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  Department of City Planning 
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LOCATED AT 2800 CASITAS AVENUE (ENV-2016-2862-EIR/CPC-2016-3054-GPA-VZC-CU-
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The Department of Transportation (DOT) has reviewed the transportation impact analysis dated May 19, 
2017 prepared by The Mobility Group for the proposed mixed-use development located at 2750-2800 
Casitas Avenue. In order to evaluate the effects of the project’s traffic on the available transportation 
infrastructure, the significance of the project’s traffic impacts is measured in terms of change to the 
volume-to-capacity (V/C) ratio between the “future no project” and the “future with project” scenarios.  
This change in the V/C ratio is compared to DOT’s established threshold standards to assess the project-
related transportation impacts. The transportation impact analysis included the detailed analysis of 12 
signalized intersections, of which 11 intersections are located in the City of Los Angles. Based on DOT’s 
transportation impact criteria1, two of the study signalized intersections in the transportation impact 
analysis is expected to be significantly impacted by the project-related traffic and is summarized in 
Attachments 1a & 1b. The results of the transportation impact analysis which accounted for other 
known development projects in evaluating potential cumulative impacts, adequately evaluated the 
project’s transportation impacts on the surrounding community. 
 
DISCUSSION AND FINDINGS 
 
A. Project Description 

The project proposes to replace approximately 87,000 square feet (sf) of manufacturing space, 
approximately 25,000 sf of warehouse space and approximately 5,000 sf of production space 
with 419 apartment units, 19,000 sf of creative office space, 3,000 sf of high-turnover restaurant 
space, and a 42,000 sf urban farm. Vehicle access to the project site will be provided via a 
driveway on Casitas Avenue. The project is expected to be completed by 2023. 

                     
1 Per the DOT Transportation Impact Analysis Policies and Procedures, a significant impact is identified as an increase in 

the Critical Movement Analysis (CMA) value, due to project related traffic, of 0.01 or more when the final (“with project”) Level of 
Service (LOS) is LOS E or F; an increase of 0.020 or more when the final LOS is LOS D; or an increase of 0.040 or more when the 
final LOS is LOS C.  
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B. Trip Generation 

The project is estimated to generate 2,551 daily trips, a net increase of 199 trips in the a.m. peak 
hour, and a net increase of 239 trips in the p.m. peak.  The trip generation estimates are based 
on formulas published by the Institute of Transportation Engineers (ITE) Trip Generation, 9th 
Edition, 2012. A copy of the trip generation table can be found in Attachments 2a, 2b & 2c. 
 

C. Freeway Analysis 
The transportation impact analysis included a freeway impact analysis that was prepared in 
accordance with the State-mandated Congestion Management Program (CMP) administered by 
the Los Angeles County Metropolitan Transportation Authority (MTA).  To comply with the 
Freeway Impact Analysis Agreement executed between Caltrans and DOT in October 2013, the 
study also included a screening analysis to determine if additional evaluation of freeway 
mainline and ramp segments was necessary beyond the CMP requirements. Exceeding one of 
the four screening criteria would require the applicant to work directly with Caltrans to prepare 
more detailed freeway analyses. However, the project did not meet or exceed any of the four 
thresholds defined in the latest agreement, updated in December 2015; therefore, no additional 
freeway analysis was required.   

 
D. Traffic Impacts 

The Project is anticipated to result in significant traffic impacts under Future with Project (Year 
2023) conditions, before mitigation, at the following intersections: 

  
1. San Fernando Road & Fletcher Drive (A.M. & P.M. Peak Hour) 
2. Riverside Road & Fletcher Drive (P.M. Peak Hour) 

 
Physical traffic mitigation improvement options at these impacted intersections were evaluated 
in an attempt to fully mitigate the impacts; however, no feasible mitigations were identified due 
to the constraints of the existing physical conditions.  With the recent adoption of Vision Zero, 
Mobility Plan 2035 and Complete Streets Design Guide, the roadway width has been set along 
the majority of arterials in area of Atwater Village.  

 
The transportation mitigation program (discussed in the “Project Requirements” section below) 
would help reduce vehicle trips generated by the Project and partially reduce these significant 
impacts. However, both intersections would remain significantly impacted and considered 
unmitigated after the implementation of the proposed mitigation program. 
 
The project traffic study also included a neighborhood street segment analysis.  Per the 
applicable impact data, the proposed project could potentially create a significant impact at 
each of the 3 street segments analyzed.  A copy of the Neighborhood Segment Analysis 
summary tables (Table 4.8 and through 4.10) is provided as Attachment 3. 

  
PROJECT REQUIREMENTS 
 
A. Traffic Mitigation Program 

Consistent with City policies on sustainability and smart growth and with DOT’s trip reduction 
and multi-modal transportation goals, the project’s mitigation first focuses on developing a trip 
reduction program and on solutions that promote other modes of travel. The Project traffic 
mitigation program should include the following improvements: 
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1.  Transportation Demand Management (TDM) 
The purpose of a TDM plan is to reduce the use of single occupant vehicles (SOV) by 
increasing the number of trips by walking, bicycle, carpool, vanpool and transit.  A TDM 
plan should include design features, transportation services, education, and incentives 
intended to reduce the amount of SOV during commute hours.  Through strategic building 
design and orientation, this project can facilitate access to transit, can provide a 
pedestrian-friendly environment, can promote non-automobile travel and can support the 
goals of a trip-reduction program.  

 
A preliminary TDM program shall be prepared and provided for DOT review prior to the 
issuance of the first building permit for this project and a final TDM program approved by 
DOT is required prior to the issuance of the first certificate of occupancy for the project.  As 
recommended by the traffic impact study, the TDM program should include, but is not 
limited to, the following:  
 

x Provide an on-site transportation coordinator to promote the TDM program and 
alternatives to the car and facilitate rideshare; 

x Implementation of vehicle trip reduction incentives and services for Project 
employees and/or tenants; provide on-site education on alternative transportation 
modes; 

x Provide amenities such as racks and showers for employees to promote bicycling 
and walking; 

x Transit Welcome Package – Provide all new employees with a Transit Welcome 
Package which could include information on area bus/rail transit route and 
connections/transfers information, bicycle facilities, and convenient local services 
and restaurant within walking distance of the project; 

x Carpool program for employees; 
x Preferential rideshare parking location; 
x Convenient parking and facilities for bicycle riders; 
x Unbundling and lease of parking spaces for residents; 
x Record a Covenant and Agreement to ensure that the TDM program will be 

maintained; 
x Encourage flexible/alternative work schedules and telecommuting programs; 
x Contribute a one-time fixed fee contribution of $50,000 to be deposited into the 

City’s Bicycle Plan Trust fund to implement bicycle improvements in the vicinity of 
the project. 

 
  The following improvements proposed by the project should be part of the TDM program: 
 

x Support existing and/or future efforts by LADOT for Mobility Hubs by providing 
parking spaces for flex/share cars; 

 
 

2. Transportation System Improvements 
Transit system improvements are aimed at enhancing and improving service between the 
existing transit service and the developmental study area to reduce peak hour trips. The 
following improvement is being proposed by the project as part of transit and mobility 
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improvement program. To address the significant traffic impacts at the study intersections 
associated with construction of the project, the developer will contribute a fixed fee of 
$100,000 to a trust fund to be administered by LADOT in support of two planned DASH 
routes (DASH Elysian Park/Cypress Park and DASH Glassell Park/Highland Park) servicing the 
area providing one or both of these routes is approved by the City. In accordance with the 
project’s transportation mitigation plan, prior to the issuance of any building permit and 
completed prior to the issuance of any certificate of occupancy, DOT must receive the total 
transit system improvement funds from the project applicant.  

 
3. Neighborhood Traffic Management (NTM) Program 

 The traffic study identified the following three neighborhood streets as locations that can 
potentially experience an increase in vehicle traffic due to project related trips: 

 
1. Carillon Street – between Casistas Avenue and La Clede Avenue 
2. La Clede Avenue – between Carillon Street and Fletcher Drive  
3. Larga Avenue –  between Carillon Street and Fletcher Drive 
 
In order to address these potential impacts, the applicant shall fund implementation of a 
Neighborhood Traffic Management Program (NTMP).  The Program shall be developed in 
cooperation with DOT, Council District 1 staff and affected neighborhood residents. 

 
The Program shall include an implementation plan that sets key milestones and identifies a 
proposed process in developing a NTM plan for the three locations.  Typical NTM measures 
include, but are not limited to, traffic circles, speed humps, roadway narrowing effects 
(raised medians, traffic chokers, etc.), landscaping features, roadway striping changes, and 
stop sign pattern. 

 
The NTMP should be formalized through an agreement between the applicant and DOT 
prior to the issuance of the first building permit for this project.  The agreement should 
include a funding guarantee and outreach process, selection and approval criteria for any 
evaluated NTM measures and an implementation phasing plan.  The agreement shall also 
guarantee funding for constructing approved NTM measures, up to $100,000. 

 
The final implementation plan, if consensus is reached among the stakeholders, would be 
subject to review and approval by DOT’s Central District Office and it would be the 
applicant’s responsibility to implement any approved NTM measures through the Bureau of 
Engineering’s B-permit process. 
 

C. Highway Dedication and Street Widening Requirements 
On January 20, 2016, the City Council adopted the Mobility Plan 2035 which is the new Mobility 
Element of the General Plan.  A key feature of the updated plan is to revise street standards in 
an effort to provide a more enhanced balance between traffic flow and other important street 
functions including transit routes and stops, pedestrian environments, bicycle routes, building 
design and site access, etc.  Per the new Mobility Element, Casitas Avenue has been designated 
as a Local Street-Standard, which would require a 18-foot half-width roadway within a 30-foot 
half-width right-of-way. The applicant should check with BOE’s Land Development Group to 
determine the specific highway dedication, street widening and/or sidewalk requirements for 
this project. 
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D. Construction Impacts 

DOT recommends that a construction work site traffic control plan be submitted to DOT for 
review and approval prior to the start of any construction work.  The plan should show the 
location of any roadway or sidewalk closures, traffic detours, haul routes, hours of operation, 
protective devices, warning signs and access to abutting properties.  DOT also recommends that 
all construction related traffic be restricted to off-peak hours, to the extent feasible.  

 
E. Parking Requirements 
 The number of parking spaces that will be provided by the project was not disclosed in the 

traffic study. The applicant should also check with the Department of Building and Safety on the 
number of Code-required parking spaces needed for the project. 

 
F. Driveway Access and Circulation 

The proposed site plan illustrated in Attachment 4 is acceptable to DOT; however, review of the 
study does not constitute approval of internal circulation schemes and driveway dimensions. 
Those require separate review and approval and should be coordinated with DOT’s Citywide 
Planning Coordination Section 201 N. Figueroa Street, 5th Floor, Room 550, at (213) 482-7024. 
Any changes to the project’s site access, circulation scheme, or loading/unloading area after 
issuance of this report would require separate review and approval and should be coordinated 
as well.   In order to minimize potential building design changes, the applicant should contact 
DOT for driveway width and internal circulation requirements so that such traffic flow 
considerations are designed and incorporated early into the building and parking layout plans.  
 

G. Development Review Fees 
An ordinance adding Section 19.15 to the Los Angeles Municipal Code relative to application 
fees paid to DOT for permit issuance activities was adopted by the Los Angeles City Council in 
2009 and updated in 2014.  This ordinance identifies specific fees for transportation impact 
analysis review, condition clearance, and permit issuance.  The applicant shall comply with any 
applicable fees per this ordinance. 
  

If you have any questions, please contact Eduardo Hermoso of my staff at (213) 972-8451. 
 
Attachments 
 
J:\Letters\2017\CEN17-45791_2800 Casitas Ave_ts ltr.docx 

 
c: Gerald Gubatan, Council District No. 1 

Mehrdad Moshksar, Central District, DOT 
Taimour Tanavoli, Case Management Office, DOT 
Carl Mills, BOE Development Services 
Mike Bates, The Mobility Group 
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