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North Lake Specific Plan Area
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• Plan area is in northwest Pasadena, north of the 

210 Freeway 

• Predominately a commercial corridor

• Southern portion of the Plan area is within 1/2 mile 

of the Metro A Line Station 

• Plan area is surrounded by various historic 

resources, including Bungalow Heaven, Washington 

Square & Historic Highlands



PLANNING PROCESS & 
COMMUNITY ENGAGEMENT



Planning Process & Community Engagement
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• Citywide Open Houses: 3 (2018)

• Round 1 Workshop (2018)

• Citywide Youth Summit (2019)

• Community Walking Tour (2019)

• Round 2 Workshop (2019)

• Round 3 Virtual Open House (2020-2022)

• Live Webinar (2020)

• Northwest Commission (2021)

• Design Commission (2021)

• Planning Commission Study Sessions: 6 (2023-2025)



Planning Commission Study Sessions

• Study Session #1: May 2023 – Planning background, 

plan vision & subarea concepts

• Study Session #2: January 2024 – Plan boundary, 

uses of land & residential density

• Study Session #3: April 2024 – Drive-through 

businesses & potential redistribution of residential 

density 
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• Study Session #4: May 2024 – Public realm

o Public Realm Subcommittee created

▪ Subcommittee Community Meeting: August 

2024

▪ 10-Member Working Group: August & 

September 2024

• Study Session #5: November 2024 – Subcommittee 

recommendations

o Subcommittee Meeting with Staff #1: May 

2025 –Subcommittee’s recommendations in Draft 

NLSP

o Subcommittee Meeting with Staff #2: June 

2025 – Subcommittee’s recommendations in 

Draft NLSP

• Study Session #6: July 2025 – Subcommittee’s 

recommendations in Draft NLSP



PROPOSED NORTH LAKE 
SPECIFICPLAN



North Lake Specific Plan Boundary

• Plan boundary is proposed to be modified

• Remove six sets of properties, including eastern portion of the CVS parking lot 

and residences on North Mentor Avenue, south of Rio Grande Street. 

• Add four sets of properties, including western portion of the McDonald’s parking 

lot on Boylston Street and the parking lot for the Pasadena Covenant Church 

between Santa Barbara Street and Villa Street. 
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Proposed for Addition

Proposed for Removal

Specific Plan Area



North Lake Specific Plan Vision Statement

North Lake will be a vibrant and visually cohesive corridor, weaving 

together several distinct pedestrian-oriented districts that 

complement and build upon the cultural and architectural history of 

the community and surrounding neighborhoods. 
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North Lake Specific Plan Vision
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• Plan vision organized into four Subareas:

o Washington Place (Elizabeth to Claremont)

o Vineyard Gardens (Claremont to Mountain)

o North Lake Village (Mountain to north of Orange Grove)

o Lake Station District (north of Orange Grove to Maple)

• Concept includes:

o Neighborhood nodes along Lake at Washington Blvd & Villa St

o Multi-modal, pedestrian improvements on North Lake Ave 

o Traffic calming & pedestrian improvements on Washington Blvd

o District gateway with landscaped center median

o Parallel streets, El Molino & Wilson, provide bicycle greenways 



Washington Place Subarea Vision 
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❑ Subarea Goals:

• Active, walkable, neighborhood-serving gateway 

to North Lake Avenue, with development that 

respects and reinforces neighborhood’s rich 

history.

• Reinforce historic pedestrian-oriented commercial 

character of Lake/Washington intersection.

• Support addition of marked crosswalks and related 

infrastructure that reduces crossing distances, 

slows vehicle speeds, and improves pedestrian 

connectivity and safety along East Washington 

Boulevard.

• Allow building heights that support commercial 

development and provide appropriate transitions to 

adjacent Landmark Districts such as Historic 

Highlands, Bungalow Heaven, and Washington 

Square.



Vineyard Gardens Subarea Vision 
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❑ Subarea Goals:

• Residential mixed-use corridor that encourages 

traditional architectural forms and details behind 

landscaped setbacks, reinforcing the historic 

character of the existing homes and adjacent 

neighborhoods.

• New development should complement the existing 

architecture and reference architectural styles such 

as California Bungalow, Mission Revival, and 

Minimal Traditional styles.

• Encourage sensitive reuse of existing buildings to 

achieve preservation and rehabilitation of both 

designated and undesignated historic properties.

• Increase setback area to provide additional 

sidewalk, amenities, aesthetic enhancements to 

activate the public realm and transition to 

residential uses.



North Lake Village Subarea Vision 
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❑ Subarea Goals:

• Commercial mixed-use corridor supported by 

enhanced streetscape that promotes opportunities 

for gathering spaces and neighborhood 

connections, designed with sensitivity to adjacent 

landmark districts.

• Allow mixed-use projects in the area to expand 

housing opportunities and promote the revitalization 

of underutilized land.

• Require that commercial and mixed-use 

development along Lake Avenue provides 

appropriately scaled transitions to adjoining lower 

density residential neighborhoods, including the 

Bungalow Heaven Historic District.

• Support implementation of the City’s North Lake 

Traffic and Pedestrian Safety Enhancement Plan 

through sidewalk improvements and high visibility 

pedestrian crossings.



Lake Station District Subarea Vision
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❑ Subarea Goals:

• Higher-intensity mix of retail, office, and multi-

family housing uses that create vibrant, transit-

oriented southern gateway to North Lake Avenue 

corridor.

• Support higher density residential and commercial 

development that encourages transit use and 

provides new housing opportunities.

• Encourage development of publicly-accessible 

open space, such as paseos, in the subarea, 

particularly near the intersection of North Lake 

Avenue and Villa Street.

• Minimize building setbacks to establish a street 

wall and use any setback area to provide additional 

sidewalk, amenities, or aesthetic enhancements to 

activate the public realm.

• Balance higher-intensity commercial development 

standards with stepbacks that provide appropriate 

transitions to adjacent residential properties.



LAND USE



Drive-Through Businesses
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Remodel Rebuild Remodel in Progress

Popeye’s

Chick-fil-A

Tierra Mia

Starbucks

Del Taco

McDonald’s

• Current NLSP regulations

o New drive-through businesses (restaurant/non-restaurant) 

have not been allowed since 1997

o NLSP amended in 2007

▪ Allow existing drive-through businesses to be 

demolished & rebuilt with a CUP; rebuilt cannot 

exceed the original size of the building 

▪ Number of queuing positions or service windows may 

be increased with a CUP; building size shall not be 

increased

o Six permitted drive-through businesses (restaurants) 

are located between Mountain & Orange Grove

▪ Rebuilt: McDonald’s, Chick-fil-A

▪ Remodeled: Popeye’s, Del Taco, Starbucks

▪ Remodel in Progress: Tierra Mia



Drive-Through Businesses

16

• Study Session #3 (April 2024)
1) No Change 

o Demolish/rebuild existing, but not enlarge (CUP)

o Increase number of queuing positions and/or service windows (CUP)

2) Regulate as other legal, non-conforming uses citywide

o Alter/expand (Minor CUP)

3) Add to the list of non-conforming uses in NLSP prohibited from expanding or rebuilding

o Minor exterior changes or maintenance improvements: new branding, paint colors, signage, 

landscaping

o Cannot apply conditions of approval to address operations, but can remodel/modernize 

• Proposed NLSP regulations (version of #3)
o Allow existing drive-throughs to be altered with Minor CUP to permit more extensive exterior building 

remodel to modernize design

o Cannot demolish/rebuild

o Cannot expand building square footage, service windows, seating area, and/or onto adjacent site(s)

o Number of queuing lanes or queuing spaces could be increased, only for improved site circulation

o City can impose site-specific conditions of approval



RESIDENTIAL DENSITY & 
OTHER DEVELOPMENT 

STANDARDS
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Residential Density
Existing Density

(Land Use Diagram)

Draft Residential Density 

(January 2024)

Proposed Residential Density 

(September 2025)

Area B

Area A

64 to

 48

64 to 3232 to 48

0 to

48

16 to

32

Area B

Area A

64
32

0

16



Building Heights
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• Proposed Height

o 51 feet (4 stories) at southwest corner of 

Lake Ave & Washington Blvd (compared to 

42 feet in the 2007 NLSP)

o 39 feet (3 stories) at other corners of Lake 

Ave & Washington Blvd (compared to 42 

feet)

o 51 feet along Lake Ave south of Orange 

Grove Ave (compared to 48 feet)

o 39 feet elsewhere in commercial areas 

(compared to 30 feet)

Existing Building Heights Proposed Building Heights



Building Setbacks / Stepbacks
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• Proposed Street Setbacks

o 3-5 feet for most of Lake Ave & Orange Grove Blvd

o 5-10 feet for interior streets, and areas north of Rio Grande

o 10-20 feet on Lake Ave between Claremont & Mountain St

• Proposed Interior Setbacks and Stepbacks

o Applicable if adjacent to RS/RM zoning district and/or historic resource

o Setback: 15 feet

o Stepback: Encroachment Plane (15 feet above existing grade at 

45-degree angle)

Proposed Street Setback

15 feet

1
5

 f
e

e
t



Open Space
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• Private and Common Open Space

o Residential

o Combination of Private and/or Common Open Space

o Non-Residential

o Projects >40,000 sq. ft.

o 5% of total non-residential area as Common Open 

Space (e.g. 10,000 s.f. non-res. = 500 s.f. open space)

o Mixed-Use

o Residential and non-residential portions calculated as 

above.

• Publicly Accessible Open Space (PAOS)

• Projects >80,000 sq. ft.

• 2% of gross floor area

• In addition to Private and Common Open Space 

requirements

Private

Common Publicly Accessible

Types of Required 

Open Space

Bedrooms 0 1 2 3+

Per Unit, s.f. 125 150 200 250



Other Development Standards
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• Floor Area Ratio

• Historic Adjacency

• Modulation

• Ground Floor Frontages

• Ground Floor Design

• Transparency

• Shade Structures

• Arcades & Galleries

• Walls & Fences

• Balconies & Roof Decks

• Parking



PUBLIC REALM 
VISION & STANDARDS
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Public Realm Standards & Guidelines

• Implement the General Plan Vision for North Lake

• Achieve Objectives of 

• Pasadena Street Design Guide

• Pasadena Pedestrian Plan

• Pasadena Master Street Tree Plan

• Typical elements include the roadway itself, sidewalks, 

street trees, street lights, street furniture, in addition to 

adjoining public or publicly-accessible open spaces. 
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Planning Commission Subcommittee 
• Planning Commission Subcommittee on the Public Realm: 

formed at Study Session #3 (April 2024)

• Goals (9)
o Building sense of place, attracting businesses and mixed-use projects with 

housing, providing a clean and safe corridor, calming traffic movement, 

emphasizing transit, reducing congestion, addressing heat-island effect and 

stormwater runoff, embracing public art.

• Objectives (4)
o Emphasized preparing comprehensive streetscape plan for 

North Lake Avenue.

• Policies (25)
o Public Realm

o Function of corridor and mobility options, pedestrian 

safety through new and more visible crosswalks, 

eliminating some on-street parking, new and more 

resilient street trees, replacing center turn lanes with 

landscaped medians, and enhancing pedestrian 

experience with paseos and green spaces.

o Private Realm

o Reducing amount of existing and new parking, 

redeveloping existing parking lots, reducing number of 

curb cuts along North Lake Avenue, supporting façade 

improvements for existing businesses.



• Recommended Goals, Objectives & Policies were 

incorporated throughout the NLSP draft

o Goals were incorporated in Chapter 1 as ‘Community 

Priorities’ 

o Objectives were incorporated as Implementation Actions 

in Chapter 7

o Policies were incorporated as part of Vision, Goals & 

Policies in Chapter 3, as guiding principles & Public 

Realm Standards in Chapter 5, and/or as 

Implementation Actions in Chapter 7
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How the Subcommittee’s Recommendations are Included in 

the Draft NLSP



27

Public Realm Standards & Guidelines



Public Realm Standards & Guidelines
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• Sidewalk Widths

o Range from 12 to 15 feet

o Three zones

o Amenity Zone

o parkway, vegetation, bus 

shelters 

o Walk Zone

o path of travel, free of 

obstructions 

o Frontage Zone

o seating, outdoor dining, 

planters 

o Existing sidewalk widths are generally 10 to 

12 feet

o Some sections are ~18 feet due to 

parkways and tree planting areas

Proposed Minimum Sidewalk Widths



Public Realm Standards & Guidelines
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• Additional Public Realm Standards also address:

o Sidewalk Zones

o Parkways & Street Trees

o Landscaped Medians

o Stormwater Management



SPECIFIC PLAN 
IMPLEMENTATION
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Specific Plan Implementation 

• Implementation Actions

o Amendments

o e.g., Zoning Code and Map Amendments

o Infrastructure, Mobility, and Sustainability

o e.g, Development a streetscape plan, study feasibility of 

closing Boylston Street east of North Lake Avenue, review 

Master Street Tree Plan

o Community Identity, Programming and Public Art

o e.g., establish a placemaking program, support formation of 

Business Improvement District, gateway signage for NLSP 

area
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Implementation 

Implementation chapter identifies actions by category, 

timeframe, and responsible parties

Example: 

IMS-2: North Lake Traffic &  Pedestrian Safety 

Enhancement Project

❑ Timeframe: Near-Term

❑ Funding Source: Gas Tax, Traffic Reduction Fee, 

CIP (Citywide Complete Streets Program, ADA 

Improvements Programs, Installation of Leading 

Pedestrian Interval and Audible Signal and 

Signalized Intersections, Citywide Continental 

Crosswalk Implementation, Lake Avenue Traffic 

and Pedestrian Safety Enhancements from 

Mountain St. to Maple St.)

❑ Responsible Parties: P&CDD, DOT, PWD, PWP



STAFF RECOMMENDATION



Staff Recommendation

It is recommended that the Planning Commission:

1. Recommend that the City Council consider an Addendum to the 2015 Pasadena General Plan 

Environmental Impact Report (EIR), along with the EIR, and find that the Addendum properly discloses 

only minor technical changes or additions to the EIR, and none of the conditions triggering a subsequent 

or supplemental EIR are present, as set forth in State CEQA Guidelines Section 15164; and

2. Recommend that the City Council make the Findings for Approval for the General Plan Map Amendment, 

Specific Plan Adoption, and Zoning Code Map and Text Amendments (Attachment A) and approve the 

proposed North Lake Specific Plan (Attachment B).  Amendments to the Zoning Code Map and Text also 

include technical changes in the previously adopted Specific Plans for internal consistency. 
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THANK YOU
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