
City Council  Affordable Housing Concession Permit #11869 
February 10, 2020  253 S. Los Robles Avenue 

ATTACHMENT A 
FINDINGS FOR AFFORDABLE HOUSING CONCESSION PERMIT #11869 

 
Affordable Housing Concession Permit:  To increase the maximum permitted FAR and building 
height 
 
1. The concession or incentive does result in identifiable and actual cost reductions to provide 

for affordable housing costs.  
 
Keyser Marston Associates (KMA) prepared a financial evaluation of the development 
proposal, reviewing and analyzing two development scenarios, the Base Case scenario and 
the Proposed Project scenario. KMA determined that the net cost to provide eight very-low 
income units is estimated at $4,469,000. Comparatively, the proposed density bonus and 
the FAR and height concessions generate a net cost of $5,578,000.  Thus, the effective cost 
to provide eight very-low income units is approximately $1,109,000.  In their analysis, KMA 
concludes that the Developer’s proposal meets the requirements imposed by the City’s 
Density Bonus Ordinance as well as the California Government Code, Section 65915 
(Density Bonus) to qualify for the concessions in order to facilitate the construction of eight 
very-low income residential units. Therefore, the concessions do result in identifiable and 
actual cost reductions to provide for affordable housing costs, and the proposal meets this 
finding.  
 

2. The concession or incentive was not found to have a specific adverse impact on public 
health, public safety, or the physical environment, and would not have an adverse impact on 
a property that is listed in the California Register of Historical Resources, and for which there 
is no feasible method to satisfactorily mitigate or avoid the specific adverse impact, or 
adverse impact, without rendering the development unaffordable to low- and moderate-
income households.  A specific adverse impact is a significant, quantifiable, direct, and 
unavoidable impact, based on objective, identified written public health or safety standards, 
policies, or conditions as they existed on the date the application was deemed complete.   
 
The Department of Transportation (DOT) determined that a Traffic Impact Analysis was 
required for this project. The study evaluated the effect the project would have on existing 
neighborhood traffic volumes along access and neighborhood collector street segments and 
intersections within the vicinity of the project, and evaluated the existing Pedestrian 
Environmental Quality Index (PEQI) and Bicycle Environmental Quality Index (BEQI) along 
key corridors within the vicinity of the project. In addition, because the project proposes 
more than 50 residential units, DOT also conducted a separate analysis (referred to as the 
CEQA Evaluation) of the City’s five vehicular and multimodal performance measures that 
assess accessibility of different modes of travel when evaluating a project’s impact, as well 
as the project’s transportation impact to its community using adopted transportation 
performance measures that relate to vehicle miles traveled (VMT), vehicle trips (VT), 
proximity and quality of the bicycle network, proximity and quality of the transit network, and 
pedestrian accessibility. 
 
The analyses determined that the project is not expected to exceed adopted street segment 
and intersection caps; and that the project does not cause a significant impact. Furthermore, 
the pedestrian environment received an indicator score of “average.” No conditions of 
approval are required when the score is “average” or higher.  The bicycle environment 
received an indicator score of “low”. For this reason, the Department of Transportation has 
included Conditions of Approval intended to improve the bicycle environment. The analyses 
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determined that that the project’s incremental VMT per capita change does not exceed the 
adopted threshold of significance under the VMT per capita of 22.6. Therefore, the project 
does not cause any significant impacts as it relates to VMT. Additionally, the project’s 
incremental VT per capita does not exceed the adopted threshold of significance under the 
VT per capita of 2.8. Thus, the project does not cause any significant impacts as it relates to 
VT. It was also determined that the project increases the service population access to transit 
and maintains the service population access to bike facilities. Therefore, the project does 
not cause a significant impact on the existing bicycle network or access to transit facilities. 
As such, as it relates to vehicular traffic, there will be no adverse impact on public health, 
public safety, or the physical environment. 
 
A Noise and Vibration Analysis for the project site was prepared to study project-related 
noise impacts, as they relate to the proposed construction activities (short term impacts) and 
the operational characteristics (long term impacts) of the use. The study determined that no 
adverse short term or long term noise impacts will occur from the project and that said noise 
will not exceed the City’s Noise Ordinance thresholds.  As such, as it relates to noise, there 
will be no adverse impact on public health, public safety, or the physical environment, and 
the proposal complies with the requirements needed to make the findings to be granted a 
concession. 
 
Air Quality and Greenhouse Gas Emissions Analyses were also prepared for the project 
site.  The analyses determined that the project will not conflict with an applicable air quality 
plan, violate an air quality standard or threshold, result in a cumulatively net increase of 
criteria pollutant emissions, expose sensitive receptors to substantial pollutant 
concentrations, create objectionable odors affecting a substantial number of people, 
generate greenhouse gas emissions that may have a significant impact on the environment, 
or conflict with any applicable plan (City’s Climate Action Plan) adopted for the purpose of 
reducing emissions of greenhouse gases.  As such, as it relates to air quality and 
greenhouse gas emissions, there will be no adverse impact on public health, public safety, 
or the physical environment and the proposal complies with the requirements needed to 
make the findings to be granted a concession. 
 
The technical analyses included an evaluation of cumulative impacts resulting from the 
proposed project and the approved neighboring projects at 399 East Del Mar Boulevard and 
245 South Los Robles Avenue.  Per the analyses, cumulative impacts resulting from the 
three projects do not rise to the level of significance. Therefore, no adverse cumulative 
impact is anticipated.   
 
The proposed project was reviewed by the City’s Design and Historic Preservation Section 
of the Planning Division. There are no known or identified historic resources on the subject 
site. Therefore, as it relates to historic resources, there would be no adverse impact on a 
property listed on the California Register of Historic Places and the proposal complies with 
the requirements needed to make the findings to be granted a concession. 
 
For the reasons provided herein, there will be no adverse impact on public health, public 
safety, or the physical environment as a result of the project, and the project would not have 
an adverse impact on a property that is listed in the California Register of Historical 
Resources.  Therefore, the proposed project meets this finding.  
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3. The concession or incentive would not be contrary to state or federal law.   
 
The requested concession will be granted consistent with the procedures and requirements 
established by California Government Code Sections 65915 (Density Bonuses and Other 
Incentives) and would not be contrary to any federal laws. 

  




