
 

 

 

PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 

DATE:  SEPTEMBER 27, 2022 

TO:  DESIGN COMMISSION 

FROM: JENNIFER PAIGE, AICP, ACTING DIRECTOR OF PLANNING & COMMUNITY 
DEVELOPMENT DEPARTMENT 

 
SUBJECT: APPLICATION FOR FINAL DESIGN REVIEW  

NEW ONE-TO-FOUR-STORY, 100,285-SQUARE-FOOT MEDICAL OFFICE 
BUILDING 
758-766 S. FAIR OAKS AVENUE 

___________________________________________________________________________ 
 
RECOMMENDATION: 
 
The staff recommends that the Commission: 
 
Environmental Determination  
 
Find that the application for Concept Design Review was subject to environmental review in the 
Categorical Exemption adopted by the City Council for Conditional Use Permit #6918 on 
February 7, 2022, and that there are no changed circumstances or new information which would 
require further environmental review. 
 
Finding for Compliance with the Tree Protection Ordinance 
 
Acknowledge that there are no private protected trees on the site. 
 
Findings for Final Design Approval  
 
1. Find that the project, upon implementation of the conditions of Final Design Review 

approval, will comply with the conditions of Concept Design Review; and 
 

2. Find that the project, upon implementation of the conditions of approval, will comply with the 
purposes of design review, the design-related goals and policies of the Land Use Element of 
the General Plan, the Design Guidelines in the South Fair Oaks Avenue Specific Plan and 
the Design Guidelines for Neighborhood Commercial and Multi-Family Residential Districts. 
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Based on these findings, approve the application for Final Design Review subject to the 
conditions in Attachment A, which shall be subject to staff review and approval prior to issuance 
of a building permit. 
 
BACKGROUND: 
 
On May 24, 2022, the Design Commission approved an application for Concept Design Review 
for construction of a new one-to-four-story medical office building at 758-766 S. Fair Oaks 
Avenue.  This application is for Final Design Review of the same project.   
 
The application presents design revisions in response to the conditions of approval from the 
previous Concept Design Review phase in addition to providing more detailed plans, elevations, 
sections and color and material information for the project.  The current drawings are more fully 
detailed and present a palette of materials that is consistent with the design of the building.  
Upon reviewing the drawings in detail, staff recommends approval of the application with the 
conditions of approval outlined above and explained within this report. 
 
Project Overview 
 
• General Plan Designation:  High Mixed Use (0 – 3.00 FAR; 0-87 du/acre) 

 
• Zoning:  IG-SP-2, (Industrial General, South Fair Oaks Specific Plan) 

 
• Design Guidelines:  The applicable design guidelines are the design-related goals and 

policies in the Land Use Element of the General Plan, the Design Guidelines in the South 
Fair Oaks Avenue Specific Plan and the Design Guidelines for Neighborhood Commercial 
and Multi-Family Residential Districts.   

 
• Site:  The site is comprised of two adjoining lots totaling approximately one acre at the 

southeast corner of N. Fair Oaks Avenue and Fillmore Street.  It is rectangular in shape and 
is currently developed with a one-story commercial building and surface parking.  A tree 
inventory provided with the application indicates that there are no trees on the site and eight 
street trees along the property’s frontages. 

 
• Surroundings:  Surrounding properties include surface parking lots, older non-historic, one-

story commercial buildings and newer three-to-four story medical office buildings, including 
the Huntington ambulatory surgery center, the HMRI building, and the Shriners for Children 
Medical Center.  The Metro light rail line Fillmore Station is also located approximately two 
blocks to the east of the project site.  There are no historic resources within a four-block 
radius of the project site.  However, there are other historic resources found within the South 
Fair Oaks Specific Plan area, including the former Southern California Cooperative Wind 
Tunnel at 950 South Raymond, the Glenarm Power Plant at 72 East Glenarm Street, and 
the former Pacific Electric Railroad Substation at 1154 S. Fair Oaks Avenue. 

 
• Project Description:  The project involves demolition of the existing building and surface 

parking lot and construction of a one-to-four-story, 100,285-square-foot medical office 
building with three levels of subterranean parking.  There are no trees on the project site; 
however, eight public street trees are proposed to be removed. 
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• Site Design:  The building is proposed to be sited covering the majority of the site with the 

exception of an open courtyard at the northwest corner.  Vehicular access is proposed to be 
taken from Fillmore Street 50 feet east of the intersection of Fair Oaks Avenue (entrance 
only) and from Edmondson Alley 10 feet south of the intersection of Fillmore Street 
(entrance and exit).  The subterranean garage ramp is proposed at the northeast corner of 
the building near the Edmondson Alley access point.  A ground-level service yard is 
proposed at the southeast corner of the site along Edmondson Alley. 

 
• Architectural Style:  Contemporary  

 
• Developer:  Huntington Memorial Hospital 

 
• Architects: Mascari Warner Dinh Architects 

 
• Landscape Architect:  Weiland Design Group 
 

ANALYSIS: 
 
Conditions of Concept Design Review: 
 
Below are the Commission’s conditions of approval and recommendations from Concept Design 
Review for the project, as well as the architect’s responses and staff’s comments.  See 
Attachment B for the complete set of revised plans, elevations, wall sections, architectural 
details and materials specifications and imagery. 
 

Concept Design Review 
Conditions, May 24, 2022: 

Excerpt from Design Team 
Response: 

Staff Comment: 

1. The project shall comply 
with all Zoning Code 
requirements and the 
conditions of approval of 
Conditional Use Permit 
#6918, to the satisfaction of 
the reviewing City 
departments.  

“The project will meet all the Zoning 
Code requirements and the 
conditions of approval of Conditional 
Use Permit #6918, to the satisfaction 
of the reviewing City departments.” 

This condition to be 
addressed through 
condition of approval no. 4.   
 
Staff recommends condition 
no. 4 to ensure that the 
implementation of all Zoning 
Code requirements outlined 
as part of the conditions of 
approval under Conditional 
Use Permit #6918 will be 
carried through to this 
decision and will be verified 
by Current Planning staff 
during plan check.  
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Concept Design Review 
Conditions, May 24, 2022: 

Excerpt from Design Team 
Response: 

Staff Comment: 

2. At least one building or 
tenant space entrance shall 
be maintained along the 
Fair Oaks Avenue frontage 
in conjunction with future 
tenant improvements to the 
interior space and all 
glazing along the frontage 
shall be maintained as 
vision glazing allowing for 
views into active spaces 
that are not back-of-house 
functions.  

“The entry canopy extents from S. 
Fair Oaks Avenue to the main lobby.  
There are (3) additional entrances 
for future tenants provided along the 
S. Fair Oaks Avenue frontage as 
shown in the plan below.  The 
glazing at the ground floor along S. 
Fair Oaks Avenue and Fillmore 
Street is vision glass.” 

This condition has been 
satisfactorily addressed. 
 
The proposal has been 
revised to include multiple 
future tenant entrances 
along South Fair Oaks 
Avenue, in conjunction with 
entrances along Fillmore 
Street. Vision glass has 
been included as part of 
these entrances.  

3. The proposal to remove 
existing street trees is 
subject to separate review 
by the Urban Forestry 
Advisory Committee and 
approval by the City 
Manager prior to Final 
Design Review. If the 
request is not approved, 
and changes to the 
approved concept design 
are required to 
accommodate the existing 
trees, an application for 
Changes to an Approved 
Project will be required to 
be reviewed prior to 
submittal of an application 
for Final Design Review.  

“Discussion with Urban Forestry 
Advisory Committee is on-going.  A 
hearing has been scheduled for 
August 10th.” 

This condition has been 
satisfactorily addressed. 
 
 
The Urban Forestry 
Advisory Committee 
reviewed the proposed 
public tree removals on 
September 14th and the 
acting Assistant City 
Manager approved the tree 
removals on September 16, 
2022.    
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Concept Design Review 
Conditions, May 24, 2022: 

Excerpt from Design Team 
Response: 

Staff Comment: 

4. Provide definitive species 
and size specifications of 
the proposed ground-level 
plaza trees and final 
lengths, widths and depths 
of the tree wells supporting 
them. The specifications 
provided shall relate to the 
intended design concept of 
providing a large specimen 
tree at the northwest 
corner, an alee of trees 
flanking the sidewalk, and 
accent trees elsewhere in 
the plaza. Provide 
documentation from a 
certified Arborist confirming 
that the tree well designs 
proposed will ensure 
adequate space for the 
specified trees to grow to 
mature size and thrive over 
time.  

“The large, corner specimen tree is 
proposed to be a 48” box Magnolia 
“Little Gem”.  The (3) smaller plaza 
trees are proposed to be either a 24” 
Lagerstroemia Std. or Brisbane box 
as an alternate option.  The (5) trees 
wells along Fillmore Street are 
proposed as Cinnamomum 
Camphora / Camphor Tree to create 
an alee.  We have provided the 
following as alternate 
recommendations to the Camphor 
Tree, which are the Platanum X. A. 
‘Columbia’, Prunus Spp. or Chitalpa 
Spp.  The Certified Arborist review 
included on page 7.” 

This condition to be 
addressed through 
condition of approval no. 2. 
 
The plans have been 
updated to include definitive 
species and size 
specifications for all 
proposed ground-level trees 
to be planted. A report by a 
certified Arborist has also 
been provided to review & 
confirm appropriateness 
and sufficiency of proposed 
tree wells for all new tree 
plantings, included in 
Attachment E. The Arborist 
report indicates that 
Camphor Trees may be 
inappropriate provided the 
proposed tree well design in 
relation to the large buttress 
root systems and mature 
canopy sizes that 
Camphors develop. 
Alternative species have 
been provided by the 
applicant that may be better 
suited for the tree wells 
proposed on the site, which 
include the Platanum X. A. 
‘Columbia’, Prunus Spp. or 
Chitalpa Spp. Staff 
recommends condition of 
approval no. 2 to study 
improvement of the siting of 
the proposed alee along 
Fillmore Street by planting 
new trees on site in a 
staggered/ alternating 
manner in relation to the 
public trees to ensure 
proper growth.  
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Concept Design Review 
Conditions, May 24, 2022: 

Excerpt from Design Team 
Response: 

Staff Comment: 

5. Further study the location 
and geometry of the 
canopy shade structure at 
the roof deck above the 
one-story portion of the 
building, including the 
possibility of attaching it to 
the façade itself.  

“The solution is an open pergola 
shade structure at the larger second 
floor terrace with a steel, solid outer 
frame on the west and north and 
open trellis members on the east.  It 
is supported by rectangular posts 
that align with the arcade columns 
below with smaller columns at the 
intermediate cross beam to the east.  
The pergola spans the entire 
western edge of the roof deck and 
engages with the southern 
“bookend” and continues the urban 
edge along S. Fair Oaks.  The 
design tie-in to the southwest 
canopy on the second and fourth-
floor terraces, and entry canopy at 
the ground floor.  The eastern 
portion of the terrace is open with 
mobile umbrellas to allow for flexible 
use of the space.” 

This condition has been 
satisfactorily addressed. 
 
The revised proposal 
includes an open pergola 
over the roof deck above 
the one-story portion of the 
building. While other 
options for shading at the 
second floor terrace were 
explored, the pergola as 
currently proposed is the 
same design that was 
previously presented at the 
May 24, 2022 Design 
Commission hearing for 
Concept Design Review. 
Other options studied at the 
Concept Design Review 
stage were determined to 
not provide optimal shade 
options at this terrace. In 
reviewing the previously 
explored options, Staff 
supports the current design 
of the pergola to achieve 
optimal shade while also 
being designed in a 
compatible manner with the 
building.   

6. The landscape plan shall 
be revised to depict the 
additional sidewalk paving 
area along Fillmore Street 
at the eastern end of the 
site, as shown on the first 
floor plan on sheet A-104. 
In addition, provide 
specialty paving across the 
vehicular driveway, or other 
means of accentuating the 
pedestrian crossing at this 
location.  

“The landscape plan has been 
updated to show the additional 
sidewalk paved area along Fillmore 
Street at the eastern end of the site.   
Specialty paving has been provided 
across the vehicular driveway at the 
North entering the drop-off and on 
the Eastern side adjacent to the 
Parking ramp to accentuate the 
pedestrian crossing by change of 
material, pattern, and color.” 

This condition has been 
satisfactorily addressed.  
 
Additional differentiated 
paving has been added to 
the plans that indicate and 
accentuate pedestrian 
crossings at the north side 
vehicular driveway and at 
the eastern side of the site 
adjacent to the parking 
ramp. 
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Concept Design Review 
Conditions, May 24, 2022: 

Excerpt from Design Team 
Response: 

Staff Comment: 

7. Continue to study the 
details of the roofline 
canopy element as it 
engages with the southerly 
“bookend” volume of the 
building. In particular, study 
a design that maintains a 
consistent canopy depth 
from the building façade.  

“The roofline canopy element has 
been refined to that the depth 
remains consistent from the building 
façade at it wraps around the 
southwest “bookend”.  The façade 
material transitions to the roofline 
canopy with a stripe of metal panel 
that wraps the underside and face of 
the roofline canopy.” 

This condition has been 
satisfactorily addressed.   
 
The roofline canopy at the 
southerly bookend volume 
has been re-designed to 
maintain a consistent depth 
from the building façade at 
this location. Appropriate 
material transitions have 
been incorporated as the 
canopy extends from the 
building façade, including a 
metal panel applied in a 
wrapping method to assist 
in the transition from 
building façade to canopy.  

8. Further refine the 
materiality at the soffit of 
the main entry canopy 
element, including 
consideration of higher 
quality materials consistent 
with those proposed in the 
immediate vicinity of the 
canopy structure, or a high 
quality, smooth stucco 
finish.  

“The soffit at the main entry canopy 
is metal panel with painted steel 
trellis members.  This is consistent 
with the material at the second and 
fourth floor terraces and roofline 
canopy elements.  Thin, linear LED 
lighting is provided flush with the 
underside of the canopy which leads 
a person to the main entry.” 

This condition has been 
addressed but can be 
further improved through 
condition of approval no. 1. 
 
The main entry canopy has 
been revised with a metal 
soffit that is consistent with 
metal materials features 
found elsewhere on the 
building. The soffit has also 
been revised to include 
linear LED lighting that is 
flush with the underside of 
the canopy. Additional 
lighting will be provided via 
wall or pole mounted 
fixtures along the canopy. 
Staff recommends condition 
of approval no. 1 to ensure 
that the finish of the wall 
mounted light fixtures will 
be of a color consistent with 
other metalwork finishes 
found on the building and 
throughout the site.  
 

 
 
Materials & Colors: 
 
The proposed materials of the new building will combine various types and colors of metal 
panels, fiber cement panel rain screen systems, terra cotta panel rain screen systems, and 
metal window and storefront systems. The ground floor storefronts and punched openings 
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facing S. Fair Oaks Avenue and Fillmore Street will consist of Oldcastle Build Envelope FG-
3000 Clear Anodized tint Stainless Steel systems. The window system of the floors above will 
be a glass-curtain wall, also by Oldcastle Build Envelope (Reliance product line) with Stainless 
Steel mullions. Projecting stainless steel shade louver canopies by the same manufacturer 
(Solar Eclipse product line) are proposed to be placed at various horizontal locations across the 
west and north facades. The remaining majority of the street-facing exterior walls will be clad in 
a combination of two styles of combed terracotta panel rain screen systems both “NBK Terrart 
MID” in neutral sand colors.  The one-story portion of the building is proposed to be clad in a 
wider-combed panel in a single color (M 7.01-0) and the four-story portions of the building are 
proposed to be clad in a narrower-combed panel in three colors (M1.01-0, M1.02-0, and M4.01-
0). The cap at the roof level canopy will be finished in Alucobond Plus Metal Panels in Market 
Pearl White MICA color and the fascia material at the intersection of the top of the building and 
the canopy will be an Equitone Natura fiber cement panel rain screen system in a light gray 
color (N 154). The ground floor entrance canopy and the second floor west side roof terrace 
pergolas will be Alucobond Plus metal panel systems in the color “Oyster,” a shade of beige. At 
the eastern portion of the north elevation and the entire east and south sides, exterior cladding 
will include a combination of the previously mentioned NBK Terrart MID terracotta rain screen 
systems and an Equitone Tectiva fiber cement panel rain screen system in a neutral gray (TE 
10) at the lower floors and the lighter grey of the fascia at the top floor. Refer to the material 
board provided in Attachment C and the material specifications in Attachment D for further 
details and specifications. 
 
Staff has reviewed the materials and details provided and determined that they provide a 
sufficient level of detail at this stage of the design process. The detailing of the building 
materials will be high-quality and consistent with the architectural style of the building. In 
particular, the combination of terracotta panel rain screen systems in various neutral shades 
and designs will present a varied level of texture that relates to the surrounding context which 
consists of a combination of brick, stucco, and metal panels. The plans include numerous 
details including the porte cochere soffit treatment, which has been updated to reflect a metal 
material as opposed to a stucco treatment, which is consistent with the design and materials of 
the building. Details related to window recesses have been provided at the second through 
fourth floors, which show a sufficient recess to provide depth and texture to the building. 
Specifications and details for all canopies and pergolas have also been provided as well as 
parapet caps. Fascia details at the top of the building have also been provided which indicate a 
smooth transition of materials along with details and dimensions related to joints between fiber-
cement and terra cotta panels.  
 
Consistent with standard conditions of recent Final Design Review approvals, staff recommends 
condition no. 8 requiring a large-scale mock-up panel be provided for staff review during 
construction to ensure high-quality materials installation.   
 
Mechanical Screening: 
 
The roof plan depicts placement of mechanical systems on the roof of the building, which will be 
accessible via a roof stair structure finished in an architectural louver wall system. The 
remainder of the mechanical systems placed on the roof will be screened by an Equitone fiber 
cement wall panel system (color light grey) on top of a 12” concrete curb. The Underground 
Level 3 Plan on sheet A-101 depicts an exhaust equipment room at the southwest corner of the 
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building and an intake fan room within the northeast quadrant of the site. The Underground 
Level 2 Plan on sheet A-102 depicts an electrical room at the northeast corner of the building, 
an exhaust equipment room at the southwest corner, and an equipment room within the 
northeast quadrant of the site. The Underground Level 1 Plan on sheet A-103 also depicts a 
plumbing room at the northeast corner, an exhaust equipment room at the southwest corner of 
the building, and an equipment room within the northeast quadrant of the site. A Utility Plan 
provided on sheet C1.50 outlines all approximate locations of water, gas, and sewer 
connections within the basement footprint of the site.  
 
The Overall Level 1 Floor Plan on sheet A-104 shows separate electrical, transformer, and fire 
pump rooms to be located along the east side of the site (east of the parking ramp). Each of the 
floors above will house an electrical room and mechanical shaft at the center of the floor plans.  
Gas service and meter locations and domestic water back flow prevention devices are shown in 
elevation(s) and will be sited at the secondary north and east elevations. Intake louvers are 
proposed to be located at the north elevation and will be painted to match the adjacent wall 
color(s) and exhaust louvers are proposed to be located at the south elevation and will match 
the adjacent wall color(s).  The placement of these systems will ensure they are appropriately 
screened from the primary street views of the building, consistent with the applicable design 
guidelines.   
 
Landscaping: 
 
Hardscape and landscaping plans have been provided for the project, on sheets C1.40 and L-
100 through L-240. The hardscaping proposed for the ground-level will include concrete paving, 
Umbriano 3PC pavers in Desert and/or Greystone colors, and Smart Tanzania tile planks in a 
natural wood color at the upper floor terraces. Proposed landscaping throughout the site, 
including at the ground-level and second and fourth floor terraces will include a variety of trees, 
shrubs, vines, and potted planters. Trees proposed for the site include Camphor Trees, Meyer 
Lemon trees, Crape Myrtles, and Southern Magnolias. A wide variety of shrubs and vines are 
also proposed throughout the site and at the terraces and live roof modules are proposed in 
various locations at each of the terraces. Hanging bougainvillea and a hanging variety of 
rosmarinus postratus are proposed to be planted within raised planters along the edges of 
planting areas at the second floor grand terrace and the second floor southern west terrace, 
which are incorporated as part of the landscape design and will provide a cascading landscape 
design. Metal pergola structures are proposed above the second floor west “Grand Terrace” 
fronting S. Fair Oaks Avenue, above the second floor south terrace, and above the fourth floor 
north terrace. The design of these spaces is consistent with the design of the building and 
designed to be usable outdoor amenity spaces for the project tenants and visitors. As the City 
has adopted a Model Water Efficient Landscape Ordinance, the planting plans will require 
review for compliance during plan check, which is reinforced in standard recommended 
condition of approval no. 5.   
 
As noted in the response to Concept Design Review condition of approval no. 3 in the table 
above, the ground-level landscape plan indicates the removal of all existing street trees and the 
planting of new street trees. The Urban Forestry Advisory Committee reviewed the proposed 
public tree removals on September 14th and the Acting Assistant City Manager approved the 
tree removals on September 16, 2022. The trees proposed for removal in the public right of 
away will be replaced with new Camphor trees. Staff is recommending condition of approval no. 
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2 to study improvement of the siting of the proposed alee along Fillmore Street by planting new 
trees on site in a staggered/ alternating manner in relation to the public trees to ensure proper 
growth. 
 
Lighting: 

Proposed lighting is illustrated on all elevations on sheets A-201 through A-202B and an 
electrical lighting site plan is provided on sheet E-200. Lighting proposed to be attached to the 
exterior of the building consists of Cooper Lighting Solution Lanterra 9046 attached round 
mounted sconces at the west elevation along the street-facing arcade. Other proposed exterior 
lighting throughout the site includes freestanding Kim Lighting PA7R Impact Rated aluminum 
light bollards with LED lights along the north and portion of the east sides of the site around the 
north side vehicular driveway and pedestrian paths; light fixtures along the main entry walkway; 
HK USA Lighting Group ZXL16i aluminum accent lights around the trees proposed for the 
northwest corner of the site; B-K Lighting HP2 LED metal round standing lights within the tree 
planters in the public right of way along S. Fair Oaks Avenue and Fillmore Street; B-K Lighting 
Adjustable Well Star freestanding round brass lights throughout the northwest courtyard; and 
Beulux Liquid Light 676 LED strip lighting around the pedestrian benches encasing the tree 
planters in the northwest courtyard. The main entry canopy will consist of Kendo RL Wet 
recessed linear LED light openings within the soffit. Fixture specifications are on found in 
Attachment D. Finishes or colors of light fixtures have not been specified. Staff recommends 
condition of approval no. 1 requiring all attached sconces to be of a color that is consistent with 
the color(s) of other metalwork finishes on the building and that bollards, light fixtures within and 
around tree planters, and freestanding ground light fixtures be of a consistent neutral or dark 
gray finish.  Subject to the standard condition no. 7 regarding lighting temperature not rising 
above 3,000 Kelvin, the lighting fixtures proposed are high quality and consistent with the 
design of the building. 
 
Signage: 
 
Detailed signage plans have not been provided for this review, although sheet S-007 provides 
an initial plan for signage placement on the building. Because the Zoning Code requires design 
review for signs on all new development projects, staff recommends that this requirement be 
reinforced with condition of approval no. 3 requiring a Master Sign Plan for all proposed signage 
at the site. 
 
Comments from Other Departments: 
 
Interdepartmental review and environmental analysis were conducted during the Conditional 
Use Permit process and all resulting conditions of approval are included with the decision that 
was made at that time.  Staff of the Current Planning Section has verified that the plans 
submitted for this review are consistent with those submitted for the Conditional Use Permit.  As 
such, no additional conditions of approval are required from other departments in conjunction 
with this application. 
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CONCLUSION: 
 
Upon implementation of recommended conditions of approval, the project will comply with the 
conditions of Concept Design Review.  The submitted drawings include materials specifications 
and architectural details that are high-quality and compatible with the overall building design.  
Staff recommends that the Commission approve the application for Final Design Review with 
conditions described in this report, which will be further reviewed by staff during building plan 
check. 
 
 
 Respectfully submitted, 

 
 
 
     
Jennifer Paige, AICP 
Acting Director of Planning & Community 
Development Department 
 

Prepared by: 
 

 
 
____________________________ 
Stephanie Cisneros, Senior Planner 

Reviewed by: 
 

 
 
____________________________ 
Kevin Johnson, Principal Planner 

 
 
Attachments: 
 
A. Recommended conditions of approval 
B. Plans, Elevations, Details 
C. Materials Board 
D. Materials Specifications 
E. Arborist Report 
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