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On August 16, 2017, the Department of Transportation (DOT) issued a traffic assessment report to the 
Department of City Planning on the proposed mixed-use project located at 2750-2800 Casitas Avenue.    
However, subsequent to the release of this report, on July 30, 2019, pursuant to Senate Bill (SB) 743 and 
the recent changes to Section 15064.3 of the State’s California Environmental Quality Act (CEQA) 
Guidelines, the City of Los Angeles adopted vehicle miles traveled (VMT) as the criteria by which to 
determine transportation impacts under CEQA.  Therefore, in response to this action the applicant 
submitted a VMT analysis for the proposed project in addition to the previous analysis submitted on 
September 23, 2019.  This was followed by another VMT analysis that was submitted on November 22, 
2019.  Therefore, please replace the previous October 23, 2019 DOT assessment, in its entirety, with this 
report which addresses the totality of the transportation analysis.   
 

----------------------------------------- 
 

The Department of Transportation (DOT) has reviewed the supplemental traffic analysis, dated 
November 22, 2019, prepared by The Mobility Group, for the mixed-use project located at 2800 Casitas 
Avenue.  In compliance with Senate Bill 743 and the California Environmental Quality Act (CEQA), a 
vehicle miles traveled (VMT) analysis is required to identify the project’s ability to promote the 
reduction of green-house gas emissions, access to diverse land-uses, and the development of multi-
modal networks.  The significance of a project’s impact in this regard is measured against the VMT 
thresholds established in DOT’s Transportation Assessment Guidelines (TAG), as described below.  
 
 
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 
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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. 
 

B. CEQA Screening Threshold 
Prior to accounting for trip reductions resulting from the application of Transportation Demand 
Management (TDM) Strategies, a trip generation analysis was conducted to determine if the 
project would exceed the net 250 daily vehicle trips screening threshold.  Using the City of Los 
Angeles VMT Calculator tool, which draws upon trip rate estimates published in the Institute of 
Transportation Engineers’ (ITE’s) Trip Generation, 9th Edition manual as well as applying trip 
generation adjustments when applicable, based on sociodemographic data and the built 
environment factors of the project’s surroundings, it was determined that the project does 
exceed the net 250 daily vehicle trips threshold.   
 

C.  Transportation Impacts 

On July 30, 2019, pursuant to Senate Bill (SB) 743 and the recent changes to Section 15064.3 of 

the State’s California Environmental Quality Act (CEQA) Guidelines, the City of Los Angeles 

adopted vehicle miles traveled (VMT) as a criteria in determining transportation impacts under 

CEQA.  The new DOT Transportation Assessment Guidelines (TAG) provide instructions on 

preparing transportation assessments for land use proposals and defines the significant impact 

thresholds.   

 

The DOT VMT Calculator tool measures project impact in terms of Household VMT per Capita, 

and Work VMT per Employee.  DOT identified distinct thresholds for significant VMT impacts for 

each of the seven Area Planning Commission (APC) areas in the City.  For the Central APC area, 

in which the project is located, the following thresholds have been established: 

 

- Household VMT per Capita: 7.2 

- Work VMT per Employee:  12.7 

 

As cited in the VMT Analysis report, prepared by the Mobility Group, the VMT projections for 

the proposed project are 12.7 and 14.9 for the Household and Work VMT’s respectively.  

Therefore, it is concluded that implementation of the Project would result in a significant 

Household and Work VMT impact. 

 

The project proposes to reduce these impacts through the implementation of parking, shared 

mobility, bicycle infrastructure, educational and neighborhood enhancement TDM strategies 

that are forecasted to reduce the Project Household and Work VMT ‘s to 10.5 and 14.2 

respectively.  As a result, the project would continue to have Household and Work VMT impacts.  

A copy of the VMT Calculator summary reports is provided as Attachment 1 to this report.  

 

D. Safety, Access and Circulation 

During the preparation of the new CEQA guidelines, the State’s Office of Planning and Research 

stressed that lead agencies can continue to apply traditional operational analysis requirements 

to inform land use decisions provided that such analyses were outside of the CEQA process.  The 

authority for requiring non-CEQA transportation analysis and requiring improvements to 
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address potential circulation deficiencies, lies in the City of Los Angeles’ Site Plan Review 

authority as established in Section 16.05 of the Los Angeles Municipal Code (LAMC), Section 

16.05.  Therefore, DOT continues to require and review a project’s site access, circulation, and 

operational plan to determine if any safety and access enhancements, transit amenities, 

intersection improvements, traffic signal upgrades, neighborhood traffic calming, or other 

improvements are needed.  In accordance with this authority, the project has completed a 

circulation analysis using a “level of service” screening methodology that indicates that the trips 

generated by the proposed development will likely result in adverse circulation conditions at 

several locations.  DOT has reviewed this analysis and determined that it adequately discloses 

operational concerns.  A copy of the circulation analysis table that summarizes these potential 

deficiencies is provided as Attachment 2 to this report. 

 
PROJECT REQUIREMENTS 
 
A. CEQA Related Mitigation 

Consistent with City policies on sustainability and smart growth and with DOT’s trip reduction 
and multi-modal transportation goals, the project’s mitigation program first focuses on 
developing a trip reduction program and on solutions that promote other modes of travel. To 
off-set the expected significant impacts identified in the project’s VMT analysis, DOT 
recommends that the applicant be required to implement the following Transportation Demand 
Management (TDM) strategies as mitigation: 

 

1. Unbundled Parking:  

Unbundled parking separates the leasing of parking from leasing of apartments so that 

residents must specifically opt in to paying to park a car.  The analysis estimated that a 

parking space would cost at least $220 per month for residents to lease. 

 

2. TDM Promotions and Marketing: Information sharing and marketing are important 

components to successful commute trip reduction strategies.  The Project should 

provide a substantive commitment to 100% of eligible employees and residents to 

educate and inform travelers about site-specific transportation options and effects of 

their travel choices. 

 

3.  Shared Mobility: Providing on-demand access to shared mobility option provides a 

strong incentive to consider other transportation travel modes.  The Project would 

provide five car-share spaces and a ten-space bike-share. 

 

4. Bicycle Infrastructure: These improvements help reduce peak-hour vehicle trips by 

making commuting by bike easier and more convenient.  The Project should provide 

bike parking per the LAMC and providing secure bike parking and showers. 

 

5. Neighborhood Enhancement: Providing a pedestrian access network to link areas of the 

Project site encourages people to walk instead of drive.  The project should ensure a 

substantive commitment to providing pedestrian network improvements within the 

project and to off-site connections.  This would include connections to off-site areas 

including the LA River Bike Path and the planed public park to the south of the Project 
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site.  The project would also incorporate traffic calming measures identified in the traffic 

study for the neighborhood streets and intersections to the north of the Project Site and 

south of Fletcher Drive. 

 

B. Corrective Measures (Non-CEQA Analysis) 

In the Traffic Study report prepared by the Mobility Group, the analysis included a review of 

current and potential future deficiencies that may result from the project.  To address these 

deficiencies, the applicant should be required to implement the following corrective measures. 

  
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:  
 

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

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

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

 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; 

 Carpool program for employees; 

 Preferential rideshare parking location; 

 Convenient parking and facilities for bicycle riders; 

 Unbundling and lease of parking spaces for residents; 

 Record a Covenant and Agreement to ensure that the TDM program will be 
maintained; 

 Encourage flexible/alternative work schedules and telecommuting programs; 

 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: 
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 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 
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 
Per the new Mobility Element of the General Plan, Casitas Avenue has been designated as a 
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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. 
  

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 3 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 
Section 19.15 of the Los Angeles Municipal Code identifies specific fees for traffic study review, 
condition clearance, and permit issuance.  The applicant shall comply with any applicable fees 
per this ordinance. 
 

If you have any questions, please contact me at (213) 972-8482. 
 
Attachments 
 
J:\Letters\2017\CEN17-45791_2800 Casitas Ave_ts ltr.docx 

 
c: Gerald Gubatan, Council District No. 1 

Edward Yu, Central District, DOT 
Taimour Tanavoli, Case Management Office, DOT 
Matthew Masuda, BOE Development Services 
Mike Bates, The Mobility Group 
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