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Submittal Checklist for 

AFFORDABLE HOUSING CONCESSION PERMIT  

SPECIFIC ENTITLEMENT REQUIREMENTS:
In addition to the minimum submittal requirements, the following specific entitlement requirements 
for Affordable Housing Concession Permits shall also be submitted: 

SUPPLEMENTAL APPLICATION (eight copies)
a) Description of Request.
b) Findings for an Affordable Housing Concession Permit.
c) Public Hearing Request.

DENSITY BONUS WAIVER(S) REQUEST (eight copies) 
A signed letter from the applicant to the Zoning Administrator detailing all density bonus 
concessions requested, and how each concession directly relates to the affordability of the 
project.

COST PRO-FORMA (eight copies) 
a) Financial justification for EACH specific development concession requested that clearly

demonstrates how granting each individual concession will make affordability of the project
feasible.

b) A cost comparison of the project without the requested concession versus with the
concession.

ADDITIONAL ITEMS:
In addition, the following items may be required by the Planner for submittal: 

FLOOR PLANS 

ELEVATIONS 

ELEVATION SECTIONS 

CALCULATIONS (square footage, floor area ratio, average slope, etc.) 

LANDSCAPE PLAN 

CIRCULATION PLAN 

   DEVELOPMENT SCHEDULE 

ESCROW TITLE PAPERS 

LEASE AGREEMENT 

OTHER ITEMS

 ________________________________________________ 

 ________________________________________________ 

________________________________________________

Pg 2
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✔

✔

✔

✔
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✔

✔

✔



PASADENA PERMIT CENTER
www.cityofpasadena.net/permitcenter 

Supplemental Application for

INCLUSIONARY HOUSING PLAN

 IHP-SUP  Rev: 5/15/07  

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

Project Address: __________________________________________________________    Permit # _________________________  

RESIDENTIAL DEVELOPMENT (PRIMARY PROJECT):

1) Project type (check one)
 Ownership (for-sale)  Rental  Combination sale/rental

2) Total number of required inclusionary units _______

3) Number of inclusionary units proposed on-site _______

4) Describe the basis for the calculation of the number of required inclusionary units at 15% of the
units to be built:

5) List the discretionary approvals necessary and when they were applied for:

2222929

✔ ✔ ✔

141 South Lake Avenue

5

5

The residential portion of the proposed development would provide 89 residential units. The property is 

separated into two residential densities under the Pasadena Zoning Code. The project is also utilizing the 

Density Bonus provisions offered by the State of California, California Government Code §65915 et. seq. The 

portion of the property along Lake Avenue has a residential density of 48 units per acre yielding a base density 

of 25 units and provides 25% density bonus for 32 units with 7% very low income units, 2 very low income units. 

The Hudson Avenue portion allows 60 units per acre, yields a base density of 46 units with a 22.5% increase in 

the base density requiring 6% very low income units, 3 very low income units. To the extent the [Pasadena 

Inclusionary Housing Ordinance] requires a developer to dedicate a larger percentage of its units to affordable 

housing than required by section 65915, the ordinance is void.

For the proposed development, an affordable housing concession permit for the 50% minimum commercial floor 

area required under the Pasadena Zoning Code for the Lake Avenue portion of the property. Conversion of the 

commercial floor area for use as residential units is necessary to achieve the Density Bonus. Minor conditional 

use permits for nonresidential tandem parking and for triple stacked tandem parking are included. Design 

Review is also required. The application for affordable housing concession permits have been submitted in 

conjunction with this Inclusionary Housing Plan. The project will be reviewed by the Zoning Hearing Officer for 

affordable housing concession permit and by the Pasadena Design Commission for both concept and final 

design review. Subsequent to these approvals, the project will obtain a tentative tract map to provide the market 

rate units as ownership units. The very low income units would be retained and offered for rent.
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Submittal Checklist for 

AFFORDABLE HOUSING CONCESSION PERMIT  

SPECIFIC ENTITLEMENT REQUIREMENTS:
In addition to the minimum submittal requirements, the following specific entitlement requirements 
for Affordable Housing Concession Permits shall also be submitted: 

SUPPLEMENTAL APPLICATION (eight copies)
a) Description of Request.
b) Findings for an Affordable Housing Concession Permit.
c) Public Hearing Request.

DENSITY BONUS WAIVER(S) REQUEST (eight copies) 
A signed letter from the applicant to the Zoning Administrator detailing all density bonus 
concessions requested, and how each concession directly relates to the affordability of the 
project.

COST PRO-FORMA (eight copies) 
a) Financial justification for EACH specific development concession requested that clearly

demonstrates how granting each individual concession will make affordability of the project
feasible.

b) A cost comparison of the project without the requested concession versus with the
concession.

ADDITIONAL ITEMS:
In addition, the following items may be required by the Planner for submittal: 

FLOOR PLANS 

ELEVATIONS 

ELEVATION SECTIONS 

CALCULATIONS (square footage, floor area ratio, average slope, etc.) 

LANDSCAPE PLAN 

CIRCULATION PLAN 

   DEVELOPMENT SCHEDULE 

ESCROW TITLE PAPERS 

LEASE AGREEMENT 

OTHER ITEMS

 ________________________________________________ 

 ________________________________________________ 

________________________________________________

Pg 2
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✔



PASADENA PERMIT CENTER
www.cityofpasadena.net/permitcenter 

Supplemental Application for

INCLUSIONARY HOUSING PLAN

 IHP-SUP  Rev: 5/15/07  

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

Project Address: __________________________________________________________    Permit # _________________________  

RESIDENTIAL DEVELOPMENT (PRIMARY PROJECT):

1) Project type (check one)
 Ownership (for-sale)  Rental  Combination sale/rental

2) Total number of required inclusionary units _______

3) Number of inclusionary units proposed on-site _______

4) Describe the basis for the calculation of the number of required inclusionary units at 15% of the
units to be built:

5) List the discretionary approvals necessary and when they were applied for:

191919194194

✔ ✔ ✔

141 South Lake Avenue

5

5

The residential portion of the proposed development would provide 89 residential units. The property is 

separated into two residential densities under the Pasadena Zoning Code. The project is also utilizing the 

Density Bonus provisions offered by the State of California, California Government Code §65915 et. seq. The 

portion of the property along Lake Avenue has a residential density of 48 units per acre yielding a base density 

of 25 units and provides 25% density bonus for 32 units with 7% very low income units, 2 very low income units. 

The Hudson Avenue portion allows 60 units per acre, yields a base density of 46 units with a 22.5% increase in 

the base density requiring 6% very low income units, 3 very low income units. To the extent the [Pasadena 

Inclusionary Housing Ordinance] requires a developer to dedicate a larger percentage of its units to affordable 

housing than required by section 65915, the ordinance is void.

For the proposed development, an affordable housing concession permit for the 50% minimum commercial floor 

area required under the Pasadena Zoning Code for the Lake Avenue portion of the property. Conversion of the 

commercial floor area for use as residential units is necessary to achieve the Density Bonus. Minor conditional 

use permits for nonresidential tandem parking and for triple stacked tandem parking are included. Design 

Review is also required. The application for affordable housing concession permits have been submitted in 

conjunction with this Inclusionary Housing Plan. The project will be reviewed by the Zoning Hearing Officer for 

affordable housing concession permit and by the Pasadena Design Commission for both concept and final 

design review. Subsequent to these approvals, the project will obtain a tentative tract map to provide the market 

rate units as ownership units. The very low income units would be retained and offered for rent.



Supplemental Application for 

INCLUSIONARY HOUSING PLAN

Project Address: __________________________________________________________     Case # _________________________  

9) Do you intend to request any incentives from the City?   Yes    No.  If yes, describe the
incentives requested.  A list of available incentives is described in Section III of the Inclusionary
Housing Regulations:

ALTERNATIVES
If you intend to satisfy Chapter 17.42 of the Zoning Code (Inclusionary Housing Requirements) in whole 
or in part by providing an In-Lieu Fee, Off-Site Development or land donation, complete this alternatives 
section.

1) Do you intend to satisfy the Inclusionary Housing Requirements, in whole or in part, by payment of
an In-Lieu Fee?  Yes  No.  If the Inclusionary Housing Requirements will be satisfied in part by
payment of an In-Lieu Fee, describe how the remaining Inclusionary Housing Plan requirement will
be satisfied:

Total estimated in-lieu fee required:  ___________  Amount of in-lieu fee to be paid _____________ 

(Skip the following questions if the in-lieu fee satisfies the inclusionary housing requirements in whole.) 

Pg 5

191919196196

✔ ✔

✔ ✔

141 South Lake Avenue

For the proposed development, an affordable housing concession permit for the 50% minimum commercial floor 

area required under the Pasadena Zoning Code for the Lake Avenue portion of the property. Conversion of the 

commercial floor area for use as residential units is necessary to achieve the Density Bonus.

Affordable housing provided on-site.



Attachment A Page 2 
141 South Lake Avenue 
Project Description 

 Revised: June 14, 2019 

Base Density Hudson Avenue Portion: 46 

Very-low Income with Density Bonus 

% Units 
Provided % Bonus 

Total 
Units 

Affordable 
Units 

Market-rate 
Units 

5% 20.0% 56 3 53 

6% 22.5% 57 3 54 

7% 25.0% 58 4 54 

8% 27.5% 59 4 55 

9% 30.0% 60 5 55 

10% 32.5% 61 5 56 

11% 35.0% 63 6 57 

The development standard most prohibitive for providing housing under the City of Pasadena 
regulations is the development standard that requires 50% of the floor area on the Lake Avenue 
portion of the property to be commercial use. Consequently, the proposed development provides 
housing that exceeds 50% of the floor area on Lake Avenue as a concession for providing the 
affordable housing. The concession being requested allows the floor area on upper floors along Lake 
Avenue that would otherwise occupied for professional offices to be occupied as residential uses. 
The ground floor along Lake Avenue will remain actively commercial with a restaurant space. This 
concession does not increase the building mass that would be allowed under the development 
standards; rather, the concession only addresses the internal use of the space that is allowed to be 
developed under the Pasadena Zoning Code. 

The affordable housing concession permit requests relief from requiring 50% of the floor area 
of the Lake Avenue property as commercial space. Without this concession, 30,559 square feet of 
the portion of the development along Lake Avenue is required as commercial use. While providing a 
10,000 square foot restaurant space at the ground floor, the upper floors would become entirely 
residential use with the concession. Hence, the remaining required upper floor commercial space, 
20,559 square feet, would be residences instead of professional offices. The concession is necessary 
because the limitations of the Pasadena Zoning Code would otherwise prevent the ability to provide 
onsite affordable housing using the Density Bonus provisions as allowed by the California 
Government Code. 

The Density Bonus provisions require local jurisdictions throughout the State of California to 
approve concession requests unless the either of the following occurs: 

a) The concession or incentive does not result in identifiable and actual cost reductions, 
consistent with subdivision (k), to provide for affordable housing costs, as defined in Section 
50052.5 of the Health and Safety Code, for rents for the targeted units to be set as specified 
in subdivision (c). 

b) The concession or incentive would have a specific adverse impact, as defined in paragraph 2 
of subdivision (d) of Section 65589.5, upon public health and safety or the physical 
environment or on any real property that is listed in the California Register of Historical 
Resources and for which there is no feasible method to satisfactorily mitigate or avoid the 
specific adverse impact without rendering the development unaffordable to low-income and 
moderate-income households. 

252525255255



Attachment A Page 3 
141 South Lake Avenue 
Project Description 

 Revised: June 14, 2019 

In consideration of whether the concession results in identifiable and actual cost reductions, 
the series of tables entitled 141 South Lake Avenue Project Description Exhibit 1 have been prepared. 
The tables consider a base density development of the site compared to the proposed project using 
the Density Bonus provisions utilizing the consistent format the City of Pasadena has applied to 
similar concession permit requests. These tables demonstrate that the affordability gap, the gap 
between providing the affordable housing and the value of market rate units, is -$3,166,330.00. This 
gap is not fully made up by the construction costs and sales of market rate units resulting in a net 
surplus to cost difference of -$384,000.00. The conclusion resulting from the tables is that the 
proposed concession cannot be denied based upon identifiable and actual cost reduction. 

Relative to potential adverse impact, the residential uses would operate similar to other 
residential uses in the vicinity which have not been known to cause any adverse impact on public 
health and safety or the physical environment. Indeed, the property could otherwise be built in the 
identical scale and mass with occupancy of the required amount of commercial space as per the 
Pasadena Zoning Code. In order to claim that the proposed concession results in an adverse impact, 
that impact must compare the occupancy of the building as professional offices versus occupancy as 
residential units, and conclude that the residential units result in adverse impact on public health and 
safety or the physical environment, but the professional offices do not. Since residential uses typically 
involve lesser impact than professional offices, a basis on which to conclude the proposed concession 
results in adverse impacts is severely lacking. While the neighboring building to the north of the site, 
the Fidelity Federal Building, is potentially landmark eligible the design of the proposed project has 
fully considered the relationship to this building. This building is separated from the property line by 
its own parking lot and driveway. Despite changes in front fenestration that have already occurred on 
the building, the proposed project would not reduce the potential of the neighboring building from 
eligibility as an historic resource. Furthermore, the City of Pasadena Design Commission will review 
the design relationship between the two buildings in the Design Review process. 

The applicable policies supporting affordable housing are provided in the Pasadena General 
Plan, see attached 141 South Lake Avenue, Project Description Exhibit 2 General Plan Consistency 
Analysis. The Pasadena General Plan includes elements addressing Land Use, Mobility, Housing, 
Green Space, Recreation and Parks, Open Space and Conservation, Noise and Safety. These 
elements must be comprehensively considered in making a determination of consistency with the 
overall policies of the General Plan. The Land Use Diagram identifies the property as High Mixed 
Use (87 dwelling units per acre), which exceeds the proposed density bonus. Whereas the Land Use 
Element provides the basis on which Land Uses are regulated, the Housing Element provides policies 
on how the City of Pasadena encourages affordable housing. One cannot use the regulatory policies 
of the Land Use Element to override the policies that encourage affordable housing under the 
Housing Element and claim consistency with the comprehensive objectives of the General Plan. A 
comprehensive review of the Pasadena General Plan that does not omit the policies that support 
affordable housing overwhelmingly concludes consistency of the proposed project with the General 
Plan. Consequently, the project has been designed to provide the affordable housing onsite. Despite 
the financial and public challenges, the owner is in agreement with the City of Pasadena General 
Plan policies to provide onsite affordable housing within projects instead of paying in-lieu fees under 
the Inclusionary Housing Program. 

For the proposed project, the development team anticipates entitlements through the City. 
An Affordable Housing Concession Permit is requested to provide less than 50% of the floor area on 
the Lake Avenue portion of the property as commercial space. The proposed project will utilize triple 
stacked tandem parking for the restaurant using valet service. The Pasadena Zoning Code requires 
Minor Conditional Use Permits for both nonresidential tandem parking and for triple stacked tandem 

252525256256
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Revised: June 14, 2019 

Attachment B 
141 South Lake Avenue 

Findings for Affordable Housing Concession Permit 
and Minor Conditional Use Permits 

The owners of the property at 141 South Lake Avenue request permission to construct mixed 
use development to include 89 residential units with 10,000 square feet commercial space on the 
ground floor of the Lake Avenue frontage. The property on which the proposed development would 
occur is along the west side of Lake Avenue and extended through for frontage along the east side of 
Hudson Avenue. The property is currently developed with a 27,220 square foot two-story building 
used as a restaurant on the ground floor fronting Lake Avenue, professional office on upper floors 
and surrounding the restaurant and surface parking. This building will be demolished in favor of the 
proposed project. The proposed project utilizes the Density Bonus provisions offered by the State of 
California, California Government Code §65915 et. seq. These provisions allow for relieve of 
development standards in order to provide residential densities at amounts relative to affordable 
housing provided in the proposed project. For the proposed project, three entitlements are included 
in this application: 

1) The proposed project provides 6% of the base density allowed by the City as very low
income housing and qualifies for one concession. The affordable housing concession
permit requests relief from requiring 50% of the floor area of the Lake Avenue property
as commercial space.

2) The proposed commercial use at the ground floor is a restaurant which would operate
using valet parking. Visitor parking would be provided using tandem spaces. A minor
conditional use permit is required for nonresidential tandem parking.

3) The proposed restaurant tandem parking would be triple stacked. A minor conditional
use permit is required for triple stacked tandem parking.

The required findings can be made in favor of the applications as follows: 

Findings: 

Concession for Reduction of 50% Commercial Floor Area along Lake Avenue 

1) Describe how the concession or incentive is required in order for the designated units to be
affordable:

The concession being requested allows the floor area on upper floors along Lake Avenue that 
would otherwise occupied for professional offices to be occupied as residential uses. This 
concession does not increase the building mass that would be allowed under the development 
standards; rather, the concession only addresses the internal use of the space that is allowed to 
be developed under the Pasadena Zoning Code. Without the concession, the proposed project 
could not achieve the 89 units allowed under Density Bonus given the restricted residential floor 
area based upon Pasadena Zoning Code. 

In consideration of whether the concession results in identifiable and actual cost reductions, the 
series of tables entitled 141 South Lake Avenue Project Description Exhibit 1 have been prepared. 
The tables consider a base density development of the site compared to the proposed project 

282828282282



CITY OF PASADENA – INCLUSIONARY HOUSING PLAN

141LakeAve_IHP

[PURSUANT TO SECTION 17.42.060 OF CHAPTER 17.42 OF PASADENA MUNICIPAL

CODE AND SECTION IV.A. OF THE INCLUSIONARY HOUSING REGULATIONS AND THE IN-LIEU FEE SCHEDULE 

ADOPTED BY RESOLUTION 8043]

Residential Project Name: 141 S. Lake Avenue

Residential Project Address:  141 S. Lake Avenue

(Inclusionary Sub-Area “D” For-Sale Housing)

Residential Property Owner: DC Lake Holdings, LLC

Residential Project Applicant: Odyssey Development

1. Residential Project Type: _____ Rental  __X__ Ownership

2. Inclusionary Requirements satisfied by:  _X_ On-site units    ___ Off-site units    ___ In-lieu fee     ___ Land donation

3. Base Density (“BD”) of Project: 71 units

4. Total Project Units: 89 units (25 BD (Lake Avenue) plus 25% density bonus = 32) plus (46 BD (Hudson

Avenue) plus 22.25% density bonus =57) =89 Total Units (per Planning Dept)

5. Density Bonus Affordable Requirement: 5 Very Low income units (per Planning Dept)

6. Inclusionary Requirement: 11 Mod income units (71 BD units x 15% (10.65 rounded up) or 5 Very Low

units (5.33 rounded down) pursuant to “trade down” option (1 Moderate income = 0.5 Very Low income)

7. TOTAL AFFORDABLE UNITS TO BE PROVIDED in Residential Project to satisfy both Density Bonus and

Inclusionary Requirements: 5 Very Low income units (Units are proposed to be rented per Developer)

8. Affordable Units Mix: All Inclusionary-designated units shall comply with dispersal

and unit-type proportionality requirements as set forth in the Inclusionary Housing Requirements and Regulations.

The affordable units mix shown in the table below is subject to adjustment based on any changes in the overall

units mix of the project that may be necessitated as a result of the City design review and entitlement process.  In

such event, Applicant will submit a request for City approval of an amendment to this Inclusionary Housing Plan.

Unit Type Total Units

in Project

% of

Total Units

Afford. Units 

for Inclusionary

Studio 28 31.46% 1.57 = 2 rounded

1-bedroom 27 30.34% 1.52 = 1 rounded

2-bedroom 28 31.46% 1.57 = 2 rounded

3-bedroom 5 5.62% 0.28 = 0 rounded

4-bedroom 1 1.12% .06 = 0 rounded

TOTALS 89 100% 5

9. In-Lieu Fee Payment: Not Applicable

10. Discretionary Action(s) Required: Affordable Housing Concession Permit; MCUP - Pending

11. Applicable Affordable Housing Restrictions:

x Density Bonus Incentives – Zoning Code Chapter 17.43

x Inclusionary Housing Requirements - Zoning Code Chapter 17.42

Submitted: Approved:

OWNER CITY OF PASADENA

________________________   ________________________________ 

James Li, Managing Partner Steve Mermell, City Manager

September ___, 2019 September ___, 2019

303030309309
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12/17/2019 Council Meeting Recap- October 1, 2018
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To access staff reports, please click on the link below to download 
Adobe Reader Version 6.0.

  http://www.adobe.com/products/acrobat/readstep2.html 

TO COMPLY WITH THE AMERICANS WITH DISABILITIES ACT OF 1990, ASSISTIVE LISTENING DEVICES ARE AVAILABLE AT ALL PASADENA CITY COUNCIL MEETINGS.   

ASSISTIVE LISTENING HEADPHONES AND NECK LOOPS CAN BE CHECKED OUT AT THE DESK OF THE SERGEANT-AT-ARMS, LOCATED INSIDE THE CITY COUNCIL CHAMBERS. 

          LANGUAGE TRANSLATION SERVICES ARE AVAILABLE FOR THIS MEETING BY CALLING 
(626) 744-4124 AT LEAST 24 HOURS IN ADVANCE. 

       HABRÁ SERVICIO  DE INTERPRETACIÓN DISPONIBLE PARA ÉSTAS JUNTAS LLAMANDO AL
(626) 744-4124 POR LO MENOS CON 24 HORAS DE ANTICIPACIÓN.

     MEETINGS ARE BROADCAST LIVE ON CHARTER CABLE CHANNEL 3 AND REBROADCAST DAILY;
CALL (626)794-8585 FOR SCHEDULE.

   AGENDA
CITY COUNCIL AND 

THE SUCCESSOR AGENCY TO THE 
PASADENA COMMUNITY DEVELOPMENT COMMISSION 

OCTOBER 1, 2018 

Closed Session 5:30 P.M.
Public Meeting 6:30 P.M.
Public Hearings 7:00 P.M.

Council Chamber, Pasadena City Hall
100 North Garfield Avenue, Room S249 

Teleconference Location:
JW Marriott Atlanta Buckhead

Business Center
3300 Lenox Road NE
Atlanta, GA  30326 

CLOSED SESSION - 5:30 P.M.  
(To be heard at 5:30 p.m., and/or at the conclusion of the meeting)

A. CITY COUNCIL CONFERENCE WITH REAL PROPERTY NEGOTIATORS pursuant to Government Code
Section 54956.8
Property Location:   700 Seco Street, Pasadena, CA
Agency Negotiator:  Steve Mermell
Negotiating Party:  David Eads
Under Negotiation:  Price and terms of payment

ACTION:  DISCUSSED; NO REPORTABLE ACTION AT THIS TIME

B. CITY COUNCIL CONFERENCE WITH REAL PROPERTY NEGOTIATORS pursuant to Government Code
Section 54956.8
Property Location: 39 South El Molino Avenue, Pasadena, CA
Agency Negotiator: Steve Mermell
Negotiating Party: Danny Feldman
Under Negotiation: Price and terms of payment

ACTION:  DISCUSSED; NO REPORTABLE ACTION AT THIS TIME

454545411411
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336k

ORDINANCE 3330k

ACTION:  INTRODUCED BY COUNCILMEMBER HAMPTON; CONDUCTED FIRST READING

Second Reading:  None 

INFORMATION ITEM

14. PREDEVELOPMENT PLAN REVIEW OF A MIXED-USE DEVELOPMENT AT 141 SOUTH LAKE AVENUE
Recommendation: This report is intended to provide information to the City Council; no action is required.

2300k

ATTACHMENT A 12632k

ATTACHMENT B 9012k

SUPPLEMENTAL MATERIAL RECEIVED AFTER POSTING OF AGENDA

CORRESPONDENCE 338k

POWERPOINT PRESENTATION - PRESENTED AT MEETING

ACTION:  RECEIVED AND FILED

BRIEF REPORTS FROM REPRESENTATIVES/REQUESTS FOR FUTURE AGENDA ITEMS

ADJOURNMENT

SCHEDULED
COUNCIL STANDING COMMITTEES

ECONOMIC DEVELOPMENT AND TECHNOLOGY COMMITTEE (Chair Victor Gordo, Tyron Hampton, Steve
Madison, Andy Wilson)
Meets the third Tuesday of each month at 5:30 p.m., Pasadena City Hall, 100 N. Garfield Avenue, Room S245/S246

(Council Conference Room, 2nd Floor)

October 16, 2018

November 20, 2018

December 18, 2018

FINANCE COMMITTEE (Chair Mayor Terry Tornek, Victor Gordo, John J. Kennedy, Margaret McAustin)
Meets the second and fourth Monday of each month at 4:00 p.m., 100 N. Garfield Avenue, Room S249 (City Hall

Council Chamber, 2nd floor)

October 8, 2018 (To be cancelled)

October 22, 2018
454545417417
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ATTACHMENT A 

141 South Lake Avenue 

PLN2018-00151 

Zoning Designation:

Central District 5, South Lake Shopping Area, Central District Specific Plan (CD5) 

General Plan Designation:

High Mixed-Use 

Project Land Use Classification (Land Use):

Mixed-Use

Entitlements:

Design Review

Minor Variance 1) Hudson Avenue Front Yard setback less than required 10 feet (0 feet 
provided).

2) Lake Avenue Front Yard Setback greater than the five feet permitted
(Arcade and North area by stairwell). MV or application and DHP approval
of the utilization of the ZAI regarding pedestrian oriented paseos and
arcades in the Central District.

Variance: 1) To provide less than the required percentage of required Non-Residential
Floor Area in Area 3 of Map 3-4 in the Central District Specific Plan (21% in
lieu of 50%).

2) Height of building fronting Hudson Avenue exceeds permitted height of 50
feet by at least seven feet. Height shall be taken from lowest point of the
portion of the building fronting Hudson Avenue, which is on the property
line that separates the Hudson Avenue and Lake Avenue portions of the
project.

3) Driveway Visibility provided is less than the required 50 feet.

Proposed Development Code Required Meets Code

Lot Area:

Total Site 55,405 Sq. Ft. N/A N/A

Lake Frontage: 22,224 Sq. Ft. N/A N/A

Hudson Frontage: 33,181 Sq. Ft. N/A N/A

Floor Area (FA):

Total Site 127,161 Sq. Ft.
127,478 Sq. Ft. 

Yes

Lake Frontage: 60,986 Sq. Ft.
61,116 Sq. Ft. 

Yes

Hudson Frontage: 66,175 Sq. Ft. 66,362 Sq. Ft. Yes

Floor Area Ratio (FAR):

Total Site: 2.3 N/A N/A

Lake Frontage: 2.74 2.75 Yes

Hudson Frontage: 1.99 2 Yes

Density:

Total Site 70 Units 70 Units N/A

Lake Frontage: 24 Units
24 Units 

(48 Units/Acre)
Yes

Hudson Frontage: 46 Units
46

(60 Units/Acre)
Yes

Ground Floor Housing Permitted:

606060567567



1 DESIGN COMMISSION MEETING - 6-12-18

First Legal Deposition Services 

Address:  523 W. 6th Street, Suite 219, Los Angeles, CA 90014 

Phone:  855.348.4997

3 

office space on the second floor. The 2 

development would also include 205 parking 3 

spaces, which would be distributed over three 4 

levels of parking, so one level of sub-terrain 5 

parking, one level of ground floor parking and 6 

then a level of mezzanine parking.  7 

The property is on CD5. This project is also 8 

in process of going through the pre-development 9 

plan review process; they have not yet completed 10 

that process, but staff is anticipating that 11 

that would be done in the coming weeks.  12 

The project was routed to zoning staff for 13 

just a general review of zoning compliance and 14 

there have been a few issues that are 15 

tentatively identified, which would require a 16 

minor variance for some setbacks, so variance 17 

for floor area requirements, height, and then 18 

driveway visibility. But again, this is 19 

preliminary, so these things are subject to 20 

change as more information becomes available to 21 

staff.  22 

This image here is a map of the project 23 

location and surrounding adjacencies. As you can 24 

see, the project site is somewhat irregularly 25 

616161571571



1 DESIGN COMMISSION MEETING - 6-12-18

First Legal Deposition Services 

Address:  523 W. 6th Street, Suite 219, Los Angeles, CA 90014 

Phone:  855.348.4997

20 

go back to the presentation.  2 

These are images I just went through and 3 

then with that that actually concludes my 4 

presentation. I'm available for questions. 5 

MALE:  A question. Amanda, earlier on we had 6 

a section in the applicant's materials here that 7 

discussed the maximum use of the site. And then 8 

the least use of the site was by right. Usually 9 

we receive by right the maximum amount of usage. 10 

Could you give us a little more detail?  11 

MS. LANDRY:  Sure, so the design of the 12 

least exhibit that you are referring to 13 

describes all of the possibilities the applicant 14 

considered of what they could achieve through 15 

various requests to the city. So they could 16 

request affordable housing concession permits, 17 

variances, density variances, etc. If they 18 

wanted to avoid all that and just go to just the 19 

design review route the alternative that they 20 

thought was the best option was is the 21 

alternative that was presented tonight, because 22 

the other options would require additional 23 

discretionary review, based on their 24 

understanding of the code and the site 25 

626262588588
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PASADENA PERMIT CENTER 
www.cityofpasadena.net/permitcenter 
 

  

SUPPLEMENT TO MASTER APPLICATION FORM   

                                                                   ENVIRONMENTAL ASSESSMENT   

 

PG 2 EA  Environmental Assessment Form Rev 02/18/16 

 PLANNING AND DEVELOPMENT DEPARTMENT // 175 NORTH GARFIELD AVENUE T    626-744-40  
PLANNING DIVISION  PASADENA, CA   91101 F    626-744-4 5 

 

PROPOSED PROJECT INFORMATION: 
This section of the Environmental Assessment is for information regarding the proposed project only. 

Estimated valuation:  TBD  

Explain if the project located in geologic hazard area (i.e. hillside area, Seismic fault, erosive soils):  None  
  

Amount of grading proposed: Cut:  17,300 cy.  Fill:  0 cy.  Balance:  No  

 Imported:  0 cy.  Exported:  17,300 cy.  

Type of development (single-family residence, apartments, condominiums, commercial, industrial, institutional):  Mixed Use  

Total housing units:  70   Is this an affordable Housing Project?  yes  no # of affordable units:  0  

Proposed energy type:  All Electrical  Electric Kitchen  Electric HVAC  Gas Kitchen 

PROPOSED BUILDING(S) BUILDING A BUILDING B BUILDING C BUILDING D 
Total gross square footage 127,161 sq. ft.    
Total commercial gross square footage 12,794 sq. ft.    
Total residential gross square footage 114,367  sq. ft.    
Building footprint in square feet 40,480 sq. ft.    
Open space square footage 16,852 sq. ft.    
Landscaping square footage 12,000± sq. ft.    
Height of building in feet 65 -0     
Number of stories 5    
Number of parking spaces 205    
Number of housing units 70    
Number of bedrooms 129    
Hotel / motel number of rooms 0    
Hours of operation 7AM-12AM    
Number of employees 30±    
Square feet of restaurant seating area 5,800± sq. ft.    
Number of fixed seats (restaurant) Restaurant TI    
Number of hotel / motel rooms to be demolished 0    
UBC occupancy group R2, B, A-2    
UBC construction type Type V-A / I-B    
Fire sprinklers? yes / no Yes    
Type of use (i.e. residential, commercial, mixed uses, etc.) Mixed Use    

* If there are additional buildings on the site, please attach a separate sheet with the above information for each building. 

ATTACH EXPLANATION of any questions answered yes. 

 yes  no Is this a phased project? 

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

 yes  no Will there be alteration of any existing structure? 

717171676676



PPR2018-00003 Planning & Community Development Department – Planning PAGE 1 OF 39

141 S. Lake Ave. 175 North Garfield Avenue
Pasadena, CA 91101

PASADENA PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT
www.cityofpasadena.net

PREDEVELOPMENT PLAN REVIEW COMMENTS

Predevelopment Plan Review (PPR) is a preliminary evaluation of a project by staff from 
various City departments and divisions. The information derived from a PPR does not 
constitute any approval of a project. PPR meetings are not public hearings.

Project Number: PPR2018-00003

Date: July 13, 2018

Project Address: 141 S. Lake Avenue, Pasadena, CA 91101

Project Zoning: CD-5 (Central District, Lake Avenue Sub-district)

Project Description: Review of preliminary plans for the construction of a new 
development project of a 127,161 square-foot, five-story, Mixed-
Use building with 70 residential, market-rate units, 7,258 square 
feet of indoor restaurant floor area, 1,589 square feet of outdoor 
restaurant floor area and 5,536 square feet of second floor office 
floor area at 141 South Lake Avenue in the CD-5 zoning district.
The project has dual frontage on South Lake Avenue and South 
Hudson Avenue. The project proposes 205 parking spaces in one 
level of subterranean, one level of at-grade and one level of above-
grade parking.

Applicant: Odyssey Development Services

Attn: Burke Farrar

Case Manager: Jennifer Driver, Associate Planner 

Phone #: (626) 744-6756

E-mail: jdriver@cityofpasadena.net 

DETERMINATION OF COMMUNITYWIDE SIGNIFICANCE REQUIRING PRESENTATION TO 
THE CITY COUNCIL:

1. Greater than 50,000 square feet of gross floor area with at least one
discretionary permit.

2. Fifty or more housing units.

3. Other:

Presentation to the City Council required:
YES

NO, not applicable.

DEPARTMENT / DIVISION CONTACT EMAIL 
@cityofpasadena.net

PHONE
(626) 744-

PAGE

Addressing Division Angie Jackson ajackson 6903 2
Building & Safety Division Maher AlMasri malmasri 6891 2
Community Planning Martin Potter mpotter 6710 4

727272687687
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141 S. Lake Ave. 175 North Garfield Avenue
Pasadena, CA 91101

PASADENA PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT
www.cityofpasadena.net

· Doorways, and Gates. §11B-206.4.1

Low Impact Development (LID) Plan / Standard Urban Stormwater Mitigation 
Plan (SUSMP) and Stormwater Pollution Prevention Plan (SWPPP): See attached city of 
Pasadena guideline for LID/SUSMP requirements. For more details, see City link for LID: 
ttp://cityofpasadena.net/Planning/LID/

PARKING SPACES 

Where parking spaces are provided, accessible parking spaces shall be provided in number and 
kind required per Section 11B-208 Parking Spaces. §11B-208.1 

PERMIT(S):

Separate permits are required for the following:

o Mechanical
o Electrical
o Plumbing
o Fire Sprinkler
o Demolition
o Others

COMMUNITY PLANNING:

General Plan Consistency: 

The General Plan designation of 141 South Lake Avenue is High Mixed Use (0.0 – 3.0 FAR, 0-
87 DU/acre). The proposed project involves demolition of the existing 27,220 square foot 
commercial structure and construction of a new mixed-use building, consisting of 70 residential 
units, 12,794 square feet of non-residential space, and 205 parking spaces.  

The High Mixed Use designation is intended to support the development of multi-story, mixed 
use buildings with a variety of compatible commercial (retail and office) and residential uses. 
Development is characterized by shared open space, extensive landscaping, and small to 
minimal separations between buildings, and shared driveways and parking. Sites may be 
exclusively commercial, but not exclusively residential. Mixed-use development projects 
containing hou\sing shall incorporate amenities contributing to a quality living environment for 
residents including courtyards, recreation facilities, and similar elements. Where buildings face 
the street frontage, they shall be designed to enhance pedestrian activity with transparent 
facades for retail uses and distinctive entries for housing. Parking shall be located below or to 
the rear of the street. Projects constructed at High Mixed Use densities may be required to 
develop pedestrian-oriented streetscape amenities along their primary street frontages, 
consistent with the improvement concepts and plans defined by the City.  

The proposed project appears to be generally consistent with the intent of the High Mixed Use 
designation. 

737373690690
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141 S. Lake Ave. 175 North Garfield Avenue
Pasadena, CA 91101

PASADENA PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT
www.cityofpasadena.net

b) As submitted, the total site size is identified as 55,405 square feet (1.27 acres).

c) However, the County Assessor’s information cites that lot ‘-031’ is 46,613 square feet 
and lot ‘-029’ is 11,590 square feet, resulting in a total site area of 58,203 square feet 
(1.34 acres) (before any required street dedication). 

d) As a result, the accurate total lot size must be confirmed and consistently referenced 
throughout the plans and application for future submittals.

2) Zoning District (PMC 17.30):  The property is within the Central District Specific Plan –
Lake Avenue Subdistrict (CD-5) zoning district and shall therefore meet the requirements in 
PMC 17.30.

3) Overlay Zoning Districts / TOD (PMC 17.50.340): The property is not located in an overlay 
zoning district. However, the property is located in the Central District Transit-Oriented Area 
(Figure 3-5, 17.30.040) and is subject to the requirements of Zoning Code Section 
17.50.340 (Transit-Oriented Development [TOD]). 

4) General Plan Designation (Land Use Element): The site is designated as High Mixed Use
(0.0-3.0 FAR, 0-87 dwelling units per acre) in the General Plan, which is intended to support 
the development of multi-story, mixed-use buildings with a variety of compatible commercial 
(retail and office) and residential uses.

5) Land Use (PMC 17.30.030 and 17.50.160): The applicant has identified the project as a 
‘mixed-use’ project in the application materials. The project proposes a single building with 
70 residential units and 12,794 square feet of nonresidential floor area (Office and 
Restaurant uses). Mixed-use projects require a combination of nonresidential (‘commercial’)
and residential uses in the same structure, where the residential component is located 
above or behind the nonresidential component. The proposed project proposes residential 
uses both above and behind the nonresidential uses, and thus the mixed-use standards 
apply. The proposed nonresidential uses, office and restaurant, are also permitted uses in 
the CD-5 zoning district and satisfy the requirements of a mixed-use project.

However, the percentage of nonresidential use is not in compliance with the Specific Plan’s 
restrictions on residential use fronting on Lake Avenue (Figure 3-4 Central District 
Housing/Ground Floor Map). No more than 50 percent of the portion of the building facing 
Lake Avenue can be comprised of residential use, and 79 percent is currently proposed. 
Please see the comments regarding restrictions on residential uses below in No. 7 below 
(Residential Density).

6) Pedestrian-Oriented Areas (Figure 3-3, PMC 17.30.030): The ground floor along Lake 
Avenue shall be limited to pedestrian-oriented uses for at least 50 percent of a building's 
ground floor street frontage, with a minimum 50-foot depth; the remaining 50 percent may 
contain uses otherwise permitted and/or accommodate pedestrian and vehicular access. 
Pedestrian-oriented uses shall include uses classified under “Retail Sales” and “Services” 
that are identified in Table 3-11 17.30.030 as pedestrian oriented. Retail sales, 
restaurants, restaurants fast food land uses qualify as pedestrian-oriented uses. Office 
uses do not qualify as pedestrian-oriented uses. According to the application, over 50 

737373696696
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141 S. Lake Ave. 175 North Garfield Avenue
Pasadena, CA 91101

PASADENA PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT
www.cityofpasadena.net

percent of the ground floor is comprised of restaurant use fronting on Lake and thus 
complies with the requirement for pedestrian oriented uses.

7) Residential Density (PMC 17.30): Per Figure 3-6 of Section 17.30.040, the maximum 
allowed density for the western portion (“Hudson”) of the site is 60 dwelling units per acre; 
and, 48 dwelling units per acre on the eastern portion (“Lake”), with no residential units on 
the Lake side ground floor. In addition, no more than 50% of the total Floor Area of the Lake 
side shall be comprised of residential floor area. According to the plans, the Hudson side of 
the site, where residential uses are permitted in 100% of the floor area, is 33,181 square 
feet in lot size, allowing for a maximum density of 46 units. With 46 total residential units 
proposed, the project complies with the density requirement on the Hudson side. The Lake 
frontage, which doesn’t allow for residential uses on the ground floor and no more than 50% 
of the floor area can be residential, 24 units are allowed and proposed, with no units on the 
ground floor. However, with a total building floor area of 61,116 square feet and only 12,794 
square feet of nonresidential floor area, the project does not comply with the limitation of no 
more than 50% of the floor area as residential use (currently proposed at 21% 
nonresidential and 79% residential). Overall though, the site is permitted to, and proposes 
to, have 70 residential units, and thus complies with the residential density restrictions for 
the site. 

8) Floor Area Ratio (FAR) (PMC 17.30.040): Gross floor area is defined as the total enclosed 
area of all floors of a building measured to the inside face of the exterior walls including 
halls, stairways, elevator shafts at each floor level, service and mechanical equipment 
rooms and basement or attic areas having a height of more than seven feet, but excluding 
area used exclusively for vehicle parking or loading. Based on PMC Figure 3-9, the 
maximum FAR allowed for this site is 2.0 for the Hudson side and 2.75 for the Lake side.
According to the plans submitted, the proposed FAR for the Hudson side is 1.99 and 2.74 
for the Lake side, which is in compliance with the FAR requirements for both sides of the 
site.

In addition, to achieve correlation between the development caps identified in the Land Use 
Element of the General Plan and the FAR's assigned by this Chapter, floor area devoted to 
parking facilities shall not apply in the calculation of permissible building floor area provided 
that parking shall comply with the following requirements: 1) each parking structure shall 
comply with all applicable design guidelines of the Central District Specific Plan (see CDSP 
Section 9: Private Realm Design Guidelines); and 2) meet the requirements of 17.46.250.

9) Setbacks (PMC 17.30.040). The project is subject to the following setbacks:

a. Lake Avenue: Nonresidential buildings along the Lake Avenue frontage are required to 
build to the property line.  The applicant may request an exception to the setback 
requirement per PMC 17.30.050.A (Setback exceptions) and the Zoning Administrator’s 
Interpretation dated April 20, 1018, which allows for an increased front setback to allow 
for pedestrian paseos or arcades on the Lake side, if approved. Compliance with this 
requirement cannot be determined based on the provided plans.

b. Hudson Avenue: Along the Hudson Avenue frontage, a minimum ten-foot setback is 
required for a residential building. As proposed, it does not appear to comply with this 
minimum requirement, but additional detail is needed to fully determine compliance.

737373697697
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July 15, 2019

Odyssey Development Services
Burke Farrar
141 South Lake Avenue, Ste. 105
Pasadena, CA 91101

RE: Affordable Housing Concession Permit #11907 (PLN2019-00310)
141 S. Lake Avenue
Case Incomplete Letter

Dear Mr. Farrar:

The Current Planning Section reviewed the subject application and determined it to be 
incomplete. Please address the following: 

A. Master Application and Supplement to Master Application

1. Project Description: Exhibit 2

a. References 87 units rather than 89 units. Correct to 89 units.

2. Revise the proposed project information to reflect any changes, where necessary.

B. Inclusionary Housing Plan Supplemental Application

1. Note, per PMC Section 17.42.040 – Inclusionary Unit Requirements, a minimum of 15
percent of the total number of dwelling units in a residential project shall be developed,
offered to, and sold or rented to households of low and moderate-income, at an
affordable housing cost, as follows:

a. Units for sale. If the project consists of units for sale, a minimum of 15 percent of
the total number of units in the project shall be sold to low or moderate-income
households.

b. Rental units. If the residential project consists of rental units, a minimum of 10
percent of the units shall be rented to low-income households and five percent of the
units shall be rented to low or moderate-income households.

As a result, 13.35 or 13 units shall be developed, offered to, and sold or rented to 
households of low and moderate-income (or very low-income). PMC does allow for 
exceptions to this requirement, but are not discussed in the application.

777777735735



AHCP #11907 Page 2 of 7
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2. Revise response #4 to explain the basis for the number of required inclusionary units 
calculated and provided. This should be an explanation of how the project arrived at a 
requirement of five inclusionary units instead of a discussion regarding density bonus. 

3. Revise response #5 to include the two Minor Conditional Use Permits as well as the Height 
Averaging request from Design.

4. Revise response #6 to identify the specific location of the five proposed inclusionary units
(i.e. unit number), size in square feet, and number of bedrooms. 

5. Note whether affordable units are to be rentals versus for sale. Application is unclear and 
may impact how the Inclusionary Housing requirements are calculated.

C. Financials/Cost Pro-Forma – provide additional financial justification for the specific 
development concession requested that clearly demonstrates how granting the concession 
results in an actual cost reduction. Financial documentation should include a cost comparison 
of the project without the requested concession versus with the individual concessions and 
with all concessions. The financials provided do not appear to provide this comparison.        

D. Subdivision – The proposal involves floor area that extends across two separate parcels 
5734-035-031 and 5734-035-029. The calculation for maximum floor area ratio (FAR) uses 
the aggregate site area. The Zoning Code requires that a series of lots must be considered a 
single lot in order for FAR to apply singly. To consolidate the two parcels, submit an application 
for a certificate of exception (lot line adjustment) or a tentative parcel map. The applicant may 
file the subdivision application concurrent with the AHCP or file at a later date.  If filed at a 
later date, a condition would be included in any approved AHCP. Be advised the subdivision 
must be recorded prior to building permit issuance.

E. Plan Comments – Upon resubmittal, provide three printed sets, full size, folded, and an electronic 
copy. Additional sets will be requested once comments are resolved. In general, architectural 
plans for this application shall be fully dimensioned and drawn to scale with a north arrow. Be 
advised, due to the number of comments and incomplete information, additional comments may 
result at resubmittal. The applicant shall provide a response letter indicating how each comment 
addressed. Sections referenced are accessible through the online Zoning Code.

1. Project Data:

a. Correct base density for the Lake side to 25 units (after rounding up).

b. Include CD-5 (South Lake Shopping Area CD subdistrict) to the zoning description for 
the South Hudson side.

c. Include total amount of residential floor area on the lake side (for concession 
purposes).

d. Setbacks

i. No interior side is required for either street frontage, but is permitted. Correct 
reference to a required 10-foot interior side setback.
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e. Residential unit summary for Hudson side notes a 22.5% Density Bonus, but uses 
25% in the calculation. Unit count is correct for 22.5% DB (47 units). Correct as 
necessary.

f. Parking Summary

i. Parking calculation for the residential use is inaccurate. Only 87 units are 
accounted for when there are actually 89 (22 – less than 650 sf and 65 – more 
than 650 sf).

ii. Count of parking spaces on the floor plans is 224 (31 on P3, 95 on P2 and 98 on 
P1), while the application states there are 226 spaces. Correct floor plans or 
application material as necessary.

iii. Include a total number of parking spaces required and provided field in summary 
table.  

iv. Include a summary of the required and proposed bicycle parking.

2. Topographic Survey:

a. Include the lot area of each parcel.

b. The survey shall be signed and stamped with a valid, current date. This survey will 
verify the lot size to be used throughout the application and building process (see 
comment No. 1 in the PPR).

3. Height (PMC 17.30):  Per Figure 3-8 of the PMC, the maximum allowed height on the 
subject site on the Lake frontage is 75 feet, with up to 90 feet allowed if utilizing height 
averaging; and, 50 feet on the Hudson frontage, with up to 65 if utilizing height averaging. 
The submitted plans show a maximum height of 75 feet on the Lake frontage, and at least 
60 feet on the Hudson frontage. The proposed building complies with the limits on the 
Lake frontage, but exceeds the height permitted on the Hudson frontage by at least 10
feet (unless height averaging is proposed). Height Averaging is requested for the Hudson 
side, and must be approved by the Design and Historic Preservation Division.

Notwithstanding the above description, the existing grade is not clearly delineated for the 
site as a whole at the exterior of the building, and thus the lowest grade cannot be 
identified to verify compliance with said height limits. In the east/west Section, a “low” 
elevation of 796.92’ is identified on the Lake side and a “low” elevation of 804.45’ is 
identified on the Hudson side, but does not identify it as existing or finished. Clearly mark 
the lowest existing grade elevation on the site at an exterior wall, not just at the front 
property lines, and measure height from this point. Label and identify the location of the 
existing grade across all elevations and cross-sections to distinguish between existing and 
finished grades. Per PMC 17.40.060.C, height is measured from the, “…lowest elevation 
of the existing grade at an exterior wall of the structure to the highest point of the 
structure.” 

Additionally, for commercial (or Mixed-Use) structures, appurtenances covering not more 
than 25 percent of the roof area may exceed the height limit established by the applicable 
zoning district by a maximum of 15 feet. Clearly identify any appurtenances to verify 
compliance with said requirement. An appurtenance is defined as a tower, spire, cupola, 
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chimney, penthouse, water tank, flagpole, theater scenery loft, radio or television antenna, 
transmission tower, fire equipment, or other similar structure that is attached to a structure 
and not intended for human occupancy. In addition, dimension the height of the 
appurtenances from the parapet to the highest point. 

4. Gross Floor Area: Provide a dimensioned exhibit in the set identifying areas counted 
towards gross floor area by level. Gross floor area means the total enclosed area of all 
floors of a building measured to the inside face of the exterior walls including halls, 
stairways, elevator shafts at each floor level, service and mechanical equipment rooms 
and basement or attic areas having a height of more than seven feet, but excluding area 
used exclusively for vehicle parking or loading.

5. Setbacks:

a. Front Setback on Hudson:

i. Show front setback on setback diagram.

ii. The front setback is 10 feet (Figure 3-7, 17.30.040). Balconies may project a 
maximum of four feet into the front setback (17.50.160.I.1). Eaves/roof overhangs 
may project a maximum of three feet into the front setback (Table 4-1, 17.40.160). 
All other improvements shall maintain 10 feet to the property line. Plans depict a 
staircase within this 10-foot setback. Revise the plan accordingly to comply with 
standards specified. The exterior wall is required to maintain a 10-foot front 
setback.   

6. Elevations:

a. Elevations of north and south sides.

b. Show boundary line for the two subdistricts on all floor, site, landscape and elevations.

7. Floor Plans:

a. Include square-footage and floor plans for typical units. Values are needed to verify 
parking requirements.

b. Dimension all floor plans.

c. Will any outdoor seating be provided for the restaurant? If so, please update plans and 
calculations accordingly.

d. Include dimensions of the restaurant and verify that it occupies at least 50% of the 
frontage and has a depth of at least 50 feet. Revise the nonresidential component such 
that the minimum depth is 50 feet throughout (17.50.160.E.1). Portions of each office 
space narrow to a depth less than 50 feet. 

8. Parking:

a. Parking stall dimensions: Per Section 17.46.120, an additional width of one foot 
shall be provided for each parking space the length of which is contiguous to a fence, 
structure, wall, or other obstruction. Except if columns are set back away from the 

777777738738



AHCP #11907 Page 5 of 7
141 S. Lake Avenue

aisles, the one-foot additional width required by this Subsection may be lessened three 
inches for each foot the columns are set back from the aisles. 

i. Identify the distance that the columns are set back from the aisles and verify the 
respective parking stall widths, per the above regulation.

b. Bicycle parking: Bicycle parking shall be provided per the requirements set forth in 
PMC 17.46.320. Please refer to Section 17.46.320.E for location and design of bicycle 
facilities.  For nonresidential structures less than 15,000 square feet, four, Class 2 
bicycle spaces are required and one, Class 1 bicycle space is required for every six 
dwelling units. As a result, four Class 2 spaces are required for the nonresidential use 
and 15 Class 1 spaces are required for the residential units. The application does not 
include an area marked for bicycle storage. Identify location, number and design of 
the required bicycle parking spaces.

c. Loading space dimensions: In addition to the minimum required, there are several 
specifications that loading spaces have to comply with in Section 17.46.260. 
Specifically, the loading spaces shall be designed and maintained so that vehicles do 
not back in from, or onto, a public street and any loading spaces or areas visible from 
a street shall be screened on three sides by a fence, hedge, or wall a minimum of six 
feet in height. In addition, the following table summarizes the requirements for the
proposed project:

Space Stall Size Vertical Clearance Turning Radius

1 12’ x 30’ 14’ 45’

Loading space is included on the parking plans, but no dimensions are provided. 

d. Ramps: PMC 17.46.270 regulates the size and slope of ramps in parking facilities.  All 
parking plans involving ramps shall be accompanied by a profile showing the ramp, 
ramp transitions, and overhead and adjacent wall clearances in order to determine 
compliance with this Code section. 

i. For ramps 65 feet or less in length, the ramp slope shall not exceed 16 percent, 
with the first and last 10 feet of the ramp not exceeding eight percent. 

ii. For ramps longer than 65 feet, the ramp grade shall not exceed 12 percent, with 
the first and last eight feet of the ramp not exceeding six percent.

Ramp length or slope information is not shown on each parking level so compliance 
with these requirements cannot be determined at this time. Provide a profile of the 
ramp leading to the basement levels showing ramp transitions and overhead and 
adjacent wall clearances. The length of the ramp and compliance with grades is 
unclear. Demonstrate compliance with 17.46.270, attached. Please contact the
Department of Transportation regarding the currently proposed ramp slope or revise 
to comply with the Zoning Code standards, where applicable. 

e. Parking Area Slope: Pursuant to PMC 17.46.270, the slope of all parking areas shall 
not exceed five percent, excluding ramps. Identify the slope of all parking areas.
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9. Sidewalk Width (Figure 3-10, PMC 17.30.050): Minimum sidewalk widths within the 
Central District are referenced below. In areas where the existing sidewalk does not meet 
the minimum width, development projects are required to be set back as necessary to 
adhere to the minimum sidewalk width standard.

CD Minimum Sidewalk Width Requirements

Lake Avenue 15' minimum width; tree grates are recommended for new street 
trees, except where there is an existing tree lawn.

Hudson Avenue 12’ minimum width; existing sidewalk widths in excess of the 
specified minimum should not be reduced. Existing landscaped 
parkways shall be retained and not paved.

Compliance with this standard cannot be determined, as plans do not reference existing 
and/or proposed sidewalk widths. Plans should provide a level of detail that demonstrates 
compliance with these standards. Please refer to Public Works/Transportation comments 
regarding street dedication and sidewalk width. Be advised, any City/departmental 
requirements mandating wider sidewalks and/or specific requirements shall supersede 
this standard.   

10. Community Space: 

a. At least 150 square feet of community space is required for each dwelling unit, or 
13,350 square feet for the subject 89-unit project. 

b. An indoor recreational room of up to 600 square feet may be credited toward fulfilling 
this requirement

c. Community space can include private open space (e.g., balconies) or common open 
space (e.g., pool or side or rear setback areas).

d. Front and corner side setbacks do not count toward this requirement.

e. Private open space:

i. Private open space shall not exceed 30 percent of the total requirement for 
community space, or 35 percent of the total if determined necessary during Design 
Review. 

ii. The minimum dimension of private open space shall be six feet.

f. Community open space shall have at least one minimum dimension of 15 feet and the
other dimensions shall be at least six feet, except for private open space (e.g., 
balconies or patios). 

g. No square-footage summary or analysis is provided for Community Space. An open 
space diagram with no dimensional information is not sufficient. Compliance with this 
requirement cannot be determined at this time. Submit an open space plan detailing 
compliance with the above regulations.
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11. Balconies:

a. May project no closer than six feet to an interior or rear property line and four feet into 
a front or corner side setback;

b. Shall have a minimum dimension of six feet in order to count as required open space;

c. If designed to project over the public right-of-way shall have prior approval from the 
Department of Public works.

d. Compliance with this requirement cannot be determined at this time. Provide clearer 
details showing any balconies, if applicable. 

12. Fees.

a. Hearing Notice Board fee of $24.72 required for two boards (attached).

b. Environmental – be advised the project may be categorically exempt from CEQA 
pursuant to Class 32, In-Fill Development Projects, based on the application 
materials. Staff will request bids for the preparation of an environmental analysis (i.e. 
air, noise studies) prior to proceeding with an environmental determination. Staff will 
then request a deposit from the applicant to cover the cost of the consultant’s work. 
The transportation analysis required by the Department of Transportation will address 
traffic. 

c. Financial Analysis – be advised staff will request bids for the preparation of a financial 
analysis associated with the one requested concession and financial documentation 
provided. Staff will then request a deposit from the applicant to cover the cost of the 
consultant’s work.

Further processing of the application will not occur until the requested items are addressed and 
submitted. Be advised that Zoning Code Section 17.60.060.A.4 states that if requested 
information is not submitted within 120 days from the date of this letter, the application may be 
considered withdrawn if it is determined that reasonable progress has not occurred. Please 
contact me at (626) 744-6756 or jdriver@cityofpasadena.net should you have any questions.

Sincerely,

Jennifer Driver
Planner 

Attachments: Notice Board Invoice

XC: support staff, file
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Affordable Housing Concession Permit #11907 (PLN2019-00310)
Responses to Incomplete Letter

The Current Planning Section reviewed the subject application and determined it to be 
incomplete. Please address the following: 

A. Master Application and Supplement to Master Application

1. Project Description: Exhibit 2

a. References 87 units rather than 89 units. Correct to 89 units.

Correction has been made.

2. Revise the proposed project information to reflect any changes, where
necessary.

Items updated throughout the application as needed.

B. Inclusionary Housing Plan Supplemental Application

1. Note, per PMC Section 17.42.040 – Inclusionary Unit Requirements, a minimum
of 15 percent of the total number of dwelling units in a residential project shall be
developed, offered to, and sold or rented to households of low and moderate-
income, at an affordable housing cost, as follows:

a. Units for sale. If the project consists of units for sale, a minimum of 15
percent of the total number of units in the project shall be sold to low or
moderate-income households.

Inclusionary Housing has been worked out with Housing Division. Changes on 
plans and application forms made to reflect 2 Studio units, 1 One-bedroom unit 
and 2 Two-bedroom units as very-low income affordable units.

b. Rental units. If the residential project consists of rental units, a minimum of 10
percent of the units shall be rented to low-income households and five percent of the
units shall be rented to low or moderate-income households.

As a result, 13.35 or 13 units shall be developed, offered to, and sold or rented to 
households of low and moderate-income (or very low-income). PMC does allow for 
exceptions to this requirement, but are not discussed in the application. 

Inclusionary Housing has been worked out with Housing Division. Changes on 
plans and application forms made to reflect 2 Studio units, 1 One-bedroom unit 
and 2 Two-bedroom units as very-low income affordable units.
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2. Revise response #4 to explain the basis for the number of required inclusionary units 
calculated and provided. This should be an explanation of how the project arrived at a 
requirement of five inclusionary units instead of a discussion regarding density bonus.

Revised language added to relate Pasadena Inclusionary Housing percentages 
in relationship to State adopted Density Bonus standards.

3. Revise response #5 to include the two Minor Conditional Use Permits as well as the 
Height Averaging request from Design.

Minor Use Permits relative to commercial operation has been added to response
related to housing.

4. Revise response #6 to identify the specific location of the five proposed inclusionary 
units (i.e. unit number), size in square feet, and number of bedrooms.

Reference to floor plans and unit matrix has been added to address size and 
location of affordable units.

5. Note whether affordable units are to be rentals versus for sale. Application is unclear 
and may impact how the Inclusionary Housing requirements are calculated. 

C. Financials/Cost Pro-Forma – provide additional financial justification for the specific 
development concession requested that clearly demonstrates how granting the concession 
results in an actual cost reduction. Financial documentation should include a cost 
comparison of the project without the requested concession versus with the individual 
concessions and with all concessions. The financials provided do not appear to provide this 
comparison. 

Financial/Cost Pro-forma tables have been updated to reflect changes in 
affordable unit mix. The tables have been provided in the standard format that 
the City of Pasadena has been using on all concession permit applications.

D. Subdivision – The proposal involves floor area that extends across two separate parcels 
5734-035-031 and 5734-035-029. The calculation for maximum floor area ratio (FAR) uses 
the aggregate site area. The Zoning Code requires that a series of lots must be considered 
a single lot in order for FAR to apply singly. To consolidate the two parcels, submit an 
application for a certificate of exception (lot line adjustment) or a tentative parcel map. The 
applicant may file the subdivision application concurrent with the AHCP or file at a later date. 
If filed at a later date, a condition would be included in any approved AHCP. Be advised the 
subdivision must be recorded prior to building permit issuance. 

Application for Tentative Tract Map will now be submitted soon.
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12/26/2019 Re AHCP_11907.htm

file:///D:/Users/pjohnson/Desktop/Re AHCP_11907.htm 2/2

Jennifer <jdriver@cityofpasadena.net>

Subject: Re: AHCP_11907

CAUTION: This email was delivered from the Internet. Do not click links or open attachments unless you know the
content is safe.
------------------------

Talyn - If it is not such an official determina"on capable of being appealed, then what is it? Friendly advice?

 Last, how will this le#er or point of view impact whether the applica"on seeking said concession is deemed

complete?

Richard A. McDonald, Esq.

Of Counsel, Carlson & Nicholas, LLP
301 E. Colorado Blvd., Suite 320

Pasadena, CA 91101

Telephone: (626) 356-4801

Cell: (626) 487-6713

E-mail:  RMcDonald@carlsonnicholas.com

Website:  www.carlsonnicholas.com

Sent from my iPhone

On Sep 26, 2019, at 5:44 PM, Mirzakhanian, Talyn <TMirzakhanian@cityofpasadena.net>

wrote:

Burke,

Please see the a#ached le#er regarding AHCP 11907.  The le#er serves to no"fy you that the

project does not comply with a specific Code requirement. Please note that this is not a

determina"on or interpreta"on subject to appeal under Sec"on 17.72.040 of the Zoning Code.

Feel free to contact me with any ques"ons.

Talyn Mirzakhanian

Zoning Administrator | City of Pasadena

(626) 744-7101

175 N Garfield Ave.

Pasadena, CA 91101

TMirzakhanian@cityofpasadena.net
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Jennifer – Thank you.  On a different note, I just read the City Council’s Agenda for Monday night.  But, I did 

not see this project being presented as an information item as we were told on July 13. Did something 

change?  Is there a new date?  Please let us know.  Thank you.	

Richard A. McDonald, Esq. 	

Carlson & Nicholas, LLP	

301 E. Colorado Blvd., Suite 320	

Pasadena, CA 91101	

Office Telephone:      (626) 356 - 4801

Cell Telephone:         (626) 487 - 6713

Email:  RMcDonald@CarlsonNicholas.com	

Website:  www.CarlsonNicholas.com	
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