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SUB-DISTRICT PLANNING CONCEPTS
! Sub-district Concept: Old Pasadena
! Sub-district Concept: Civic Center / Midtown
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! Sub-district Concept: In-Town Housing

SUB-DISTRICT PLANNING CONCEPTS
Sub-district Concept: Old Pasadena

Old Pasadena
“The Historic Core”

A-1.

A-2.

Northwest Gateway / Parsons: This precinct is
dominated by the Parsons corporate complex, including its
surface parking lots. The suburban, auto-oriented character
of the complex stands in stark contrast to nearby
development, however, mixed-use infill along the street edge
would better integrate this area with its surroundings.
Memorial Park Urban Village: This precinct includes
historic Memorial Park and the adjacent Memorial Park
Station, favoring its development as an urban village with
residential and mixed uses.

A-3.

Old Pasadena Historic Core: A strong physical identity
distinguishes this precinct like no other. Retail and
entertainment uses have taken advantage of the pedestrian
friendly attitude of its many historic buildings to become a
regional draw. This area should continue in its current role,
augmented by compatible upper floor uses.

A-4.

Old Pasadena Transit Village: Currently, this precinct
encompasses a broad mixture of uses, including a number of
underutilized facilities associated with the former
Ambassador College. Because of the presence of Del Mar
Station and Central Park, as well as proximity to the historic
core, this precinct is beginning to transition toward higher
density residential uses. Following this trend, the area
should develop as an urban village, emphasizing residential
among a mix of transit-oriented land uses.
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Marengo Ave.

Precinct The following Precincts may be further distinguished within the Old
Character Pasadena Sub-district for their rather distinct character:

A-2
Walnut Street

A-1
Holly Street

Union Street

Colorado Blvd.

A-3

Green Street

A-4
Del Mar Blvd.

Arroyo Pkwy.

Sub-district This is the historic center of the City, and includes Downtown’s
Character greatest abundance of historic commercial structures. Consequently,
the physical design character is generally established, especially
within the core surrounding Colorado Boulevard. The objective of
the Old Pasadena Sub-district is to protect the numerous
historic resources in the area, and to support the long term
viability of its core as a regional retail and entertainment
destination through the development of nearby
complementary uses, including urban housing near light rail
stations and parks.
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Fair Oaks Ave.
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A-1: Northwest Gateway / Parsons
A-2: Memorial Park Urban Village
A-3: Old Pasadena Historic Core
A-4: Old Pasadena Transit Village

SUB-DISTRICT PLANNING CONCEPTS
Sub-district Map 1: Old Pasadena Linkage Concept
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Key Buildings / Landmarks

Fair Oaks Ave.

Section 7

1.
2.
3.
4.
5.
6.

Memorial Park
Central Park
Santa Fe Depot
Castle Green
One Colorado
Parsons Corporate
Headquarters
7. Armory Center for the Arts

Walnut Street

Key Places

1
7

Central District Gateway

RS

6

Primary Focal Intersection
Secondary Focal Intersection

Civic Center /
Midtown

Important Pedestrian Crossing

Union Street

Principal Outdoor Space

5
Colorado Blvd.

Civic Element (terminates axis)

RS
Green Street

Rail Station

Key Connections
4

Main Commercial Boulevard
(streetscape priority/ strong
pedestrian-orientation)
Multi-modal Corridor
(streetscape priority / strong
pedestrian-orientation)

2
3
RS
Del Mar Blvd.

Multi-modal Corridor / Entrance
Corridor
(continues tree-lined processional
from freeway)
Primary Pedestrian Connection
(streetscape priority)
Secondary Pedestrian Connection
Alley Walkway
Mid-block Passage
Civic Promenade

0’

600’

1200’

1800’

Opportunity to “Repair Street Edge”
(enhance pedestrian-orientation thru
building or landscape treatment)
Rail Tracks

Central District Specific Plan
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Sub-district Concept: Old Pasadena

Old Pasadena Retail / Entertainment Core: The Old Pasadena Historic Core has
Proposal developed as a highly identifiable regional retail and entertainment
destination that contributes to this Sub-district’s distinctive
character. The area should continue in this role. Allowing for upper
story office and residential uses (for example, loft housing) within the
core will help sustain a high level of activity.
New Housing: Substantial new housing should be targeted for the
following locations within the Sub-district: 1) Memorial Park Urban
Village; and 2) Old Pasadena Transit Village. Housing in these
locations will maximize the benefit of existing public parks and light
rail stations, and create active neighborhoods near Old Pasadena’s
historic core.
Urban Villages: In keeping with the vitality of the Sub-district’s
historic core, new housing should contribute to an urban village
atmosphere that provides for a range of lifestyles and activities, and
includes support retail and services. Compact development at
higher densities (60 - 87 DUs / acre) will strengthen pedestrian- and
transit-oriented movement patterns, and recognizes the presence of
two rail stations within this Sub-district.
Parsons Infill: The Parsons corporate complex breaks the
traditional street oriented development pattern of Old Pasadena.
Mixed-use infill (for instance, housing or office over shops) of the
complex’s expansive parking lots should establish a more urban
character appropriate to the Sub-district, strengthen connections to
adjacent uses, and mark the NW gateway to Downtown.
Architectural Heritage: Infill construction and rehabilitation of
existing structures should be consistent in scale and appearance
with existing buildings, and reinforce the street oriented and
pedestrian friendly development pattern established by the historic
core.
Active Streetscape: Throughout the Sub-district, buildings and
ground floor uses should orient directly to the street to reinforce
traditional development patterns and support the existing street life.
Moreover, walk-in commercial uses such as retail sales, restaurants
and personal services should occupy the ground floor along Colorado
Boulevard and other streets within the historic core; sidewalk
activity and amenities such as outdoor dining and street furniture
that adds to the sociability of these streets are also strongly
encouraged.

Central District Specific Plan
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Sub-district Concept: Old Pasadena
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Recreational Opportunity: This Sub-district has a unique
opportunity to provide a highly accessible mixture of active and
passive recreation for area employees, visitors and residents.

!

Streetscapes, alley walkways, and mid-block paseos create a
special network of sociable public spaces. Improvements
described in the Old Pasadena Streetscape and Alley Walkways
Refined Concept Plan (July 1995) should be reviewed and
implemented as appropriate.

!

Communal outdoor spaces and recreational facilities associated
with residential developments will also help meet the
recreational demands of a growing Downtown population.

!

Transit, bicycle, and pedestrian links between the parks and to
the Arroyo should be enhanced.

South DeLacey Corridor: This is a special development
opportunity that includes substantial property once occupied by the
former Ambassador College. In response to the anticipated sale of
these and other properties held by the Worldwide Church of God, the
future of the “South DeLacey Corridor” was previously addressed in
the preparation of the West Gateway Specific Plan (July 1998). It
lists the following goals for the area:
1) Build linkages to surroundings, including Old Pasadena, Central
Park, and the proposed light rail station.
2) Preserve significant historic structures.
3) Encourage transit-oriented development.
4) Provide flexibility to respond to market conditions.
The West Gateway Specific Plan was drafted with considerable
public input, and the Central District Specific Plan looks to
maintain consistency with its goals and policies. The West
Gateway Specific Plan will no longer apply to the area defined as
the South DeLacey Corridor following adoption of this Specific Plan.

Central District Specific Plan

Marengo Ave.

The existing Master Plans for Central and Memorial Parks
should be reviewed and updated as appropriate to maintain their
historic character and address the recreational needs of the
surrounding community.

Walnut Street

Holly Street

Union Street

Colorado Blvd.

Green Street

Del Mar Blvd.

Arroyo Pkwy.

!

Fair Oaks Ave.

Section 7

South DeLacey Corridor as
defined by the West Gateway
Specific Plan
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SUB-DISTRICT PLANNING CONCEPTS
Exhibit 6: Old Pasadena Character Study
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Looking west along
Holly Street toward
the intersection of
Holly & Fair Oaks
Boulevard

Recommendations*:
1. Ground floor remodel (street level retail)
2. Facade “reskin” (strong corner massing w/
increased transparency)
3. Civic art piece (potential terminus to Holly Street
axis)
4. Intersection /crosswalk enhancement (special
paving)

Central District Specific Plan

5. Mixed-use infill development (ground floor retail w/
upper floor housing or office)
6. Minor streetscape improvements (infill street trees;
street furniture)
7. Minor facade improvements (awnings; increased
ground floor window transparency)
* conceptual not mandatory
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Sub-district Concept: Civic Center / Midtown
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Sub-district Civic Center / Midtown is the symbolic heart of the City, and should
Character be a place that is accessible to and welcomes all of the City’s
residents – “the Civic Center should be a place that all citizens of
Pasadena consider their own.” The objective of this Sub-district
is to strengthen its role as the symbolic and governmental
center of the City, encouraging the presence of civic, cultural
and public service institutions, while augmenting the
character of area with a supportive mixture of uses.

Civic Center Core: This precinct in particular functions as
the City’s symbolic and public center, and features a
distinguished grouping of civic buildings that includes City
Hall and the Central Library. The design of all buildings
and public spaces in this precinct should reflect the highest
quality, respect the prominence of civic landmark buildings,
and reinforce the vision of the Bennett Plan.

Walnut Street

B-1
Holly Street

Union Street

Colorado Blvd.

B-2.

B-3.

Midtown / Paseo Colorado: The recent Paseo Colorado
mixed-use development has restored the Bennett Plan’s
historic visual connection between the Central Library and
Civic Auditorium, and has begun to reestablish the primacy
of Colorado Boulevard. Development should continue to
focus attention and activity along this commercial corridor –
the most important of Pasadena’s streets.
Midtown / Civic Auditorium: This precinct contains a
broad mixture of uses, including the Civic Auditorium, the
convention center and hotels, offices, as well as housing that
transitions to the neighboring in-town residential
neighborhood. Two significant plazas are part of the
Convention Center / Civic Auditorium block; these spaces
should be renovated so that they are integral to the adjacent
buildings. The most significant development within this
precinct tends to be along Los Robles Avenue where a more
intense, mixed-use character featuring hotels and offices
should continue to be accommodated, while protecting the
landmark Civic Auditorium from visual intrusion.

Central District Specific Plan

Los Robles Ave.

B-1.

Marengo Ave.

Precinct The following Precincts may be further identified within the Civic
Character Center / Midtown Sub-district for their rather distinct character:

Civic Center / Midtown
“The Heart of the City”

B-2

Green Street

B-3

B-1: Civic Center Core
B-2: Midtown / Paseo Colorado
B-3: Midtown / Civic Auditorium

Marengo Ave.

Los Robles Ave.

SUB-DISTRICT PLANNING CONCEPTS
Sub-district Map 2: Civic Center / Midtown
Linkage Concept

Section 7

Key Buildings / Landmarks
1.
2.
3.
4.
5.
6.
7.

City Hall
Central Library
Civic Auditorium
Holly Street Village
YWCA Building
YMCA Building
Court Building - Municipal
Courthouse
8. Doubletree Hotel
9. Plaza Las Fuentes
10. Paseo Colorado
11. Pasadena Center Hotel - Sheraton
12. Hilton Hotel

Walnut
Housing

2
Walnut Street

7
8
RS
4

6

9

1

Holly Street
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Fuller
Seminary

5
Union Street

Key Places
Central District Gateway

Colorado Blvd.

Primary Focal Intersection
Pasadena
Playhouse

Old
Pasadena

Secondary Focal Intersection

10

Important Pedestrian Crossing

Green Street

Cultural Landmark

3

Civic Plaza
Principal Outdoor Space

11

12

Civic Element (terminates axis)

RS
RS

Arroyo
Corridor

Rail Station

In-Town
Housing

Key Connections
Secondary Pedestrian Connection

Main Commercial Boulevard
(streetscape priority / strong pedestrian-orientation)

Mid-block Passage
Multi-modal Corridor
(streetscape priority / strong pedestrian-orientation)

Civic Promenade

Multi-modal Corridor / Entrance Corridor
(continues tree-lined processional from freeway)

Opportunity to “Repair Street Edge”
(enhance pedestrian-orientation thru
building or landscape treatment)

Primary Pedestrian Connection
(streetscape priority)

0’

Central District Specific Plan

600’

1200’

1800’
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Sub-district Concept: Civic Center / Midtown

Civic Center / Civic Identity: Land uses in this Sub-district should promote civic
Midtown life, with a predominance of civic, cultural and public service
Proposal institutions and activities. While public uses of this kind should
continue to lend the area its primary identity, the Sub-district should
also provide for the integration of a complementary mix of
commercial and residential uses; these will add vitality to the area.
“City Beautiful” Vision: Some of Pasadena’s most significant
architectural treasures are found within the Civic Center / Midtown
area, particularly the complex of public buildings that includes the
City Hall, the Central Library, and the Civic Auditorium. The setting
for these buildings is no less important, and therefore, realization of
the 1920’s “City Beautiful” Vision should be advocated through 1)
preservation of historically significant buildings; 2) requirements for
new buildings that are complementary to existing landmarks; and 3)
reintegration of the Beaux-Arts axial plan. For instance, a tree-lined
civic promenade and a civic element that terminates the western end
of the Holly Street axis are recommended.
Mid-Town Commercial Enterprise: Mixed-use and commercial
activities should be most prominent along Colorado Boulevard.
Development along Colorado Boulevard should be of a continuity
and stature that identifies this as Pasadena’s “Main Street,”
complements the retail / entertainment core of Old Pasadena, and
provides a window to the City’s civic heart. Residential uses are
excluded from the ground floor along Colorado Boulevard to maintain
retail continuity and promote vitality and pedestrian activity along
the length of the street.
Major Public Spaces: Investment in public space should enhance
this Sub-district’s most unique attribute – its civic character; one of
the pleasures of the Civic Center is its continuously unfolding series
of public spaces. Well-designed, major public gathering spaces will
readily communicate the nature of this area by supporting civic
ceremonies, activities and events, and creating a highly public and
people-oriented environment. These spaces should be of the highest
quality.

!

The Garfield Avenue / Holly Street Promenade, Centennial
Square, the Central Library Forecourt, and the Civic Auditorium
Forecourt will provide dignified spaces in front of the major civic
buildings and reinforce the grand axis envisioned by the Beaux
Arts Bennett Plan.

Central District Specific Plan
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Sub-district Concept: Civic Center / Midtown
!

Centennial Square (the forecourt to City Hall) in particular
should function as the City’s symbolic center, accommodating
the most important civic events and festivals.

!

The two public plazas located east and west of the Civic
Auditorium are underutilized, and should be renovated so that
they are integral to the auditorium and Convention Center. For
example, any expansion of the Convention Center facilities
should be designed so that buildings contain and activate these
spaces, allowing a reduction in size to achieve this objective.

!

The Civic Center / Mid-Town District Design Project: Refined
Concept Plan (April 2001) offers specific recommendations for
streetscapes and public spaces in the area.

Visual and Physical Connections: The Civic Center / Midtown
area should continue to be highly accessible and well-connected to
its surroundings to encourage public participation in the civic life of
the community. Although visual and physical connectivity
throughout the Sub-district has been traditionally strong, it should be
further enhanced through streetscape, walkway, and open space
improvements, and preservation of key axes.

!

Treat Garfield Avenue as the major civic promenade that visually
and physically links the Central Library, City Hall, and the Civic
Auditorium; Holly Street should also receive special design
treatment as a ceremonial entrance to the Civic Center and City
Hall.

!

Particular attention should also be given to strengthening the
physical connection with Old Pasadena along Colorado
Boulevard; design measures that increase pedestrian interest
and retail continuity along Colorado’s sidewalks are encouraged.

!

Accommodate comfortable pedestrian movement across Garfield
and Euclid Avenues, reinforcing the link between the Civic
Center’s core and Midtown’s commercial activity.

Civic-minded Architecture: New buildings should exhibit
permanence and quality, as well as respect the dominance and
monumentality of major civic buildings, and the scale and form of
existing historic structures. In general, site buildings in a manner
that defines streets, permitting courtyards and formal open spaces
interior to the block.

Central District Specific Plan
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Exhibit 7: Civic Center / Midtown Character Study

2
3
1

4

5
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Looking west along
Colorado Boulevard
toward the intersection
of Colorado &
Marengo Avenue

Recommendations*:
1. Ground floor remodel (street level retail; continuity
with Old Pasadena and Paseo Colorado)

4. Streetscape improvements (consistent pattern of street
trees; street furniture)

2. Facade “reskin” (fenestration pattern matches
surrounding character; increased transparency; strong
corner massing)

5. Corner plaza and landscape redesign to open up to
street and improve accessibility
* conceptual not mandatory

3. Entry remodel (prominent main entrance w/ entry
forecourt)

Central District Specific Plan
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Sub-district Concept: Walnut Housing

Walnut Housing
“Downtown’s Urban Village”

Corson Street

Walnut Street

C-1.

C-2.

Ford Place / Fuller Seminary: The Seminary is the
dominant use in this precinct, notable for the recycling and
reuse of a number of historic residences and structures to
create a peaceful campus setting. This has given the
precinct a special character that should be retained.
Additional housing is an especially appropriate use for the
area, including housing for Seminary Students.
Walnut Street Urban Village: This precinct generally
includes a mixture of residential and smaller scale office
uses. However, there is a noticeable transition toward
higher density urban housing. This trend should be
encouraged as it places residential uses in proximity to the
Lake Avenue Rail Station, as well as employment activities
along Lake Avenue.

Central District Specific Plan

El Molino Ave.

Precinct The following Precincts may be further distinguished within the
Character Walnut Housing Sub-district for their potentially distinctive
character:
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Madison Ave.

Sub-district Inconsistent and broken development patterns make this area less
Character clearly identifiable as a sub-district, and therefore, it is perceived as
a peripheral area of Downtown. Nonetheless, proper development of
the Walnut Housing Sub-district is especially important if Downtown
is to make an effective transition toward a more pedestrian and
transit friendly community. The objective of this Sub-district is
to promote development as an urban village in the vicinity of
Walnut Street, with strong connections to the adjacent Lake
Avenue Rail station, as well as to balance the institutional
growth and preservation activities of Fuller Seminary,
prominently located within the area.

Los Robles Ave.

Section 7

C-1

C-2

Union Street

C-1: Ford Place / Fuller Seminary
C-2: Walnut Street Urban Village

SUB-DISTRICT PLANNING CONCEPTS
Sub-district Map 3: Walnut Housing Linkage Concept

108

Key Buildings / Landmarks

El Molino Ave.

Madison Ave.

Los Robles Ave.

Section 7

1.
2.
3.
4.
5.

Corson Street

First Congregational Church
Fuller Seminary
Edmond Blinn House
Barcelona Apartments
Scottish Cathedral

Walnut Street

1

Lake
Avenue

3
Civic Center /
Midtown

5

2
4

Union Street

Pasadena
Playhouse

Key Connections

Key Places

Multi-modal Corridor
(streetscape priority / strong pedestrian-orientation

Central District Gateway
Secondary Focal Intersection

Primary Pedestrian Connection
(streetscape priority)

Important Pedestrian Crossing

Secondary Pedestrian Connection

Principal Outdoor Space

Mid-block Passage
Possible Mid-block Passage
Opportunity to “Repair Street Edge”
(enhance pedestrian-orientation thru building or
landscape treatment)

0’

Central District Specific Plan
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1800’
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Sub-district Concept: Walnut Housing

Walnut Housing Residential Priority: This Sub-district is envisioned as
Proposal Downtown’s main residential area north of Colorado Boulevard.
Therefore, residential use at urban densities should be encouraged
as a priority, especially within the Walnut Street Urban Village
Precinct where commercial activity will be limited to the ground
floor, except along Walnut and Union Streets.
Urban-Scale Housing: The scale of new residential development
should transform this Sub-district into a high density urban village.
Urban-scale housing (48 - 87 DU’s / acre) will lend a distinctive
character to the area, build a constituency that will activate adjacent
Sub-districts (Civic Center / Midtown, Pasadena Playhouse, and
Lake Avenue), and contribute to Downtown as a place to live, work,
and play.
Transit-Orientation: Proximity to the Lake Avenue Light Rail
Station presents an opportunity to promote the recommended higher
density housing, and incorporate a limited amount of neighborhood
serving retail and office uses.
Pedestrian Linkages: Pedestrian linkages to the adjacent Civic
Center, Pasadena Playhouse and Lake Avenue Sub-districts, as well
as the Lake Avenue Light Rail Station, will support transit and
pedestrian circulation, and closely connect the various functions
found in these Sub-districts. Residents should be able to walk to
nearby transit facilities, shopping, and work without generating
additional auto trips. Streetscape improvements and pedestrian
amenities along key pedestrian routes are recommended; Walnut
Street is an important multi-modal link that would greatly benefit
from a more consistent building frontage, increased sidewalk widths,
street trees, and street furniture.
Recreational Facilities: With the anticipated growth in population,
there is a corresponding need for parks and recreational facilities.
Currently, this area is not conveniently served by a public park. To
address this need the City should: 1) explore opportunities for pocket
parks on underutilized land in the precinct, including publicly
accessible facilities provided by private interests; 2) make
improvements to streets so that they are conducive to walking and
socializing; and 3) encourage well-designed communal outdoor
space and recreational facilities with residential projects.

Central District Specific Plan
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Institutional Precinct: The western half of this Sub-district will
continue to be dominated by Fuller Seminary, however, additional
housing (including student housing), local serving commercial, and
support services are also among the appropriate uses for the Ford
Place / Fuller Seminary Precinct. Development of the seminary
should be accommodated in accordance with that institution’s Master
Plan as approved by the City, provided that the overall development
conforms to the underlying average building intensity (FAR), average
residential density (dwelling units per acre), and average height
standards, and that there are no conflicts with this Specific Plan.
Emphasis should be placed on maintaining the integrity and
supporting the adaptive reuse of historic structures in this precinct
and protecting views of City Hall.

Central District Specific Plan
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Exhibit 8: Walnut Housing Character Study
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3
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Looking east along
Walnut Street toward
the intersection of
Walnut & Oak Knoll
Avenue

Recommendations*:
1. Housing to replace existing (3-4 stories typical;
limited ground floor commercial acceptable)
2. Extensive streetscape enhancements (street trees,
street furniture, pedestrian-scaled light fixtures;
sidewalks widened)
3. Infill housing development (3-4 stories typical;
street orientation)

Central District Specific Plan

4. Housing provides a minor setback to accommodate
wider sidewalks and entry stoops; window bays and
balconies animate street facade
* conceptual not mandatory

SUB-DISTRICT PLANNING CONCEPTS
Sub-district Concept: Pasadena Playhouse

D-1.

D-2.

Playhouse North / Colorado Boulevard: Colorado
Boulevard through the Pasadena Playhouse Sub-district is
marked by concentrations of commercial activity and
periodic landmark structures, such as the Sanwa Bank
building. However, the lack of continuity should be
remedied through more intense, mixed-use development;
orientation to the street is critical. Connections to areas
north are compromised by the relatively disjointed
development pattern of Union Street, where there are a
number of surface parking lots. This also makes for a rather
unattractive streetscape leading up to the Civic Center; infill
development is recommended.
Playhouse South / Green Street: Green Street through the
Pasadena Playhouse Sub-district is a charming pedestrianoriented place, featuring pleasantly scaled commercial
buildings focused on the street. Antique and specialty
shops, and restaurants are among the uses, and a consistent
street tree canopy adds to the identity, physical comfort and
human-scale of the street. New development must be
especially sensitive to the established character. South of
Green Street the structures and uses appropriately transition
to the in-town residential neighborhood.

Central District Specific Plan

Hudson Ave.

Los Robles Ave.

Precinct The following Precincts may be further distinguished within the
Character Pasadena Playhouse Sub-district for their rather distinct character:

Oak Knoll Ave.

Pasadena Playhouse
“The Cultural & Arts
Center”

El Molino Ave.

Sub-district The Pasadena Playhouse Sub-district is often envisioned as a
Character cultural and intellectual center for the Downtown, with a particular
focus on the arts. This character is best exemplified by the Pasadena
Playhouse – the State of California Historic Theater; located at the
heart of the Sub-district, the Playhouse is both an architectural and
cultural landmark. The Pasadena Playhouse Sub-district is also key
to the transformation of Colorado Boulevard into a vibrant and grand,
ceremonial street. The objective of this Sub-district is to
provide for a vibrant, mixed-use environment focused on
Colorado Boulevard and the Playhouse that functions as a
cultural and arts center for the community.
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Madison Ave.
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Union Street

Colorado Blvd.

D-1

Green Street

D-2
Cordova Street

D-1: Playhouse North / Colorado
Boulevard
D-2: Playhouse South / Green
Street

1.
2.
3.
4.

Walnut Housing

Fuller Seminary

Union Street

2
Civic Center /
Midtown

3

4

8
6

5

Lake
Avenue

Colorado Blvd.

9
1

10

113
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Hudson Ave.

El Molino Ave.

Madison Ave.

Los Robles Ave.

Oak Knoll Ave.

SUB-DISTRICT PLANNING CONCEPTS
Sub-district Map 4: Pasadena Playhouse
Linkage Concept

Section 7

7

Pasadena Playhouse
Pacific-Asia Museum
Star News Building
Pasadena Presbyterian
Church
5. First Trust Bank Building
6. Vroman’s Bookstore
7. The Arcade
8. Target (former Robinsons
Department Store)
9. State Theater
10. Pasadena Methodist
Church
11. Christian Science Church
and Reading Room
12. Miramonte Hotel

Green Street

11
Key Places
Primary Focal Intersection

12

Secondary Focal Intersection
Important Pedestrian Crossing
Cultural Landmark

Cordova Street

Principal Outdoor Space
In-Town Housing

Key Connections
Main Commercial Boulevard
(streetscape priority / strong pedestrian-orientation)

Secondary Pedestrian Connection
Alley Walkway

Multi-modal Corridor / Shopping Street
(maintain streetscape / strong pedestrian-orientation)
Multi-modal Corridor
(streetscape priority / strong pedestrian orientation

Mid-block Passage
Opportunity to “Repair Street Edge”
(enhance pedestrian-orientation thru building
or landscape treatment)

Primary Pedestrian Connection (streetscape priority)

0’

Central District Specific Plan
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Sub-district Concept: Pasadena Playhouse

Pasadena Arts-Oriented Urban Environment: A broad range of cultural and
Playhouse commercial activities will strengthen this Sub-district’s identity; an
Proposal emphasize on arts-oriented uses will especially distinguish the area.
Live theater, music venues, art galleries, professional art studios,
design offices, and arts-related and specialized retail and dining are
among the uses that should enrich and enliven the area. Public art
should also be a prominent part of the Sub-district.
Mixed-use Development: A mixture of land uses, including urban
housing, vertical mixed-use development projects and nontraditional housing types (i.e., work-live and loft style housing) will
encourage full-time vitality that is in keeping with the culture and
arts orientation of the area. Dwelling, working, commerce and
recreation are all activities that should take place within the Subdistrict.
Pasadena’s Main Street: The physical orientation, massing and
form of buildings along Colorado Boulevard will mark its
preeminence and stature as Pasadena’s “Main Street.” As the
central spine of the Sub-district, Colorado Boulevard should also
communicate the unique cultural and arts identity of this particular
area. An important measure will be to improve retail continuity
along the street, as well as introduce new upper story residential and
office development in support of retail activity; residential uses are
not permitted on the ground floor along Colorado Boulevard.
Green Street Pedestrian Scale: The more intimate, pedestrianoriented scale of Green Street should be retained and augmented.
Rehabilitation, adaptive reuse, and contextual infill development are
to be encouraged along and directly adjacent to Green Street. Walkin and pedestrian-oriented commercial uses such as restaurants and
retail sales are emphasized, and residential uses are not permitted on
the ground floor along Green Street.
Union Street Infill: Union Street should offer a more compelling
entrance to the Civic Center from the east. Infill development of the
rather expansive parking lots will eliminate physical gaps in the
street wall and improve the visual quality of the street. Consistent
planting of street trees is also recommended. At the same time, the
character and scale of development should not compete with
Colorado Boulevard, while allowing occasional glimpses of the City
Hall dome.

Central District Specific Plan
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Pedestrian Network: Comfortable streets, courts and passages
should penetrate blocks, diminish scale, and invite exploration and
activity throughout the Sub-district.

!

Because of the Sub-district’s central location within the
Downtown, a continuous network of walkable paths will facilitate
pedestrian movement between the Pasadena Playhouse, Civic
Center, Lake Avenue, and the adjacent In-town Residential Subdistricts.

!

Improve sidewalk connections with Colorado Boulevard;
connecting side streets frequently lack the visual interest and
comfort that will draw pedestrians from residential areas located
to the north and south. Oakland, Madison, El Molino, and Oak
Knoll Avenues are the key streets in this regard. Streetscape
enhancements and infill development that will make the Subdistrict’s streets more appealing and close gaps in the street wall
are recommended.

!

Measures that improve the character of Union Street and El
Molino Avenue are especially encouraged. El Molino is the
main north-south axis at the heart of the Sub-district and
provides the front door address to the Playhouse.

!

The Pasadena Playhouse District Concept Plan for Streetscapes,
Walkways and Alleys (April 1996) and the Approved Design
Elements (November 1996) provide measures for achieving this
network. This plan should be implemented, although a review
and update is suggested to address changing conditions.

Architectural Precedent: New development should build upon the
character established by significant and noteworthy buildings in the
Sub-district, and present a level of design excellence and creativity
appropriate to an arts-oriented district. This notion also emphasizes
the preservation and rehabilitation of historically and culturally
significant buildings.
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SUB-DISTRICT PLANNING CONCEPTS
Exhibit 9: Pasadena Playhouse Character Study

1
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3
2

2

4
5

Recommendations*:
1. Mixed-use development to replace existing (ground
floor retail with upper floor office or housing; retail
includes high degree of transparency)
2. Streetscape enhancements (consistent street tree
planting, street furniture, pedestrian-scaled lights,
etc.)

Central District Specific Plan
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Looking west along
Colorado Boulevard
toward the intersection
of Colorado & El
Molino Avenue
3. Mixed-use development to replace existing (ground
floor retail w/ upper floor office or housing; height and
massing to respect adjacent historic structure)
4. Strong corner massing at intersection of Colorado &
El Molino
* conceptual not mandatory
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Sub-district Concept: Lake Avenue

Lake Avenue
“North-South Commercial
Spine”

Lake Ave.

Sub-district Lake Avenue is Downtown’s primary north-south commercial spine.
Character Some of Pasadena’s leading financial institutions, corporate
headquarters, and fine retail stores are found within this Subdistrict. However, Lake Avenue’s character varies considerably
along its length, and its significance is compromised by the poor
connection between uses north of Colorado Boulevard, and the retail
environment further south. The opportunity to unify Lake Avenue
rests in its image as a high-quality commercial street. The
objective of this Sub-district is to encourage a pedestrianoriented character along the entire length of the street, while
accommodating a range of commercial activities, emphasizing
regional office space north of Green Street and local shopping
south of Green Street.
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Precinct The following Precincts may be further distinguished within the Lake
Character Avenue Sub-district for their rather distinct character:

E-1
Walnut Street

E-1.

E-2.

E-3.

Northeast Office Portal: This precinct is an important
entry to Downtown from the 210 Freeway, distinguished by
Class A, mid-rise office developments. However, a generally
poor streetscape and a number of underutilized parcels
detract from the area’s appearance and limit pedestrian
activity. A more intense and consistent street-oriented
development pattern, and streetscape improvements are
recommended.
Colorado / Lake Node: This precinct has developed as an
important office and employment center that complements
the shopping area to the south. The intersection of Colorado
Boulevard and Lake Avenue is among the most visible
Downtown, and development in the area should reinforce its
prominence.
South Lake Shopping Area: This is a significant retail
location serving a more local market than Old Pasadena.
Typically, buildings and uses are oriented to Lake Avenue
with consolidated surface parking lots to the rear, making for
a pedestrian friendly retail street. Public amenities such as
street trees and street furniture add to the precinct’s appeal.
The area should continue in this role, although the rear
parking lots present an opportunity for compatible,
residential and mixed-use infill development in conjunction
with structured parking.
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Del Mar Blvd.

E-3

California Blvd.

E-1: Northeast Office Portal
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E-3: South Lake Shopping Area
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Sub-district Map 5: Lake Avenue Linkage Concept
Lake Ave.
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Walnut
Housing
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Key Buildings / Landmarks
1.
2.
3.
4.
5.
6.

RS
6

Macy’s
Corporate Center Pasadena
The Commons
Pasadena Towers
301 North Lake
Gateway Plaza

Walnut Street

Key Places
Central District Gateway
Primary Focal Intersection

Union Street

Secondary Focal Intersection
Important Pedestrian Crossing
Principal Outdoor Space

Colorado Blvd.

Pasadena
Playhouse

Rail Station

RS
4

Infill Housing Opportunity Site
(over retail parking)

Green Street

3

Key Connections
Main Commercial Boulevard
(streetscape priority / strong pedestrian-orientation)

Cordova Street

In-Town
Housing

Multi-modal Corridor / Office Corridor
(streetscape priority / strong pedestrian-orientation)

2

Multi-modal Corridor / Shopping Street
(maintain streetscape / strong pedestrian-orientation)

To PCC
and Caltech

Del Mar Blvd.

Multi-modal Corridor
(streetscape priority / strong pedestrian-orientation)

1

Primary Pedestrian Connection
(streetscape priority)
Secondary Pedestrian Connection
Alley / Alley Walkway
Opportunity to “Repair Street Edge”
(enhance pedestrian-orientation thru building or
landscape treatment)

California Blvd.

0’
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SUB-DISTRICT PLANNING CONCEPTS
Sub-district Concept: Lake Avenue

Lake Avenue Commercial Spine: Lake Avenue should strengthen its position as
Proposal one the City’s major commercial spines, with an emphasis on high
quality office, retail, dining, and service use. To secure this role,
restrictions on housing along Lake Avenue and Colorado Boulevard
should be upheld as presented in the District-wide land use and
urban design concepts. This includes recommendations for
pedestrian-oriented commercial uses along the ground floor.
Nonetheless, housing within nearby areas and on adjacent parcels is
encouraged, as this will contribute to the vitality of the street.
Northern Office Portal: Lake Avenue north of Colorado Boulevard
should continue as a high quality (Class A) office district, with
opportunities for new construction and streetscape improvements
that will add to the prestige of the entire Central District. This is
important, as Lake Avenue is a key gateway into Downtown from
northern Pasadena and the 210 Freeway, and forms the first
impression of many arrivals to Pasadena.
Office-Light Rail Connection: The proximity of the light rail
station will support new employment opportunities along Lake
Avenue. Pedestrian and transit linkages, continuity of ground floor
retail and walk-in commercial, and streetscape improvements will
encourage walking between offices and transit.
Colorado - Lake Node: This is a critical juncture, as Colorado
Boulevard and Lake Avenue are Downtown’s most important
commercial streets. This node is also the best opportunity to connect
the two poles of Lake Avenue, and set the tone for Colorado
Boulevard as the City’s “Main Street.” The massing and design of
buildings surrounding this intersection should identify it as one of
the City’s most prominent places. High quality office and mixed-use
projects with ground floor retail, support service, and walk-in
commercial oriented to the street will generate abundant activity.
South Lake Shopping Area: Lake Avenue, south of Green Street
should maintain its identity as an active and primarily (but not
exclusively) local serving shopping and dining area, recognizing that
there is a transition from more intense office to walk-in commercial
uses between Green and Del Mar Boulevard. Infill and new
construction projects should reinforce South Lake’s role as a
pedestrian-oriented shopping street, and respect the predominant
“mid-century” architectural style. Mixed-use projects with upper
floor residential (for instance, loft housing) are generally acceptable
along this stretch of Lake, provided a building is primarily devoted
to commercial use.
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Sub-district Concept: Lake Avenue
Housing Opportunity: Potential exists for the redevelopment of
rear surface parking lots with multi-family housing and replacement
retail parking that will strengthen the area. Development in this
manner must be sensitive to the adjacent residential neighborhoods,
and minimizing the visual and traffic impacts of parking structures
along Hudson and Mentor Avenues.
Sensitive Transitions: Development bordering residential areas
shall provide sensitive transitions in use, height, scale, massing and
architectural design. This includes potential infill development
along Hudson and Mentor Avenues, as well as development on the
few parcels assigned to the Central District located south of
California Boulevard at Lake Avenue. FAR and height restrictions
significantly limit allowable intensities south of California at Lake,
as these parcels border a low density residential area.
Quality Streetscape: The length of Lake Avenue should be
consistently excellent in appearance. Streetscape and pedestrian
improvements north of Green Street should reflect the quality, but
not necessarily duplicate the design of the shopping area further
south. This also has the function of creating a more comfortable
pedestrian connection along the street, uniting office workers north
of Green with retail and dining experiences available further south.
Public Space: The length of Lake Avenue demands the periodic
provision of publicly accessible forecourts, plazas, courtyards, and
similar outdoor spaces that are visually and physically connected to
the street. Typically, these will be provided in conjunction with
mixed-use and commercial development projects, and offer a respite
from the activity of the street. The intersection of Lake Avenue and
Del Mar Boulevard offers a singular opportunity to develop a visual
node that includes public outdoor space; an attractive intersection
design that incorporates landscape improvements with the existing or
modified traffic islands should be explored.
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Exhibit 10: Lake Avenue Character Study
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Looking north along
Lake Avenue toward
the intersection of
Lake & Walnut Street

Recommendations*:
1. Office w/ ground floor retail to replace existing
(retail includes high degree of transparency)
2. Streetscape enhancements (consistent street tree
planting, street furniture)

4. Intersection /crosswalk enhancement (special paving)
5. Office w/ ground floor retail to replace existing (varied
height and massing)
6. Corner plaza (framed by building w/ peripheral retail)

3. Framed view of San Gabriel Mountains
* conceptual not mandatory
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Sub-district Concept: Arroyo Corridor / Fair Oaks

Arroyo Corridor / Fair Oaks
“Gateway to Downtown”
Arroyo Pkwy.

Sub-district This Sub-district’s significance lies in its role as a primary gateway
Character to Downtown. Unfortunately, the visual quality of the area is the
poorest among Downtown’s Sub-districts, exhibiting a rather
haphazard collection of buildings and uses. The opening of the
nearby Del Mar Station will likely increase the area’s appeal to
business enterprise, with the opportunity to establish a more
consistent and identifiable character. The objective of this Subdistrict is to establish Arroyo Parkway as a visually appealing
entrance corridor, as well as to provide an attractive
opportunity for employment-generating uses adaptable to
changing economic conditions, such as arts, technology, and
knowledge-based enterprise, within a revitalized low-scale,
mixed-use setting at the periphery of Downtown,

Fair Oaks Ave.

Section 7

Del Mar Blvd.

Precinct The following Precincts may be further distinguished within the
Character Arroyo Corridor / Fair Oaks Sub-district for their potentially
distinctive character:
F-1.

F-2.

F-3.

Arroyo Entrance Corridor: The Arroyo Parkway directly
leads from the end of the 110 Freeway into the heart of
Downtown. Road function, width, and volume of traffic
generally dictate an auto-oriented pattern that currently
supports a mix of retail, office, and industry, although
parking should not be the dominant visual element. A
processional street scene encompassing properly scaled
buildings, landscape, and street trees is recommended.
Arroyo Corridor Transition: This section of Arroyo
Parkway should begin the transition toward a more
pedestrian- and transit-oriented, mixed-use character,
integrating residential use.
Fair Oaks Employment Village: This precinct currently
accommodates a variety of building types and uses,
including residential, office, convenience shopping, and
light industrial uses. However, the trend in recent years is
toward non-residential development. This should continue
with an emphasis upon employment generating uses
developed at moderate intensities. This focus also
recognizes the proximity of anticipated urban housing
resources and the light rail station to the north, and
Memorial Hospital and the South Fair Oaks Tech Corridor to
the south.
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F-2
Bellevue Drive

F-3
California Blvd.

F-1

Glenarm Street

F-1: Arroyo Entrance Corridor
F-2: Arroyo Corridor Transition
F-3: Fair Oaks Employment Village
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Sub-district Map 6: Arroyo Corridor / Fair Oaks
Linkage Concept
Old Pasadena
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Key Places

Arroyo Pkwy.

Fair Oaks Ave.

Section 7

Central District Gateway
Primary Focal Intersection

RS

Secondary Focal Intersection

Del Mar Blvd.

Important Pedestrian Crossing
In-Town
Housing

RS

Bellevue Drive

Rail Station

Key Connections
Multi-modal Corridor
Primary Pedestrian Connection
(streetscape priority)
Secondary Pedestrian Connection

California Blvd.

Auto-oriented Entrance Corridor
(tree-lined processional)
Opportunity to “Repair Street Edge”
(enhance pedestrian-orientation thru
building or landscape treatment)

RS

Rail Tracks

Glenarms Street
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Sub-district Concept: Arroyo Corridor / Fair Oaks

Arroyo Corridor / Non-residential Character: Emphasis should generally be placed
Fair Oaks on attracting non-residential uses. The District-wide land use
Proposal concept details restrictions on residential development throughout
most of the Arroyo Corridor / Fair Oaks Sub-district, while
substantial housing resources are provided for within the adjacent
Sub-districts. Those enterprises that will advance Pasadena’s stature
as a cultural and scientific center are especially appropriate, and
will add to the diversity of Downtown’s employment base.
Employment Generating Uses: Among the preferred uses for this
area are employment generators, including those with strong links to
education, technology, research, and the arts.

!

Proximity to the Del Mar and Fillmore Rail Stations, Huntington
Hospital and the South Fair Oaks Tech Corridor suggests an
opportunity for expansion of knowledge-based enterprise and
their support services.

!

Del Mar Boulevard provides an effective connection to Caltech
located east of Downtown. On the other hand, Fair Oaks and
Raymond Avenue provide links to the activity and excitement of
Old Pasadena’s core. Regular transit service will allow business
and employees to take advantage of these resources.

Village Atmosphere: The physical quality of the Fair Oaks
Employment Village Precinct is inferior to much of Downtown,
presenting a generally inconsistent and broken development pattern.
This area will greatly benefit from new development that contributes
to a more recognizable character and identity.

!

The character of development should identify this as a moderate
density employment zone with suitable transit and pedestrian
links to adjacent areas; low-rise buildings that generally do not
exceed 35 feet in height are most appropriate.

!

Infill development and adaptive reuse are encouraged; reuse is
especially appropriate for the historic industrial and warehouse
buildings along Raymond Avenue.

!

New development should establish a more consistently streetoriented pattern. Consideration should also be given to a logical
transition between adjacent buildings and uses, especially where
historic residences have been or are likely to be adapted to
commercial use.
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Sub-district Concept: Arroyo Corridor / Fair Oaks
!

Housing in this Precinct is restricted to work-live
accommodations, in keeping with the emphasis on nonresidential use, yet appropriate to the introduction of technology
and the arts.

Entrance Corridor: Arroyo Parkway extends beyond Downtown
proper, but as one of the principle entrances it should be tied to the
Downtown experience and provide a dignified procession to the heart
of the City. More consistent treatment of the buildings and
landscape that line the street is critical to the creation of a visually
appealing entrance corridor.

!

The scale of use and design should recognize the corridor’s autoorientation; residential use is restricted just south of the
intersection with California Boulevard.

!

Nonetheless, pedestrians should be well accommodated
especially as Arroyo Parkway approaches California Boulevard;
key intersections should be intensified and offer friendly
crossings, and buildings and their entrances should orient to the
street, with parking placed to the side or rear of buildings.

!

Existing street trees along sidewalks and within medians should
be maintained provided they are healthy and not misshapen.
However, the existing planting needs to be augmented; for,
instance, a regular planting of palms will achieve a highly
identifiable formal rhythm with a processional quality.

!

Lighting and signage should also highlight the procession to and
from Downtown, and orient visitors to Pasadena.

Key Intersections: Key intersections along the corridor, namely
California - Arroyo and near Del Mar - Arroyo should be redeveloped
with a denser, street-oriented and mixed-use character. It is at these
locations that housing is most suitably introduced into the Subdistrict. This recognizes the transition toward the center of
Downtown, and the proximity of the Del Mar and Fillmore Rail
Stations.
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Exhibit 11: Arroyo Corridor / Fair Oaks
Character Study
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Looking north along
Arroyo Parkway
toward the intersection
of Arroyo & California
Street

Recommendations*:
1. Mixed-use development to replace existing autooriented use (office or residential w/ ground floor
retail); street orientation & strong corner massing

3. Streetscape enhancements (widen sidewalks,
reinforce street tree & median planting, add street
furniture)

2. Mixed-use infill development (office or residential
w/ ground floor retail); street orientation & strong
corner massing

4. Intersection /crosswalk enhancement (special
paving)
* conceptual not mandatory
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Sub-district Concept: In-Town Housing

Sub-district This is Downtown’s established residential area, generally consisting
Character of low-rise, medium to high density housing. An important feature of
this area is its pleasant, well-shaded streets. The objective of this
Sub-district is to protect the existing residential character
from incompatible intrusions, including requirements for
sensitive infill development based on Pasadena’s City of
Gardens standards.

In-Town Housing Neighborhood Conservation: The protection and safety of
Proposal residential neighborhoods is a priority for Downtown. This includes
protection of the in-town residential area from erosion of character
and environmental quality due to the intrusion of incompatible uses
and inappropriate building scale.
Historic Dwellings: There are a number of historically significant
and architecturally compelling dwellings within this Sub-district,
including single family dwellings, bungalow courts and courtyard
housing. New development that removes or negatively impacts these
dwellings should be discouraged.
Traditional Development Patterns: New residential development
should respect traditional development patterns. Housing
development within the Sub-district north of Del Mar Boulevard and
close to Lake Avenue may accommodate multi-family housing to a
maximum of 48 dwelling units per acre. New residential
construction within the remainder of the Sub-district should continue
the pattern of low-rise, medium density dwellings to a maximum of
32 dwelling units per acre. In general, however, the scale of new
construction should relate to adjacent residences, and residential
buildings and their entrances should orient to the street.
Multiple-Use School District Property: Maximize use of the
Pasadena Unified School District Property for public benefit. Lands
should augment the limited availability of active recreational
facilities in the area and offer additional opportunities for local and
continuing education.
Green Connections: This area thrives because of its proximity to
the City’s centers of commerce, culture, and entertainment, just as
those areas should prosper from the nearness of this stable multifamily residential neighborhood. The wonderful, mature and
spreading canopy trees help set this place apart and make this
neighborhood an especially desirable place to walk. A similar
quality should extend to and connect adjacent Sub-districts.
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In-Town Housing
“Downtown’s Residential
Neighborhood”
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