| | ~ May 16,2016
TO: . Honorable Mayor and Crty Councrl
FRO’M:' o Plannrng & Communrty Development Department

SUBJECT PREDEVELOPMENT PLAN REVIEW FOR 3202 EAST FOOTHILL -
- “BOULEVARD MIXED USE PROJECT (SPACE BANK) S ‘

RECOMMENDATION

/

‘This report is rntend,e:_d; to p,r"ovideinformation to the C(ity‘Couﬂn_ciI,,, no .act_‘io.n is required.

BACKGROUND:

Pasadena Gateway LLC has submitted a Predevelopment Plan Review (PPR)
application to redevelop the property. located at 3202 East Foothill Boulevard, on the

* south side of East Foothill Boulevard near the intersection ‘of: North Kinneloa Avenue
The proposed project includes the construction of 550 market rate apartments, 12,100
square feet of commercial space, 520 above- -grade: parkrng spaces and 549
subterranean parkrng spaces on a 9 27-acre site.;:

The PPR process is establrshed in Section 17.60. 040.C of the Crtys Zonrng Code asa
process by which better prolects can be achieved through- early consultation between
City staff and applrcants ‘The process coordinates the review of projects among City
staff, familiarizes: applrcants with the regulatrons and procedures that apply to‘the
projects, and avoids significant’ investment in the design of a prOJect without preliminary
input from City staff It also helps to identify issues that may arise during application
processing such as. communrty concerns and achrevrng consrstency with Crty
regulations and polrcres : 5 :

Projects that meet the threshold of “communrty wrde srgnrfrcance” (greater than 50,000
square feet in size with at least one discretionary action, 50 of more housing units, or
any project that is deemed by the Director of Planning & Community Development
~ Department to.be of major importance to the City) are presented to the City Council as a
~ way to inform the Council and the publrc of srgnrfrcant prOJects This development :
prorect proposes a total of 550 unrts : :
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This report provides a project description, identifies the entittiement and environmental
review processes, and important topic areas that staff will focus on during case
processing.

PROJECT SUMMARY:

The proposed project includes the construction of 550 market rate apartments, 12,100
square feet of commercial space, 520 above-grade parking spaces, and 549
subterranean parking spaces on a 9.27-acre site. The proposed development would be
distributed throughout four building masses and would require the demolition of all
existing buildings on the project site. Primary access to on-site parking is proposed to
be from East Foothill Boulevard, via a continuation of Santa Paula Street, which would
bisect the site. Secondary vehicle access would be provided off of a second driveway
on Foothill Boulevard and also off of North Kinneloa Avenue. A series of on-site
amenities would be dispersed throughout the site in the form of courtyards and park-like
open space areas.

In 2006, a PPR was submitted that proposed to demolish all existing structures and
develop a new 439,000 square foot office building(s) with parking and open space.
However, no formal application was submitted to develop the site as proposed.

The existing site is illustrated below. The proposed building massing is illustrated on
the following page. ‘
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Project Statistics:

e o

Mlnlmum Requrred

EPSP- D2 IG B- 4 East Pasadena Specrflc Plan Subarea d General lndustrlal Parcel B 4

”“x,'@*»

T R
, ﬁ% ‘

12 acres for Planned Development (PD

Maximum AIlowed by General Plan

| TotaI Gross Bunldlng Area: '526 535 square feet (Bunldlngs AL D)
206,650 square feet (Subterranean Garage)
228,490.sq ing

Structure

PrOposed

2.25 FAR (908,552 square feet)

Maximum Allowed by General Plan ‘

1.30 FAR

Proposed

87 du/acre (806 units)

‘Requiired

550 units -

Proposed

‘1 space per unit <650 sq. ft.

1,069 parklrg spaces

2 spaces per unit > 650 sq. ft.

'Additional information needed to determine

1 guest space per 10 units

| compliance.

3 spaces for. every 1,000 . sf of retall

10 spaces for every 1,000 sf of restaurant
OR :

1-1.25 spadces per: unlt <650 sq. ft

1.5-1.75 spaces per unit >650 sq. ft.

*cap includes minimum parking requirement

*in TOD areas, the minimum amount of reqwred
off-street parking for retail/restaurant shall be

reduced by 10%; this reduction shall be the

maX|mum aIIowed number of parkln spaces

Sides / Rear: None
i R

1 Requwed B

Maxrmum Permitted . T Proposed
60’ ' 60’
Fteqwred Proposed
Along Foothill: 10’ Feet 10’
Along Kinneloa: 5’ Feet- 10’

15’ for both

N “Proose

82,500 sq. ft.

83,790 sq. ft.
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Dlscretlonary Ent|tlements

Based on the |nformat|on subm|tted to- date the proposed prolect would reqmre the
following discretionary entltlements .

» Planned Development to achieve the proposed residential density and floor area ratio.
. DeS|qn Rewew for a prolect that exceeds 25 OOO-square feet in size

The Planned Development Would be presented to the Plannlng Commlsswn for |ts
recommendation and to the City Couincil for a decision, along with the appropriate. -
environmental review documentatlon The DeS|gn Comm|SS|on is the rewew authorlty
for DeS|gn Rewew : SR T

1.

PREDEVELOPMENT PLAN REVIEW SUMI\IIARY

InconS|stency between Zomng and General Plan

Development of property in the Clty must be conS|stent W|th both the Zonmq Code and '
the adopted General Plan. Although the City Council updated the General Plan in
August of 2015, the Specific-Plans and underlying Zoning have not been updatedto

~ reflect the land uses and densities that have been established by the newly adopted
General Plan. Because of this inconsistency between the General Plan and the Specmc
Plan, some projects may not be able to be developed until the Specmc Plans are.

B updated wh|ch is. anhcnpated to be a three year effort:"

In an effort to address thlS |nconS|stency, the City Councu recently amended the
Planned Developments (PD) regulations to-allow PD projects to move forward if they. _
are consistent with the General Plan. The proposed project seeks to establish a Transit . .
Oriented Development project consisting of multi-family and commercial uses, .~ -
consistent with the General Plan S VISIOI‘l for thls S|te and would requrre approval a PD
by the City Council. * = -~~~ _ aT - -

General Plan

Densn‘y and Uses ' o R S :

The General Plan Land Use D|agram de3|gnates the subject property as Medium. Mlxed«:
Use (0.0 to 2.25 FAR, 0-to 87:dwelling units per acre). The proposed project would :
have a FAR of approximately 1.30 FAR and a density of approximately 59.3 dwelling =~
units per acre. The density proposed is well under the maximum prescribed for the site -
by the General Plan Land Use Diagram and the multi-family and commercial uses are
consistent with the Medlum Mlxed Use deSIQnatlon enwsnoned for thls site. - ' '
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Development Caps : : a '

The development caps for the East Pasadena Specrflc Plan as adopted in August 201 5

are as follows: . L : .
. 750 residential units (750 units remaining) F

. e 1,095,000 commerC|aI square feet (1 095 000 square feet remalnlng)

.The proposed prOJect conS|sts of 550 reS|dent|aI umts 12 085 square feet of reSIdentlaI

amenity space, and 12,100 square feet of commercial lease area. Affordable units do .

~ not count toward the maximum development capacities;:however, the applicant has not: .

yet determined whether they will be providing affordable inclusionary units on site or .

payment of the In-Lieu Fee. Because of this, staff has assumed that all 550 units would

be market-rate and count against the development caps. The proposed project’s

development density and non-residential square footage are within the remaining -,

allowable development intensities of the Land Use Element of the General Plan.

Furthermore, approximately 200,000 square feet of comimercial square:footage would -

be “credited” to the East Pasadena Specnflc Plan area resultlng from the demolltlon of

the exrstlng structures on-S|te L - T

If the pro;ect is approved and bu1|d|ng permlts are |ssued there would be avallable
capacity to:build 200 more residential units within the East Pasadena Specific Plan*
Area. Although the General Plan represents a 20-year vision; “historically, the
development capacities have been reviewed and adjusted every 10-years. However,.
“given the relatively low number of residential units allowed for development compared
~ to the high commercial square footage in this Specrflc Plan, the City Council may wish
to consider.a conversion program, similar to East Colorado, where avallab|e commercial -
square footage capaC|ty is exchanged for reSIdentlaI unlts '

Land Use Element — Goals and POIICIeS
“ C r N j . '. oy . . . .

" As the project progresses through the development revrew process the General Plan 3

~ provides the following poI|C|es that are relevant. :

Goal 29 - Transrt Villages: Moderate to high density mixed-use clusters of residential
and commercial uses developed in an integrated “village-like” environment’ with -
buildings-clustered on common plazas and open spaces in proximity to Metro Gold Line
‘stations capitalizing-on their indeed market demands and land values, facrlltatlng
rrdershlp, and. reducrng automoblle use while i mcreasmg walkab|I|ty '

oo

The proposed pro;ect is Iocated approx:mately a quan‘er mile from the S/erra Madre .
Villa Gold Line Station. Therefore, further.consideration shall be given to ensure that the
proposed project consists of design and programmatic elements that encourages:
pedestrian activities and encourages transit use. The design of the project will not to
continue evolving to create a village like environment. Additional retail/commercial
space along Foothill Boulevard and live/work units should not be permitted as they have
not been shown to encourage pedestrian activity or add to a village-like environment.
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Policy 2.1 — Housing Choices: Provide opportunities for a full range of housing types,-
densities, locations, and affordability levels to address the community’s fair share of . .
regional, senior, and workforce housing needs and provide a strong customer base
sustaining the economic vitality of Pasadena’s commercial land uses. The types,
densities, and location of housing shall be determined.by the Land Use Dlagram and
reflect the prolected needs specnfled in the Housmg Element . : R

- The proposed prolect Would rnclude 550 new resrdentlal units, from stud/os to three-
bedroom options, and it Would be sub/ect to the Crtys Inclusronary Housrng
requrrement L ) _

Policy 7.1 —Architectural Quality: Design each ‘bu_ilding 'as a high-quality, long term

addition to the City’s urban fabric; exterior design and buildings material shall exhibit
permanence and quallty, mlnlmlze mamtenance concems, and extend the life of the
building.

The pl‘OjeCt s Architectural Quality will be evaluated during the processmg and
entrtlement phase of the PD and Desrgn Revrew Applrcatrons -

Policy 20. 1 Neighborhood Meetings: Encourage broad representatlon and communlty |
, part|C|pat|on at all steps of the plannlng process

The appllcant is h/ghly encouraged to meet. Wlth the surrounding resrdents and the -

~ groups listed under the head/ng “Neighborhoods” below to address potential issues-
regarding desrgn traffrc noise, use of the site, and other rmpacts specrfrcally related to

the project. . - : : : g s

Zonlng Code N
The pro;ect S|te is zoned EPSP D2 IG B-4 (East Pasadena Specmc Plan Subarea d2

General Industrial, Parcel B-4).. As stated.above, the Specific Plan needs to be updated -
because the current zoning is inconsistent with the General Plan for the project site with

respect to allowed uses and residential.density. The current zoning permits a maximum

floor area ratio of 1.20:1 and does not allow mixed-use or multi-family housing uses. .
Approval of PD would allow the project to move fonNard ahead of the SpeC|f|c Plan
update process . ’

Setbacks The m|n|mum requwed bwldmg setbacks are as follows

e Front (Foothlll Boulevard) Ten feet
Front and corner side (Kinneloa Avenue); F|ve teet } £ :

* Interior Side or Rear (elsewhere on site): 15 feet and shall not pro;ect into the
encroachment plane when adjacent to an‘RS or RM zone ‘unless the adjacent lot
is a PK overlay WhICh |s used for parklng, none reqwred othenmse except 10 feet
for the CO zone. . » : :

~
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Based on the |nformat|on submrtted by the appllcant the proposed project meets the
minimum setback requrrements PR ;o o

Herght Per Frgure 3-12 of the Zonrng Code the maxrmum allowable burldlng herght for,
this site'is 60 feet. In addition, properties adjacent to Foothill Boulevard must.comply . .
with additional building stepbacks shown in Figure 3-11 of the Zoning Code that
effectively limit the maximum height within the first 20’ of building mass, as illustrated
below. -Based on the information submitted by the applrcant the proposed pro;ect R
meets the height requirements. SO e o

Lt Required Pear Sehack ' : Reduired Froit Sefbmek’ © - - L anwdl‘«barqmark G '

.
-_.‘a
"

Renaineer of Site’

40 mas. : =77 W0 mas

|

l -

il i 3 i
2k | !

4._. unlam‘n!sms - o ., Fanhill 3uleand o "o 20

Vehrcle Parklng Number As lndrcated in the PPR appllcatlon a total of 948 resrdentralr
parking spaces and 121 commercial parking spaces will be provided, for a total of 1 ,069
parking spaces.. A five- level, aboveground parking structure would accommodate 520
parking spaces (for residential uses) and two-levels of subterranean parking would '
accommodate 549 parking spaces (for commercial and residential uses). "Based on the -
information provided, the parking provided would be in excess of Zoning Code '
requirements. This will be confirmed as part of future submittals.

Permitted off-street parking is determined pursuant to Sections 17.46.040 (Parking and
Loading) and 17.50.340 (Transit-Oriented Development) of thé Zoning Code.. The -
number of required parking spaces is based on the size of theé commercial space and’
the number of dwelling units and their size. :In addition, because the project site is -
located within a Transit Oriented Development (TOD) Area, the parkrng requrrements
from 17 46. 040 have mandatory reductlons as explalned below
" For development subject to TOD requrrements the parkrng reqwrement for each
residential unit less than.650 square feet in size ranges from 1.0 to 1.25 spaces. For
units 650 square feet or more in size the parking requirement ranges from 1.5 t0.1.75 " -
spaces. Guest parking is one space for every ten units. Additionally, for non-residential
uses, the minimum amount of required off-street parking is reduced by 10 percent and
this reductron shall be the maximum- allowed number of parkrng spaces

B/cycle parking: Bicycle. parklng standards are addressed in- Sectlon 17 46 320 of the ‘
Zoning Code. Non-residential uses less than 15,000 square feet require four bicycle
spaces. The residential requirement is one bicycle space for every six units, or 92
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spaces for this project. Per Table 4-17, all of these spaces must be Class 1, for which
there are three options: 1) a fully enclosed lockable space accessible only to the
owner/operator of the bicycle; 2) attendant parking with a check-in system in which
bicycles are accessible only to the attendant; or 3) a locked room or office inside a
structure designated for the sole purpose of securing the blcycles The prOV|S|on of -
brcycle parking will be verified in future submittals.

Communlty Space: The appllcant has |nd|cated the prowsmn of 83, 790 square feet of
community space, including four courtyards totaling 44,754 square feet, a 5,061 square
foot dog park, a 11,568 square foot central paseo, and a 22,407 square foot central -
park. The plans also indicate a 2,950 square foot fitness area. 'However, based on the
plans submitted, it is not clear whether the project meets the community space
‘requirement as described above. Full dimensions will be required on all future *
submittals that demonstrate compllance wrth communlty space requwements

Per Sectlon 17 50 160 (Mlxed -Use Prolects) lncludes reqwrements for communlty
space in mixed-use projects. - The minimum requirement:for community space is 150 -
square feet of area per dwelling unit, which may not include required front and/or comer
side setbacks. For this 500-unit project; this. results in‘a m|n|mum total requwement of
82 500 square feet of communlty space S

Desrgn Rewew

Design Rewew DeS|gn Revrew is reqmred per Sectlon 17 61 030 of the Zonrng Code
as the project exceeds 25,000 square feet in size, W|th the Desrgn Commlssmn as the
review authorlty . . ¥

;The prolect has been reviewed by the Design Commission through the Preliminary
Consultation process. The Commission prowded the comments below on the .
preliminary design: - . : a

) ~
-Commé/nts:

1. Closely study the connection between interior open spaces, building frontages,
pedestrian pathways and the public realm to ensure that the project appropriately

. -engages with the street and responds to the collective formof surrounding. - =
neighborhoods. Consider orienting buildings to provide more-common access to -
open space and build a greater sense of connectron between reS|dents and the

" public realm : :

2. Study the interaction between pedestrian and vehrcular access W|th|n the site and
the possibility of relocating the proposed primary vehicular access to the site to.
North Kinneloa Avenue. Consider minimizing the width and visual prominence of the
continuation of Santa Paula Avenue through the middle of the site to enhance and
encourage additional pedestrian flow at that location and maintain a greater sense of
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. connection between the portion of the development at the northwest corner of the. ..
site and the rest of the prolect site.. ' : :

3. Study the possibility of mcludrng addrtronal drstrnctrve pedestnan orrented
commercial frontage space along the entire site facing East Foothill Boulevard 1o
ensure the primary street frontage srte maintains vrsual contrnurty and encourages -
and enhances pedestrran actrvrty -

4, Study the possrbrlrty of using a greater varratron in burldrng herght between the
southern edge of the site, adjacent to the Foothill Freeway and the northern edge - .
. adjacent to East Foothill Boulevard, to respond to the lower level commercial . - .-
development on the north.side of East Foothill Boulevard and the srngle famrly |
resrdentral beyond , : » R

5. Study the relatlonshrp between the site and adjacent or nearby transrt opportunrtres :
and determine if additional measures; such as:additional pedestrian site access =~
pornts can be- mtegrated |nto the desrgn to. encourage accessito transrt facrlrtres

6. Study the balance of sunlrght and shade in the Iong, narrow courtyard of Burldrng B

Consider increasing the distance between the iwo components of Burldrng B to

create a more engaging; pedestrran -oriented space.

7. Study the secondary building frontage along Kinneloa Avenue and consider
additional frontage treatments such as additional fenestration or-building entrances.
to ensure that all sides-of the burldrng present engagrng facades that promote the
. pedestrian experience. S , CooLT

- 8. Study the: appearance of the above ground parkrng structure as visible from the - '
pedestrian vantage point. The parking garage will be a prominent site feature; the
desrgn should be complementary to the design of the other buildings.

9. Consider additional east/west pedestrian access and-pedestrian penetration of the ‘
site; draw upon the history of public and private space, courtyards and alleyways in
Pasadena for lnsprratron e Coe S

10. Consrder lncludrng a termrnatron amenlty, event or srgnrfrcant feature at the ends of
‘the east/west pedestrian. sprnes ‘ T

11.The pedestrran envrronment in the vrcrnrty of the prolect srte is unrnvrtrng The prolect
location is alienating to the pedestrian and bicyclist and a balance needs to be
achieved between the vision of a pedestrran -oriented project and reality. Consider -
incorporating. desrgn or Iandscape features to create. enhanced pedestrian pathways
1o the nearby Metro station and coordinate with the Depaitment of Transportatron
about S|gnal|zat|on optrons to enhance pedestrran access. :
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12.The fagade of the parking garage adjacent to the freeway. should be carefully treated’
to ensure.a complementary deS|gn to the rest of the project. -

13 DISCUSS deS|gn features that will address the impact of air pollutlon on:human health
‘ and indoor air quality. Explain how the above grade parklng structure will buffer
freeway pollut|on from- resudents : ‘

. 14.Explore a more fine-grained design and review the possibility of breaking down the:
building massing through the use of additional smaller buildings rather than fewer
larger buildings. Increasing the number of buildings may create additional :
opportunities for more pedestrian pathways and site permeablllty, wh|ch would o
further contribute to.a village like feel at the site. - : : o

15.The Santa Paula Street extensron should be morepedestrian focused. Look to
- traditional pedestrian and vehicle travel paths in Europe for examples of how to slow
cars down. Consider a cobblestone swale in.the middle of the road, additional -
landscaping, or other “road diet” treatments intended to slow vehicular traffic in this
area. . , N ‘

16 Incorporate more publlcly acceSSIble retall along the courtyards

17 Reconsnder the I|ve/work desngn conflguratlon and the relatlonshlp between these
' units and the sidewalk adjacent to East Foothill Boulevard. Live/work will most likely
end up just being residential. A distinct separation with retail or commercial. on the
first floor and residential above is preferred. Additional or more distinct fagade
treatments are needed to distinguish the building base and create a more |nv1t|ng
pedestrian space along the publlc nght of-way ‘ -

18. ConS|der how the mtenor-facrng building facades will frame the prlvately malntalned
but publicly accessible park/event space Drscuss how th|s area can be treated to
faC|I|tate events : : .

19 Spemal attentlon should be pald to the entry Iobbles to all burldlngs These |
entrances have the potential to distinctly mark the paseos and can bnng addltlonal
archltectural rhythm to. the site. : . -

20.Consider the C|rculat|on pattern for residents of Building C and their access to the
parking areas and explore ways to ensure that their path of travel can be amore
~ inviting and actlvated pedestnan experience.

21 Look to the new. mixed use development around the MacArthur Bart Statlon in North‘ '
Oakland for addltlonal deS|gn |nsp|rat|on ‘ : .

22. The architectural style should be a benchmark for future development in East
Pasadena with superior, high quality design and materials. Draw from local hlstory
and the natural envrronment but also understand the surrounding context.



13202 East Foothill Boulevard PPR
May 16, 2016 ’
Page 12 of 13

. Publ|c Works Department

In addition to various mfrastructure |mprovements such as lnstallmg new sidewalks and
drive approaches to.meet current City standards, Public Works informed the applicant of
a number of other toplcs related to the proposed prolect several of WhICh are detalled
below. _ o -

Dedication for Street Purposes: - - Kinneloa Avenue along the frontage of the subject -
property has-a substandard parkway width of 8.5 feet.- In order to provide for a standard .
10 feet wide parkway, the applicant shall dedicate to the City a_1.5-foot strip of land’
‘along the subject frontage for street purposes and construct a sidewalk in the dedicated -
areas. Construction of new curb and gutter along the Kinneloa Avenue frontage is -
reqwred :

Publlc Improvements The appllcant will be reqwred to construct publlc |mprovements
along both East Foothill Boulevard and Kinneloa Avenue in accordance with the East
Pasadena Specific Plan. The. improvements include planting street trees and’
landscaping. In addition, the applicant will be required to. install street furnishings such
as bus benches, pedestrian Ilghtlng, and trash receptacles along the Foothill Boulevard
frontage of the subject property in accordance with the specific plan. The Public Works
Department noted that the applicant was proactlve in completing some of the pedestrian
Ilghtlng in advance This W|II be conflrmed as parI of the formal -submittal.

Transportatloan raff|c

The thresholds identified in the Clty s Trafflc Impact Rewew Gwdellnes reqwre that a
‘Traffic Impact Study be conducted for the project. The Study will be conS|dered aspart
of the envrronmental review of the pro;ect ‘

Dr/veway Conflguratlon It is recommended that the drlveway access be deS|gned to
have a minimum width of 20-feet along the entire length of the ramp to accommodate 2-
way traffic on the ramp. Also, the driveway apron shall match the width of the ramp. To
improve the safety of pedestrians crossing-the drlveway, the design plans shall indicate
either a 40-foot flat area beyond the property line to improve vehicular sight distance
without a gate entrance, or a 60-foot reservoir space from the property line'with a gate
entrance.

Environmental Review: . - . L

At this time, it is expected that that project will not be exempt from environmental review
per-the California Environmental Quality Act (CEQA) and an Initial Environmental Study
will be required. Depending on the conclusions of the Initial Environmental Study the
project may result in impacts that can be mitigated, or if not, an Environmental Impact
Report (EIR) would be required. The thresholds identified in the City’s Traffic. Impact .
- Review Guidelines require that a Traffic Impact Study be conducted for the pro;ect
Additional environmental studies (e.g. air quality) may also- be requwed :



3202 East Foothill Boulevard PPR
May 16, 2016
Page 13 of 13

NEXT STEPS:

Public hearings before the Planning Commission, City Council, and Design Commission
are necessary in order to carry out the proposed project. In addition, an environmental
review will occur consistent with the requirements of CEQA The foIIowmg identifies the
- steps in the review process: :

. Environmental Review;

e Planning Commission recommendation to City Council regarding adoption of the *
environmental rewew and approval of the establlshment of the Planned
. Development; : A

e City Council hearing to consider adoptlon of the environmental review and
approval of the of the establishment of the Planned Development; and

e Design Commission reviews (Concept and Flnal)

- FISCAL IMPACT:

‘This report is for information only and will not result in any fiscal impact.

Respectfullly submitted,

DAVID M. REYES

Interim Director of Planning & Communlty
Development ‘

Prepared by: | - Concurred by:

E Zat

Kelvin Parker
Principal Planner

" Approvéd by:

,n‘)l

] d . -

STEVE MERMELL
Interim City Manager

Attachment:
Attachment A — Predevelopment Plan Review Plans



