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PLANNING COMMISSION 
RECOMMENDATION



Planning Commission Recommendation (September 2025)

Recommended approval of the proposed North Lake Specific Plan (NLSP) as presented by 
Staff with following changes:

1. Change timeframe for Implementation Action PA-4 (Temporary Art Installations in Empty Storefronts) from 

‘Medium-Term’ to ‘Short-Term’.  Included in Staff Recommendation

2. Increase residential density for 701 & 709 N. Mentor Avenue and 919 E. Orange Grove Boulevard from 

Low Density Residential (RS-6) and Medium Density Residential (RM-16) to Medium-High Density 

Residential (RM-32 & NL-RM-32).  Included in Staff Recommendation

3. Remove the PK (Parking) overlay for two properties outside the NLSP, 1311 & 1321 N. Mentor Avenue: 

RM-12-LD-1 (Residential Multi-family, two units per lot, Bungalow Heaven Landmark District). 

Included in Staff Recommendation

Staff supports these recommendations.
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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)

o Public Realm Subcommittee (2024)

• Planning Commission Public Hearing (September 2025)

• City Council Public Hearing (November 2025)



RECOMMENDED 
SPECIFIC PLAN



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



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)

Lake Station District

North Lake Village

Vineyard Gardens

Washington Place



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.



KEY PROVISIONS IN THE 
RECOMMENDED 
SPECIFIC PLAN



Land Use Regulations
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❑ Expand Housing Opportunities:

• Allow housing in more areas of the corridor, 

specifically between East Orange Grove Boulevard 

and East Mountain Street.

• Focus greater residential density at the south end 

of the corridor, near the Metro A Line station.

• New residential development with private and 

common open spaces for gathering, recreation, and 

respite that contribute to enhanced livability within an 

urban setting.

• Setbacks and upper floor stepbacks that provide 

sensitive transitions to adjacent residential 

neighborhoods.

❑ Promote Economic Vitality:

• Allow a wider range of complementary and 

neighborhood-friendly commercial uses 

throughout the plan area.

• Simplify parking standards and exempt small 

businesses from costly parking requirements to lower 

barriers to entry and enable greater flexibility for 

changing uses amid economic factors.

• Focus commercial uses on the ground-floor at the 

Villa and Washington nodes to support existing 

businesses and encourage new ones, to support 

surrounding neighborhoods.

• Allow, but not require, ground floor commercial uses 

for all other street frontages.

• Reduce requirements for ground floor commercial 

space.



RESIDENTIAL DENSITY & 
OTHER DEVELOPMENT 

STANDARDS



17

Residential Density
Existing Residential Density

(Land Use Diagram)

Proposed Residential 

Density

48

3248

48

32
64

32
32

87

48
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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

42 51

48 51

42 39

30 39



Building Setbacks / Stepbacks
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• Proposed Street Setbacks

o For most of Lake Ave & Orange Grove Blvd: 3 to 5 feet

o For interior streets, & areas north of Rio Grande: 5 to 10 feet

o On Lake Ave between Claremont & Mountain St: 10 to 20 feet

• Proposed Interior Setbacks and Stepbacks

o Applicable if adjacent to RS/RM zoning district

o Setback: 15 feet

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

45-degree angle)

Proposed Street Setback

15 feet

1
5
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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

• Open Space

• Parking



PUBLIC REALM 
VISION & STANDARDS
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Planning Commission Subcommittee 
• Planning Commission Subcommittee on the Public Realm:

o Formed by Planning Commission (April 2024 Study Session)

o Met with City staff and community members

o Recommended Goals, Objectives & Policies considered by Planning 

Commission (November 2024 Study Session)

o Sense of place, attract businesses and housing, streetscape plan, 

mobility options, pedestrian safety, landscaped medians, paseos 

and green spaces, reducing parking, etc.

• Recommendations incorporated throughout NLSP

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



23

Public Realm Standards & Guidelines



Public Realm Standards & Guidelines
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• Public Realm Standards address:

o Minimum sidewalk widths

o Sidewalk Zones

o Parkways & Street Trees

o Landscaped Medians

o Stormwater Management



DRIVE-THROUGH
BUSINESSES



Drive-Through Businesses
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Remodeled Rebuilt

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 CUP

▪ Cannot exceed original building size

▪ Number of queuing positions/service windows may be 

increased with CUP

▪ Cannot exceed original building size

o Six permitted drive-through businesses are located 

between Mountain & Orange Grove

▪ Rebuilt: McDonald’s, Chick-fil-A

▪ Remodeled: Popeye’s, Del Taco, Starbucks, Tierra Mia



• Options Considered by Planning Commission
1) No Change 

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

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

o Can impose site-specific conditions of approval

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

o Alter and/or expand (Minor CUP)

o Can impose site-specific conditions of approval

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 impose site-specific conditions of approval

4) Allow design alterations to the existing building (Minor CUP) 

o No expansion of use

o Includes building size, number of service windows, seating area, and/or onto adjacent site(s)

o Number of queuing lanes/ spaces could be increased only if it resulted in improved site circulation (CUP)

• Planning Commission and Staff Recommendation
• #4 - Allow existing drive-throughs to be altered with Minor CUP to permit more extensive exterior building 

remodel to modernize design

o City can impose site-specific conditions of approval

Drive-Through Businesses
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SPECIFIC PLAN 
IMPLEMENTATION



29

Specific Plan Implementation 

• Implementation Actions

o Amendments

o Infrastructure, Mobility, and Sustainability

o Community Identity, Programming and Public Art



RECOMMENDATION



Staff Recommendation

It is recommended that the City Council:

1. Adopt the Addendum to the 2015 Pasadena General Plan Environmental Impact Report (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 California 

Environmental Quality Act (CEQA) Guidelines Section 15164;

2. Make the Findings for Approval for the General Plan Land Use Map Amendment, Specific Plan Adoption, 

Zoning Map Amendment, and Zoning Text Amendment (Attachment A) to adopt the recommended North 

Lake Specific Plan (Attachment B). The Zoning Text Amendment also includes technical changes in the 

previously adopted Central District and Lamanda Park Specific Plans for internal consistency;  

3. Adopt a resolution approving the General Plan Map Amendment; 

4. Adopt a resolution approving the recommended North Lake Specific Plan; and

5. Direct the City Attorney to prepare an ordinance for the Zoning Map and Text Amendments within 120 

days consistent with the provisions set forth herein.
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THANK YOU
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