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ITEM NO. ___

DATE:

February 11, 2020

TO:

Chair and Members of the Planning Commission

FROM:

Joanna Hankamer, Director of Planning and Community Development

VIA:

Debby Linn, Contract Planner
Kanika Kith, Planning Manager

SUBJECT:

Project No. 2034-CUP/DRX/COA/VTPM/VAR – Mission Bell Mixed-Use
Project located at 1101-1115 Mission Street (APN #: 5315-008-043 and -045)

Recommendation
It is recommended that the Planning Commission adopt a Resolution certifying an Environmental Impact
Report for Project No. 2034-CUP/DRX/COA/VTPM/VAR – Mission Bell Mixed Use Project and
approving the project entitlements, subject to conditions of approval.
Background
On August 11, 2017, the applicant, Mission Bell Properties, LLC submitted applications for the
development of a mixed-used project, known as Mission Bell Mixed Use
Project, located at the southeast corner of Mission Street and Fairview Avenue. The applications
consisted of a conditional use permit, design review, certificate of appropriateness, and vesting tentative
parcel map to allow for the proposed project.
On March 7, 2019 the City’s Design Review Board (DRB) conducted a publicly noticed hearing to
review and provide input on the design of the project. The DRB was unanimous in its support of the
project design and did not provide alternative design recommendations.
On July 29, 2019 a Draft Environmental Impact Report (EIR) was completed for the project and
circulated for public comment. The Draft EIR was available for public comment from July 29, 2019
through August 27, 2019 and again from October 18, 2019 through November 18, 2019. Comments
received on the Draft EIR were addressed in a Final EIR which was completed on January 27, 2020. The
Draft EIR and Final EIR are discussed in detail in the Environmental Analysis section of this report.
On October 16, 2019 the applicant submitted an application for a variance from one of the Mission Street
Specific Plan development standards applicable to the project.
On October 29, 2019 the City’s Cultural Heritage Commission (CHC) conducted a duly noticed public
hearing on the application for a Certificate of Appropriateness for the project. At the meeting, the CHC
provided verbal comments on the Draft EIR. At the close of the public hearing, the CHC voted
unanimously recommending that the Planning Commission certify the Cultural Resources section of the
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EIR, with technical cleanup in the Draft EIR and addition of a mitigation measure, and that the Planning
Commission approve the Certificate of Appropriateness.
Project Description
The proposed Mission Bell Mixed-Use Project (project) consists of 36 residential condominium units
with residential open space totaling 33,281square feet, 7,394 square feet of commercial retail uses
including areas for outdoor dining, and 109 parking spaces in a 2-level subterranean parking garage.
The project site is approximately 31,113 square feet in size and is located in the Mission Street Specific
Plan.
The project site is comprised of properties addressed as 1101,1105, 1107, and 1115 Mission Street and
is currently developed with buildings located at 1101, 1107, and 1115 Mission Street, as shown in
Figure 1. The project proposes demolition of the two buildings located at 1101 and 1107 Mission Street
illustrated as buildings 2 and 3 in Figure 1, and construction of a new three-story commercial and
residential building on this portion of the project site. The building located at 1115 Mission Street,
illustrated as building 1 on Figure 1, is listed on the “City of South Pasadena Inventory of Historic
Resources” (Inventory). As part of the project, a portion of the rear of the existing historic building is
proposed to be partially demolished with the remaining front part of the building renovated for adaptive
reuse as ground floor commercial and second floor residential uses. A new detached two-story
residential building will be constructed to the rear of the renovated historic building.
The proposed project is described in Table 1 “Project Summary,” below and is illustrated in the project
renderings as shown in Figure 2. The project development plan set is included as Attachment 3.
The project requires Planning Commission certification of an Environmental Impact Report and
approval of the following applications:
1. Conditional Use Permit for the proposed mixed use development, including outdoor dining in
two designated courts, and use of the development bonus provision of the Mission Street Specific
Plan;;
2. Design Review Permit for the proposed mixed use development;
3. Certificate of Appropriateness for a partial demolition of the rear portion of a warehouse and
restoration of the remaining front portion of an existing historic structure;
4. Variance from the Mission Street Specific Plan development requirement for a minimum
percentage of lot frontage to be occupied by a building wall; and
5. Vesting Tentative Parcel Map to create a one lot subdivision for condominium purposes from
three existing lots.

Page 2 of 22
2 4 -3
20- ATT

Planning Commission
February 11, 2020

Mission Bell Mixed-Use Development
Project No. 2034-CUP/DRX/COA/VTPM/VAR
Figure 1: Project Location

Table 1 - PROJECT SUMMARY
LAND USE
Restaurant and General Retail Commercial
Residential / 36 dwelling units & Open Space
Residential Common Area
Commercial Common Area
Total
Figure 2: Project Renderings

Mission St & Fairview Ave
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583
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Renovation and Adaptive Reuse of Historic Building
The existing historic structure is a two-story building of approximately 4,233 square feet with 3,358
square feet of commercial use, including warehouse area, on the ground level and an 875 square foot
residential unit above the commercial area. The proposed project would demolish approximately 1,899
square feet of the rear of the building, which is currently used as a warehouse and renovate the remainder
of the building to contain approximately 1,441 square feet of new retail commercial uses on the ground
floor fronting Mission Street and one residential dwelling unit on the second floor. Construction of a
new 5,006-square-foot two-story detached structure with five residential units is proposed to be located
behind the remaining portion of the historic building.
Commercial Use
The proposed project would consist of 7,394 square feet of commercial space along the Mission Street
and Fairview Avenue frontages, including the approximately 1,441 square feet of renovated commercial
area within the historic building. Pedestrian oriented restaurant uses and general retail commercial uses
are proposed on the ground floor level of buildings fronting Mission Street and Fairview Avenue. The
commercial area will include an 814 square foot public pedestrian court at the corner of Mission Street
and Fairview Avenue and a 1,046 square foot public pedestrian court located between the renovated
historic structure and the new commercial building. These two public pedestrian courts will be
connected by a covered outdoor arcade extending along the Mission Street building frontage. Both
courts and the covered arcade will be heavily landscaped and equipped with furnishings for use by the
commercial patrons, which may include outdoor dining that will encourage pedestrian activity along
Mission Street.
Residential Use
The residential component of the proposed project includes 36 multi-family residential units and
residential open space comprising of approximately 33,281 square feet. The new three-story building
will have 30 residential units above and behind the commercial area, the new two-story building behind
the historic building will have 5 residential units, and the historic building will have one renovated
residential unit on the second level. The residential units would be comprised of 24 one-bedroom units
and 12 two-bedroom units. The ground floor residential area will feature 9 units, private and common
area open space and a gym. The second level will be comprised of 14 residential dwellings, and the third
level will be comprised of 13 residential dwelling units. All residential units are proposed to be market
rate units.
Residential Open Space
Common residential open space will be provided in the form of a 3,099 square foot centrally located
ground level courtyard and a 629 square foot paseo court extending between residential buildings
providing connectivity to the central courtyard and to Mission Street. These courts will be heavily
landscaped and include furnishings for the passive recreational use of the project’s residents.
Approximately 3,579 square feet within the side and rear setback area will be landscaped for residential
pedestrian access to the project. Private balconies, decks and patios are provided for each residential
unit totaling approximately 1,431 square feet. Altogether, approximately 8,738 square feet of residential
open space is proposed.
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Landscaping
The conceptual landscape plan shows the use of drought-tolerant and ornamental landscaping with highefficiency irrigation features. Project landscaping is designed to provide shade opportunities and erosion
control. Planting areas include parkway areas and all open space areas within the project. The landscape
plan includes the use of trees, raised planters, planter pots, ground cover, vine planters, and screening
planting. Conditions are included to require the applicant to submit a final landscape and irrigation plan
package as part of the construction plans showing compliance with the City’s Water Efficient Landscape
Ordinance and installation per the approved landscape plan package.
Parking Facilities and Site Access
The proposed project includes the development of two levels of subterranean parking providing 109
parking spaces. Of the total parking spaces provided, 17 spaces are public “bonus” parking spaces, 30
spaces are provided for commercial uses, 50 spaces are provided for residential use, and 12 spaces are
surplus spaces available both for residential and commercial users. Primary pedestrian access to the
project site is provided along Mission Street facing the commercial/retail area. Some street parking is
available along Mission Street. Access to the subterranean parking structure is provided from Fairview
Avenue.
PROJECT ANALYSIS
General Plan Consistency
The General Plan land use designation for the project site is Mission Street Specific Plan (MSSP) with
a designation of “Core Area/District A”. The MSSP stated objectives for the Core Area are 1) to
preserve, renovate, and reuse historic resources, and 2) to develop Mission Street as a continuous
pedestrian oriented street with a mix of retail and restaurant uses. The MSSP states that District A is
intended for development of pedestrian oriented shopping uses along Mission Street with continuous
storefronts and multi-family housing uses above and behind storefronts.
Residential density permitted within the MSSP is regulated through the application of allowable floor
area and building heights as allowed under the MSSP. The residential component of the project is at 50
dwelling units per acre which is allowable within the MSSP because the project complies with the
allowable floor area ratio and allowable maximum building height.
The proposed project implements the objectives and intent of the MSSP “Core Area/District” as follows:
x

Rehabilitation and adaptive reuse of the existing historic building for ground floor commercial
retail and second story residential uses.

x

Development of new ground floor commercial retail uses along Mission Street and Fairview
Avenue with multifamily residential uses located above and behind commercial uses.

x

Placement of commercial retail uses with outdoor open space in front of the retail space designed
to accommodate outdoor dining.
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These design features promote the objectives of the MSSP by placing multifamily residential uses both
above and behind the commercial uses, placing commercial uses along the main street, and creating
outdoor spaces that will encourage pedestrian and community interaction along Mission Street.
The proposed project promotes the objectives of the MSSP and is consistent with the General Plan.
Zoning Code Compliance
The MSSP establishes the zoning for the project site. The MSSP designates the zoning district for the
project site as “Core Area/District A” (District) which is intended for development of pedestrian oriented
mixed use projects with ground floor convenience retail and service uses and restaurant uses with
multifamily residential development above and behind commercial uses. Development of mixed use
projects within the District is subject to approval by the Planning Commission of a Conditional Use
Permit and Design Review.
An approximately 23,856 square foot portion of the project site is designated as a “bonus site” in the
MSSP. The MSSP permits development of a floor area ratio (FAR) of up to 1.5 and a maximum building
height of 40 feet, plus 5 five for inhabitable area, for mixed use projects on “bonus sites” in exchange
for the provision of public parking within the project at a ratio of one parking space per additional 1,000
square feet of area obtained through application of the bonus site provision. As part of the project, 17
public parking spaces are proposed to be provided in exchange for development of an increased floor
area ratio.
The proposed project complies with the zoning requirements established in the MSSP for new mixed
use development as described in Table 2, “Development Standards Compliance,” with the exception of
the building wall lot frontage development standard for which the applicant has requested a variance.
The MSSP requires that a new mixed use building wall front a minimum of 95% of the lot. The applicant
is requesting a variance for building wall frontage of 87% of the lot as discussed in the Variance section
of this report.
In addition, the proposed project complies with the zoning requirements established in the MSSP for
renovation of a historic resource as described in Table 3, “Consistency with Secretary of Interior
Standards,” below.
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Floor Area Ratio
Historic Site:
7,256.5 sf @ 0.8 FAR (1)
Bonus Site Area:
23,856.5 sf @ 1.5 FAR (2)
Building Height

Mission Bell Mixed-Use Development
Project No. 2034-CUP/DRX/COA/VTPM/VAR
Table 2: Development Standard Compliance
ALLOWED/ REQUIRED

Off-Street Parking
Commercial:
4 per1000 sf
Residential:
1 per 1 or less bedrooms
2 per 2 or more bedrooms
Bonus Public Parking:
1 per 1000 of bonus sf
Front Setback
Side Setback

Rear Setback
Open Space & Courtyards

Landscaping

Floor area /Historic Site: 5,805.2 sf
Floor area/ Bonus site: 35,784.75 sf
Total SF Permitted:
41,589.95 sf
Historic Site: 32’
Bonus Site: 40’ plus 5’ for unoccupied
architectural features (3)

Commercial: 30 spaces (7,394 sf)
Residential: 48 spaces (24 1-bedroom &
12 2-bedroom units)
Bonus Area: 17 spaces (16,699 sf)
Total required: 95 spaces

No greater than 5’
Commercial: 0’
Residential above commercial: 0’
All Residential: 7’

15’
Open Space: 275 sf/unit (9,900 sf)
Courtyard: 15% of site & 75% of units
shall face courtyard
Landscape area: 50% of required open
space
Trees: 1 tree per unit – half in 24” box
and half in 15-gallon container
New development front wall height 24’
minimum & shall occupy at least 95% of
lot frontage width. Historic wall height
and frontage as existing.

PROPOSED

Total 40,675 sf

Historic Building: 22’9”
Remaining area: 39’6” plus
5’ unoccupied architectural
features (3)

109 parking spaces

0’
Commercial: 0’
Residential above
commercial: 0”
All Residential:
9’5”
15’
Open space: 10,958 sf
Courtyard: 18% of site
(5,588 sf) & 83% of units
(30 units) facing courtyard
Landscape area: 4,950 sf
(50% of 9,900 sf)
Trees: 36 trees

35’8” min. wall height 87%
of development lot frontage
(subject to approval of
variance). Historic frontage
as is.
Per Secretary of Interior’s Standards and Rehabilitation per Secretary
Historic Resource
Guidelines
of Interior requirements.
Renovation
(1) Per MSSP - FAR maximum for a site with an existing Historic Resource is 0.8
(2) Per MSSP – FAR maximum for a bonus site is 1.5 with provision of public parking
(3) An unoccupied roof of up to 5 additional feet is permitted
Building Form
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Table 3: Consistency with Secretary of the Interior Standards
Consistency Determination

Standard 1: A property will be used as it
was historically or be given a new use that
requires minimal change to its distinctive
materials, features, spaces, and spatial
relationships

Consistent. The property would be redeveloped as a commercial
and residential mixed use building and would retain the
commercial façade along Mission Street.
New period
appropriate exterior renovations to the side and rear of the
building would be constructed.

Standard 2: The historic character of a
property will be retained and preserved.
The removal of distinctive materials of
alteration of features, spaces, and spatial
relationships that characterize a property
will be avoided.

Consistent. Although the property is not eligible for designation
as a local landmark or inclusion in a historic district, the Project
proposes to retain some of the building’s original features.
These features include: the glazed brick on the front façade and
refurbishment of the glazed brick on the side building elevations
to the original unfinished brick; the decorative brick course
between the first and second stories; recessed sign area; the
cornice; frieze; and angled window sills. The distinctive
materials and features of the store front would be retained. A
new structure would be constructed at the rear which would be
architecturally consistent with the character of the retained front
portion of the building.
Consistent. As described in Standard 2, the overall design does
not create a false sense of historical development and does not
incorporate conjectural features from other historic properties
into the development.

Standard 3: Each property will be
recognized as a physical record of its time,
place, and use. Changes that create a false
sense of historical development, such as
adding conjectural features or elements
from other historic properties, will not be
undertaken.
Standard 4: Changes to a property that
have acquired historic significance in their
own right will be retained and preserved.
Standard 5: Distinctive materials, features,
finishes, and construction techniques or
examples of craftsmanship that characterize
a property will be preserved.

Standard 6: Deteriorated historic features
will be repaired rather than replaced. Where
the severity of deterioration requires
replacement of a distinctive feature, the
new feature will match the old in design,
color, texture, and, where possible,
materials. Replacement of missing features
will be substantiated by documentary and
physical evidence.
Standard 7: Chemical or physical
treatments, if appropriate, will be
undertaken using the gentlest means
possible. Treatments that cause damage to
historic materials will not be used.

Consistent. There have been no changes to the subject property
that have acquired historic significance in their own right.
Consistent. Although the property is not eligible for designation
as a local landmark or inclusion in a historic district, the Project
proposes to retain some of the building’s original features such
as the enameled brick of the main façade, the decorative brick
course between the first and second stories, the recessed sign
area, the cornice, frieze, and angled window sills.
Consistent. The first and second-story windows are not original
to the building and are deteriorated beyond repair. These
windows would be replaced with period-appropriate style
windows.

Consistent. No chemical or physical treatments are proposed.
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Standard 8: Archeological resources will
be protected and preserved in place. If such
resources must be disturbed, mitigation
measures will be undertaken.

Consistent. No archeological resources are known to exist on
the site.

Standard 9: New additions, exterior
alterations, or related new construction
shall not destroy historic materials that
characterize the property, the new work
shall be differentiated from the old and shall
be compatible with the massing, size, scale,
and architectural features to protect the
historic integrity of the property and its
environment.

Consistent. The proposed new construction would be
differentiated from the existing portion of the building fronting
Mission Street. The new building proposed for construction at
the rear is a two story residential building designed at a scale
and mass similar to the existing being retained and renovated.

Standard 10: New additions and adjacent
or related new construction shall be
undertaken in such a manner that if
removed in the future, the essential form
and integrity of the historic property and its
environment would be unimpaired.

Consistent. The Project would remove the single story
warehouse from the rear façade and a new two story residential
structure would be constructed to the rear of the building with a
physical separation between the two. The new construction, if
removed at some later time, would not impair the essential form
and integrity of the retained portion of the building fronting
Mission Street.

Conditional Use Permit
The proposed mixed use project, including outdoor dining, and the use of the MSSP development bonus
provision are allowed with approval of a Conditional Use Permit within the “Core Area/District A” of
the MSSP (as amended per Ordinance No. 2102).
The MSSP stated objectives for the Core Area are 1) to preserve, renovate and reuse historic resources,
and 2) to develop Mission Street as a continuous pedestrian oriented street with a mix of retail and
restaurant uses. The MSSP states that District A is intended for development of pedestrian oriented
shopping uses along Mission Street with continuous storefronts and multi-family housing uses above
and behind storefronts.
Permitted land uses within District A include restaurants, housing units, convenience retail, and
convenience service. Areas designated as “bonus sites” are permitted a floor area ratio of 1.5 and a
maximum building height of 40 feet with an additional 5 feet of unoccupied roof area in exchange for
the provision of public parking. The project proposes to renovate the existing historic building for ground
floor commercial retail and second floor residential uses, construct new ground floor pedestrian oriented
commercial retail uses, including areas for outdoor dining along Mission Street and Fairview Avenue,
and construct multifamily residential uses above and behind commercial uses. The project proposes to
provide 17 public parking spaces in exchange for the use of the bonus provisions for FAR and a
maximum building height on the portion of the site designated as a “bonus site.” The proposed project
complies with the MSSP objectives for a mixed use project and the requirements for use of “bonus site”
provisions and is allowed with a Conditional Use Permit.
Not be detrimental to the health, safety, or general welfare
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The proposed project will adequately accommodate the functions and activities proposed for the project
site because it has been designed to comply with the development standards of the Mission Street
Specific Plan. The commercial use proposed for the project site is designed to promote and
accommodate pedestrian activity through the provision of pedestrian gathering areas and courtyards
accessible from Mission Street and Fairview Avenue. Residential uses proposed for the project site will
be served by on-site common area open space and individual private open space areas for each residential
unit. No existing, surrounding views will be obstructed with the proposed project, and the proposed
project is consistent in mass and scale with the future development envisioned for the surrounding area
as described in the MSSP.
Existing primary access to the project site is provided from Mission Street, a General Plan designated
minor arterial, with secondary access provided from Fairview Avenue, a designated local street. Both
streets are adequate in width and pavement type to carry the quantity and quality of project traffic
expected to be generated by the proposed use and no expansion of these streets is required to
accommodate the project.
Parking adequate to serve the project and bonus parking spaces for public use are provided within a
subterranean garage. Access to the parking garage is provided from Fairview Street to minimize traffic
impacts on Mission Street. A condition is included that require on-site security systems be in place for
the proposed parking garage with signage posted indicating 24 hour assistance contact information.
Compatible with existing and future uses
The mixed residential and commercial nature of the proposed buildings is compatible with the
surrounding area which contains a mix of commercial, residential, and institutional uses. The project is
compatible with the existing streetscape with residential uses above the commercial use, areas for outdoor
dining, and storefront facades at the ground level along Mission Street.
The surrounding area includes numerous historic resources. The design of the project would not alter
any of the physical characteristics of nearby historic resources. Additionally, the project would not alter
the historic context of the surrounding Historic District and other commercial areas fronting Mission
Street. The project would maintain the existing two story height of the historic resource within the
project, consistent with the historic resources of the surrounding Historic District that are predominantly
two story in height.
The required findings for approval of a Conditional Use Permit are stated below.
1. The proposed use is allowed with Conditional Use Permit or Administrative Use Permit approval
within the applicable zoning district and complies with all applicable provisions of this Zoning
Code;
2.

The proposed use is consistent with the General Plan and any applicable specific plan.

3.

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

4.

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

The subject site is adequate in terms of size, shape, topography, and circumstances and has
sufficient access to streets and highways which are adequate in width and pavement type to carry
the quantity and quality of traffic expected to be generated by the proposed use.

6.

The design, location, operating characteristics, and size of the proposed use would be compatible
with the existing and future land uses in the vicinity, in terms of aesthetics, character, scale, impacts
on neighboring properties.

Based on the discussion above, staff recommends that the Planning Commission make the findings for
approval as provided in more detail in the Resolution, included as Attachment 1, pursuant to South
Pasadena Municipal Code Section 36.410.060.
Design Review Permit
The MSSP requires that all projects within the specific plan area be subject to Design Review. The
design of all new buildings proposed as part of the project is consistent with MSSP Design Guidelines,
“Section 8.1 Guidelines for new Buildings in Districts A and B,” which require that all new buildings
located along street frontages on which Pedestrian Oriented Uses are required or permitted be storefront
buildings, and maintain the scale, proportions, relationship to the sidewalk and materials that are
characteristic of storefront buildings in the area. The new buildings within the project conform to the
recommended building configuration for a two or three story building fronting on Mission Street to have
ground floor storefronts with lofts or housing above and subterranean parking. See Figure 3 below.
Figure 3: Street and Interior Perspectives

Mission St

Fairview Ave

Interior Courtyard

Interior Courtyard
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In addition, new buildings are required to incorporate elements of the architectural styles historically
found in the area. The design of new buildings in the project includes storefronts along Mission Street
and Fairview Avenue which incorporate the architectural elements of other buildings in the area.
Exterior materials on new buildings include the use of brick with banding elements consistent with the
Vernacular style of the historic building and other buildings within the area. Parking for the project will
be subterranean consistent with the MSSP guideline for parking configuration for a building on a corner
lot fronting on Mission Street.
New building storefronts are designed consistent with design elements as specified in the MSSP. New
storefront design includes use of a flat roof, a band course near the roof line, a band course on the ground
floor, storefront set back from the wall by one brick thickness, transom windows, recessed double doors,
pilasters which are expressed to the ground, storefront bulkheads set back from the pilaster, and display
windows. Building height for the proposed project will not exceed 45 feet (40 feet for habitable space
plus 5 feet for unoccupied habitable space), and would be consistent with the limitations established by
the 1983 initiative.
Open space within the proposed project complies with the MSSP Design Guidelines, Section 8.6.3
“Outdoor Open Space in Residential or Mixed Use Projects.” The proposed central courtyard is 3,099
square feet which exceeds the required minimum of 2,000 square feet and is less than the maximum
allowable 4,500 square feet, is rectangular in shape, is enclosed on three sides by buildings and garden
structures, and is open to the street via an open 629 square foot pedestrian courtyard connecting to an
approximately 20 foot wide courtyard extending to Mission Street. The courtyard will be landscaped
with a minimum of 10 trees exceeding the recommended one (1) tree per 1,000 square feet of courtyard.
Attractive paving and planters will be installed throughout the central courtyard consistent with
recommended paving guidelines.
Design and layout accommodate the functions and activities
The design and layout of this development project will adequately accommodate the functions and
activities proposed for the project site. The commercial use proposed for the project site is designed to
promote and accommodate pedestrian activity through the provision of pedestrian gathering areas,
outdoor dining areas, and courtyards accessible from Mission Street and Fairview Avenue. Residential
uses proposed for the site will be served by on site common area open space and individual private open
space areas for each residential unit. No existing, surrounding views will be obstructed with the proposed
project, and the proposed project is consistent in mass and scale with the future development envisioned
for the surrounding area as described in the MSSP.
Compatible with surrounding character
The project is compatible with the existing character of the surrounding neighborhood and is designed
consistent with the development regulations and design guidelines of the MSSP thereby leading to the
attractive, harmonious, and orderly development of the site as envisioned by the General Plan.
The existing character of the surrounding neighborhood consists of one and two story commercial
buildings along Mission Street, many of which are historic, ground floor storefronts and dining patios
facing the sidewalk.
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The project’s architectural style incorporates varying building forms and stepped back building
elevations, and utilizes a combination of exterior materials including brick and tile. The building design
is consistent with the surrounding area, the scale of the proposed buildings is similar to other existing
buildings in the area, and the proposed mixed use nature of the project is consistent with surrounding
development in the area.
The proposed façade along Mission Street would be divided into multiple storefront and pedestrian
openings, creating a rhythm that is consistent with other existing buildings along Mission Street. No
existing, surrounding views will be obstructed with the proposed project, and the proposed project is
consistent in mass and scale with the future development envisioned for the surrounding area as
described in the MSSP.
Desirable Environment
The project provides a desirable environment for its occupants and neighbors. The project includes
ground floor retail commercial uses, including areas for outdoor dining and pedestrian plazas, serving
the project’s occupants and neighbors. Pedestrian gathering areas are provided within a public court
located at the corner of Mission Street and Fairview Avenue and within a public court located between
the rehabilitated historic building and the new buildings accessed from Mission Street. Both courts will
be heavily landscaped and will include areas for pedestrians seating and outdoor dining. Residential
uses are served by on site common area open space in the form of a central courtyard and paseo
courtyard as well as by individual private open space for each dwelling unit in the form of balconies,
patios, and terraces.
The project is aesthetically of good composition with a combination of two and three story structures
with building massing broken in an aesthetically appealing manner through the use of varied building
forms, a stepped back third story facing streets, awnings, uniform design of windows, and varied exterior
building materials. Building color and texture are provided through the use of unpainted brick, varied
colored brick banding, tile, stucco, horizontal siding. The proposed exterior materials are long lasting
and have reasonable upkeep and maintenance requirements.
The required findings for approval of Design Review are stated below.
1. Is consistent with the General Plan, any adopted design guidelines and any applicable design criteria
for specialized areas (e.g., designated historic or other special districts, plan developments, or
specific plans);
2. Will adequately accommodate the functions and activities proposed for the site, will not

unreasonably interfere with the use and enjoyment of neighboring, existing, or future developments,
and will not create adverse pedestrian or traffic hazards;
3. Is compatible with the existing character of the surrounding neighborhood and all reasonable design

efforts have been made to maintain the attractive, harmonious, and orderly development
contemplated by this Section, and the General Plan;
4. Provides a desirable environment for its occupants and neighbors, and is aesthetically of good
composition, colors, materials, and texture, that would remain aesthetically appealing with a
reasonable level of maintenance and upkeep.
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Based on the discussion above, staff recommends that the Planning Commission make the findings for
approval as described in more detail in the Resolution, included as Attachment 1, pursuant to South
Pasadena Municipal Code Section 36.410.040.
Variance
The MSSP requires that a new mixed use building wall front a minimum of 95% of the lot. The project
site is constrained by the location of the existing building, located at 1115 Mission Street, which is listed
on the City’s “Inventory of Historic Resources” and is therefore given special consideration in the
planning of the project. An existing 10 foot setback adjacent to the historic building to the east represents
an additional site constraint.
The project proposes to renovate the existing building for adaptive reuse as ground floor retail
commercial and second floor residential uses. The MSSP requires that the renovation comply with the
“Secretary of the Interior Standards for Rehabilitation,” one of which is a requirement that adjacent or
related new construction be undertaken in such a manner that if removed in the future, the essential form
and integrity of the historic property and its environment would be unimpaired. This standard
necessitates providing a building separation between the historic structure and new adjacent mixed use
buildings.
The total lot frontage of the project site along Mission Street is approximately 200 linear feet. The
historic building and adjacent 10 foot wide setback occupy approximately 50 linear feet of frontage
leaving approximately 150 feet of frontage for the new mixed use building. The strict application of the
MSSP development standard would require the mixed use building wall to occupy 143 feet of the
remaining 150 feet of frontage resulting in a building separation of only 7 feet between the new building
and the existing historic building. A building separation of 7 feet would create an unusable and difficult
to maintain space. Alternatively, the project proposes the building wall to front approximately 130 linear
feet of Mission Street, or approximately 87% of the lot frontage, and to provide a 19’7” building
separation between the new building and the historic building to be improved as a landscaped pedestrian
court allowing access from Mission Street to the interior of the project and which could be adequately
maintained.
Granting the Variance would be necessary to ensure the property owner enjoys substantial property rights
possessed by other property owners in the vicinity within the MSSP whose properties are not similarly
constrained by existing historic buildings and who could enjoy the full property rights without the need
for a variance from development requirements of mixed use projects within the MSSP. Granting the
Variance allows the subject property owner the same property rights enjoyed by other property owners
to develop their property to the fullest consistent with the zoning for the property.
Granting of the Variance would be consistent with the General Plan land use designation and zoning for
the subject property of MSSP. The project is consistent with the MSSP requirement that the subject
property be developed as a pedestrian oriented shopping area with continuous storefronts along the
sidewalks and housing and offices above and behind commercial retail uses. The project also complies
with the MSSP requirement that the project adhere to the Secretary of the Interior’s Standards for
Rehabilitation of the existing building listed on the City’s Inventory or Historic Resources.
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Building height for the proposed project will not exceed 45 feet. Therefore granting of the Variance
would be consistent with the limitations established by the 1983 initiative.
Granting of the Variance would not constitute a grant of special privileges inconsistent with the
limitations on other properties in the vicinity and in the same zoning district. The subject property would
be subject to the same development requirements, standards and guidelines as would other properties
within the MSSP. Granting of the Variance would allow the development of a project designed to be
consistent with the existing character of the surrounding neighborhood which consists of one and two
story commercial buildings along Mission Street, many of which are historic, ground floor storefronts
and dining patios facing the sidewalk. The proposed new buildings are two and three story buildings.
Several three story buildings already exist in the area, including the Golden Oaks apartment building, a
mixed-use building fronting on Fairview Avenue, the Mission Meridian Village, and a mixed-use
building at the corner of Mission Street and Fremont Avenue.
Granting of the Variance to reduce the required amount of lot frontage the building wall must occupy
along Mission Street will not be materially detrimental to the public convenience, health, interest, safety
and or welfare of the City, or injurious to the property or improvements in the vicinity and zoning district.
The strict application of the zoning requirement for building wall frontage would result in a 7 foot wide
building separation between the existing historic building and the new mixed use building creating an
unusable and difficult to maintain space for security purposes. The granting of the Variance will allow
for a better design providing a suitable building separation of over 19 feet between an existing historic
structure and the new building which can be used as a pedestrian open space area and dining area. Public
use of the space will promote public safety and welfare within the space through “eyes on the street”
both from within the space and from the street to the interior of the space.
The required findings for approval of the Variance are stated below.
1. There are special circumstances applicable to the subject property (e.g., location, shape, size,
surroundings, topography, or other conditions), so that the strict application of this Zoning Code
denies the property owner privileges enjoyed by other property owners in the vicinity and within
the same zoning district, or creates an unnecessary and involuntarily created hardship, or
unreasonable regulation which makes it impractical to require compliance with the development
standards.
2.

Granting the Variance would:
a. Be necessary for the preservation and enjoyment of substantial property rights possessed by
other property owners in the same vicinity and zoning district, and denied to the subject
property owner;
b. Be consistent with the General Plan and any applicable specific plan, and the limitations
established by the 1983 initiative;
c. Not constitute a grant of special privileges inconsistent with the limitations on other
properties in the vicinity and in the same zoning district; and
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d. Not be materially detrimental to the public convenience, health, interest, safety, or welfare of
the City, or injurious to the property or improvements in the vicinity and zoning district in
which the property is located.
3. The proposed project would be compatible with the existing aesthetics, character, and scale of
the surrounding neighborhood, and considers impacts on neighboring properties.
Based on the discussion above, staff recommends that the Planning Commission make the findings for
approval as described in more detail in the Resolution, included as Attachment 1, pursuant to South
Pasadena Municipal Code Section 36.410.080.
Vesting Tentative Parcel Map
Implementation of the project requires approval of a Vesting Tentative Parcel Map to create a single
development parcel for condominium purposes. The proposed subdivision merging three parcels into
one parcel for development of a cohesive mixed use project promotes the goals and policies of the
General Plan Economic Development Element with the stated goal of promoting mixed use development
to encourage innovative development taking advantage of the City's character and access to transit. The
General Plan recognizes that combining different land uses generates economic benefits from the
synergy that occurs with proximity of complementary uses. The General Plan specifies that such mixing
of uses should be considered particularly in proximity to transit stations, and in other areas where higher
density development is desirable.
The design of the project is also consistent with the design criteria of the MSSP designation of “Core
Area/District A” for the project site intended to be a pedestrian-oriented shopping area with continuous
storefronts along the sidewalks and housing and offices above and behind commercial retail uses.
Existing primary access to the project site is provided from Mission Street, a General Plan designated
minor arterial, with secondary access provided from Fairview Avenue, a designated local street. Both
streets are adequate in width and pavement type to carry the quantity and quality of project traffic
expected to be generated by the proposed use. No expansion of these streets is required to accommodate
the project.
The required findings for approval of the Vesting Tentative Parcel Map are stated below.
1. That the proposed subdivision, together with the provisions for its design and improvement, is
consistent with the General Plan, and any applicable Specific Plan, and that none of the findings for
denial in Subsection C can be made.
2. In addition to the findings above, the Commission shall not approve a Tentative Map unless it can
also make the following findings, when they are applicable to the specific subdivision proposal.
a. Construction of improvements. It is in the interest of the public health and safety, and it is
necessary as a prerequisite to the orderly development of the surrounding area, to require
the construction of road improvements within a specified time after recordation of the
Parcel Map, where road improvements are required.
b. Condominiums. Any applicable findings required by Section 36.530.020 for condominium
conversions.
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c. Dedications or exactions. Findings documenting the need for dedications or exactions, if
dedications or exactions are required.
d. Waiver of Parcel Map. The findings required by Section 36.520.030 (Waiver of Parcel
Map), if waiver of a Parcel Map has been requested with the Tentative Map
Based on the discussion above, staff recommends that the Planning Commission make the findings for
approval of the Vesting Tentative Parcel Map as described in detail in the Resolution, included as
Attachment 1, pursuant to South Pasadena Municipal Code Section 36.510.070.
Public Art Program
The project is subject to compliance with the Public Art Program pursuant to South Pasadena Municipal
Code Section 36.395. A condition is included to require the applicant to receive approval from the Public
Art Commission for either the installation of a public art at the project site or payment of the required
fee.
Cultural Heritage Ordinance Compliance – Certificate of Appropriateness
Pursuant to South Pasadena Municipal Code (SPMC) Article 4, Chapter 2, the proposed rehabilitation
and renovation of the historic building (1115 Mission) is subject to approval of a Certificate of
Appropriateness. On October 29, 2019 the Cultural Heritage Commission conducted a public hearing
to provide comments on the Draft Environmental Impact Report (EIR) prepared for the project and to
review the application for a Certificate of Appropriateness for the project. At this meeting, the CHC
voted unanimously recommending that the Planning Commission certify the Cultural Resources section
of the EIR, with technical cleanup in the Draft EIR and addition of a mitigation measure per CHC
comments. More discussion of the requested mitigation measure by the CHC is provided in the
Environmental Review section of this report. A copy of the October 29, 2019 staff report prepared for
the Cultural Heritage Commission hearing is included as Attachment 2.
The rehabilitation of the historic building would replace non original windows on the first and second
floors of the primary façade facing Mission Street with period appropriate style windows consisting of
wood trim and treatment to convey its historic and architectural value. Additional period appropriate
improvements would be made to the building, including the addition of four windows to the west façade
and the addition of a solid door to replace a non-original window on the east façade. The south façade
would be altered with the removal of the existing shed structure and the construction of a new wall with
a physical separation of the building from the new residential building. New windows proposed for the
west elevation would be the same style and material as the windows proposed for the second story of the
front elevation. The addition of brick headers is also proposed above the new windows and doors to be
consistent with the existing brick headers on the east elevation.
The surrounding area includes numerous historic resources. Construction and operation of the project
would not alter any of the physical characteristics of nearby historic resources. Additionally, construction
and operation of the project would not alter the historic context of the surrounding historic district and
other commercial areas fronting Mission Street. The project would maintain the existing two story height
consistent with the historic resources of the surrounding historic district that are predominantly two story
in height. The design of the new construction features differing material and color finishes. The massing
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of the building would remain unchanged. The project is appropriate to the size, massing and design
context of the surrounding historic neighborhood.
The project is consistent with and implements the goals and policies of the Cultural Heritage Ordinance
by perpetuating the use of a cultural resource through rehabilitation and adaptive reuse of the historic
building. The existing historic building would be used as a mixed use building while preserving the
architectural and aesthetic features of the resource consistent with the Secretary of Interior’s Standards.
A historic report and impact analysis of the proposed project was prepared and peer reviewed by the City
which found that direct impacts to the project site and indirect impacts to the surrounding historic district
as a result of the project would be less than significant. The project includes the rehabilitation of a
cultural resource consistent with the Secretary of the Interior Standards as described Table 3 above,
“Consistency with Secretary of Interior Standards.”
On October 29, 2019, the Cultural Heritage Commission recommended that the Planning Commission
grant the Certificate of Appropriateness for the project making the findings as provided in the Resolution,
included as Attachment 1, as required in South Pasadena Municipal Code Article 4H, Chapter 2. The
findings recommended by the Cultural Heritage Commission are provided below.
Mandatory Findings.
1. The project is consistent with the goals and policies of the General Plan.
2. The project is consistent with the goals and policies of Article IVH – Cultural Heritage
Ordinance – of Chapter 2 of the South Pasadena Municipal Code.
3. The project is consistent with the applicable criteria identified in Section 2.65(e)(8) which the
Commission applies to Alterations, Demolitions, and relocation requests.
Project-Specific Findings
1. The project removes inappropriate alterations of the past
2. The project is appropriate to the size, massing, and design context of the historic neighborhood

3. The project is consistent with the Secretary of the Interior Standards for the Treatment of Historic
Properties, and is therefore exempt from CEQA under Class 31, which applies to “projects
limited to maintenance, repair, stabilization, rehabilitation, restoration, preservation,
conservation or reconstruction of historical resources in a manner consistent with the Secretary
of the Interior Standards for the Treatment of Historic Properties with Guidelines for Preserving,
Rehabilitating, Restoring, and Reconstruction Historic Buildings (1995), Weeks and Grimmer.”
(CEQA Guideline [Cal. Code Regs. Title 14] § 15331)
Based on the discussion above, the CHC has recommended that the Planning Commission make the
findings for approval of the Certificate of Appropriateness as described in detail in the Resolution,
included as Attachment 1, pursuant to South Pasadena Municipal Code Section 36.510.070.
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Environmental Analysis
As part of the review of the project, staff determined that the project could potentially have significant
environmental impacts therefore, an Environmental Impact Report (EIR) was prepared pursuant to the
California Environmental Quality Act (CEQA). A Draft EIR was prepared which evaluated the potential
environmental effects of the Mission Bell mixed use project on the following areas of concern:
x
x
x
x
x

Air Quality
Cultural Resources
Energy
Land Use and Planning
Noise

The Draft EIR concluded that the project impacts related to air quality, cultural resources, energy, land
use and planning would be less than significant and that all potential noise impacts identified could be
mitigated to less than significant levels with incorporation of appropriate mitigation, therefore, the
project would not result in significant unavoidable impacts. Construction of the project could potentially
expose nearby residences to excessive noise, however mitigation measures were identified in the DEIR
that would reduce these impacts to a less than significant level. The following mitigation measure has
been incorporated into the project to address short term construction noise impacts.
MM NOI-1: Implementation of mitigation measure MM NOI-1 would include noise reduction
techniques which include submittal of a construction management plan for approval by the City
specifying that all construction equipment, fixed or mobile, will be equipped with properly
operating and maintained mufflers and other state-required noise-attenuation devices; identifying
the maximum distance between construction equipment staging areas and occupied residential
areas; and requiring the use of electric air compressors and similar power tools. Temporary noise
barriers can reduce noise level at a minimum of 10 dBA, depending on the performance standard
of achieving noise-level reductions. Optimal muffler systems for all equipment and the break in
line of sight to a sensitive receptor would reduce construction noise levels by approximately 10
dB or more.1 Limiting the number of noise-generating, heavy-duty off-road construction
equipment (e.g., backhoes, dozers, excavators, loaders, rollers, etc.) simultaneously used on the
Project site within 50 feet of off-site noise-sensitive receptors surrounding the site to no more
than one or two pieces of heavy-duty, off-road equipment would further reduce construction
noise levels by approximately 10 dBA. A sign, legible at a distance of 50 feet, shall be posted at
the Project construction site providing a contact name and a telephone number where residents
can inquire about the construction process and register complaints. This sign shall indicate the
dates and duration of construction activities. In conjunction with this required posting, a noise
disturbance coordinator shall be identified to address construction noise concerns received. The
contact name and the telephone number for the noise disturbance coordinator shall be posted on
the sign. The coordinator shall be responsible for responding to any local complaints about
construction noise and shall notify the City to determine the cause and implement reasonable
measures to the complaint, as deemed acceptable by the City.
The Draft EIR was available for public review from July 29, 2019 through August 27, 2019. The public
review period was again advertised for a period from October 18, 2019 through November 18, 2019.The
City received six comment letters on the Draft EIR, and verbal comments from the Cultural Heritage
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Commission as discussed below. Pursuant to the receipt of comments on the Draft EIR, the City
prepared a Final EIR which includes the comments letters and the responses to each comment.
Comment Letters Received
1. Governor’s Office of Planning and Research submitted a comment that constituted a verification
that the Office of Planning and Research performed its role in the distribution of the Draft EIR.
The Final EIR acknowledged receipt of the letter.
2. Department of Transportation submitted comments on the methodology and scope of the traffic
study completed for the project, specifically questioning whether traffic impacts at the Fair Oaks
on ramp to State Route 110 were adequately analyzed. The Final EIR response provides data
verifying that the number of traffic related trips were not sufficient to result in a discernable
difference in the capacity of SR-110 and as such, no further study was warranted.
3. Southern California Regional Rail Authority submitted a comment accurately stating for the
record that the project is over 5 miles from the nearest Metrolink station, Cal State L.A. Station.
The Final EIR acknowledged this comment as one that did not raise any significant
environmental issues or change any analysis or impact conclusion of the EIR.
4.

Public Utilities Commission submitted a comment agreeing with the analysis that the project
would not result in significant traffic impacts to nearby roadway intersections, including the
Mission Street and Meridian Avenue intersection and crossing, and that the project would not
require construction or modification of public crossings. The Final EIR acknowledged that the
comment did not raise any significant environmental issues or change any analysis or impact
conclusion of the EIR.

5. Sanitation Districts of Los Angeles County submitted comments related to a correction needed
to the EIR. The EIR inadvertently referenced an incorrect treatment plant for wastewater
generated by the project and also identified that the wastewater flows projected for the project
were overestimated in the EIR. The Final EIR noted corrections to these areas of the EIR. The
comments clarified and made insignificant modification to the EIR, but did not identify new or
more significant impacts. No further response is required.
6. Mitchell M. Tsai, Attorneys for Southwest Regional Council of Carpenters, submitted comments
with statements regarding the status of the building at 1115 Mission Street as a historic resource
and statements regarding the application of CEQA to the project. The Final EIR response
indicated that the comments contained an inaccurate representation of the project and the historic
status of the building at 1115 Mission Street and clarified the status of the building and the
project. The Final EIR response also clarified the appropriate CEQA guidelines applicable to
the project. The Final EIR acknowledged that the comment did not raise any significant
environmental issues or change any analysis or impact conclusion of the EIR.
Cultural Heritage Commission Comments
At the October 29, 2019 Cultural Heritage Commission (CHC) hearing, the CHC commented on the
Cultural Resources analysis portion of the Draft EIR and recommended that the Planning Commission
certify the Cultural Resources Section of the EIR. The CHC comments primarily related to text
corrections that were needed to the Cultural Resources Report. The CHC concurred that the project
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plans evaluated in the Draft EIR do not result in significant impacts to cultural resources, however, the
CHC recommended that the final construction plans be reviewed prior to issuance of building permits to
ensure compliance with the Secretary of the Interior Standards for Rehabilitation. For this reason, the
CHC recommended that the following mitigation measure be incorporated into the EIR.
Prior to issuance of building permits, project construction drawings shall be submitted
to Cultural Heritage Commission for review to ensure the project construction plans for
1115 Mission Street comply with the Secretary of the Interior Standards for
Rehabilitation (Standards).
Because the Draft EIR concluded that the project would result in less than significant impact to cultural
resources, no mitigation for the project was warranted. Therefore, the mitigation measure recommended
by the CHC was not included as a mitigation measure in the Final EIR. Staff recommends that the CHC
comment be addressed through the incorporation of a project condition of approval as follows:
Prior to issuance of any building permits, project construction drawings shall be
reviewed and stamped by a licensed Architectural Historian ensuring that the project
construction plans comply with the Secretary of the Interior Standards for Rehabilitation.
The stamped plans by the Architectural Historian shall receive approval by the Chair of
the Cultural Heritage Commission. The Architectural Historian shall be hired by the
City and paid for by the applicant.
Alternatives to Consider
In addition to the staff recommendation, the following alternatives are offered for the Planning
Commission’s consideration:
x

Identify other issues or concerns with the project and continue the public hearing to a date
certain with direction to staff to address the identified issues or concerns

x

Deny certification of the Environmental Impact Report and the project entitlements, including
the Conditional Use Permit, Design Review, Certificate of Appropriateness, Vesting Tentative
Parcel Map, and Variance.

Fiscal Impact
The proposed project would provide new retail and dining facilities in the City, serving to attract new
consumers to the area as well as offering convenient retail facilities to future project residents and
existing residents of the City. As a result the project has the potential to generate new sales tax revenues
to the City.
Public Comment
At the time of writing this report, staff had not received any public comments.
Public Notification of Agenda Item
The public was made aware that this item was to be considered this evening by virtue of a public notice
published in the South Pasadena Review on January 31, 2020, its inclusion on the legally publicly noticed
agenda, posting of the same agenda and reports on the City’s website, and individual property mailings
to those within a 300-foot radius of the project site.
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Attachments
1. P.C. Resolution
a. Exhibit “A” – Conditions of Approval
b. Exhibit “B” - Final & Draft EIR - Available on the City’s website here:
https://www.southpasadenaca.gov/government/departments/planning-andbuilding/planning-division/mission-bell-mixed-use-project-draft-eir
2. Cultural Heritage Commission staff report
3. Development Plans
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P.C. RESOLUTION NO. 20-____
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY
OF
SOUTH
PASADENA
CERTIFYING
AN
ENVIRONMENTAL IMPACT REPORT FOR PROJECT NO. 2034CUP/DRX/COA/VTPM/VAR - MISSION BELL MIXED USE
PROJECT AND APPROVING AN APPLICATION FOR
CONDITIONAL USE PERMIT, DESIGN REVIEW, CERTIFICATE
OF
APPROPRIATENESS,
VARIANCE
AND
VESTING
TENTATIVE PARCEL MAP FOR THE CONSTRUCTION OF THE
NEW MIXED USE PROJECT LOCATED AT 1101, 1105, 1107,
&1115 MISSION STREET (ASSESSOR’S PARCEL NUMBERS
5313-008-043 & -045)
WHEREAS, on August 11, 2017, Mission Bell Properties, LLC, (applicant) on
behalf of the property owner, submitted applications for Conditional Use Permit, Design
Review, Certificate of Appropriateness, and Tentative Parcel Map, to rehabilitate an
existing 4,233 square foot historic building, to demolish two existing non historic
buildings, and to construct a new mixed-use project (Mission Bell Mixed-Use Project)
consisting of 36 market rate residential units, approximately 7,394 square feet of
commercial retail space, including outdoor dining areas, and 109 parking spaces in a twolevel subterranean parking garage (Project) on an approximately 31,113-square foot site
located at 1101, 1105, 1107, and1115 Mission Street, (Assessor’s Parcel Numbers 5313008-043 & -045); and
WHEREAS, the proposed project (Mission Bell Mixed-Use Project) is considered
a “Project” as defined by the California Environmental Quality Act (CEQA), Public
Resources Code Section 21000 et seq.; and
WHEREAS, the City determined that the proposed project required the preparation
of an Environmental Impact Report (EIR) for compliance with the provisions of CEQA;
and
WHEREAS, on November 28, 2018 City entered into contract with Meridian
Consultants, LLC to prepare a Project EIR for the proposed project; and
WHEREAS, on January 7, 2019, using the method under CEQA Guidelines
Section 15082, the City provided a Notice of Preparation (NOP) for the proposed Draft
Environmental Impact Report (Draft EIR; SCH No. 2019011007) to the State Office of
Planning and Research (OPR), each responsible and trustee agency, and the Los Angeles
County Registrar Recorder’s Office, and also published the NOP on January 7, 2019 on
the City’s website; and
WHEREAS, on March 7, 2019 the City’s Design Review Board conducted a
publicly noticed hearing to review and provide input on the design of the project to the
Planning Commission; and
WHEREAS, on July 26, 2019 pursuant to CEQA Section 15085, the City provided
a Notice of Completion of a Draft EIR to OPR, and pursuant to CEQA Section 15087, the
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City provided a Notice of Availability (NOA) of a Draft EIR to the Los Angeles County
Registrar Recorder’s Office, and all applicable agencies, and posted the NOA on the City’s
website, and also published the NOA on October 18, 2019, in compliance CEQA Section
15087, in the South Pasadena Review, a local newspaper of general, regarding the 30-day
public review period of the Draft EIR; and
WHEREAS, the City made the proposed Draft EIR available for public review
beginning July 29, 2019, and concluding on August 27, 2019, a period of not less than 30
days as prescribed by law, and was again advertised for public comment from October 16,
2019 through November 18, 2019, a period of not less than 30 days as prescribed by law;
and which during said public review period, the City received six (6) written comment
letters, some affirming the conclusions of the Draft EIR, some providing corrections to
technical data, and one commenting on the historic status of the building at 1115 Mission
Street the application of CEQA to the project. The City also received verbal comments
concerning technical corrections to the Draft EIR. The City prepared a Final EIR (FEIR)
that includes agency and public comments along with response to comments; and
WHEREAS, on October 16, 2019, the applicant submitted an application for a
Variance in support of the proposed Project; and

WHEREAS, on October 18, 2019, City of South Pasadena Planning and Building
Department published a legal notice in compliance with state law concerning the Mission
Bell Mixed-Use Project in the South Pasadena Review, a local newspaper of general
circulation, regarding the City of South Pasadena Cultural Heritage Commission public
hearing of October 29, 2019. In addition, on October 17, 2019, a public hearing notice
was mailed to each property owner within a 300-foot radius of the project site, indicating
the date and time of the public hearing at the Cultural Heritage Commission meeting for
the Mission Bell Mixed-Use Project; and
WHEREAS, on October 29, 2019, the Cultural Heritage Commission conducted a
duly noticed public hearing, at which time public testimony was taken concerning the
Mission Bell Mixed-Use Project and the EIR (SCH No. 2019011007) for the project, and
recommended approval of a Certificate of Appropriateness to the Planning Commission;
and
WHEREAS, in accordance with state law, on January 31, 2020, City of South
Pasadena Planning and Building Department published a legal notice in compliance with
South Pasadena Municipal Code Section 36.630.020 concerning the Mission Bell MixedUse Project and consideration of the EIR in the South Pasadena Review, a local newspaper
of general circulation, regarding the City of South Pasadena Planning Commission meeting
of February 11, 2020. In addition, on January 30, 2020, a public hearing notice was mailed
to each property owner within a 300-foot radius of the project site, indicating the date and
time of the public hearing at the Planning Commission for the Mission Bell Mixed-Use
Project.
WHEREAS, on February 11, 2020, the Planning Commission conducted a duly
noticed public hearing, at which time public testimony was taken concerning the Mission
Bell Mixed-Use Project and the EIR (SCH No. 2019011007), considered the EIR, Findings
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of Fact, and Mitigation Monitoring and Reporting Program for the proposed project
pursuant to Section 15090 (Article 7) of CEQA, and the Mission Bell Mixed-Use Project.
NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF
SOUTH PASADENA DOES HEREBY FIND, DETERMINE, AND RESOLVE AS
FOLLOWS:
SECTION 1: ENVIRONMENTAL REVIEW FINDINGS
The Planning Commission, in light of the whole record before it, including, but not limited
to, CEQA guidelines and threshold of significance, the EIR attached hereto as Exhibit “B,”
Findings of Fact, and other documents incorporated therein by reference, any written
comments received and responses provided, and other substantial evidence, within the
meaning of Public Resources Code Sections Section 21000 et. seq. (“CEQA”), within the
record and/or provided at the public hearing, hereby finds, determines, and certifies as
follows:
A. Lead Agency: That the City is the lead agency for the project pursuant to the
California Environmental Quality Act (“CEQA,” Cal. Pub. Res. Code §21000 et
seq.), State CEQA Guidelines (the “Guidelines,” 14 Cal. Code Regs. §15000 et
seq.)
B. Determination of Impacts: That the City prepared an Environmental Impact Report
(the “EIR”) for the project, and the EIR concluded that there was substantial
evidence that the Project may have a significant impact on noise during
construction.
C. Mitigation: That pursuant to CEQA Guidelines Section 15091(a)(1), the City
included in the EIR mitigation that shall be incorporated into the Project that would
substantially lessen the potential significant effects identified in the EIR.
D. Review Period: That the EIR has been provided for public review within the
duration required under CEQA Guidelines Sections 15087 and 15105.
E. Compliance with Law: That the EIR was prepared, processed, and noticed in
accordance with CEQA (Public Resources Code Section 21000 et seq.), the CEQA
Guidelines (14 California Code of Regulations Section 15000 et seq.), and the local
CEQA guidelines and thresholds of significance adopted by the City of South
Pasadena. That the EIR was presented to the Planning Commission, and the
Planning Commission has reviewed and considered the information contained in
the EIR, and public testimony received thereon during the hearing, prior to any
action on the project.
F. Independent Judgment: That the EIR reflects and represents the City of South
Pasadena’s independent judgment and analysis and adequately addresses the
impacts of, and proposes appropriate mitigation measures upon, the City’s actions
in approving or taking action on the proposed Mission Bell Mixed-Use Project.
G. Substantial Evidence: That pursuant to CEQA Guidelines Section 15091(b), the
findings stated herein are supported by the evidence provided in the EIR.
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H. Mitigation Monitoring Program: That pursuant to CEQA Guidelines Section
15091(d), a Mitigation Monitoring and Reporting Program (MMRP) included in
the Final EIR was prepared for adoption to ensure compliance during project
implementation and that changes to the project and/or mitigation measures have
been incorporated into the project and are fully enforceable through permit
conditions, agreements, or other measures as required by Public Resources Code
Section 21081.6.
I. Modifications: That the modifications to the Final EIR which have been made since
circulation of the Draft EIR do not constitute the addition of new significant
information to the EIR within the meaning of CEQA Guidelines Section 15088.5.
J. Statement of Overriding Considerations: That a Statement of Overriding
Considerations was not prepared because the EIR concluded that all potential
impacts identified could be mitigated to less-than-significant levels, and the Project
would not result in significant unavoidable impacts.
K. Administrative Record: That pursuant to CEQA Guidelines Section 15091(e), the
City shall retain at the Planning and Building Department a copy of all documents
upon which these findings are based.
SECTION 2: CONDITIONAL USE PERMIT FINDINGS
The Planning Commission finds that the proposed project is consistent with all applicable
findings for approval of a Conditional Use Permit pursuant to South Pasadena Municipal
Code (SPMC) Section 36.410.060, as follows:
1. The proposed use is allowed with Conditional Use Permit or Administrative Use
Permit approval within the applicable zoning district and complies with all
applicable provisions of this Zoning Code;
The proposed Mission Bell mixed use project, the use of the MSSP development
bonus provision, and outdoor dining are allowed with approval of a Conditional Use
Permit within the “Core Area/District A” of the MSSP. The MSSP stated objectives
for the Core Area are 1) to preserve, renovate and reuse historic resources, and 2) to
develop Mission Street as a continuous pedestrian oriented street with a mix of retail
and restaurant uses. The MSSP states that District A is intended for development of
pedestrian oriented shopping uses along Mission Street with continuous storefronts
and multi-family housing uses above and behind storefronts.
Permitted land uses within District A include restaurants, housing units, convenience
retail, and convenience services. The project proposes to renovate the existing
historic building for ground floor commercial retail and second floor residential uses,
construct new ground floor pedestrian oriented commercial retail uses, including
areas for outdoor dining along Mission Street and Fairview Avenue, and construct
multifamily residential uses above and behind commercial uses. The project
proposes to utilize the MSSP “bonus site” provisions applicable to the project site by
providing 17 public parking in exchange for the use of the MSSP “bonus site”
provisions allowing the project a maximum floor area ratio of 1.5 and a maximum
building height of 40 feet with 5 feet of unoccupied roof area. The proposed project
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complies with the MSSP objectives for a mixed use project and requirements for use
of MSSP “bonus site” provisions, and is allowed with a Conditional Use Permit.
The project complies with all applicable development standards and provisions of the
MSSP with the exception of the development requirement establishing the minimum
lot frontage to be occupied by a building wall. A variance application from the strict
application of the MSSP building wall standard is included as part of the project.
2. The proposed use is consistent with the General Plan and any applicable specific
plan.
The General Plan land use designation for the project site is MSSP “Core
Area/District A.” The MSSP objectives for Core Area/District A are to preserve,
renovate and reuse historic resources and develop Mission Street as a continuous
pedestrian oriented street with a mix of retail and restaurant uses. Development
objectives for the area are for ground floor pedestrian oriented shopping uses along
Mission Street and multi-family housing uses above and behind storefronts. The
Mission Bell mixed use project proposes the renovation and adaptive reuse of the
existing historic building located at 1115 Mission Street for ground floor commercial
retail and second floor residential uses. Development of new ground floor pedestrian
oriented commercial uses, to include a mix of retail and restaurant uses, including
areas for outdoor dining, is proposed along Mission Street and Fairview Avenue with
multifamily residential uses located above and behind commercial uses consistent
with the General Plan and the MSSP. The project has been designed to accommodate
outdoor dining that would promote pedestrian and community interaction consistent
with the goals and policies of the of the General Plan and MSSP.
3.

The establishment, maintenance, or operation of the use would not, under the
circumstances of the particular case, be detrimental to the health, safety, or
general welfare of persons residing or working in the neighborhood of the
proposed use.
The proposed Mission Bell mixed use project would not be detrimental to the health,
safety, or general welfare of persons residing or working in the neighborhood. The
proposed project will adequately accommodate the functions and activities proposed
for the project site because it has been designed to comply with the development
standards of the Mission Street Specific Plan. The commercial use proposed for the
project site is designed to promote and accommodate pedestrian activity through the
provision of pedestrian gathering areas and courtyards accessible from Mission Street
and Fairview Avenue. Residential uses proposed for the project site will be served
by on-site common area open space and individual private open space areas for each
residential unit. No existing, surrounding views will be obstructed with the proposed
project, and the proposed project is consistent in mass and scale with the future
development envisioned for the surrounding area as described in the MSSP. Adequate
access to the project site is provided by existing roadways, and no public
improvements to these roadways are required for implementation of the project.
Parking adequate to serve the project and bonus parking spaces for public use are
provided within a subterranean garage. Access to the parking garage is provided from
Fairview Street to minimize traffic impacts on Mission Street. On site security
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systems will be in place for the proposed parking garage with signage posted
indicating 24 hour assistance contact information.
4.

The use, as described and conditionally approved, would not be detrimental or
injurious to property and improvements in the neighborhood or to the general
welfare of the City.
The proposed Mission Bell mixed use project would not be detrimental or injurious
to property and improvements in the neighborhood. The mixed residential and
commercial nature of the proposed use is consistent with the surrounding area, which
contains a mix of commercial, residential, and institutional uses, with commercial
uses primarily occurring at the ground-floor level along Mission Street. All project
parking will be provided in a secured subterranean parking garage with on-site
security systems in place. The proposed use would not be detrimental or injurious to
the general welfare of the City since the project will not generate the need for
additional public services and will not require additional public infrastructure to serve
the project.

5.

The subject site is adequate in terms of size, shape, topography, and
circumstances and has sufficient access to streets and highways which are
adequate in width and pavement type to carry the quantity and quality of traffic
expected to be generated by the proposed use.
The project site is a 31,113 square foot flat site with no topographical constraints and
is adequate in size to accommodate the proposed project. Existing primary access to
the project site is provided from Mission Street, a General Plan designated minor
arterial, with secondary access provided from Fairview Avenue, a designated local
street. Both streets are adequate in width and pavement type to carry the quantity and
quality of project traffic expected to be generated by the proposed use and no
expansion of these streets is required to accommodate the project.

6.

The design, location, operating characteristics, and size of the proposed use
would be compatible with the existing and future land uses in the vicinity, in
terms of aesthetics, character, scale, impacts on neighboring properties.
In terms of uses, the mixed residential and commercial nature of the proposed
buildings is compatible with the surrounding area, which contains a mix of
commercial, residential, and institutional uses. The Project is compatible with the
existing streetscape with residential uses above the commercial use, areas for outdoor
dining, and storefront facades at the ground level along Mission Street. The existing
scale and character of the surrounding neighborhood consists of one and two story
commercial buildings along Mission Street, many of which are historic, ground floor
storefronts and dining patios facing the sidewalk. The design of proposed new
buildings is for two and three story buildings. While larger in height and mass than
most of the existing buildings surrounding the project site, they are not out of scale
or character for the Mission Street area. The project’s architectural style incorporates
varying building forms and stepped back building elevations, and utilizes a
combination of exterior materials including brick and tile. The building design is
consistent with the surrounding area, the scale of the proposed buildings is similar to
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other existing buildings in the area, and the proposed mixed use nature of the project
is consistent with surrounding development in the area. Several three story buildings
already exist in the area, including the Golden Oaks apartment building, a mixed use
building fronting on Fairview Avenue, the Mission Meridian Village, and a mixed
use building at the corner of Mission Street and Fremont Avenue. The proposed
façade along Mission Street would be divided into multiple storefront and pedestrian
openings, creating a rhythm that is consistent with other existing buildings along
Mission Street. No existing, surrounding views will be obstructed with the proposed
project, and the proposed project is consistent in mass and scale with the future
development envisioned for the surrounding area as described in the MSSP.
The surrounding area includes numerous historic resources. The design of the project
would not alter any of the physical characteristics of nearby historic resources.
Additionally, the project would not alter the historic context of the surrounding
Historic District and other commercial areas fronting Mission Street. The project
would maintain the existing two story height of the historic resource within the
project, consistent with the historic resources of the surrounding Historic District that
are predominantly two story in height.
SECTION 3: DESIGN REVIEW FINDINGS
The Planning Commission finds that the proposed project is consistent with all applicable
findings for approval of a Design Review pursuant to South Pasadena Municipal Code
Section 36.410.040, as follows:
1. Is consistent with the General Plan, any adopted design guidelines and any
applicable design criteria for specialized areas (e.g., designated historic or other
special districts, plan developments, or specific plans);
The proposed project is consistent with the General Plan land use designation of MSSP
and is consistent with the design guidelines and design criteria of the MSSP. The
project is located within Core Area/District A of the MSSP which is intended to be a
pedestrian-oriented shopping area with continuous storefronts along the sidewalks and
housing and offices above and behind commercial retail uses. The project is proposed
as a mixed use residential and retail commercial development with 36 residential
dwelling units located above and behind approximately 7,394 square feet of pedestrian
oriented commercial uses fronting Mission Street and Fairmont Avenue.
The building located at 1115 Mission Street, which is part of the mixed use project, is
listed on the “City of South Pasadena Inventory of Historic Resources” (Inventory).
The rear warehouse portion of the existing historic building is proposed to be partially
demolished with the remaining front part of the building restored for adaptive reuse as
commercial and residential uses consistent with the “Secretary of Interior Standards for
Rehabilitation.” The project complies with the requirements of the “Standards for
Historic Resources” established in the MSSP.
The project complies with all applicable development standards and provisions of the
MSSP with the exception of the development requirement establishing a minimum lot
frontage to be occupied by a building wall. A variance application from the strict
application of the MSSP building wall standard is included as part of the project.
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The design of all new buildings proposed as part of the project is consistent with MSSP
Design Guidelines, “Section 8.1 Guidelines for new Buildings in Districts A and B,”
which require that all new buildings located along street frontages on which Pedestrian
Oriented Uses are required or permitted must be storefront buildings and should
maintain the scale, proportions, relationship to the sidewalk and materials that are
characteristic of storefront buildings in the area. The new buildings within the project
conform to recommended building configuration for a two or three story building
fronting on Mission Street to have ground floor storefronts with lofts or housing above
and subterranean parking. In addition, new buildings are required to incorporate
elements of the architectural styles historically found in the area. The design of new
buildings in the project includes storefronts along Mission Street and Fairview Avenue
which incorporate the architectural elements of other buildings in the area. Exterior
materials on new buildings include the use of brick with banding elements consistent
with the Vernacular style of the historic building located on the site (1115 Mission
Street) and other buildings within the area. Parking for the project will be subterranean
consistent with the MSSP guideline for parking configuration for a building on a corner
lot fronting on Mission Street.
New building storefronts are designed consistent with design elements as specified in
the MSSP. New storefront design includes the use of a flat roof, a band course near
the roof line, a band course on the ground floor, storefront set back from the wall by
one brick thickness, transom windows, recessed double doors, pilasters which are
expressed to the ground, storefront bulkheads set back from the pilaster, and display
windows.
Open space within the proposed project complies with the MSSP Design Guidelines
Section 8.6.3 “Outdoor Open Space in Residential or Mixed Use Projects.” The
proposed central courtyard is 3,099 square feet which exceeds the required minimum
of 2,000 square feet and is less than the maximum allowable 4,500 square feet, is
rectangular in shape, is enclosed on three sides by buildings and garden structures, and
is open to the street via an open 629 square foot pedestrian courtyard connecting to an
approximately 20 foot wide courtyard extending to Mission Street. The courtyard will
be landscaped with a minimum of 10 trees exceeding the recommended one (1) tree
per 1,000 square feet of courtyard. Attractive paving and planters will be installed
throughout the central courtyard consistent with recommended paving guidelines.
2. Will adequately accommodate the functions and activities proposed for the site,
will not unreasonably interfere with the use and enjoyment of neighboring,
existing, or future developments, and will not create adverse pedestrian or traffic
hazards;
The design and layout of this infill development project will adequately accommodate
the functions and activities proposed for the project site. The project site consists of
31,113 square feet. The commercial use proposed for the project site is designed to
promote and accommodate pedestrian activity through the provision of pedestrian
gathering areas, outdoor dining areas, and courtyards accessible from Mission Street
and Fairview Avenue. Residential uses proposed for the project site will be served by
on site common area open space and individual private open space areas for each
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residential unit. No existing, surrounding views will be obstructed with the proposed
project, and the proposed project is consistent in mass and scale with the future
development envisioned for the surrounding area as described in the MSSP. Therefore
the project will not unreasonably interfere with the use and enjoyment of neighboring
existing or future developments.
Adequate access to the project site is provided by existing roadways and no expansion
of these roadways is required for implementation of the project. Adequate parking for
the project and bonus parking spaces for public use are provided within a subterranean
garage with access provided from Fairview Avenue. Therefore, the project will not
create any adverse pedestrian or traffic hazards.
3. Is compatible with the existing character of the surrounding neighborhood and
all reasonable design efforts have been made to maintain the attractive,
harmonious, and orderly development contemplated by this Section, and the
General Plan;
The existing character of the surrounding neighborhood consists of one and two story
commercial buildings along Mission Street, many of which are historic, ground-floor
storefronts and dining patios facing the sidewalk. The proposed new buildings are two
and three story buildings. The three story building will be higher and larger in mass
than most of the existing buildings surrounding the project site, however it will not be
out of scale or character for the Mission Street area. Several three story buildings
already exist in the area, including the Golden Oaks apartment building, a mixed-use
building fronting on Fairview Avenue, the Mission Meridian Village and a mixed-use
building at the corner of Mission Street and Fremont Avenue. Furthermore, the
proposed façade along Mission Street would be divided into multiple storefront and
pedestrian openings including areas for outdoor dining, creating a rhythm that is
consistent with other existing buildings along Mission Street. The project is consistent
with the existing streetscape with commercial uses and facades at the ground level
along Mission Street and residential uses above.
In terms of uses, the mixed residential and commercial nature of the proposed buildings
is consistent with the surrounding area, which contains a mix of commercial,
residential, and institutional uses, with commercial uses primarily occurring at the
ground floor level along Mission Street. The project’s architectural style incorporates
varying building forms and stepped back building elevations, and utilizes a
combination of exterior materials including brick and tile. The building design is
consistent with the surrounding area, the scale of the proposed buildings is similar to
other existing buildings in the area, and the proposed mixed use nature of the project is
consistent with surrounding development in the area. The proposed project complies
with the General Plan designation for the project site of MSSP. The project is located
within “Core Area/District A” of the MSSP which is intended to be a pedestrianoriented shopping area with continuous storefronts along the sidewalks and housing
and offices above and behind commercial retail uses. The project is compatible with
the existing character of the surrounding neighborhood and is designed consistent with
the development regulations and design guidelines of the MSSP thereby leading to the
attractive, harmonious, and orderly development of the site as envisioned by the
General Plan.
33 4 -34
20- ATT

4. Provides a desirable environment for its occupants and neighbors, and is
aesthetically of good composition, colors, materials, and texture, that would
remain aesthetically appealing with a reasonable level of maintenance and
upkeep.
The project provides a desirable environment for its occupants and neighbors. The
project includes ground floor retail commercial uses, including areas for outdoor
dining and plazas, serving the project’s occupants and neighbors. Pedestrian gathering
areas are provided within a public court located at the corner of Mission Street and
Fairview Avenue and within a public court located between the rehabilitated historic
building and the new buildings accessed from Mission Street. Both courts will be
heavily landscaped and will include areas for pedestrians seating and outdoor dining.
Residential uses are served by on site common area open space in the form of a central
courtyard and paseo courtyard as well as by individual private open space for each
dwelling unit in the form of balconies, patios, and terraces.
The project is aesthetically of good composition with a combination of two and three
story structures with building massing broken in an aesthetically appealing manner
through the use of varied building forms, a stepped back third story facing streets,
awnings, uniform design of windows, and varied exterior building materials. Building
color and texture are provided through the use of unpainted brick, varied colored brick
banding, tile, stucco, horizontal siding. The proposed exterior materials are long
lasting and have reasonable upkeep and maintenance requirements.
SECTION 4: VARIANCE FINDINGS
The Planning Commission finds that the proposed project is consistent with all three
applicable findings to approve the Variance for the project pursuant to South Pasadena
Municipal Code Section 36.410.080, as follows:
1. There are special circumstances applicable to the subject property (e.g., location,
shape, size, surroundings, topography, or other conditions), so that the strict
application of this Zoning Code denies the property owner privileges enjoyed by
other property owners in the vicinity and within the same zoning district, or
creates an unnecessary and involuntarily created hardship, or unreasonable
regulation which makes it impractical to require compliance with the
development standards.
The project is subject to the development standards established in the MSSP which
include a requirement for a new mixed use building wall to front a minimum of 95%
of the lot. The subject property is constrained by special circumstances so that the
strict application of this development standard would create an involuntarily created
hardship and an unreasonable regulation making it impractical to require compliance
of the project. The subject site is constrained by the location of the existing historic
building (1115 Mission Street) which is listed on the City’s “Inventory of Historic
Resources” and is therefore given special consideration in the planning process. An
existing 10 foot setback adjacent to the historic building to the east represents an
additional site constraint.
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The project proposes to rehabilitate the existing historic building for adaptive reuse as
ground floor retail commercial and second floor residential uses. The MSSP requires
that the renovation adhere to the “Secretary of the Interior Standards for Rehabilitation
(Standards).” One of the Standards is a requirement that adjacent or related new
construction be undertaken in such a manner that if removed in the future, the essential
form and integrity of the historic property and its environment would be unimpaired.
This standard necessitates providing a building separation between the historic
structure and new adjacent mixed use buildings.
The total lot frontage of the project site along Mission Street is approximately 200
linear feet. The historic building and adjacent 10 foot wide setback occupy
approximately 50 linear feet of frontage leaving approximately 150 feet of frontage for
the new mixed use building. The strict application of the MSSP development standard
would require the mixed use building wall to occupy 143 feet of the remaining 150 feet
of frontage resulting in a building separation of only 7 feet between the new building
and the existing historic building. A building separation of 7 feet would create an
unusable and difficult to maintain space. The project proposes the building wall to
front approximately 130 linear feet of Mission Street, or approximately 87% of the lot
frontage. The proposal results in a 19’7” building separation between the new building
and the historic building which would be improved as a landscaped pedestrian court
allowing access from Mission Street to the interior of the project and which could be
adequately maintained.
2. Granting the Variance would:
a. Be necessary for the preservation and enjoyment of substantial property rights
possessed by other property owners in the same vicinity and zoning district, and
denied to the subject property owner;
Granting the Variance would be necessary to ensure the property owner enjoys
substantial property rights possessed by other property owners in the vicinity within
the MSSP. Other property owners within the MSSP whose properties are not similarly
constrained by existing historic buildings may enjoy the full property rights without
the need for a variance from development requirements of mixed use projects within
the MSSP. Granting the Variance allows the subject property owner the same property
rights enjoyed by other property owners to develop the property to the fullest
consistent with the zoning for the property.

b. Be consistent with the General Plan and any applicable specific plan, and the
limitations established by the 1983 initiative;
Granting of the Variance would be consistent with the General Plan land use
designation and zoning for the subject property of MSSP. The project is consistent
with the MSSP requirement that the subject property be developed as a pedestrian
oriented shopping area with continuous storefronts along the sidewalks and housing
and offices above and behind commercial retail uses and complies with all
development standards and design guidelines established in the MSSP. The project
also complies with the MSSP requirement that the project adhere to the Secretary of
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the Interior’s Standards for Rehabilitation of the existing building listed on the City’s
Inventory or Historic Resources. Building height for the proposed project will not
exceed 45 feet therefore granting of the Variance would be consistent with the
limitations established by the 1983 initiative.
c. Not constitute a grant of special privileges inconsistent with the limitations on
other properties in the vicinity and in the same zoning district;
Granting of the Variance would not constitute a grant of special privileges inconsistent
with the limitations on other properties in the vicinity and in the same zoning district.
The subject property would be subject to the same development requirements,
standards and guidelines as would other properties within the MSSP. Granting of the
Variance would allow the development of a project designed to be consistent with the
existing character of the surrounding neighborhood which consists of one and two
story commercial buildings along Mission Street, many of which are historic, ground
floor storefronts and dining patios facing the sidewalk. The proposed new buildings
are two and three story buildings. Several three-story buildings already exist in the
area, including the Golden Oaks apartment building, a mixed-use building fronting on
Fairview Avenue, the Mission Meridian Village, and a mixed-use building at the
corner of Mission Street and Fremont Avenue.
d. Not be materially detrimental to the public convenience, health, interest, safety,
or welfare of the City, or injurious to the property or improvements in the
vicinity and zoning district in which the property is located.
Granting of the Variance to reduce the required amount of lot frontage the building
wall must occupy along Mission Street will not be materially detrimental to the public
convenience, health, interest, safety and or welfare of the City, or injurious to the
property or improvements in the vicinity and zoning district. The strict application of
the zoning requirement for building wall frontage would result in a 7 foot wide
building separation between the existing historic building and the new mixed use
building creating an unusable and difficult to maintain space for security purposes.
The granting of the Variance will allow for a better design providing a suitable
building separation of over 19 feet between an existing historic structure and the new
building which can be used as a pedestrian open space area and dining area. Public
use of the space helps to promote public safety and welfare within the space and “eyes
on the street” both from within and from the street to the interior of the space.
3. The proposed project would be compatible with the existing aesthetics,
character, and scale of the surrounding neighborhood, and considers impacts
on neighboring properties.
The existing aesthetics, character, and scale of the surrounding neighborhood consists
of one and two story commercial buildings along Mission Street, many of which are
historic, ground floor storefronts and dining patios facing the sidewalk. While
proposed new buildings are two and three story buildings, higher in height, and larger
in mass than most of the surrounding existing buildings, they are not out of scale or
character for the Mission Street area. Several three-story buildings already exist in
the area, including the Golden Oaks apartment building, a mixed-use building
fronting on Fairview Avenue, the Mission Meridian Village, and a mixed-use
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building at the corner of Mission Street and Fremont Avenue. Furthermore, the
proposed façade along Mission Street would be divided into multiple storefront and
pedestrian openings, creating a rhythm that is consistent with other existing buildings
along Mission Street.
In terms of uses, the mixed residential and commercial nature of the proposed
buildings is consistent with the surrounding area, which contains a mix of
commercial, residential, and institutional uses, with commercial uses primarily
occurring at the ground floor level along Mission Street. The project is compatible
with the existing neighboring properties with commercial uses and facades at the
ground level along Mission Street and residential uses located above and behind
commercial uses. Furthermore, the proposed façade along Mission Street would be
divided into multiple storefront and pedestrian openings including areas for outdoor
dining, creating a rhythm that is consistent with other existing buildings along
Mission Street.
SECTION 5: VESTING TENTATIVE PARCEL MAP FINDINGS
The Planning Commission finds that the proposed project is consistent with all applicable
findings for approval of the Vesting Tentative Parcel Map pursuant to South Pasadena
Municipal Code Section 36.510.070, as follows:
1. That the proposed subdivision, together with the provisions for its design and
improvement, is consistent with the General Plan, and any applicable Specific
Plan, and that none of the findings for denial in Subsection C. can be made.
The proposed subdivision merging two parcels into one parcel for development of a
cohesive mixed use project promotes the goals and policies of the General Plan
Economic Development Element with the stated goal of promoting mixed use
development to encourage innovative development taking advantage of the City's
character and access to transit. The General Plan recognizes that combining different
land uses generates economic benefits from the synergy that occurs with proximity of
complementary uses. The General Plan specifies that such mixing of uses should be
considered particularly in proximity to transit stations, and in other areas where higher
density development is desirable.
The design of the project is also consistent with the design criteria of the MSSP
designation of “Core Area/District A” for the project site intended to be a pedestrianoriented shopping area with continuous storefronts along the sidewalks and housing
and offices above and behind commercial retail uses. The project is proposed as a
mixed use residential and retail commercial development with 36 residential dwelling
units located above and behind approximately 7,394 square feet of pedestrian oriented
commercial uses fronting Mission Street and Fairview Avenue. The building located
at 1115 Mission Street, which is part of this mixed use project, is listed on the “City of
South Pasadena Inventory of Historic Resources” (Inventory). The rear of the existing
historic building is proposed to be partially demolished with the remaining front part
of the building restored for adaptive reuse as commercial and residential uses consistent
with the Secretary of Interior Standards for rehabilitation and in compliance with the
requirements of the “Standards for Historic Resources” established in the MSSP.
37 4 -38
20- ATT

The design of all new buildings proposed as part of the Project is consistent with MSSP
Design Guidelines, “Section 8.1 Guidelines for new Buildings in Districts A and B.”
These design guidelines require all new buildings located along street frontages on
which Pedestrian Oriented Uses are required or permitted must be storefront buildings
and should maintain the scale, proportions, relationship to the sidewalk and materials
that are characteristic of storefront buildings in the area. The proposed new buildings
conform to recommended building configuration for a two or three story building
fronting on Mission Street to have ground floor storefronts with lofts or housing above
and subterranean parking. In addition new buildings are required to incorporate
elements of the architectural styles historically found in the area. The design of new
buildings in the project includes storefronts fronting Mission Street and Fairview
Avenue which incorporate the architectural elements of other buildings in the area.
Exterior materials on new buildings include the use of brick with banding elements
consistent with the Vernacular style of the historic building located at 1115 Mission
Street. Parking for the project will be subterranean consistent with the MSSP guideline
for parking configuration for a building on a corner lot fronting on Mission Street. New
building storefronts include the design elements as specified in the MSSP for
storefronts including use of a flat roof, band course near the roof line, band course on
the ground floor, a storefront by set back from the wall by one brick thickness, transom
windows, recessed double doors, pilasters which are expressed to the ground, storefront
bulkheads set back from the pilaster, and display windows. Open space within the
proposed project complies with the MSSP Design Guidelines Section 8.6.3 “Outdoor
Open Space in Residential or Mixed Use Projects.” The proposed central courtyard is
3,099 square feet which exceeds the required 2,000 square foot minimum size but is
less than the maximum allowed 4,500 square feet, rectangular in shape, is enclosed on
three sides by buildings and garden structures, and is open to the street via an open
pedestrian courtyard approximately 20 feet wide extending to Mission Street. The
courtyard will be landscaped with a minimum of 10 trees exceeding the recommended
1 tree per 1,000 square feet of courtyard. Attractive paving and planters will be
installed throughout the central courtyard consistent with recommended paving
guidelines.
The subdivision design is consistent with the General Plan and does not meet any of
the findings for denial in Subsection C.
2. Supplemental findings. In addition to the findings required for approval of a
Tentative Map by Subsection A. above, the Commission shall not approve a
Tentative Map unless it can also make the following findings, when they are
applicable to the specific subdivision proposal.
a. Construction of improvements. It is in the interest of the public health and
safety, and it is necessary as a prerequisite to the orderly development of the
surrounding area, to require the construction of road improvements within a
specified time after recordation of the Parcel Map, where road
improvements are required.
b. Condominiums. Any applicable findings required by Section 36.530.020 for
condominium conversions.
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c. Dedications or exactions. Findings documenting the need for dedications or
exactions, if dedications or exactions are required.
d. Waiver of Parcel Map. The findings required by Section 36.520.030 (Waiver
of Parcel Map), if waiver of a Parcel Map has been requested with the
Tentative Map application.
The supplemental findings are not applicable to the project. Existing primary access to the
project site is provided from Mission Street, a General Plan designated minor arterial, with
secondary access provided from Fairview Avenue, a designated local street. Both streets
are adequate in width and pavement type to carry the quantity and quality of project traffic
expected to be generated by the proposed use. No expansion of these streets is required to
accommodate the project. Thus, the project does not require construction of road
improvements and no dedications or exactions are required as part of the project.
In addition, the project is not a condominium conversion project. A waiver of a Parcel
Map has not been requested with the Tentative Map Application for the project.
SECTION 6: CERTIFICATE OF APPROPRIATENESS FINDINGS
The Planning Commission finds that the proposed project is consistent with all mandatory
findings and three project specific findings to approve the Certificate of Appropriateness
of the project pursuant to SPMC Article 4H, Chapter 2, as follows:
Mandatory Findings.
1. The project is consistent with the goals and policies of the General Plan.
The project is consistent with the General Plan because it would implement the
MSSP goal for the Core Area to encourage development of pedestrian oriented
shopping. The project would provide new retail commercial uses fronting Mission
Street in a pedestrian friendly setting with open gathering places, outdoor dining
areas, and paseos. The project would be consistent with the historic character of
the Mission West Historic District which is located at the center of the Core Area.
2. The project is consistent with the goals and policies of Article IVH – Cultural
Heritage Ordinance – of Chapter 2 of the South Pasadena Municipal Code.
The project is consistent with and implements the goals and policies of the Cultural
Heritage Ordinance by perpetuating the use of a cultural resource through
rehabilitation and adaptive reuse of the historic resource located on the project site
(1115 Mission Street). The existing historic resource would be used as a mixed
use building while preserving the architectural and aesthetic features of the resource
consistent with the Secretary of Interior’s Standards.
3. The project is consistent with the applicable criteria identified in Section
2.65(e)(8) which the Commission applies to Alterations, Demolitions, and
relocation requests.
The demolition and renovations proposed for the project are consistent with the
Secretary of Interior Standards for rehabilitation. A historic report and impact
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analysis of the proposed project was prepared and peer reviewed by the City which
found that direct impacts to the project site and indirect impacts to the surrounding
historic district as a result of the project would be less than significant.
Project-Specific Findings
1. The project removes inappropriate alterations of the past
The project proposes to replace non original windows on the first and second floors
of the primary façade facing Mission Street with period appropriate style windows
consisting of wood trim and treatment to convey its historic and architectural value.
Additional period appropriate improvements would be made to the building
including the addition of four windows to the west façade and the addition of a
solid door to replace a non-original window on the east façade. The south façade
would be altered with the removal of the existing shed structure and the
construction of a new wall with a physical separation of the building from the new
residential building. New windows proposed for the west elevation would be the
same style and material as the windows proposed for the second story of the front
elevation. Addition of brick headers are also proposed above the new windows
and doors to be consistent with the existing brick headers on the east elevation.
2. The project is appropriate to the size, massing, and design context of the
historic neighborhood
The surrounding area includes numerous historic resources. Construction and
operation of the project would not alter any of the physical characteristics of nearby
historic resources. Additionally, construction and operation of the project would
not alter the historic context of the surrounding historic district and other
commercial areas fronting Mission Street. The project would maintain the existing
two story height consistent with the historic resources of the surrounding historic
district that are predominantly two story in height. The design of the new
construction features differing material and color finishes. The massing of the
building would remain unchanged. The project is appropriate to the size, massing
and design context of the surrounding historic neighborhood.
3. The project is consistent with the Secretary of the Interior Standards for the
Treatment of Historic Properties, and is therefore exempt from CEQA under
Class 31, which applies to “projects limited to maintenance, repair,
stabilization, rehabilitation, restoration, preservation, conservation or
reconstruction of historical resources in a manner consistent with the
Secretary of the Interior Standards for the Treatment of Historic Properties
with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstruction
Historic Buildings (1995), Weeks and Grimmer.” (CEQA Guideline [Cal.
Code Regs. Title 14] § 15331)
The Project includes the rehabilitation of a cultural resource consistent with the
Secretary of the Interior Standards as described in the following table, “Consistency
with Secretary of Interior Standards.”
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Consistency with Secretary of the Interior Standards
Standard
Consistency Determination
Standard 1: A property will be used as it Consistent. The property would be redeveloped as a
was historically or be given a new use that commercial and residential mixed use building and would
requires minimal change to its distinctive retain the commercial façade along Mission Street. New
materials, features, spaces, and spatial period appropriate exterior renovations to the side and rear
relationships
of the building would be constructed.
Standard 2: The historic character of a
property will be retained and preserved.
The removal of distinctive materials of
alteration of features, spaces, and spatial
relationships that characterize a property
will be avoided.

Standard 3: Each property will be
recognized as a physical record of its time,
place, and use. Changes that create a false
sense of historical development, such as
adding conjectural features or elements
from other historic properties, will not be
undertaken.
Standard 4: Changes to a property that
have acquired historic significance in their
own right will be retained and preserved.
Standard 5: Distinctive materials,
features, finishes, and construction
techniques or examples of craftsmanship
that characterize a property will be
preserved.

Standard 6: Deteriorated historic features
will be repaired rather than replaced.
Where the severity of deterioration
requires replacement of a distinctive
feature, the new feature will match the old
in design, color, texture, and, where
possible, materials. Replacement of
missing features will be substantiated by
documentary and physical evidence.
Standard 7: Chemical or physical
treatments, if appropriate, will be
undertaken using the gentlest means
possible. Treatments that cause damage to
historic materials will not be used.
Standard 8: Archeological resources will
be protected and preserved in place. If such
resources must be disturbed, mitigation
measures will be undertaken.

Consistent. Although the property is not eligible for
designation as a local landmark or inclusion in a historic
district, the Project proposes to retain some of the
building’s original features. These features include: the
glazed brick on the front façade and refurbishment of the
glazed brick on the side building elevations to the original
unfinished brick; the decorative brick course between the
first and second stories; recessed sign area; the cornice;
frieze; and angled window sills. The distinctive materials
and features of the store front would be retained. A new
structure would be constructed at the rear which would be
architecturally consistent with the character of the retained
front portion of the building.
Consistent. As described in Standard 2, the overall design
does not create a false sense of historical development and
does not incorporate conjectural features from other
historic properties into the development.

Consistent. There have been no changes to the subject
property that have acquired historic significance in their
own right.
Consistent. Although the property is not eligible for
designation as a local landmark or inclusion in a historic
district, the Project proposes to retain some of the
building’s original features such as the enameled brick of
the main façade, the decorative brick course between the
first and second stories, the recessed sign area, the cornice,
frieze, and angled window sills.
Consistent. The first and second-story windows are not
original to the building and are deteriorated beyond repair.
These windows would be replaced with period-appropriate
style windows.

Consistent. No chemical or physical treatments are
proposed.

Consistent. No archeological resources are known to exist
on the site.
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Standard 9: New additions, exterior
alterations, or related new construction
shall not destroy historic materials that
characterize the property, the new work
shall be differentiated from the old and
shall be compatible with the massing, size,
scale, and architectural features to protect
the historic integrity of the property and its
environment.

Consistent. The proposed new construction would be
differentiated from the existing portion of the building
fronting Mission Street. The new building proposed for
construction at the rear is a two story residential building
designed at a scale and mass similar to the existing being
retained and renovated.

Standard 10: New additions and adjacent
or related new construction shall be
undertaken in such a manner that if
removed in the future, the essential form
and integrity of the historic property and
its environment would be unimpaired.

Consistent. The Project would remove the single story
warehouse from the rear façade and a new two story
residential structure would be constructed to the rear of the
building with a physical separation between the two. The
new construction, if removed at some later time, would not
impair the essential form and integrity of the retained
portion of the building fronting Mission Street

SECTION 7: RECORD OF PROCEEDING
The documents and other materials that constitute the record of the proceedings upon which
the Planning Commission’s decision is based, which include, but are not limited to, the
environmental documents, staff reports, as well as all materials that support the staff reports
for the proposed project, and are located in the Planning and Building Department of the
City of South Pasadena at 1414 Mission Street, South Pasadena, CA 91030. The custodian
of these documents is the City Clerk of the City of South Pasadena.
SECTION 8. DETERMINATION
Based upon the findings outlined in Sections 1 through 7 above, the Planning Commission
of the City of South Pasadena hereby takes the following actions:
A. Certify the Environmental Impact Report (SCH No. 2019011007) for the Mission
Bell Mixed-Use Project (Project No. 2034-CUP/DRX/COA/VTPM/VAR),
attached hereto as Exhibit “B”; and
1. Adopt a Mitigation Monitoring and Reporting Program included as Table 4.01 in the Final EIR for the Project; and
2. Direct staff to file a Notice of Determination with the Los Angeles County
Clerk; and
B. Approve the following applications, subject to conditions of approval attached
hereto as Exhibit “A”:
1. Conditional Use Permit for the mixed use development including outdoor
dining in two designated courts and use of the development bonus provision of
the Mission Street Specific Plan; and
2. Design Review Permit for the proposed mixed use development; and
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3. Certificate of Appropriateness for a partial demolition of the rear portion of a
warehouse and restoration of the remaining front portion of an existing historic
structure; and
4. Variance from the Mission Street Specific Plan development requirement for a
minimum percentage of lot frontage to be occupied by a building wall; and
5. Vesting Tentative Parcel Map to create a one lot subdivision for condominium
purposes from two existing lots.
SECTION 9: APPEALS
Any interested person may appeal this decision or any portion of this decision to the City
Council. Pursuant to the South Pasadena Municipal Code, any such appeal must be filed
with the City, in writing, and with appropriate appeal fee, no later than (15) days, following
the date of the Planning Commission’s final action.
SECTION 10: CERTIFICATION OF THE RESOLUTION
The Secretary shall certify that the foregoing Resolution was adopted by the Planning
Commission of the City of South Pasadena at a duly noticed regular meeting held on the
11th day of February 2020.
PASSED, APPROVED, AND ADOPTED this 11th day of February 2020 by
the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

Janet Braun, Chair
ATTEST:

Lisa Padilla, Secretary

APPROVED AS TO FORM:

________________________________
Aleks R, Giragosian, Assistant City Attorney
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Exhibit “A”
Conditions of Approval
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EXHIBIT “B”
CONDITIONS OF APPROVAL
& DEVELOPMENT REQUIREMENTS
PROJECT NO. 2034-CUP/COA/DRX/VTPM/VAR
1105-1115 Mission Street
CONDITIONS OF APPROVAL
PLANNING DIVISION:
General Conditions
P-1.

The following approvals are granted for the land and land use as described in the application
and any attachments thereto, as shown on the development plans submitted to and
approved by the Planning Commission on February 11, 2020:
1. Conditional Use Permit for the proposed mixed use development, including outdoor
dining in two designated courts, and use of the development bonus provision of the
Mission Street Specific Plan;
2. Design Review Permit for the proposed mixed use development;
3. Certificate of Appropriateness for a partial demolition of the rear portion of a warehouse
and restoration of the remaining front portion of an existing historic structure
4. Variance from the Mission Street Specific Plan development requirement for a minimum
percentage of lot frontage to be occupied by a building wall; and
5. Vesting Tentative Parcel Map No. 78267 to create a one lot subdivision for condominium
purposes from three existing lots.

P-2.

This Conditional Use Permit, Certificate of Appropriateness, Design Review, and Variance and
all rights hereunder shall terminate within twelve (12) months of the effective date of their
approval by the Planning Commission unless otherwise conditioned and/or unless action is
taken to secure Building Permits and maintain active Building Permits with the Building Division
beginning with the submittal of the plans for Plan Check review.

P-3.

This Vesting Tentative Parcel Map No. 78267 and all rights hereunder shall terminate 24 months
of the effective date of the approval by the Planning Commission unless action is taken to
secure a final Parcel Map, and related bonds and improvement agreements, have been
filed with the City Engineer in compliance with South Pasadena Municipal Code Division
36.520 (Parcel Maps and Final Maps); or an extension of time has been granted in compliance
with South Pasadena Municipal Code Section 36.510.150.

P-4.

Approval by the Planning Commission does not constitute a building permit or authorization
to begin any construction. All appropriate permits issued by the South Pasadena Public Works
Department and Building Division must be obtained prior to construction, enlargement,
relocation, conversion or demolition of any building or structure on any of the properties
involved with the Conditional Use Permit, Design Review, Certificate of Appropriateness,
Variance, and Vesting Tentative Parcel Map.

P-5.

All other requirements of any law, ordinance, or regulation of the State of California, City of
South Pasadena, and any other government entity shall be complied with.
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P-6.

Compliance with and execution of all conditions listed herein shall be necessary prior to
obtaining any occupancy inspection clearance and/or prior to obtaining any occupancy
clearance.

P-7.

The applicant and each successor in interest to the property which is the subject of this project
approval, shall defend, indemnify and hold harmless the City of South Pasadena and its
agents, officers and employees from any claim, action or proceeding against the City or its
agents, officers or employees to attack, set aside, void or annul any approval of the City, City
Council or City Planning Commission concerning this use.

P-8.

Sale of alcohol for on-site consumption, including service to outdoor dining areas shall require
a separate approval pursuant to the South Pasadena Municipal Code.

P-9.

Prior to operation of any outdoor dining area, the applicant shall provide the following
information to the Community Development Director for review and approval:
a. A detailed site plan and elevations showing the boundary, pedestrian access, and railing
design for the outdoor dining area for each tenant.
b. A statement of operation that includes, but not limited to, hours of operation and any
proposed amplified sound in the outdoor dining area.

P-10.

If subsurface artifacts are unearthed during construction activities, the Applicant shall comply
with California Public Resources Code (PRC) Section 21083.2, which specifies the protocol to
be followed should cultural resources be discovered during excavation, grading, or
construction activities. Should that process determine that any artifacts found are tribal in
origin, ground-disturbance activity shall cease, and the City shall notify the tribes known to
be affiliated with the Project area to initiate development of a tribal cultural resource (TCR)
monitoring plan. Construction of the proposed Project shall adhere to California Health and
Safety Code Section 7050.5, which states that if human remains are encountered, no further
disturbance shall occur until the Los Angeles County Coroner has made a determination of
origin and disposition pursuant to PRC Section 5097.98. The Los Angeles County Coroner must
be notified of the find immediately. If the human remains are determined to be prehistoric,
the Coroner will notify the NAHC, which will determine and notify a Most Likely Descendant
(MLD). The MLD shall complete the inspection of the site within 48 hours of notification and
may recommend scientific removal and non-destructive analysis of human remains and items
associated with Native American burials.

P-11.

The construction site and the surrounding area shall be kept free of all loose materials
resembling trash and debris in excess of that material used for immediate construction
purposes. Such excess may include, but is not limited to: the accumulation of debris,
garbage, lumber, scrap metal, concrete, asphalt, piles of earth, salvage materials,
abandoned or discarded furniture, appliances or other household fixtures.

P-12.

The hours of construction shall be limited to 8:00 am through 7:00 pm Monday through Friday;
9:00 am through 7:00 pm on Saturday; and 10:00 am through 6:00 pm on Sunday.

P-13.

The clearing, grading, earth moving, or excavation operations that cause excessive fugitive
dust emissions shall be controlled by regular water or other dust preventive measures using
the following procedures:
a. All material excavated or graded shall be sufficiently watered to prevent excessive
amounts of dust. Watering shall occur at least twice daily with complete coverage,
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preferable in the late morning and after work is done for the day;
b. All material transported on-site or off-site shall be either sufficiently watered or securely
covered to prevent excessive amounts of dust;
c. The area disturbed by clearing, grading, earth moving, or excavation operations shall be
minimized so as to prevent excessive amounts of dust; and
d. Visible dust beyond the property line emanating from the project shall be prevented to
the maximum extent feasible.
Prior to Issuance of Grading Permit
P-14.

Prior to issuance of any grading or building permit, the applicant shall submit a construction
management plan for approval by the Building, Planning, and Public Works Departments.
The construction management plan shall include, but not be limited to:
a. A proposed haul route and location of a proposed off-site construction staging area
where project construction workers and/or subcontractors will park and equipment will
be stored. Any construction activity that may require closing public roadways shall be
identified and mitigation identified as part of the staging plan. The applicant shall obtain
input from Public Works to identify haul route and staging area.
b. A plan for dust control techniques to be implemented during project construction which
shall include, but not be limited to, plans for daily watering of the construction site,
limitations on construction hours, and adherence to standard construction practices such
as watering of inactive and perimeter areas.
c. A traffic control plan for the duration of the construction prepared by a licensed civil
engineer for approval by the City Engineer. The applicant shall notify businesses and
residents impacted by any parking restrictions during construction. The applicant shall
pay for City’s consulting traffic engineer to review all traffic control plans.
d. The construction management plan shall demonstrate compliance with Mitigation
Measure No. NOI-1 below.
Prior to issuance of grading permits the applicant shall submit a construction
management plan for approval by the City specifying that all construction equipment,
fixed or mobile, will be equipped with properly operating and maintained mufflers and
other state-required noise-attenuation devices; identifying the maximum distance
between construction equipment staging areas and occupied residential areas; and
requiring the use of electric air compressors and similar power tools. Temporary noise
barriers can reduce noise level at a minimum of 10 dBA, depending on the performance
standard of achieving noise-level reductions. Optimal muffler systems for all equipment
and the break in line of sight to a sensitive receptor would reduce construction noise
levels by approximately 10 dB or more.1 Limiting the number of noise-generating,
heavy-duty off-road construction equipment (e.g., backhoes, dozers, excavators,
loaders, rollers, etc.) simultaneously used on the Project site within 50 feet of off-site
noise-sensitive receptors surrounding the site to no more than one or two pieces of
heavy-duty, off-road equipment would further reduce construction noise levels by
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approximately 10 dBA. A sign, legible at a distance of 50 feet, shall be posted at the
Project construction site providing a contact name and a telephone number where
residents can inquire about the construction process and register complaints. This sign
shall indicate the dates and duration of construction activities. In conjunction with this
required posting, a noise disturbance coordinator shall be identified to address
construction noise concerns received. The contact name and the telephone number
for the noise disturbance coordinator shall be posted on the sign. The coordinator shall
be responsible for responding to any local complaints about construction noise and
shall notify the City to determine the cause and implement reasonable measures to the
complaint, as deemed acceptable by the City. (MM-NOI-1: Noise Reduction
Techniques)
Prior to issuance of Building Permits
P-15.

Prior to issuance of building permits, the applicant shall provide photographs to Planning,
Building, and Public Works Departments illustrating that proper construction fencing is installed
and signs describing construction contact information are posted at the construction site.

P-16.

Prior to issuance of building permits, the applicant shall submit project construction drawings
to be reviewed and stamped by a certified Architectural Historian hired by the City, ensuring
that the project construction plans comply with the Secretary of the Interior Standards for
Rehabilitation. The stamped plans by the Architectural Historian shall receive approval by the
Chair of the Cultural Heritage Commission. The Architectural Historian hired by the City shall
be paid for by the applicant.

P-17.

Prior to issuance of building permits, the applicant shall submit final landscape and irrigation
plans showing compliance with the City’s Water Efficient Landscape Ordinance (SPMC
Section 35.50) for approval by the Community Development Director.

P-18.

Prior to issuance of building permits, the applicant shall submit an outdoor lighting plan
showing compliance with Section 36.300.900 of the Zoning Code for review and approval by
the Community Development Director.

P-19.

Prior to issuance of building permits, the applicant shall receive approval from the Public Art
Commission for either the installation of public art at the project site or payment of the
required fee pursuant to South Pasadena Municipal Code Section 36.395. A copy of the
approval shall be submitted with plan check plans.

P-20.

Prior to issuance of building permits, the applicant shall provide construction drawings
showing the installation of on-site security system in the parking garage with signage posted
indicating 24-hour assistance contact information.

P-21.

Prior to issuance of building permits, the applicant shall provide construction drawings
showing the location of a minimum of 17 parking spaces reserved for public use. A signage
design for posting at these public parking spaces shall be providing in the construction
drawing.

Prior to Final Inspection
P-22.

Prior to final inspection, the applicant shall install all landscaping and irrigation per the
approved final landscape plans pursuant to the City’s Water Efficient Landscape Ordinance
(SPMC Section 35.50). The applicant shall documentations as required under SPMC Section
35.50, which shall include, but not limited to the following:
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a. A Certification of Completion certifying the landscape and irrigation have been installed
per the approved final landscape plan and complies with the City Water Efficient
Landscape Ordinance.
b. A Landscape Irrigation Audit Report from a certified landscape irrigation auditor shall be
submitted to the City. The landscape irrigation audit shall not be conducted by the
person who designed the landscape or installed the landscape irrigation.
P-23.

Prior to final inspection, the applicant shall provide photographs of the following:
a. The locations of all on-site security system in the parking garage with signage posted
indicating 24-hour assistance contact information.
b. The location of 17 parking spaces reserved for public use with signage posted indicating
public parking spaces.

P-24.

Prior to final inspection, the applicant shall submit a Master Sign Plan for review and approval
pursuant to Section 36.320 of the Zoning Code.

Prior to Final Map Approval
P-25.

Prior to final map approval, the applicant shall record a covenant or other instrument
acceptable to the City that runs with the land specifying the following:
a. All common open space areas, both residential and commercial, including all courts,
paseos, pedestrian access, all private water, drainage, and sewer, facilities; storm water
treatment devices, landscaping within designated landscape areas (including irrigation
system), and community mailboxes, etc. shall be maintained in perpetuity by a
designated entity.
b. The open space area between the historic building and the new building along Mission
Street shall be made available for public use and no gate or other method of restrictions
shall be installed to prohibit public use of this space.
c. All parking spaces designated for public use shall be maintained for public parking in
perpetuity by a designated entity.
d. All parking garage gates and signage shall be maintained and any modifications to the
parking garage gate and signage shall be subject to review and approval by the City.
e. The public and private areas of the parking garage (including paving and striping),
ventilation mechanisms, fire protection, security systems, electric vehicle charging
mechanisms, gates, all signage, exterior lightings, lightings in parking garage, and building
facades shall be maintained by appropriate entities in perpetuity.

PUPLIC WORKS DEPARTMENT
General Conditions
PW-1.

The applicant shall be responsible for all costs incurred by the City for the use of professional
services or consultants in the review, investigation, and or plan check of the public
improvement plans. The applicant shall deposit funds into an approved project account
from which the City shall draw funds to pay for said professional services.
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PW-2.

The applicant shall contact the City Water Division to coordinate size, location, and
associated fee for a new water meter connection as applicable. Please contact Water
Operation Manager at (626) 460-6393 for additional information.

PW-3.

No storage or occupation of construction materials, equipment, or vehicles shall be permitted
within the public right-of-way.

PW-4.

Street or lane closures are only allowed between 9:00 am and 2:00 pm. Whenever there will
be a street closure exceeding 30 minutes in duration, the applicant shall provide written
notification about the street closure to all impacted businesses and residents at least 48 hours
prior to the street closure. An encroachment permit shall be obtained from the Public Works
Department prior to any street closure.

PW-5.

Prior to commencement of construction activities the applicant shall post “Temporary No
Parking " signs along the entire length of the property prior to start of any construction. The
temporary no parking signs will be covered at the end of every working day and uncovered
at the start of the following working day prior to any construction activity. If two-way traffic
cannot be accommodated the use of flagmen and/or detouring shall be implemented. The
applicant shall obtain encroachment permits from the Public Works Department prior to the
installation of any signs.

Prior to Grading Permits
PW-6.

Prior to issuance of grading permit, the Applicant shall obtain the necessary approvals for the
removal/relocation of poles/lines and related infrastructure. Copies of correspondence
and/or approvals shall be submitted to Planning and Building, and the Public Works
Departments with plan check plans.

PW-7.

Prior to issuance of grading permit the applicant shall provide a labor and materials bond
and a performance bond based on 1½ times the estimated value of the proposed
improvements in the public right-of-way. The applicant’s civil engineer shall prepare the
construction cost estimate.

PW-8.

Prior to issuance of grading permits, engineering plans shall be submitted for approval by the
Public Works Department indicating the location and area of trench sections for all proposed
sewer and water lines connection within the public right of way.

PW-9.

Prior to issuance of a grading permit, the applicant shall perform a video inspection of the
existing sewer lateral to identify any obstructions and remove any obstructions observed. A
copy of the inspection video of the cleared pipe shall be submitted to Public Works for review.

PW-10.

Prior to issuance of a grading permit, a sewer study shall be submitted to Public Works by the
applicant to the satisfaction of the City Engineer that the proposed sewer outlet on Mission
Street or Fairview Avenue has adequate capacity for the proposed sewage flow.

PW-11.

Prior to issuance of a grading permit, the applicant shall submit improvement plans to the
Department of Public Works to include, but not be limited to the following information:
a. The location of all existing utilities on street(s) adjacent to the project site, as well as the
location and size of all existing or proposed services serving the project site. All utility points
of connection (POC) shall be shown on the plans. Plans shall indicate that all proposed
sewer lateral pipes within the public right of way shall be 6” diameter VCP.
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b. A list of all utility agencies and their contact phone numbers.
c. Applicant replacement of existing parking signage and posts adjacent to project site with
new signs which meet current California Municipal Uniform Traffic Control Devices
reflectivity standards and the City’s sign post standard. New signage and installation
locations shall be reviewed and approved by the Director of Public Works.
d. Street plans showing all existing conditions within pubic rights-of-ways, curb/gutter,
driveway, existing features, trees, dimensions,
e. Proposed improvements to Mission Street and Fairview Avenue.
f.

The method for protecting existing trees within the public right of way during project
construction.

g. Replacement by the applicant of all curb and gutter, sidewalk, brick pavers, and
driveway along Mission Street and Fairview Avenue fronting the project site to the
satisfaction of the City Engineer per South Pasadena Municipal Code (SPMC) Section
31.54. Final plans for the proposed new driveway approach for the project shall be
designed as a commercial driveway and shall accommodate an ADA sidewalk per City
standards.
h. Installation by the applicant of two new street light standards and underground electrical
power per City standards for lighting of building entries on Mission Street and on Fairview
Avenue. Locations of street lights and underground electrical lines shall be included on
the improvement plans.
i.

The location of a minimum five (5) foot easement to be provided at the sidewalk to
accommodate an ADA access ramp landing area for the existing ramp located at the
southeast corner of Mission Street and Fairview Avenue.

j.

Reconstruction by the applicant of the existing driveway will be removed at the southeast
corner of Mission Street and Fairview with brick pavers to match the surrounding existing
paving and a painted red curb to the satisfaction of the City Engineer per SPMC Section
31.54.

k.

Applicant removal of the existing red curb, striping of (2) new street parking spaces, and
restriping remaining existing on street parking spaces to the satisfaction of the City
Engineer per SPMC Section 31.54.

l.

The elevation of hydraulic grade line (HGL) of the proposed storm drain.

m. The appropriate size of water meters as required for the installation of a fire sprinkler
system for the project.
n. The location of a water backflow preventer and point of connection (POC).
PW-12.

Prior to issuance of a grading permit, the applicant shall submit a construction schedule for
each stage of major construction activities and the timing of special access necessary as it
relates to site staging and traffic and access. Any changes to the construction schedule shall
be submitted schedule to the Public Works Department.
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PW-13.

Prior to issuance of a grading permit, the applicant shall obtain oversize/overload permits for
the stages of construction involving actives such as but not limited to, grubbing, grading,
drilling for piles and/or caissons, trenching for footings, excavating for retaining wall, core soil
sampling,

PW-14.

Prior to issuance of a grading permit, the applicant shall obtain a dumpster permit from the
Public Works Department. During project construction temporary bins (low boy) shall be
provided and shall be “roll off” style provided by Athens. Dumpsters placed on the roadway
shall require a protective barrier underneath (such as plywood) to protect the pavement.

Prior to Building Permits
PW-15.

Prior to issuance of any building permits, the applicant shall pay for all applicable City and
public agency fees including plan review and permit fees.

PW-16.

Prior to issuance of any building permits, the applicant shall submit a traffic corner sight
distance study for approval by the City Engineer prepared by a licensed civil engineer for
vehicular ingress and egress to the proposed driveway on Fairview Avenue and a corner
sight distance study for the southeast corner of Mission Street and Fairview Avenue.

PW-17.

Prior to issuance of any building permits, the Applicant shall obtain the necessary approvals
and submit evidence of each approval to the Planning and Building Divisions and Public
Works Department of the following:
a. The removal/relocation of poles/lines and related infrastructure. Copies of
correspondence and/or approvals shall be submitted to Planning and Building and the
Public Works Departments with plan check plans.
b. Approval from the Los Angeles County Flood Control District (District) for connection of
any storm drain to the District’s system.
c. Approval from Los Angeles County Sanitation District letter of approval/fee receipt for
sewer connection fee.

PW-18.

Prior to issuance of any building permits, the applicant shall pay City sewer and/or water
connection charges per Resolution 7390.

PW-19.

Prior to issuance of any building permits, the applicant shall submit copies of current Title
reports to the Public Works Department.

PW-20.

Prior to issuance of any building permits, of a food service establishment, the applicant shall
obtain Fat, Oil, and Grease (FOG) wastewater discharge permit for the proposed food service
establishment per SPMC Chapter 30 Article II. The FOG permit application is available at the
Public Works Department. The applicant shall provide the City with a copy of the approval
by the County of Los Angles Public Health for the installation of grease interceptors for food
service establishments within the project. Project construction plans shall include the location
of a grease interceptor.

Prior to Final Inspection
PW-21.

Prior to final inspection, the applicant shall replace all curb and gutter, sidewalk, brick pavers,
and driveway along Mission Street and Fairview Avenue fronting the project site to the
satisfaction of the City Engineer and restripe existing street parking spaces, stripe (2) new
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street parking spaces and repaint the red curb on Fairview Avenue, per the approved
improvement plans.
PW-22.

Prior to final inspection, the applicant shall install all new street signage per the approved
improvement plans.

PW-23.

Prior to final inspection, the applicant shall install two new street light standards and
underground electrical power per City standards for lighting of building entries on Mission
Street and on Fairview Avenue per the approved improvement plans.

PW-24.

Prior to final inspection the applicant shall be responsible for the planting of four (4) new
parkway trees on Mission Street and three (3) new parkway trees on Fairview Avenue per
SPMC section 31.48(b)(1 and per the final landscape and irrigation plans approved by the
City.

PW-25.

Prior to final inspection the reduced pressure backflow preventer device shall be tested by
certified tester and the test form shall be submitted to the Water Department.

PW-26.

Prior to Final inspection the applicant shall submit a water demand calculation to the City.
The demand water calculation will used to create a Hydraulic Analysis for water availability
for the project. The applicant shall pay for the cost to generate such report from the City’s
hydraulic modeling consultant fees and plus any cost associated with report. Please contact
Water Operation Manager at (626) 460-6393 for additional information.

PW-27.

Prior to final inspection the applicant shall apply for a change of address permit.

PW-28.

Prior to final inspection the applicant shall upgrade one existing street light head on Mission
Street as identified by the City Engineer to LED lighting. The upgrade shall be per City
standards.

PW-29.

Prior to final inspection the applicant shall grind and overlay minimum 1-1/2” of existing
asphalt from curb to curb along entire street width on Fairview Avenue adjacent to the
project boundary and shall provide slurry seal surface treatment from the centerline to edge
of pavement on Mission Street adjacent to the project boundary.

PW-30.

Prior to final inspection the applicant shall reconstruct the existing driveway at the southeast
corner of Mission Street and Fairview with brick pavers to match the surrounding existing
paving and a painted red curb per the approved improvement plans.

Prior to Final Map Approval
PW-31.

Prior to Final Map approval, the applicant shall obtain the Water Department's approval for
a separate water meter at each unit. The applicant shall contact the City Water Division to
coordinate size, location, and associated fee for a new water meter connection as
applicable. Please contact Water Operation Manager at (626) 460-6393 for additional
information.

PW-32.

Prior to Final Map approval, the applicant shall submit a complete copy of the final map to
LA County Subdivision Section for review of mathematical accuracy, and provide a copy of
the LA County Subdivision Section approval letter to the City Engineer.

Prior to Final Inspection
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PW-33.

Prior to Final Inspection, the applicant shall record the Final Vesting Parcel Map pursuant to
the requirements of the California Subdivision Map Act.

PW-34.

Prior to Certificate of Occupancy, permit for the parking garage, the applicant shall install
parking garage signage to be posted at the parking garage to include the hours of operation
of the public parking garage, and any additional information deemed appropriate by the
City Engineer and Police Department. The applicant shall obtain approval from the City
Engineer of the type, proposed location, and content of the signs prior to installation.

BUILDING AND SAFETY DIVISION:
General conditions
BD-1.

The second sheet of building and grading plans shall list all conditions of approval and include
a copy of the Planning Commission Decision letter. This information shall be incorporated into
the plans prior to the first submittal for plan check.

BD-2.

The initial plan check fee will cover the initial plan check and one recheck only. Additional
review required beyond the first recheck shall be paid for on an hourly basis in accordance
with the current fee schedule.

BD-3.

Per Ordinance 2280, effective on April 9, 2015, unless specifically exempt, Sewer/Water
Impact fees shall be paid to Public Works Department prior to or at the time City receives an
application for utility service. Contact Public Works Department to calculate the sewer/water
impact fee.

BD-4.

Separate addresses are required. An application to assign address and unit numbers shall be
submitted to the Public Works Department prior to plan check submittal.

BD-5.

In accordance with paragraph 5538(b) of the California Business and Professions Code, plans
are to be prepared and stamped by a licensed architect.

BD-6.

Structural calculations shall be submitted to Building and Safety prepared under the direction
of an architect, civil engineer or structural engineer.

BD-7.

Submittal of a geotechnical and soils investigation report is required. The duties of the soils
engineer of record, as indicated on the first sheet of the approved plans, shall include the
following:
a. Observation of cleared areas and benches prepared to receive fill;
b. Observation of the removal of all unsuitable soils and other materials;
c. The approval of soils to be used as fill material;
d. Inspection of compaction and placement of fill;
e. The testing of compacted fills; and
f.

BD-8.

The inspection of review of drainage devices.

The applicant shall retain a soils engineer, approved by the City, to prepare a Soils and/or
Geotechnical Investigation and for observation of all grading, site preparation, and
compaction testing. Observation and testing shall not be performed by another soils and/or
geotechnical engineer unless the subsequent soils and/or geotechnical engineer submits
and has accepted by the Building Division. At the time of plan check submittal, the pdf
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copy of the soils report shall be provided by the applicant.
BD-9.

Land disturbing activity that would result in the replacement of 5,000 square feet or more of
impervious surface area on an already developed site in “Planning Priority Project” categories
shall comply with LID requirements per City Ordinance.

BD-10.

All State of California disability access regulations for accessibility and adaptability shall be
complied with.

BD-11.

Approval is required from the Los Angeles County Health Department for restaurants.

BD-12.

Submittal of energy calculations is required.

BD-13.

Electrical plan check is required.

BD-14.

Mechanical plan check is required.

BD-15.

Plumbing plan check is required.

BD-16.

The project shall comply with the CalGreen Non-Residential mandatory requirements.

BD-17.

The project shall comply with the CalGreen Residential mandatory requirements.

BD-18.

No form work or construction materials will be permitted to encroach onto adjacent
property without written approval of the affected property owner.

BD-19.

A demolition permit is required for any existing buildings which are to be demolished.

BD-20.

Separate plan review and permit are required for each detached retaining wall.

BD-21.

All fire sprinkler hangers shall be designed, and their location approved by an engineer or an
architect. Calculations shall be provided indicating that the hangers are designed to carry
the tributary weight of the water filled pipe plus a 250 pound point load. A plan indicating this
information shall be stamped by the engineer or the architect and submitted for approval
prior to issuance of the building permit.

BD-22.

Separate permit is required for Fire Sprinklers

BD-23.

The following notes shall be placed on the Foundation Plan in a prominent location:
“Foundation inspection will not be made until the excavation has been surveyed and the
depth of the footings has been determined to be in accordance with the approved plans by
a land surveyor licensed by the State of California.”
“Foundation inspection will not be made until setback on all sides of the building has been
surveyed and the location of the footings has been determined to be in accordance with the
approved plans by a land surveyor licensed by the State of California.

Prior to issuance of permits
BD-24.

Prior to issuance of building permits the applicant shall pay applicable park impact fee.
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BD-25.

Prior to issuance of building permits the applicant shall pay, applicable Growth fee Per
Chapter 16A of the City of South Pasadena Municipal Code.

BD-26.

Prior to the issuance of building permits, the applicant shall provide documentation showing
that applicable school district fees have been paid to the School District.

BD-27.

Prior to issuance of building permit, the applicant shall provide documentation showing that
all applicable fees have been paid to the County of Los Angeles Sanitation District.

BD-28.

Prior to issuance of grading permits a grading and drainage plan shall be approved
indicating how all storm drainage including contributory drainage from adjacent lots is
carried to the public right of way or to a drainage structure approved to receive storm water.

BD-29.

Prior to issuance of building permits the applicant shall submit a property survey with
boundaries marked by a land surveyor licensed by the State of California.

Specific conditions for the proposed loft residential building:
BD-30.

A 3-story, 5-unit, R-2 occupancy group with only one exit is not permitted per Table 1006.3.2(1)
of the California Building Code. The loft building shall be constructed as Townhouses R-3
Occupancy Group complying with Section R302.2 of the California Residential Code.

BD-31.

Multistory condominiums consisting of four or more attached dwelling units with no elevator
shall meet the requirements of the California Building Code Section 1102A.3.1.

BD-32.

Private garages accessory to covered multifamily dwelling units, shall be accessible as
required in California Building Code Section 1109A. Private garages include individual
garages and multiple individual garages grouped together.

BD-33.

When parking is provided for covered multifamily dwellings and is not assigned to a resident
or a group of residents at least 5 percent of the parking spaces shall be accessible and
provide access to grade-level entrances of covered multifamily dwellings and facilities that
serve covered multifamily dwellings per Section 1109A.5.

BD-34.

Fire-resistance rating requirements for exterior walls based on fire separation distance of 5 to
10 feet shall comply with Table 602 of the Building Code.

BD-35.

Maximum area of exterior wall openings and degree of open protection based on fire
separation distance of 5 to 10 feet shall comply with Table 705.8 of the Building Code.

Specific conditions for the proposed mixed-use retail/ 30-unit residential building:
BD-36.

Condominiums consisting of four or more attached dwelling units with an elevator shall meet
the requirements of the California Building Code Section 1106A.

BD-37.

Private garages accessory to covered multifamily dwelling units, shall be accessible as
required in Section 1109A. Private garages include individual garages and multiple individual
garages grouped together.

BD-38.

When parking is provided for covered multifamily dwellings and is not assigned to a resident
or a group of residents at least 5 percent of the parking spaces shall be accessible and
provide access to grade-level entrances of covered multifamily dwellings and facilities that
serve covered multifamily dwellings per California Building Code Section 1109A.5.

58 4 -59
20- ATT

BD-39.

Three (3) percent of the total residential parking spaces assigned for the residential units in
this building shall be electric vehicle (EV) charging spaces capable of supporting future EV
supply equipment (EVSE) per Section 4.106.4.2 of the CalGreen Code. When EV chargers are
installed, accessible space shall be provided per Section 4.106.4.2.1.

BD-40.

New construction shall comply with Section 5.106.5.3 of the CalGreen Code to facilitate future
installations of EVSE.

BD-41.

Bicycle parking for non-residential building shall be provided to meet the requirements per
Section 5.106.4 of the CalGreen Code.

BD-42.

A nonresidential building comprised of with three habitable stories or fewer and low-rise
multifamily buildings shall comply with solar ready building requirements per Section 110.10 of
the California Energy Code.

BD-43.

The building height and area shall not exceed the limits specified in Table 503 based on the
type of construction as determined by Section 602 and the occupancies as determined by
Section 302 except as modified hereafter.

BD-44.

Each portion of a building shall be individually classified in accordance with Section 302.1.
Where a building contains more than one occupancy group, the building or portion thereof
shall comply with the applicable provisions of Section 508.2, 508.3 or 508.4, or a combination
of these sections.

BD-45.

Individual occupancies shall be separated from adjacent occupancies in accordance with
Table 508.4.

BD-46.

A parking garage not meeting the criteria of natural ventilation per Section 406.3.3.1 shall be
designed as enclosed parking garage. Mechanical ventilation in accordance with Los
Angeles County Building Code Section 406.4.2 is required for the enclosed parking garage.

BD-47.

The building elements shall have a fire-resistance rating not less than that specified in Table
601 and exterior walls shall have a fire-resistance rating not less than that specified in Table
602. Where required to have a fire-resistance rating by Table 601, building elements shall
comply with the applicable provisions of Section 703.2.

BD-48.

Fire-resistance rating requirements for exterior walls based on fire separation distance of 10 to
20 feet shall comply with Table 602 of the California Building Code.

BD-49.

Maximum area of exterior wall openings and degree of open protection based on fire
separation distance of 10 to 20 feet shall comply with Table 705.8 of the California Building
Code.

BD-50.

Exterior balconies and similar projections extending beyond the exterior wall shall conform to
the requirements of Section 705.2 and Section 1046. Projections shall not extend any closer
to the line used to determine the fire separation distance than shown in Table 705.2.

BD-51.

Interior exit stairways shall terminate at an exit discharge or a public way, unless the conditions
per the exception in Section 1023.3 are met.
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BD-52.

Exit access travel distances shall be increased up to an additional 100 feet provided the last
portion of the exit access leading to the exit occurs on an exterior egress balcony constructed
in accordance Section 1021. The length of such balcony shall be not less than the amount
of the increase taken per California Building Code Section 1017.2.1. Exit access travel
distance measured per Section 1017.3 shall not exceed the values given in Table 1017.2.

BD-53.

Corridors shall be fire resistance rated in accordance with California Building Code Table
1020.1 and be continuous per Section 1020.6.

BD-54.

Exterior exit stairway location shall comply with California Building Code Section 1027.5.

BD-55.

Exterior exit stairway shall be separated from the interior of the building as required in
California Building Code Section 1023.2, unless the conditions per one of the exceptions in
Section 1027.6 are met.

BD-56.

Sprinklers protection shall be provided in open-ended corridors and associated exterior
stairways as specified in California Building Code Section 1027.6, Exception 3 per Section
903.3.1.2.2.

BD-57.

Plumbing fixtures shall be provided as required by the Chapter 4 of the California Plumbing
Code. Additional fixtures may be required if not in compliance.

FIRE DEPARTMENT:
General Conditions
FD-1.

All construction shall comply with all appropriate fire protection installation standards adopted by the
South Pasadena Fire Department.

FD-2.

The project shall comply with all requirements of the current 2016 adopted California Building Codes,
Fire Codes, NFPA and South Pasadena Municipal Code based on occupancy classification.

FD-3.

Approved automatic fire sprinkler systems shall be provided in new buildings in the locations described
in Sections 903.2.1 through 903.2.12.

FD-4.

For buildings equipped with an approved automatic sprinkler system, the water supply shall be capable
of providing the greater of:
1- The automatic sprinkler system demand, including hose stream allowance.
2- The required fire flow. B105.3

FD-5.

Underground buildings shall be equipped throughout with a Class I automatic wet or manual wet
standpipe system.

FD-6.

Standpipe systems shall be provided in new structures in accordance with Sections 905.2 through 905.10.

FD-7.

In other than Group R-3 and R-3.1 occupancies, Class III standpipe systems shall be installed throughout
each floor where the floor level of the highest story is located more than 30 feet above the lowest level
of fire department of vehicle access.

FD-8.

Additional fire hydrant (s) may be required.
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FD-9.

Buildings equipped with a standpipe system installed in accordance with Section 905, shall have a Fire
Hydrant within 100 feet of the fire department connections. 507.5.1.1

FD-10.

Fire flow is the flow rate of a water supply, measured at 20 psi residual pressure that is available for
firefighting. Fire flow requirements for buildings or portions of buildings and facilities shall be determined
by an approved method or Appendix B. (507.3).

FD-11.

An approved water supply capable of supplying the required fire flow for fire protection shall be
provided to premises upon which facilities, buildings or portions of buildings are hereafter constructed or
moved into or within the jurisdiction. (507.1 CFC)

FD-12.

A fire supply test shall be conducted and the fire code official shall be notified prior to the water supply
test. The water supply test shall be witnessed by the fire code official and approved documentation of
the test shall be provided to the fire code official prior to the final approval of the water supply system.
(507.4 CFC)

FD-13.

A fire pump may be required due to low water pressure. Where provided, fire pumps shall be installed
in accordance with this Section and NFPA 20. (913.1 CFC).

FD-14.

Fire alarms shall be required. The applicant shall submit plans for manual and automatic systems to the
City for approval. An approved fire alarm system shall installed in new structures and in accordance
with the provisions of this code and NFPA 72.

FD-15.

Alarm systems used to provide central station service shall comply with the general requirements and
the use requirements of Section 26.3. (NFPA 72)

FD-16.

Exits shall comply with Sections 1022 through 1027 and the applicable requirements of Sections 1003
through 1015. An exit shall not be used for any purpose that interferes with its function as a mean of
egress. Once a given level of exit protection is achieved, the level of protection shall not be reduced
until arrival at the exit discharge. Exit shall be continuous from the point of entry into the exit to the exit
discharge.

FD-17.

Roads shall have an unobstructed width of no less than 20 feet and an unobstructed vertical clearance
of not less than 13 feet 6 inches exclusive of shoulders, except for an approved security gate in
accordance with Section 503.6 of the California Fire Code.

FD-18.

If automatic garage door openers are provided, they shall be listed in accordance with UL 325 and
Health and Safety Code Sections 19890 and 19891.

FD-19.

New and existing buildings shall have approved address numbers, building numbers or approved
building identification placed in a position that is plainly legible and visible from the street or road fronting
the property.

FD-20.

Where access to or within a structure or an area is restricted because of secure openings or where
immediate access is necessary for life-saving or fire-fighting purposes, a key box is required to be installed
in an approved location. (506.1 CFC)

FD-21.

Structures under construction, alteration or demolition shall be provided with no less than one
approved portable fire extinguisher in accordance with Section 905 and sized for not less than
ordinary hazard as follows:
a. At each stairway on all floor levels where combustible materials have accumulated.
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b. In every storage and construction shed.
c. Where special hazards exist including but not limited to and the storage and use of
combustible and flammable liquids. (3315.1 CFC)
FD-22.

Portable fire extinguishers shall be installed in all of the following locations:
a. In new and existing Group A, B, E, F, H, I, L, M, R-1, R-2, R-2.1, R-3.1, R-4 and S occupancies.
(906.1 CFC)

FD-23.

Groups R-2, R-2.1, R-3, R-3.1 and R-4. Single or multiple-station smoke alarms shall be installed and
maintained in Groups R-2, R2.1, R-3, R-3.1 and R-4 regardless of occupant load at all of the following
locations:
a. On the ceiling or wall outside of each separate sleeping area in the immediate vicinity of
bedrooms.
b. In each room used for sleeping purposes.
c. In each story within a dwelling unit, including basement but not including crawl spaces and
uninhabitable attics. In dwellings or dwelling units with split levels and without an intervening door
between the adjacent levels, a smoke alarm installed on the upper level shall suffice for the
adjacent lower level provided that the lower level is less than one full story below the upper level.

FD-24.

Where more than one smoke alarm is required to be installed within an individual dwelling unit or
sleeping unit, the smoke alarm shall be interconnected.

FD-25.

Fire Alarm and Detection Systems are required in new and existing structures and shall perform and be
installed and maintained per the requirements of Section 907.2 as applicable to new buildings and
structures. SFC 907.1

FD-26.

Notwithstanding any other portion of the Code or any other code incorporated, herein, by reference
any new roof shall be of Class ‘’A’’ roof material. SPMC 14.1.1

POLICE DEPARTMENT:
General Conditions
PD-1.

The project shall have a property manager assigned with the ability to provide 24 hour service
seven days a week. The 24/7 contact information for the property manager shall be made
available to all building tenants and visitors to the buildings.

PD-2.

The first level parking structure open to public shall be secured between 5 am and midnight,
Monday through Sunday every week.

PD-3.

The second level of the parking structure shall be secured twenty four hours a day, Monday
through Sunday of every week.
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Prior to Final Inspection
PD-4.

Prior to final inspection, the applicant shall install proper signage within the parking structure
informing residents, tenant, and the public of parking restrictions.

PD-5.

Prior to final inspection, security cameras, shall be installed on the exterior of the building and
within the parking structure. An external link to be used by public safety is required.

PD-6.

Prior to final inspection, security lighting shall be installed on the exterior of the building and
within the parking structure.

At Final Inspection
PD-7.

At final inspection, the applicant shall provide the Police Department with building accessKnox box key access as required by public safety.
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Exhibit “B”
Environmental Impact Report
For Mission Bell Mixed-Use Project
View on Webpage here:
https://www.southpasadenaca.gov/government/departments/planningand-building/planning-division/mission-bell-mixed-use-project-draft-eir
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ATTACHMENT 2
Cultural Heritage Commission Report
For October 29, 2019
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ATTACHMENT 3
Development Plans
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