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CITY OF LOS ANGELES

INTER-DEPARTMENTAL CORRESPONDENCE

3701 W Stocker St
DOT Case No. CEN23-56115

January 14, 2025

Brenda Kahinju, Administrative Clerk
Department of City Planning

Eileen Hunt, Transportation Engineer
Department of Transportation

TRANSPORTATION ASSESSMENT FOR THE PROPOSED STUDIO PROJECT LOCATED AT
3701 WEST STOCKER STREET (ENV-2024-326-EAF/CPC-2024-325-CU-MCUP-CUX-
SPESPP-DRB-SPR-WDI)

The Los Angeles Department of Transportation (LADOT) has reviewed the transportation assessment
prepared by KOA Corporation, a Lochner Company, Inc. (KOA), dated October 8, 2024, for the proposed
Stocker Street Studio project located 3701 West Stocker Street within the South Los Angeles Area
Planning Commission (APC) and a Transit Oriented Community (TOC) Tier 3. In compliance with Senate
Bill (SB) 743 and the California Environmental Quality Act {CEQA), a vehicle miles traveled (VMT) analysis
is required to identify the project’s ability to promote the reduction of green-house gas emissions, the
access to diverse land uses, and the development of multi-modal networks. The significance of a
project’s impact in this regard is measured against the VMT thresholds established in LADOT’s
Transportation Assessment Guidelines (TAG), as described below.

DISCUSSION AND FINDINGS

A. Project Description

The project proposes to remove several general and medical office buildings, which are
currently vacant, and construct four production sound stages totaling 256,700 square feet on
the block bounded by Don Felipe Drive to the west, Santa Rosalia Drive to the east, and Stocker
Street to the south. Stocker Street along the property frontage is within the County of Los
Angeles (County) jurisdiction. The City of Los Angeles (City) and the County share the
intersection of Santa Rosalia Drive (City)/Angeles Vista Boulevard (County) and Stocker Street.
The project will provide: approximately 51,200 square feet of studio space, 57,400 square feet
of production and support office space, 123,100 square feet of leasable commercial office
space, 6,500 square feet of commercial retail space, and 18,500 square feet of restaurant space;
375 vehicle parking spaces within a four-story parking garage in the northwest corner of the
project site with an additional five parking spaces provided in a surface parking lot in the service
plaza for a total of 380 vehicle parking spaces; and 82 (50 long-term and 32 short term) bicycle
parking spaces. Access to the development would be provided via a full access driveway along
Santa Rosalia Drive and a right-turn ingress-only driveway that would be used for service
vehicles along Stocker Street. A 122-foot-long passenger loading area will be provided along
Santa Rosalia Drive, south of the project driveway. Pedestrian access would be provided via
several entrance points along Stocker Street, Don Felipe Drive, and Santa Rosalia Drive as
illustrated in Attachment A. The project is expected to be completed by 2029.
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B. Freeway Safety Analysis
Per LADOT’s TAG issued in August 2022 to address Caltrans safety concerns on freeways, the
study addresses the project’s effects on vehicle queuing on freeway off-ramps. Such an
evaluation measures the project’s potential to lengthen a forecasted off-ramp queue and create
speed differentials between vehicles exiting the freeway off-ramps and vehicles operating on
the freeway mainline. The evaluation identified the number of project trips expected to be
added to nearby freeway off-ramps serving the project site. It was determined that project
traffic at any freeway off-ramp will not exceed 25 peak hour trips. Therefore, a freeway ramp
analysis is not required.

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

Additionally, the analysis included further discussion of the transportation impact thresholds:
T-1  Conflicting with plans, programs, ordinances, or policies
T-2.1 Causing substantial vehicle miles traveled
T-3  Substantially increasing hazards due to a geometric design feature or incompatible use.

The assessment determined that the project would not have a significant transportation impact
under Thresholds T-1. A project’s impacts per Threshold T-2.1 is determined by using the VMT
calculator and is discussed further below. A copy of the VMT Calculator summary report is
provided as Attachment B to this report. For Threshold T-3, project site access plans were
reviewed to ascertain whether any deficiencies would be considered significant and is discussed
further below.

D. Transportation Impacts
On July 30, 2019, pursuant to SB 743 and the recent changes to Section 15064.03 of the State’s
CEQA Guidelines, the City of Los Angeles adopted VMT as criteria in determining transportation
impacts under CEQA. The LADOT TAG provide instructions on preparing transportation
assessments for land use proposals and defines the significant impact thresholds.

T-2.1 Causing substantial vehicle miles traveled

The LADOT VMT Calculator tool measures project impact in terms of Household VMT per Capita,
and Work VMT per Employee. LADOT identified distinct thresholds for significant VMT impacts
for each of the seven APC areas in the City. For the South LA APC area, in which the project is
located, the following thresholds have been established:

- Household VMT per Capita: 6.0

- Work VMT per Employee: 11.6
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As cited in the VMT Analysis report, prepared by KOA, the project proposes to incorporate the
TDM strategies of reduced supply by providing 380 of the City Code-required 598 parking spaces
per AB 2097 (AB2097 is a California law that prohibits public agencies or cities from imposing a
minimum automobile parking requirement on most development projects within a one-half mile
radius of a major transit stop), promotions and marketing, ride-share program, include bike
parking per Los Angeles Municipal Code (LAMC), include secure bike parking and showers, traffic
calming improvements, and pedestrian network improvements as project design features. With
the application of these TDM measures, the proposed project is projected to have no Household
VMT and a Work VMT of 8.5 per employee. Therefore, it is concluded that implementation of
the project would result in no significant VMT impact. A copy of the VMT Calculator summary
report is provided as Attachment B.

T-3 Substantially increasing hazards due to a geometric design feature or incompatible use
Additional operational analyses were conducted to assess potential concerns of the project
driveway and curbside passenger drop-off/pick-up along Santa Rosalia Drive that could lead to
hazardous roadway conditions. The analyses included: 1) traffic signal warrant analysis at Santa
Rosalia Drive and the project driveway; 2) internal queuing at the parking garage; 3) excessive
queueing at Santa Rosalia Drive/Angeles Vista Boulevard and Stocker Street and Crenshaw
Boulevard and Stocker Street. Mitigation measures that include TDM Measures and the
implementation of intersection improvements at Santa Rosalia Drive/Angeles Vista Boulevard
and Stocker Street is expected to improve the operations and reduce safety concerns at this
intersection. The mitigation measure at Santa Rosalia Drive/Angeles Vista Boulevard and
Stocker Street is further discussed under the Project Requirements section below.

E. Access and Circulation
Vehicle access to the development would be provided via two driveways: a primary full access
driveway along Santa Rosalia Drive and a right-turn ingress-only driveway along Stocker Street
for service vehicles. Pedestrian access would be provided via several entrance points along
Stocker Street, Don Felipe Drive, and Santa Rosalia Drive. Additionally, the project proposes to
provide pedestrian plazas at street level connecting to the existing sidewalks. Long term bicycle
parking spaces would be located in the parking garage with 50 spaces, and short-term bicycle
parking would be located throughout the project site with 16 spaces in the southeast corner
(adjacent to the food court), six spaces next to the pedestrian entrance along Santa Rosalia
Drive, eight spaces in the pedestrian plaza, and two spaces near the driveway along Stocker
Street. Additionally, a 122-foot-long passenger loading area will be provided on Santa Rosalia
Drive, south of the Project driveway as illustrated in Attachment A.

During preparation of the new CEQA guidelines, the State’s Office of Planning and Research
stressed that lead agencies can continue to apply traditional operational analysis requirements
to inform land use decisions provided that such analyses were outside of the CEQA process. The
authority for requiring non-CEQA transportation analysis and requiring improvements to
address potential circulation deficiencies, lies in the City of Los Angeles’ Site Plan Review
authority as established in Section 16.05 of the LAMC. Therefore, LADOT continues to require
and review a project’s site access, circulation, and operational plan to determine if any access
enhancements, transit amenities, intersection improvements, traffic signal upgrades,
neighborhood traffic calming, or other improvements are needed.
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In accordance with this authority, the project has completed a circulation analysis using a “level
of service” screening methodology that indicates that the trips generated by the proposed
development may likely result in an adverse circulation condition at the intersection of Santa
Rosalia Drive/Angeles Vista Boulevard and Stocker Street. LADOT has reviewed this circulation
analysis and determined that it adequately discloses operational concerns. Intersection and
pedestrian improvements are discussed further under the Project Requirements section below.
A copy of the circulation analysis table that summarizes these potential deficiencies is provided
as Attachment C to this report. It should be noted that two of the study intersections in this
analysis (Palmero Boulevard and Stocker Street, Angeles Vista Boulevard and Stocker Street) are
within the jurisdiction of the County.

PROJECT REQUIREMENTS

CEQA-Related Requirements and Considerations
To comply with CEQA, the applicant should be required to implement the following:

T-3 Mitigation Measures
1. Intersection Improvement at Santa Rosalia Drive/Angeles Vista Boulevard and Stocker Street
. Install a protected-only left-turn phase for the northbound Santa Rosalia Drive/Angeles
Vista Boulevard at Stocker Street, which includes restriping the approach from a shared
left-through and right-turn lane to a dedicated left-turn lane, a through lane, and a
right-turn lane. Restriping of the approach may require the removal of existing on-
street parking on both sides of the street.

. Implement a protected-permissive left-turn phasing for the eastbound and westbound
approaches of Stocker Street.
. Install a dedicated right-turn lane for the southbound approach of Santa Rosalia

Drive/Angeles Vista Boulevard.

These modifications are in accordance with the recommendations outlined in the Traffic Control
Report (TCR) issued by the LADOT Southern District office on February 12, 2020 as provided as
and illustrated in Attachment D. The County reviewed the improvements within their
jurisdiction and once more concurred with the improvement on November 21, 2024, as long as
the striping modification on the northbound approach meets the County’s standards and
guidelines. The intersection improvements will be designed to improve safety and operations to
the satisfaction of the City and County through the City’s Bureau of Engineering’s (BOE) B-Permit
process.

2. Additional mitigation measures should include:

J Installation of stop signs or electronic warning devices at site access points
) Installation of stop-signs and pavement markings internal to the site
J Installation of devices to augment driver/pedestrian sight lines

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:
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5. Worksite Traffic Control Requirements
LADOT recommends that a construction work site traffic control plan be submitted to LADOT’s
Citywide Temporary Traffic Control Section or Permit Plan Review Section for review and
approval prior to the start of any construction work. Refer to
https:/www.ladot.lacity.org/businesses/traffic-engineering-design-plans to determine which
section to coordinate review of 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. LADOT also recommends that all
construction related truck traffic be restricted to off-peak hours to the extent feasible.

6. TDM Ordinance Requirements
The TDM Ordinance (LAMC 12.26 J) is currently being updated. The updated ordinance, which is
currently progressing through the City’s approval process, will:

e Expand the reach and application of TDM strategies to more land uses and neighborhoods,

e Rely on a broader range of strategies that can be updated to keep pace with technology,
and

e Provide flexibility for developments and communities to choose strategies that work best
for their neighborhood context.

Although not yet adopted, LADOT recommends that the applicant be subject to the terms of the
proposed TDM Ordinance update which is expected to be completed prior to the anticipated
construction of this project, if approved.

7. Development Review Fees
Section 19.15 of the LAMC 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 Jose Cardenas of my staff at LADOT Central Development
Review <ladot.devreview.cen@|acity.org>.

Attachments

I'\Letters\2025\CEN23-56115_3701 W Stocker St_Stocker Street Creative - Studio_Itr.docx

c: Joanne Kim, Council District 8
Hokchi Chiu, Central District, BOE
Quan Tran, Southern District, DOT
Taimour Tanavoli, Case Management Office, DOT
Daniel Quintana/Stephen Dykstra /Marty Amundson/Julian Garcia/Kent Tsujii/lsuda
Esmaeilpour/Mingliang Shi, LA CO DPW
Hillary Mau, KOA
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CITY OF LOS ANGELES
INTER-DEPARTMENTAL CORRESPONDENCE

3701 W. Stocker St.

Date: March 7, 2024

To Deputy Advisory Agency
Department of City Planning

From: Jimmy Vivar, Transportation Engineering Associate
Department of Transportation

Subject: PARCEL MAP NO. 2024-325

Reference is made to your request for review of this case regarding potential traffic access
problems. Based upon this review, it is recommended that:

1.

A minimum of 60-foot reservoir space be provided between any security gate(s) and the
property line or as shall be determined to the satisfaction of the Department of
Transportation.

The driveway from Stocker Street will be limited to ingress only or to right-turn restrictions if it
is to be used for both ingress and egress or as shall be determined to the satisfaction of the
Department of Transportation.

Parking stalls shall be designed so that a vehicle is not required to back into or out of any
public street or sidewalk (not applicable when driveways serve not more than two
dwelling units and where the driveway access is to a street other than a major or
secondary highway), LAMC 12.21 A.

A parking area and driveway plan be submitted to the Citywide Planning Coordination
Section of the Department of Transportation for approval prior to submittal of building
permit plans for plan check by the Department of Building and Safety. Transportation
approvals are conducted at 201 N. Figueroa Street Room 550. For an appointment,
contact LADOT’s One Stop email at: ladot.onestop@]lacity.org

That a fee in the amount of $205 be paid for the Department of Transportation as required
per Ordinance No. 180542 and LAMC Section 19.15 prior to recordation of the final
map. Note: the applicant may be required to comply with any other applicable fees per
this new ordinance.

Please contact this section at ladot.onestop@lacity.org for any questions regarding the above.

Council District No. &
Southern District
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CPC-2024-325-CU-MCUP-CUX-SPE-SPP-DRB-SPR-WDI
February 14, 2024
Page 2

cc: 3731-41 Stocker Opprotunity LLC &amp; 3751-3761 Stocker Traditional LLC, 1849 Green
Bay Road, Unit 280, Highland Park, IL 60035
Nichole Smith, HORIZON Development + Entitlement, 3815 Floresta Way, Los Angeles,
CA 90043

Mark Colopy, JGM Architects, 6033 West Century Blvd., Unit 601, Los Angeles, CA
90045

cc: Reading File
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