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The City of West Hollywood is recognized as 
one of the most progressive communities in 
the region, taking pride in its proactive efforts 
to address the needs of all socioeconomic 
segments of the community. West Hollywood 
has long-established progressive housing 
policies and a history of consistently meeting 
and exceeding its Regional Housing Needs 
Allocation (RHNA).   

The City is furthering its commitment to 
accessible housing for all by implementing 
programs and policies outlined in the 6th 
Cycle of the City's Housing Element of the 
General Plan 2035. The City's Housing 
Element is a comprehensive plan to supply a 
diverse, high-quality housing stock to 
accommodate individuals and families 
equitably and affordably across the economic 
and social spectrum.  
 
The City seeks consulting services from one 
or more firms to analyze the feasibility of and 
advance several Housing Element objectives 
pertaining to:  
• The modification of base development 

standards that impact housing capacity 
across all the zoning districts in the City; 

• Modernization of several existing 
incentive land use programs; and 

• Creation of a Transit-Oriented 
Development Incentive Program.  

These policies are intended to promote 
housing production, prioritize housing 
affordability, and progress the City’s 
sustainability goals. 

 
 
 

 
 
Thank you for your interest in this Request for 
Proposals. We look forward to reading your 
submissions. 
 
 
Francisco J. Contreras, AICP 
Long Range Planning Manager 

Tahirah Farris, AICP 
Long Range Planning Senior Planner 

Michelle Montenegro 
Long Range Planning Associate Planner 

Paige Portwood 
Long Range Planning Associate Planner 
  

Executive 
Summary 
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The City of West Hollywood is an urbanized 
area central to Los Angeles County, with 
Beverly Hills to the west, Hollywood to the 
east, Hollywood Hills to the north, and the 
Fairfax District to the south. 
 
The City includes national destinations and 
landmarks such as the Sunset Strip, the West 
Hollywood Design District, the Pacific Design 
Center, and an LGBTQ cultural district. The 
City is 1.9 square miles in size and is home to 
approximately 35,000 residents. 
 
West Hollywood is known for its progressive 
public policies and inclusivity to LGBTQ and 
human rights issues. The City administers 
extensive support services for its most 
vulnerable populations, including seniors, 
youth, constituents with disabilities, and 
unhoused community members. 
Foundationally, providing stable and 
accessible housing is recognized as a core 
value for the City. 
 
The City also has significant capital 
improvement plans to ensure mobility 
infrastructure reflects pedestrian-oriented 
values, walkability, and that public facilities 
such as parks, recreation centers, and 
institutional buildings meet the community's 
daily needs.  
 
 
 
 
 
 

City of West Hollywood 
Housing Element 2021-2029 

The City of West Hollywood has an adopted 
and certified 6th Cycle (2021 – 2029) Housing 
Element, as of April 2023. The updated 
Housing Element focuses on equitable and 
affordable housing to accommodate 
individuals and families across the economic 
and social spectrum. 

West Hollywood has consistently met and 
exceeded the number of units the State has 
deemed necessary to build within the City 
during each planning cycle, as stipulated in 
the Regional Housing Needs Assessment 
(RHNA) determined by the Southern 
California Association of Governments 
(SCAG). As required by state law, potential 
sites for residential development were 
identified in the Housing Element’s sites’ 
inventory. Although it was determined that 
no rezoning work would be needed to meet 
its RHNA, the City intends to implement 
housing production objectives that further 
housing affordability and capacity beyond its 
“fair share.” 

The Housing Element was informed by 
community needs voiced during outreach 
events and meetings. The same meaningful 
and diverse level of public engagement is 
intended throughout this implementation 
process. 

  

West Hollywood 
Overview 
Background Information 
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Housing Element Objectives 

The proposed project will fulfill a number of 
Housing Element programs and objectives 
related to housing production goals. 
Additionally, the City Council has adopted a 
number of directives that coincide with this 
work, including incentivizing housing on 
underutilized parcels and housing for middle-
income household. 

Program 11  

Production of Housing  
• Develop and adopt amendments to the 

City’s existing development 
incentive/bonus programs, such as the 
density bonus and mixed-use incentive, to 
assess their efficacy in realizing the 
quantity and types of most needed 
housing and potential relationship with 
any new incentives. After evaluating this 
item, staff will present policy options to 
the City Council, followed by drafting of a 
zone text amendment to address this 
issue as directed. 

• Staff will study and consider options for a 
map amendment to expand the Mixed-
Use Incentive Overlay to properties along 
corridors that would allow more 
properties to obtain overlay bonuses and 
thus increase density. After evaluating 
this item, staff will present policy options 
to the City Council, followed by drafting of 
a zone text amendment to address this 
issue as directed. 

• Study and consider options for a zone text 
amendment expanding the Avenues 
Bonus program (for Melrose and Beverly) 
to the entire district, with amendments to 
enhance FAR bonus for projects with 
housing. After evaluating this item, staff 
will present policy options to the City 
Council, followed by drafting of a zone 
text amendment to address this issue as 
directed. 
 

 
 

 

Program 17 

Workforce Housing, Missing Middle, 
Family Housing, and Ownership 
Housing Opportunities  
• In order to incentivize these types of 

housing (co-living housing, 
micro/efficiency units, residential and 
commercial subdivisions, and other 
flexible housing types to increase 
opportunities for affordable 
homeownership), a tiered system of 
zoning requirements that provide 
different densities for different types of 
housing may be adopted. Staff will 
present a number of policy options to the 
City Council, resulting in a zone text 
amendment. 

Program 20 

Residential Development Standards 
and Process  
• Amend density standards to increase 

density and allow more units to be 
constructed in both residential and 
commercial districts. This includes 
considering reverting the R3 and R4 
districts to allowable density prior to 
Cityhood, or whichever density is most 
appropriate for these districts. 

• Study and consider additional 
amendments to determine whether 
additional density in the single-family 
residential district is feasible. 
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Project Context & 
Considerations 

Using projections established by the Housing 
Element, the City estimates it has already met 
1,164 units of its RHNA and will be able to 
accommodate the remaining 2,769 required 
units based on the sites' inventory conducted 
for the project. However, provided that the 
City has significant transit investment and a 
highly urbanized built environment 
conducive to increased density, there is a 
unique opportunity to provide more than the 
City’s “fair share of housing” to achieve equity 
and climate resiliency goals.  

The City of West Hollywood is almost entirely 
located in a Transit Priority Area as identified 
in the 2020-2045 SCAG RTP/SCS. Based on 
the CTCAC/HCD Opportunity Map, it is also 
entirely located in a high or highest resource 
area.  

Based on the availability of amenities, 
resources, and transit investment in the area, 
staff are concerned that vulnerable 
communities may be displaced as the City 
looks to increase housing capacity. In 
particular, the City attributes a large amount 
of its rent-stabilized housing stock to the east 
side of the City as one of the larger enclaves of 

traditional and rent-stabilized multi-family 
housing. The census tracts located in this area 
happen to have a higher percentage of 
immigrant, lower-income, and larger 
households. Provided that some areas of the 
City are identified as at-risk displacement 
areas, and most residents in the City are of 
rental-households (approximately 80%), anti-
displacement strategies shall be prioritized in 
framing and supplementing future proposals. 

(see HCD AFF H 2.0 Data Viewer) 

 

  

https://gisdata-scag.opendata.arcgis.com/datasets/4c80e5d1fa584c329676fbd23765edfc_0/explore
https://experience.arcgis.com/experience/834b33b812c949a0820ed25c8ee4eedd/?draft=true
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As the first phase of this project, the City 
would like to explore increasing the base 
development standards of density, FAR, and 
height in various zones across the City. 

Additionally, staff has been tasked with the 
potential creation of a tiered system of 
allowable base densities for innovative or 
non-traditional housing types that serve to 
accommodate workforce, missing middle, 
family, and owner-occupied dwelling units (if 
feasible).  

The study should include an analysis of which 
current conditions, such as market demand or 
zoning allowances, incentivize the 
construction of luxury units (units larger than 
the regional standard and at a higher price 
point) instead of more affordable unit mix 
developments.  

 

 

 

 

 

 

 

 

 

 

With hopes of creating naturally occurring 
obtainable priced units, an analysis should be 
conducted to calibrate allowable building 
envelopes (defined by total square footage) 
based on existing and proposed base 
development standards with densities that 
result in appropriately sized units to achieve 
the greatest housing production while still 
adhering to the City’s objective design 
standards.   

Based on the identified objectives, this 
analysis should be done across all the various 
zones of the City, including: 

• R1 (R1A, R1B, R1C) 
• R2 
• R3 (R3A, R3B, R3C, RC-C) 
• R4 (R4A, R4B, R4B-C) 
• CN1/CN2* 
• CC1 
• CC2 
• CA 
• CR 

*CN1/CN2 may be combined as one Commercial Zone (see the 
Avenues Bonus Overlay subsection to follow).  

 

 

  

Analysis:  
Phase 1  
Base Development Standards. 
Revising Zoning Allowances 
Across All Districts 
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For single-family areas in particular, the 
impacts of SB 9 and ADU state law should be 
evaluated when analyzing density options. 
The City is also currently evaluating 
maximum unit sizes in commercial and 
residential zones. Although this work is 
currently active, the City has not committed 
to this approach and may instead find that the 
work to calibrate density and building 
envelope standards (FAR/height) is a more 
appropriate tool to regulate unit sizes. 
Regardless, as FAR/height scenarios are 
developed, the analysis should consider the 
possibility of a maximum unit size 
requirement. Staff will provide updates on 
this item as its analysis progresses. 

The proposed approach should rely on 
market conditions, offer greater flexibility as 
new housing types are developed, and create 
a less regulatory-burdened development 
environment.  

Additionally, the City is currently in the 
process of developing various housing type 
definitions, including congregate care, shared 
housing, and micro-units. While these 
associated Zone Text Amendments are 
currently in the adoption phase, staff have 
been tasked with the development of a 
proposed tiered structure of bonus density, 
for certain housing types. These include 
shared housing, fee simple housing types 
(such as townhomes, small lots, and cottage 
homes), as well as other housing models that 
lend themselves to home ownership.   

 

 

Along with revising base development 
standards (density, height, FAR) across all 
zoning districts, the analysis should ensure 
that the base densities are compatible with 
the bonus development standards of the 
Overlay Programs found below.  

Staff would like to explore recalibrating the 
bonus development standards (specifically 
FAR and height) of two existing overlay 
districts – the Mixed Use Incentive Overlay 
Zone and the Avenues Bonus Overlay. This 
will be in addition to the creation of a TOD 
Incentive Program that would contain bonus 
development standards in exchange for 
required public benefits (such as affordable 
housing).  

The feasibility study and (re)construction of 
these bonus structures should rely on three 
major considerations:  

(1) the bonus development standards 
required to achieve the City’s desired housing 
typologies;  

(2) the economic feasibility of the bonus 
development standards with the ability to 
yield affordable housing as a public benefit; 
and  

(3) the physical feasibility of housing projects 
based on contextual existing conditions such 
as lot typologies, streetscape design, and 
adjacency to other uses.  

 

The construction and recalibration of these 
individual incentive programs should be 

Analysis:  
Phase 2  
Bonus Development Standards. 
Revising Overlays and Creation of 
a TOD Incentive Program 
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context-based, meaning that the spatial 
applicability of these programs should inform 
what bonus development standards are 
appropriate and feasible. The consultant 
should be able to leverage the findings of the 
base development standards as inputs for the 
incentive programs, to ensure that desired 
unit typologies are being obtained (in other 
words, right-sizing units to prevent the 
creation of luxury units). The following 
subsections describe each Incentive Program 
in detail. The history, context, and major 
considerations of their respective 
geographies should be considered as bonus 
development standards are revised or 
created.  

Mixed Use Incentive Overlay 
Zone (MUIOZ) 

Based on the intent of the City’s General Plan, 
the Mixed Use Incentive Overlay Zone is 
intended to focus on residential mixed-use 
projects in high-priority nodes, specifically on 
commercial corridors and locations with high 
transit levels of service and major incentives. 
The MUIOZ is primarily located on Santa 
Monica Boulevard, Beverly Boulevard, La 
Cienega Boulevard, Fairfax Avenue, and La 
Brea Avenue.  

The MUIOZ can be applied to the CC1, CC2, 
CA, CR and PF Zoning Districts, and grants 

new developments with a mix of commercial 
and residential uses an increase in FAR up to 
0.5 in addition to the base FAR and a height 
bonus of up to 10 feet if certain setback and 
use conditions are met (WHMC Section 
19.10.050). It should be noted that the MUIOZ 
does not apply to all Commercial Zoning 
Districts, which may be remedied through 
this analysis.  

Although the MUIOZ does not currently have 
a public benefit structure, the City is studying 
the feasibility of integrating an affordability 
system based on the proportions of 
affordability the City is required to meet in its 
RHNA (see Attachment – Proposal to Modify 
the City’s Mixed-Use Bonus to Require 
Majority Affordable Units in New Mixed-Use 
Developments to Meet 6th Cycle RHNA 
Numbers). The City has not committed to this 
approach, however, in efforts to yield 
affordable housing without negatively 
impacting the economic feasibility of projects, 
this work should study a public benefit 
requirement in the form of affordable 
housing.  
The full Zoning Map can be found here.  

  

https://library.qcode.us/lib/west_hollywood_ca/pub/municipal_code/item/title_19-article_19_2-chapter_19_10-19_10_050
https://library.qcode.us/lib/west_hollywood_ca/pub/municipal_code/item/title_19-article_19_2-chapter_19_10-19_10_050
https://www.weho.org/city-government/city-departments/community-development-department/current-and-historic-preservation-planning/west-hollywood-zoning-map
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Avenues Bonus Overlay 
The Melrose/Beverly District (“District”) is 
composed of segments of Melrose Avenue, 
Robertson Boulevard, and Beverly Boulevard. 
Beyond the major landmarks of the Pacific 
Design Center and the nearby Beverly Center 
and Cedars-Sinai Hospital, the District can be 
characterized by small-scale, compacted 
commercial buildings with generally narrow 
streetscapes. The Avenues Bonus (AB) 
Overlay was implemented with the intent to 
allow for a variation in the height and 
intensity of buildings, specifically for the 
Commercial Neighborhood 2 (CN2) 
designation.  

Per WHMC 19.10.020, the CN2 Zoning District 
is applied to areas appropriate for low-
intensity commercial land uses, with the 
intent of small-scale development. 
Appropriate land uses include neighborhood 
convenience uses and specialty shops, while 
residential uses are currently prohibited in 
this district. For this reason, a General Plan 
and Zone Text Amendment will be needed to 
introduce residential land uses into this 
district. However, as the Commercial Zoning 
Districts exist today, CN1 and CN2 are 
identical in base development standards, with 
the only difference being that the land use 
designation of CN1 permits residential land 
uses, while CN2 does not. For this reason, the 
CN Zones may be combined as residential 
land uses are permitted to 
avoid unnecessary 
duplication.  

Additionally, the provisions 
of West Hollywood 
Municipal Code (WHMC 
19.10.050(C)) for Avenues 
Commercial Development 
Incentives, allow qualifying 
commercial projects in the 
Commercial Neighborhood 
2 (CN2) to modify certain 
development standards. 
Projects may access an 
increase of up to 10 feet in 
height and an additional 0.5 

FAR, except for those on the north side of 
Melrose Avenue between Robertson and San 
Vicente Boulevards, which are permitted an 
increase of up to 20 feet in height and an 
additional 0.75 FAR in exchange for public 
benefits (see Figure 2).  

In determining the intensity of proposed 
changes, the surrounding low-scale 
neighborhood context and existing lot 
typologies of the District shall be considered. 
This includes acknowledging that the current 
AB Overlay bonus is split into two bonus 
structures. Bonus scenarios shall consider 
and study the impacts of residential uses 
adjacent to nonresidential uses and the 
intensity of existing residential (R3 district vs. 
R2/R1).  

All projects under the AB Overlay are 
approved by legislative action and as such, 
warrant an adopted city ordinance and map 
amendment (instead of a by-right approach 
as is the case with the MUIOZ). Currently, 
there are three sites where the AB Overlay 
designation is applied, as illustrated in Figure 
2 below.  

Staff would like to modify how the AB Overlay 
is fundamentally applied so projects do not 
require the adoption of an ordinance to 
access the AB Overlay. However, this 
approach has served the City in projects 
providing the City with public benefits that 
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enhance the Melrose/Beverly District, while 
also relegating further discretion by the City 
Council when evaluating projects. As such, the 
City would like to maintain a public benefit 
structure, but similar to the proposed 
approach of the MUIOZ, would like to codify 
the public benefit structure. While it’s the 
City’s preference to pursue affordable 
housing as the public benefit of the MUIOZ, 
streetscape or amenity-based additions have 
historically been applied to proposed 
projects. For this reason, the public benefit 
for this area has not been pre-determined, 
and affordable housing, as well as other forms 
of public benefits, should be analyzed.  

If it is determined that the AB Overlay would 
function no differently in terms of intensity 
and its public benefit structure than the 
MUIOZ, then staff is not opposed to the 
possibility that the AB Overlay be substituted 
with the MUIOZ. However, given that 
development outcomes of the District may 
vary widely from those found on other 
significant commercial corridors where 
MUIOZ is applied (such as Santa Monica 
Boulevard), the analysis should heavily rely 
on understanding the physical feasibility of 
streetscape and lot parameters of the existing 
area as well as its intended goals.    

Transit Oriented 
Development Incentive 
Program 
Although the majority of the City is within a 
half mile of a major transit stop, significant 
transit investment is being made within the 
City with the anticipated Northern Extension 
of the Crenshaw/LAX Rail Line by Metro.  

Staff would like to explore the creation of a 
bonus incentive program for areas 
specifically surrounding these future rail 
stations. A final determination has not been 
made on which alternative will be 
constructed. However, the proposed analysis 
should consider all of the potential 
geographies (see Metro map to follow). 
Ideally, a public benefit (most likely, 

affordable housing) should be studied to 
inform the bonus structuring of this program. 
However, if additional valuation or public 
benefits are feasible, the City would also like 
to explore a second tier of public benefits that 
are appropriate for each future station. 
Additionally, if the MUIOZ is present on any 
potential sites of the TOD Incentive Program, 
then the analysis should consider stacking 
these bonus systems together and the 
feasibility of the resulting developments.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.metro.net/projects/kline-northern-extension/
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The application of pertinent provisions 
within the California Government Code and 
West Hollywood Municipal Code shall be 
assessed in accordance with this study, 
including but not limited to: 

• WHMC Section 19.22.050 Additional 
Housing Incentives (Density Bonus 
Ordinance) 

• WHMC Section 19.22.030 Affordable 
Units Required (Inclusionary Housing 
Ordinance) 

• WHMC Chapter 19.14 Overlay Zoning 
Districts 

• WHMC Chapter 19.06 Residential Zoning 
Districts 

• WHMC Chapter G-08 Residential Design 
Guidelines 

• WHMC Chapter 19.10 Commercial and 
Public Zoning Districts 

• WHMC Chapter G-12 Commercial and 
Public Use Design Guidelines 

• Government Code Section 65915 (Density 
Bonus / Replacement Requirements) 

An additional and thorough review of the 
West Hollywood Municipal Code will need to 
be conducted, as other chapters and sections 
may be amended to be consistent with any 
modifications that are made to the Sections 
listed above.  

Additionally, the City is currently in the 
process of developing various housing type 
definitions, including congregate care, shared 

housing, and micro-units. While these 
associated Zone Text Amendments are 
currently in the adoption phase, a proposed 
tiered structure of density increases shall be 
created if appropriate.  

In general, the feasibility study should at least 
address and analyze the following aspects: 

• Physical conditions – existing lot 
typologies, opportunities for lot 
consolidation, streetscape conditions 

• Building Envelope Limitations 
(FAR/height/building massing and 
modulation standards) regulated either 
by its proposed base zone or an 
applicable overlay 

• Market conditions – historical housing 
trends, current market assumptions for 
desired unit sizes/unit typologies 

• Utilization of Density Bonus and 
compliance with the City’s Inclusionary 
Housing Ordinance and replacement 
requirements 

• Potential anti-displacement strategies for 
census tracts that have higher 
proportions of immigrant/POC/low-
income/rent-stabilized populations  

• Other active studies – feasibility study to 
analyze maximum unit sizes and 
modifications to the MUIOZ to integrate 
affordability requirements 

Recommendations 
Overall, the consultant will be expected to 
make robust recommendations for the 
following items.  

Base Development Standards for all 
Zoning Districts 
The consultant shall produce baseline 
scenarios for density (maximums and 
minimums, where appropriate), FAR, and 
height, for every residential and commercial 
zone of the City.  

Proposed Work 
Plan Approach 
Application of Provisions in the 
California Government Code and 
West Hollywood Municipal Code 

https://library.qcode.us/lib/west_hollywood_ca/pub/municipal_code/item/title_19-article_19_3-chapter_19_28-19_28_050
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Tiered Bonus Density Structure for 
Specialized Housing Types 
The consultant shall produce a tiered 
structure of bonus densities for the following 
housing types:  

• Shared housing 
• Fee simple housing (townhomes, 

small lots, cottage homes) 
• Any other flexible housing types to 

increase opportunities for affordable 
ownership 

Recommendations for this section should also 
include which zones might be most 
appropriate for these bonus structure 
applications.   

Revision to the MUIOZ 
The consultant shall update the bonus FAR 
and height development standards as well as 
the spatial applicability of the existing 
overlay, while also introducing an 
economically feasible public benefit, in the 
form of affordable housing.  

Revision to the AB Overlay 
The consultant shall update the bonus FAR 
and height development standards as well as 
the spatial applicability of the existing 
overlay, while also introducing an 
economically feasible public benefit, in the 
form of affordable housing, or a streetscape- 
or amenity-based addition, appropriate with 
the intent of the Melrose/Beverly District.  

Creation of the TOD Incentive Program 
Unlike revisions to the MUIOZ and the AB 
Overlay, the TOD Incentive Program will 
include proposed development standards of 
FAR, height, and density. Although 
undetermined, the consultant shall provide 
bonus program scenarios for stations of all 
the project alternatives of the proposed 
Crenshaw Northern Extension project, 
including: 

• San Vicente/Santa Monica 
• Fairfax/Santa Monica 
• La Brea/Santa Monica 

The scale of the proposed TOD Incentive 
Program (whether ¼ or ½ mile radius of the 
proposed stations) shall be based on the base 
zoning districts, existing conditions that may 
or may not support additional housing 
capacity, and the resulting compatibility.  

Housing Capacity Projections 
The consultant shall develop housing 
projections based on the proposed scenarios 
of each phase. A methodology shall be 
developed to determine baseline 
socioeconomic data (SED), which will capture 
existing housing capacity based on current 
development standards. Another 
methodology shall be developed to determine 
anticipated capacity, based on the preferred 
recommendations of each studied component 
of this work program, and further informed 
by sound market assumptions and industry 
standards.  

Anti-displacement Considerations 
Whether informing the proposed 
development standards themselves or as a 
function of any public benefit structures, anti-
displacement strategies shall be strongly 
considered in these recommendations. 
Strategies should be aimed at maintaining 
rent-stabilized neighborhoods or 
neighborhoods within vulnerable census 
tracts as they are, with little incentivization to 
redevelop. If redevelopment were to occur in 
these areas, some strategies to be studied 
would involve higher thresholds of 
affordability within public benefit systems 
and/or more stringent replacement-based 
requirements (beyond those required by 
state law and City’s ordinance).  

  

https://storymaps.arcgis.com/stories/3c0d107315184499a20818195fbeedbb
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Task 1: Project Kickoff 

Upon receiving notice to proceed, the selected 
consultant will hold a virtual kickoff meeting 
with the City to finalize project intent, goals, 
timeline, and deliverables. The following 
items are anticipated to be covered at this 
initial meeting: 

• The City's goals and intent for various 
zones and housing types throughout the 
City 

• Approach and proposed methodology to 
achieve the established objectives of this 
study 

• Overview of project schedule  

1.1 Proposed Deliverables 
• Project Workplan and schedule 

Task 2: Data Gathering 

The consultant should incorporate the 
proposed elements or similar alternatives 
into their work for the purpose of 
understanding the current and potential 
housing landscape of the City.  

2.1 Existing Conditions Analysis 
• Lot Typologies  
• Opportunities for lot consolidation 
• Existing housing types 
• Streetscape design and impacts on-site 

design (such as vehicular access) 
• Current housing capacity based on 

existing density/development standards 

and built-out conditions (is 
redevelopment of lots even feasible?) 

2.2 Market Scan 
To inform assumptions and inputs for the 
feasibility analysis, the consultant will 
conduct a high-level market scan to 
understand the core real estate dynamics of 
multi-family housing production at all scales, 
from missing middle to higher-rise multi-
family and mixed-use developments. The 
market scan should include, but may not be 
limited to: 

• Development costs, including land costs, 
hard costs for construction (inclusive of 
labor and materials), and other 
predevelopment costs such as softs and 
financing costs; 

• Other market influences on development 
delivery and product type 

• Notable recent residential development 
projects 

• Absorption, occupancy, and pricing 
characteristics 

• Assessment of workforce housing, 
missing middle, and owner-occupied 
models utilized across the region 

2.3 Engagement 
This phase should include engagement of City 
staff, local active real estate developers, and 
others involved in housing production that 
will be critical in confirming data on market 
conditions within West Hollywood, 
assumptions and desirability of various 
housing typologies, and the impact of current 
housing provisions and incentives. Further, 
insight should be collected on design and 
development barriers to housing construction 
that will lead to the desired outcomes of the 
City while ensuring physical and market 
feasibility.  

2.4 Building Typologies 
To understand the impact of the current 
requirements and proposed changes, the 
consultant will assess current market 
conditions and common building typologies 
in both the City of West Hollywood as well as 
greater Los Angeles region to create 

Scope of Work 
This project is comprehensive, and 
proposals are expected to include 
the following tasks:  
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representative development scenarios. The 
consultant will develop a variety of building 
prototypes based on assumptions and test 
varying levels of density given different 
building envelope constraints (FAR/height) 
and desired unit sizes and makeup across a 
variety of zones.   

2.5 Proposed Deliverables 
• During this phase, 1-2 monthly meetings 

(subject to change based on determined 
need) 

• Technical Memorandums after each sub-
tasks in this phase with data and initial 
findings to be reviewed by City staff  

• Summary Memorandums with data 
aggregation and initial findings. Feedback 
from previous Technical Memorandums 
should be incorporated into this 
document 

Task 3: Site Design Modeling & 
Financial Feasibility Analysis 

The consultant shall conduct site design 
modeling and financial feasibility 
assessments for various types of housing 
models, including, but not limited to missing 
middle typologies (-plexes both stacked and 
side-by-side, cottage courts, townhomes, etc.), 
traditional mid- to high-rise multi-family 
developments, and mixed-use projects. 
Models should incorporate the utilization of 
the State's and City's Density Bonus Program, 
the Inclusionary Housing Ordinance, and 
replacement requirements of protected units, 
as needed.  

The feasibility study will be conducted in two 
phases: 

1. Calibrating density across all zones based 
on existing and proposed development 
standards of FAR/height to right-size 
units 

2. Calibrating the proposed development 
standards of FAR/height across the 
relevant incentive programs with the 
proposed base density to yield public 
benefits and desired housing typologies 

3.1 Proposed Deliverables 
• During this phase, 1-2 monthly meetings 

(subject to change based on determined 
need) 

• Proforma modeling to demonstrate 
financial outcomes for various housing 
typologies 

• Final Summary Memorandum with 
complete data aggregation, impact 
analysis summary, and any other 
supporting feasibility exhibits. Findings 
and initial recommendations should 
include the following: 
o Key market variables to produce 

obtainable priced residential units 
(and discourage the production of 
luxury units) 

o Anti-displacement strategies 
o Considerations and opportunities for 

lot consolidation across different 
zones/lot typologies 

o Probable housing types (considering 
workforce, missing middle, owner-
occupied models) 

o Base development standards options 
o Options for the various incentive 

programs: MUIOZ, AB Overlay, and 
the TOD Program 

• Housing Projections based on the 
preferred recommendations of (1) 
Amended base development standards in 
all zones; (2) Tiered density structures 
for specialized housing types; and (3) The 
incentive programs 

Task 4: Community Engagement 

A number of community engagement efforts 
should be made, both digitally and in-person, 
to capture feedback from stakeholders, 
including, but not limited to, residents, 
developers, advocacy groups, and various 
governmental bodies, such as advisory 
boards, committees, and commissions. 
Residential feedback, in particular, should be 
diverse and capture all aspects of the 
demographic spectrum that exists in the City, 
with a priority on traditionally 
underrepresented groups. This may include 
digital tools, such as GIS Storymaps, visual 
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preference surveys, website and public 
feedback platform (the Long Range Planning 
Division utilizes Social Pinpoint), content 
creation, hosting and supporting live 
webinars, as well as supporting functions 
such as GIS and graphic design capabilities. 
In-person engagement tools may include but 
are not limited to, open houses, listening 
sessions with specialized groups, and 
attendance at various public body meetings 
and forums.  

The intent of the community engagement 
phase is twofold: (1) raise awareness 
regarding the intent to increase density 
standards citywide and its role in achieving 
the City’s housing goals, and (2) request 
feedback on preset density recommendations 
and the proposed incentive programs based 
on the Phase 1 and 2 of the SOW. Community 
engagement shall be tailored to limited 
options and messaged in such a way that 
there is a base understanding that density 
standards will be increased as one of the 
measures of the already adopted Housing 
Element.   

It is anticipated that community engagement 
will occur in two phases: (1) a 
listening/vision phase to take place after the 
Data Gathering stage; and (2) a phase to 
present recommended options for 
community selection to follow the (site & 
financial) feasibility analysis.  

4.1 Proposed Deliverables 
• Outreach and Engagement Strategy (to be 

coordinated and finalized with City Staff) 
• Digital and Print Outreach Materials 
• Website and Social Pinpoint content 

creation 
• Presentation support for webinars and in-

person events 

Task 5: Recommendation 

Informed by the analysis and engagement 
completed during Tasks 1-4, as well as 
feedback from City staff, the consultant will 
develop a refined set of policy 
recommendations for various zones and 

housing typologies, as well as the TOD bonus 
program. Feedback from the community 
engagement phase, and at minimum, two 
rounds of review from staff, shall be 
incorporated during this task.  

5.1 Environmental Analysis 
As the Housing Element did not anticipate 
any modifications to General Plan densities or 
development standards that increase housing 
capacity throughout the City, the consultant 
shall determine the level of environmental 
assessment required. The proposed 
modifications to densities and development 
standards across the varying zones as well as 
the anticipated housing projections based on 
the recommendations, shall ultimately inform 
a scope of work and project description.  

5.2 Proposed Deliverables 
• Final Report - summary of the 

methodologies used, data aggregation 
with visualizations, findings, and 
recommendations of (1) density 
standards and associated development 
standards for each zone; (2) tiered 
density structures for various housing 
types; (3) the incentive programs; and (4) 
supporting anti-displacement strategies. 

• An initial analysis of the level of 
environmental assessment required for 
these recommendations and an 
associated project description of the 
proposed changes should be provided.  

• Draft Zone Text Amendment(s) for 
Impacted Municipal Code Sections and 
General Plan Amendments. 

• Presentation Materials – a draft and final 
PowerPoint Presentation summarizing 
the analysis approach, findings, and 
recommendations for financially feasible 
density requirements for a variety of 
zones and housing typologies 

• Attendance at 2-3 Planning Commission 
and 2-3 City Council meetings to share the 
findings of the analysis (assistance may 
be required at additional public hearings, 
please provide an itemized cost for each 
additional meeting if requested) 

  

https://www.socialpinpoint.com/
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January 8, 2024 
City issues Request for Proposal. 

January 17, 2024 
Questions regarding this RFP are due to City 
staff via PlanetBids. 

February 9, 2024, by 5:00PM 
(Pacific Time) 
All proposals are due on PlanetBids without 
exception(s). 

March 4th-15th 2024 
Interviews may be requested at the discretion 
of the City based on the submitted bids.  

March 2024 
The City completes the screening and 
selection process. 

April 2024 
Contract is reviewed and executed. 

May / June 2024 
Anticipated Project Kick-Off 

  

RFP Schedule 
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Relevant Project Experience. 
Applicant demonstrates adequate and 
meaningful experience with projects of 
similar/comparable type and scope. 

30% 

Company's Capabilities 
Company’s experience in providing 
comparable services to other organizations 
and overall expertise in subject matter. 

30% 

Project Team Qualifications 
Applicant demonstrates relevant project 
experience, availability, and capability of 
proposed vital staff members. 

20% 

Proposed Fee Schedule 
20% 

For the purpose of scoring Proposals each of the 
RFQ Review Team members will evaluate each 
Proposal based upon the criteria listed above. The 
Team may seek outside expertise, including but 
not limited to technical advisors. The City will not 
entertain requests for clarifications or debriefing 
about the merits of any individual proposal before 
or after the selection of finalists has been 
announced.  

Evaluation & 
Selection 
Criteria 
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LINK TO BID 
 

PlanetBids Submission 
This RFQ will be fully administered through 
the PlanetBids Bid Management System 
(PlanetBids). The Team shall submit one (1) 
digital copy of their Qualification Package on 
PlanetBids. This is considered the Team’s 
“Response File” in the PlanetBids system. 
Responses received after this time and date 
shall not be accepted. No oral, telephonic, 
faxed, emailed, or telegraphic proposals or 
modifications of proposals shall be 
considered. 

The Team is solely responsible for “on time” 
submission of their electronic Response File 
via PlanetBids through the following link: 

The City will only consider responses that 
have been transmitted successfully and have 
been issued an e-bid confirmation number 
with a timestamp from the PlanetBids system 
indicating that the Response File was 
submitted successfully. The Team shall be 
solely responsible for informing itself with 
respect to the proper utilization of the bid 
management system, ensuring the capability 
of their computer system to upload the 
required documents, and the stability of their 
internet service. Failure of the Team to 
successfully submit an electronic proposal 
shall be at the Team’s sole risk and no relief 

will be given for late and/or improperly 
submitted proposals. Teams experiencing any 
technical difficulties with the proposal 
submission process may contact PlanetBids at 
(818) 992-1771. Neither the City, nor 
PlanetBids, makes any guarantee as to the 
timely availability of assistance, or assurance 
that any given problem will be resolved by 
the deadline. 

Proposal Page Limit 
Proposals must be clear, succinct, and not 
exceed 20 pages, excluding optional 
communications materials. All submittals will 
be evaluated on the completeness and quality 
of the content. Only those Teams providing 
complete information as required will be 
considered for evaluation. The ability to 
follow these instructions demonstrates 
attention to detail. 

Proposal Organization 
The Teams must provide all information as 
requested in this RFQ. Responses must follow 
the format outlined below. Additional 
materials beyond the stated page limit may 
not be considered. The City may reject as 
nonresponsive at its sole discretion any 
Qualification Package or any part thereof, 
which is incomplete, inadequate in its 
response, or departs in any substantive way 
from the required format. 

Responses shall be organized in the following 
manner: 

Cover Letter. An overall introduction is 
required, including a statement of the Team’s 
understanding of the needs of the City. The 
Cover Letter must state the name of the 
person(s) authorized to represent the Team 
in any negotiations, the name(s) of the 
person(s) authorized to sign any contract that 
may result, the contact person’s name, 
mailing or street addresses, phone and email 
addresses. A legal representative of the Team, 
authorized to bind the company in 
contractual matters must sign the Cover 

Proposal 
Instructions 
Proposals are due by February 5, 
2024 by 5:00PM (PT) 

 

https://pbsystem.planetbids.com/portal/22761/portal-home
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Letter. The letter may also briefly set forth 
any particular information the Team wishes 
to bring to the City’s attention. 

Executive Summary. Teams must include 
an Executive Summary. This part of the 
response to the RFQ should be limited to a 
brief narrative highlighting the company’s 
Qualifications. The summary should contain 
as little technical jargon as possible and 
should be oriented toward nontechnical 
personnel. Please include any benefits your 
Team has over competitors. 

Company Background. Teams must 
provide their response to the following 
statements and questions in this section. 

• Name of company. 
• Name of parent company if applicable. 
• Company website address. 
• Number of years in business. 
• How many employees are in your 

company? 
• How many employees are available to 

work on this project? 
• Company’s experience in providing 

comparable services to other 
organizations 

Statement of Understanding. Teams 
shall include a statement of understanding of 
the program scope which shall represent the 
company’s knowledge of the functions, 
methods, and problems related to providing 
effective services as described in this RFQ. 

Proposed Services. Propose and describe 
in detail the services by task and subtask 
described above that will be provided as 
requested in the Scope of Work of this RFP.  

Proposed Fee. Propose and describe in 
detail the fee structure corresponding to the 
related professional services by task and 
subtask. Include hourly rates for work to be 
performed. 

 

 

 

 

References. Teams shall include up to three 
references of the most relevant projects 
completed by the company of equivalent size 
(or larger) and similar complexity to this 
project. Please include the following 
information for each reference: 

• Contact Name and Title 
• Address, Phone Number, & Email Address 
• Location/Jurisdiction 
• Project Name 
• Project Description 
• Project Dates 
• Project Contract Value (initial and current 

or ending value) 

Optional Communication Materials. 
Teams may include, if desired, 
communications materials, including 
newsletters, brochures, posters, and websites 
for review of products, tools and services 
available, including references and case 
studies. This material will not count towards 
the Proposal page limit. 



Additional information 

Inclusion of Proposal 
The proposal submitted in response to this RFP may be incorporated as part of the final 
contract with the selected Proposer. 

Right to Purchase From Any Source 
The City reserves the right to purchase from any source or sources any desired products or 
services relating to this proposal. 

Proposal Validity Period 
Submission of a proposal will signify the vendor’s agreement that the proposal is valid for 120 
days from the Proposal Due Date. 

Firm Prices 
It is the City's policy to obtain goods and services of the highest quality for the lowest cost from 
the most qualified vendor. Prices quoted by Proposers shall be firm prices and not subject to 
increase during the term of any contractual agreement arising between the City and Consultant 
as a result of said proposal. Proposers are to stipulate the expiration date of their quoted 
proposal. 

Withdrawal of Proposals 
Proposals may be withdrawn any time before the Proposal Due Date provided notification is 
received in writing. Proposals cannot be changed or withdrawn after the Proposal Due Date. 

Cancellation 
The City of West Hollywood reserves the right to modify, revise or cancel this RFP. Receipt and 
evaluation of proposals do not obligate the City to award a contract. 

Acceptance and Rejection of Proposals 
The City may reject any or all responses. The City reserves the right to reject any and all 
proposals when such rejection is in the best interest of the City if the proposal contains major 
irregularities. Minor irregularities of the proposal may be waived by the City. They City also 
reserves the right to cancel this RFP at any time and/or to solicit and re-advertise for other 
proposals. The cost of preparing any responses to the RFP shall be borne by the respondents 
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and shall not be reimbursed by the City. After reviewing the responses, one team will be 
selected to participate in the project and will be required to enter into an Agreement for 
Services with the City (See Attachment A). The City reserves the right to negotiate changes to 
the terms contained in the proposal with the selected proposer, including changes to the cost. 

Universal Access and Non-Discrimination 
The City of West Hollywood has a long history of commitment to providing accessible programs 
and services to all citizens. In connection with the performance of this project, the selected 
team agrees not to refuse to hire, discharge, promoter demote, or to discriminate in matters of 
compensation against any person otherwise qualified solely because of race, color, religion, 
national origin, gender, gender variance, age, military status, sexual orientation, marital status, 
or physical or mental disability; and the team further agrees to insert the foregoing provision in 
all subcontracts for the project. 

Verification of Information 
Teams are hereby notified that the City will rely on accuracy and completeness of all 
information provided in making its selection. Teams are urged to carefully review all 
information provided to ensure clarity, accuracy, and completeness of such information. As the 
City deems necessary and appropriate in its sole discretion, the City reserves the right to make 
any inquiries, or another follow-up required to verify the information provided. 

Confidentiality 
Prior to award of the Agreement for Services, all proposals will be designated confidential to 
the extent permitted by the California Public Records Act. After award of the Agreement for 
Services, or if not awarded, after rejection of all proposals, all responses will be regarded as 
public records and will be subject to review by the public. Any language purported to render 
confidential all or portions of the proposals will be regarded as non-effective and will be 
disregarded. 

Public Records and Rights to Submitted Materials 
The originals of all studies, reports, exhibits, documents, data and/or other work/material(s) 
prepared and/or used to comply with any section/condition of this RFP, plus any copies of the 
same required by the Agreement for Services to be furnished tithe City, shall be deemed to be 
public records tithe extent permitted by the California Public Records Act which shall be open 
to inspection by the public and as such shall become and remain the property of the City. 
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Coordination and Communication 
The City’s principal contact for this proposal will be Paige Portwood, pportwood@weho.org.  
 
 
 
Proposers may not contact any City of West Hollywood official, employee, vendor or customer to gather 
information about this RFP. Solicitation with other City of West Hollywood officials, employee, vendor or 
customer regarding this RFP is expressly prohibited without prior consent and may result in disqualification 
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ATTACHMENT A: SAMPLE AGREEMENT 
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ATTACHMENT B: EVIDENCE OF INSURANCE 
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