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The Department of Transportation (DOT) has reviewed the transportation analysis prepared by The 
Mobility Group, submitted to DOT in April 2019, for the proposed South Park Towers mixed-use project 
located at 1600 South Flower Street.  In order to evaluate the effects of the project’s traffic on the 
available transportation infrastructure, the significance of the project’s traffic impacts is measured in 
terms of change to the volume-to-capacity (V/C) ratio between the “future no project” and the “future 
with project” scenarios.  This change in the V/C ratio is compared to established threshold standards to 
assess the project-related traffic impacts.  The transportation study included the analysis of 27 signalized 
intersections.  Based on DOT’s current traffic impact criteria1, one of the study intersections would be 
significantly impacted by project-related traffic as summarized in Attachment 1.  The results of the 
transportation analysis, which accounted for other known development projects in estimating potential 
cumulative impacts, adequately evaluated the project’s transportation impacts on the surrounding 
community.  The project’s potential traffic impacts at the one intersection would be reduced to less than 
significant levels and would be mitigated with the transportation mitigation measures described below. 
 
DISCUSSION AND FINDINGS 
 
A. Project Description 

The project proposes to remove existing retail and office buildings and construct the South Park 
Towers on the area bounded by Flower Street to the west, Venice Boulevard to the north, Hope 
Street to the east, and the I-10 freeway to the south.  The project would include 250 
apartments, a 300-room hotel, 3,120 square feet of restaurant space, 10,000 square feet of 
medical office, and a parking garage with space for up to 288 vehicles.  Vehicular access to the 
project would be provided by a driveway on Hope Street.  An existing alley running along the 
south side of the project site from Flower Street to the mid-point of the site would provide 
access for trucks to service the electrical supply and trash pick-up.  The project also proposes a 
passenger loading zone along Venice Boulevard as illustrated in Attachment 2.  The project is 
expected to be completed by 2025. 

 
B. Trip Generation 

The project is estimated to generate an approximate net increase of 1,778 daily trips, a net 
increase of 168 trips during the a.m. peak hour and a net increase of 91 trips during the p.m. 

                     
1 Per DOT’s Traffic Study Policies and Procedures, a significant impact is identified as an increase in the Critical Movement Analysis 

(CMA) value, due to project related traffic, of 0.01 or more when the final (“with project”) Level of Service (LOS) is LOS E or F; an increase of 
0.020 or more when the final LOS is LOS D; or an increase of 0.040 or more when the final LOS is LOS C.  
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peak hour.  The trip generation estimates are based on formulas published by the Institute of 
Transportation Engineers (ITE) Trip Generation, 10th Edition, 2017.  A copy of the project trip 
generation table can be found in Attachment 3. 
 

C. Traffic Impacts 
 The study estimates that the project would result in significant traffic impacts (pre-mitigation) at 

Grand Avenue and 17th Street during the a.m. and p.m. peak hours.  In consideration of the 
City’s goals to reduce greenhouse gas emissions, the transportation study proposed a 
transportation mitigation program designed to reduce project-related trips and promote other 
travel modes.  The transportation mitigation program (described below) would fully mitigate the 
significant traffic impacts during the peak commute hours at Grand Avenue and 17th Street (see 
Attachment 4). 

 
D. Freeway Analysis 

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

PROJECT REQUIREMENTS 
 
A. CEQA-Related Mitigation 

To offset the expected significant impacts identified in the project’s transportation impact study, 
DOT recommends that the applicant be required to implement the following mitigation 
measures: 

 
1. Transportation Demand Management (TDM) Plan 

DOT and the Department of City Planning are currently updating the City’s TDM or Trip 
Reduction Ordinance.  TDM includes a broad spectrum of strategies designed to promote 
and support a full range of mobility options, from information, support, and incentive 
programs to investments in connected, complete streets.  The ordinance update will 
incorporate emerging transportation technologies, capture shifting travel preferences, and 
accommodate future mobility needs though diverse, adaptive TDM applications. 
 
A TDM program, which includes design elements and trip reduction strategies, would 
reduce the project’s overall trip generation by discouraging single occupancy vehicle use and 
by promoting the use of alternative travel modes.  Through strategic building design and 
orientation, this project can facilitate access to existing transit services, provide a 
pedestrian-friendly environment, promote non-automobile travel and 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 
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DOT is required prior to the issuance of the first certificate of occupancy for the project.  The 
preliminary plan will include, at minimum, measures consistent with the City’s Trip 
Reduction Ordinance.  The TDM program could include, but is not be limited to, the 
following:  
 

• Implement a Neighborhood Friendly Street improvement as identified in the Mobility 
Plan 2035, which may include curb extensions, wayfinding signage, diverters, bicycle 
loop detection, shared lane markings, etc.;  

• Enhance the environment for bicyclists and pedestrians; 

• Vehicle trip reduction incentives and services for Project employees and/or tenants; 

• Onsite education and/or information on alternative transportation modes; 

•  Flexible/alternative work schedules and telecommuting programs; 

•  Incentives for using alternative travel modes such as discounted monthly transit 
passes, carpool and vanpool preferential load/unload areas or designated parking 
spaces, a “parking cash-out” subsidy, and/or unbundled parking 

•  Convenient and secure bicycle storage within a bicycle locker, an attended cage, or a 
secure parking room; 

 Bicycle parking beyond the requirements of the Bicycle Parking Ordinance No. 185,480; 

 On-site lockers for employees who bicycle or use another active means of getting to 
work; 

•   Implementation of first and last mile solutions that can increase the use of transit by 
bridging the gap between transit stops/stations and a commuter’s origin or final 
destination; 

•  Unbundled parking from the commercial leasing cost and from the housing cost; 

•  A one-time fixed-fee contribution of $50,000 prior to the issuance of the first certificate 
of occupancy for the project to the City’s Bicycle Plan Trust Fund to implement bicycle 
improvements in the proposed project area; 

•  Participation and membership of a Transportation Management Organization (TMO) 
serving the area where the Project is located;  

• A Covenant and Agreement to ensure that the TDM program will be maintained. 
 

2. Physical Improvement 
The project proposes to restripe the westbound approach of 17th Street within the existing 
roadway width to accommodate one shared through/left-turn lane and two through lanes 
on 17th Street as illustrated in Attachment 5.  This would require the removal of 
approximately two unmetered parking spaces on 17th Street.  
 
The applicant should be responsible for the cost and implementation of any necessary traffic 
signal equipment modifications, bus stop relocations and lost parking meter revenues 
associated with the proposed transportation improvement described above. All proposed 
street improvement and associated traffic signal work within the City of Los Angeles must be 
guaranteed through BOE’s B-Permit process, prior to the issuance of any building permit and 
completed prior to the issuance of any certificate of occupancy.  Prior to setting the bond 
amount, BOE shall require that the developer's engineer or contractor contact DOT's B-
Permit Coordinator, at (213) 972-8687, to arrange a pre-design meeting to finalize the 
proposed design.  Costs related to any relocation of bus zones and shelters, to modifying or 
upgrading traffic signal equipment, and that are necessary in order to implement the 
proposed mitigations shall be incurred by the applicant.   
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If a proposed traffic mitigation measure does not receive the required approval during plan 
review, a substitute mitigation measure may be provided subject to the approval of LADOT 
or other governing agency with jurisdiction over the mitigation location, upon 
demonstration that the substitute measure is environmentally equivalent or superior to the 
original measure in mitigating the project’s significant traffic impact.  To the extent that a 
mitigation measure proves to be infeasible and no substitute mitigation is available, then a 
significant traffic impact would remain. 

 
B. Non-CEQA-Related Requirements and Considerations 

To comply with transportation and mobility goals and provisions of adopted City plans and 
ordinances, the applicant should be required to implement the following: 

 
1. Parking Requirements 

Parking for vehicles and bicycles will be provided onsite.  The applicant should check with 
the Department of Building and Safety on the number of Code-required parking spaces 
needed for this project.  
 

2. Highway Dedication and Street Widening Requirements 
 On January 20, 2016, the City Council adopted the Mobility Plan 2035 which represents the 

new Mobility Element of the General Plan.  A key feature of the updated plan is to revise 
street standards in an effort to provide a more enhanced balance between traffic flow and 
other important street functions including transit routes and stops, pedestrian 
environments, bicycle routes, building design and site access, etc.  Per the new Mobility 
Element, Flower Street, a Modified Avenue I, would require a 37.5-foot half-width roadway 
within a 52.5-foot half-width right-of-way; Venice Boulevard, a Modified Avenue II, would 
require a 29.5-foot half-width roadway within a 40.5-foot half-width right-of-way east of 
Pembroke Lane and 33-foot half-width roadway within a 45-foot half-width right-of-way 
west of Pembroke Lane; and Hope Street, a Collector Street south of Venice Boulevard, 
would require a 20-foot half-width roadway within a 33-foor half-width right-of-way and 
Hope Street, Avenue II north of Venice Boulevard, would require a 28-foot half-width 
roadway within a 43-foot half-width right-of-way.  The applicant proposes to widen Venice 
Boulevard by 13 feet and dedicate 15 feet.  The applicant should check with BOE’s Land 
Development Group to determine if other applicable highway dedication, street widening 
and/or sidewalk requirements for this project. 

 
3. Project Access and Circulation 

As illustrated in Attachment 2, the project proposes to provide a loading zone along the 
project frontage on Venice Boulevard and a driveway on Hope Street.  The review of this 
study does not constitute approval of the loading zone or dimensions for any new proposed 
driveway.  Prior to commencing design work on this loading zone, the applicant should work 
with DOT’s B-Permit Group and the Meter Planning and Maintenance group.  The new 
driveway and loading zone requires separate review and approval and should be 
coordinated with DOT’s Citywide Planning Coordination Section (201 North Figueroa Street, 
5th Floor, Room 550, at 213-482-7024).  In order to minimize and prevent last minute 
building design changes, the applicant should contact DOT for driveway width and internal 
circulation requirements prior to the commencement of building or parking layout design. 

 
4. Worksite Traffic Control Requirements 
 DOT recommends that a construction work site traffic control plan be submitted to DOT’s 

Citywide Temporary Traffic Control Section or Permit Plan Review Section for review and 
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approval prior to the start of any construction work.  Refer to http://ladot.lacity.org/what-
we-do/plan-review to determine which section to coordinate review of the work site traffic 
control plan.  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 truck traffic be 
restricted to off-peak hours to the extent feasible. 
 

5. Development Review Fees 
 An ordinance adding Section 19.15 to the Los Angeles Municipal Code relative to application 

fees paid to DOT for permit issuance activities was adopted by the Los Angeles City Council 
in 2009 and updated in 2014.  Ordinance No. 183270 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 Eileen Hunt of my staff at (213) 972-8481. 
 
Attachments 
 
K:\Letters\2019\CEN18-47190_1600 S Flower MU_ts_ltr.1.docx 
 
c: Shawn Kuk & Mark Jones, Council District 14 
 Matthew Masuda, Central District, BOE  
 Mehrdad Moshksar, Central District, DOT 
 Taimour Tanavoli, Case Management, DOT 
 Michael Bates, The Mobility Group 



Table 6.1 Future With Project - Intersection Level of Service 

AM Peak Hour 

No. Intersection Future Without 

Project 

Conditions 

V/C LOS 

I La Live Way & Pico Boulevard 0.968 E 

2 SR-110 NB off-ramp/LA Live Way & Bond Street 0.493 A 

3 Convention Center Dr & Venice Boulevard 0.231 A 

4 Figueroa Street & Pico Boulevard 0.898 D 

5 Figueroa Street & Venice Boulevard 0.907 E 

6 Figueroa Street & 18th Street 0.755 C 

7 Figueroa Street & Washington Boulevard 1.214 F 

8 Flower Street & Pico Boulevard 0.679 B 

9 Flower Street & Venice Boulevard 0.624 B 

10 Flower Street & 18th Street 0.381 A 

11 Flower Street & Washington Boulevard 0.574 A 

12 Hope Street & Pico Boulevard 0.613 B 

13 Hope Street & Venice Boulevard 0.390 A 

14 Grand Avenue & Pico Boulevard 0.767 C 

15 Grand Avenue & Venice Boulevard 0.417 A 

16 Grand Avenue & 17th Street 0.831 D 

17 Grand Avenue & 18th Street 0.557 A 

18 Grand Avenue & Washington Boulevard 0.821 D 

19 Olive Street & Pico Boulevard 0.825 D 

20 Olive Street & 16th Street 0.501 A 

21 Olive Street & 17th Street 0.837 D 

22 Olive Street & 18th Street 0.591 A 

23 Olive Street & Washington Boulevard 0.646 B 

24 Hill Street & Venice Boulevard 0.411 A 

25 Hill Street & 17th Street 0.823 D 

26 Hill Street & 18th Street 0.627 B 

27 Broadway & 17th Street 0.651 B 

Future With Change Significant 

Project in V/C Impact 

Conditions 

V/C LOS 

0.969 E 0.001 No 

0.495 A 0.002 No 

0.233 A 0.002 No 

0.901 E 0.003 No 

0.909 E 0.002 No 

0.757 C 0.002 No 

1.217 F 0.003 No 

0.682 B 0.003 No 

0.635 B 0.011 No 

0.384 A 0.003 No 

0.576 A 0.002 No 

0.625 B 0.012 No 

0.439 A 0.049 No 

0.769 C 0.002 No 

0.437 A 0.020 No 

0.863 D 0.032 Yes 

0.561 A 0.004 No 

0.822 D 0.001 No 

0.828 D 0.003 No 

0.507 A 0.006 No 

0.845 D 0.008 No 

0.594 A 0.003 No 

0.649 B 0.003 No 

0.418 A 0.007 No 

0.829 D 0.006 No 

0.628 B 0.001 No 

0.655 B 0.004 No 
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South Park Towers Project - Trip Generation Estimates 

D ·1 T. any rips 

Existing Uses 

Retail 2•3 

Land Use Assumptions 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -
(Reduction for pass-by trips) -

Net Retail 

Office 2.4 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -

Net Office 

Total Existing 

Proposed Uses 

Apartments (High-Rise) 
2
•
5 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -

Net Apartments (High-Rise) 

Hotel 2·6 

(Reduction for internal trips) -
(Reduction for walk/bike trips) -
(Reduction for transit trips} 

Net Hotel 

HiQh-Turnover Restaurant 2•7 

(Reduction for internal trips) -
(Reduction for transit trips) -
(Reduction for walk/bike trips) 
(Reduction for pass-bv trips) 

Net High-Turnover Restaurant 

Medical Office 2•8 

(Reduction for internal trips) -
(Reduction for transit trips) -
(Reduction for walk/bike trips) -
(Reduction for pass-bv trips) -

Net Medical Office 

Total Proposed 

Total Net 

Source 1 
Quantity Units 

& Code 

ITE 820 87,731 SF 
15% 

5% 
40% 

ITE 710 1,779 SF 
15% 

5% 

ITE 222 250 DU 
0% 
0% 

ITE 310 300 RMS 
0% 
5% 

15% 

ITE 932 3,120 SF 

5% 
15% 

5% 
20% 

ITE 720 10,000 SF 

0% 
10% 

0% 
10% 

Daily 
Trip Total 
Rate Trips 

37.75 -3,312
497 
166 

1,060 
-1,589

9.74 -17 
3
1 

-13 

-1,602 

2.07 518 
0 
0 

518 

9.87 2,960 
0 

-148
-444

2,368 

112.18 350 
-18 
-50
-17 
-53
212 

34.80 348 

0 
-35

0 
-31
282

3,380 

1,778 

ATTACHMENT 3
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South Park Towers Project -Trip Generation Estimates 

AM Peak 

Existing Uses 

Retail 2•3 

Land Use Assumptions 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -
(Reduction for pass-by trios) -

Net Retail 

Office 2'4 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -

Net Office 

Total Existing 

Proposed Uses 

Apartments (High-Rise) 2•5 

(Reduction for transit trips) -

(Reduction for walk/bike trips) -
Net Apartments (High-Rise) 

Hotel 2•6 

(Reduction for internal trips) 
(Reduction for walk/bike trips) -
(Reduction for transit trips) -

Net Hotel 

Hiah-Turnover Restaurant 2·7 

(Reduction for internal trips) 
(Reduction for transit trips) -
(Reduction for walk/bike trips) -
(Reduction for pass-by trips) -

Net High-Turnover Restaurant 

Medical Office 2•8 

(Reduction for internal trips) -
(Reduction for transit trips) -
(Reduction for walk/bike trips) -
(Reduction for pass-by trios) -

Net Medical Office 

Total Proposed 

Total Net 

15% 
5% 

40% 

15% 
5% 

0% 

0% 

0% 
5% 

15% 

5% 
15% 

5% 
20% 

0% 
10% 

0% 
10% 

Source 1 Quantity Units Trip Rate 
&Code 

In Out 

ITE 820 87,731 SF 0.58 0.36 

ITE 710 1,779 SF 1.00 0.16 

ITE 222 250 DU 0.03 0.18 

ITE 310 300 RMS 0.28 0.20 

ITE 932 3,120 SF 5.47 4.47 

ITE 720 10,000 SF 2.17 0.61 

AM Peak Hour 
Total Trips 

Total In Out Total 

0.94 -51 -31 -82
8 4 12
2 2 4

16 10 26 
-25 -15 -40

1.16 -2 0 -2
0 0 0
0 0 0

-2 0 -2

-27 -15 -42

0.21 8 45 53 

0 0 0 

0 0 0 
8 45 53 

0.48 85 60 145 
0 0 0 

-4 -3 -7
-13 -9 -22
68 48 116

9.94 17 14 31 
-1 -1 -2 
-2 -2 -4

-1 0 -1
-3 -2 -5 
10 9 19 

2.78 22 6 28 

0 0 0 
-2 -1 -3 
0 0 0

-2 -1 -3
18 4 22 

104 106 210 

77 91 168 



South Park Towers Project - Trip Generation Estimates 

PM Peak 

Existing Uses 

Retail 2·3 

Land Use Assumptions 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -
(Reduction for pass-by trips) -

Net Retail 

Office 2'4 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -

Net Office 

Total Existing 

Proposed Uses 

Apartments (High-Rise) 2•5 

(Reduction for transit trips) -
(Reduction for walk/bike trips) -

Net Apartments (High-Rise) 

Hotel 2•6 

(Reduction for internal trips) -
(Reduction for walk/bike trips) -
(Reduction for transit trips) -

Net Hotel 

Hioh-Turnover Restaurant 2•7 

(Reduction for internal trips) -

(Reduction for transit trips) -

(Reduction for walk/bike trips) -

(Reduction for pass-by trips) -
Net High-Turnover Restaurant 

Medical Office 2•8 

(Reduction for internal trips) -

(Reduction for transit trips) -

(Reduction for walk/bike trips) -

(Reduction for pass-by trips) -
Net Medical Office 

Total Proposed 

Total Net 

15% 
5% 

40% 

15% 
5% 

0% 
0% 

0% 
5% 

15% 

5% 

15% 

5% 

20% 

0% 

10% 

0% 

10% 

Source 1 

& Code 
Quantity Units Trip Rate 

In Out 

ITE 820 87,731 SF 1.83 1.98 

ITE 710 1,779 SF 0. 18 0.97 

ITE 222 250 DU 0.13 0.06 

ITE 310 300 RMS 0.34 0.33 

ITE 932 3,120 SF 6.06 3.71 

ITE 720 10,000 SF 0.97 2.49 

PM Peak Hour 
Total Trips 

Total In Out Total 

3.81 -161 -173 -334
24 26 50

7 10 17 
52 55 107

-78 -82 -160

1.15 0 -2 -2 
0 0 0
0 0 0
0 -2 -2

-78 -84 -162

0.19 33 15 48 
0 0 0 
0 0 0 

33 15 48 

0.66 101 98 199 
0 0 0 

-5 -5 -10
-15 -15 -30 
81 78 159 

9.77 19 11 30 

-1 -1 -2

-3 -1 -4

-1 0 -1

-3 -2 -5
11 7 18 

3.46 10 25 35 

0 0 0 

-1 -3 -4 

0 0 0

-1 -2 -3 
8 20 28 

133 120 253 

55 36 91 

Notes: 

1. ITE Rates from Trip Generation, 10th Edition, Institute of Transportation Engineers, Washington, DC, 2017, except otherwise noted.

2. Trip rate reductions were applied per LADOT's Transportation Impact Study Guidelines, December 2016.

3. Trip rates from ITE 820 Shopping Center (General Urban/Suburban location).

4. Trip rates from ITE 710 Office (General Urban/Suburban location).

5. Trip rates from ITE 222 Multifamily Housing (High-Rise) (Dense Multi-Use Urban location).

6. Equation from ITE 310 Hotel (General Urban/Suburban location). Trip rates shown were derived from trip estimates. 

Daily: T=11.29(X)-426.97; AM Peak Hour: T=0.5(X)-5.34; PM Peak Hour: T=0.75(X)-26.02 

7. Trip rates from ITE 932 High-Turnover Restaurant (General Urban/Suburban location).

B. Trip rates from ITE 720 Medical-Dental Office Building (General Urban/Suburban location).

Note : Some numbers may not add up precisely due to rounding. 



Table 7.1 Future With Project With Mitigation Conditions - Intersection Level of Service - AM Peak Hour 

No. Intersection Future Without Future With Change Significant Future With Project Change Significant Mitigates? 
Project Conditions Project Conditions in V/C Impact With Mitigation inV/C Impact 

V/C LOS V/C LOS V/C LOS 

16 Grand A venue & 17th Street 0.831 D 0.863 D 0 032 Yes 0.785 C -0 046 No Fully Miti1rntes 

Table 7.2 Future With Project With Mitigation Conditions - Intersection Level of Service - PM Peak Hour 

No. Intersection Future Without Future With Change Significant Future With Project Change Significant Mitigates? 

Project Conditions Project Conditions inV/C Impact With Mitigation in V/C Impact 

V/C LOS V/C LOS V/C LOS 

16 Grand A venue & 17th Street 1.177 F 1.195 F 0.018 Yes 1.105 F -0.072 No Fully Mitie.ates 
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Intersection Name Existing Mitigation 
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Figure D.1 

Intersection Lane Configuration - Mitigation The Mobility Group 
Transportation Strategies & Solutions 

South Park Towers Project 
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Figure 5.1
Location of Related Projects
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