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CBRE CONSULTING E CEIW E c::BHE
' 355 South Grand Avenue, Suite 1200

Los Angeles, CA 90071-1549

y T 213613 3750
— F 213613 3780

www.cbre.com

October 19, 2010

Mr. William Chu
Singpoli Pacifica, LLC
25 E. Foothill Bivd.
Arcadia, CA 91006

Re:  Response to Comments on CBRE Illustrative Fiscal Revenue Analysis for Park Place
Development in Pasadena, California

Dear Mr. Chu:

Unite Here!, Sustainable World, and Prof. Peter Dreier have commented publically on the City
of Pasadena’s recent action to provide $11.1 million in Americon Recovery Reinvestment Act
(ARRA) funds to the Park Place development in Pasadena. Their comments included references

1o an illustrative fiscal revenue analysis performed by CBRE in 2009. CBRE haos reviewed those
comments and offers the following observations and responses.

It should be noted that those commenting on the CBRE analysis do not 1oke issue with the
following projections:

1. One-fime revenues associated with the development/construction of the Project
a. More than $3,856,000 to the City of Pasadena
b. $44,000 fees to the Pasadena Unified School District
Total: $3,900,000

2. Annual revenues associated with the ongoing operation of the Project

a. $169,000 in annual property tax revenue for the General Fund of the City of
Pasadena

b. $73,000 in annual utility related tax revenue for the General Fund of the City
of Pasadena

- ¢. $248,000 in annual property fox revenue for Pasadena Unitied School District

d. $41,000 in annual property tax revenue for Pasadena City College
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e. $224,000 in onnual property tox revenue for Los Angeles County
Total: $755,000 per yeor

The analysis was prepared in September 2009 when completion, occupancy and stabilization
of operations were ot least three years in the future. No specific tenants had yet been
identified. Consequently, the analysis was, by necessity, illustrative of the operotions of
stobilization ond was intended to indicate the general scole of the impact the project would
produce, not a specific amount. That is stated in the analysis.

Payroll Estimates

The estimates of totol payroll that would be produced by the Project are based on the average
pay of workers in a range of occupations that would be present in the Project os reported for
the Los Angeles County area by the U.S. Department of Lobor, Bureau of Labor Statistics (BLS)
as well as the Economics Research Institute (ERI). Because the specific tenants and businesses
that will occupy the Project are not known at this time, any more detailed analysis would be
specious ond not valid. The payroll foctors used were deliberately conservative to minimize the
possibility of overstating the total dollar amount of the impact in the City.

Net New Sales Tax Revenue Potential

Unite Here! asserts that an analysis is required of whot it charaderizes as “the substitution
effect and business transference” associated with business activity at the Project. Without more
specific information on the tenants thot will occupy the property (which because of the early
stage of the development process does not exist), more specific projections of a transfer, it
any, of existing trade from Pasodena businesses to the Project would be specious ond is not
warronted.

The businesses at the Project will draw their customers from well beyond the boundories of
Posadeno. This reduces the likelihood that transferred sales could cause any material
reduction to the projected total net new fiscal revenues to the City of Pasadena.

The onalysis did subtract all the existing fiscal revenues currently being generated by the
property in the various categories for which projections of new revenues were made. Even if
there were to be a significant transfer of existing toxable sales from other Pasadena businesses
to the Project, the reduction in the projected total annual fiscal revenues to Pasadena would be
very small. Sales tax revenues make up only 11% of the total new annual fiscal revenues
projecied for Pasadena. Even if it were assumed that half of all the taxable sales at the Project
turned out to be transfers of existing soles from other Pasadena businesses, the total projected
annual fiscal revenues to the City of Pasadena would only be reduced by approximately 5%.
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Hotel Employees

Unite Here!, Sustainable World, and Prof. Dreier assert that the analysis overstates the number
of new hotel employees by as much as 100%. It is widely accepted in the hospitality industry
thot the one employee per room facor used in the analysis is appropriate for estimating
staffing for a hotel of the particular type proposed in the Project. Boutique hotels of the type
proposed are able to deliver their high level of service to their patrons precisely because they
mointain higher levels of staffing compared to other categories of hotels. The factors by which
the number of employees in the other components of the Project were estimated are also
“industry standard.”

Hotel Operating Parameters

PKF Consulting, the most experienced consultant in the in the hospitality industry in the U.S.,
conducted an analysis of the hotel component of the Project as proposed by the developer.
That assignment was personally overseen by one of the most highly regarded hospitality
consultants in southern California. The stabilized occupancy and average daily room rate
(ADR) factors used in the CBRE analysis were obtained from the PKF analysis. The suggestion
by Unite Now! that recent Pasadena occupancy and ADR figures reflecting the worst economic
down turn since the Great Depression should be used to estimate the Project’s future
performance is naive. Those figures are not representative of the prospects for long term
stabilized operations of the proposed hotel. Furthermore, because Pasadena is underserved in
the hospitality area, essentially all of the revenues from the hotel should be net new fo the City
of Pasadena.

Exaggerated Amount of Subsidy

Unite Here!, Sustainable World, and Prof. Dreier all refer repeatedly to an $11.1 million
subsidy. That vastly overstates the actual amount of assistance to the Project involved in
making the ARRA bond funds available.

The amount of assistance is not the total amount of the funds thot the Project receives from
ARRA. Rather, the amount of the assistance is equal to the present value of the difference
between the amount of debt service the developer will have to pay for the ARRA funds and the
amount of debt service that would have to be paid with conventional financing.

Using reasonable assumptions for the interest cost with both ARRA and conventional financing,
the present value of the differential cost and thus the actual economic value of the assistance is
only a small fraction of the $11.1 million principal amount of the financing package.

Based on the vastly exaggerated total subsidy figure ond a staffing number for the hotel that
would not permit it to offer a level of services consistent with its “boutique” designation, Prof.
Dreier asserts thot there is a $160,000 subsidy cost for each job created.
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Using a valid figure for the assistance omount and sefling the hotel staffing at the level
required to make it a legitimate “boutique” hotel, the assistance “cost” for each job crected
will oclually be closer to around 10% of the figure asserted by Prof. Dreier and other

opponents of the project.
New Jobs in Pasadena and Housing

Prof. Dreier recommends that the developer should pay “several million dollors” into a
housing trust fund because the Project’s new “low-woge jobs will cause” a worsening of the
"housing crisis” in Pasadena. In o time of persistent 12% unemployment in the region, it is odd
to say the leost to assert that odding hundreds of new jobs and reducing unemployment will
worsen the “housing crisis.” Which unemployed people in Pasadeno who might secure one of
the new jobs at the Project believe that their housing situation will be worsened by their leaving
the unemployment rolls and reentering the workforce?

Sincerely,

Ross S. Selvidge, Ph.D.
Managing Director
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PASADENA PERMIT CENTER

vavw Cllyolpasadena nevpenmitcente:

MASTER APPLICATION FORM l

Project Address: 880 East Colorado Boulevard, Pasadena, CA

Project Name: Colorado at Lake (formerly Mentor and Colorado)

Project Description: (Please describe demolitions, alterations and any new construction)

Demo of two Ivl parking structure & a portion of single-story retail. Renovation of an ex. hotel bldg. & storefront facing
Colo. Bivd.. New construction of a mixed-use bldg. w/ 5 Ivls underground parking & hotel addition & above grade parking.

Zoning Designation: _CD5-AD2 General Plan Designation: Central District Specific Plan

APPLICANT / OWNER INFORMATION

APPLICANT NAME: Randy Soewers, RTKL Telephone: [x ] 213-633-1110
Address: 333 South Hope Street C-200 Fax. [x ] 213-633-6060
city Los Angeles state: CA zip: 90071 Email: rsoewers@rtkl.com
CONTACT PERSON: Kin Hui Telephone: [x | 626-566-1881
Address: 25 E. Foothill Blvd, Second Floor Fax. [x ] ©26-566-1887
city Arcadia State: CA zip: 91006 | Email: Khui@sinpoligroup.com
PROPERTY OWNER NAME: Sisypt S atiesucr ﬁ‘} vl f(a (e Telephone: | |

Address: 25 E. Foothill Bivd., Second Floor Cb.ﬂmﬂe /(,("(L( / P Fax [ )

city Arcadia state: CA  zip: 91006 ( Email:

TYPE OF CITY REVIEW AND APPROVALS REQUIRED:
Mark clearly the type of approval required in the space provided below:

PREAPPLICATION CONFERENCE ADJUSTMENT PERMIT HILLSIDE DEVELOPMENT PERMIT
PRELIMINARY PLAN CHECK T ZONE CHANGE T, VARIANCE

DESIGN REVIEW CERTIFICATE OF EXCEPTION MINOR VARIANCE

GENERAL PLAN AMENDMENT T TENTATIVE PARCEL MAP T SIGN EXCEPTION

MASTER DEVELOPMENT PLAN T, CONDITIONAL USE PERMIT ~,  TREEREMOVAL

CERTIFICATE OF APPROPRIATENESS , MINOR CUP DEVELOPMENT AGMT.
LANDMARK DESIGNATION DENSITY BONUS OTHER:

CERTIFICATION:

| hereby centify that | am the applicant or designated agent named herein and that 1 am familiar with the rules and regulations with respect to preparing
and filing this petition for discretionary action, and that the statements and answers contained herein and the information attached are in all respects true
and accurate to the best of my knowledge and belief.

SIGNATURE OF APPLICANT OR AGENT: Date:
For Office Use Onl } g ‘)6

PLN # Ddoé 59901 (/)CASE# L (24 ) PRJ .
DESCRIPTION / l/ {/ - [/—Wx ' /\'O DATE APPLICATION ACCEPT ,Lb Dlj
DATE APPLICATION /SUBM|TTALS RECEIVED: N 2 APPLICATION FEES.$ / % Q RECEIVED BY\ N
HISTORIC ARCHITECTURAL RESEARCH REQUIRED? YES@ PUBLIC ARTS FEE REl)UIRED”/YES [o] APPLICATION FEES: $
/(2 Vi ylﬂ U'\ﬂ l( Wt /h o @C(a( '/['0(/ MAP -- Combined Master Application Rev 10/13/05
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PASADENA PERMIT CENTER

vaww cllyoipasadena nevpenmieen:er

SUPPLEMENT TO MASTER APPLICATION FORM
ENVIRONMENTAL ASSESSMENT

EXISTING PROPERTY INFORMATION:
This section of the Environmental Assessment is for information regarding the Existing property only.

*Your application is complete when all attached supplemental applications are completed and submitted. The case manager will notify you if any
additional items or reviews are necessary.

Assessor Parcel Number(s):

Square Footage of Property: 85,136.25 Average slope of land if over 15% n/a

Surrounding Land Uses:

North: Commercial/Retail/Restaurant Retail/Commercial

East:

South: Commercial/Restaurant West: Commercial

EXISTING BUILDING(S) BUILDING A BUILDING B BUILDING C BUILDING D
Total gross square footage 65,750 SF 11, 011 SF 13, 284 SF 24,885 SF
Total commercial gross square footage 65,750 SF 11,011 SF 13, 284 SF 18,085

Total residential gross square footage 0 0 0 0

Year built 1926 1926/1927 1940 +/- 1970+/-
Building footprint in square feet 9,208 11,01 6642 8826

Open space / landscaping square footage 2,419 0 0 Unknown
Paving square footage 2,458 5,633 0 unknown
Number of parking spaces 0 36 Parking Structur | 50

Height of building in feet 75 20 14' 20'

Number of stories 7 1 2 2

Number of housing units n/a n/a n/a n/a

Square feet to be demolished 541 SF 11,011 SF 13,284 SF 24,885 SF
Number of covenanted affordable units demolished n/a n/a n/a n/a

Number of housing units demolished n/a n/a n/a n/a

Number of hotel / motel rooms to be demolished n/a n/a n/a n/a

To be altered? (yes / no ) n/a n/a n/a n/a

To be relocated? (yes / no ) n/a n/a n/a n/a

Un reinforced masonry? (yes / no ) No Yes Yes Unknown
Type of use (i.e. residential, commercial, mixed uses, etc.) | Sr. Residential | Retail/Rest. Parking Garage | Commercial

* Continue to Proposed Information Section

ADDRESS OF LOCATIONS OF EXISTING BUILDINGS:
Building A: 940 -942 East Colorado Blvd, 19-25 South Mentor Ave (Constance Hotel)

Building B: 908-938 East Colorado Blvd. (Retail facing Colorado Blvd.)

Buitding c: N/A (Parking Structure)

Building D: Corner of Colorado Blvd. and Lake Ave. (Bank of America Building)

PG 1 Master Application Rev: 5/11/07
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PASADENA PERMIT CENTER

vavw cilyoipasadena nelpenmilcenter

SUPPLEMENT TO MASTER APPLICATION FORM
ENVIRONMENTAL ASSESSMENT

PROPOSED PROJECT INFORMATION:

Estimated Valuation: &
Explain if the project is loca@d |n a geological hazard aflea (i.e. hillside area,

This section of the Environment lAs es me? is Poynformauo regarding th Pt7p%5f?project only.

eismic fault, erosive soils): N/A

Amount of grading proposed Cut: Filt: Balance:
T "“\)' lmported[\/(/‘//(\/ (7’> Exported: ({722-((>/§J e A(?,)

Type of development (single family residence, apdrtments, condominiums, commercial, industrial, institutional): Mlxed Use

Total housing units: ¢ Is this an affordable Housing Project? [ yes no # of affordable units:
Proposed Energy Types: [ All electrical Electric Kitchen Electric HVAC Gas kitchen

PROPOSED BUILDING(S) BUILDING A BUILDING B BUILDING C BUILDING D
Total gross square footage see attached see attached

Total commercial gross square footage

Total residential gross sgquare footage

Building footprint in square feet

Open space square footage

Landscaping square footage

Height of building in feet

Number of stories

Number of parking spaces

Number of housing units

Number of bedrooms

Hotel / motel number of rooms

Hours of operation

Number of employees

Square feet of restaurant seating area

Number of fixed seats (restaurant)

Number of hotel / motel rooms to be demolished

UBC occupancy group
UBC construction type

Fire sprinklers? yes / no

Type of use (i.e. residential, commercial, mixed uses, elc.)
* If there are additional buildings on the site, please attach a separate sheet with the above information for each building.

ATTACH AN EXPLANATION of any questions answered with yes.

(J yes [J no Is this a phased project?

OJ yes [J no  Will there be demolition or removal of any structure of any age?

[ yes [J no  Will there be any alteration of any existing structure?

PG 2 Master Application Rev: 5/11/07
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PASADENA PERMIT CENTER

vavw cityolpasadena nevpermitcenter

SUPPLEMENT TO MASTER APPLICATION FORM
ENVIRONMENTAL ASSESSMENT

INCLUSIONARY HOUSING:

(If project includes 10 or more residential units):

Project type:

Ownership (for sale)

Rental

Combination (sale / réntal)

- For Sale Subarea
- For Rental Subarea
2 For Sale Subarea For Rental Subarea

Net Residential floor area (habital space) of the project in square feet:

Rental units:
For sale units:

square feet

square feet

Total number of units proposed:

Number of inclusionary units required:
Number of inlcusionary units proposed:

Residential Units Mix:

# Total # Units # Units # Market # Very Low # Low # Moderate

Bedrooms Units on Site off Site Rate Units Income Units Income Units Income Units

Studio

1

2

3

4

5

Alternatives selected: (if 'yes'is selected, provide information in second part)

{J yes [J no  On-site development 2> Inclusionary Units Provided #

[J yes [J no  Off-site development 2> Inclusionary Units Provided #

(O yes [J no Land Donation > Estimate Land Value $

[ yes [J no In-Lieu Fee > " Estimate In-Lieu Value $

Land Donation of Off-Site Development Project Address:

Incentives requested:

Affordable Housing Fee Waiver O yes (J no

Unit Credit O yes {0 no

Density Bonus (J yes U no

Financial Assistance O yes (J no

Enterprise Zone O yes 3 no

Marketing Assistance (3 yes [ no

Green Building Rebate O yes J no

Residential Impact Fee Rebate  (J yes [J no

PG 3 Master Application Rev: 5/11/07
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VI Altematives to the Proposed Project

TABLE VI-1
Alternative 3

Phase 1 Project Program
Hotel Option

USE UNITS AREA PARKING
(Rooms/Units)'|  (Sq. Ft.) (Spaces)’
CONVERTED USES
EXISTING HOTEL BUILDING®
Hotel rooms 136 64,725
Restaurant 2,564
Retail ' 5,000
SUBTOTAL 136 72,289
EXISTING RETAIL/RESTAURANT
Retail 3,64943
Restaurant 5,000
SUBTOTAL 8,713649
OUTDOOR AREAS*
Outdoor Seating 2,530
SUBTOTAL 83,532468 215
RETAINED USES
EXISTING BANK
Office 6,6560
Bank 18,325
SUBTOTAL 24,87885
PHASE 1 TOTAL 108,507353°

DEMOLISHED RETAIL (2,362)

PHASE 1 NET TOTAL 1065,1456991 215
SOURCE RTKL Architects.
Units for residential option/rooms for hotel option.

2 Ppresumes parking in accordance with peak demand as established by shared parking study and in
accordance with Minor CUP request, as well as allowed TOD reductions. Ninety spaces would be
available to the alternative off-site at 2 N. Lake Avenue. See Appendix |, RAJU Associates Traffic Study,
for a detailed analysis of parking demand, shared parking and provided parking for the alternative.
Parking for existing retained uses would not change from current conditions.

®  Basement not included.

* Includes outdoor seating parking requirements

®  Combined floor area and outdoor seating.

City of Pasadena Colorado at Lake
State Clearinghouse No. 2009051066 Page VI-25 Final EIR



VI. Alternatives to the Proposed Project

TABLE VI-3
Alternative 3

Phase 2 Project Program

Hotel O

tion
UNITS

PARKING

(Rooms/Units)'|  (Sq. Ft.) (Spaces)’
PHASE 2
NEW USES
RETAIL AND OFFICE
Office 69,720
Bank 8,010
Retail 9,905
Restaurant 13,000
Internal Circulation 20,358
SUBTOTAL 120,993
HOTEL/RESIDENTIAL
Hotel Addition 20 22,380
Residential 5 7,400
SUBTOTAL 20/5 29,780
PHASE 2 SUBTOTAL 150,773 295
EXISTING USES TO BE DEMOLISHED
BANK
Office (6,5650)
Bank (18,325)
SUBTOTAL (24,97885)
PHASE 2 NET SUBTOTAL 125,88798 295
OUTDOOR AREAS®
Outdoor Seating 2,726
Roof Deck (residents and guests only) 5,902
Paseo 2,070
SUBTOTAL 10,698
PHASE 2 TOTAL 136,5_849(:‘u4 295

S(?URCE: RTKL Architects.

) Units for residential option/rooms for hotel option.

Includes outdoor seating parking requirements.

Combined floor area, outdoor seating and other outdoor areas.

Presumes parking in accordance with peak demand as established by shared parking study and in
accordance with Minor CUP request, as well as allowed TOD reductions. Sixty-five spaces would be
available to the alternative off-site at 2 N. Lake Avenue. See Appendix |, RAJU Associates Traffic Study,
for a detailed analysis of parking demand, shared parking and provided parking for the altemative.

City of Pasadena
State Clearinghouse No. 2009051066

Page VI-27
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Vi, Alternatives to the Proposed Project

TABLE VI-5
Alternative 3

Area Summary at Buildout
Hotel Option

USE UNITS . AREA PARKING
(Rooms/Units) (Sq. Ft.) (Spaces)
PHASE 1
EXISTING CONVERTED USES
Hotel rooms 136 64,725
Restaurant 2,564
Retail 5,000
OUTDOOR AREAS
Outdoor Seating ‘ 2,530
SUBTOTAL 74,819 215
EXISTING RETAINED USES
| Bank/Office 24,88975
| Retail 3,649743
Restaurant 5,000
| SUBTOTAL 33,688534
| PHASE 1 SUBTOTAL 136 108,353567
EXISTING USES TO BE DEMOLISHED
Retail (2,362)
| PHASE 1 NET SUBTOTAL 136 1065,145991 215
PHASE 2
NEW USES
Hotel Addition 20 22,380
Residential 5 7,400
Office ' 69,720
Restaurants 13,000
Retail 9,905
Bank 8,010
Internal Circulation 20,358
SUBTOTAL 156/5 150,773 295
OUTDOOR AREAS
Paseo, Roof Deck 7,972
Outdoor Seating T 2,726
SUBTOTAL 10,698
PHASE 2 SUBTOTAL 161,471 295
EXISTING USES TO BE DEMOLISHED
| Bank (24,888+45)
I PHASE 2 NET SUBTOTAL 136,58496
| PROJECT TOTAL 156/5 242,577641 510
SOURCE: RTKL Architects.
NOTE: This table summarizes phasing programs, uses, parking and breakdowns provided in Tables VI-1 and
VI-3. See associated footnotes not shown here.

City of Pasadena Colorado at Lake
State Clearinghouse No. 2009051066 Page VI-29 Final EIR



CUP—25,000 NEW
DEVELOPMENT

Y

ASADENA PERMIT CENTER

cityotpasadena.net/permitcenter

:

Supplemental Application for

CONDITIONAL USE PERMIT/ MINOR CONDITIONAL USE PERMIT

Project Address: 880 E. Colorado Boulevard Case #

DESCRIPTION OF REQUEST:

A separate description and set of findings must be submitted if there is more than one Conditional Use
Permit / Minor Conditional Use Permit request. This Conditional Use Permit / Minor Conditional Permit
is to:

allow for a new development over 25,000 SF for Phase 2 of the proposed development.
Phase 1 includes the restoration of the historic landmark Constance Hotel, the rehabilitation
of the existing retail storefront facing Colorado Blvd., and a new above and below grade
parking structure. Phase 2 includes the new addition to the south end of The Constance
Hotel, the new retail facing Colorado Bivd. immediately west of the existing retail and the new
office building at the corner of Lake Ave. and Colorado Bivd..

FINDINGS:

The applicant must thoroughly respond to the six (6) directives below to make the required findings for
the proposed project. A separate set of findings must be submitted if there is more than one
Conditional Use Permit / Minor Conditional Use Permit request. Use additional sheets if more space is
necessary to complete your response. The City’s Zoning Code and General Plan can be viewed at the
Permit Center and online at www.cityofpasadena.net.

1) The proposed use is allowed with a Conditional Use Permit (Major and Minor) within the applicable
zoning district and complies with all applicable provisions of this Zoning Code (see Section 17.10 of
the City's Zoning Code and the zoning district purposes at the introduction to each zoning district
regulation);

The subject property is in the Central Business District and, in particular, the CD-5 Lake
Avenue sub-district. The proposed development complies with applicable provisions of this
Zoning Code including Section 17.30.030 and the applicable development and transit
oriented district standards set forth in Section 17.24.030, 17.30.040, 17.30.050 and
17.50.340. The proposed uses are all permitted and encouraged in the Central District
Specific Plan.

CUP-SUP Rev: 5/24/07

® PLANNING AND DEVELOPMENT DEPARTMENT 175 NORTH GARFIELD AVENUE T 626-744-4009
CURRENT PLANNING SECTION PASADENA. CA 91101 F 626-744-4785



Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

project adaress: 880 E. Colorado Boulevard Case #

2) The location of the proposed use complies with the special purposes of this Zoning Code and the
purposes of the applicable zoning district;

The size and scale of the development fully supports the purpose of the CD-5 sub-district, which is
“to support Lake Avenue as a pedestrian-oriented high-end commercial street, including regional
office space and local shopping”, by providing office space and services for business people and
tourists who will frequent the businesses and stores along Lake Avenue, Colorado Boulevard,
Green Street and Mentor Avenue. The development also supports the purpose of the adjacent CD-4
Pasadena Playhouse sub-district, which is “to provide for a vibrant mixed-use environment that
encompasses cultural and arts activities, centered on Colorado Boulevard and the Pasadena
Playhouse” by providing services for business people and tourists who will frequent the businesses
and stores in the Playhouse District as well.

3) 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 proposed size and scale of the development is in conformance with all seven goals of the City's General Plan. The
proposed development also helps achieve Objective Nos. 1, 6, 11, 12, 22 and 25 (among others), and the policies enunciated
therein, under the City's Land-Use Eiement. Further, the proposed development helps achieve the goals, strategy and policies
in the Historical/Cultural Element of the City's General Plan, as well as the purpose of the Centrai Business District Specific
Plan by providing services for business people and tourists in the Central Business District. The larger commercial portion of
the development proposed at the corner of Colorado Bivd. and Lake Ave., which in and of itself provides “a diverse mix of fand
uses designed to create the primary business, financial, retailing, and government center of the City” as set-forth in the General
Plan and Central Business District Specific Plan. As mentioned above, the goal of the CD-5 sub-district is “to support Lake
Avenue as a pedestrian-oriented high-end commercial street, including regional office space and local shopping”, which the
development achieves. Lastly, the development will help extend development and pedestrian oriented uses East on Colorado
Boulevard, which will further support and help achieve the goals and objectives of the General Plan.

4) The establishment, maintenance, or operation of the use would not, under the circumstances of the

particular case, be detrimental to the health, safety, or general welfare of persons residing or
working in the neighborhood of the proposed use;

The neighborhood around the proposed development consists of commercially oriented
businesses that will benefit from the increased pedestrian traffic created by the influx of
business people and tourists visiting the City. In addition, the proposed development will
provide additional jobs for residents in the area and thus not be detrimental to their health,
safety or general welfare.

Pg 4



Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

Project Address: 880 E COIOradO Boulevard Case #

5) The use, as described and conditionally approved, would not be detrimental or injurious to property
and improvements in the neighborho od or to the general welfare of the City; and

As explained above, the establishment of the mixed-use development with the pedestrian-oriented
uses on Colorado Boulevard and Lake Avenue is encouraged and well within the framework
provided by the City and will not be detrimental to the area. Through the plan check process, the
new building shall be reviewed for compliance with the governing code requirements to assure that
the new building(s) are not detrimental or injurious to the surrounding properties. The proposed
development achieves the General Plan, Central Business District Specific Plan and Zoning Districts
goals and objectives of making Colorado Blvd./Lake Ave. intersection the primary commercial center
of the City. The project also includes the restoration of the historic landmark Constance Hotel and
the rehabilitation of the existing retail storefront facing Colorado Bivd..

6. 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 subject propenrty is located in an urban environment with the surrounding area fully developed with retail,
restaurant and office uses. The project size is consistent with the scale and character of the surrounding uses.
The characteristics of the development are compatible with the existing and future land uses in the vicinity as
outlined in the Central District Specific Plan. No neighboring views are obstructed and the restoration of The
Constance Hotel will be in accordance with the Secretary of Interior Standards, the State Historical Building
Code and the applicable sections of the City's Municipal Code. Furthermore, the height, architecture, building
materials and colors will be reviewed by the Design Commission. The project also includes the restoration of the
historic landmark Constance Hotel and the rehabilitation of the existing retail storefront facing Colorado Bivd..

PUBLIC HEARING REQUEST:

Section 17.61.050(F) of the Zoning Code specifies that a public hearing need not be held on a "Minor"
Conditional Use Permit if no concern is registered with the Zoning Administrator in response to the
required public notice. If no concern is registered, however, the applicant may request that a public
hearing be held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant Date

Pg 5



CUP—HOTEL USE

PASADENA PERMIT CENTER

www _cityofpasadena.nel/permitcenter

Supplemental Application for
CONDITIONAL USE PERMIT/ MINOR CONDITIONAL USE PERMIT

Project Address: 880 E. Colorado Boulevard Case #

DESCRIPTION OF REQUEST:

A separate description and set of findings must be submitted if there is more than one Conditional Use
Permit / Minor Conditional Use Permit request. This Conditional Use Permit / Minor Conditional Permit
is to:

to restore and re-establish the historic landmark Constance Hotel at its original location in the
City of Pasadena.

FINDINGS:

The applicant must thoroughly respond to the six (6) directives below to make the required findings for
the proposed project. A separate set of findings must be submitted if there is more than one
Conditional Use Permit / Minor Conditional Use Permit request. Use additional sheets if more space is
necessary to complete your response. The City’s Zoning Code and General Plan can be viewed at the
Permit Center and online at www.cityofpasadena.net.

1) The proposed use is allowed with a Conditional Use Permit (Major and Minor) within the applicable
zoning district and complies with all applicable provisions of this Zoning Code (see Section 17.10 of
the City’s Zoning Code and the zoning district purposes at the introduction to each zoning district
regulation);

The subject property is in the Central Business District and, in particular, the CD-5 Lake
Avenue sub-district. According to Table 3-1 in Section 17.30.030 of the City of Pasadena’s
Municipal Code, entitled “Allowed Uses and Permit Requirements for CD Zoning Districts”,
the proposed use of a hotel is conditionally permitted in the CD-5 sub-district. The proposed
hotel use further complies with Section 17.50.150, entitled “Lodging - Hotels and Motels”, as
required under Section 17.30.030, and the applicable development and transit oriented
district standards set-forth in Section 17.24.030, 17.30.040, 17.30.050 and 17.50.340.

CUP-SUP Rev: 5/24/07
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Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

project acaress: 880 E. Colorado Boulevard Case #

2) The location of the proposed use complies with the special purposes of this Zoning Code and the
purposes of the applicable zoning district;

The location of the historic Constance Hotel is fixed and, as of November 2008, landmarked, and thus unable to
be changed. Nevertheless, the Hotel fully supports the purpose of the CD-5 sub-district, which is “to support Lake
Avenue as a pedestrian-oriented high-end commercial street, including regional office space and local shopping’,
by providing lodging services for visiting business people and tourists who will frequent the businesses and stores
along Lake Avenue, Colorado Boulevard, Green Street and Mentor Avenue. The hotel also supports the purpose
of the adjacent CD-4 Pasadena Playhouse sub-district, which is “to provide for a vibrant mixed-use environment
that encompasses cultural and arts activities, centered on Colorado Boulevard and the Pasadena Playhouse” by

providing lodging services for business people and tourists who will frequent the businesses and stores in the
Playhouse District as well.

3) 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 proposed hotel use is in conformance with all seven goals of the City's General Plan. The proposed hotel use also helps achieve
Objective Nos. 1, 6, 11, 12, 22 and 25 (among others), and the policies enunciated therein, under the City's Land-Use Element.
Further, the proposed hotel use helps achieve the goals, strategy and policies in the Historical/Cultural Element of the City's General
Pian, as well as the purpose of the Central Business District Specific Plan by providing lodging services for visiting business people and
tourists in the Central Business District. The proposed hotel use will also suppor! the larger commercial development proposed at
Colorado and Lake, which in and of itself provides "a diverse mix of land uses designed to create the primary business, financial,
retailing, and government center of the City” as set-forth in the General Plan and Central Business District Specific Plan. As mentioned
above, the goal of the CD-5 sub-district is “to support Lake Avenue as a pedestrian-oriented high-end commercial sireet, including
regional office space and local shopping”, which The New Constance Hotel achieves as well by providing such lodging services.

Lastly, the new hotel will help extend development and pedestrian oriented uses East on Colorado Boulevard, which will further support
and help achieve the goals and objectives of the General Plan.

4) The establishment, maintenance, or operation of the use would not, under the circumstances of the

particular case, be detrimental to the health, safety, or general welfare of persons residing or
working in the neighborhood of the proposed use;

The neighborhood around the proposed hotel use consists of commercially oriented
businesses that will benefit from the increased pedestrian traffic created by the influx of
business people and tourists visiting the City while lodging at the hotel. In addition, the
proposed hotel use will provide additional jobs for residents in the area and thus not be
detrimental to their health, safety or general welfare.

Pg 4



Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

project Address: 880 E. Colorado Boulevard Cose #

5) 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; and

As explained above, the establishment of the hotel-use and the rehabilitation of the historic
retail frontage on Colorado Blvd. within the context of the mixed-use development with the
pedestrian-oriented uses on Colorado Boulevard and Lake Avenue is encouraged and well
within the framework provided by the City in its General Plan and the Central District Specific
Plan and will not be detrimental to the area.

6. 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 subject property is located in an urban environment with the surrounding area fully developed with retail,
restaurant, and office uses. The project size is consistent with the scale and character of the surrounding uses.
The characteristics of the hotel-use within the confines of the existing Constance Hotel are compatible and have
been compatible in the past with the existing and future land uses in the vicinity as outlined in the Central District
Specific Plan. Furthermore, the height, architecture, building materials and colors will be reviewed by the
Design Commission. The project also includes the restoration of the historic landmark Constance Hotel and the
rehabilitation of the existing retail storefront facing Colorado Bivd.. Lastly, no neighboring views are obstructed
and the restoration of the hotel will be in accordance with the Secretary of Interior Standards, the State
Historical Building Code and the applicable sections of the City's Municipal Code.

PUBLIC HEARING REQUEST:
Section 17.61.050(F) of the Zoning Code specifies that a public heaning need not be held on a "Minor”
Conditional Use Permit if no concem is registered with the Zoning Administrator in response to the

required public notice. If no concem is registered, however, the applicant may request that a public
hearing be held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant Date

Pg 5



MCUP—TOD
PASADENA PERMIT CENTER

www cityofpasadena net/permilcenter

Supplemental Application for
CONDITIONAL USE PERMIT/ MINOR CONDITIONAL USE PERMIT

Project Address: 880 E. Colorado Boulevard Case #

DESCRIPTION OF REQUEST:

A separate description and set of findings must be submitted if there is more than one Conditional Use
Permit / Minor Conditional Use Permit request. This Conditional Use Permit / Minor Conditional Permit
is to:

allow for a proposed development with over 15,000 SF of gross floor area in a TOD district.
Phase 1 and 2 includes the existing historical landmark Constance Hotel, the rehabilitation
opf the historic retail storefront facing Colorado Blvd., the new addition to the south end of
The Constance Hotel, the new retail facing Colorado Blvd., and the new office building at the
corner of Lake Ave. and Colorado Bivd..

FINDINGS:

The applicant must thoroughly respond to the six (6) directives below to make the required findings for
the proposed project. A separate set of findings must be submitted if there is more than one
Conditional Use Permit / Minor Conditional Use Permit request. Use additional sheets if more space is
necessary to complete your response. The City's Zoning Code and General Plan can be viewed at the
Permit Center and online at www.cityofpasadena.net.

1) The proposed use is allowed with a Conditional Use Permit (Major and Minor) within the applicable
zoning district and complies with all applicable provisions of this Zoning Code (see Section 17.10 of
the City's Zoning Code and the zoning district purposes at the introduction to each zoning district
regulation);

The subject property is in the Central Business District and, in particular, the CD-5 Lake
Avenue sub-district. The proposed development complies with applicable provisions of this
Zoning Code including Section 17.30.030 and the applicable development and transit
oriented district standards set-forth in Section 17.24.030, 17.30.040, 17.30.050, 17.46.290,
and 17.50.340. The Project's location at the SE corner of Lake Ave. and Colorado Blvd. and
the mixture of uses and amenities encourage transit use.

CUP-SUP Rev: 5/24/07
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Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

project adaress: 880 E. Colorado Boulevard Case #

2) The location of the proposed use complies with the special purposes of this Zoning Code and the
purposes of the applicable zoning district;

The size and scale of the development fully supports the purpose of the CD-5 sub-district, which is
“to support Lake Avenue as a pedestrian-oriented high-end commercial street, including regional
office space and local shopping”, by providing office space and services for business people and
tourists who will frequent the businesses and stores along Lake Avenue, Colorado Boulevard,
Green Street and Mentor Avenue. The development also supports the purpose of the adjacent
CD-4 Pasadena Playhouse sub-district, which is “to provide for a vibrant mixed-use environment that
encompasses cultural and arts activities, centered on Colorado Boulevard and the Pasadena
Playhouse” by providing services for business people and tourists who will frequent the businesses
and stores in the Playhouse District as well.

3) 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 proposed size and scale of the development is in conformance with all seven goals of the City's General Plan. The proposed
development also helps achieve Objective Nos. 1, 6, 11, 12, 22 and 25 (among others), and the policies enunciated therein, under
the City's Land-Use Element. Further, the proposed development helps achieve the goals, strategy and policies in the
Historical/Cuttural Element of the City's General Plan, as well as the purpose of the Central Business District Specific Plan by
providing services for business people and tourists in the Central Business District. The larger commercial portion of the
development proposed at the corner of Colorado Bivd. and Lake Ave., which in and of itsel!f provides “a diverse mix of land uses
designed to create the primary business, financial, retailing, and government center of the City" as set-forth in the General Plan and
Central Business District Specific Plan. As mentioned above, the goal of the CD-5 sub-district is “to support Lake Avenue as a
pedestrian-oriented high-end commercial street, including regional office space and local shopping”, which the development
achieves. Lastly, the development encourages pedestrian activity and will help extend development and pedestrian oriented uses
East on Colorado Boulevard which will further support and help achieve the goals and objectives of the General Plan.

4) The establishment, maintenance, or operation of the use would not, under the circumstances of the
particular case, be detrimental to the health, safety, or general welfare of persons residing or
working in the neighborhood of the proposed use;

The neighborhood around the proposed development consists of commercially oriented
businesses that will benefit from the increased pedestrian traffic created by the influx of
business people and tourists visiting the City. The site is compatible with transit and consists
of a mix of uses that encourage the use of transit while promoting pedestrian activities. in
addition, the proposed development will provide-additional jobs for residents in the area and
thus not be detrimental to their health, safety or general welfare. The high-quality
development is anticipated to provide a positive impact on the surrounding neighborhood.
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Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

Project Address: 880 E COIOTadO BOUIevard Case #

5) The use, as described and conditionally approved, would not be detrimental or injurious to property
and improvements in the neighborho od or to the general welfare of the City; and

As explained above, the establishment of the mixed-use development with the pedestrian-oriented uses on
Colorado Boulevard and Lake Avenue is encouraged and well within the framework provided by the City and will
not be detrimental to the area. Through the plan check process, the new building shall be reviewed for compliance
with the governing code requirements to assure that the new building(s) are not detrimental or injurious to the
surrounding properties. The proposed development achieves the General Plan, Central Business District Specific
Plan and Zoning Districts goals and objectives of making Colorado Blvd./Lake Ave. intersection the primary
commercial center of the City. The site is compatible with transit and consists of a mix of uses that encourage the
use of transit while promoting pedestrian activities. The project also includes the restoration of the historic
landmark Constance Hotel and the rehabilitation of the existing retail storefront facing Colorado Bivd..

6. 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 subject property is located in an urban environment with the surrounding area fully developed with retail,
restaurant and office uses. The project size is consistent with the scale and character of the surrounding uses.
The characteristics of the development are compatible with the existing and future land uses in the vicinity as
outlined in the Central District Specific Plan. No neighboring views are obstructed and the restoration of The
Constance Hotel will be in accordance with the Secretary of Interior Standards, the State Historical Building
Code and the applicable sections of the City's Municipal Code. Furthermore, the height, architecture, building
materials and colors will be reviewed by the Design Commission. The project also includes the restoration of the
historic landmark Constance Hotel and the rehabilitation of the existing retail storefront facing Colorado Blvd..

PUBLIC HEARING REQUEST:

Section 17.61.050(F) of the Zoning Code specifies that a public hearing need not be held on a “"Minor"
Conditional Use Permit if no concern is registered with the Zoning Administrator in response to the
required public notice. If no concern is registered, however, the applicant may request that a public
hearing be held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant Date
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September 27, 2010
City of Pasadena
Minor Conditional Use Permit Application

Additional Findings for a Transit-Oriented Development (TOD)

As for the three additional findings as set-forth on page 6 of the
application:

No. 7 -- The project consists of a use, or mix of uses, that encourage
transit use and is oriented toward the transit user by complying with
the parking standards and requirements set-forth in the Zoning Code
for a TOD, as well as the City's Trip Reduction Ordinance. The project
also is entering into a shared parking arrangement with 2 North Lake
and planning to apply TOD standards and requirements to the 2 North
Lake Building to mitigate the number of on-site parking spaces
required at build-out.

No. 8 -- The project is designed to enhance pedestrian access and/or
other non-motor vehicle modes of transportation to public transit by
providing a mix of pedestrian friendly uses at street level and creating
a paseo provided direct pedestrian access to the existing courtyard
adjacent to the landmark Constance Hotel. In addition, the project and
its parking and on-site circulation are designed to enhance pedestrian
access and activity by minimizing the number of trips generated to and
from the site, minimizing ingress/egress to the site so pedestrian
sidewalk use disruption is minimized, providing sufficient parking on-
site and at 2 N. Lake so that pedestrians can arrive, park and walk to
the mix of uses on-site and nearby, and developing a Traffic Demand
Management Plan in conjunction with City officials that takes
advantage of the proximity of the Gold Line, regional bus lines, and
local ARTS bus.

No. 9 -- The project encourages pedestrian activity and/or other non-
motor vehicle modes of transportation and reduces dependency on
motor vehicles by incorporating into its site and building design
provisions the applicable portions of section 17.46.290 for bicycle
parking, carpool and vanpool parking and easy access to transit stops.



MCUP—SHARED PARKING
PASADENA PERMIT CENTER

www cityofpasadena net/permitcenter

Supplemental Application for
CONDITIONAL USE PERMIT/ MINOR CONDITIONAL USE PERMIT

project Address: 880 E. Colorado Boulevard Case #

DESCRIPTION OF REQUEST:

A separate description and set of findings must be submitted if there is more than one Conditional Use
Permit / Minor Conditional Use Permit request. This Conditional Use Permit / Minor Conditional Permit
is to:

allow for 'shared parking' methodology to be applied to the mixed use development thus
reducing the number of parking spaces required for the development.

FINDINGS:

The applicant must thoroughly respond to the six (6) directives below to make the required findings for
_the proposed project. A separate set of findings must be submitted if there is more than one

Conditional Use Permit / Minor Conditional Use Permit request. Use additional sheets if more space is

necessary to complete your response. The City’s Zoning Code and General Plan can be viewed at the

Permit Center and online at www.cityofpasadena.net.

1) The proposed use is allowed with a Conditional Use Permit (Major and Minor) within the applicable
zoning district and complies with all applicable provisions of this Zoning Code (see Section 17.10 of
the City's Zoning Code and the zoning district purposes at the introduction to each zoning district
regulation);

The incorporation of the ‘'shared parking’ methodology is allowed within the Central District and the Lake Avenue
Sub-District and complies with the applicable provisions of Section 17.10 of the City's Zoning Code and the zoning district's
purposes as defined in 17.46.050 and Table 4-4 and it supports the mixed-use development. This development proposes
sharing the parking demands of a mixture of uses such as office-use, retail and restaurants, and hotel-use. Above-grade
and subterranean parking is provided in a new parking structure located centrally on the site. Subterranean parking is also
provided below the office building. Connectivity between the parking structures is provided at a subterranean level. Shared
parking furthers the goals of the

Central District by sharing parking between complimentary uses promoting efficient utilization of fewer provided spaces,
which in turn, reduces the land dedicated to accommodating vehicles.

CUP-SUP Rev: 5/24/07

® PLANNING AND DEVELOPMENT DEPARTMENT 175 NORTH GARFIELD AVENUE T 626-744-4009
CURRENT PLANNING SECTION PASADENA. CA 91101 F 626-744-4785



Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

Project Address: 880 E. COIOradO Boulevard Case #

2) The location of the proposed use complies with the special purposes of this Zoning Code and the
purposes of the applicable zoning district;

The incorporation of the 'shared parking' methodology is allowed within the Central District
and the Lake Avenue Sub-District and complies with the applicable provisions of Section
17.10 of the City's Zoning Code and the zoning district's purposes as defined in 17.46.050
and Table 4-4 and it supports the mixed-use development. The mixed-use development
including office-use, retail and restaurants, and hotel-use with pedestrian oriented uses at
street level on Colorado Boulevard, Lake Avenue is well suited for the community while
supporting the business center for the City as envisioned by the Specific Plan. The proximity
to on-site parking satisfies the maximum distance requirements of Table 4-4.

3) 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 incorporation of the 'shared parking' methodology is allowed within the Central District and the Lake Avenue
Sub-District and complies with the applicable provisions of Section 17.10 of the City's Zoning Code and the zoning
district's purposes as defined in 17.46.050 and Table 4-4 and it supports the mixed-use development. The development
will be an asset to the community improving the economic vitality in the Central District and the Lake Avenue
Sub-District. The development is in conformance with the General Plan and embraces the interpretation from the City of
Pasadena Dept. of Transportation suggesting the mix of uses are supportive of the required parking stalls reduction
associated with the UL) Shared Parking methodology. The development will create and extend to the east pedestrian
oriented environments with office-use, retail and restaurants, and hotel-use. The development will reuse the existing
historical asset, The Constance Hotel, respect the asset, enhance the asset while providing the mix of uses promoting
street-level activity and include the rehabilitation of the existing historic retail storefront facing Colorado Bivd.

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

The establishment of the shared parking methodology within the mixed-use development and
the pedestrian-oriented uses on Colorado Boulevard and Lake Avenue and utilization of the
shared parking reduction fits well within the framework provided by the City in the form of the
Central District Specific Plan and will not be detrimental to the area. The development will
support the City's determination that Colorado Boulevard is to be Pasadena's 'Main Street'
and Lake Avenue consists of a major office corridor providing a mixed-use environment
promoting street-level activity.
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Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

project Address: 880 E. Colorado Boulevard Case #

5) The use, as described and conditionally approved, would not be detrimental or injurious to property
and improvements in the neighborho od or to the general welfare of the City; and

The utilization of the shared parking methodology of the mixed-use development will not be
detrimental to the area. The development's uses and specifically the pedestrian-oriented uses
on Colorado Boulevard and Lake Avenue is encouraged and the shared parking reduction is
well within the framework provided by the City in the form of the Central District Specific Plan.

6. 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 subject property is located in an urban environment with the surrounding area fully developed with retail,
restaurant and office uses. The project size is consistent with the scale and character of the surrounding uses.
The characteristics of the mixed use development and the utilization of the shared parking reduction are within
the framework outlined in the Central District Specific Plan. The development embraces the existing Constance
Hotel in scale and proximity providing wide view corridors to the Hotel from the street level. The restoration of
The Constance Hotel will be in accordance with the Secretary of Interior Standards, the State Historical Building
Code and the applicable sections of the City's Municipal Code. The project also includes the restoration of the

historic landmark Constance Hotel and the rehabilitation of the existing historic retail storefront facing Colorado
Bivd..

PUBLIC HEARING REQUEST:
Section 17.61.050(F) of the Zoning Code specifies that a public hearing need not be held on a "Minor"
Conditional Use Permit if no concern is registered with the Zoning Administrator in response to the

required public notice. If no concern is registered, however, the applicant may request that a public
hearing be held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant Date
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September 27, 2010
City of Pasadena
Minor Conditional Use Permit Application

Additional Findings for Shared Parking

As for the two additional findings as set-forth on page 6 of the application:

No. 7 -- The spaces to be provided would be available as long as the uses requiring the spaces
lawfully exist because the buildings making up the development are under common ownership
and the requisite contracts will be provided the Zoning Administrator as provided under Section
17.46.050(A)(3).

No. 8 -- The quality and efficiency of the parking utilization would equal or exceed the level that
is otherwise required because the vehicular circulation pattern will remain unchanged and the
reduction in the number of vehicles on site will not adversely impact traffic flow.



PASADENA PERMIT CENTER

www cityofpasadena.net/permilcenter

MCUP—TANDEM PARKING

Supplemental Application for
CONDITIONAL USE PERMIT/ MINOR CONDITIONAL USE PERMIT

1

Project Address: 880 E. Colorado Boulevard Case #

DESCRIPTION OF REQUEST:

A separate description and set of findings must be submitted if there is more than one Conditional Use
Permit / Minor Conditional Use Permit request. This Conditional Use Permit / Minor Conditional Permit
is to:

allow the development to provide up to 75% of the total off-street parking spaces as tandem
parking spaces.

FINDINGS:

The applicant must thoroughly respond to the six (6) directives below to make the required findings for
the proposed project. A separate set of findings must be submitted if there is more than one
Conditional Use Permit / Minor Conditional Use Permit request. Use additional sheets if more space is
necessary to complete your response. The City's Zoning Code and General Plan can be viewed at the
Permit Center and online at www.cityofpasadena.net.

1) The proposed use is allowed with a Conditional Use Permit (Major and Minor) within the applicable
zoning district and complies with all applicable provisions of this Zoning Code (see Section 17.10 of
the City's Zoning Code and the zoning district purposes at the introduction to each zoning district
regulation);

Tandem parking is allowed within the Central District and the Lake Avenue Sub-District and
complies with the applicable provisions of Section 17.10 of the City's Zoning Code and the
zoning district's purposes as defined in 17.46.080. This development proposes tandem
parking that will not exceed the allowable 75 per cent of the total. Subterranean parking is
provided below the new office building.

CUP-SUP Rev: 5/24/07

® PLANNING AND DEVELOPMENT DEPARTMENT 175 NORTH GARFIELD AVENUE T 626-744-4009
CURRENT PLANNING SECTION PASADENA, CA 91101 F  626-744-4785



Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

project address: 880 E. Colorado Boulevard © Case#

2) The location of the proposed use complies with the special purposes of this Zoning Code and the
purposes of the applicable zoning district;

The mixed-use development including office use, retail and restaurants, and hotel use with
pedestrian oriented uses at street level on Colorado Boulevard and Lake Avenue is well
suited for the community while supporting the business center for the City as envisioned by
the Specific Plan. The tandem parking spaces complies with the purposes of the Zoning
Code, furthers the policies and goals of the City and supports the viability of the development;
especially The Constance Hotel.

3) 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 use of the tandem parking spaces will help promote the goals of the Central District Specific
Plan and the General Plan. The development will be an asset to the community improving the
economic vitality in the Central District and the Lake Avenue Sub-District. The development is in
conformance with the General Plan and embraces tandem parking. The development will create and
extend to the east pedestrian oriented environments with office-use, retail and restaurants, and
hotel-use. The development will reuse the existing historical asset, The Constance Hotel, respect
the asset, enhance the asset while providing the mix of uses promoting street-level activity. The
project also includes the rehabilitation of the existing historic retail frontage facing Colorado Bivd..

4) The establishment, maintenance, or operation of the use would not, under the circumstances of the

particular case, be detrimental to the health, safety, or general welfare of persons residing or
working in the neighborhood of the proposed use;

The subject property is located in an urban environment with the surrounding area fully developed with retail,
restaurant and office uses. The establishment of the mixed-use development and the pedestrian-oriented uses on
Colorado Boulevard and Lake Avenue and utilization of tandem parking will help the project fit within the
framework provided by the City in the form of the Central District Specific Plan and will not be detrimental to the
area. The development will support the City's determination that Colorado Boulevard is to be Pasadena’s ‘Main
Street and Lake Avenue consists of a major office corridor providing a mixed-use environment promoting
street-level activity. A full-time parking attendant will be required at all times the tandem parking stalls are
available for use. The tandem parking spaces will comply with the minimum standards set by the City
departments. Therefore, no detrimental effect on the health, safety and welfare of the public is anticipated from
the use of tandem parking spaces.
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Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

project Address: 880 E. Colorado Boulevard Case #

5) The use, as described and conditionally approved, would not be detrimental or injurious to property
and improvements in the neighborho od or to the general welfare of the City; and

The utilization of tandem parking to support the mixed-use development will not be detrimental to the
area. The development's uses and specifically the pedestrian-oriented uses on Colorado Boulevard
and Lake Avenue is encouraged and tandem parking is well within the framework provided by the
City in the form of the Central District Specific Plan. The proposed development achieves the
General Plan, Central Business District Specific Plan and Zoning Districts goals and objectives of
making Colorado Blvd./Lake Ave. intersection the primary commercial center of the City. A full-time
parking attendant will be required at all times the tandem parking stalls are available for use. The
tandem parking spaces will comply with the minimum standards set by the City departments.

6. 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 characteristics of the mixed use development and the utilization of tandem parking are within the framework
outlined in the Central District Specific Plan. The development embraces the existing Constance Hotel in scale
and proximity providing wide view corridors to the Hotel from the street level. The project also includes the
rehabilitation of the existing historic retail frontage facing Colorado Blvd.. A full-time parking attendant will be
required at all times the tandem parking stalls are available for use. The tandem parking spaces will comply with

the minimum standards set by the City departments and primarily located in the subterranean parking structure
below the new office building.

PUBLIC HEARING REQUEST:
Section 17.61.050(F) of the Zoning Code specifies that a public hearing need not be held on a "Minor"
Conditional Use Permit if no concern is registered with the Zoning Administrator in response to the

required public notice. If no concern is registered, however, the applicant may request that a public
hearing be held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant Date
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MCUP—VALET PARKING
PASADENA PERMIT CENTER

www _cityotpasadena.net/permitcenter

Supplemental Application for
CONDITIONAL USE PERMIT/ MINOR CONDITIONAL USE PERMIT

Project Address: 800 E. Colorado Boulevard Case #

DESCRIPTION OF REQUEST:

A separate description and set of findings must be submitted if there is more than one Conditional Use
Permit / Minor Conditional Use Permit request. This Conditional Use Permit / Minor Conditional Permit
is to:

allow for valet parking for the hotel use portion of the mixed use development.

FINDINGS:

The applicant must thoroughly respond to the six (6) directives below to make the required findings for
the proposed project. A separate set of findings must be submitted if there is more than one
Conditional Use Permit / Minor Conditional Use Permit request. Use additional sheets if more space is
necessary to complete your response. The City’s Zoning Code and General Plan can be viewed at the
Permit Center and online at www.cityofpasadena.net.

1) The proposed use is allowed with a Conditional Use Permit (Major and Minor) within the applicable
zoning district and complies with all applicable provisions of this Zoning Code (see Section 17.10 of
the City's Zoning Code and the zoning district purposes at the introduction to each zoning district
regulation);

Valet parking is allowed within the Central District and the Lake Avenue Sub-District and
complies with the applicable provisions of Section 17.10 of the City's Zoning Code and the
zoning district's purposes as defined in 17.46.020 (M). This development proposes valet
parking for the hotel-use. Valet parking is consistent with the hotel use. Above-grade and
subterranean parking is provided in a new parking structure located centrally on the site.
Subterranean parking is also provided below the office building. Connectivity between the
parking structures is provided at a subterranean level. No plan amendment or zoning change
is required to accommodate the proposed valet parking use.

CUP-SUP Rev: 5/24/07

® PLANNING AND DEVELOPMENT DEPARTMENT 175 NORTH GARFIELD AVENUE T 626-744-4009
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Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

ProjectAddress: 880 E. CO|0rado Boulevard Case #

2) The location of the proposed use complies with the special purposes of this Zoning Code and the
purposes of the applicable zoning district;

The utilization of valet parking to support the mixed-use development including office-use,
retail and restaurants, and hotel-use with pedestrian oriented uses at street level on Colorado
Boulevard and Lake Avenue is well suited for the community while supporting the business
center for the City as envisioned by the Specific Plan. Valet parking is consistent with a hotel
use and it supports the viability of the development; especially The Constance Hotel.

3) 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 utilization of valet parking to support the development's mix of uses will be an asset to the
community improving the economic vitality in the Central District and the Lake Avenue Sub-District.
The development is in conformance with the General Plan and embraces the interpretation from the
City of Pasadena Dept. of Transportation regarding valet parking. The development will create and
extend to the east pedestrian-oriented environments with office-use, retail and restaurants, and
hotel-use. The development will reuse the existing historical asset, The Constance Hotel, respect
the asset, enhance the asset while providing the mix of uses promoting street-level activity and
include the rehabilitation of the existing historic retail storefront facing Colorado Bivd.

4) The establishment, maintenance, or operation of the use would not, under the circumstances of the

particular case, be detrimental to the health, safety, or general welfare of persons residing or
working in the neighborhood of the proposed use;

The utilization of valet parking to support the establishment of the mixed-use development
and the pedestrian-oriented uses on Colorado Boulevard and Lake Avenue is well within the
framework provided by the City in the form of the Central District Specific Plan and will not be
detrimental to the area. Valet parking is consistent with the hotel use. The development will
support the City's determination that Colorado Boulevard is to be Pasadena's ‘Main Street'
and Lake Avenue consists of a major office corridor providing a mixed-use environment
promoting street-level activity.
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Supplemental Application for
CONDITIONAL USE PERMIT / MINOR CONDITIONAL USE PERMIT

Project Address: 880 E. Colorado Boulevard Case #

5) The use, as described and conditionally approved, would not be detrimental or injurious to property
and improvements in the neighborho od or to the general welfare of the City; and

The utilization of valet parking to support the hotel-use of the mixed-use development will not
be detrimental to the area. Valet parking is consistent with the hotel-use. The development's
uses and specifically the pedestrian-oriented uses on Colorado Boulevard and Lake Avenue
is encouraged and the valet parking activity is well within the framework provided by the City
in the form of the Central District Specific Plan. The proposed development achieves the
General Plan, Central Business District Specific Plan and Zoning Districts goals and
objectives of making Colorado Blvd. / Lake Ave. intersection the primary commercial center
of the City.

6. 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 subject property is located in an urban environment with the surrounding area fully developed with retail,
restaurant and office uses. The project size is consistent with the scale and character of the surrounding uses.
The characteristics of the mixed use development and the utilization of valet parking for the hotel-use are within
the framework outlined in the Central District Specific Plan. The development embraces the existing Constance
Hotel in scale and proximity providing wide view corridors to the Hotel from the street level. The restoration of
The Constance Hotel will be in accordance with the Secretary of Interior Standards, the State Historical Building
Code and the applicable sections of the City's Municipal Code. The project also includes the restoration of the
historic landmark Constance Hotel and the rehabilitation of the existing historic retail storefront facing Colorado
Bivd..

PUBLIC HEARING REQUEST:

Section 17.61.050(F) of the Zoning Code specifies that a public hearing need not be held on a "Minor"
Conditional Use Permit if no concern is registered with the Zoning Administrator in response to the
required public notice. If no concern is registered, however, the applicant may request that a public
hearing be held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant Date
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VARIANCE—-LOADING
PASADENA PERMIT CENTER SPACE REDUCTION

www cityofpasadena.net/permitcenter

Supplemental Application for
VARIANCE / MINOR VARIANCE

Project Address; 880 East Colorado Bivd Case #

DESCRIPTION OF REQUEST:
A separate description and set of findings must be submitted if there is more than one Vanance / Minor
Variance request. This Variance / Minor Variance is to:

provide two (2) 9 feet wide x 18 feet long on-site loading spaces at the east portion of the site near the

Constance Hotel and two (2) 10 feet wide x 20 feet Iong on-site Ioadlng spaces at the west portion of the sne

FINDINGS:

The applicant must thoroughly respond to the five (5) directives below to make the required findings for
the proposed project. A separate set of findings must be submitted if there is more than one
adjustment request. Use additional sheets if more space is necessary to complete your response. The
City's Zoning Code and General Plan can be viewed at the Permmit Center and online at
www.cityofpasadena.net.

1) Describe how there are exceptional or extraordinary circumstances or conditions applicable to the
subject site that do not apply generally to sites in the same zoning district;

The existing designated historic use, The Constance Hotel, was constructed in 1926 and used as a hotel
continuously thereafter until it was changed to a senior care facility. To restore the building to its original, historic

use, the applicant applied for, and the City declared, the building to be a historic landmark in November 2008.
The applicant now intends to renovate the interior of the building and use it for it's initial intended use as a hotel.

footpnnl of the building hotel and retail does not allow for subterranean constructlon for vehicular cuculatlon

spaces requued under the Code. In addition, based upon the requurements used by other cmes and the studies

each loading space provndlng all nine |oad|ng spaces requured under the Code would overburden the remaining

portion of the snte is compatible with the ongmal uses and the hlstorlcal integrity of the bu;ldmg and lhus

provided.

VAR-SUP Rev: 1/10/07
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Supplemental Application for
VARIANCE / MINOR VARIANCE

Project Address: _880 East Colorado Bivd Case #

2) State how granting the Variance is necessary for the preservation and enjoyment of a substantial
property right of the applicant and to prevent unreasonable property loss or unnecessary hardship;

Due to the location of the existing landmark hotel structure and historic retail frontage along Colorado Bivd. that
the applicant intends to restore and the site constraints and on-site parking requirements, this variance is needed
to allow the applicant to proceed with the historic restoration of the hotel and retail frontage, provide the requisite

on-site parking and services and otherwise comply with the Code. Absent this variance, the applicant could not

3) Describe how granting the Variance would not be detrimental or injurious to property or
improvements in the vicinity of the subject site, or to the public health, safety or general welfare;,

The proposed four (4) loading spaces continue to be located away from Colorado Boulevard, Lake Avenue and
Mentor Avenue working within the framework of the footprint of the existing local historic landmark Constance
Hotel, subterranean parking structure entrances and the short-term parking for the new office building, and the
retail & restaurants facing Colorado Boulevard . This Variance reduces the number of loading spaces to be
provided by the Owner / Developer yet it provides an adeguate number of loading spaces for the types of uses
proposed for the site accordlng to other requurements in other southern Cahforma Jurlsdlcuons As a result,

improvements in the vicinity of the subject site, or be detrimental or injurious to the public health, safety or

general welfare

4) Describe how granting the Variance would be in conformance with the goals, policies and objectives
of the City’s General Plan, and purpose and intent of any applicable specific plan and the purposes
of the City's Zoning Code, and would not constitute a grant of special privilege inconsistent with
limitations on other properties in the vicinity and in the same zoning district; and

Granting the Variance supports the goals of the General Plan and the Central Business District Specific Plan and
the Lake Avehue Sub-District by preserving Pasadena’s historic character and environment bringing economic

Constance Hotel and the necessary the rentable floor area in place of unnecessary Ioadmg spaces. The
attowabte-FAR-is-notexceeded-with the-introductionof- the reducednumberoffoading-spaceson-ste—————
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Supplemental Application for
VARIANCE / MINOR VARIANCE

Project Address: 880 East Colorado Bivd Case #

5) Explain how cost to the applicant of strictly complying with the regulation in question is not the
primary reason for granting the Variance.

The cost of compliance is not the basis for this request because the landmark hotel structure and existing retail
frontage along Colorado Boulevard already exist and physically impair the applicant's ability to provide the
requisite number of on-site loading spaces in the size and configurations required under the Code. But for those
physical impediments, not cost, the applicant might be able to otherwise comply.

PUBLIC HEARING REQUEST:
Section 17.61.080(C)(3) of the Zoning Code specifies that a public hearing need not be held on a
"Minor” Variance if no concem is registered with the Zoning Administrator in response to the required

public notice. If no concern is registered, however, the applicant may request that a public hearing be
held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant . Date
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VARIANCE—LOADING
PASADENA PERMIT CENTER SPACE DIMENSIONS

www cityofpasadena net/permitcenter

Supplemental Application for
VARIANCE / MINOR VARIANCE

Project Address: 880 East Colorado Bivd Case #

DESCRIPTION OF REQUEST:

A separate description and set of findings must be submitted if there is more than one Vanance / Minor
Vanance request. This Vanance / Minor Variance is to:

allow the dimensions, confiquration, and turning radii associated with the east on-site loading zone of the project

to devnate from the prescribed requirements to accommodate the existing historical elements on the S|te The

historic retail and storefront facing Colorado Blvd. provide the project wnth constralnts limiting the avallable site
g . ol e wit I : ; : i Dui
the most recent occupancy of the Constance Hotel, the Ioadmg acttvmes pnmanly occurred on Mentor Avenue

currently under review by the Clty s departments The on-site Ioadtng activities W|II supplement the time
restrictions-ptaced-omrthe-Mentor Ave—toading-activities—Fhe-west-on=stte-foadingzone shattnot-deviate-fronmrthe-
prescribed requirements.

FINDINGS:

The applicant must thoroughly respond to the five (5) directives below to make the required findings for
the proposed project. A separate set of findings must be submitted if there is more than one
adjustment request. Use additional sheets if more space is necessary to complete your response. The

City's Zoning Code and General Plan can be viewed at the Permit Center and online at
www.cityofpasadena.net.

1) Describe how there are exceptional or extraordinary circumstances or conditions applicable to the
subject site that do not apply generally to sites in the same zoning district;

The existing designated historic use that is the subject of this application is The Constance Hotel, which was
constructed in 1926 and used as a hotel continuously thereafter until it was changed to a senior care facility. To
restore the building to its original, historic use, the applicant applied for, and the City declared, the building to be

a hustorlc Iandmark in November 2008. The apptlcant now mtends to renovate the mtenor of the building and use

and rehabilitated. However, the existing footpnnt of the building hotel and retail does not allow for subterranean
construction for vehicular circulation, guestivisitor/employee-parking-orloading-spaces—As-aresultitis

|mpossnble to prowde ttu compllant on-site Ioadlng spaces and vehlcular paths to those spaces requured under

pro;ect are compatible with the onglnal uses and the htstorlcal mtegnty of the buudlng The two (2) addmonat

requirements.
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2) State how granting the Variance is necessary for the preservation and enjoyment of a substantial
property right of the applicant and to prevent unreasonable property loss or unnecessary hardship,

Due to the location of the existing landmark hotel structure and historic retail frontage along Colorado Blvd. that

the applicant intends to restore and the site constraints and on-site parking requirements, this variance is needed

to allow the applicant to proceed with the historic restoration of the hotel and retail frontage, provide the requisite
on-site parking and services and otherwise comply with the Code. Absent this variance, the applicant could not

3) Describe how granting the Variance would not be detrimental or injurious to property or
improvements in the vicinity of the subject site, or to the public health, safety or general welfare;

The two (2) on-site loading spaces associated with the historic landmark Constance Hotel and historic retail
continue to be located away from Colorado Boulevard, Lake Avenue and Mentor Avenue working within the
framework of the footprint of the existing local historic landmark Constance Hotel, subterranean parking structure
entrances and the short-term parking for the new office building, and the retail & restaurants facing Colorado
Boulevard . This Variance alters the requirements for access to and the dimensions of the on-site loading spaces
to be provided by the Owner / Developer yet it provudes what the Client feels are adequate on-site Ioadmg

less than the requared dimensions for the |oad|ng spaces would not adversely impact properties within the
-neighborhoad or historic district.—

4) Describe how granting the Variance would be in conformance with the goals, policies and objectives
of the City’s General Plan, and purpose and intent of any applicable specific plan and the purposes
of the City’s Zoning Code, and would not constitute a grant of special privilege inconsistent with
limitations on other properties in the vicinity and in the same zoning district; and

Granting the Variance supports the goals of the General Plan & the Central Business District Specific Plan & the

Lake Avenue Sub-Drstnct by preserving Pasadena s hlstorrc character & envrronment bringing economic vntahty

the retail storefronts & the necessary rentable floor area in place of unnecessanly long and wide on-site Ioadmg

spaces-and-the-accessrequirements-to-those-spaces—The-atiowatte FAR-s-notexceeded-withthe-introduction—

of the reduced dimensions.
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5) Explain how cost to the applicant of strictly complying with the regulation in question is not the
primary reason for granting the Variance.

The cost of compliance is not the basis for this request because the landmark hotel structure and existing retail
frontage along Colorado Boulevard already exist and physically impair the applicant’s ability to provide the
requisite number of on-site loading spaces in the size and configurations required under the Code. Bul for those
physical impediments, not cost, the applicant might be able to otherwise comply.

PUBLIC HEARING REQUEST:
Section 17.61.080(C)(3) of the Zoning Code specifies that a public hearing need not be held on a
"Minor” Variance if no concem is registered with the Zoning Administrator in response to the required

public notice. If no concemn is registered, however, the applicant may request that a public hearing be
held.

Sign here if you wish to have a public hearing held even if no concern is registered.

Signature of Applicant Date
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PRIVATE TREE REMOVAL

Findings supporting the removal of three trees (one protected tree and two
mature trees)

Finding No. 4: “There would be a substantial hardship to a private property owner in the
enjoyment and use of real property if the injury of removal is not permitted.”

The subterranean parking structure precludes the preservation of the one protected tree
(no. 26, a rosy-red ironbark). The development of the courtyard and renovation of the
Hotel cannot be completed without the removal of trees no. 33 (tree of heaven) and no.
34 (weeping fig).

Finding No. 6: “The project includes a landscape design plan that will result in a tree
canopy coverage of greater significance than the tree canopy coverage being removed,
within a reasonable time afier completion of the project.”

This finding has been re-worked in the new Ordinance, and the four (quantity) 20-foot
brown trunk height queen palms and the six (quantity) 24-inch box crape myrtle trees
should more than suffice to offset the removal of the three trees.



Colorado at Lake Protected and Mature Trees (as defined by the City of
Pasadena Tree Protection Ordinance)

Tree # 26
Rosy-red ironbark (Eucalyptus sideroxylon ‘Rosea’)
Dbh (diameter measured at breast height, or 54 inches): 20 inches




Tree # 33
Tree of Heaven (Ailanthus altissima)

Dbh (diameter measured at breast height, or 54 inches): 21.5
inches (cumulative trunk area)




Tree # 34 :
Weeping fig (Ficus benjamina)
Dbh (diameter measured at breast height, or 54 inches): 20 inches




