter
5.0

. Encourage two-story parking garage(s), be constructed
in the abandoned right-of-way on Walnut Street to
provide parking for existing and future businesses.

. Include a new land use category for Live/Work
Housing as part of the Zoning Code update. '

. Amend the General Plan to be consistent with the

' Specific Plan, recommendation of 100 housing units to
accommodate Live/Work space.

. Connect Walnut Street to Kinneloa Street.

. Improve Walnut Street with curbs, gutters, sidewalks
and landscaping.

. Continue support of the Kinneloa Street connection.

3.2.2 Subarea d2 — Foothill, Rosemead, Sierra
Madre Villa , : '

3.2.2.1  Developing Trends

Since the adoption of the Land Use Element of the General ,

Plan, this area has experienced dramatic change. It is expected
that the area will change the most in the future due to the large
parcels south of Foothill Boulevard. : 7 -

Projects that have been built and have changed the built. form
of this area are: Pasadena City College’s Continuing
Education facility; the Hastings Village commercial project
which replaced the demolished Datatape buildings; Roger
Engemann & Associates added a second building and parking
garage to its existing office facility; and a Carl’s Jr. was
constructed on the southeast corner of Rosemead Boulevard
and Halstead Street. In addition, the first phase of a residential

condominium project was built on the northwest corner of
Halstead Street and Rosemead Boulevard; the second phase is
in the early stages of development. The Xerox buildings are
being remodeled, additional square footage is being added, and
the use is being changed from Industrial to Office.

The Xerox/Loral site occupies a prominent location in East Pasadena on
Foothill Boulevard opposite the proposed transit station.

It is anticipated that most of the potential new development
will occur south of Foothill Boulevard.

3-11
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The Stuart Pharmaceutzcal building is located on the site of the proposed'
Transit Statwn

3.2.2.2 Community Vision

With the demolition of the Datatape buildings, and the loss of

research and technology-based jobs associated with that use,’

the residential community keenly felt the loss of those
businesses that historically located in FEast Pasadena.
Replacing Datatape, is the Hastings Village Shopping Center

The community’s vision for this area is to rejuvenate the
historical direction of this area by encouraging research and
- technology-based jobs. However, the parcels located south of
Foothill Boulevard are some of the most desirable (and largest)
parcels in the city and the value of the land (per square foot) is
high. Because of these factors there will be market competing
pressure for the land to be developed into commercial uses.

.Hastings Village

3.2.2.3 Height

The East Pasadena community is eoncerned about view
impacts to the mountains as well as overall impacts from
height. In order to accomphsh one of the major goals of the
Specific Plan, which is to encourage h1gh tech/Research &
Development businesses providing quality jobs to the
community, is to meet these businesses needs for a greater
separation of floor. to ceiling height: Therefore the "Specific
Plan establishes the height in the IG and CG zones south of
Foothill Boulevard to the eastern 01ty boundary be 60 feet
except for the Joint Development site for the Sierra Madre
Villa Light Rail Station. where 85 is permitted. See Chapter

5.0 Design Guidelines for the Light Rail Station for a detailed -
discussion. For the area west of the 210 Freeway to the )

western boundary of the Spemﬁc Plan the IG will be 60 feet
and the CL, CG, CO remain the same as existing zoning.
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