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CEQA No.: ENV-2004-1950-EIR-ADD5
Date: Thursday, January 11, 2024 Incidental Cases: N/A
Time: After 8:30 A.M.* Related Cases: N/A
Place:  Los Angeles City Hall Council No.: 14 — de Leon
200 N. Spring Street, Room 340 Plan Area: Northeast Los Angeles
This meeting may be available virtually, in oee
hybrid forme?t. Plgase check the meeti)rgg Spe<.:|.f|c Plan: N.one .
agenda (available at the link below) Certified NC: Lincoln Heights
approximately 72 hours before the meeting for Zone: C2-2
additional information or contact
cpc@lacity.org. Applicant: Bryan Eck, University of
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oards-hearings Representative: Matt Dzurec, Armbruster
Goldsmith & Delvac LLP

Public Hearing: June 27, 2023

Appeal Status: Appealable to City Council

Expiration Date: January 11, 2024

Multiple Approval: No

PROJECT

LOCATION: 1590 North Eastlake Avenue; 1425-1501 North San Pablo Street; 1540-1580 East Alcazar

Street

PROPOSED The project involves the construction of a new seven-story, 143.5 feet in-height, multi-discipline

PROJECT: research facility (USC Discovery and Translation Hub) proposed to be developed on the
westerly portion of the USC Health Sciences Campus. The proposed building would contain
two subterranean levels and comprise approximately 201,292 square feet of floor area. The
proposed use would accommodate over 84 researchers and would support both "wet" (bench)
and "dry" (computational) laboratory research.

REQUESTED 1) Pursuant to CEQA Guidelines Sections 15162 and 15164, in consideration of the whole of the

ACTIONS: administrative record, that the project was assessed in the previously certified Environmental
Impact Report No. ENV-2004-1950-EIR, certified in August 2006 and as supported by the fifth
addendum dated September 2023, no major revisions are required to the EIR and no
subsequent EIR is required for approval of the project;

2) Pursuant to LAMC Section 12.24 U.14, a Major Conditional Use Permit to allow for the
development of 201,292 square feet of nonresidential floor area in the C2 Zone.

RECOMMENDED ACTIONS:

1) Find, pursuant to CEQA Guidelines Sections 15162 and 15164, in consideration of the whole of the administrative
record, that the project was assessed in the previously certified Environmental Impact Report No.ENV-2004-
1950-EIR, certified in August 2006 and as supported by the fifth addendum dated September 2023, no major
revisions are required to the EIR and no subsequent EIR is required for approval of the project;
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2) Approve a Major Conditional Use Permit to allow for the development of 201,292 square feet of
nonresidential floor area in the C2 Zone;

3) Adopt the attached Conditions of Approval; and

4) Adopt the attached Findings.

VINCENT P. BERTONI, AICP
Director of Planning

Heather Bleemers Esther Ahn
Senior City Planner City Planner

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several other
items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 272, City Hall, 200 North Spring
Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are given to the Commission for
consideration, the initial packets are sent to the week prior to the Commission’s meeting date. If you challenge these agenda items in
court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized herein, or in written
correspondence on these matters delivered to this agency at or prior to the public hearing. As a covered entity under Title Il of the
Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide
reasonable accommodation to ensure equal access to these programs, services and activities. Sign language interpreters, assistive
listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure availability of services, please
make your request not later than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-
1299.
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PROJECT ANALYSIS

PROJECT SUMMARY

The project involves the construction of a new seven-story, 143.5 feet in-height, multi-discipline
research facility (USC Discovery and Translation Hub) proposed to be developed on the westerly
portion of the USC Health Sciences Campus, as shown below in Figure 1. The proposed building
would contain two subterranean levels and comprise approximately 201,292 square feet of floor
area. The proposed use would accommodate over 84 researchers and would support both "wet"
(bench) and "dry" (computational) laboratory research.

The proposed Discovery and Translation Hub Building (DTH Building) would be integrated into
the existing USC Health Sciences Campus, allowing for both floor-to-floor and cross-discipline
collaboration among researchers. At seven stories, the proposed building would serve as a
transition in height from the 12-story Norris Research Center located across the street to the
existing five-story Broad Center for Regenerative Medicine (Broad) building within the project site.
The two stories of below grade floor area would utilize a subterranean connection to the adjacent
Broad Building. While the proposed DTH Building would comprise 201,292 square feet of floor
area, the combined floor area of 529,067 square feet of existing buildings and the proposed DTH
Building on the 7.9-acre project site would result in an overall site development with a floor area
ratio (FAR) of 1.52:1. The existing central utility plant located in the northern portion of the project
site would be removed and replaced with a new expanded central utility plant to support the DTH
Building and other areas of the USC Health Sciences Campus.

!' " }r'" o

from across Eastlake Avenue.
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Figure 1. Rendering of the proposed projet looking northwest

REQUESTED ENTITLEMENTS

The requested entitlement includes a Conditional Use Permit for a major development project
which is defined as the construction of, the addition to, or the alteration of, any buildings or
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structures that create or add 100,000 square feet or more of floor area of nonresidential or non-
warehouse uses in the C2, C4, C5, CM, M1, M2, and M3 Zones. The requested entitlement herein
would allow for the development of 201,292 square feet of nonresidential floor area in the C2
Zone.

PROJECT BACKGROUND

The University of Southern California Health Sciences Campus (USC HSC) is an existing
institutional campus which was permitted to continue phased development of up to 765,000
square feet of additional academic and medical-related (e.g., medical research, medical clinic,
etc.) facilities upon its original approval. Several modifications to the approved project have
occurred since then, including the development of student housing, hotel uses and ancillary
commercial uses, and additions to parking capacity.

The requested project herein, the DTH Building, is envisioned as a world class innovation and
research hub designed to house researchers across diverse medical disciplines with a focus on
pioneering research. The proposed project would include collaborative, multi-disciplinary
research space with laboratories that would be 75 percent “wet” (experimentation/laboratory
bench) and 25 percent “dry” (computational/desktop research). The proposed DTH Building would
be a critical component of the USC biomedical research ecosystem, in which real world health
problems in the community, clinics, and hospitals would inform discovery and translational
research that would lead to new treatments, diagnostics, and prevention for diseases. The DTH
Building would be specifically designed to accommodate approximately 84 principal investigators.
In addition to research and laboratory space, the DTH Building would include a 2,030-square foot
lecture hall, a “grab and go” type café/vending machine area, a biorepository, a medical chemistry
core lab, and an array of collaboration, meeting, and support spaces. The lecture hall would be
designed for academic and scientific use and would be placed along the north side of the ground
floor of the building where it would be integrated with the landscaped outdoor area.

The existing central utility plant located in the northern portion of the project site would be removed
and replaced with a new central utility plant to support the DTH Building and other areas of the
USC HSC. The new central utility plant would utilize the existing pad-mounted transformer
connected to the USC HSC 12 kilovolt distribution system. Two new 1,000 kW emergency
generators would be provided, with associated paralleling gear, in an open service yard to serve
DTH, CORE Facilities, and the standby/emergency loads at the Broad Building.

The proposed project would include open space amenities including improvements to the existing
lawn area to establish a new central quad for the overall USC HSC. As shown below in Figure 2,
the central quad area would be 13,920 square feet, comprised of lawn space, patio seating, and
a terraced seating area to the south of the DTH Building, which could accommodate passive
recreation, institutional programing, classes, and other gatherings. In addition, landscaped
pedestrian walkways would be provided that would integrate the DTH Building with surrounding
buildings within project site. In total, the project would include 61,850 square feet of open space,
consisting of 20,214 square feet of paved areas and 41,636 square feet of landscaped areas. The
proposed project would require removal of 98 existing on-site trees and one street tree, none of
which are Protected Tree species, but provide a total of approximately 88 new trees, including
the Valley Oak and Western Redbud species.
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Figure 2. Rendering of the proposed project and proposed central quad area.

Project Site

The subject property is located on a parcel of land, approximately three miles east of downtown
Los Angeles and adjacent to the Lincoln Heights and Boyle Heights neighborhoods, consisting of
approximately 344,889 square feet of lot area, or 7.9 acres. As shown below in Figure 3, the
subject property is bounded by Alcazar Street to the north, San Pablo Street to the east, and
Eastlake Avenue to the west. The subject property is currently developed with 322,774 square
feet of building floor area, including the Chan Division of Occupational Science and Therapy
building located in the northern portion, which connects to the Zilkha Neurogenetics Institute
located in the central portion, and the Broad Center for Regenerative Medicine building located
in the southern portion. The project site, where the proposed DTH Building would be developed,
is located on the western portion and is currently improved with surface parking and ornamental
landscaping.

Although no parking is required under Assembly Bill (AB) 2097, parking for the DTH will be
available in the USC HSC parking pool. The parking will be located as set forth in the University
of Southern California Health Sciences Campus Parking Plan as maintained by the Los Angeles
Department of Building and Safety. A detailed breakdown on the current parking capacities is
shown on the project plans, included in Exhibit A. The proposed project would provide a total of
60 bicycle parking spaces, including 40 long-term spaces and 20 short-term spaces, in addition
to bicycle facilities, such as bike storage and a locker room.
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Figure 3. Aerial view of the subject property and surrounding improvements.

Surrounding Properties

The subject property is located within the intersection of Alcazar Street, Eastlake Avenue, and
San Pablo Street. The surrounding neighborhood is long established and fully urbanized.
Properties to the east are zoned C2-2 and are developed with additional USC HSC infrastructure,
including the Keck Hospital of USC, Keck Eye Surgery Outpatient USC, Keck Ambulance
Entrance, and the Keck Medicine of USC for Orthopaedic Surgery. Similarly, properties to the
south are zoned C2-2 and are developed with USC HSC facilities such as the Norris Medical
Library, USC Alfred E. Mann School of Pharmacy, and Keck School of Medicine of USC. To the
southeast, there is a large parcel of land zoned OS-1XL and improved as a park with athletic
fields and a recreation center. Properties to the north and west are zoned PF-1 and CM-1 and are
developed with various public and institutional uses, including the Los Angeles County
Department of Public Works, the LA County Probation Department, Central Juvenile Hall, and
Eastlake Juvenile Court. To the northeast, properties are zoned [T][Q]C2-2 and are developed
with student housing, a childcare center, and parking structures.

General Plan Land Use Designation and Zoning

The project site is located within the Northeast Los Angeles Community Plan area which
designates the subject site for General Commercial land uses corresponding to the C1, CR, C1.5,
C2, C4, P, and RAS3 Zones. As shown below in Figure 4, the project site is zoned C2-2 and is
thus consistent with the existing land use designation. The project site is further located within the
State Enterprise Zone: East Los Angeles (ZI-2129), Redevelopment Project Area: Adelante
Eastside (Z1-2488), and a Transit Priority Area in the City of Los Angeles (Z1-2452). The subject
property is not located within the boundaries of or subject to any specific plan, community design
overlay, or interim control ordinance.
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Figure 4. Zoning of the subject property and surrounding improvements obtained from ZIMAS.

Streets and Circulation

Alcazar Street, adjoining the subject property to the north, is a designated Modified
Collector, dedicated to a right-of-way width of 80 feet and is improved with a concrete
curb, gutter, and sidewalk improvements.

San Pablo Street, adjoining the subject property to the east, is a designated Avenue llI,
dedicated to a right-of-way width of 90 feet and is improved with a concrete curb, gutter,
and sidewalk improvements.

Eastlake Avenue, adjoining the subject property to the west, is a designated Modified
Collector, dedicated to a right-of-way width of 80 feet and is improved with a concrete
curb, gutter, and sidewalk improvements.

Previous Planning Actions and Entitlements on the Project Site

Case No. CPC-2015-376-MCUP-ZV-ZAD-SPR — On October 28, 2015, the City Planning
Commission approved a Main Conditional Use for on-site sale and consumption of
alcoholic beverages, a Zone Variance for alternate siting for bicycle parking, a Zoning
Administrator’'s Determination to permit shared parking, and a Site Plan Review, in
conjunction with a proposed hotel use.

Case No. ZA-2014-3413-ZV — On August 7, 2015, the Zoning Administrator approved a
Variance to permit 10 monumental signs in association with the USC campus in the PF-
1XL and [Q]C2-1 Zones.
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Other Relevant Cases Within 1,500 Feet of the Project Site

Case No. CPC-2019-7418-CU-DB-SPR — On June 16, 2020, the City Planning
Commission approved a Density Bonus, Conditional Use Permit, and Site Plan Review to
allow for the construction, use, and maintenance of a new mixed-use development within
four buildings with a total of 97 dwelling units (100 percent affordable, exclusive of one
manager’s unit) and 71,764 square feet of commercial floor area, including medical
offices, a medical clinic, and ground floor retail, located at 3000 and 3012-3030 North Main
Street.

Case No. ZA-2004-6839-CU — On January 26, 2005, the Zoning Administrator approved
a Conditional Use Permit to allow the construction, use, and maintenance of a cellular
telecommunications site within the C2-2 Zone and located at 1510 San Pablo Street.

PUBLIC HEARING

A public hearing was held virtually with the Hearing Officer on Tuesday, June 27, 2023. A
summary of the public hearing is documented in Public Hearing and Communications, Page P-1.

URBAN DESIGN STUDIO

The proposed project was reviewed by the Urban Design Studio on February 8, 2022. The
resulting comments and suggestions detailed in the following section, Issues and Considerations,
focus primarily on connectivity, building materials, landscaping, parking and circulation, and
pedestrian access.

ISSUES AND CONSIDERATIONS

The following includes a discussion of issues and considerations related to the project. These
were either identified during Urban Design Studio’s Office Hours, at the public hearing held on
June 27, 2023, or in discussions with the applicant.

Concerns were raised regarding the connectivity of the project with the immediately surrounding
neighborhood, particularly along the Eastlake Avenue frontage which serves as the pedestrian
connection from transit to various nearby facilities. Questions were also raised as to where the
primary entrance is located and whether the proposed bicycle parking facilities could be more
easily accessed. In response, the Applicant team stated that the proposed DTH building seeks to
balance a number of priorities, including visual interest, compatibility, campus-orientation, and
pedestrian friendliness. As an institutional building, there are inherently design constraints, but
the proposed design was intentionally simple and minimal in order to: respect interior open spaces
and the sidewalk; be compatible with surrounding campus buildings and the eclectic styles found
around the surrounding area; and elevate sustainability with material choices and orientation. The
Eastlake fagcade consists of a terra cotta screen system with varied depth and dimension to break
down the linear building face. A streetscape bioswale between the building face and the sidewalk
will provide additional shade and visual interest for pedestrians. Additionally, the recently
expanded sidewalk and new tree plantings will help create a pedestrian-friendly experience.

With regard to pedestrian accessibility into the proposed building, the Applicant team further
elaborated that the USC HSC is open to the public, including all libraries and open spaces. As
shown below in Figure 5, the proposed project will include an improved Central Quad, new
Amphitheatre seating facing the primary building entrance, patio seating near the primary
entrance, and a pre-function seating area outside of the lecture hall that will all be accessible and
available to members of the public. There are two primary entrances to the building — one at the
northeast end of the building and the other at the southwest end. The open campus-style
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arrangement of the buildings allows porous access from various points. There is a 12-foot
topography change from the quad to the loading dock area. The main entrance is located in the
central quad area to help create a more welcoming entrance to the surrounding buildings and
campus. Lastly, the proposed DTH building is located adjacent to three major pathways in leading
to bicycle parking locations. Amenities such as showers and bicycle lockers will also be provided.

During initial project review with the Urban Design Studio, several deficiencies in the architectural
plan set were noted including parking tabulation, landscaping, and sustainability features. Since
then, the Applicant team has updated the plan set significantly to include provide colored
elevations, details on the fagcade materiality (specifically the passive louver screens), information
regarding the USC HSC Parking Pool, and a landscape plan. The Applicant team clarified that
street trees exist along Eastlake Avenue as part of the recent USC Streetscape Beautification
Project and will remain. The Applicant team also elaborated on the project's Low Impact
Development (LID) compliance strategy in that the project will implement a capture and reuse
system rather than an infiltration system due to the soil conditions and shallow occurrence of
groundwater across the project site. The project is targeting LEED Platinum status which would
encompass the project’'s rainwater management strategy to comply with the City’s LID
requirements.

CONCLUSION

Based on evaluation of the project and information submitted to the record, staff recommends
that the City Planning Commission find, after consideration of the previously certified
Environmental Impact Report No.ENV-2004-1950-EIR, certified in August 2006 and as supported
by the third addendum dated September 2023, and the whole of the administrative record, there
is no substantial evidence that the project will have a significant effect on the environment. Staff
also recommends that the City Planning Commission approve the requested entitlements to allow
for the construction, use, and maintenance of the proposed research and academic building.
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CONDITIONS OF APPROVAL

Pursuant to Sections 12.24-U.14 of the Los Angeles Municipal Code, the following conditions are
hereby imposed upon the use of the subject property:

Development Conditions

1.

Use. All other use, height and area regulations of the Municipal Code and all other
applicable government/regulatory agencies shall be strictly complied with in the
development and use of the property, except as such regulations are herein specifically
varied or required.

Development. The use and development of the property shall be in substantial
conformance with the plot plan and floor plan submitted with the application and marked
Exhibit “A,” except as may be revised as a result of this action. No change to the plans will
be made without prior review by the Department of City Planning, and written approval by
the Director of Planning, with each change being identified and justified in writing. Minor
deviations may be allowed in order to comply with provisions of the Municipal Code, the
subject conditions, and the intent of the subject permit authorization.

Parking. The project shall provide parking in the Health Sciences Campus parking pool
in accordance with the University of Southern California Health Sciences Campus Parking
Plan as maintained by the Los Angeles Department of Building and Safety.

Fire Department.

a. Access for Fire Department apparatus and personnel to and into all structures shall
be required.

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

c. One or more Knox Boxes will be required to be installed for LAFD access to project.
Location and number to be determined by LAFD Field Inspector.

d. The entrance or exit of all ground dwelling units shall not be more than 150 feet from
the edge of a roadway of an improved street, access road, or designated fire lane.

e. Where above ground floors are used for residential purposes, the access requirement
shall be interpreted as being the horizontal travel distance from the street, driveway,
alley, or designated fire lane to the main entrance of individual units.

f.  No building or portion of a building shall be constructed more than 150 feet from the

edge of a roadway of an improved street, access road, or designated fire lane.
Urban Forestry — Native Protected Trees.

a. All tree and shrub preservation measures shall be considered to retain all protected
native species whenever possible. Project should include feasible alternatives in
project design to retain native trees and shrubs. A permit is required for the removal
of any native protected tree and shrub. Removal of any on site native tree or shrub
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6.

shall be replace in kind at a 4:1 ratio as approved by the Board of Public Works and
Urban Forestry Division. The tree replacement plan shall include all retained native
trees and shrubs. All on-site tree and shrub replacements shall be planted in locations
favorable to the long-term survival of the species.

b. The applicant shall submit a Protected Tree Report with an acceptable tree and shrub
replacement plan prepared by a reputable Tree Expert, as required by Ordinance No.
186,873 for approval by the Advisory Agency and the Bureau of Street Services, Urban
Forestry Division. The Protected Tree Report (PTR) shall contain the Tree Expert’s
recommendations for the preservation of as many protected trees as possible and
shall provide their species, health, size, and condition. The PTR shall include a
topographical map (construction drawing) identifying tree and shrub location, drip line,
and correctly numbered and plotted.

Urban Forestry — Street Trees.

a. Project shall preserve all healthy mature street trees wherever possible. All feasible
alternatives in project design should be considered and implemented to retain healthy
mature street trees. A permit is required for the removal of any street tree and shall be
replaced 2:1 as approved by the Board of Public Works and Urban Forestry Division.

b. When street dedications are required and to the extent possible, the project shall
provide larger planting areas for existing street trees to allow for growth and planting
of larger stature street trees which include and not limited to parkway installation
and/or enlargement of tree wells and parkways.

c. Plant street trees at all feasible planting locations within dedicated streets as directed
and required by the Bureau of Street Services, Urban Forestry Division. All tree
plantings shall be installed to current tree planting standards when the City has
previously been paid for tree plantings. The subdivider or contractor shall notify the
Urban Forestry Division at: (213) 847-3077 upon completion of construction for tree
planting direction and instructions.

Administrative Conditions

7.

Approvals, Verification and Submittals. Copies of any approvals, guarantees or
verification of consultations, reviews or approval, plans, etc., as may be required by the
subject conditions, shall be provided to the Department of City Planning for placement in
the subject file.

Code Compliance. All area, height and use regulations of the zone classification of the
subject property shall be complied with, except wherein these conditions explicitly allow
otherwise.

Department of Building and Safety. The granting of this determination does not in any
way indicate full compliance with applicable provisions of the Los Angeles Municipal Code
Chapter IX (Building Code). Any corrections and/or modifications to plans made
subsequent to this determination by a Department of Building and Safety Plan Check
Engineer that affect any part of the exterior design or appearance of the project as
approved, and which are deemed necessary by the Department of Building and Safety for
Building Code compliance, shall require a referral of the revised plans back to the
Department of City Planning for additional review and sign-off prior to the issuance of any
permit in connection with those plans.
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10.

11.

12.

13.

14.

15.

16.

17.

Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the
County Recorder’s Office. The agreement shall run with the land and shall be binding on
any subsequent property owners, heirs or assign. The agreement must be submitted to
the Department of City Planning for approval before being recorded. After recordation, a
copy bearing the Recorder’'s number and date shall be provided to the Department of City
Planning for attachment to the file.

Definition. Any agencies, public officials or legislation referenced in these conditions shall
mean those agencies, public offices, legislation or their successors, designees or
amendment to any legislation.

Enforcement. Compliance with these conditions and the intent of these conditions shall
be to the satisfaction of the Department of City Planning and any designated agency, or
the agency’s successor and in accordance with any stated laws or regulations, or any
amendments thereto.

Building Plans. A copy of the first page of this grant and all Conditions and/or any
subsequent appeal of this grant and its resultant Conditions and/or letters of clarification
shall be printed on the building plans submitted to the Development Services Center and
the Department of Building and Safety for purposes of having a building permit issued.

Project Plan Modifications. Any correction and/or modifications to the Project plans
made subsequent to this grant that are deemed necessary by the Department of Building
and Safety, Housing Department, or other Agency for Code compliance, and which involve
a change in site plan, floor area, parking, building height, yard or setbacks, building
separations, or lot coverage, shall require a referral of the revised plans back to the
Department of City Planning for additional review and final sign-off prior to the issuance
of any building permit in connection with said plans. This process may require additional
review and/or action by the appropriate decision-making authority including the Director
of Planning, City Planning Commission, Area Planning Commission or Board.

Corrective Conditions. The authorized use shall be conducted at all times with due
regard for the character of the surrounding district, and the right is reserved to the City
Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code,
to impose additional corrective conditions, if, in the Commission’s or Director’s opinion,
such conditions are proven necessary for the protection of persons in the neighborhood
or occupants of adjacent property.

Expedited Processing Section. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning, Expedited
Processing Section.

Indemnification and Reimbursement of Litigation Costs

Applicant shall do all of the following:

a. Defend, indemnify and hold harmless the City from any and all actions against the City
relating to or arising out of, in whole or in part, the City’s processing and approval of
this entitlement, including but not limited to, an action to attack, challenge, set aside,
void, or otherwise modify or annul the approval of the entitlement, the environmental
review of the entitlement, or the approval of subsequent permit decisions, or to claim
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personal property damage, including from inverse condemnation or any other
constitutional claim.

b. Reimburse the City for any and all costs incurred in defense of an action related to or
arising out of, in whole or in part, the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs of any
judgments or awards against the City (including an award of attorney’s fees),
damages, and/or settlement costs.

c. Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice
of the City tendering defense to the Applicant and requesting a deposit. The initial
deposit shall be in an amount set by the City Attorney’s Office, in its sole discretion,
based on the nature and scope of action, but in no event shall the initial deposit be
less than $50,000. The City’s failure to notice or collect the deposit does not relieve
the Applicant from responsibility to reimburse the City pursuant to the requirement in
paragraph (b).

d. Submit supplemental deposits upon notice by the City. Supplemental deposits may be
required in an increased amount from the initial deposit if found necessary by the City
to protect the City’s interests. The City’s failure to notice or collect the deposit does
not relieve the Applicant from responsibility to reimburse the City pursuant to the
requirement in paragraph (b).

e. If the City determines it necessary to protect the City’s interest, execute an indemnity
and reimbursement agreement with the City under terms consistent with the
requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in
the defense of any action, but such participation shall not relieve the applicant of any
obligation imposed by this condition. In the event the Applicant fails to comply with this
condition, in whole or in part, the City may withdraw its defense of the action, void its
approval of the entitlement, or take any other action. The City retains the right to make all
decisions with respect to its representations in any legal proceeding, including its inherent
right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions include actions,
as defined herein, alleging failure to comply with any federal, state or local law.
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Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created by this condition.
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FINDINGS

Major Development Project Conditional Use Findings

1.

That the project will enhance the built environment in the surrounding neighborhood
or will perform a function or provide a service that is essential or beneficial to the
community, city or region.

The project involves the construction of a new multi-discipline research facility (USC Discovery
and Translation Hub) proposed to be developed on the westerly portion of the USC Health
Sciences Campus. The requested project herein, the Discovery and Translation Hub (DTH)
Building, is envisioned as a world class innovation and research hub designed to house
researchers across diverse medical disciplines with a focus on pioneering research. The
proposed project would include collaborative, multi-disciplinary research space with
laboratories that would be 75 percent “wet” (experimentation/laboratory bench) and 25
percent “dry” (computational/desktop research). The proposed DTH Building would be a
critical component of the USC biomedical research ecosystem, in which real world health
problems in the community, clinics, and hospitals would inform discovery and translational
research that would lead to new treatments, diagnostics, and prevention for diseases with the
goal to dramatically improve the health and lifespan for patients and their families. Initial high
priority research areas include various forms of cancer, Alzheimer’s, mental health, blindness
and deafness, obesity and diabetes, infectious diseases, and heart disease. The DTH would
also support development of novel cutting-edge technologies with an initial focus on cell and
gene therapy, synthetic biology, artificial intelligence for medicine, precision medicine and
health, state of art imaging technology, and genomic medicine.

In addition, the proposed project will enhance USC’s biomedical research program as the
expansion of research programs that will be housed in the DTH will be a major component of
USC'’s (and the Keck School of Medicine’s) goal of doubling research capacity in the decade,
will also allow USC to hire over 84 new research leaders that will greatly expand USC’s ability
to make new discoveries and develop new treatments for diseases that our affect patients and
communities, and create new research programs will provide important education and training
opportunities in biomedical research. Based on the above, the project will perform a function
or provide a service that is essential and beneficial to the community, city, and region at large.

That the project’s location, size, height, operations and other significant features will
be compatible with and will not adversely affect or further degrade adjacent properties,
the surrounding neighborhood or the public health, welfare, and safety.

The project involves the construction of a new seven-story, 143.5 feet in-height, multi-
discipline research facility (USC Discovery and Translation Hub) proposed to be developed
on the westerly portion of the USC Health Sciences Campus. The proposed building would
contain two subterranean levels and comprise approximately 201,292 square feet of floor
area. The proposed use would accommodate over 84 researchers and would support both
"wet" (bench) and "dry" (computational) laboratory research.

The proposed Discovery and Translation Hub Building (DTH Building) would be integrated
into the existing USC Health Sciences Campus, allowing for both floor-to-floor and cross-
discipline collaboration among researchers. At seven stories, the proposed building would
serve as a transition in height from the 12-story Norris Research Center located across the
street to the existing five-story Broad Center for Regenerative Medicine (Broad) building within
the project site. The two stories of below grade floor area would utilize a subterranean
connection to the adjacent Broad Building. While the proposed DTH Building would comprise
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201,292 square feet of floor area, the combined floor area of 529,067 square feet of existing
buildings and the proposed DTH Building on the 7.9-acre project site would result in an overall
site development with a floor area ratio (FAR) of 1.52:1. The existing central utility plant
located in the northern portion of the project site would be removed and replaced with a new
expanded central utility plant to support the DTH Building and other areas of the USC Health
Sciences Campus.

The University of Southern California Health Sciences Campus (USC HSC) is an existing
institutional campus which was permitted to continue phased development of up to 765,000
square feet of additional academic and medical-related (e.g., medical research, medical clinic,
etc.) facilities upon its original approval. Several modifications to the approved project have
occurred since then, including the development of student housing, hotel uses and ancillary
commercial uses, and additions to parking capacity. As part of an established campus of
related land uses, the project will not physically divide an established community, but rather
will assist in infilling the established HSC with similar uses.

The area surrounding the HSC supports a variety of institutional, public, commercial,
residential, and recreational land uses, and the Project will be compatible with the adjacent
area as well. One of the dominant land uses in the area is the Los Angeles County - USC
Medical Center. This facility, located southwest of the HSC, is one of the nation’s largest public
hospitals and the nation’s largest medical training center, and therefore is compatible with the
medical research, clinical and academic uses of the HSC and the Project. Hazard Park, a 25-
acre recreational area, is located to the southeast of the HSC and east of the Los Angeles
County - USC Medical Center. Other public and institutional uses in this immediate area
include the United States Army Reserve Center and the Francisco Bravo M.D. Magnet Senior
High School. A second City park, Lincoln Park, is located to the north of the HSC, and a Los
Angeles County Public Works facility is also located in the area. The development of an
additional medical facility within the existing HSC will be compatible with these surrounding
institutional and public uses. The uses west of the HSC primarily consist of large-scale
institutional uses, principally the Los Angeles County - USC Medical Center described above
and the Women and Children’s Hospital. In addition, the area to the west of the HSC contains
the Central Juvenile Hall, the Los Angeles County Coroner, the College of Nursing and Allied
Health and residential uses. The area to the east of the HSC primarily consists of residential
uses. The project is in the center of the HSC and surrounded by existing development and
additional expansion parcels on all sides, as such, the project is shielded from these
residential areas. The project, which is designed to expand the medical research uses of the
HSC, is compatible with these adjacent uses.

Therefore, the project’s location, size, height, operations and other significant features will be
compatible with and will not adversely affect or further degrade adjacent properties, the
surrounding neighborhood or the public health, welfare, and safety.

3. That the project substantially conforms with the purpose, intent and provisions of the
General Plan, the applicable community plan, and any applicable specific plan.

The project site is located within the Northeast Los Angeles Community Plan area which
designates the subject site for General Commercial land uses corresponding to the C1, CR,
C1.5, C2, C4, P, and RAS3 Zones. The project site is zoned C2-2 and is thus consistent with
the existing land use designation. The subject property is not located within the boundaries of
or subject to any specific plan, community design overlay, or interim control ordinance.

The Los Angeles Municipal Code (LAMC) permits the use of a medical and research institution
within the C2 Zone and the development of a project that creates more than 100,000 square
feet of non-residential floor area with the approval of a Conditional Use Permit subject to
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certain findings. Therefore, the requested Conditional Use Permit for the proposed project is
permissible per the underlying zone and land use designation of the project site. The
Northeast Los Angeles Community Plan recognizes that “the quality of life and stability of
neighborhoods depends on providing infrastructure resources, including...hospitals” and
acknowledges redevelopment of the USC HSC. As part of the HSC, the project will enhance
provision of medical services to the surrounding community through the development of an
world class, innovative, and iconic medical research hub designed to house researchers
across diverse medical disciplines with a focus on cutting-edge research and will be a critical
component of a USC’s biomedical research ecosystem in which real world health problems in
the community, clinics and hospitals will inform discovery and translational research that will
lead to new treatments, diagnostics, and prevention for diseases.

In addition, the Community Plan sets forth a policy to strengthen contacts and cooperation
between public and private sector organizations engaged in economic development activities
within the community, as well as an objective to conserve and strengthen potentially viable
commercial areas in order to stimulate and revitalize existing businesses and create
opportunities for appropriate new commercial development. By adding a medical research
facility on a site within the existing HSC, the project will reinforce a job generating economic
base for the City by capitalizing on the project site’s physical proximity to and partnership with
the adjacent USC-County Medical Center and HSC academic and medical research facilities.
The project is also consistent with the following specific goals, objectives, and policies of the
Northeast Los Angeles Community Plan:

Objective 2-2: To enhance the identity and appearance of commercial
districts.

Policy 2-2.2: Require that projects in commercial areas be
designed and developed to achieve a high level of
quality, distinctive character, and compatibility with
appropriate existing uses and development.

Objective 2-2: To minimize conflicts between auto-related and pedestrian-
oriented activities and encourage use of public
transportation in commercial areas.

The project will promote continuity at the HSC by being designed in a style reflective of the
existing academic, research and medical office buildings that define the aesthetic appearance
of the HSC. The new building is consistent with the existing and adjacent uses and will
preserve the character of the HSC as a medical and research facility. The Community Plan
promotes an arrangement of land uses, streets and services that encourage and contribute
to the economic, social, and physical health, safety and welfare, and convenience of the
people who live and work in the community. It also supports efforts to enhance pedestrian-
friendly environments in and around neighborhood-commercial and maijor institutional areas.
The project site is currently developed with existing medical buildings that will be
complemented by the addition of the project. Pedestrian walkways and a central quad will
connect the proposed and existing buildings on the site, promoting pedestrian access
between the various buildings housing the medical services and clinics. The proposed project
will provide support the use of alternate modes of transportation with the provision of bicycle
facilities and enhanced streetscapes for pedestrians who are walking or utilizing public
transportation.

As such, the project substantially conforms with the purpose, intent and provisions of the
General Plan, the applicable community plan, and any applicable specific plan.
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4. That the project provides for an arrangement of uses, buildings, structures, open
spaces and other improvements that are compatible with the scale and character of the
adjacent properties and surrounding neighborhood.

The project involves the construction of a new seven-story, 143.5 feet in-height, multi-
discipline research facility (USC Discovery and Translation Hub) proposed to be developed
on the westerly portion of the USC Health Sciences Campus. The proposed building would
contain two subterranean levels and comprise approximately 201,292 square feet of floor
area. The HSC is a long-standing existing use, and the project proposes the continuation and
expansion of that use within the existing HSC boundaries. Development of a world class
medical research facility on this site will be consistent with the existing uses found on the site
and within the broader HSC surrounding the project site. The subject property is developed
with similar medical related uses that includes the Chan Division of Occupational Science and
Therapy, the Zilkha Neurogenetics Institute, and the Broad Center for Regenerative Medicine
building, and the proposed Discovery and Translational Hub (DTH) Building is compatible with
these existing uses.

The project will be designed in a style reflective of the existing academic, research and
medical office buildings that define the aesthetic appearance of the HSC, promoting continuity
at the HSC. At seven-stories, the building is a transition in height from the 12-story Norris
Research Center located across the street to the existing five-story Broad building on the
project site. The two stories of below grade floor area would utilize a subterranean connection
to the adjacent Broad Building. With a focus on health sciences and translational medicine,
the design merges the clean modern language of the existing HSC with natural materials and
forms. Specific materials include a combination of glass, metal, and terra-cotta to give a
predominantly modern aesthetic with natural materials. The building fenestration seeks to
balance energy performance with maximizing daylight and human comfort using passive
louver screens and high-performance glazing.

Landscaping for the project will include new tree and plantings that will complement the
existing landscaping program throughout the HSC. The proposed project would include open
space amenities including improvements to the existing lawn area to establish a central quad
for the HSC. The central quad area would be 13,920 square feet, comprised of lawn space,
patio seating, and a terraced seating area to the south of the DTH Building, which could
accommodate passive recreation, institutional programing, classes, and other gatherings. In
addition, landscaped pedestrian walkways would be provided that would integrate the DTH
Building with surrounding buildings within the project site. In total, the proposed project would
include 61,850 square feet of open space, consisting of 20,214 square feet of paved areas
and 41,636 square feet of landscaped areas. A streetscape bioswale between the building
face and the sidewalk will provide additional shade and visual interest for pedestrians.

The USC Health Sciences Campus is open to the public, including all libraries and open
spaces. The project will include an improved Central Quad, new Amphitheatre seating facing
the primary building entrance, patio seating near the primary entrance, and a pre-function
seating area outside of the lecture hall that will all be accessible and available to members of
the public. Therefore, the project provides for an arrangement of uses, buildings, structures,
open spaces and other improvements that are compatible with the scale and character of the
adjacent properties and surrounding neighborhood.
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5. The project complies with the height and area regulations of the zone in which it is
located.

The proposed project complies with all applicable height and area requirements of the LAMC.
The project site is located within the C2-2 Commercial Zone, which permits a wide variety of
commercial uses including medical offices, medical research, and retail uses. The
development of the project site, located within Height District No. 2, is limited by the floor area
to a floor area ratio (FAR) of six times the buildable area of the lot, and the height of the
building is limited by the floor area. The project site contains 344,889 square feet of lot area
which permits 2,069,334 square feet of floor area on the project site under the site’s zoning.
The project site contains approximately 322,774 square feet of floor area and the proposed
DTH will be an approximately 201,292 square foot 7-story building with two basement levels.
The combined floor area of 524,066 square feet for the existing buildings and the proposed
DTH building on the 7.9-acre parcel will result in an overall site development with a floor area
ratio (FAR) of 1.52:1. The DTH building will contain medical research services with ancillary
support spaces as well as an auditorium and café which are all are allowed within the C2 zone
and consistent with the existing uses found within the HSC. There are no yard or setback
requirements required by the LAMC for the Project.

Therefore, the project would comply with the height and area regulations of the C2-2 Zone as
established by the General Plan and Northeast Los Angeles Community Plan.

6. The project is consistent with the City Planning Commission’s design guidelines for
Major Development Projects, if any.

The City Planning Commission has not approved Design Guidelines for Major Development
Projects and, as such, this finding does not apply.

Environmental Findings

7. Environmental Finding. Pursuant to CEQA Guidelines Sections 15162 and 15164, in
consideration of the whole of the administrative record, that the project was assessed in the
previously certified Environmental Impact Report No. ENV-2004-1950-EIR, certified in August
2006 and as supported by the fifth addendum dated September 2023, no major revisions are
required to the EIR and no subsequent EIR is required for approval of the project.

8. Flood Insurance. The National Flood Insurance Program rate maps, which are a part of the
Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No.
172,081, have been reviewed and it has been determined that this project is located in Zone
X, areas of minimal flooding.
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PUBLIC HEARING AND COMMUNICATIONS

A public hearing for Case No. CPC-2022-9266-CU was held on Tuesday, June 27, 2023. Due to
concerns over COVID-19, the hearing was conducted entirely telephonically. The purpose of the
hearing was to receive public testimony on behalf of the City Planning Commission as the decision
maker on the case.

1. Attendees

The hearing was attended by approximately 26 people, including the five members of the
Applicant team and members of the public.

2. Applicant Testimony

The Applicant team consisted of Bryan Eck, Michele Kipke, Francisco Owens, Dale
Goldsmith, and David Galaviz. The Applicant presentation began with Michele Kipke
providing an overview of the goals for the project which include personalized health,
delivery of care, and seeking solutions for challenges within local communities. Bryan Eck
and Francisco Owens continued by discussing the following:

Orientation of the project site located east of the 5 Freeway and north of the 10
Freeway, next to three existing buildings and a network of green spaces

Central Utility Plan improvements (located at the north) would enable LEED
Platinum status for the DTH

Open, active, and inviting entrance lobby near the central quad (lawn) at the
southwest corner

The lecture hall would be to the north, and other facilities would include a clinic, an
auditorium, and garden

Louvers will be installed into the walls to help energy control and solar gain

Terra cotta material was intended to provide a calming feeling and lighter colors to
complement other existing buildings

The proposed wall surfacing is high performance

The proposed massing is a bridge between taller and shorter existing buildings
which surround the proposed building site

Dale Goldsmith and David Galaviz presented and discussed the following:

CEQA for the project is a Certified EIR for phased build-out of the USC HSC

An Addendum will provide further analysis based on current methodologies,
significance thresholds, and existing conditions

Based upon the environmental analysis, no new significant impacts have been
identified and the Addendum will be available prior to the CPC hearing

Parking will be integrated and will utilize the existing campus parking pool; in
summary, 86 parking spaces would be removed and 403 new parking spaces
would be required, but the campus parking pool would provide a surplus of 500
parking spaces

A traffic assessment and trip generation table is covered in the EIR with
mitigations, many of which have been done already

With the implementation of Traffic Demand Management (TDM), the impacts
would be less than significant. Confirmation would be provided by LADOT

The project team seeks to build partnerships — over 100 community meetings have
occurred to promote local collaboration
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o An example of community feedback includes the location of the proposed project
which has been changed from its original location due to local input

o Local feedback also informed the project team that primary concerns include
research for issues pertinent to the local community (e.g., Alzheimer’s, dementia,
etc.), health career training for youth and adults, college pathways, and equity

3. Public Testimony

e Dr. Tom W — Access to EIR documents and the addendum are needed; the project
location is Lincoln Heights and not Boyle Heights; questions about whether the two
proposed basement levels are parking or labs

o Cynthia Gonzalez — Boyle Heights resident who sought to reschedule the discussion
for 60 days for proper noticing; parking impacts for local residents

e Leticia Garcia — Part of a minority women-owned group that works closely with USC
and Keck; has also worked closely with David Galaviz

¢ Kimberly Alvarado — Organizer and resident; postpone hearing for 60 days; community
engagement lacking and concerns over displacement of local stakeholders

o Pamela (Eastside Leads) — Residents and coalition members were not aware of this
project previously; noticing concerns; had previous experience involving Hyatt hotel
developments

e Chad Boggio — Council representative for Orange County and Los Angeles; finalizing
labor agreement with unionized workers who are being paid fair wages; supportive of
project

e Jordan Sisson — CEQA attorney representing the union; seeks access to EIR
addendum at least 30 days prior to CPC hearing; the EIR is over 20 years old

e Michael Sinclair — Educator for LAUSD magnet school; supportive of project as a
member of a nearby school

¢ Ben Garcia — Local stakeholder; supportive of project as it will create resources for the
community

e Jessica Santiago — East LA Eastside LEADS; outdated EIR, project requires more
engagement with community

e Carlos Torres — Union worker; supportive of project; local hiring for construction
throughout entire process; many local residents will benefit

¢ Yang Choi — USC professor studying congenital birth defects; supportive of project to
bring in researchers to work on urgent issues; opportunities for training and hiring

e Esther Armas — Ramona Gardens advisory committee; supportive of project; USC has
been a great partner

e John U. — Concerns over displacement and gentrification caused by USC HSC for
nearby houses; parking overflows onto public streets

e Clara Solis — Concerned over EIR and noticing; postpone hearing for 60 days;
concerns over air pollution and skeptical of parking/traffic impacts and impacts to
wetlands

o Steve Kasten — President of Lincoln Heights Chamber of Commerce; supportive of
project as supported by a letter submitted March 16, 2023

¢ Unknown — Boyle Heights resident who would like to postpone the hearing for 60 days
with proper noticing

e Unknown — Concerns over parking; current students already take up spots along
residential streets

e Mark Overstreet — Resident of area about 1.5 miles away; supportive of project as they
only heard positive comments about the project

e Wendy Knight — SEIU; addendum to EIR is improper CEQA analysis; student
population has increased, project-specific EIR is needed
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e Maria Guadalupe — Physician’s assistant at USC Pathways Program; supportive of the
project

4. Applicant Response

e The Applicant team stated that the CEQA Addendum would be available as soon as
possible

Additional Communications

Planning staff received several communications prior to and after the public hearing both in
support and opposition to the project. These communications are contained in full within Exhibit
E.
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EXHIBIT A

Plans

Site Plan, Floor Plans, Elevations, Landscape Plan,
Renderings, and Photos
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