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SENT VIA USPS AND E-MAIL:                       December 3, 2019 

dvilla@burbankca.gov 

Daniel Villa, Senior Planner 

City of Burbank, Community Development Department 

Planning Division 

150 North Third Street 

Burbank, CA 91502 

 

Notice of Preparation of a Draft Environmental Impact Report for the Proposed 

2500 North Hollywood Way - Dual Brand Hotel Project 

 

South Coast Air Quality Management District (South Coast AQMD) staff appreciates the opportunity to 

comment on the above-mentioned document. South Coast AQMD staff’s comments are recommendations 

regarding the analysis of potential air quality impacts from the Proposed Project that should be included in 

the Environmental Impact Report (EIR). Please send South Coast AQMD a copy of the EIR upon its 

completion and public release. Note that copies of the EIR that are submitted to the State Clearinghouse are 

not forwarded to South Coast AQMD. Please forward a copy of the EIR directly to South Coast AQMD at 

the address shown in the letterhead. In addition, please send with the EIR all appendices or technical 

documents related to the air quality, health risk, and greenhouse gas analyses and electronic versions 

of all air quality modeling and health risk assessment files1. These include emission calculation 

spreadsheets and modeling input and output files (not PDF files). Without all files and supporting 

documentation, South Coast AQMD staff will be unable to complete our review of the air quality 

analyses in a timely manner. Any delays in providing all supporting documentation will require 

additional time for review beyond the end of the comment period. 
 

Air Quality Analysis 

South Coast AQMD adopted its California Environmental Quality Act (CEQA) Air Quality Handbook in 

1993 to assist other public agencies with the preparation of air quality analyses. South Coast AQMD 

recommends that the Lead Agency use this Handbook as guidance when preparing its air quality analysis. 

Copies of the Handbook are available from South Coast AQMD’s Subscription Services Department by 

calling (909) 396-3720. More guidance developed since this Handbook is also available on South Coast 

AQMD’s website at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-

quality-handbook-(1993). South Coast AQMD staff also recommends that the Lead Agency use the 

CalEEMod land use emissions software. This software has recently been updated to incorporate up-to-date 

state and locally approved emission factors and methodologies for estimating pollutant emissions from 

typical land use development. CalEEMod is the only software model maintained by the California Air 

Pollution Control Officers Association (CAPCOA) and replaces the now outdated URBEMIS. This model is 

available free of charge at: www.caleemod.com. 

 

South Coast AQMD has also developed both regional and localized significance thresholds. South Coast 

AQMD staff requests that the Lead Agency quantify criteria pollutant emissions and compare the results to 

                                                 
1 Pursuant to the CEQA Guidelines Section 15174, the information contained in an EIR shall include summarized technical data, 

maps, plot plans, diagrams, and similar relevant information sufficient to permit full assessment of significant environmental impacts 

by reviewing agencies and members of the public. Placement of highly technical and specialized analysis and data in the body of an 

EIR should be avoided through inclusion of supporting information and analyses as appendices to the main body of the EIR. 

Appendices to the EIR may be prepared in volumes separate from the basic EIR document, but shall be readily available for public 

examination and shall be submitted to all clearinghouses which assist in public review. 

mailto:dvilla@burbankca.gov
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-quality-handbook-(1993)
http://www.caleemod.com/
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South Coast AQMD’s CEQA regional pollutant emissions significance thresholds to determine air quality 

impacts. South Coast AQMD’s CEQA regional pollutant emissions significance thresholds can be found here 

at: http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf. 

In addition to analyzing regional air quality impacts, South Coast AQMD staff recommends calculating 

localized air quality impacts and comparing the results to localized significance thresholds (LSTs). LSTs can 

be used in addition to the recommended regional significance thresholds as a second indication of air quality 

impacts when preparing a CEQA document. Therefore, when preparing the air quality analysis for the 

Proposed Project, it is recommended that the Lead Agency perform a localized analysis by either using the 

LSTs developed by South Coast AQMD staff or performing dispersion modeling as necessary. Guidance for 

performing a localized air quality analysis can be found at: http://www.aqmd.gov/home/regulations/ceqa/air-

quality-analysis-handbook/localized-significance-thresholds.  

 

The Lead Agency should identify any potential adverse air quality impacts that could occur from all phases 

of the Proposed Project and all air pollutant sources related to the Proposed Project. Air quality impacts from 

both construction (including demolition, if any) and operations should be calculated. Construction-related air 

quality impacts typically include, but are not limited to, emissions from the use of heavy-duty equipment 

from grading, earth-loading/unloading, paving, architectural coatings, off-road mobile sources (e.g., heavy-

duty construction equipment) and on-road mobile sources (e.g., construction worker vehicle trips, material 

transport trips). Operation-related air quality impacts may include, but are not limited to, emissions from 

stationary sources (e.g., boilers), area sources (e.g., solvents and coatings), and vehicular trips (e.g., on- and 

off-road tailpipe emissions and entrained dust). Air quality impacts from indirect sources, such as sources 

that generate or attract vehicular trips, should be included in the analysis. 

 

In the event that the Proposed Project generates or attracts vehicular trips, especially heavy-duty diesel-

fueled vehicles, it is recommended that the Lead Agency perform a mobile source health risk assessment. 

Guidance for performing a mobile source health risk assessment (“Health Risk Assessment Guidance for 

Analyzing Cancer Risk from Mobile Source Diesel Idling Emissions for CEQA Air Quality Analysis”) can be 

found at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-

analysis. An analysis of all toxic air contaminant impacts due to the use of equipment potentially generating 

such air pollutants should also be included.  

 

In addition, guidance on siting incompatible land uses can be found in the California Air Resources Board’s 

Air Quality and Land Use Handbook: A Community Health Perspective, which can be found at: 

http://www.arb.ca.gov/ch/handbook.pdf. CARB’s Land Use Handbook is a general reference guide for 

evaluating and reducing air pollution impacts associated with new projects that go through the land use 

decision-making process. Guidance2 on strategies to reduce air pollution exposure near high-volume 

roadways can be found at: https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF.  

 

Mitigation Measures 

In the event that the Proposed Project generates significant adverse air quality impacts, CEQA requires that 

all feasible mitigation measures that go beyond what is required by law be utilized during project 

construction and operation to minimize these impacts. Pursuant to CEQA Guidelines Section 15126.4 

(a)(1)(D), any impacts resulting from mitigation measures must also be discussed. Several resources are 

available to assist the Lead Agency with identifying potential mitigation measures for the Proposed Project, 

including: 

                                                 
2 In April 2017, CARB published a technical advisory, Strategies to Reduce Air Pollution Exposure Near High-Volume Roadways: 

Technical Advisory, to supplement CARB’s Air Quality and Land Use Handbook: A Community Health Perspective. This technical 

advisory is intended to provide information on strategies to reduce exposures to traffic emissions near high-volume roadways to assist 

land use planning and decision-making in order to protect public health and promote equity and environmental justice. The technical 

advisory is available at: https://www.arb.ca.gov/ch/landuse.htm.   

http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-analysis
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-analysis
http://www.arb.ca.gov/ch/handbook.pdf
https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF
https://www.arb.ca.gov/ch/landuse.htm
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 Chapter 11 “Mitigating the Impact of a Project” of South Coast AQMD’S CEQA Air Quality 

Handbook South Coast AQMD’s CEQA web pages available here: 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-

and-control-efficiencies 

 South Coast AQMD’s Rule 403 – Fugitive Dust, and the Implementation Handbook for controlling 

construction-related emissions and Rule 1403 – Asbestos Emissions from Demolition/Renovation 

Activities 

 South Coast AQMD’s Mitigation Monitoring and Reporting Plan (MMRP) for the 2016 Air Quality 

Management Plan (2016 AQMP) available here (starting on page 86): 

http://www.aqmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf  

 California Air Pollution Control Officers Association (CAPCOA)’s Quantifying Greenhouse Gas 

Mitigation Measures available here:  

http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf 

 
Alternatives 

In the event that the Proposed Project generates significant adverse air quality impacts, CEQA requires the 

consideration and discussion of alternatives to the project or its location which are capable of avoiding or 

substantially lessening any of the significant effects of the project. The discussion of a reasonable range of 

potentially feasible alternatives, including a “no project” alternative, is intended to foster informed decision-

making and public participation. Pursuant to CEQA Guidelines Section 15126.6(d), the EIR shall include 

sufficient information about each alternative to allow meaningful evaluation, analysis, and comparison with 

the Proposed Project. 

 

Permits 

If implementation of the Proposed Project requires a permit from South Coast AQMD, South Coast AQMD 

should be identified as a Responsible Agency for the Proposed Project in the CEQA document. For more 

information on permits, please visit South Coast AQMD’s webpage at: http://www.aqmd.gov/home/permits. 

If there are permitting questions, they can be directed to Engineering and Permitting Staff at (909) 396-3385. 
 

Data Sources 

South Coast AQMD rules and relevant air quality reports and data are available by calling South Coast 

AQMD’s Public Information Center at (909) 396-2001. Much of the information available through the Public 

Information Center is also available at South Coast AQMD’s webpage at: http://www.aqmd.gov. 

 

South Coast AQMD staff is available to work with the Lead Agency to ensure that project’s air quality and 

health risk impacts are accurately evaluated and mitigated where feasible. If you have any questions 

regarding this letter, please contact me at lsun@aqmd.gov. 

 

Sincerely, 

Lijin Sun 
Lijin Sun, J.D. 

Program Supervisor, CEQA IGR 

Planning, Rule Development & Area Sources 
 

LS 

LAC191106-03 

Control Number 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-and-control-efficiencies
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-and-control-efficiencies
http://www.aqmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf
http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf
http://www.aqmd.gov/home/permits
http://www.aqmd.gov/
mailto:lsun@aqmd.gov


















 
 
SENT VIA E-MAIL:  March 20, 2024 

dvilla@burbankca.gov 

Daniel Villa, Principal Planner 
City of Burbank 

Community Development Department 

Planning Division 
150 North Third Street,  

P.O. Box 6459,  

Burbank, California 91502 

 
Notice of Preparation of a Draft Environmental Impact Report for the  

2500 North Hollywood Way - Dual Brand Hotel Project (Proposed Project) 

 
South Coast Air Quality Management District (South Coast AQMD) staff appreciate the opportunity to 

comment on the above-mentioned document. Our comments are recommendations on the analysis of 

potential air quality impacts from the Proposed Project that should be included in the Draft Environmental 
Impact Report (EIR). Please send a copy of the Draft EIR upon its completion and public release directly 

to South Coast AQMD as copies of the Draft EIR submitted to the State Clearinghouse are not forwarded. 

In addition, please send all appendices and technical documents related to the air quality, health 

risk, and greenhouse gas analyses (electronic versions of all emission calculation spreadsheets, air 

quality modeling, and health risk assessment input and output files, not PDF files). Any delays in 

providing all supporting documentation for our review will require additional review time beyond 

the end of the comment period. 
 

Responsible Agency and South Coast AQMD Permits 

CEQA Guidelines Section 15096 sets forth specific procedures for a Responsible Agency, including 

making a decision on the adequacy of the CEQA document for use as part of the process for 

conducting a review of the Proposed Project and issuing discretionary approvals. Moreover, it is 

important to note that if a Responsible Agency determines that a CEQA document is not adequate to 

rely upon for its discretionary approvals, the Responsible Agency must take further actions listed in 

CEQA Guideline Section 15096(e), which could have the effect of delaying the implementation of 

the Proposed Project. In its role as CEQA Responsible Agency, the South Coast AQMD is obligated 

to ensure that the CEQA document prepared for this Proposed Project contains a sufficient project 

description and analysis to be relied upon in order to issue any discretionary approvals that may be 

needed for air permits.   

 

For these reasons, the final CEQA document should be revised to include a discussion about any and 

all new stationary and portable equipment requiring South Coast AQMD air permits, provide the 

evaluation of their air quality and greenhouse gas impacts, and identify South Coast AQMD as a 

Responsible Agency for the Proposed Project as this information will be relied upon as the basis for 

the permit conditions and emission limits for the air permit(s). Please contact South Coast AQMD’s 

Engineering and Permitting staff at (909) 396-3385 for questions regarding what types of equipment 

would require air permits. For more general information on permits, please visit South Coast 

AQMD’s webpage at http://www.aqmd.gov/home/permits.  

mailto:dvilla@burbankca.gov
http://www.aqmd.gov/home/permits
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CEQA Air Quality Analysis 

Staff recommends that the Lead Agency use South Coast AQMD’s CEQA Air Quality Handbook and 

website1 as guidance when preparing the air quality and greenhouse gas analyses. It is also recommended 

that the Lead Agency use the CalEEMod2 land use emissions software, which can estimate pollutant 
emissions from typical land use development and is the only software model maintained by the California 

Air Pollution Control Officers Association.  

 
South Coast AQMD has developed both regional and localized significance thresholds. South Coast 

AQMD staff recommends that the Lead Agency quantify criteria pollutant emissions and compare the 

emissions to South Coast AQMD’s CEQA regional pollutant emissions significance thresholds 3  and 
localized significance thresholds (LSTs)4 to determine the Proposed Project’s air quality impacts. The 

localized analysis can be conducted by either using the LST screening tables or performing dispersion 

modeling.  

 
The Lead Agency should identify any potential adverse air quality impacts that could occur from all 

phases of the Proposed Project and all air pollutant sources related to the Proposed Project. Air quality 

impacts from both construction (including demolition, if any) and operations should be calculated. 
Construction-related air quality impacts typically include, but are not limited to, emissions from the use of 

heavy-duty equipment from grading, earth-loading/unloading, paving, architectural coatings, off-road 

mobile sources (e.g., heavy-duty construction equipment) and on-road mobile sources (e.g., construction 
worker vehicle trips, material transport trips, and hauling trips). Operation-related air quality impacts may 

include, but are not limited to, emissions from stationary sources (e.g., boilers and air pollution control 

devices), area sources (e.g., solvents and coatings), and vehicular trips (e.g., on- and off-road tailpipe 

emissions and entrained dust). Air quality impacts from indirect sources, such as sources that generate or 
attract vehicular trips, should be included in the analysis. Furthermore, emissions from the overlapping 

construction and operational activities should be combined and compared to South Coast AQMD’s 

regional air quality CEQA operational thresholds to determine the level of significance. 
 

In the event that implementation of the Proposed Project requires a permit from South Coast AQMD, 

South Coast AQMD should be identified as a Responsible Agency for the Proposed Project in the Draft 

EIR. The assumptions in the air quality analysis in the EIR will be the basis for evaluating the permit 
under CEQA and imposing permit conditions and limits. Questions on permits should be directed to 

South Coast AQMD’s Engineering and Permitting staff at (909) 396-3385.  

 
Mitigation Measures 

In the event that the Proposed Project results in significant adverse air quality impacts, CEQA requires 

that all feasible mitigation measures that go beyond what is required by law be utilized to minimize these 
impacts. Any impacts resulting from mitigation measures must also be analyzed. Several resources to 

assist the Lead Agency with identifying potential mitigation measures for the Proposed Project include 

South Coast AQMD’s CEQA Air Quality Handbook,5 South Coast AQMD’s Mitigation Monitoring and 

Reporting Plan for the 2022 Air Quality Management Plan,6 and Southern California Association of 

 
1 South Coast AQMD’s CEQA Handbook and other resources for preparing air quality analyses can be found at: 

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook. 
2 CalEEMod is available free of charge at: www.caleemod.com. 
3 South Coast AQMD’s CEQA regional pollutant emissions significance thresholds can be found at: 
http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf. 
4 South Coast AQMD’s guidance for performing a localized air quality analysis can be found at: 
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds. 
5 https://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook 
6 South Coast AQMD’s 2022 Air Quality Management Plan can be found at: http://www.aqmd.gov/home/air-quality/clean-

air-plans/air-quality-mgt-plan (Chapter 4 - Control Strategy and Implementation).  

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook
http://www.caleemod.com/
http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
https://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook
http://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan
http://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan
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Government’s Mitigation Monitoring and Reporting Plan for the 2020-2045 Regional Transportation 

Plan/Sustainable Communities Strategy.7.  

 

South Coast AQMD staff is available to work with the Lead Agency to ensure that air quality, greenhouse 
gas, and health risk impacts from the Proposed Project are accurately evaluated and mitigated where 

feasible. If you have any questions regarding this letter, please contact me at swang1@aqmd.gov. 

 
Sincerely, 

Sam Wang 
Sam Wang 

Program Supervisor, CEQA IGR 
Planning, Rule Development & Implementation 

 
 
SW 

LAC240313-09  
Control Number 

 
7 Southern California Association of Governments’ 2020-2045 RTP/SCS can be found at: 

https://www.connectsocal.org/Documents/PEIR/certified/Exhibit-A_ConnectSoCal_PEIR.pdf.   

mailto:swang1@aqmd.gov
https://www.connectsocal.org/Documents/PEIR/certified/Exhibit-A_ConnectSoCal_PEIR.pdf






 

 

“Provide a safe and reliable transportation network that serves all people and respects the environment” 

 

  

STATE OF CALIFORNIA------- CALIFORNIA STATE TRANSPORTATION AGENCY GAVIN NEWSOM, Governor 

DEPARTMENT OF TRANSPORTATION 
DISTRICT 7 
100 S. MAIN STREET, MS 16 
LOS ANGELES, CA  90012 
PHONE  (213) 269-1124 
FAX  (213) 897-1337 
TTY  711 
www.dot.ca.gov 

 
 Making Conservation  

a California Way of Life 
 

April 3, 2024 
 

 
Daniel Villa, Principal Planner 
Community Development Department 
Panning Division 
City of Burbank 
150 North Third Street 
Burbank, California, 91502 
 

RE: 2500 N. Hollywood Way-Dual Brand Hotel  
       Project 

             SCH # 2019110032 
             Vic. LA-5/PM 30.476 to 32.368 
             GTS # LA-2019-04473-RNOP 
 
Dear Daniel Villa:  
 
Thank you for including the California Department of Transportation (Caltrans) in the 
environmental review process for the above-referenced Recirculated NOP.  The Project 
proposes the development of a new seven-story dual-brand hotel (the Hotel), consisting 
of approximately 262,338 square feet and a separate, detached four-story parking garage 
(the Garage). The Garage would consist of 208,040 square feet of valet-only parking, 
providing up to 766 parking spaces, with an additional 285 parking spaces on grade.  The 
proposed seven-story dual-brand Hotel would consist of two hotel uses (Aloft and 
Residence Inn) with a total of 420 hotel rooms. 
 
The mission of Caltrans is to provide a safe and reliable transportation network that serves 
all people and respects the environment. Senate Bill 743 (2013) has codified into CEQA 
law and mandated that CEQA review of transportation impacts of proposed development 
be modified by using Vehicle Miles Traveled (VMT) as the primary metric in identifying 
transportation impacts for all future development projects.  You may reference the 
Governor’s Office of Planning and Research (OPR) for more information: 
 
https://opr.ca.gov/ceqa/#guidelines-updates 
 

As a reminder, VMT is the standard transportation analysis metric in CEQA for land use 

projects after July 1, 2020, which is the statewide implementation date.   

 

https://opr.ca.gov/ceqa/#guidelines-updates
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“Provide a safe and reliable transportation network that serves all people and respects the environment” 

 
 

Caltrans is aware of the challenges that the region faces in identifying viable solutions to 

alleviating congestion on State and Local facilities.  With limited room to expand vehicular 

capacity, this development should incorporate multi-modal and complete streets 

transportation elements that will actively promote alternatives to car use and better 

manage existing parking assets.  Prioritizing and allocating space to efficient modes of 

travel such as bicycling and public transit can allow streets to transport more people in a 

fixed amount of right-of-way. 

 

Caltrans supports the implementation of complete streets and pedestrian safety 

measures such as road diets and other traffic calming measures. Please note the Federal 

Highway Administration (FHWA) recognizes the road diet treatment as a proven safety 

countermeasure, and the cost of a road diet can be significantly reduced if implemented 

in tandem with routine street resurfacing.  Overall, the environmental report should ensure 

all modes are served well by planning and development activities.  This includes reducing 

single occupancy vehicle trips, ensuring safety, reducing vehicle miles traveled, 

supporting accessibility, and reducing greenhouse gas emissions. 

 

We encourage the Lead Agency to evaluate the potential of Transportation Demand 

Management (TDM) strategies and Intelligent Transportation System (ITS) applications 

in order to better manage the transportation network, as well as transit service and bicycle 

or pedestrian connectivity improvements.  For additional TDM options, please refer to the 

Federal Highway Administration’s Integrating Demand Management into the 

Transportation Planning Process: A Desk Reference (Chapter 8).  This reference is 

available online at: 

 
http://ops.fhwa.dot.gov/publications/fhwahop12035/fhwahop12035.pdf 
 

Also, Caltrans has published the VMT-focused Transportation Impact Study Guide 

(TISG), dated May 20, 2020 and the Caltrans Interim Land Development and 

Intergovernmental Review (LD-IGR) Safety Review Practitioners Guidance, prepared in 

On December 18, 2020.  You can review those document at the following link:   

 

https://dot.ca.gov/-/media/dot-media/programs/transportation-planning/documents/sb-743/2020-

05-20-approved-vmt-focused-tisg-a11y.pdf 

 

https://dot.ca.gov/-/media/dot-media/programs/transportation-planning/documents/sb-743/2020-

12-22-updated-interim-ldigr-safety-review-guidance-a11y.pdf 

 
Potential environmental effects of the Project should include the Transportation section 
with VMT analysis in the Draft Environmental Impact Report.  To address this 
development traffic safety concerns, Caltrans recommends the Lead Agency include 

http://ops.fhwa.dot.gov/publications/fhwahop12035/fhwahop12035.pdf
https://dot.ca.gov/-/media/dot-media/programs/transportation-planning/documents/sb-743/2020-05-20-approved-vmt-focused-tisg-a11y.pdf
https://dot.ca.gov/-/media/dot-media/programs/transportation-planning/documents/sb-743/2020-05-20-approved-vmt-focused-tisg-a11y.pdf
https://dot.ca.gov/-/media/dot-media/programs/transportation-planning/documents/sb-743/2020-12-22-updated-interim-ldigr-safety-review-guidance-a11y.pdf
https://dot.ca.gov/-/media/dot-media/programs/transportation-planning/documents/sb-743/2020-12-22-updated-interim-ldigr-safety-review-guidance-a11y.pdf
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“Provide a safe and reliable transportation network that serves all people and respects the environment” 

 
 

queuing analysis with actual signal timing for existing traffic conditions plus project trip 
condition at the following impacted off-ramps: 
 

A. SB I-5 off-ramp at N Hollywood Way 
B. NB I-5 off-ramp at N Buena Vista St. 
C. NB I-5 off-ramp at Empire Ave./N San Fernando Blvd.   

 
Traffic consultant may contact Caltrans to confirm study locations.  
 
Caltrans encourages lead agencies to prepare traffic safety impact analysis for this 
development in the California Environmental Quality Act (CEQA) review process using 
Caltrans guidelines above on the State facilities so that, through partnerships and 
collaboration, California can reach zero fatalities and serious injuries by 2050.  
 
If you have any questions, please feel free to contact Mr. Alan Lin the project coordinator 
at (213) 269-1124 and refer to GTS # LA-2019-04473-RNOP. 
 
 
 
Sincerely, 
 
 
 
MIYA EDMONSON 
LDR/CEQA Branch Chief  
 
 

email: State Clearinghouse 



 

Jordan R. Sisson 
3993 Orange Street, Suite 201 
Riverside, California 92501 
Office: (951) 405-8127 
Direct: (951) 542-2735 
E-mail: jordan@gideonlaw.net 
www.gideonlaw.net  

 

 

April 4, 2024 
 
VIA EMAIL: 
 
Daniel Villa, Principal Planner 
Department of Community Development, City of Burbank 
dvilla@burbankca.gov  
 
Re:  Notice of Preparation for a Recirculated Draft EIR (SCH # 2019110032); 

Dual Brand Hotel Project (2500 N. Hollywood Way)  
 
Dear Mr. Villa: 
 
 On behalf of UNITE HERE Local 11 (“Local 11”), this office respectfully provides the 
following comments1 to the City of Burbank (“City”) in response to the recirculated Notice of 
Preparation (“NOP”)2, 3 of a Draft Environmental Impact Report (“DEIR”) involving a proposed 7-
story, 420-room, dual-brand hotel (“Project”) located on an 11.76-acre property at the above-
referenced address (“Site”). The Project consists of 203 short-term stay guest rooms (i.e., Aloft), 
217 long-term stay guest rooms (i.e., Residence Inn), and a 4-story, 766-space, valet-only parking 
garage with an additional 285 at-grade parking spaces. The Site is currently developed with an 
existing two-tower (8 and 9 stories tall), 488-room Marriott Hotel with an adjacent 46,500 square-
foot Convention Center, which will remain in operation during and after the Project’s estimated 24-
month construction period (anticipated to start in late 2024).  
 

In furtherance of the Project, applicant AWH Partners (“Applicant”)4 is seeking various 
project approvals under the Burbank Municipal Code (“BMC” or “Code”), including: (i) a Planned 
Development to allow Project-specific zoning on the Site (“PD”); (ii) a Development Review to 
construct the project (“DR”); and (iii) a new Development Agreement to establish the rights and 
obligations of the Applicant (“DA”) (collectively “Entitlements”). Additionally, for the purposes of 
the California Environmental Quality Act (“CEQA”),5 the City is considering the adoption of the 
forthcoming DEIR and associated Mitigation Monitoring Reporting Program (“MMRP”) and any 
overriding Statement of Overriding Considerations (“SOC”). 

 
Local 11 provides the following four comments with respect to the forthcoming DEIR and 

Entitlements (collectively “Project Approvals”). 

 
1 Herein, page citations are either the stated pagination (i.e., “p. #”) or PDF-page location (i.e., “PDF p. #”) 
2 City (3/6/24) Recirculated NOP, https://files.ceqanet.opr.ca.gov/256853-3/attachment/htCvSr2eBUS9A96
mwIwxgugoqDvw9VmJ6AEsNEhLHY-fRB7sAZ4FS1BAPvSiEfltZrPc6FCdf5B3JWK70.  
3 Original NOP issued in November 2019. (See City (11/1/19) Original NOP, https://files.ceqanet.opr.ca.gov/
—256853-2/attachment/ecAt8jC5lv4JsNwSSCE84LndsrK6uN7IUWUnyziuHgRlcDHyDLfRYcTkxs5r
JRV94J6idhlx9sHiZaHL0.) 
4 While the NOP does not identify the Applicant, Local 11 believes AWH Partners was the Applicant at least as 
of late-2019. (See UrbanizeLA (11/7/19) Dual-Branded Hotel to Rise Near Hollywood Burbank Airport, 
https://la.urbanize.city/post/dual-branded-hotel-rise-near-hollywood-burbank-airport.) 
5 Including “CEQA Guidelines” codified at 14 Cal. Code. Regs. § 15000 et seq. 
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First, Local 11 has standing in this matter. Local 11 represents more than 25,000 workers 
employed in hotels, restaurants, airports, sports arenas, and convention centers throughout 
Southern California and Phoenix, Arizona—including hundreds who live or work in the City of 
Burbank. The union has a First Amendment right to petition public officials in connection with 
matters of public concern, including compliance with applicable zoning rules and CEQA, just as 
developers, other community organizations, and individual residents do. Protecting its members’ 
interest in the environment, including advocating for the environmental sustainability of 
development projects and ensuring the availability of affordable housing (in compliance with state 
and local rules) is part of Local 11’s core function. Recognizing unions’ interest and union members’ 
interest in these issues, California courts have consistently upheld unions’ standing to litigate land 
use and environmental claims. (See Bakersfield Citizens v. Bakersfield (2004) 124 Cal.App.4th 1184, 
1198.) Furthermore, Local 11 has public interest standing to challenge the Project Approvals given 
the City’s public duty to comply with applicable zoning and CEQA laws, which Local 11 seeks to 
enforce. (See Rialto Citizens for Responsible Growth v. City of Rialto (2012) 208 Cal.App.4th 899, 914-
916 [fn. 6].6) 

 
Second, before granting additional discretionary legislative approvals, the City should consider 

a mixed-use housing/hotel project alternative. Here, the Project approvals include a PD and DA to 
allow the rezoning of the Site to enable more hotel uses. (See NOP, p. 13.) These Entitlements are 
legislative actions the City Council has the discretion to approve or reject,7 similar to other 
legislative actions like general plan amendments. Instead of the hotel-only Project, the City could 
adopt a DA with similar legislative approvals to allow high-density residential, mixed-use projects 
in this part of the City. Instead of adjusting its zoning laws to permit more hotel uses, the City has 
the power to adjust the zoning for this area as necessary to allow for housing, which is appropriate 
for several reasons, including: 

 
• Under its current Housing Element, the City’s Regional Housing Needs Assessment 

(“RHNA”) for the 2021-2029 planning period is 8,772 net units—over 60 percent of which 
are needed at moderate-income or lower affordable levels.8 

• The Site is within the proposed Golden State Specific Plan (“GSSP”) area, which is identified 
for more than 2,600 units of new housing under the Housing Element.9 

• High-density, mixed-use housing is likely appropriate for this area, as demonstrated by the 
nearby former Fry’s redevelopment project (i.e., 160,000 square feet of office/commercial 
uses and 862 residential units) that is roughly ½ mile from the Project Site. 10 

• The Site is located outside of the Burbank Airport noise contours.11 

 
6 See also La Mirada Avenue Neighborhood Assn. of Hollywood v. City of Los Angeles (2018) 22 Cal.App.5th 
1149, 1158-1159; Weiss v. City of Los Angeles (2016) 2 Cal.App.5th 194, 205-206; Save the Plastic Bag 
Coalition v. City of Manhattan Beach (2011) 52 Cal.4th 155, 166, 169–170. 
7 The Site is zoned PD (i.e., Planned Development) 89-1 (NOP, p. 4), which under the Code, allows any use 
subject to a discretionary Development Agreement (i.e., a discretionary legislative approval). (See BMC § 10-
1-19118 et seq.) 
8 See Housing Element (2021-2029), pp. 1-46, https://www.burbankhousingelement.com/wp-
content/uploads/2022/10/Adopted-Burbank-Housing-Element_clean.pdf.  
9 Ibid., at p. I-50 
10 Ibid., at pp. 1-74 – 1-75, 1-82 [zoned C-3]; see also Housing Element Appendices, PDF p. 90 [Exh. 1-5), 
https://www.burbankhousingelement.com/wp-content/uploads/2022/10/Adopted-Burbank-Housing-
Element_clean.pdf;  
11 See Hollywood Burbank Airport Noise Monitoring, https://www.hollywoodburbankairport.com/
noise/noise-monitoring/; Current Noise Contour, https://www.hollywoodburbankairport.com/wp-

https://www.burbankhousingelement.com/wp-content/uploads/2022/10/Adopted-Burbank-Housing-Element_clean.pdf
https://www.burbankhousingelement.com/wp-content/uploads/2022/10/Adopted-Burbank-Housing-Element_clean.pdf
https://www.burbankhousingelement.com/wp-content/uploads/2022/10/Adopted-Burbank-Housing-Element_clean.pdf
https://www.burbankhousingelement.com/wp-content/uploads/2022/10/Adopted-Burbank-Housing-Element_clean.pdf
https://www.hollywoodburbankairport.com/noise/noise-monitoring/
https://www.hollywoodburbankairport.com/noise/noise-monitoring/
https://www.hollywoodburbankairport.com/wp-content/uploads/2022/05/Current-Noise-Contour.pdf


NOP Comments RE: Dual Brand Hotel (2500 N. Hollywood Way, Burbank) 
April 4, 2024 
Page 3 of 5 

 

 

• High-density, mixed-use housing within the Regional Commercial land use designation is 
consistent with the City’s General Plan. (See e.g., Land Use Element,12 p. 3-15 [Goal 11 and 
Policy 11.5].) 

 
Third, the City should consider a robust hotel-specific traffic demand management (“TDM”) 

program. Among the Project objectives is to “[s]upport environmentally conscious alternative 
modes of travel … by promoting ride-sharing services and transportation demand management 
strategies in efforts to reduce local vehicle trips into and out of the City.” (NOP, p. 6.) To this end, 
the Draft EIR should include a thorough vehicle miles traveled (“VMT”) analysis. Neither the City’s 
VMT Guidelines nor the Office of Planning Research (“OPR”) VMT Technical Advisory (referenced 
in the City’s VMT Guidelines) mention hotel uses.13 The proposed hotel project is not residential, 
office, or local-serving retail; instead, it is a regional-serving land used for out-of-town hotel 
patrons on a Site designated under the General Plan as Regional Commercial. (NOP, p. 4.) As a 
regional-serving use, the Project should not be screened out from a VMT analysis just because the 
Project is located within ½ mile of a major transit stop (i.e., often referred to as a high-quality 
transit or Transit Priority Area [“TPA”]). (See City VMT Guidelines, p. 3; OPR VMT Technical 
Advisory, pp. 13-14.) Local 11 urges the City to consider all feasible TDM measures, not just the 
bare minimum that could be required under the City’s existing TDM ordinance (see BMC § 10-1-
2301 et seq.), such as mitigation measures proposed by the Southern California Association of 
Governments (“SCAG”), the California Air Resources Board (“CARB”), OPR, and the California Air 
Pollution Control Officers Association (“CAPCOA”) (also referenced in the City’s VMT Guidelines).14 
(City VMT Guidelines, p. 8.) For example, the Project should include a robust hotel-specific 
mandatory commuter reduction program with: 

 
• Specific performance level to be reached (e.g., specific VMT or average daily trip reduction 

or both);  
• Specified participation level target (e.g., 100 % employees);  
• Participation in guarantee ride programs;  
• Incentives for employee carpooling/vanpooling, such as access to preferential parking 

spaces or hotel valet service (or both);  

 
content/uploads/2022/05/Current-Noise-Contour.pdf; 2nd Quarter 2021 65 dB CNEL Contour Map, 
https://www.hollywoodburbankairport.com/wp-content/uploads/2021/09/Noise-Contour-Map-2Q21.pdf.  
12 See Land Use Element, https://www.burbankca.gov/documents/173607/1541047/20130213_
Chapter+3+-+Land+Use.pdf/8130d103-3e0c-ac0d-9e31-99802742bb9a?t=1637190558920.  
13 See City (12/1/20) Transportation Study Guidelines, https://www.burbankca.gov/documents/
173607/240347/20220622-BurbankTransportationStudyGuidelines-001.pdf/5c4e5ef0-7ea4-607b-11e8-
54f83daa78cd?t=1655937648324&download=true; see also OPR (Dec. 2018) Technical Advisory, 
https://opr.ca.gov/docs/20190122-743_Technical_Advisory.pdf. 
14 SCAG (Dec. 2019) Final Program EIR, pp. 2.0-18 – 2.0-71 (see “project-level mitigation measures” for air 
quality, GHG, and transportation impacts), https://scag.ca.gov/sites/main/files/file-attachments/
fpeir_connectsocal_complete.pdf?1607981618; CARB 2022 Scoping Plan, 4, 7, 24, 29 & Appendix D, p. 23, 
https://ww2.arb.ca.gov/our-work/programs/ab-32-climate-change-scoping-plan/2022-scoping-plan-docu
ments; CARB’s 2017 Scoping Plan, Appendix B-Local Action, pp. 1-8, 7-9 & Appendix D, p. 2, https://www
.arb.ca.gov/cc/scopingplan/app_b_local_action_final.pdf; OPR (Dec. 2018) Technical Advisory, p. 27, https://
opr.ca.gov/docs/20190122-743_Technical_Advisory.pdf; CAPCOA (Dec. 2021) Handbook for Analyzing 
Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and Advancing Health and Equity, 
pp. 31-32, 73, 76, 80-96, https://www.airquality.org/ClimateChange/Documents/Final%20Handbook_
AB434.pdf; CAPCOA (Aug. 2010) Quantifying GHGs and Mitigation, pp. 64-74, https://www.contracosta.ca
.gov/DocumentCenter/View/34123/CAPCOA-2010-GHG-Quantification-PDF.  
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• Subsidized transit passes for hotel workers and patrons; and  
• Dedicated shuttle service for hotel patrons to nearby destinations.15 

 
Fourth, the Project should include a hotel-specific recycling program that addresses the unique 

issues of plastic and organic waste generation. The Draft EIR should include a thorough analysis of 
the Project’s compliance with the State’s organic waste collection regulations that cover both multi-
family and commercial developments (i.e., SB 1383)16 and how the Project will avoid wasteful use 
of plastic materials. A hotel-specific recycling program seems appropriate to address the acute 
single-use plastics issues facing hotels, which generate higher than average waste per employee 
than other businesses, with 65 percent comprised of food waste, mixed paper, and mixed plastics.17 
Consistent with the State’s SB 1383 and other plastic reduction efforts referenced by the City,18 
Local 11 urges the City to consider requiring hotel-specific recycling and food waste programs, 
which can include various elements like: 

 
• Promote recycled paper and other products like soap; 
• Bans on disposable (i.e., designed to be used once and discarded) foodware items and 

accessories; 
• Allowing customers to bring their own reusable items (if permissible, subject to waiver to 

accommodate kosher or other religious standards); 
• Requirements for hand soap in refillable containers; 
• No promotional items made of plastic; 
• No water in plastic bottles or disposable single-use cups; 
• No expanded polystyrene (i.e., Styrofoam); 
• Require reusable napkins and tablecloths with recyclable disposable napkins only allowed 

for takeout;  
• Hand dryers in areas accessible to customers; 
• Requirement for reusable laundry bags; 
• Reusable dishware for room service; 
• Eliminate coffee pods/coffee machines that require pods; 
• Offer toothpaste tablets in refillable packaging such as glass bottles or jars; 
• Provide bamboo toothbrushes; 
• Offer toiletries on request rather than automatically; 
• Key cards made out of non-plastic materials, including traditional metal keys or wood, 

bamboo, and paper options for chip-based cards; 
• Incentives for returning keys to discourage waste; 
• Non-plastic shower caps, razors, shaving cream, slippers, eye masks, ear plugs; 
• Remove minifridge items that use plastic; 
• Eliminate the use of garbage bags if possible, or use bags made of compostable material; 
• Require compostable gloves; 

 
15 See e.g., Santa Monica Municipal Code § 9.5.130(B)(2)(b); https://www.octa.net/getting-around/
rideshare/oc-rideshare/employers/guaranteed-ride-home-program/; https://www.ci.healdsburg.ca.us/
AgendaCenter/ViewFile/Item/3098?fileID=21731.  
16 CalRecycle, FAQs about Implementing SB1383, https://calrecycle.ca.gov/organics/slcp/faq/.  
17 CAPCOA Handbook for Analyzing Greenhouse Gas Emission Reductions, supra fn. 14, at PDF pp. 734-735. 
18 See e.g., City (5/3/22) Greenhouse Gas Reduction Plan, pp. 33, 73-76 (referencing Strategy SW-1 and sub 
actions), https://www.burbankca.gov/documents/173607/0/GGRP+Update+Final_w.App.pdf/5c876fb6-
fed4-49e5-d7b6-dbcf058491a1?t=1666594217752.  
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• Do not use plastic wrap; 
• Serve employee meals with reusable dishware and cutlery, as well as provide reusable 

water bottles for all employees with accessible water bottle refill stations; 
• Replace paper towels with reusable dish rags; and  
• Source plastic-free sponges. 19 

 
In conclusion, Local 11 thanks the City for the opportunity to provide these NOP comments. 

Local 11 looks forward to participating in the CEQA review process and working cooperatively with 
the City to ensure the Project is environmentally responsible and provides adequate public benefits.  

 
This office requests all notices concerning any CEQA/land use actions involving the Project 

and Project Approvals as required under applicable law. (See e.g., Pub. Res. Code §§ 21092.2, 
21167(f); Gov. Code § 65092.) Please send notice by electronic and regular mail and inform us of 
any fees associated with this request. Thank you for consideration of these comments. We ask that 
this letter be placed in the Project’s administrative record. 
 

Sincerely, 
 
 
     __________________________________________________ 

Jordan R. Sisson  
Attorney for UNITE HERE Local 11 

 

 
19 See e.g., https://www.nytimes.com/2022/05/17/travel/clean-the-world-hotel-soap.html; https://freako
nomics.com/podcast/the-economics-of-everyday-things-used-hotel-soaps/; https://cleantheworld.org/; 
https://bluestandard.com/guides/hotel-guide/; https://clkrep.lacity.org/onlinedocs/2021/21-
0064_ord_187718_1-23-23.pdf. 
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