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New student housing will be provided at three areas within the
campus:

e New student housing will be constructed to the south
of Corson Street, on both sides of Oakland Avenue, to
replace and expand Fuller's current housing facilities.

¢ New student housing will be constructed as part of a
new parking structure at the corner of Madison and
Walnut Street.

e Short-term housing for visiting scholars and guests
of Fuller will be constructed above new academic/
retail facilities at the intersection of Walnut Street and
Oakland Avenues.

Most new residential facilities will be four- to six-story structures,
built on podiums with structured parking below. Except for site
area, site width, density, maximum building height, and front-yard
setbacks (which are specified herein), new facilities should conform
to PM.C. §17.24.050 (RM-48) in effect as of the date of adoption of
the master plan.

Oakland Village The structural envelopes defined in the Oakland
Avenue neighborhood allow for the development of multiple four-
to seven-story structures, organized around private courtyards. To
provide acoustic buffering from the adjacent highway, as well as
to provide a transition from the taller buildings along Los Robles
Avenue to the residential-scale neighborhoods to the east, these
structures will step down in height as they move from Corson Street
toward the south, and from Los Robles Avenue toward Oakland
Avenue. A maximum of seven stories will exist at the corner of
Corson Street and Los Robles Avenue, and a minimum of four stories
will exist along Oakland Avenue.No buildings will be allowed within
a 100’ x 200’ space measured from the Oakland Avenue curbline as
shown on Figure 7,"Overall Concept.” All structures will include
subterranean parking for residents.

Oakland Avenue To provide easy pedestrian access to the
heart of the residential campus from Los Robles Avenue,
two publicly accessible, landscaped pedestrian walks will
connect Oakland Avenue with Los Robles Avenue—one
located midblock, and a second located just north of the
existing gas station (as shown on Figure 7). New dormitories
along Oakland Avenue will be set back from the property
line a minimum of ten feet, and on average thirty-five
feet, and the corresponding “front yard” will be publicly-
accessible park space (Figure 17,Section F).

Corson Street Strategies along Corson Street seek to buffer
the noise of the adjacent interstate freeway while providing
a pleasant streetscape for pedestrians. Buildings will be set
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back ten feet from the property line to align with existing
Fuller housing at the corner of Corson Street and Madison
Avenue to allow for landscaping (Figure 17,Section G). To
break up the building mass along the north (and to provide
easy public access to the interior of the residential campus)
two publicly-accessible, landscaped pedestrian walks will

occur near the center of both blocks (as shown on Figure 7).

Los Robles Avenue In keeping with the strong urban
character along Los Robles Avenue, buildings will be set
back a maximum of five feet from the property line (Section
E).To provide a sense of arrival when heading south along
Los Robles Avenue, the building at the corner of Los Robles
Avenueand Corson Street,in conjunction with the landscape,
will complete an urban gateway to the City of Pasadena. At
the street level, the building mass will break down to create
a pedestrian-friendly edge condition. As outlined above in
the section on Oakiand Avenue, two publicly-accessible,
landscaped pedestrian walks through the Oakland/Corson
neighborhood will be provided off of Los Robles Avenue.

Walnut Crossroads The intersection of Oakland Avenue and
Corson Street is the crossroads of the Fuller campus: to the north of
Walnut Street is the residential campus, to the south is the academic
campus. New buildings in this area will seek to unify the intersection
by responding to the scale of the existing Fuller properties to the
south.Thus, new buildings in this area will be four-story structures,
and will be set back five feet from the property line (Figure 17, Section
H).These structures will provide new short-term housing for visiting
faculty, scholars, and guests above Fuller-related administrative
and commercial facilities on the ground floor. In keeping with the
emphasis on easy public access to the Fuller campus, a publicly-
accessible, landscaped, pedestrian walk—located midblock on the
west side of Oakland Avenue—wiill connect Walnut Street to Corson
Street.

Madison Area (Housing) In response to the residential development
to the east of the property, new student housing at the corner of
Madison Avenue and Walnut Street will be a maximum of four stories
in height, wrapping the north and east sides of a new parking facility
and effectively shielding the parking structure from public view.To
allow for landscape planting, while still maintaining a strong street
edge, the building face will be set back 10 feet from the property
line (Figure 17, Section /).

SECTION 4: Guidelines for Parking Facilities

Fuller's current campus has an array of parking facilities, from
podium-type structured parking to surface lots. As it makes the
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transition from a commuter campus to a residential one, the
seminary recognizes the need to create a comprehensive parking
strategy for the coming years.To accommodate the parking needs of
Fuller,as well as to create a community asset by providing structured
paiking so close to the emerging Playhouse District, a structured
parking facility is recommended at the corner of Madison Avenue
and Walnut Street.

The design of all surface and structured parking facilities will be in
accordance with PM.C.§17.68.

Madison Area (Parking) To accommodate the needs of the housing
program, the envelope for the parking facility will be approximately
thirty-five feet from the property line. The structure will consist of
four levels of parking above grade, and three subterranean, totaling
seven levels of parking with approximately 500 parking spaces. The
parking structure will have a maximum height of thirty feet, while
the overall structure (including housing) will have a maximum
height of forty-five feet (Figure 16, Section |).

SECTION 5: Architectural Guidelines

The architecture of Fuller’s south campus can be divided into two
distinct groups. Those structures that were part of the original
Oakland Avenue/Ford Place residential area (or built in a similar
style) and later, more modern buildings ranging in style from the
Gothic Revival of the original Payton Hall to the International-
Style architecture of the Walnut Professional Building. The north
campus has a range of architectural styles—from Mission Revival
to fairly nondescript California modern stucco—with no single style
dominating.

AcademicFacilities. Onthe south campus,new structureswill respect
the character and scale of the existing buildings (e.g., the Oakland
Avenue/Ford Place bungalows) without needing to replicate their
form or expression.Though there is a desire for a coherent campus
experience, the south campus is a mixture of architectural styles,
scales, programs, and building types prohibiting a single standard
for architectural character. Instead, a varied architectural language
can serve to “repair” the urban fabric by knitting together these
disparate elements. Thus, in the Los Robles Area, buildings will be
compatible with the massing, scale, materials, and architectural
treatment of the surrounding context. In contrast, the program for
and location of the chapel on Union Street suggests a “signature”
architectural style that will convey the chapel’s importance for the
Fuller community.

Residential Facilities Given the proximity of the north campus
to residential neighborhoods, new structures in the Oakland
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Neighborhood, as well as the Madison Area, will seek compatibility
in massing, scale, and materials with the surrounding context, while
still maintaining a strong identity as a part of the Fuller campus.

Guiding Principles for Buildings In addition to the massing
guidelines outlined above, the following set of qualitative design
principles may be considered in the development of all new
buildings (both academic and residential) on campus. While not
binding, these principles do set out Fuller’s intentions for future
buildings:

¢ Incorporate flexibility into design. Designing “loose
fit” buildings allows them to adapt to changing needs
over time, prolonging useful life.

e “Waste equals food”: Use cradle-to-cradle design
strategies. Consideration of the eventual disassembly
of structures enables choosing materials that return
safely to the soil or to industry at the same level of
quality.

e Create durable buildings of long-term value.
Designing structures that endure over time optimizes
the value of the materials and time spent in their
construction, and provides Fuller with the best possible
assets.

¢ Incorporate daylight and natural ventilation in the
design of all spaces. Access to the outdoor world
can create uplifting environments appropriate to
Fuller's mission, as well as enhance building energy
performance.

e Use lighting strategies that preserve views of
the night sky and provide for safety and security.
Lighting the campus at night can be discreet, secure
and yet sensitive to preservation of the night sky.

¢ Designbuildingmassing and orientation to optimize
solaraccess.Harnessing the power of the sun—whether
through “passive” or “active” strategies—can enhance
building performance, and provide a higher quality of
life for occupants.

SECTION 6: Design Review

Design review procedures for renovations and new construction will
be in compliance with the requirements set out in PM.C.§17.80 and
§17.92, in effect as of the date of the adoption of the master plan.
Projects will be reviewed and evaluated at three levels of concern:
the campus, the area, and the individual building.
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Renovations The Design Review Commission will review permits for
exterior alterations or additions to existing facilities visible from the
public right-of-way, as specified in PM.C. §17.92. Recognizing the
significance of Fuller’s older facilities—in particular, the bungalows
outlined in PM.C. §17.33.080—permit applications for exterior
alterations or additions to existing academic or residential buildings
more than fifty years old will be reviewed by the Cultural Heritage
Commission. Interior remodeling at existing facilities will not be
included in the design review process.

New Buildings All new academic, residential, and parking structures
will follow design review procedures set out in PM.C. §17.80 and
§17.92,in effect as of the date of the adoption of the master plan.

3.11 Phasing

The Phasing Diagram (Figure 18) illustrates a probable phasing
scenario for the residential and academic facilities. The phasing of
academic facilities will be influenced by development and capital
campaigns. The phasing for residential facilities will be determined
in part by feasibility of land acquisition..

3.12 Long Range Plan

The master plan provides for Fuller's growth over the coming years.
Planning for tomorrow’s growth also means ensuring proposed
developments do not preclude opportunities that might arise as a
result of acquiring new parcels. Thus, inherent in the master plan is
a vision of what the final Fuller campus might become (Figure 19:
Long Range Plan). Itis included here to shed light on how and why
decisions were made, as well as to suggest opportunities for Fuller’s
further growth.
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Figure 18: Phasing
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Appendix
4.1 Review of Planning Process History

In October of 1977, the City of Pasadena approved a comprehensive
general plan that required all institutions over four acres in size
to submit a master plan for approval to the Pasadena Planning
Commission. Fuller Theological Seminary complied in April of 1981,
requesting shortly thereafter that the “Fuller Seminary District”
be expanded to include all of Fuller's campus (south and north of
Walnut Street). This request was granted by the city and identified
as District 13A.After negotiations in 1982, Fuller and city staff agreed
on regulations and guidelines for development at the seminary to
be incorporated directly into the Urban Design Plan, focusing in
particular on:

e campus boundaries

e |ocation and type of proposed land uses
e limits on future developments

e maximum density of future development

e open space and landscaping at the existing and future
campus

o preservation of historically and/or architecturally
significant structures

e automobile circulation and parking
¢ height limits and setbacks.

The final Central District Zone Ordinance (CDZO) reflects that
agreement between the city and Fuller on the guidelines
addressing development standards, with the stipulation that,“The
[Urban Design Plan] will incorporate the provisions of the master
plan and Fuller will not be subject to any other development
guidelines.” By resolution, the city declared that Fuller is exempted
from all regulations and guidelines of the UDP except as specifically
incorporated into the approved master plan.In 1985 all guidelines
implementing the master plan were incorporated into the CDZO,
and the city intended that these guidelines incorporated through
the UDP into the CD Zoning operate as the “functional equivalent
of a master plan” for Fuller. In the process of adopting this, the
elements of the Fuller master plan underwent the processes of
public hearings, environmental impact review and review, by the
various city commissions and committees that would be required
for a master plan.

Therefore, the board approved a functional equivalent of a master
plan for Fuller,and agreed that Cultural Heritage and Design review
of proposed development by Fuller is limited to evaluation for
consistency with the Fuller master plan as it is reflected in the CD
Zoning.
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Until 2001 Fuller has been following the existing plan agreed upon
by the City of Pasadena, and no other active planning process
has been in play. New commitments and demands to refresh the
facilities, however, have required an assessment of existing facilities
and community goals. Charrettes were held with participants from
within and without the Fuller community to facilitate planning the
reorganization. In 2003 Fuller’s board of trustees considered the
outcome of the charrettes and agreed to a capital campaign with
the upgrade of housing being among the most critical needs.

In March of 2003 the City of Pasadena released a revision to its code
that required Fuller to resubmit its master plan.

4.2 Summary of Code Issues Identified
in the Predevelopment Plan Review

Section 3 of the Master Development Plan Report describes both the
final realization of the master plan and the intentions surrounding its
design.In general,the predevelopment plan followed the guidelines
set out in the Pasadena Municipal Code Title 17 Zoning. However, in
response to specific site conditions, Fuller's programmatic needs,
and other similar design factors, this master plan proposes the
following changes to the code:

¢ An increase in the allowable height along Union Street,
between the City Hall dome view corridor and Union Street,
from its current zoning of 40’ commercial/60’ residential
to a new allowable height of 60’ for institutional uses. The
increase is proposed for a number of reasons. Additional height
would allow for better design solutions, given the programmatic
densities needed by Fuller. Additional height would also
facilitate the creation of a welcoming gateway along Union
Street, in keeping with the goals of both Fuller and the city’s
Specific Plan currently under review. In addition to preserving
views from Union Street to City Hall, a 50’ maximum height
would help protect the scale and character of Arol Burns Mall
by allowing building massing to step down toward the historic
bungalows. The increase in height to 60’ is 10" higher than the
allowable heights proposed in the city’s draft Specific Plan (June
2003).

e An increase in allowable height along Walnut Street
between Madison Avenue and Los Robles Avenue from 40’
commercial/60’ residential to 45’ for a mixed-use project,
with institutionally related commercial on the ground floor and
three floors of housing above. This increase in height would
allow Fuller to maintain the property just to the east of the Arco
station as a small park, as well as allow a more generous floor-
to-floor height. Additional height would also help to create a
gateway to the residential campus along Walnut Street. In the
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draft Specific Plan, the allowable height of this area is 50'

¢ Anincreaseintheallowable height along Los Robles Avenue
and Corson Street on the North campus from 60’ to 65. The
increase in height allows the project to step down in mass
toward Oakland Avenue, while mediating between the large
scale of Los Robles Avenue and Corson Street to the pedestrian-
scaled residential community surrounding the new green space.
Overall heights in this area would average 55.

e AnincreaseinthesetbackalongFord Place from the average
of the 2 adjacent properties to 15’, which will allow for the
preservation of existing trees and will help to mediate between
the scale of new construction and the existing buildings. In the
draft Specific Plan, the setback proposed along Ford Place is
10’; this proposal would exceed those requirements to further
ensure preservation of street character.

e A decrease in the allowable setback along Walnut Street
from the average of two adjacent properties to 5. The
adjacent properties to the Fuller holdings along the northwest
side of Walnut Street are the Arco station and the warehouse
building, both of which are set back at least 20’ from the street.
A 5’ setback will hold the street edge in anticipation of future,
denser development, and will match the setbacks along the
east side. Recent construction in the area has been holding this
type of setback. In addition, the draft Specific Plan calls for a
minimum 0; maximum 5’ setback for commercial, minimum 5,

maximum 10’ setback for residential. This proposal would meet

both of those requirements.

e A decrease in the allowable setback along Oakland
Avenue, from the average of two adjacent properties or 20)
whichever is greater, to 10. The decreased setback would
allow for the creation of a gateway to the heart of the residential
campus/green space. As illustrated in the concept plan, after
this gateway experience, the setbacks increase to at least 35in
order to create a public green space along Oakland Avenue. The
draft Specific Plan calls for a setback of 10’in this area.

Table A.3 provides a summary of the design standards requested
in the Predevelopment Plan in comparison to the standards in the
existing PM.C,, and those proposed for the CDSP.
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Appendix 4: DUs/ACRE Calculations

area within 87 du/acre zone

DU's per Acre Calculations Overall Concept Long Range Concept
Parcels Description Land/SF du's Land/SF du's
Parcels Owned by Fuller
1,2,3,4,5,6 Phase | 65,904 179 65,904 179
34,35 East side Oakland 20,371 441 20,371 441
30, 31 open space parcel 20,982jincluded above 20,982
9,10,11 NW corner at Los Robles 29,865(included above 29,865
1 Los Robles 41,915}included above 41,915
2,14,15,16,17,18,19 West side of Oakland 72,827lincluded above 72,827
10 open space parcel 7,510 7,510
Parcels to be Aquired
32,33 East side Oakland 21,181 32
28,29 East side Oakland 20,983 49
8 Open space outparcel at Los Robles 9,308
Portion of "D" 55' from LA DWP 10,991 10,991
Planting strip Strip fronting on Oakland 725
Subtotal 259,374 620 322,562 701
area in acres 5.95 7.41
du's/acres 104.1 94.7
allowable du's/ ac (7.41 ac x 87 du/ac) 518 644
allowable du's/ac with 10% open space bonus 570 709
| (7.41 acx 87 du's x 1.1)
area within 48 du/acre zone
Parcels Owned by Fuller
25,27 North side - Walnut corridor 13,995 21 13,995 42
6 North side - Walnut corridor 6,985 21 6,985 42
7 North side - Walnut corridor 7,010 7,010
5 Walnut street open space 7,025 7,025
9 North side - Walnut corridor 6,968 6,968,
Wanut/Madison Housing/Hotel 10,150 72 10,150 72
Housing Parking Garage Footprint 31,963 31,963
South Campus Open Space (Arol
Burns, Barker Commons, Library Quad 48,800 48,800
New Open Space @ Academic Cluster 6,800
Parcels to be Aquired
26 East side of Walnut 13,930
8 West Side of Walnut (Bookstore) 7,002
Subtotal 132,896 114 160,628 156
area in acres 3.05 3.69
du's/acres 37.4 423
allowable du's/ ac (1.44 ac x 48 du/ac) 146 177
allowable du's/ac with 10% open space bonus 161 195
(1.44 acx 48 du's x 1.1)
Total du's 620 701
Total allowable du's 731 903
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_ PROJECT TEAM

Master Planning, Architecture (Academic)

- WILLIAM McDONOUGH + PARTNERS
Architecture + Community Design
700 East Jefferson St.

— Charlottesville, VA 22903

Architecture (Residential)

— TOGAWA & SMITH, INC.
Architects
44 West Green St.
Old Pasadena, CA 91105

Landscape Architecture

EPT DESIGN
- 1214 East Green St.
Pasadena, CA 91106

Traffic, Transportation, and Parking

LINSCOTT, LAW & GREENSPAN
Engineers

234 E.Colorado Blvd., Suite 400
Pasadena, CA 91101

Construction Management

= ADIBOSS CONSTRUCTION MANAGEMENT
12 Morning Sun
Irvine, CA 92612
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