
TO: CITY COUNCIL DATE: MARCH 19,2007 

FROM: CITY MANAGER 

SUBJECT: CENTRAL DISTRICT SPECIFIC PLAN HOUSING INTENSITY 
STANDARDS 

RECOMMENDATION: 

This report is presented for information and discussion purposes only. 

EXECUTIVE SUMMARY 

The General Plan Land Use Element allocates housing units and non-residential square 
footage to each specific plan area. The Central District specific plan area is nearing its 
allocation of 5,095 housing units. This report provides several alternatives that the City 
Council can direct staff to pursue to address this issue. 

BACKGROUND 

The 1994 Land Use Element of the General Plan established intensity standards for 
new housing units and new non-residential square footage in each of the seven specific 
plan areas. 

The Central District Specific Plan is organized around this vision statement - "The 
Central District will function as the City of Pasadena's vibrant urban core providing a 
diversity of economic, residential, and cultural opportunities. Downtown will be a place 
to work, shop, live, and play, with convenient access by foot, bicycle, and transit, as well 
as by car. Physical and economic growth will support this role and respect the 
numerous resources of historical and cultural signficance that contribute to Downtown's 
unique identity. I" 

MEETING OF 311 912007 

- 

AGENDA ITEM NO 7 . A - 4 -  



The 1994 Land Use Element of the General Plan allocated 5,095 net new market-rate 
housing units and 6.2 million square feet of net new non-residential development to the 
Central District Specific Plan area to accomplish this vision. The Central District 
Specific Plan and revised Land Use Element (adopted November 8, 2004) retained the 
total allocation of housing units and square feet for the district. The next five-year 
update of the Land Use Element is scheduled for 2009. 

As of December 31, 2006, 3,147 market rate housing units have received building 
permits and are either completed or under construction in the Central District (See 
Attachment I ). Of the remaining 1,948 market rate units, approximately 1,536 are in 
the pipeline, leaving approximately 412 market rate units for future projects. The 
current policy is to allocate the units at issuance of a building permit. The pipeline 
includes all units with a complete application for an approval, such as design review or 
conditional use permit, but have not have been issued a building permit. See 
Attachment 2 - Projects in the pipeline. After further examination of the Central District 
projects from 1994 to 2006, the number of market rate units with building permits is 
slightly lower (54 units) than the 12131106 quarterly housing production report. The data 
from earlier years overstated the number units to be counted against the caps due to 
incorrectly crediting demolitions and affordable units and counting units on the 
boundaries of the Central District. 

Most areas of the Central District permit both residential and non-residential 
development. (See Attachment 3 - Housing/Ground Floor concept.) There are some 
areas that only allow residential development and other areas that require residential, 
except for some ground floor commercial uses. 

ALTERNATIVES 

The following five alternatives represent a wide range of actions that can be taken to 
address the issue of residential units approaching the end of the 5,095 unit allocation. 

Take No Action - Staff would continue to inform Central District property owners 
that there will soon be no more housing units for new projects. Additional study 
would be needed to determine when units would be allocated - at issuance of a 
building permit or whether it would be more appropriate to allocate units after 
receiving a discretionary approval, such as design review or conditional use permit. 
When all 5,095 new market-rate housing units have been allocated, no more 
residential or mixed-use projects will be able to receive building permits unless they 
are 100% affordable units. 
City Council Action - City Council would need to determine the procedures for 
allocation of the remaining units. 

ADVANTAGES. 
Will not require changes to Zoning Code or Central District Specific Plan. 
Avoids potential overloads to the existing infrastructure systems. 



Protects Central District from overabundance of residential development. 
May encourage housing development in other specific plan areas and in the 
multi-family areas outside of specific plans (RM districts.) 
May encourage affordable housing development in the Central District because it 
is not subject to the unit restriction. 
In the Central District, many affordable units have been built as part of a 
development with 80 - 90% market rate housing and 10 - 20% affordable units. 
When the market rate housing units are depleted, there will not be projects of this 
mix, although there could still be projects that are 100% affordable. 

DISADVANTAGES 
Some property owners or developers of property in the Central District will rely on 
the zoning code to determine if housing is permitted and will be surprised to find 
out that there is no more housing available in the District. 
Some areas of the Central District permit only housing and no commercial uses. 
Once the housing units are depleted, in these areas, property owners would be 
allowed to remodel or replace the units on the site, plus any new affordable units, 
but not have an increase in market-rate units. On a vacant site, there may not be 
enough options for property owners and this could be considered a legal "taking." 

ZJ Competition for Remainina Units - Under this alternative, a competition would be 
established to allocate the remaining housing units in the Central District. Criteria 
such as on-site affordable housing or exceptional design quality would be 
established and proposed projects would be evaluated and ranked to determine 
which projects would receive an allocation of housing units. 
City Council Action - City Council would need to establish the criteria for evaluating 
projects and amend the Zoning Code and Central District Specific Plan to set up an 
objective evaluation and appeal process. 

ADVANTAGES 
Would result in new development that meets an established set of criteria and 
may be more beneficial to the community than other projects. 

DISADVANTAGES 
Difficult to administer and can result in subjective evaluation of projects. 

a Rezoning - There are two options under this alternative - A) Rezone those areas of 
the Central District that currently allow a mix of uses to remove residential as a 
permitted use (see Attachment 3); and/or B) Rezone areas of the Central District 
that currently permit exclusively residential development to introduce complementary 
commercial uses. 

ADVANTAGES 



Alternative A provides clear rules for property owners and developers because 
housing is not a permitted use. 
lnfill commercial uses in the residential areas under Alternative 6 would make it 
easier for residents of the residential districts to walk or bike to these services. 
Remaining allocation of housing will last longer and be preserved for those areas 
that permit housing exclusively. 

DISADVANTAGES 
Alternative A would not allow housing to be demolished and replaced with new 
housing (although this could be permitted through a Zoning Code Amendment.) 
Existing housing would become a non-conforming use in some areas under 
Alternative A. 
Both alternatives would require extensive changes to the Zoning Code and 
Central District Specific Plan. 
Alternative 6 could disrupt the residential character of the exclusively residential 
areas. 
Areas that perceive a need for additional residential development to revitalize this 
area might be precluded from revitalization. 

Allow Conversion of Non-residential sauare footaae to housina units - Using a 
conversion factor, allow additional units by reducing the allowable non-residential 
development in the Central District. This could be done now or concurrently with the 
next "Five-Year Update" of the Land Use Element, scheduled for 2009. Similar 
conversion is allowed in the West Gateway and East Colorado Specific Plan areas. 
City Council Action - Council would need to amend the Land Use Element to 
implement this alternative. 

ADVANTAGES 
Would continue to support the Central District specific plan goal of mixed-use 
development in the district and would retain the existing land use patterns. 
More opportunities for projects which include affordable units in with market-rate 
units may be built or additional in-lieu fees will be generated by market-rate 
projects. 

DISADVANTAGES 
Would require a change to the policies established in the Land Use Element of 
the General Plan. 
Study would be required to determine the appropriate conversion factor, 
particularly in relation to the traffic impacts of substituting residential for 
commercial uses. 
Would be inconsistent with prior discussions and decisions leading to current 
Central District Specific Plan. 



5J Re-examine the caps - Re-examine the number of new residential units versus 
non-residential square footage in the Central District to see if changes are necessary 
to achieve the goals of the Central District. As with Alternative 3, this could be done 
now or concurrently with the Land Use Element update in 2009. Additional studies 
would be required to determine the appropriate number of units and square feet. 
Would require a change to the policies established in the Land Use Element of the 
General Plan. Would require extensive resources to adequately study what are the 
appropriate numbers of units and square feet, where they should be allocated in the 
Central District, and the infrastructure needs. 

ADVANTAGES 
If a study determines that more market-rate residential development is desirable 
in the central District, could encourage additional affordable units to be included 
in market-rate projects or additional in-lieu fees collected. 
Could allow additional units in specific districts where it meets the Central District 
Specific Plan objectives. 

DISADVANTAGES 
May reduce the available sites for other uses that contribute to the tax base, such 
as offices or hotels. 

PLANNING COMMISSION COMMENT 

On February 28, 2007 the Planning Commission discussed these alternatives and 
heard some public comment from Central District stakeholders. The Commission 
encouraged staff to notify the public of the issue and favored addressing the housing 
intensity issue in the next General Plan update. 

CONCLUSION 

Several alternatives or combinations of these alternatives can be adopted to address 
the upcoming end of the available housing units in the Central District. Staff will work 
with the Planning Commission to evaluate which best meets the goals of the General 
Plan and Central District Specific Plan and return to the City Council in May 2007. 

Respectfully submitted, 
I 
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Attachments: 

1: List of Central District projects completed or under construction since 1994 
2: List of Central District projects in the pipeline 
3: District-wide Map 12: Housing / Ground Floor Concept 






















