
TO: CITY COUNCIL DATE: JANUARY 30,2006 

FROM: CITY MANAGER 

SUBJECT: MASTER DEVELOPMENT PLAN FOR ART CENTER COLLEGE OF 
DESIGN SOUTH CAMPUS; 
ZONE CHANGE FROM IG-SP2-HL56 (INDUSTRIAL, SOUTH FAlR 
OAKS SPECIFIC PLAN) TO PS (PUBLIC AND SEMI-PUBLIC); AND 
AMENDMENT TO THE SOUTH FAlR OAKS SPECIFIC PLAN 

RECOMMENDATION: 

It is recommended that the City Council: 

1. Approve the Initial Environmental Study and Mitigated Negative Declaration 
(Attachment 1 ); 

2. Amend the South Fair Oaks Specific Plan to permit the "colleges - traditional 
campus setting" land use in the area including both sides of Raymond Avenue south 
of California Boulevard to Glenarm Street and including the Glenarm Power Plant 
site and permit the "dormitories" land use along both sides of Raymond Avenue 
south of California Boulevard to Glenarm Street, excluding the Power Plant site; 

3. Adopt the findings that the proposed Zone Change is consistent with the Zoning 
Code and approve a Zone change from IG-SP2-HL56 (Industrial, South Fair Oaks 
Specific Plan) to PS (Public and Semi-public); 

4. Adopt the findings that the Art Center College of Design South Campus Master 
Development Plan is consistent with Pasadena Municipal Code Title 17 (Zoning 
Code) and the General Plan; 

5. Approve the Art Center College of Design South Campus Master Development Plan 
subject to the Conditions of Approval (Attachment 2); and 

6. Direct the City Attorney to prepare an ordinance within sixty days amending the 
Zoning Ordinance for the Art Center South Campus site and resolutions adopting the 
Master Development Plan and amending the South Fair Oaks Specific Plan. 

MEETING OF 01 /30/2006 AGENDA ITEM NO. 6.C. (8 :00 P.M. ) 



PLANNING COMMISSION RECOMMENDATION: 

The Planning Commission reviewed the proposed project on November 9, 2005. 
Following public testimony, the Planning Commission adopted the staff 
recommendation with a change to "Planning & Development Condition #4" in the Draft 
Master Development Plan. The Planning Commission recommended adding the 
italicized text to the condition as follows: Residents of the dormitory building shall be 
limited to students and faculty of Art Center College of Design or other educational 
institutions of higher learning in the City of Pasadena. Staff concurs with this change 
and it has been incorporated into the recommended conditions of approval. 

DESIGN COMMISSION RECOMMENDATION: 

On October 24, 2005, the Design Commission reviewed the proposed Master 
Development Plan and acknowledged that future development proposed by the Art 
Center College of Design South Campus Master Development Plan will be subject to 
the thresholds for Design Review in the Municipal Code and the Citywide Design 
Principles such that design review would be conducted by the Design Commission and 
that the development standards proposed in the Master Development Plan and 
Conditions of Approval are appropriate. 

EXECUTIVE SUMMARY: 

Art Center College of Design proposes to build a student housing facility on their current 
surface parking lot on the northeast corner of Raymond Avenue and Glenarm Streets. 
The parking lot currently provides parking for the existing South Campus building. The 
student housing facility as it is currently conceived will provide 288 student beds in 152 
units in an approximately 130,000 square foot building. The student housing building 
will be up to 6 stories and 56 feet in height. Three levels of underground parking with 
340 spaces will be provided to serve both the student housing and the existing building. 

Art Center is proposing a Master Development Plan (MDP) for both the existing South 
Campus building and the proposed student housing building. The MDP will provide the 
zoning rules for the 2.45 acre site and could be expanded in the future if Art Center 
acquires additional property in the area. 

The Art Center site is within the South Fair Oaks Specific Plan. This Specific Plan did 
not anticipate colleges or student housing in the area and they are not currently 
permitted uses in the Zoning Code. Therefore, this action proposes to add student 
housing and traditional college uses to the permitted land uses in the Specific Plan. 
This action also proposes to change the zoning for both Art Center parcels from the 
existing South Fair Oaks Specific Plan Industrial zoning to a Public and Semi-public 
zoning designation which is appropriate for colleges. 



On March 24, 2005, Art Center College of Design submitted an application for a Master 
Development Plan and Zoning Map Amendment for their site on the northeast corner of 
Raymond Avenue and Glenarm Street. They propose to add a student housing 1 
dormitory building to their existing south campus building as part of the Master Plan. 

The project, as planned, would require an amendment to the South Fair Oaks Specific 
Plan to accommodate the college and dormitory land uses. A zoning map amendment 
would also be necessary to change the zoning from the existing Industrial zoning 
designation to a Public and Semi-public zoning designation which is appropriate for a 
college and dormitory use. A Master Development Plan will establish the development 
standards for all future development within the master plan area. 

As originally proposed, the dormitory building would exceed the height limit established 
by the South Fair Oaks Specific Plan and an amendment to the height limit was also 
requested by Art Center. After meeting with the community and the Planning 
Commission in May 2005, Art Center withdrew their request for increasing the height 
limit. In July 2005 the Planning Commission refined the specific plan amendment study 
to remove the increased height request. 

ANALYSIS: 

Discretionarv Actions 

Three concurrent discretionary actions are proposed by this project: 1 ) Amendment of 
the South Fair Oaks Specific Plan, 2) Zoning map amendment from Industrial to Public 
and Semi-public zoning designation, and 3) Master Development Plan for Art Center 
South Campus. 

Amendment of the South Fair Oaks S~ecific Plan 

The South Fair Qaks Specific Plan was adopted in April of 1998. The Plan envisioned 
'an attractive physical environment for businesses that commercialize emerging 
technology, particularly related to biomedical." Although there was little development 
activity in the first few years after the adoption of the specific plan in 1998, more recent 
development, particularly in the northern part of the specific plan area, has been 
supportive of the biotechnology vision of the plan. There has also been medical office 
and convalescent facility expansion in the area. A variety of uses are permitted along 
South Raymond, including retail, office, service, and restaurant uses, in addition to the 
technology and biomedical uses. Traditional college uses, carefully regulated through 
the additional public scrutiny and conditions of approval provided by a conditional use 
permit or master development plan, could help to enhance the area and help achieve 
the Specific Plan vision. 



Existing uses on Raymond Avenue range from retail near California to primarily light 
industrial, ofice, utility, and storage uses south of Pico Street to Glenarm Street. The 
existing Art Center building and parking lot is at the south end of Raymond Avenue. 
There are many vacant lots and surface parking lots along Raymond Avenue and many 
properties are not well-kept. 

The current Art Center building at 950 South Raymond Ave has operated since May 
2004 and was permitted under a "colleges - nontraditional campus setting" zoning 
designation. No land use conflicts have been observed between this facility and the 
surrounding uses. The renovation of the former Dacor building has improved the 
quality of the architectural design and urban character of the street. 

There is a potential for conflict between dormitory uses and the intense industrial uses 
that are permitted, but are not currently found on South Raymond Avenue. The Zoning 
Code has many provisions that will reduce the potential for these conflicts, including 
provisions to reduce noise, vibrations, dust, glare, and odors. 

Colleges and dormitory uses generate similar or lesser vehicle trips than other land 
uses permitted in the IG-SP-2 zoning district, particularly in the peak hours. Raymond 
Avenue and Glenarm Streets are mobility corridors that are well-suited to receive the 
vehicle trips that a college or dormitory use would generate. The Fillmore Gold Line 
station coupled with the ARTS bus routes is also supportive of the transportation needs 
of a college or dormitory use by providing options for students without cars to circulate. 

Staff supports adding "college - traditional campus setting" as a permitted use along 
Raymond Avenue and the Glenarm Power Plant site, and "dormitories" as permitted 
use along Raymond Avenue, but excluding the Power Plant site. 

Zonina MaD Amendment: The project site has a zoning designation of IG-SP2-HL56 or 
Industrial, South Fair Oaks Specific Plan, Height Limit 56 feet. This zoning designation 
does not permit a student housing use, nor does it permit "colleges - traditional campus 
setting". The existing south campus building is permitted under a "colleges - non- 
traditional campus setting" designation. Art Center requests a zoning designation of PS 
or Public and Semi-Public, which is appropriate for colleges, churches, hospitals and 
other public uses on sites over two acres. The PS zoning designation would include 
both Art Center parcels on South Raymond Avenue - the existing building at 950 South 
Raymond Avenue and the current parking lot I proposed dormitory building site at 1000 
South Raymond Avenue. 

Master Develo~ment Plan: The purpose of a Master Development Plan(MDP) is to 
reduce the processing time and uncertainty in the development process and to ensure 
and orderly and thorough review of development plans, resulting in more compatible 
and desirable developments. The MDP will establish the development standards for all 
future development within the MDP area. 



Art Center College of Design proposes to construct one new structure under the 
proposed Master Plan - a student housing project on the existing surface parking lot at 
the northeast corner of Raymond Avenue and Glenarrn Street. The Master Plan 
campus will include this building and the existing campus building to the north. If Art 
Center acquires additional properties adjacent to this site, they will amend the Master 
Plan to include these additional sites. 

As proposed, the student housing project would include an underground parking garage 
for approximately 340 cars and six levels of housing in three separate building masses 
oriented perpendicular to Raymond Avenue. Each building mass would be six stories in 
height, not to exceed the 56'0 height limit established by the South Fair Oaks Specific 
Plan. There would be a total of 16 studio units and 136 two-bedroom units for a total 
capacity of 288 student beds in the project. The square footage of the project excluding 
parking is 134,644 square feet. No building setbacks are required by the South Fair 
Oaks Specific Plan and the project does not provide setbacks on Raymond Avenue and 
Glenarm Street. 

The style of the new building would take references from the existing Art Center building 
to the north and be contemporary in design. The only other prominent building adjacent 
to this site is the Jacob's Engineering building, which is a seven-story building to the 
east of the project site. Across Glenarrn Street to the south is the Glenarm Power plant 
site. 

Attachment 2 is the draft Master Development Plan (MDP) for Art Center's south 
campus. The Plan contains development standards and conditions of approval that will 
regulate the development of the dormitory building. 

INITIAL STUDY AND DRAFT MITIGATED NEGATIVE DECLARATION 

Staff prepared an Initial Environmental Study (IS) pursuant to the California 
Environmental Quality Act (CEQA) and the CEQA Guidelines. See Attachment 1. The 
draft IS evaluates potential environmental effects that may result from implementation of 
the Master Development Plan. Based on this analysis staff proposes adoption of a 
Mitigated Negative Declaration (MND.) Mitigation measures have been identified to 
reduce potential impacts to less-than-significant levels in the areas of utilities & service 
systems (sewers), transportation/traffic, and air quality. 

The IS evaluated a slightly larger project than is currently proposed by Art Center - 334 
student beds and 450 parking spaces. The Master Development Plan would permit a 
project of up to this size, in order to allow Art Center some flexibility in the development 
of the dormitory project. 



REQUIRED FINDINGS 

For Master Development Plan (per 17.61.050 H) 

A. The proposed use is allowed with a conditional use permit within the applicable 
zoning district and complies with all applicable provisions of this Zoning Code. 

The applicant is a school in a newly created PS District. The proposed Master 
Development Plan is consistent with the requirements of the PS District. The use and 
development standards established under the Master Development Plan comply with all 
applicable provisions of the Zoning Code. 

B. The location of the proposed use complies with the special purposes of this Zoning 
Code and the purposes of the applicable zoning district. 

The proposed "College - traditional campus setting" and "Dormitoriesn land uses are 
permitted in the PS District. 

C. The proposed use is in conformance with the goals, policies, and objectives of the 
General Plan and the purpose and intent of any applicable specific plan. 

The subject site is designated as "South Fair Oaks Specific Plann in the General Plan 
land use diagram. This specific plan is being amended to permit the college and 
dormitory uses. 

General Plan Objective 23 states that the City shall provide long-term opportunities for 
growth of existing cultural, scientific, corporate, entertainment and educational 
institutions in balance with their surroundings. General Plan Policy 23.4 states that the 
City shall Support Specific Plans, master plans, and other planning activities initiated by 
cultural, scientific, corporate, entertainment and educational institutions. 

D. The establishment, maintenance, or operation of the use would not, under the 
circumstances of the particular case, be detrimental to the health, sakty, or general 
welfare of persons residing or working in the neighborhood of the proposed use. 

The proposed Master Development Plan continues the establishment of the Art Center 
College of Design South campus by allowing the addition of dormitory uses. The City 
has attached conditions of approval to the Master Development Plan to ensure that the 
continued operation of Art Center would not be detrimental to the residents and 
employees in the neighborhood. 

E. The use, as described and conditionally approved, would not be detrimental or 
injurious to property and improvements in the neighborhood or to the general welfare of 
the City. 



The Master Plan includes provisions to improve public streets and sidewalks, plant trees 
according to the City approved master tree plan, and if necessary, relocate and upgrade 
street lights. 

F. The design, location, operating characteristics, and size of the proposed use would 
be compatible with the existing and future land uses in the vicinity in terms of aesthetic 
values, character, scale, and view protection. 

The Master Development Plan establishes development standards to ensure that the 
future development is compatible with the adjacent office, industrial, and institutional 
uses. 

For Zoning Map Amendment (17.74.070 B) 

A. The proposed amendment is in conformance with the goals, policies, and objectives 
of the General Plan. 

The proposed zoning map amendment from IG-SP2-HL56 (Industrial, South Fair Oaks 
Specific Plan, Height Limit 56 feet) to PS (Public and Semi-public) is consistent with the 
General Plan Objective 23 which states that the City shall provide long-term 
opportunities for growth of existing cultural, scientific, corporate, entertainment and 
educational institutions in balance with their surroundings. Also, General Plan Policy 
23.4 states that the City shall Support Specific Plans, master plans, and other planning 
activities initiated by cultural, scientific, corporate, entertainment and educational 
institutions. 

B. The proposed amendment would not be detrimental to the public interest, health, 
safety, convenience, or general welfare of the City. 

The zoning map amendment will ensure that all future development in the PS District is 
reviewed with a conditional use permit or master development plan. Only public and 
semi-public uses are permitted in the district. The conditional use permit or Master 
Development Plan will give the city the opportunity to add conditions to protect the 
surrounding properties. 

CONCLUSION: The student dormitory and traditional college land uses will be a 
complementary addition to South Raymond Avenue. The project furthers the General 
Plan policies and objectives by providing for the expansion and support services for one 
of Pasadena's educational institutions and by directing development into a specific plan 
area along a major corridor and within walking distance of a Gold Line station. 

FISCAL IMPACT: The applicant will be responsible for all costs associated with the 
design, review and construction of the project, including the dedication of an easement 



for a bus shelter along the Raymond Avenue frontage. Permitting fees will be collected 
to cover costs incurred from staff time required to review the project. 

Respectfully submitted, 
/ 

City Manager 

Prepared by: 

b'~aura Fitch dahl 
Senior Planner 

Approved by: 

&& 
ichard Bruck er 

Director of Planning & Development 

Exhibit A: Project Map 

Attachment 1 - Initial Environmental Study and Mitigated Negative Declaration 
Attachment 2 - Master Development Plan and Conditions of Approval 




































