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1. INTRODUCTION 

This report documents the assumptions, methodologies, and findings of a study conducted by Fehr & Peers 

to evaluate the potential transportation impacts of the proposed project located at 670 Mesquit Street 

(Project), situated east and west of Mesquit Street, south of the Sixth Street Viaduct, north of the 7th Street 

Bridge, and west of the Los Angeles River in the City of Los Angeles. The Project is located on Lots 246-252 

and 265-279 of the Wingerter Tract and Lots 76-92 of the Goodwin Tract in City Council District 14. This 

study was conducted as part of the environmental impact report (EIR) for the proposed Project. 

1.1 Project Description 

The proposed Project is in the Arts District of Downtown Los Angeles. The Project site flanks Mesquit Street 

between 6th Street and 7th Street and encompasses eight parcels, including a portion of the Mesquit Street 

right-of-way (ROW) proposed for vacation. The location of the Project site and the intersections studied in 

the site access analysis are presented in Figure 1. 

The Project site is currently developed with existing one- to four-story cold storage facilities consisting of 

warehouse and wholesale commercial buildings and associated office space, loading docks, and seven 

surface parking spaces. The existing buildings total approximately 205,393 gross square feet (sf) of floor 

area. 

The Project would remove the existing on-site cold storage facilities and redevelop the Project site with a 

mix of uses totaling approximately 1,792,103 sf of floor area on seven proposed ground lots. The 

development would include creative office space (approximately 944,055 sf); 308 multifamily residential 

housing units; a hotel (236 rooms); and a range of commercial uses including a grocery store (approximately 

28,054 sf) and food hall  (approximately 28,858 sf); restaurants (approximately 89,576 sf); studio/event/ 

gallery space and a potential museum (approximately 93,617 sf); a gym (approximately 62,148 sf); and 

general retail (approximately 79,240 sf). The Project would also include at- and above-grade landscaped 

open space and would provide vehicle and bicycle parking spaces to support the proposed on-site uses in 

accordance with the proposed Mesquit Specific Plan. The Project would provide a minimum of 2,000 

traditional vehicle parking spaces, with parking for up to 3,500 vehicles, using a combination of automated 

parking systems, valet parking, or other efficiency parking methods. In addition, a minimum of 288 short-

term and 519 long-term bicycle parking spaces would be provided. A rooftop heliport is also proposed for 

emergency and occasional residential and office uses, providing an amenity for the Project’s residents, hotel 

guests, office workers, and visitors.  

The Project also proposes significant public benefit commitments related to new transportation and 

pedestrian improvements and the livability of the neighborhood. It would support the development of new 

transit connections for the Arts District, the growth of multi-modal transportation infrastructure, and help 

foster engagement with the Los Angeles River through the provision of landscaped open space. The Project 

would create multi-modal access directly from the 7th Street Bridge via the southerly River Balcony to an 
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elevated pedestrian walkway, as well as via the driveway connecting the 7th Street Bridge and Building 5 

near the southwestern corner of the Project site. Additionally, the Project proposes a new pedestrian 

crosswalk on the 7th Street Bridge to provide pedestrian access to the Project site near Building 4. The 

Project may also include the construction of a pedestrian amenity deck over the railway property adjacent 

to the Project site to the east; the deck would replace the elevated pedestrian walkway along the eastern 

edge of the Project site and extend the pedestrian oriented open space further east in closer proximity to 

the Los Angeles River corridor. The Project with the deck amenity has been studied as the Project with the 

Deck Concept in this report. The Project site plan is presented in Figure 2A and the Project with the Deck 

Concept site plan is presented in Figure 2B.  

Vehicular and bicycle access to the Project site is anticipated to be obtained via four driveways described 

below: 

• A two-way full-access driveway on Mesquit Street at the northern end of the Project at ground level 

(Building 1).  

• A two-way full-access driveway at the intersection of Mesquit Street & Jesse Street at ground level 

(Building 2).  

• A two-way signalized driveway connecting the 7th Street Bridge to the third level of Building 4 near 

the southeastern corner of the Project site that allows for full access out and right-turns only in. 

• A one-way right-turn-out-only driveway connecting the 7th Street Bridge to the second level of 

Building 5 near the southwestern corner of the Project site.  

The signalized and non-signalized driveways connecting to the 7th Street Bridge are subject to approval of 

the City of Los Angeles Department of Transportation (LADOT) and the City of Los Angeles Bureau of 

Engineering (LABOE).  

The project proposes a full-width vacation/merger of Mesquit Street from the northerly right-of-way of 7th 

Street to the southerly right-of-way of Jesse Street. The project also proposes a half-width subsurface 

merger for the easterly half of Mesquit Street from the southerly right-of-way of Jesse Street to the southerly 

line of the LADWP property on the east side of Mesquit Street. The proposed vacation/merger is presented 

in Figure 2C. 

Primary service access would be provided via loading docks located within the ground level of the Project’s 

parking structure. Large truck deliveries would enter and exit the parking structure via the northern driveway 

on Mesquit Street and have turnaround capability provided within the Project site. A loading area 

accommodating cars or vans associated with residential and commercial uses would also be accessible via 

the northern driveway on Mesquit Street. A passenger loading/unloading zone pull-out would be provided 

along the east side of Mesquit Street north of Jesse Street. The 7th Street driveway would also provide access 

to an internal passenger loading/unloading area in addition to access to the on-site parking structure. 
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1.2 Study Scope 

The scope of work for this study was determined in consultation with the Los Angeles Department of 

Transportation and is in accordance with the City’s CEQA transportation thresholds of significance and 

LADOT’s Transportation Assessment Guidelines (TAG) updated in July 20201. The base assumptions and 

technical methodologies were discussed with LADOT as part of the study approach and agreed to in a 

memorandum of understanding (MOU) dated June 2020 (LADOT Project Case Number ENV-2017-249-EIR). 

The MOU is included as Appendix A to this document. 

The TAG establishes an updated set of guidelines, methods, and impact criteria for CEQA considerations 

that focus on vehicle miles traveled (VMT), geometric design features, and policy conflicts. The TAG also 

establishes a framework for various non-CEQA analyses including a pedestrian, bicycle, and transit access 

assessment; a project access, safety, and circulation assessment; and project construction analysis. Each area 

of analysis is described in the TAG with a discussion of screening criteria, the methodology for analysis, 

impact/evaluation criteria, and potential mitigation options when appropriate. Based on the screening 

criteria set forth in the TAG, the following issue areas described in the TAG are evaluated in this report (the 

screening analysis is available in Appendix B): 

TAG Issue Area Analysis Required? 

CEQA Analyses:  

Conflicts with Plans, Programs, Ordinances, and Policies Yes 

Causing Substantial Additional Vehicle Miles Traveled Yes 

Substantially Inducing Additional Automobile Travel No 

Geometric Design Features Yes 

Non-CEQA Analyses:  

Pedestrian, Bicycle, and Transit Access Yes 

Project Access, Safety, and Circulation Yes 

Project Construction Yes 

Residential Street Cut-Through No 

In addition, in accordance with LADOT’s interim guidance on freeway safety analysis issued in May 20202, a 

freeway safety analysis was conducted to evaluate whether the addition of Project traffic could cause or 

lengthen an off‐ramp queue onto the freeway mainline that could constitute a potential safety impact under 

CEQA. 

 
1 On July 30, 2019, the Los Angeles City Council adopted a resolution formally implementing the City’s updated 

transportation thresholds of significance for CEQA analyses. The TAG is the document providing the guidance for 

conducting both CEQA and non-CEQA transportation analyses. LADOT released an updated TAG in July 2020. 
2 Los Angeles Department of Transportation, LADOT Transportation Assessments – Interim Guidance for Freeway Safety 

Analysis (May 2020). 
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1.3 Organization of Report 

This report is divided into five chapters, including this introduction. Chapter 2 describes the environmental 

setting of the project, which includes the existing transportation conditions and cumulative conditions. The 

required CEQA analyses are summarized in Chapter 3 and include a review of the City’s plans, programs, 

ordinances, and policies; a VMT analysis; a geometric design hazards evaluation; and a freeway off-ramp 

analysis. Chapter 4 includes the required non-CEQA transportation analyses and contains a pedestrian, 

bicycle, and transit access assessment; a Project access, safety and circulation evaluation; and Project 

construction analysis. Chapter 5 contains the study’s summary and conclusions. 

Appendices to this report include details of the technical analysis, as follows: 

• Appendix A includes a copy of the MOU approved by LADOT that describes study parameters and 

assumptions. 

• Appendix B includes responses to the TAG screening criteria. 

• Appendix C provides detailed responses for the plans, programs, ordinances, and policies review 

and geometric design hazards review. 

• Appendix D contains the detailed information pertaining to the VMT analysis, including 

transportation demand strategies, trip estimates, and trip length information. 

• Appendix E contains the vehicle intersection turning movement and segment counts for the non-

CEQA access analysis locations. 

• Appendix F contains the analysis volumes and lane configurations that are inputs to the non-CEQA 

level of service (LOS) analysis.  

• Appendix G includes LOS analysis work sheets for analysis conducted at 32 intersections in 

accordance with the TAG sections associated with access and circulation review. 

• Appendix H contains the internal trip calculation analysis sheets used to determine the internal trip 

adjustment for each of the Project land uses. 

• Appendix I contains detailed trip generation tables that outline all the credits taken for the different 

Project land uses. 

• Appendix J provides the level of service analysis for driveway locations. 

• Appendix K provides the ramp queuing results as part of the freeway safety analysis. 

• Appendix L provides the signal warrant analysis. 
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2. ENVIRONMENTAL SETTING 

This chapter describes the existing and cumulative environmental setting within the Project study area. The 

existing conditions include the existing street system, public transit service, and bicycle and pedestrian 

facilities. The cumulative conditions include transportation projects that are either in construction or 

planned and related development projects, which are developments expected to be implemented in the 

vicinity of the proposed Project site prior to the buildout date of the proposed Project. 

2.1 Existing Conditions 

A comprehensive data collection effort was undertaken to develop a detailed description of existing 

conditions in the study area. The assessment of conditions relevant to this study includes a description of 

the study area, an inventory of the local street system in the vicinity of the Project site, and a summary of 

the current transit service and bicycle and pedestrian facilities in the study area.  

Study Area 

The Project site is within the Central City North Community Plan area of the City of Los Angeles. The study 

area selected for analysis generally extends to Alameda Street to the west, 15th Street to the south, Boyle 

Avenue to the east, and Aliso Street to the north. All the streets and intersections in the study area are under 

the jurisdiction of the City of Los Angeles. Freeways and freeway ramps are under the jurisdiction of Caltrans. 

Existing Street System 

Major arterials serving the study area include 4th, 6th, and 7th Streets in the east-west direction and Alameda 

Street, Mateo Street, Santa Fe Avenue, and Mission Road in the north-south direction. Regional access to 

the Project site is provided by Interstate 10 (Santa Monica Freeway) approximately 0.5 miles to the south, 

US-101 and Interstate 5 approximately 0.4 miles to the east, US-101 approximately 1.1 miles to the north, 

and SR-60 approximately 0.5 miles to the southeast.   

Street classifications/standards are designated in the City of Los Angeles Complete Streets Design Guide3. 

The Complete Streets Design Guide modified the City’s street standards originally included in the City’s 

Transportation Element to create a better balance between traffic flow and other important street functions 

including transit routes and stops, pedestrian environments, bicycle routes, building design, and site access. 

Roadways are defined as follows in the Complete Streets Design Guide. 

• Freeways: High-volume, high-speed roadways with limited access provided by interchanges that 

carry regional traffic through and do not provide local access to adjacent land uses.  

 
3 City of Los Angeles Department of City Planning, Complete Streets Design Guide, August 12, 2015. 
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• Arterial Streets: Major streets that serve through traffic and provide access to major commercial 

activity centers. Arterials are divided into two categories:  

◦ Boulevards represent the widest streets that typically provide regional access to major 

destinations and include two categories:  

▪ Boulevard I provides up to four travel lanes in each direction with a target operating speed 

of 40 mph.  

▪ Boulevard II provides up to three travel lanes in each direction with a target operating 

speed of 35 mph.  

◦ Avenues pass through both residential and commercial areas and include three categories:  

▪ Avenue I provides up to two travel lanes in each direction with a target operating speed of 

35 mph.  

▪ Avenue II provides up to two travel lanes in each direction with a target operating speed 

of 30 mph.  

▪ Avenue III provides up to two travel lanes in each direction with a target operating speed 

of 25 mph.  

• Collector Streets: Generally located in residential neighborhoods and provide access to and from 

arterial streets for local traffic and are not intended for cut-through traffic. Collector Streets provide 

one travel lane in each direction with a target operating speed of 25 mph.  

• Local Streets: Intended to accommodate lower volumes of vehicle traffic and provide parking on 

both sides of the street. Local Streets provide one travel lane in each direction with a target 

operating speed of 15 to 20 mph. Local Streets can be:  

◦ Continuous local streets that connect to other streets at both ends  

◦ Non-Continuous local streets that lead to a dead-end  

In addition, the Mobility Plan 2035 identifies corridors proposed to prioritize bicycle, pedestrian, transit, and 

vehicle infrastructure improvements. Each of the networks are defined below: 

• The Neighborhood-Enhanced Network (NEN) is a selection of streets that provide comfortable and 

safe routes for localized travel of slower-moving modes such as walking, bicycling, or other slow 

speed motorized means of travel.  

• The Transit-Enhanced Network (TEN) is the network of arterial streets prioritized to improve existing 

and future bus service for transit riders.  

• The Bicycle-Enhanced Network (BEN) is a network of streets that will receive treatments that 

prioritize bicyclists. Tier 1 Protected Bicycle Lanes are bicycle facilities that are separated from 

vehicular traffic. Tier 2 and Tier 3 Bicycle Lanes are facilities on roadways with striped separation. 

Tier 2 Bicycle Lanes are those more likely to be built by 2035.  
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• The Vehicle-Enhanced Network (VEN) identifies streets that prioritize vehicular movement and offer 

safe, consistent travel speeds and reliable travel times.  

• The Pedestrian-Enhanced Districts (PEDs) identify where pedestrian improvements on arterial 

streets could be prioritized to provide better walking connections to and from the major 

destinations within communities.  

Listed below are the primary freeways and streets that provide regional and local access to the study area. 

Freeways 

• Interstate 10 runs in an east-west direction and extends from the Pacific Ocean eastward through 

Los Angeles County and beyond. In the vicinity of the Project site, I-10 lies to the south of the 

Project Site and provides up to five lanes in each direction. Ramps near the Project site are provided 

at Alameda Street, Mateo Street/Santa Fe Avenue, and Boyle Avenue. I-10 shares an alignment with 

I-5 and runs north/south between the East Los Angeles Interchange and the I-5/I-10 interchange 

near LAC+USC Medical Center.  

• US-101 runs in a southeast-northwest direction and extends from Downtown Los Angeles to 

Ventura County and beyond. In the vicinity of the Project site, US-101 lies north and east of the 

Project site and provides three to four lanes in each direction.  Freeway ramps closest to the Project 

site are located at Alameda Street, 7th Street, 4th Street, and 1st Street. 

• Interstate 5 runs in a north-south direction and extends from San Diego, through the East Los 

Angeles Interchange, and north to the rest of California. In the vicinity of the Project site, the freeway 

lies east of the Project Site and provides up to five lanes in each direction. Freeway ramps closest 

to the Project Site are located at 4th Street, 7th Street, and Soto Street. 

• SR-60 runs in an east-west direction and extends from the East Los Angeles Interchange to 

Riverside County. In the vicinity of the Project site, the freeway provides four to five lanes in each 

direction. Access is provided at Soto Street, Mateo Street/Santa Fe Avenue via I-10, and other ramps 

via US-101 and I-5/I-10.  

East-West Streets  

• 4th Street is designated as Avenue II near the Project site with the exception between Alameda 

Street and Hewitt Street where 4th Street is designated as Avenue III. 4th Street has three to four 

travel lanes all in the eastbound direction running north of the Project site up to Hewitt Street. 

Parking is permitted along most portions of the roadway on both sides of the street, with peak hour 

restrictions west of San Pedro Street. A center running reversible lane exists along 4th Street east of 

Hewitt Street to the I-5 interchange. The reversible lane operates westbound during the AM peak 

period and eastbound during the PM peak period.  The lane functions as a two-way left-turn lane 

outside the peak periods.   

• 6th Street is designated as Avenue II near the Project site. 6th Street is part of the Pedestrian 

Enhanced District, Transit Enhanced Network and Bicycle Enhanced Network. West of Central 

Avenue, 6th Street has four travel lanes in the eastbound direction. From Mateo Street to the US-
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101 freeway, 6th Street is undergoing construction as part of the Sixth Street Viaduct Replacement 

Project. When construction is completed in 2022, 6th Street east of Mateo Street will provide two 

travel lanes in each direction with left-turn pockets at major intersections. East of Central Avenue, 

6th Street has two travel lanes in each direction with left-turn pockets at major intersections. Parking 

is generally permitted on both sides of the street east of Mateo Street, with peak hour restrictions 

west of Maple Avenue.  

• 7th Street is designated as an Avenue II and is part of the Bicycle Enhanced Network. East of Main 

Street, 7th Street has two travel lanes in each direction, which is reduced to one travel lane in each 

direction west of Main Street. Left-turn pockets are present at major intersections. Parking is 

permitted on both sides of the street. There are bike lanes in each direction west of Main Street.  

• Jesse Street is designated as a Collector with one through lane in each direction. Jesse Street runs 

west of the Project site in an east-west direction, starting at Mateo Street and ending as a T-

intersection at Mesquit Street. Parallel parking is permitted on both sides of the street between 

Mateo Street and Santa Fe Avenue, and loading is permitted on both sides of the street between 

Santa Fe Avenue and Mesquit Street. 

North-South Streets 

• Alameda Street is designated as an Avenue I near the Project site and is part of the Vehicle 

Enhanced Network. Alameda Street has two travel lanes in each direction and turn pockets at most 

intersections. Parking is permitted between 7th Street and Olympic Boulevard on the west side of 

the street and between 7th Street and Bay Street on the east side of the street. Alameda Street also 

is part of the Bicycle Enhanced Network and the Goods Movement network. 

• Mateo Street is designated as an Avenue III with one travel lane in each direction and parking on 

both sides of the street. Mateo Street is part of the Pedestrian Enhanced District, Bicycle Enhanced 

Network and the Neighborhood Enhanced Network.  

• Santa Fe Avenue is designated as a Modified Avenue III north of the 4th Street Bridge and an 

Avenue II south of the 4th Street Bridge. Santa Fe Avenue has one travel lane running in each 

direction north of 7th Street, and two travel lanes in each direction south of 7th Street. Santa Fe 

Avenue is part of the Pedestrian Enhanced District and Neighborhood Enhanced Network.   

• Mesquit Street is designated as a Collector street with one through lane in each direction. The 

northern end of Mesquit Street ends at 6th Street and the southern end of Mesquit Street ends at 

7th Street. Parking is permitted on both sides on the street, with both parallel and front in parking. 

A request has been made to modify the designation of Mesquit Street to a Local Street – Limited 

as part of a request to vacate portions of Mesquit Street, which is described in Section 3.1. 

Existing Public Transit Service 

Due to its proximity to the transit hubs in downtown Los Angeles, the Project site is served by several transit 

lines. The Project is located ¼-mile from the Metro Rapid 720 bus stop at Decatur Street & 7th Street and 

½-mile from the Metro Rapid 760 bus stop at Alameda Street & 7th Street. Three Metro Local bus routes 

also run within a ¼-mile of the Project Site. Metro Local Route 60 runs on 7th Street and Santa Fe Avenue, 
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and Metro Local Routes 18 and 62 run on 7th Street and Whittier Boulevard. The LADOT Downtown Area 

Short Hop (DASH) A route has its nearest stop approximately 0.4 miles away from the Project at the corner 

of Molino Street & Palmetto Street. Figure 3 shows the various transit routes providing service within 

walking distance of the Project site. Table 1 details the existing transit service displayed in Figure 3. 

In addition, the Project site is one mile from the Metro Gold Line Pico/Aliso station and approximately two 

miles from the 7th Street/Metro Center Station and the Union Station transportation hub. 

Existing Bicycle and Pedestrian Facilities 

Bicycle Facilities 

Figure 4 shows existing bicycle facilities in the Project area. There are currently bike lanes on 4th Place from 

Alameda Street to Hewitt Street, on 3rd Street from 4th Place to Santa Fe Avenue, and on Mateo Street from 

6th Street to East 4th Street in the study area. 

Pedestrian Facilities 

The study area generally has a patchwork of pedestrian facilities, such as sidewalks and accessible curb 

ramps. Major streets such as Mateo Street, Santa Fe Avenue, 7th Street, and 6th Street typically have more 

pedestrian facilities than other minor streets. Many areas and streets lack curbs, sidewalks, and accessible 

ramps due to the historically industrial nature of the area. Mesquit Street, which runs along the Project Site’s 

frontage, has sidewalks on the eastern and western side of the street from Jesse Street to 6th Street. South 

of Jesse Street, Mesquit Street has sidewalks on the western side of the street approximately halfway to the 

dead-end at 7th Street. There are no sidewalks on either side of the street for the remaining length of the 

street to 7th Street. A detailed inventory of pedestrian facilities is in Section 4.1, Pedestrian, Bicycle, and 

Transit Access. 

As shown in the Site Plans (Figures 2A & 2B), sidewalks are proposed on all sides of the Project. 

High-Injury Network 

The City of Los Angeles’ High Injury Network (HIN) spotlights streets with a high concentration of traffic 

collisions that result in severe injuries and deaths, with an emphasis on those involving people walking and 

bicycling. The study area has several streets that have been identified by the City as part of the HIN. These 

include: 

• Alameda Street (north of 6th Street) 

• 4th Street (east of Gless Street) 

• 6th Street (west of Mateo Street) 

• 7th Street (west of Mateo Street) 

No Project driveways are proposed on HIN roadways.   
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AM PM

60 Metro Local Downtown Long Beach to Downtown Los Angeles 7th St 10-14 min. 9-10 min.

760 Metro Rapid Lynwood to Downtown Los Angeles 7th St 10-15 min. 12-15 min.

62 Metro Local Hawaiian Gardens to Downtown Los Angeles Central Ave 25-57 min. 23-28 min.

20 Metro Local Santa Monica to Downtown Los Angeles 7th St 11-12 min. 10 min.

720 Metro Rapid Santa Monica to Commerce 6th St 4-9 min. 3-10 min.

53 Metro Local Carson to Downtown Los Angeles Central Ave 5-16 min. 7-15 min.

16 Metro Local Century City to Downtown Los Angeles 5th & 6th St 7 min. 9 min.

18 Metro Local Koreatown to Montebello Central Ave 8-10 min. 9-10 min.

106 Metro Local Boyle Heights to Montery Park Boyle Av 50 min. 50 min.

51 Metro Local Compton to Koreatown San Pedro St 15 min. 12-15 min.

251 Metro Local Cypress Park to Lynwood Soto St 20 min. 20-40 min.

751 Metro Rapid Cypress Park to South Gate Soto St 10 min. 16-18 min.

66 Metro Local Montebello to Koreatown San Pedro St 2-15 min. 6-10 min.

Dash Downtown A LADOT Shuttle Financial District to Arts District 3rd St 7 min. 7 min.

EXISTING TRANSIT SERVICE

Line Number Operator Service Type Service From
Weekday Headways

TABLE 1

Via

670 MESQUIT
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2.2 Cumulative Conditions 

This section details the planned transportation improvements and proposed land use developments within 

the study area buildout scenarios. 

Transportation Infrastructure Projects 

Sixth Street Viaduct 

Due to the rebuild of the Sixth Street Viaduct, access from Downtown Los Angeles and Boyle Heights/East 

Los Angeles along 6th Street/Whittier Boulevard was restricted in the existing year. However, in the Project 

and the Project with the Deck Concept buildout scenarios, it was assumed that the bridge would be open 

since the current construction schedule shows completion by mid-2022. Therefore, these analysis scenarios 

reflect the proposed roadway network of the new bridge. The new Sixth Street Viaduct will have the same 

number of lanes as the previous bridge. Enhancements to pedestrian and bicycle facilities will be included, 

with dedicated bicycle lanes and wider sidewalks. The new intersection configurations for the ends of the 

bridge were provided by LADOT. 

In association with the rebuild of the Sixth Street Viaduct, public park space (called PARC) will be included 

along and adjacent to the future bridge. New public park space along the western approach of the future 

bridge will result in the closure of Mesquit Street where it previously served as a one-way westbound 

frontage road parallel to the bridge. The future Mesquit Street as it approaches the bridge northbound will 

use the alignment of the southern frontage road and terminate at Santa Fe Avenue. The existing one-way 

eastbound frontage road will remain as-is from Mateo Street to Santa Fe Avenue. The future year (2026 and 

2040) buildout scenarios for the Project and the Project with the Deck Concept reflect the future Mesquit 

Street configuration. 

Capital Transit Projects 

LADOT’s Moving Forward Together project, which conducted a detailed transit service analysis of LADOT 

Transit’s network, identified a potential route expansion for DASH Downtown Route F, which currently runs 

between the Financial District and Exposition Park.  The potential expansion would connect Exposition Park 

to Union Station through the Arts District via 7th Street and Santa Fe Avenue. While a final route expansion 

and schedule has not been published, the Moving Forward Together project website indicates new DASH 

routes and schedule changes may begin mid-20204. 

The Regional Connector, currently under construction, will better link the Metro L (Gold) Line with the rest 

of the LA Metro network. As a result of the Regional Connector project, Intersection 4 (Alameda Street & 

1st Street) will be reconfigured by 2022 when the Regional Connector project is forecasted to be completed5. 

Future scenarios in this report assume the proposed intersection configuration as provided by LADOT.  

 
4 LADOT Transit, New Service Plan, https://www.ladottransit.com/newserviceplan/. 
5 Metro, Regional Connector Transit Project, https://www.metro.net/projects/connector/. 

https://www.ladottransit.com/newserviceplan/
https://www.metro.net/projects/connector/
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Potential future expansions to the transit network under study by Metro include the Red/Purple Line 

extension into the Arts District along the LA River (EIR under development by Metro6) and the West Santa 

Ana Branch Transit Corridor along Alameda (currently in the Metro planning process). The potential 

Red/Purple Line extension would include a station at 6th Street, adjacent to the Project site.  

Capital Bicycle & Pedestrian Projects 

The Mobility Plan 2035 identifies corridors proposed to receive improved bicycle, pedestrian and vehicle 

infrastructure improvements. Tier 1 Protected Bicycle Lanes are bicycle facilities that are separated from 

vehicular traffic. Tier 2 and Tier 3 Bicycle Lanes are facilities on roadways with striped separation; the plan 

states that Tier 2 Bicycle Lanes are those more likely to be built by 2035. The Mobility Plan 2035 identifies 

Mateo Street and portions of Santa Fe Avenue as part of the Neighborhood Enhanced Network. The Los 

Angeles River Bike Path from Elysian Park to Maywood via Downtown/Arts District is also planned to provide 

more access to the Los Angeles River. Mateo Street, Boyle Avenue, and 7th Street are part of the Tier 2 Bike 

Lane Network.  

The Los Angeles River Revitalization Master Plan also outlines significant bicycle and pedestrian investment 

along the LA River in downtown (as indicated by the LA River Bike Path). If the river revitalization plan is 

approved and completed, the Project will be adjacent to the PARC which provides a connection to the 

facilities along the river and creates a new regional link. 

The Arts District won an Active Transportation Program (ATP) grant in 2018 that will allow construction of 

facilities that improve mobility through bicycle and pedestrian infrastructure. The plans call for new bicycle 

lanes on Traction Avenue, Mateo Street, and other minor collectors in the Arts District. A protected bike 

lane is proposed for Santa Fe Avenue north of 1st Street.  

Pedestrian improvements as part of the ATP grant include new crosswalks at major intersections in the Arts 

District, including a raised crosswalk at Santa Fe Avenue & 6th Street. Pedestrian Activated Signals are 

proposed for several crossings along 4th Place, and over a dozen curb extensions/ADA ramps are proposed 

throughout the area. The Arts District Mobility Improvements will not result in the reconfiguration of any 

study intersections.  

Related Projects 

Related projects are developments expected to be implemented in the vicinity of the proposed Project site 

prior to the buildout date of the proposed Project. The list of related projects within a 2-mile radius of the 

Project was prepared based on data from LADOT and verified by City Planning.  A total of 141 related 

projects were identified in the study area; these projects are listed in Table 2 and illustrated in Figure 5. 

These related projects were assumed to be in place by both Future Year 2026 and Future Year 2040. 

 
6 The Notice of Preparation for the proposed Arts District/6th Street Station project was released on March 29, 2021. 

(https://media.metro.net/2020/NOP-FINAL.pdf).  

https://media.metro.net/2020/NOP-FINAL.pdf


 IN  OUT  TOTAL  IN  OUT  TOTAL 

1 540 S Santa Fe Ave Office 65.812 ksf 726 90 12 102 17 81 98

Apartments 452 du

Retail 25.0 ksf

Condominiums 300 du

Retail 3.4 ksf

Office 713 ksf

Retail 35 ksf

Child Care 2.5 ksf

Apartments 160 du

Retail 18 ksf

Restaurant 3.5 ksf

Fast-Food Restaurant 3.5 ksf

Office 294.641 ksf

Retail 176.733 ksf

Cinema 744 Seats

Apartments 945 du

University 1400 Students

Apartments 344 du

Office 21.4 ksf

School 532 Students

Retail 30.062 ksf

Apartments 635 du

Apartments 320 du

Retail 15 ksf

Restaurant 5 ksf

Office 79 ksf

Retail 25 ksf

Restaurant 20 ksf

Condominiums 90 du

Other 11 ksf

Other 5.6 ksf

Office 243.583 ksf

Retail 40 ksf

Apartments 55 du

Other 2.5 ksf

Other 6.3 ksf

Assisted Living 55 beds

Office 55 empl.

15 410 Center St Office 110 ksf 1,165 87 0 87 0 79 79

16 500 S Mateo St Restaurant 12.82 ksf 1,052 48 41 89 50 31 81

Apartments 471 du

Retail 5.19 ksf

Restaurant 27.78 ksf

Hotel 66 Rooms

Retail 0.84 ksf

Restaurant 2.13 ksf

Apartments 160 du

Retail 7.5 ksf

Office 94 ksf

Retail 7.45 ksf

21 929 E 2nd St Mixed Use Private Club 48.862 ksf 2,153 68 12 80 105 96 201

Apartments 122 du

Office 13.6 ksf

23 1722 E 16th St Restaurant 8.151 ksf 592 -4 2 -2 36 11 47

24 454 E Commercial St Bus Facility 2 acres N/A 22 8 30 9 1 10

25
118 S Astronaut  E S Onizuka 

St
Apartments 77 du 97 -1 20 19 19 6 25

26 555 S Mateo St Retail 153 ksf 4,300 5 30 35 220 205 425

Restaurant 8.447 ksf

Club 48 Rooms

Apartments 110 du

Office 113 ksf

Retail 43.66 ksf

Apartments 186 du

Commercial 22 ksf

Apartments 475 du

Commercial 84 ksf

Apartments 200 du

Office 30 ksf

Restaurant 15 ksf

Retail 15 ksf

Apartments 452 du

Retail 14 ksf

27 1000 S Santa Fe Ave [a] 966 36 37 38 39 40 69

31 520 Mateo St 4,995 157 220 377 274

32 717 Maple Ave [a] 3,199 67 179 246 185 105 290

28 2110 Bay St [a] 2,394 180 63 243 89 192 281

29 330 S Alameda St [a] 1,662 36 76 156

30 668 S Alameda St [a] 4,002 107 182 289 216 145 361

223 497

112 91

22 1800 E 7th St 816 26 45 71 45 37 82

20 2130 E Violet St 1,351 137 30 167 39 122 161

19 719 E 5th St 1,033 15 58 73 59 37 96

18 400 S Alameda St 512 20 18 38 23 14 37

17 300 S Main St 4,691 143 243 386 257 153 410

14 649 S Wall St 104 24 5 29 3 24 27

11 826 S Mateo St 1,267 11 34 45 62 39 101

13 360 S Alameda St 670 25 33 58 35 26 61

12 2030 E 7th St 2,306 274 249 318

458

7 1525 E Industrial St 2,288 58 73 131 86 69 155

Retail 6.1

10 963 E 4th St 2,512 106 22 128 113 138 251

9 2051 E 7th St 2,310 17 127 144 145

88 136 224 75 52 126

6 1057 S San Pedro St 16,433 837 434 1,271 632 957 1,589

5 534 S Main St 2,213 52 75 127 87 58 145

Hotel 210 Rooms

8 950 E 3rd St 6,372

65

2 601 S Main St 2,686 36 144 180 152 87 239

4 150 N Los Angeles St 13,534 930 118 1,048 435 942 1,374

3 225 S Los Angeles St 1,910

162 177 339 245 213

TABLE 2
670 MESQUIT PROJECT

RELATED PROJECTS

No. Project Location Land Use Size

 Trip Generation 

 Daily 

 AM  PM 

ksf

64 209

34 308 69



 IN  OUT  TOTAL  IN  OUT  TOTAL 

TABLE 2
670 MESQUIT PROJECT

RELATED PROJECTS

No. Project Location Land Use Size

 Trip Generation 

 Daily 

 AM  PM 

Condominiums 107 du

Office 534 ksf

Retail 7.2 ksf

Condominiums 161 Rooms

Mixed Use 6.9 ksf

Apartments 185 du

Commercial 27 ksf

Apartments 323 du

Office 53.2 ksf

Retail 4.4 ksf

Wholesale/Storage 63.585 ksf

Restaurant 4.42 ksf

Event Space 9.226 ksf

Apartments 994 du

Retail 993 ksf

Retail 26.98 ksf

Restaurant 31.72 ksf

Hotel 113 Rooms

Apartments 129 du

Art School 3.43 ksf

Art Space 10.34 ksf

Apartments 1000 du

Restaurant N/A ksf

Office 230 ksf

Apartments 320 du

Retail 224.29 ksf

Office 46.67 ksf

Hotel 176 Rooms

Restaurant 8.43 ksf

Bar 5.29 ksf

Apartments 400 du

Pharmacy/Drugstore 15 ksf

43 237 S Los Angeles St Sports Complex 43 ksf 1,869 79 50 129 161 98 259

44 640 S Santa Fe Avenue Commercial 107 ksf 1,330 90 8 98 43 114 157

Apartments 57 du

Commercial 6 ksf

Office 6 ksf

Retail 14.3 ksf

Apartments 107 du

47 609 E 5th St Apartments 151 du 1,004 15 62 77 61 33 94

48 713 E 5th St Apartments 51 du 208 15 10 25 9 8 17

Apartments 113 du

Commercial 134 ksf

Office 265.45 ksf

Retail 4.97 ksf

Museum 7.8 ksf

Retail 18.33 ksf

Office 204 ksf

Apartments 118 du

Commercial 5.125 ksf

Residential 22 du

Office 7443.2 ksf

Retail 645 ksf

Hotel 750 Room

Restaurant 20 ksf

Museum 70 ksf

54 354 S Spring St Apartments 212 du 1,410 22 87 108 85 46 131

Affordable Housing 407 du

Retail 12.3 ksf

56 1005 S Mateo Street Industrial Park 94.8 ksf 426 40 9 49 10 39 49

Apartments 65 du

Retail 5 ksf

Apartments 430 du

Retail 8.742 ksf

Retail 16.694 ksf

Office 60.243 ksf

Restaurant 26.959 ksf

Apartments 236 du

Retail 12 ksf
79 96 70

5824

31 75

1001 E 1st St 2,166 12158

552 S San Pedro

52 1247 S Grand Ave 67

196

1,074 17

38 1129 E 5th St 4,674 130 140

460

45 1745 E 7th Street 635 9 25 34

41

42

46 14 37

732 S Spring St

83 33 116 97 99

51

2,238

940 E 4th Street 788

37 333 S Alameda St [a] 8,445 134 260

39 2650 E Olympic Bl 539

4,477 329 22 351 13040 2143 E Violet St

477 975 59949812,247

330

390394 329

270 157

36 732 Wall St [b] 2,499 108 82 191 164

106 51 157

141 305

35 676 Mateo St [b] 1,990 50 95

37 98

4234,006 467 93 560232 W 2nd St [b]33

34 433 S Main St 1,450 32 72 104 61

118

145

719

1,138

226

541

69

3,359 59 152 211 164 104 268

633 S Spring St 2,045

50 926 E 4th St 3,448 366 75 411 100 322 422

153 83 236 90 131 22149 1000 S Mateo St

1,042 1,776

192 249

79 200

88 184

2,029 194

53 1 Gateway Plaza 25,312 862 527 1,389

60 601 S Central Ave

59 755 S Los Angeles St 2,482 110 57 167 105

34

51 44

763 10 41 51 42 25

33 119 152

16

2159 E Bay St 30 224 57

19 25 23433

100 205

7

245 96

40

32 102

734

55 2,186 107 138

57 1800 E 1st St



 IN  OUT  TOTAL  IN  OUT  TOTAL 

TABLE 2
670 MESQUIT PROJECT

RELATED PROJECTS

No. Project Location Land Use Size

 Trip Generation 

 Daily 

 AM  PM 

Condominiums 310 du

Retail 11.375 ksf

Production Space 11.736 ksf

Apartments (Live/Work du) 220 du

Commercial 49 ksf

Apartments 303 du

Retail 20 ksf

64 655 S San Pedro Street Apartments 81 du 539 8 33 41 33 17 50

65 656 S Stanford Ave Apartments 82 du 545 8 34 42 33 18 51

66 361 S Spring Street Hotel 315 room 2,273 91 59 150 84 85 169

Residential 140 du

Office 14.749 ksf

Apartments 4400 du

Retail 185 ksf

Office 125 ksf

Medical Office 25 ksf

Daycare 15 ksf

Library 15 ksf

69 1828 E Cesar Chavez Av Office 32 ksf 1,168 58 16 74 30 82 112

Apartments 50 du

Office 8.5 ksf

Retail 3.4 ksf

Apartments 77 du

Retail 4 ksf

Health Club 4 ksf

Apartments 65 du

Retail 5 ksf

Apartments 4 du

Restaurant 3.5 ksf

Retail 6.2 ksf

Condominiums 420 du

Retail 38.5 ksf

Condominiums 151 du

Retail 3.472 ksf

Restaurant 22 ksf

76 1115 S Hill St Mixed Use N/A Other 543 -45 40 -5 50 -7 43

77 201 S Broadway Ave Retail/Restaurant 27.675 ksf N/A -40 -41 -81 53 17 70

Apartments 640 du

Retail 45 ksf

Apartments 670 du

Condominiums 17 du

Retail 58.8 ksf

Condominiums 303 du

Restaurant 9.68 ksf

Retail 1.5 ksf

Apartments 450 du

Retail 6.904 ksf

Bar 5 ksf

Apartments 225 du

Restaurant 5 ksf

Apartments 239 du

Retail 5.4 ksf

Apartments 201 du

Retail 6 ksf

Apartments 363 du

Commercial 10 ksf

Apartments 589 du

Retail 4.5 ksf

Apartments 94 du

Retail 2.5 ksf

Apartments 391 du

Office 39.7 ksf

Retail 49 ksf

Apartments 666 du

Shopping 20.69 ksf

Mixed use N/A Other

90 1036 S Grand Ave Restaurant 7.149 ksf 492 2 3 5 27 14 41

Apartments 345 du

Restaurant 11 ksf

Retail 23 ksf

Retail 21 ksf

Apartments 320 du

Pharmacy/Drugstore 250 ksf

68 2901 E Olympic Bl 19,382 463 1,044 1,507 1,123 804 1,927

62 1100 E 5th St 2,583 79

61 527 Colyton St 

109

207119

1,093 34 60

636 38 25 63

641 Imperial Street 94 61

377

78

30

48

2,095 36 116 152

198 133

37 67

210 212

15 54 68 64

66 144

600 S San Pedro Street

67

121 74 195

74

63

74

75 1050 S Grand Ave 1,084

848 S Grand Ave 3,882

71 2420 E Cesar Chavez Av 1,087 25 36 61 54 44 98

70 2407 E 1st St 354 12 14 26 16 9 35

73 810 E 3rd St 1,487 37 32 69 87 48 135

72 119 S Soto St 433 7 19 26 23 16 40

84 955 S Broadway 1,275 21 72 93 74 43 117

85 801 S Olive St 2,557 33 129 162 140 83 225

87 1148 S Broadway 553 8 30 38 32 18 50

86 820 S Olive St 3,309 63 202 264 195 106 302

89 1120 S Grand Ave 2,730 42 127 170 136 93 229

88 1111 S Broadway 5,198 144 176 319 258 274 532

92 737 S Spring St 3,942 72 141 213 167 116 283

91 527 N Spring Street 3,585 49 118 167 189 131 320

35

165

99

134 315

96 270

1200 S Grand Ave 4,886 92 148 240 181

3,071 81 166 247 174

1,476 23 84 107 87 50

79 928 S Broadway 4,715 21 229 250 272 109 381

80 840 S Olive St

81 400 S Broadway 3,292 50 187 237 193 112 305

82 1001 S Olive St 1,581 22 79 101 94 51 145

920 S Hill St83 137



 IN  OUT  TOTAL  IN  OUT  TOTAL 

TABLE 2
670 MESQUIT PROJECT

RELATED PROJECTS

No. Project Location Land Use Size

 Trip Generation 

 Daily 

 AM  PM 

Apartments 428 du

Restaurant 2.894 ksf

Apartments 232 du

Restaurant 14 ksf

Apartments 436 du

Retail 10 ksf

Apartments 300 du

Retail 4 ksf

Restaurant 3.5 ksf

Apartments 341 du

Retail 11.7 ksf

98 649 S Olive St Hotel 241 Rooms 1,674 65 44 109 63 60 123

Apartments 379 du

Other 25.81 ksf

Condominiums 770 du

Retail 51.39 ksf

Apartments 208 du

Retail 2.4 ksf

102 888 S Hope Street Apartments 526 du 3,498 54 214 268 212 114 326

Apartments 700 du

Retail 7 ksf

Restaurant 8 ksf

Condominiums 100 du

Hotel 200 Room

Commercial 27.5 ksf

Apartments 1127 du

Commercial 410 ksf

Condominiums 409 du

Retail 7.329 ksf

Apartment 412 du

Condominium 1648 du

Retail 225.3 ksf

Supermarket 53 ksf

Restaurant 67 ksf

Health Club 50 ksf

Event Facility 250 Seats

Hotel 275 Rooms

Office 681 ksf

Apartments 360 du

Retail 6.4 ksf

Apartments 162 du

Retail 5 ksf

Apartments 122 du

Retail 7.5 ksf

111 1101 N Main Condominiums 318 du 1,102 -9 80 71 75 12 87

Apartments 299 du

Retail 8 ksf

Apartments 236 du

Retail 5.954 ksf

Hotel 560 du

Office 1500 ksf

Retail/Restaurant 275 ksf

Apartments 100 du

Hotel 142 du

Commercial 17 ksf

Restaurant 2.532 ksf

Apartments 281 du

Apartments 615 du

Restaurant 16.309 ksf

117 1843 E 41st St Warehouse 643 ksf 2,581 242 53 295 67 202 269

Condos 330 du

Retail 12 ksf

119 1700 E Martin Luther King Industrial 480.3 ksf 2,134 153 41 194 54 151 205

120 1027 S Olive St Apartments 100 du 632 9 39 48 38 21 59

Industrial 480.3 ksf

Apartments 100 du

Apartments 49 du

Retail 10 ksf

Apartments 120 du

123 1030 N Soto Street Hotel 81 rooms 662 25 18 43 25 23 48

Manufacturing 36.26 ksf

Warehouse 46.76 ksf

Warehouse 3.74 ksf

7 50

4266947321

294

94 940 S Hill St 1,881 20 80 100 115 53 168

93 340 S Hill St 2,253 36 129 163 133 75 208

97 700 W 9th St 2,624 37 146 183 143 95 238

96 850 S Hill St 1,970 28 106 134 116 65 181

95 744 S Figueroa St 2,644 37 146 183 158 86 244

78

101 845 S Olive St 1,305 25 76 101 77 42 119

100 924 N Spring St [b] 6,583 169 290 459 307 201 508

64 72 136 201 129 330

106 754 S Hope St 2,315 35 137 172 137 78 215

105 100 S Broadway 8,535 94 341 435

104 333 W 5th Street 3,358

108 1230 S Olive St 2,114 31 126 157 127 69 196

107 100 S Grand Avenue 21,631 919 632 1,551 1,120 1,344 2,464

42 115 157 164116 427 W 5th St

122 183 138 91 229

109 708 N Hill St 980 16 57 73 57 33 90

110 211 W Alpine St 566 9 42 51 37

112 700 W Cesar Chavez Ave 1,511 7 89

118 250 S Hill St 1,217 108

121

122

124

3401 E 1st Street 458 6 18 24 25 17 42

346 37 10 47 15 33 48

2,908 73 141 215 147 83 2301147 E Palmetto

2710 S Compton Ave

38 332

18 55

14 92

103 1000 S Hill Street 3,392 49 193 242 181 104 285

99 1100 S Main St 385 9 103 112

94 764 858

96 99 54 153

97 261

113 949 S Hope St 791 8 45 53 43

114

115 643 N Spring St 2,723 61

3,134

900 W Wilshire Bl 3,624 725 75 800



 IN  OUT  TOTAL  IN  OUT  TOTAL 

TABLE 2
670 MESQUIT PROJECT

RELATED PROJECTS

No. Project Location Land Use Size

 Trip Generation 

 Daily 

 AM  PM 

125 441 Bauchet St Jail 3885 Beds 242 0 9 9 0 29 29

Apartments 770 du

Grocery 34.52 ksf

Restaurant 8 ksf

Retail 5.87 ksf

Apartments 156 du

Retail 5 ksf

Restaurant 10 ksf

Apartments 1736 du

Warehouse 316.632 ksf

Office 253.514 ksf

Quality Restaurant 22.639 ksf

High-turnover Restaurant 22.639 ksf

Retail 82.332 ksf

Museum 22.429 ksf

Hotel 514 rooms

School 300 students

Commercial 15 ksf

Condominiums 800 du

Apartments 236 du

Retail 12 ksf

Apartments 700 du

Retail 7 ksf

Restaurant 7 ksf

Apartments 104 du

Office 101.983 ksf

Restaurant 16.279 ksf

Retail 5.83 ksf

Other 5.519 ksf

Apartments 303 du

Commercial 19.91 ksf

134 443 S Soto St School 625 students 277 131 112 243 32 25 57

Apartments 430 du

Retail 8.742 ksf

Office 53.2 ksf

Apartments 322 du

Other 4.42 ksf

Other 125 Persons

Retail 4.4 ksf

Apartments 32 du

Commercial 19 ksf

Apartments 208 du

Restaurant 5.03 ksf

Apartments 165 du

Bar 11.9 ksf

Restaurant 14.03 ksf

Condominiums 161 du

Restaurant 3 ksf

141 Sixth Street PARC Park/Recreational 12 acres TBD TBD TBD TBD TBD TBD TBD

403,394    13,923     15,238     29,161     19,149     18,109     37,258      

Notes:

du = dwelling unit

ksf = one thousand square feet

Related projects list based on information provided by LADOT on February 22, 2018. 

[a] Projects were not included in information provided by LADOT. Projects and land use from third party research. Trip generation estimates based on ITE rates.

[b] Projects were not included in information provided by LADOT. Projects and land use from LADCP Major Projects Website.

Additional research and coordination with City Planning was conducted to ensure consistency of available information as of April 4, 2018. 

140 1229 S Grand Av 1,116 23 62 85 62 33 95

139 400 W 7th St 2,792 18

137 220 E Washington Bl 2,113 38 118 156 125 53 178

138 1133 Hope St 1,543 20 74 94 91 50 141

Total

57 75 132 127 259

508

129

126 6,583 169 290 459 307

128 1206 E 6th Street 14,258

201

138 62 2001045 Olive St

129 W College St

127 1340 S Hill Street 1,700 51 82 133 89 57 146

930 E 6th St130 1,074 17 79 96 70 32

30 37 67

2,095 144 79 223 82 123 2051024 S Mateo St132

437 585 1022 710 642

131 1030 S Hill St 3,392 49 193 242 181 104 285

1352

135 2,166 33 119 152 121 79 200220 N Center Street

136 755 S Wall St 2,499 112 79 191 164 141 305

102

2,227 39 157 296

133 554 S San Pedro St 636 38 25 63
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3. CEQA TRANSPORTATION ANALYSES 

3.1 Plans, Programs, Ordinances, or Policies Conflict Review 

The City’s TAG includes a review for conflicts with transportation-related plans, programs, ordinances, or 

policies. Based on applying the screening criteria, the threshold test is to assess whether a project would 

conflict with an adopted program, policy, plan, or ordinance that is adopted to protect the environment. A 

project would not result in an impact merely if it would not implement a particular program, policy, plan or 

ordinance. Rather, it is the intention of this threshold test to ensure that a proposed development does not 

conflict with nor preclude the City from implementing adopted programs, plans, and policies.7 Furthermore, 

under CEQA, a project is considered consistent with an applicable plan if it is consistent with the overall 

intent of the plan and would not preclude the attainment of its primary goals. A project does not need to 

be in perfect conformity with each and every policy. Finally, any inconsistency with an applicable policy, 

plan, or regulation is only a significant impact under CEQA if the policy, plan, or regulation was adopted for 

the purpose of avoiding or mitigating an environmental effect and if the inconsistency itself would result in 

a direct physical impact on the environment. 

This evaluation was conducted by reviewing the following City documents: 

• Mobility Plan 2035 is the City’s document to guide the operation and design of streets and other 

public right-of-way. It lays out a vision for designing safer, more vibrant streets, that are accessible 

to people, no matter how they travel. The street standards were reviewed and compared to existing 

and future conditions resulting from the Project, and it was determined that the Project is compliant 

with Mobility Plan 2035.  

• Community Plans make up the land use element of the City’s General Plan and guide the physical 

development of neighborhoods by providing neighborhood level detail for land uses, the 

transportation network, policies, and implementation strategies. The Project is located in the Central 

City North Community Plan area.  

• Vision Zero is a plan that strives to eliminate traffic related deaths in Los Angeles by 2025 through 

strategies such as modifying streets to better serve vulnerable road users. Projects located on the 

HIN should make improvements or fund them. The Project is not along any Vision Zero HIN priority 

corridors.  

• Plan for Healthy LA aims to create healthier communities for all Angelenos by focusing on public 

health from the perspective of the built environment and City services. The plan states a balanced, 

affordable, and sustainable transportation system is a cornerstone of a healthy city. 

• Los Angeles Municipal Code (LAMC) Section 12.21 A.16 specifies the requirements for new 

developments and additions to provide bicycle parking and shower facilities. The Project would 

provide a minimum of 288 short-term and 519 long-term bicycle parking spaces, as required by 

 
7 Los Angeles Department of Transportation, Transportation Assessment Guidelines, page 2-2 (July 2020). 
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the proposed Mesquit Specific Plan (described below), which, if adopted, would supersede the City’s 

bicycle parking requirements. The Project would also provide shower facilities and locate bicycle 

parking in conformance with the proposed Mesquit Specific Plan. 

• LAMC Section 12.26J outlines transportation demand management and trip reduction measures 

required for the construction of new non-residential developments. The Project would provide the 

required transportation demand management and trip reduction measures, such as transportation 

information, bicycle parking in conformance with the proposed Mesquit Specific Plan, and 

designated passenger loading areas. 

• Streetscape Plans provide a blueprint for streetscape improvements in the public right-of-way on 

key street segments to provide pedestrian-friendly environments. The Project is not along any 

streetscape plan areas. 

• The City of Los Angeles Citywide Design Guidelines encompass common design objectives to 

maintain neighborhood form and character while promoting quality design and creative infill 

development solutions. The TAG specifically refers to Guidelines 1 – 3, which focus on a safe 

pedestrian experience, incorporation of vehicular access without degrading the pedestrian 

experience, and maintenance of human scale. The Project was determined to support these 

guidelines with Project features that are detailed in the discussion below. 

• The City of Los Angeles Manual of Policies and Procedures (MPP) Section 321 provides the basic 

criteria for the review of driveway designs. The Project complies with the location and number of 

driveways specified in MPP Section 321. 

• The City of Los Angeles Transit-Oriented Communities Affordable Housing Incentive Program 

Guidelines (TOC Guidelines) provide the eligibility standards, incentives, and other necessary 

components of the TOC program. The Project is classified as a Tier 3 and would not degrade or 

inhibit trips made by biking, walking, or taking transit. 

This evaluation also reviewed the proposed Mesquit Specific Plan, which would establish land use 

regulations for the Project site to ensure consistent implementation of development standards throughout 

the Project site. The proposed Specific Plan recognizes the Project site’s unique characteristics, including 

unique opportunities for public benefits and unique constraints posed by the Project site’s location which 

are not experienced by other sites.  

Project Review 

The Project features and design generally support multimodal transportation options and would be 

consistent with policies, plans, and programs that support alternative transportation, such as the Mobility 

Plan 2035. The Project design includes features to minimize impacts to the public right-of-way and enhance 

the user experience by integrating multimodal transportation options. The Project proposes to add new 

sidewalks along the frontage on Mesquit Street from the northern end of Building 1 to Jesse Street, street 

trees along the Project site perimeter, improve street and pedestrian lighting, and add four pedestrian 

passageways connecting Mesquit Street to the eastern edge of the Project site to enhance connectivity to 

the existing pedestrian network. On the western side of the Project, the Project proposes a full-width 
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vacation/merger of Mesquit Street from the northerly right-of-way of 7th Street to the southerly right-of-

way of Jesse Street in order to convert Mesquit Street from Jesse Street to 7th Street to a pedestrian paseo 

with limited vehicle access that connects to 7th Street. The project also proposes a half-width subsurface 

merger for the easterly half of Mesquit Street from the southerly right-of-way of Jesse Street to the southerly 

line of the LADWP property on the east side of Mesquit Street. The Project will maintain public access to 

the vacated portions of Mesquit Street. On the southern side of the Project, the Project proposes to add a 

pedestrian crosswalk on the 7th Street Bridge to access the eastern portion of the Project site (near Building 

4) and an elevated pedestrian walkway along the entire eastern edge of the Project site, which would be 

replaced with the deck for the Project with the Deck Concept, to connect the North River Balcony and a 

landscaped balcony at the southerly end of Building 4 (South River Balcony). The North River Balcony would 

also connect to the Project’s Northern Landscaped Area, the proposed open space improvements 

associated with the Sixth Street Viaduct Replacement project (i.e. the Park, Arts, River, and Connectivity 

(PARC) Improvements) and the proposed future 6th Street/Arts District Metro light rail station. The Project 

with the Deck Concept proposes a pedestrian deck over the existing railway properties facing the Los 

Angeles River that would host permanent and temporary programming. These Project features not only 

enhance connectivity to the existing pedestrian network and within the Project site but also encourage 

pedestrian activity. The Project does not propose to narrow sidewalks or remove streetscape amenities or 

features. The locations of driveways are intended to minimize disruptions to the pedestrian right-of-way. 

The Project will provide short-term and long-term bicycle parking in accordance with the requirements of 

the proposed Mesquit Specific Plan and a pull-out passenger loading zone along the east side of Mesquit 

Street, in front of Building 1. 

The Project proposes two driveways along 7th Street with restricted turning movements to minimize 

disruptions to pedestrians and through traffic. One driveway would be a two-way signalized driveway 

connecting the 7th Street Bridge to the third level of Building 4 near the southeastern corner of the Project 

site that allows for full access out and right-turns only in. Another driveway is proposed as a one-way, right-

turn-out-only driveway connecting the 7th Street Bridge to the second level of Building 5 near the 

southwestern corner of the Project site.  7th Street is designated as an Avenue II, and while the existing right-

of-way width (72’) is less than the Avenue II specification (86’), a dedication is not required because 7th 

Street is a bridge along the Project frontage. The Project also proposes two full-access driveways along 

Mesquit Street, which is classified as a collector street along the Project frontage. One driveway would be 

located at the northern end of the Project site at the ground level of Building 1, and another driveway would 

be located at the intersection of Mesquit Street & Jesse Street at the ground level of Building 2. The existing 

right-of-way and roadway widths of Mesquit Street are narrower than the collector specifications, but the 

Project does not propose to dedicate Mesquit Street because the Project is proposing a vacation of Mesquit 

Street from 6th Street to 7th Street. The proposal is for a full-width vacation/merger of Mesquit Street from 

the northerly right-of-way of 7th Street to the southerly right-of-way of Jesse Street and a half-width 

subsurface merger for the easterly half of Mesquit Street from the southerly right-of-way of Jesse Street to 

the southerly line of the LADWP property on the east side of Mesquit Street. The intent of the vacation of 

Mesquit Street is to create a pedestrian paseo with limited vehicle access from Jesse Street to 7th Street and 
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to shape the streetscape along Mesquit Street while still maintaining access. The Project would not 

substantially increase hazards, conflicts, or preclude City actions to fulfill or implement projects associated 

with these networks and will contribute to overall walkability through enhancements to the Project site. 

Appendix C provides additional detail regarding the plans, programs, ordinances, and policies conflict 

review analysis conducted per the City’s TAG. 

Cumulative Review 

The TAG states that the review of plans, ordinances, and policies to assess potential conflicts with proposed 

projects should be an assessment of potential cumulative impacts that may result from a proposed project 

in combination with other development projects in the study area. For example, a cumulative impact could 

occur if the project as well as other future development projects located on the same block were to preclude 

the City’s ability to serve transportation user needs as defined by the City’s transportation policy framework.  

The nearest related project to the Project site is a mixed-use office, retail, and restaurant project at 640 

South Santa Fe Avenue, called “Produce LA,” located across Mesquit Street from the proposed Project. This 

project, currently under construction, will maintain the existing sidewalks along its frontages on Santa Fe 

Avenue and Mesquit Street and has replaced the existing sidewalk along its frontage on Jesse Street. South 

Santa Fe Avenue is designated as an Avenue II, but the existing right-of-way and roadway widths along the 

640 South Santa Fe Avenue project frontage are narrower than the Avenue II specifications. Jesse Street and 

Mesquit Street are designated as Collector streets and the existing right-of-way widths are narrower than 

the Collector street specifications. The Produce LA project dedicated 18 feet along South Santa Fe Avenue 

and seven feet along Mesquit Street and widened Jesse Street by seven feet, which included replacing the 

existing sidewalk, along the project frontages8. This related project proposes an all-access driveway, with 

the exception of outbound left turns, on South Santa Fe Avenue and an inbound-only driveway on Mesquit 

Street. No cumulative impacts are anticipated on Mesquit Street, where the proposed Project includes two 

driveways because the majority of the related project driveway activity will likely occur on South Santa Fe 

Avenue based on the proposed driveways. Therefore, traffic volumes for the Project and related project 

would be distributed on multiple streets rather than concentrating all travel on Mesquit Street. Other related 

projects located farther from the Project site would not share adjacent street frontages with the Project site. 

No significant cumulative impacts are anticipated to which both the Project and other nearby related 

projects would contribute in regard to City transportation policies or standards adopted to protect the 

environment and support multimodal transportation options.  

  

 
8 Office of the Assessor County of Los Angeles, Assessor Map Book 5164, Page 15. 
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3.2 Vehicle Miles Traveled Analysis 

As part of the City’s CEQA guidelines, analysis of proposed land use projects is required to assess whether 

they could result in a substantial impact on vehicle miles traveled. The follow section summarizes an 

assessment of VMT generated by the Project. 

LADOT developed a VMT Calculator tool to assess the VMT impacts of proposed development projects 

within the City. The VMT Calculator also assesses the effectiveness of selected TDM measures proposed for 

a project based on available research. Analysis was conducted for the Project using the City’s VMT analysis 

procedures and Version 1.3 of the VMT Calculator (released May 2020). This analysis considered the Project’s 

proposed land uses without and with the Project’s proposed transportation demand management (TDM) 

program. 

VMT Impact Criteria 

The City’s VMT impact criteria for development projects is specified in the TAG. Per the criteria, a 

development project would have a potential significant impact if the project meets one or more of the 

following: 

• For residential projects, a development project may have a potential significant impact if it 

generates daily household VMT per capita exceeding 15% below the existing average daily 

household VMT per capita for the Area Planning Commission (APC) area in which the project is 

located (see table below). This criterion was used for the multifamily residential component of the 

Project. 

• For office projects, a development project may have a potential significant impact if it generates 

daily work VMT per employee exceeding 15% below the existing average daily work VMT per 

employee for the APC in which the project is located (see the table below). This criterion was used 

for the non-retail employment components of the Project. 

• Local-serving retail development tends to shorten trips and reduce VMT whereas regional-serving 

retail development can lead to substitution of longer trips for shorter ones and could increase VMT. 

In the latter case, any net increase in VMT is considered to be significant. Local-serving is defined 

as retail uses less than 50,000 square feet. The proposed retail components of the Project total more 

than 50,000 square feet and are therefore considered regional-serving. Per the City’s proposed 

procedures, the City of Los Angeles’ citywide travel demand forecasting model was run to evaluate 

the potential for the proposed retail uses and resulted in a net increase in VMT. The methodology 

for the regional-serving retail uses is further detailed in the next section. 


· For mixed-use projects, reductions in daily trips and VMT due to internal capture between the 

project’s land uses should be considered, after which the impact criteria above are applied to each 

individual land use. 
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VMT Impact Criteria (15% Below APC Average) 

Area Planning 

Commission 

Daily Household 

VMT per Capita 

Daily Work VMT 

per Employee 

Central 6.0 7.6 

East LA 7.2 12.7 

Harbor 9.2 12.3 

North Valley 9.2 15.0 

South LA 6.0 11.6 

South Valley 9.4 11.6 

West LA 7.4 11.1 

The Project is located in the Central APC. 

Per the TAG, a project could have a significant cumulative impact on VMT if the project has both a significant 

project-level impact as determined above and is not consistent with the Southern California Association of 

Governments’ Regional Transportation Plan/Sustainable Communities Strategy (SCAG RTP/SCS) in terms of 

development location, density, and intensity. 

Impact Analysis 

Per the City’s procedures, daily household VMT per capita and daily work VMT per employee were estimated 

using the City’s VMT Calculator tool for each Project scenario. The VMT Calculator starts with Institute of 

Transportation Engineers (ITE, 9th Edition) trip generation rates9, implements the MXD (mixed-use) 

methodology from the U.S. EPA, and utilizes socioeconomic, transit, and trip length data from the Los 

Angeles citywide travel demand model (calibrated to Los Angeles conditions) to adjust the trips for 

internalization, transit, and walkability. The VMT Calculator was calibrated based on local count data 

collected in the City of Los Angeles. The VMT Calculator allows for the selection of a wide variety of potential 

land uses including the multi-family housing, hotel, office, retail and restaurant, which was analyzed as half 

quality restaurant and half high-turnover restaurant, uses proposed as part of both Project options. Certain 

components of the proposed Project land uses, however, are not explicitly included in the VMT Calculator. 

 
9 The LA VMT Calculator was under development prior to release of the 10th Edition of ITE’s trip generation manual in 

late 2017. The VMT Calculator was validated to LA conditions based on the empirical counts conducted at market rate 

residential, affordable housing, office, and mixed-use sites in the City, regardless of the source of the rates used as a 

starting point. 
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For the purposes of the VMT analysis, the farmer’s market was included with the grocery, the food hall was 

included with the quality restaurant, and the studio/event/gallery, group exercise classes, and busking were 

included with the gym. 

In addition to the VMT Calculator, the City of Los Angeles’ citywide travel demand forecasting model was 

run to evaluate the potential for the proposed retail uses to result in a net increase in VMT. Since the overall 

number of trips in the citywide model is based on trips originating in residences (home-based trips), the 

total number of trips across the entire model network will not be influenced materially by the introduction 

of the additional retail space. Rather the model will redistribute home-shopping trips from other retail 

destinations to the proposed retail destination. The retail trips distributed to the Project are considered to 

be Project-related trips because they are drawn to the Project but are not new from a regional standpoint. 

Per the City’s procedures, retail VMT was estimated through the following steps: 

• The model traffic analysis zone (TAZ) in which the Project is located was determined. 

• The Project land uses were converted into the appropriate socioeconomic categories utilized in the 

model. The socioeconomic parameters in the TAZ were adjusted appropriately to reflect removal 

of the existing land uses and addition of the Project land uses. 

• The model process was run for the model existing base year for the four time periods in the model 

(AM peak period, midday period, PM peak period, nighttime period) for the following scenarios: 

◦ Base (“without project”) scenario 

◦ “Project without retail” scenario, consisting of all of the Project’s proposed land uses except the 

retail uses 

◦ “Project with retail” scenario including all project land uses 

• The total VMT on the model network within a 12-mile radius of the Project TAZ was calculated for 

each time period and summed to determine the estimated daily citywide VMT for each scenario. 

The daily VMT for the “Project without retail” scenario was subtracted from the daily VMT for the 

“Project with retail” scenario to determine the net change in daily VMT caused by the Project retail 

uses. 

Residential VMT 

Figure 6A and Figure 6B present the City’s VMT Calculator dashboard as analyzed for the Project and the 

Project with the Deck Concept, respectively. The Project is estimated by the Calculator to produce a total of 

27,040 daily vehicle trips and a total daily VMT of 195,304. The Project with the Deck Concept is estimated 

by the Calculator to produce a total of 27,493 daily vehicle trips and a total daily VMT of 198,540. As 

indicated in Figure 6A and 6B, the daily residential VMT per capita is estimated at 4.0 for both Project 

options, below the threshold of 6.0 daily residential VMT per capita for the Central APC. Thus, neither Project 

option would have a significant impact on residential VMT per capita as estimated by the VMT Calculator. 

Additional details regarding the VMT analysis are available in Appendix D. 
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Work VMT 

The daily work VMT per employee was estimated for both Project options and is estimated at 6.6, which is 

below the threshold of significance for the Central APC of 7.6 daily work VMT per employee. Thus, the 

Project and the Project with the Deck Concept would not have a significant impact on daily work VMT per 

employee as estimated by the VMT Calculator. Additional details regarding the analysis are available in 

Appendix D. 

Regional Serving Retail VMT 

Since the retail components of the Project are greater than 50,000 square feet, they were evaluated using 

the City’s travel demand forecasting model. The Project with the Deck Concept includes more land uses and 

programming and results in a higher VMT than the Project. Therefore, the Project with the Deck Concept’s 

results are presented to be conservative. The City’s model estimated a total daily VMT of 96,866,000 miles 

within a 12-mile radius of the Project TAZ when run without the retail components of the Project with the 

Deck Concept. With all the Project with the Deck Concept retail uses included, the model estimated a total 

daily VMT of 96,898,000 miles within a 12-mile radius of the Project TAZ. This is a net increase of 32,000 

daily miles, or a 0.03% increase from the network before the retail was added. This increase in VMT is 

considered to be a significant impact, due to the significance criteria identifying an impact when any 

increase in VMT due to regional retail occurs. Proposed mitigation measures are described below. 

Cumulative VMT 

As noted above, the Project is projected to have a significant impact on retail VMT. Given its location in a 

dense area of the City of Los Angeles served by public transit, the mixed-use nature of the Project, its 

provision of features to encourage walking and bicycling, and its proposed implementation of a TDM plan 

(as described below), however, the Project would be consistent with the applicable goals and objectives of 

the SCAG 2020-2045 RTP/SCS (SCAG, September 2020) to locate diverse jobs and housing in infill locations 

served by multiple transportation options and promote sustainable transportation options. Therefore, since 

the Project is consistent with the applicable goals and objectives of the SCAG 2020-2045 RTP/SCS, the 

Project’s cumulative impact on VMT would not be significant. 



If you are seeing this message. Please ensure your 
macros are enabled and you have connection to the 

Internet. If you don't have connection to the 
Internet, you may still use lat,long in the Address 

bar to locate your project.

eg.) 34.053755,-118.2432042

�5�H�W�D�L�O���9�0�7 �5�H�W�D�L�O���9�0�7
135,806 124,253

Y

CITYOF LOS ANGELES VMT CALCULATOR Version 1.3

���������6���0�(�6�4�8�,�7���6�7��������������Address:

���������0�H�V�T�X�L�WProject:

Project Information

6.6

�'�D�L�O�\���9�0�7

�:�R�U�N���9�0�7
�S�H�U���(�P�S�O�R�\�H�H

195,304

�+�R�X�V�H�V�K�R�O�G���9�0�7
�S�H�U���&�D�S�L�W�D

4.0

Proposed
Project

With
Mitigation

Analysis Results

�3�U�R�M�H�F�W��Scenario:

TDM Strategies

percent of streets within project with traffic 
calming improvements
percent of intersections within project with 
traffic calming improvements

Pedestrian Network 
Improvements

Traffic Calming 
Improvements

�Z�L�W�K�L�Q���S�U�R�M�H�F�W���D�Q�G���F�R�Q�Q�H�F�W�L�Q�J���R�I�I���V�L�W�H

����

����

Parking

Select each section to show individual strategies

�'�D�L�O�\���9�0�7

�:�R�U�N���9�0�7
�S�H�U���(�P�S�O�R�\�H�H

�+�R�X�V�H�V�K�R�O�G���9�0�7
�S�H�U���&�D�S�L�W�D

5.4

176,517

3.3

Household: No
�7�K�U�H�V�K�R�O�G��� ��������
���������%�H�O�R�Z���$�3�&

Work: No
�7�K�U�H�V�K�R�O�G��� ��������
���������%�H�O�R�Z���$�3�&

Household: No
�7�K�U�H�V�K�R�O�G��� ��������
���������%�H�O�R�Z���$�3�&

Work: No
�7�K�U�H�V�K�R�O�G��� ��������
���������%�H�O�R�Z���$�3�&

Housing | Multi-Family 258 DU
Housing | Hotel 236 Rooms
Retail | General Retail 79.24 ksf
Retail | Supermarket 32.737 ksf
Retail | Health Club 155.765 ksf
Retail | High-Turnover Sit-Down Restaurant 44.788 ksf
Retail | Quality Restaurant 73.646 ksf
Office | General Office 944.055 ksf
Housing | Affordable Housing - Family 50 DU

UnitValueProposed Project Land Use Type

Neighborhood EnhancementG

A

Commute Trip ReductionsD

TransitB

Education & EncouragementC

Use  to denote if the TDM strategy is part of the proposed project or is a mitigation strategy

Proposed Prj Mitigation

Proposed Prj Mitigation

Shared MobilityE

Bicycle InfrastructureF

�'�D�L�O�\���9�H�K�L�F�O�H�7�U�L�S�V

27,040
�'�D�L�O�\���9�H�K�L�F�O�H�7�U�L�S�V

24,484

Significant VMT Impact?

No
No

Max Home Based TDM Achieved?
Max Work Based TDM Achieved?

Yes
Yes

Proposed Project With Mitigation

�9�0�7���&�D�O�F�X�O�D�W�R�U���5�H�V�X�O�W�V���I�R�U���W�K�H���3�U�R�M�H�F�W

Figure ���$


























































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































	Apx M-1 Transportation Assessment



