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TRAFFIC IMPACT ANALYSIS REPORT 

I-10 & SANTA ANITA CHICK-FIL-A PROJECT 
El Monte, California 
September 13, 2022 

(Revision of November 11, 2021 Report) 
 
1.0 INTRODUCTION 
This traffic impact study addresses the potential traffic impacts and circulation needs associated with 
the proposed I-10 & Santa Anita Chick-fil-A Project (hereinafter referred to as Project). The 
proposed project site, which is currently vacant is located on the northeast corner of the intersection 
of Santa Anita Avenue and Brockway Street in the City of El Monte, California. The proposed 
Project will consist of a 4,839 square-foot (SF) Chick-fil-A restaurant with a dual drive-through.  
The proposed Chick-fil-A restaurant dual drive-through will provide stacking for up to twenty-nine 
(29) vehicles.  Vehicular access to the proposed Project will be provided via one (1) left-turn 
in/right-turn in/right-turn out only driveway located along Santa Anita Avenue (i.e. Project 
Driveway No. 1) and via one (1) right-turn in/right-turn out only driveway located along Brockway 
Street (i.e. Project Driveway No. 2).  

1.1 Scope of Work 
This traffic report documents the findings and recommendations of a traffic impact analysis 
conducted by Linscott, Law & Greenspan, Engineers (LLG) to determine the potential impacts 
associated with the proposed Project. The traffic analysis evaluates the existing operating conditions 
at nine (9) key study intersections within the project vicinity, estimates the trip generation potential 
of the proposed Project, and forecasts future opening year (Year 2024) operating conditions without 
and with the proposed Project.  Where necessary, intersection improvements are identified.  

This traffic report satisfies the traffic impact requirements of the City of El Monte Transportation 
Impact Analysis Guidelines for Vehicle Miles Traveled and Level of Service Assessment, dated 
October 2020, and considers the requirements in the most current Congestion Management Program 
(CMP) for Los Angeles County.  The Scope of Work for this traffic report, which is included in 
Appendix A, has been developed in coordination with City of El Monte staff.   

The Project site has been visited and an inventory of adjacent area roadways and intersections was 
performed.  Existing weekday peak hour traffic count information has been collected at nine (9) key 
study intersections for use in the preparation of intersection level of service calculations.  
Information concerning cumulative projects (planned and/or approved) in the vicinity of the 
proposed Project has been researched at the Cities of El Monte, South El Monte, and Rosemead.  
Based on our research, there are thirty-nine (39) cumulative projects located in the City of El Monte, 
two (2) cumulative projects located in the City of Rosemead and ten (10) cumulative projects located 
in the City of South El Monte.  These fifty-one (51) planned and/or approved cumulative projects 
were considered in the cumulative traffic analysis for this Project. 
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2.0 PROJECT DESCRIPTION 
The proposed project site, which is currently vacant is located on the northeast corner of the 
intersection of Santa Anita Avenue and Brockway Street in the City of El Monte, California.  Figure 
2-1 presents an aerial depiction of the existing site. 

The proposed Project will consist of a 4,839 SF Chick-fil-A restaurant with a dual drive-through.  
The proposed Chick-fil-A restaurant dual drive-through will provide stacking for up to twenty-nine 
(29) vehicles.  It should be noted that during peak operating times (i.e. if the 29 vehicle drive-
through storage is exceeded), Chick-fil-A staff may cone-off areas of the parking lot to keep the 
drive-through queue on-site and away from the driveway on Santa Anita Avenue.  The proposed 
Project is expected to be completed and fully occupied by the Year 2024.  Figure 2-2 presents the 
proposed site plan for the Project prepared by CRHO Architects.   

2.1 Site Access 
Vehicular access to the proposed Project will be provided via one (1) left-turn in/right-turn in/right-
turn out only driveway located along Santa Anita Avenue (i.e. Project Driveway No. 1) and via one 
(1) right-turn in/right-turn out only driveway located along Brockway Street (i.e. Project Driveway 
No. 2). 
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3.0 EXISTING CONDITIONS 
3.1 Existing Street System 
Regional access to the site is provided via the I-10 Freeway.  The principal local network of streets 
serving the project includes Santa Anita Avenue and Brockway Street.  The following discussion 
provides a brief synopsis of these key area streets. The descriptions are based on an inventory of 
existing roadway conditions. 

Santa Anita Avenue is oriented in the north-south direction and is a six lane, divided roadway north 
of the I-10 Freeway, and a four-lane, divided roadway south of the I-10 Freeway.  Santa Anita 
Avenue borders the Project to the west. On-street parking is not permitted along this roadway within 
the vicinity of the Project.  The posted speed limit on Santa Anita Avenue is 35 miles per hour 
(mph).  Santa Anita Avenue is designated as a Major Arterial in the City of El Monte General Plan 
Circulation Element, June 2011.  Traffic signals control the study intersections of Santa Anita 
Avenue at Valley Boulevard, Main Street, MTA/Ramona Boulevard, El Monte Busway, I-10 WB 
On-Ramp/Brockway Street, I-10 EB Off-Ramp/Asher Street, Mildred Street, and Garvey Avenue. 
The intersection of Santa Anita Avenue at Amador Street is stop-controlled.  

Brockway Street is oriented in the east-west direction and is a two lane (one-way roadway in the 
westbound direction).  Brockway Street borders the Project to the south.  On-street parking is 
generally permitted on the north side of the roadway with the vicinity of the Project.  A traffic signal 
controls the study intersection of Brockway Street at Santa Anita Avenue.  

Figure 3-1 presents an inventory of the existing roadway conditions for the arterials and 
intersections evaluated in this report. This figure identifies the number of travel lanes for key 
arterials, as well as intersection configurations and controls for the key area study intersections. 

3.2 Public Transit Services 
The City of El Monte is home to significant public transit facilities and services.  The El Monte 
Transit Station (EMTS) is a regional bus hub in Downtown with direct access to the El Monte 
Busway, one of the most successful dedicated bus/high occupancy vehicle (HOV) lanes in the 
country.  Both the Los Angeles County Metropolitan Transportation Authority (Metro) and Foothill 
Transit operate many routes that run through El Monte and converge at the EMTS.  The following 
sections provide an overview of the regional rail service and local transit services provided through 
and within the City of El Monte. 

3.2.1 Regional Rail Transit Network Connections 
Los Angeles County and surrounding counties are interconnected by a regional network of rail lines, 
with Union Station in Downtown Los Angeles functioning as the hub of the rail system.  Amtrak, 
Metro, and the Southern California Regional Rail Authority (SCRRA) operate a system of heavy 
rail, light rail and subway lines that provide interconnections throughout Los Angeles County and 
connections between the six county Southern California region including Los Angeles County, 
Orange County, Riverside County, San Bernardino County, San Diego County and Ventura County.   
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Metro currently operates four light rail lines and two rapid transit subway lines, altogether totaling 
roughly 101.5 miles of rail, 93 stations, and approximately 742,741 estimated daily weekday 
ridership for the Year 2022.1  The El Monte bus station is located at 3501 Santa Anita Avenue, 
northwest of the project site.  SCRRA operates Metrolink which provides rail service for Los 
Angeles County, Orange County, Riverside County, San Bernardino County and Ventura County.  
Metrolink presently operates seven lines of service, 63 stations, and approximately 39,500 daily 
weekday boardings all over a 538 route-mile network.2  Near the project site, Metrolink provides a 
rail stop for the San Bernardino route corridor which extends between Union Station in downtown 
Los Angeles and the City of San Bernardino.  This Metrolink stop provides connectivity 
opportunities for El Monte and the proposed project to the regional network of rail lines operated by 
Amtrak, Metro and SCRRA.  The El Monte Metrolink transit station is located at 10925 Railroad 
Street, north of Valley Boulevard and west of Tyler Avenue, northeast of the project site.   

3.2.2 Public Bus Transit Services 
Public bus transit service within the project study area is currently provided by Los Angeles County 
Metropolitan Transit Authority (Metro), Foothill Transit, and El Monte Transit.  A summary of the 
existing transit service, including the transit route, destinations and peak hour headways is presented 
in Table 3-1.  The existing public transit routes in the project site vicinity are illustrated in Figure 3-
2. 

Metro operates eight bus transit routes along major roadways within the traffic analysis study area, 
including routes on Santa Anita Avenue, Valley Boulevard, Ramona Boulevard, among many others.  
Foothill Transit serves the San Gabriel and Pomona Valleys and it provides bus transit service along 
major roadways within the traffic analysis study area including Santa Anita Avenue, Ramona 
Boulevard, Garvey Avenue, among others.  Foothill Transit operates nine transit routes in the 
immediate vicinity of the project site.  With the addition of bus transit routes operated by El Monte 
Transit and Norwalk Transit, multiple routes are provided on most major corridors within the traffic 
analysis study area.   

Appendix B contains the most current public transit route schedules and maps for the 
aforementioned bus routes.  

3.2.3 El Monte Transit and Commuter Shuttle3 
The City of El Monte operates its own in-town transit system including routes that provide service in 
the project vicinity.  El Monte Transit (Trolley) operates ultra-low floor transit buses on five fixed-
routes that provide transportation to residents to most major shopping areas, recreation facilities and 
most schools within the City.  Hours of operation are Monday through Friday from 6:00 AM to 7:15 
PM and Saturdays/Sunday from 9:20 AM to 6:20 PM.  All buses leave from the station located at 
3679 Center Avenue approximately every 50 minutes. 

 
1  Source: Metro Interactive Estimated Ridership Stats (https://isotp.metro.net/MetroRidership/Index.aspx).  
2  Source: SCCRA (https://www.metrolinktrains.com/about/agency/facts--numbers/).  Ridership number provided from Year 2018-2019 Q3 Fact 
Sheet. 
3  Source: http://www.ci.el-monte.ca.us/Government/PublicWorks/Transportation.aspx 





 

LINSCOTT, LAW & GREENSPAN, engineers               LLG Ref. 2-21-4437 
I-10 & Santa Anita Chick-fil-A Project, El Monte 

N:\4400\2214437 - I-10 & Santa Anita Chick-fil-A, El Monte\Report\4437 I-10 & Santa Anita Chick-fil-A, El Monte TIA 09-13-2022.doc 

8 

TABLE 3-1 
EXISTING TRANSIT ROUTES4 

 
 

ROUTE 

 
 

DESTINATIONS ROADWAYS(S) NEAR SITE 

NO. OF BUSES/TRAINS 
DURING PEAK HOUR 

DIR AM PM 

Metro 70 El Monte to Downtown Los Angeles via Monterey Park and 
East Los Angeles 

Santa Anita Avenue, El Monte Metro 
Station, Mildred Street, Garvey Avenue 

EB 
WB 

6 
6 

7 
6 

Metro 76 El Monte to Downtown Los Angeles via Rosemead, 
Alhambra and Lincoln Heights 

Santa Anita Avenue, Valley Boulevard, 
Ramona Boulevard 

EB 
WB 

3 
5 

4 
4 

Metro 267  Altadena to El Monte via Pasadena and Arcadia Santa Anita Avenue, Valley Mall 
Ramona Boulevard 

NB 
SB 

3 
3 

3 
3 

Metro 268 El Monte to Altadena via Arcadia, Sierra Madre, Pasadena, 
Altadena and La Canada Flintridge 

Santa Anita Avenue, Ramona Boulevard 
NB 
SB 

2 
2 

2 
2 

Metro 287 Montebello to Arcadia via South El Monte and El Monte Santa Anita Avenue, Ramona Boulevard 
NB 
SB 

2 
2 

2 
2 

Metro 487 / 489 El Monte to Los Angeles via Arcadia, Pasadena, San Marino, 
Temple City, and San Gabriel  

Santa Anita Avenue, Valley Boulevard, 
Valley Mall, Ramona Boulevard 

EB 
WB 

3 
4 

3 
3 

Metro 577 El Monte to Long Beach via Whittier, Norwalk and Cerritos Santa Anita Avenue, El Monte Metro 
Station 

NB 
SB 

2 
3 

2 
3 

 

 
4 Sources: Los Angeles County Metropolitan Transportation Authority (Metro), Foothill Transit, City of El Monte, City of Norwalk and Metrolink Commuter Rail websites, 2021. 
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TABLE 3-1 (CONTINUED) 
EXISTING TRANSIT ROUTES5 

 
 

ROUTE 

 
 

DESTINATIONS ROADWAYS(S) NEAR SITE 

NO. OF BUSES/TRAINS 
DURING PEAK HOUR 

DIR AM PM 

Foothill Transit 178 Industry to El Monte via Walnut, West Covina and Baldwin 
Park Santa Anita Avenue, Ramona Boulevard 

EB 
WB 

2 
3 

2 
3 

Foothill Transit 190 Pomona to El Monte via Covina, West Covina and Baldwin 
Park Santa Anita Avenue, Ramona Boulevard 

EB 
WB 

3 
5 

5 
4 

Foothill Transit 194 Cal Poly Pomona to El Monte via Walnut, Industry and La 
Puente Santa Anita Avenue, Ramona Boulevard 

EB 
WB 

5 
4 

5 
4 

Foothill Transit 269 El Monte to Montebello via Montebello via South El Monte Santa Anita Avenue, Garvey Avenue 
NB 
SB 

3 
2 

3 
2 

Foothill Transit 270 El Monte to Monrovia via Irwindale Santa Anita Avenue, Ramona Boulevard 
NB 
SB 

2 
2 

2 
2 

Foothill Transit 282 El Monte to La Puente via Industry Santa Anita Avenue, Ramona Boulevard 
EB 
WB 

3 
3 

3 
3 

Foothill Transit 486 El Monte to Pomona via Baldwin Park, La Puente and 
Walnut 

Santa Anita Avenue, Mildred Street, 
Garvey Avenue 

EB 
WB 

4 
5 

3 
5 

Foothill Transit 488 El Monte to Pomona via Baldwin Park, West Covina, 
Covina, and Glendora Santa Anita Avenue, Ramona Boulevard 

EB 
WB 

4 
3 

3 
3 

Foothill Transit 492 Claremont to Glendora via La Verna, San Dimas, Covina, 
Irwindale and Baldwin Park 

Santa Anita Avenue, Valley Boulevard, 
Valley Mall 

EB 
WB 

2 
4 

2 
3 

 

 
5 Sources: Los Angeles County Metropolitan Transportation Authority (Metro), Foothill Transit, City of El Monte, City of Norwalk and Metrolink Commuter Rail websites, 2021. 
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TABLE 3-1 (CONTINUED) 
EXISTING TRANSIT ROUTES6 

 
 

ROUTE 

 
 

DESTINATIONS ROADWAYS(S) NEAR SITE 

NO. OF BUSES/TRAINS 
DURING PEAK HOUR 

DIR AM PM 

Norwalk Transit 7 Metro Greenline Station to El Monte via Norwalk, Santa Fe 
Springs, Whittier and South El Monte Santa Anita Avenue, Ramona Boulevard 

NB 
SB 

2 
5 

3 
2 

El Monte Green Route City of El Monte (Clockwise) Valley Blvd, Mountain View Road, 
Garvey Avenue, Santa Anita Avenue 

C-W 
Loop 

1 1 

El Monte Red Route City of El Monte (Clockwise) Tyler Avenue, Ramona Blvd, Arden 
Drive, Lower Azusa Road, Peck Road 

C-W 
Loop 

1 1 

Metrolink 
San Bernardino Line 

Downtown San Bernardino to Downtown Los Angeles via 
Rialto, Fontana, Rancho Cucamonga, Upland, Montclair, 
Claremont, Pomona, Covina, Baldwin Park, El Monte and 

Cal State Los Angeles 

El Monte Station 
EB 
WB 

1 
1 

3 
1 

   Total 116 114 

 

 

 
6 Sources: Los Angeles County Metropolitan Transportation Authority (Metro), Foothill Transit, City of El Monte, City of Norwalk and Metrolink Commuter Rail websites, 2021. 
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3.6 Existing Traffic Volumes 
Nine (9) key study intersections have been identified as the locations at which to evaluate existing 
and future traffic operating conditions. Some portion of potential project-related traffic will pass 
through each of these intersections, and their analysis will reveal the expected relative impacts of the 
project. These key intersections and roadway segments were selected for evaluation based on 
coordination with City of El Monte staff. 

Existing AM peak hour and PM peak hour traffic volumes for the nine (9) key study intersections 
evaluated in this report were conducted by Transportation Studies Inc. in August 2022, when local 
area schools were in session.  Figures 3-3 and 3-4 illustrate the existing AM and PM peak hour 
traffic volumes at the nine (9) key study intersections, respectively.  

Appendix C contains the detailed peak hour count sheets for the key intersections evaluated in this 
report. 

3.7 Existing Intersection Conditions 
Existing AM and PM peak hour operating conditions for the eight (8) key signalized study 
intersections were evaluated using the Intersection Capacity Utilization (ICU) methodology.  The 
one (1) unsignalized intersection was evaluated using the Highway Capacity Manual 6 (HCM 6) 
Operations methodology.  The HCM 6 Operations methodology was also utilized to evaluate the two 
(2) key study intersections that are also under the jurisdiction of Caltrans. 

3.7.1 Intersection Capacity Utilization (ICU) Method of Analysis 
In conformance with City of El Monte and LA County CMP requirements, AM and PM peak hour 
operating conditions for the key signalized study intersections were evaluated using the Intersection 
Capacity Utilization (ICU) method. The ICU technique is intended for signalized intersection 
analysis and estimates the volume to capacity (V/C) relationship for an intersection based on the 
individual V/C ratios for key conflicting traffic movements.  The ICU numerical value represents the 
percent signal (green) time and thus capacity, required by existing and/or future traffic. It should be 
noted that the ICU methodology assumes uniform traffic distribution per intersection approach lane 
and optimal signal timing.   

For the City of El Monte, per LA County CMP requirements, the ICU calculations use a lane 
capacity of 1,600 vehicles per hour (vph) for left-turn, through, and right-turn lanes, and dual left 
turn capacity of 2,880 vph.  A clearance adjustment factor of 0.10 was added to each Level of 
Service calculation.   

The ICU value translates to a Level of Service (LOS) estimate, which is a relative measure of the 
intersection performance. The ICU value is the sum of the critical volume to capacity ratios at an 
intersection; it is not intended to be indicative of the LOS of each of the individual turning 
movements. The six qualitative categories of Level of Service have been defined along with the 
corresponding ICU value range and are shown in Table 3-2.   
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3.9 Existing Level of Service Results 
Table 3-4 summarizes the existing peak hour service level calculations for the nine (9) key study 
intersections based on existing traffic volumes and current street geometry.  Review of Table 3-4 
indicates that all nine (9) key study intersections currently operate at acceptable LOS C or better 
during the AM and PM peak hours. 

Appendix D presents the Existing peak hour ICU/LOS and HCM/LOS calculation worksheets for the 
nine (9) key study intersections. 
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4.0 TRAFFIC FORECASTING METHODOLOGY 
In order to estimate the traffic impact characteristics of the proposed Project, a multi-step process 
has been utilized. The first step is traffic generation, which estimates the total arriving and departing 
traffic on a peak hour and daily basis. The traffic generation potential is forecast by applying the 
appropriate vehicle trip generation equations or rates to the project development tabulation. 

The second step of the forecasting process is traffic distribution, which identifies the origins and 
destinations of inbound and outbound project traffic. These origins and destinations are typically 
based on demographics and existing/expected future travel patterns in the study area. 

The third step is traffic assignment, which involves the allocation of project traffic to study area 
streets and intersections. Traffic assignment is typically based on minimization of travel time, which 
may or may not involve the shortest route, depending on prevailing operating conditions and travel 
speeds. Traffic distribution patterns are indicated by general percentage orientation, while traffic 
assignment allocates specific volume forecasts to individual roadway links and intersection turning 
movements throughout the study area.  

With the forecasting process complete and project traffic assignments developed, the impact of the 
proposed project is isolated by comparing operational (LOS) conditions at selected key intersections 
using expected future traffic volumes with and without forecast project traffic. The need for site-
specific and/or cumulative local area traffic improvements can then be evaluated and the 
significance of the project’s impacts identified. 
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5.3 Existing Plus Project Traffic Conditions 
The existing plus project traffic conditions have been generated based upon existing conditions and 
the estimated project traffic.  These forecast traffic conditions have been prepared pursuant to City of 
El Monte guidelines, which require that the potential impacts of a Project be evaluated upon the 
circulation system as it currently exists.  This traffic volume scenario and the related intersection 
capacity analyses will identify the roadway improvements necessary to offset the direct traffic 
impacts of the Project, if any. 

Figures 5-4 and 5-5 present projected AM and PM peak hour traffic volumes at the nine (9) key 
study intersections with the addition of the trips generated by the proposed Project to existing traffic 
volumes, respectively. 
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6.0 FUTURE TRAFFIC CONDITIONS 
6.1 Ambient Traffic Growth 
Horizon Year 2024, background traffic growth estimates have been calculated using an ambient 
traffic growth factor. The ambient traffic growth factor is intended to include unknown and future 
cumulative projects in the study area, as well as account for regular growth in traffic volumes due to 
the development of projects outside the study area. The future growth in traffic volumes has been 
calculated at one percent (1.0%) per year. Applied to the Year 2022 existing traffic volumes, this 
factor results in a 2.0% growth in existing volumes to the opening year horizon (Year 2024). 

6.2 Cumulative Projects Traffic Characteristics 
In order to make a realistic estimate of future on-street conditions prior to implementation of the 
proposed Project, the status of other known development projects (cumulative projects) within a 
two-mile radius of the proposed Project has been researched at the Cities of El Monte, Rosemead, 
and South El Monte.  Based on our research, there are thirty-nine (39) cumulative projects located in 
the City of El Monte, two (2) cumulative projects located in the City of Rosemead, and ten (10) 
cumulative projects located in the City of South El Monte. These fifty-one (51) planned and/or 
approved cumulative projects were considered in the cumulative traffic analysis for this Project.  

Table 6-1 provides a brief description for each of the fifty-one (51) cumulative projects. Figure 6-1 
graphically illustrates the location of the fifty-one (51) cumulative projects. These cumulative 
projects are expected to generate vehicular traffic, which may affect the operating conditions of the 
key study intersections.   

Table 6-2 summarizes the trip generation potential for all fifty-one (51) cumulative projects on a 
daily and peak hour basis for a typical weekday.  As shown, the cumulative projects are expected to 
generate 43,154 daily trips, with 2,178 trips (1,149 inbound, 1,029 outbound) anticipated during the 
AM peak hour and 3,736 trips (2,030 inbound, 1,706 outbound) produced during the PM peak hour.  

Distribution patterns for each of the cumulative projects were developed based on the location of the 
trip attractors, type of land use, the site's proximity to major traffic carriers and freeways and 
previously completed traffic studies. The anticipated AM and PM peak hour cumulative project 
traffic volumes at the nine (9) key study intersections are presented in Figures 6-2 and 6-3, 
respectively. Figures 6-4 and 6-5 present Year 2024 AM and PM Cumulative peak hour traffic 
volumes at the nine (9) key study intersections, respectively.  It should be noted that the Year 2024 
Cumulative traffic volumes include ambient traffic growth as well as the traffic from the fifty-one 
(51) cumulative projects. 

6.3 Year 2024 With Project Traffic Volumes 
The estimates of Project-generated traffic volumes were added to the Year 2024 Without Project 
traffic conditions to develop traffic projections for Year 2024 With Project traffic conditions. 
Figures 6-6 and 6-7 present the anticipated AM and PM peak hour Year 2024 With Project traffic 
volumes, respectively, at the nine (9) key study intersections. 
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TABLE 6-1 
LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS12 

No. Description Location/Address Size 

City of El Monte  

1. CUP 18-19  3900 Arden Drive 370,992 SF Warehouse  

2. VTTM / TTM 82656 3650 Center Avenue  53 DU Multifamily (4-Story) 

3. VTTM / TTM 74982 2616 Durfee Avenue 
13 DU Multifamily  
1,500 SF Commercial  

4. CUP 13-20 9550 Flair Drive 171 Room Extended-Stay Hotel  

5. LD 716 / PM 72378 9133 Garvey Avenue  
61,700 SF Office 
26,700 SF Warehouse  
9,600 SF Print Shop  

6. VTTM / TTM 69080  11605 Garvey Avenue  
26 DU Senior Apartments 
5,500 SF Commercial 

7. DR 04-18 10949 Garvey Avenue  3,421 SF Commercial  

8. VTTM / TTM 72766 11022 - 11048 Garvey Avenue  2,100 SF Commercial  

9. VTTM / TTM 72497 (Phases 2 & 3)  11301 – 11401 Garvey Avenue 
12 DU Multifamily  
4,761 SF Commercial  
(Phase 2: 2,200 SF; Phase 3: 2,561 SF)  

10. CUP 04-17 10950 Grand Avenue  2,000 SF Office 

11. VTTM / TTM 82797  
11312 Orchard Street 
3630 - 3700 Cypress Avenue 

82 DU Multifamily  

12. DR 01-19  3937 Peck Road 8,510 SF Commercial  

13. 3268 Rosemead Blvd Office  3268 Rosemead Boulevard 12,250 SF Office  

14. Rowland Avenue Residential  4127- 4143 Rowland Avenue  71 DU Multifamily  

15. DR 09-16 4456 Baldwin Avenue 9,066 SF Industrial building 

16. VTTM/TTM 73808 3708 Cypress Avenue 12 DU Detached Multifamily 

17. DR 01-22 12247 Elliot Avenue 52 DU Multifamily 

18. DR 01-21 10334 Garvey Avenue 
26 DU Senior Apartments 
5,500 SF Commercial 

19. DR 13-22 10627 Main Street 4,800 SF Commercial 

20. DR 07-21 3700 Monterey Avenue 85 DU Multifamily  

21. VTTM / TTM 82382 4123-4131 Peck Road 14 DU Multifamily (3-Story) 

22. CUP 11-21 4336 Peck Road 9,406 SF Commercial 

 
12     Source: City of El Monte, Rosemead and South El Monte Planning Department staff. 
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TABLE 6-1(CONTINUED)  
LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS13 

No. Description Location/Address Size 

23. Gateway Transit Community (Parcel 5) 3335 Santa Anita Avenue 

310,845 SF Commercial  
60,000 SF Movie Theater  
37,000 SF Fitness  
175-Room Hotel  

24. Gateway Transit Community (Parcel 4) 3527 Santa Anita Avenue 

208 DU Multifamily  
12,925 SF Retail 
12,925 SF High-Turnover Sit-Down Restaurant 
2,000 SF Community Room 

25. 2650 Seaman Avenue Warehouse 2650 Seaman Avenue  4,500 SF Warehouse  

26. VTTM / TTM 82738 4304 Temple City Boulevard 63,956 SF Industrial  

27. VTPM / TPM 83105 3637 & 3649 Tyler Avenue 53 DU Affordable Multifamily 

28. Valley Boulevard Residential 11640-11730 Valley Boulevard 83 DU Multifamily  

29. CCB 15-20 
3133, 3141 - 3145 Maxson Road, & 
12114 Garvey Avenue 

67,000 SF Cannabis Cultivation/Manufacturing 

30. VTPM / TPM 82071 12432 Valley Boulevard 97 Room Holiday Inn Express Hotel 

31. CUP 14-19 3548 Santa Anita Avenue 27 DU Multifamily (6 Story) 

32. DR 06-20 11730 Ramona Boulevard 38 DU Affordable Housing 

33. VTPM/TPM 82313 11016 Ramona Boulevard 51 DU Affordable Housing 

34. VTTM/TTM 82682 4526 Santa Anita Avenue 14 DU Multifamily 

35. DR 12-22 10561 Santa Fe Drive 212 DU Multifamily 

36. DR 16-22 4097 Temple City Boulevard 103,000 SF Industrial Building 

37. DR 10-22 11330 Valley Boulevard 39 DU Multifamily 

38. DR 17.21 9909-9933 Valley Boulevard 27 DU Multifamily 

39. DR 02-13 10568 Gateway Promenade 208 DU Multifamily 

City of Rosemead 

40. Hampton Inn & Suite Hotel  8900 Glendon Way  123 Guest Rooms (5 Story)  

41. 2562 River Avenue 2562 River Avenue 35,596 SF Industrial Warehouse 

 
 
 
 
 

 
13    Source: City of El Monte, Rosemead and South El Monte Planning Department staff. 
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TABLE 6-1(CONTINUED) 
LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS14 

No. Description Location/Address Size 

City of South El Monte 

42. 2476 Rosemead Mixed Use  
2476 Rosemead Boulevard & 2512 
Rosemead Boulevard  

9,456 SF Commercial  
9,456 SF Office  
45,289 SF Warehouse 

43. 2405 Loma Avenue Warehouse  2405 Loma Avenue  55,792 SF Warehouse (Auto Parts Wholesale) 

44. 2540 Rosemead Blvd Residential  2540 Rosemead Boulevard 207 DU Single-Family  

45. CUP-21-13 2200 Rosemead Boulevard 
11,550 SF Commercial 
27,440 SF Office 
112,950 SF Warehouse 

46. GPA-22-01 2650 Rosemead Boulevard 
44,570 SF Supermarket 
172 DU Ground Floor Retail 

47. CONSULT-22-22 10005 Rush Street 5,212 SF Warehouse 

48. CONSULT-22-46 1503 Adelia Avenue 8,000 SF Industrial Building 

49. CONSULT-22-39 1720 Santa Anita Avenue 10,684 SF Warehouse 

50. CONSULT-21-47 1924 Merced Avenue 12,870 SF Warehouse 

51. CONSULT-21-42 1919 Potrero Avenue 15,535 SF Industrial building 

 

 
14     Source: City of El Monte, Rosemead and South El Monte Planning Department staff. 
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TABLE 6-2  
CUMULATIVE PROJECTS TRAFFIC GENERATION FORECAST15 

No. Cumulative Project Description 
Daily 

Two-Way 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

1. CUP 18-19  634 49 14 63 19 48 67 

2. VTTM / TTM 82656 241 5 15 20 13 8 21 

3. VTTM / TTM 74982 162 3 6 9 7 6 13 

4. CUP 13-20 1,366 44 35 79 52 49 101 

5. LD 716 / PM 72378 1,425 107 19 126 47 118 165 

6. VTTM / TTM 69080  381 9 9 18 16 14 30 

7. DR 04-18 167 4 3 7 7 7 14 

8. VTTM / TTM 72766 103 3 1 4 4 4 8 

9. VTTM / TTM 72497 (Phases 2 & 3)  314 7 8 15 14 11 25 

10. CUP 04-17 22 3 0 3 1 2 3 

11. VTTM / TTM 82797  553 8 25 33 26 16 42 

12. DR 01-19  417 11 7 18 17 17 34 

13. 3268 Rosemead Blvd Office  133 17 2 19 3 15 18 

14. Rowland Avenue Residential  479 7 21 28 23 13 36 

15. DR 09-16 16 2 0 2 1 1 2 

16. VTTM/TTM 73808 81 1 4 5 4 2 6 

17. DR 01-22 350 5 16 21 17 10 27 

18. DR 01-21 353 9 8 17 15 14 29 

19. DR 13-22 235 6 4 10 10 9 19 

20. DR 07-21 573 8 26 34 27 16 43 

21. VTTM / TTM 82382 94 1 5 6 4 3 7 

22. CUP 11-21 461 12 8 20 19 18 37 

23. Gateway Transit Community (Parcel 5) 17,269 219 152 371 868 557 1,425 

24. Gateway Transit Community (Parcel 4) 16 1,264 86 96 182 97 41 138 

25. 2650 Seaman Avenue Warehouse 8 1 0 1 0 1 1 

26. VTTM / TTM 82738 311 41 6 47 6 36 42 

27. VTPM / TPM 83105 357 5 16 21 17 10 27 

28. Valley Boulevard Residential 559 8 25 33 26 16 42 

29. CCB 15-20 318 35 11 46 16 34 50 

 
15  Unless otherwise noted, Source: Trip Generation, 11th Edition, Institute of Transportation Engineers (ITE) [Washington, D.C. (2021)]. 
16  Source: Gateway Transit Community Traffic Impact Analysis, prepared by Urban Crossroads, dated August 29, 2019. 
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TABLE 6-2 (CONTINUED)  
CUMULATIVE PROJECTS TRAFFIC GENERATION FORECAST17 

No. Cumulative Project Description 
Daily 

Two-Way 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

30. VTPM / TPM 82071 775 25 20 45 29 28 57 

31. CUP 14-19 123 2 8 10 7 4 11 

32. DR 06-20 183 4 10 14 10 7 17 

33. VTPM/TPM 82313 245 5 13 18 14 9 23 

34. VTTM/TTM 82682 94 1 5 6 4 3 7 

35. DR 12-22 1,429 20 65 85 68 40 108 

36. DR 16-22 502 67 9 76 9 58 67 

37. DR 10-22 263 4 12 16 13 7 20 

38. DR 17.21 182 3 8 11 9 5 14 

39. DR 02-13 1,402 20 63 83 67 39 106 

40. Hampton Inn & Suite Hotel  983 32 25 57 37 36 73 

41. 2562 River Avenue 61 5 1 6 2 4 6 

42. 2476 Rosemead Mixed Use  643 30 12 42 23 36 59 

43. 2405 Loma Avenue Warehouse  95 7 2 9 3 7 10 

44. 2540 Rosemead Blvd Residential  1,952 38 107 145 123 72 195 

45. CUP-21-13 1,056 66 19 85 36 70 106 

46. GPA-22-01 4,356 84 106 190 196 169 365 

47. CONSULT-22-22 9 1 0 1 0 1 1 

48. CONSULT-22-46 39 5 1 6 1 4 5 

49. CONSULT-22-39 18 2 0 2 1 1 2 

50. CONSULT-21-47 22 2 0 2 1 1 2 

51. CONSULT-21-42 76 10 1 11 1 9 10 

Total Cumulative Projects Trip Generation Forecast 43,154 1,149 1,029 2,178 2,030 1,706 3,736 

 
17  Unless otherwise noted, Source: Trip Generation, 11th Edition, Institute of Transportation Engineers (ITE) [Washington, D.C. (2021)]. 
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7.2 Traffic Impact Analysis Scenarios  
The following scenarios are those for which volume/capacity calculations have been performed at 
the nine (9) key study intersections for existing plus project and near-term (Year 2024) traffic 
conditions. 

(a) Existing Traffic Conditions; 
(b) Existing Plus Project Traffic Conditions; 
(c) Scenario (b) with Improvements, if necessary; 
(d) Near-Term (Year 2024) Cumulative Traffic Conditions, 
(e) Near-Term (Year 2024) Cumulative Plus Project Traffic Conditions; and 
(f) Scenario (e) with Improvements, if necessary. 
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8.0 PEAK HOUR INTERSECTION CAPACITY ANALYSIS 
8.1 Existing Traffic Conditions 
Table 8-1 summarizes the peak hour level of service results at the nine (9) key study intersections 
for “Existing plus Project” traffic conditions.  The first column (1) of ICU/LOS and HCM/LOS 
values in Table 8-1 presents a summary of existing AM and PM peak hour traffic conditions (which 
were also presented in Table 3-4).  The second column (2) lists existing plus project traffic 
conditions.  The third column (3) shows the increase in ICU value and/or Delay value due to the 
added peak hour project trips and indicates whether the traffic associated with the Project will have 
an impact based on the LOS standards and impact criteria defined in this report.  The fourth column 
(4) indicates the anticipated level of service with recommended improvements. 

8.1.1 Existing Plus Project Traffic Conditions 
Review of Columns (2) and (3) of Table 8-1 indicates that traffic associated with the proposed 
Project will not significantly impact any of the nine (9) key study intersections, when compared to 
the LOS standards and impact criteria specified in this report.  The nine (9) key study intersections 
currently operate and are forecast to continue to operate at an acceptable LOS during the AM and 
PM peak hours with the addition of Project generated traffic to existing traffic. 

Appendix D also presents the existing plus project ICU/LOS and HCM/LOS calculations for the nine 
(9) key study intersections for the AM peak hour and PM peak hour. 

8.2 Year 2024 Traffic Conditions 
Table 8-2 summarizes the peak hour level of service results at the nine (9) key study intersections 
for “Year 2024” traffic conditions.  The first column (1) of ICU/LOS and HCM/LOS values in Table 
8-2 presents a summary of existing AM and PM peak hour traffic conditions (which were also 
presented in Table 3-4).  The second column (2) lists projected cumulative traffic conditions 
(existing plus ambient traffic plus cumulative project traffic) based on existing intersection 
geometry, but without any traffic generated from the proposed Project.  The third column (3) 
presents forecast Year 2024 near-term traffic conditions with the addition of Project traffic.  The 
fourth column (4) shows the increase in ICU value and/or Delay value due to the added peak hour 
project trips and indicates whether the traffic associated with the Project will have an impact based 
on the LOS standards and impact criteria defined in this report.  The fifth column (5) indicates the 
anticipated level of service with recommended improvements. 

8.2.1 Year 2024 Cumulative Traffic Conditions 
Review of column (2) of Table 8-2 shows that all nine (9) key study intersections are forecast to 
operate at acceptable LOS D or better during the AM and PM peak hours under Year 2024 
Cumulative traffic conditions.  
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8.2.2 Year 2024 Cumulative Plus Project Traffic Conditions 
Review of Columns (3) and (4) of Table 8-2 indicates that traffic associated with the proposed 
Project will not significantly impact any of the nine (9) key study intersections, when compared to 
the LOS standards and impact criteria specified in this report.  The nine (9) key study intersections 
currently operate and are forecast to continue to operate at an acceptable LOS during the AM and 
PM peak hours with the addition of Project generated traffic to Year 2024 cumulative traffic.  

Appendix E presents the Year 2024 cumulative and Year 2024 cumulative plus project ICU/LOS 
and HCM/LOS calculations for the nine (9) key study intersections. 
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9.0 STATE OF CALIFORNIA (CALTRANS) METHODOLOGY 
Caltrans requires the use of analysis methods provided in the Highway Capacity Manual 6 (HCM 6) 
for the analysis of ramp intersections.  Caltrans “endeavors to maintain a target LOS at the transition 
between LOS “C” and LOS “D” on State highway facilities”; it does not require that LOS “D” 
(shall) be maintained.  However, Caltrans acknowledges that this may not always be feasible and 
recommends that the lead agency consult with Caltrans to determine the appropriate target LOS.  For 
this analysis, LOS D is the target level of service standard and will be utilized to assess the Project 
impacts at the state-controlled study intersections.  Ramp Intersection Capacity Analyses were 
conducted for the following two (2) state-controlled key study intersections: 

6. Santa Anita Avenue at I-10 WB On-Ramp/Brockway Street 

7. Santa Anita Avenue at I-10 EB Off-Ramp/Asher Street 

9.1 Highway Capacity Manual 6 (HCM 6) Method of Analysis (Signalized Intersections) 
Based on the HCM operations method of analysis, level of service for signalized intersections and 
approaches is defined in terms of control delay, which is a measure of the increase in travel time due 
to traffic signal control, driver discomfort, and fuel consumption.  Control delay includes the delay 
associated with vehicles slowing in advance of an intersection, the time spent stopped on an 
intersection approach, the time spent as vehicles move up in the queue, and the time needed for 
vehicles to accelerate to their desired speed.  LOS criteria for traffic signals are stated in terms of the 
control delay in seconds per vehicle.  The LOS thresholds established for the automobile mode at a 
signalized intersection are shown in Table 9-1.  

9.2 Existing Plus Project Traffic Conditions 
Table 9-2 summarizes the peak hour Highway Capacity Manual level of service results at the two 
(2) state-controlled study intersections within the study area for Existing Plus Project traffic 
conditions.  The first column (1) of HCM/LOS values in Table 9-2 presents a summary of existing 
traffic conditions.  The second column (2) presents existing plus project traffic conditions based on 
existing intersection geometry.  The third column (3) indicates whether the traffic associated with 
the Project will have an impact based on the impact criteria defined in this report.  

9.2.1 Existing Traffic Conditions 
Review of column one (1) of Table 9-2 indicates that the two (2) state-controlled study intersections 
currently operate at an acceptable LOS C during the AM and PM peak hours.  

9.2.2 Existing Plus Project Traffic Conditions 
Review of columns two (2) and three (3) of Table 9-2 indicates that traffic associated with the 
proposed Project will not impact the two (2) state-controlled study intersections, when compared to 
the LOS standards specified in this report.  The two (2) state-controlled study intersections are 
forecast to continue to operate at an acceptable LOS C or better with the addition of project 
generated traffic to existing traffic. 
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9.3 Year 2024 Plus Project Traffic Conditions 
Table 9-3 summarizes the peak hour Highway Capacity Manual level of service results at the two 
(2) state-controlled study intersections within the study area for the 2024 horizon year.  The first 
column (1) of HCM/LOS values in Table 9-3 presents a summary of existing traffic conditions.  The 
second column (2) presents Year 2024 cumulative traffic conditions based on existing intersection 
geometry, but without any Project generated traffic.  The third column (3) presents future forecast 
traffic conditions with the addition of project traffic.  The fourth column (4) indicates whether the 
traffic associated with the Project will have an impact based on the impact criteria defined in this 
report. 

9.3.1 Year 2024 Cumulative Traffic Conditions 
An analysis of future (Year 2024) cumulative traffic conditions indicates that the addition of ambient 
traffic growth and cumulative projects traffic will not adversely impact the two (2) state-controlled 
study intersections. The two (2) state-controlled study intersections are forecast to operate at 
acceptable LOS D or better during the AM and PM peak hours with the addition of ambient traffic 
growth and cumulative projects traffic. 

9.3.2 Year 2024 Cumulative Plus Project Traffic Conditions 
Review of columns (3) and (4) of Table 9-3 indicates that traffic associated with the proposed 
Project will not impact the two (2) state-controlled study intersections, when compared to the LOS 
standards specified in this report.  The two (2) state-controlled study intersections are forecast to 
operate at acceptable LOS D or better with the addition of project generated traffic in the Year 2024. 

Appendix F presents the existing, the existing plus project, the Year 2024 cumulative, and the Year 
2024 cumulative plus project HCM/LOS calculations for the two (2) state-controlled study 
intersections. 

9.4 Recommended Improvements – Caltrans Analysis 
The results of the Caltrans analyses presented in Tables 9-2 and 9-3 indicate that the proposed 
Project will not impact the two (2) state-controlled study intersections under “Existing Plus Project” 
and “Year 2024 Cumulative Plus Project” traffic conditions.  As there are no impacts, no traffic 
improvement measures are required or recommended for the two (2) state-controlled study 
intersections. 

9.5 Vehicle Miles Traveled Analysis 
Caltrans has also formally adopted VMT as the metric for reviewing the transportation impacts of a 
land use development project.  Caltrans has released the Vehicle Miles Traveled-Focused 
Transportation Impact Study Guide (TISG), dated May 20, 2020, in order to provide guidance on 
Caltrans’ review of land use projects.  Caltrans’ TISG references the Technical Advisory on 
Evaluating Transportation Impacts In California Environmental Quality Act (CEQA), dated 
December 2018, prepared by the State of California Governor’s Office of Planning and Research 
(OPR) as the basis for its guidance on VMT assessment.  For the purpose of this transportation 
assessment, it is understood that the City of El Monte Transportation Impact Analysis Guidelines for 
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Vehicle Miles Traveled and Level of Service Assessment, dated October 2020 is based on the 
methodology and screening criteria contained within the December 2018 Technical Advisory 
prepared by OPR.  Therefore, no separate VMT analysis has been prepared for Caltrans’ review of 
the proposed project.  The VMT analysis for this project is contained within Section 14 later in this 
TIA.  
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10.0 SITE ACCESS AND INTERNAL CIRCULATION EVALUATION 
10.1 Site Access Evaluation 
As shown previously in Figure 2-2, access to the proposed Project will be provided via one (1) left-
turn in/right-turn in/right-turn out only driveway located along Santa Anita Avenue (i.e. Project 
Driveway No. 1) and via one (1) right-turn in/right-turn out only driveway located along Brockway 
Street (i.e. Project Driveway No. 2). 

Table 10-1 summarizes the intersection operations at the two (2) proposed Project driveways for 
near-term (Year 2024) traffic conditions at completion and full occupancy of the proposed Project. 
The operations analysis for the Project driveways is based on the Highway Capacity Manual 6th 
Edition (HCM 6) unsignalized methodology.  Based on information provided by City of El Monte 
staff, we understand that it is the intent of the City in the future to restripe Santa Anita Avenue in the 
vicinity of Project Driveway No. 1 to provide northbound left-turn access into The Gateway Parcel 5 
project site, which is located directly across the street from the proposed Project.  As part of this 
future improvement, the southbound left-turn access into the Chick-fil-A project site will be 
maintained.  Given that the proposed Project will likely be completed and occupied prior to the 
construction and occupancy of The Gateway Parcel 5 Project, the level of service calculation for 
Santa Anita Avenue at Project Driveway No. 1 assumes a one-way stop.   

Review of Table 10-1 shows that the two (2) proposed Project driveways are forecast to operate at 
acceptable LOS C or better during the AM and PM peak hours.  As such, project access will be 
adequate.  Motorists entering and exiting the Project site will be able to do so without undue 
congestion. 

A queuing evaluation was also prepared for the intersection of Santa Anita Avenue at Project 
Driveway No. 1 to ensure that the proposed 100-foot southbound left-turn lane will provide adequate 
storage.  The queuing evaluation was conducted based on Year 2024 Cumulative Plus Project peak 
hour traffic volumes and the Highway Capacity Manual 6th Edition (HCM 6) unsignalized 
methodology.  Based on the results of the evaluation, the 95th percentile queue for the southbound 
left-turn lane is one (1) vehicle (25 feet).  Therefore, the proposed 100-foot southbound left-turn lane 
is adequate.  

Appendix G contains the Delay/LOS calculation worksheets for the project driveways for Year 2024 
Cumulative Plus Project Traffic Conditions.   

10.2 Internal Circulation Evaluation 
The on-site circulation layout of the proposed Project as illustrated in Figure 2-2 on an overall basis 
is adequate. Curb return radii have been confirmed and are generally adequate for delivery trucks 
and trash trucks. 
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TABLE 10-1 
PROJECT DRIVEWAY PEAK HOUR LEVELS OF SERVICE SUMMARY 

Key Intersection 
Time 

Period 
Intersection 

Control 

Year 2024 Cumulative 
Plus Project  

Traffic Conditions 

HCM LOS 

A. 
Santa Anita Avenue at AM One–Way 16.2 s/v C 

Project Driveway No. 1 PM Stop 18.3 s/v C 

B. 
Project Driveway No. 2 at AM One–Way 13.8 s/v B 

Brockway Street PM Stop 14.1 s/v B 

  Note: 

  s/v = seconds per vehicle  
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TABLE 10-2 
DRIVE-THROUGH LANE QUEUING ANALYSIS SUMMARY 

 
 
 
 

(1) 
Study Site 

(2) 
Location 

(3) 
Size 

(4) 
Number of Vehicles Observed 
In The Drive-Through Lane 

(5) 
 

Proposed Project 

85th 
Percentile 

95th 
Percentile Maximum 

Drive-Through 
Lane Storage 

Adequate For 
85th Percentile 

(Yes/No) 

Chick-fil-A 
(City of Tustin) 

2889 Park Avenue 
Tustin, CA 

4,232 SF 6 13 15 29 Yes 

Chick-fil-A 
(City of Orange) 

2575 N. Tustin Street 
Orange, CA 

Approx. 
4,500 SF 

11 14 15 29 Yes 

Chick-fil-A 
(City of Irvine) 

6428 Irvine Boulevard 
Irvine, CA 

4,252 SF 8 10 12 29 Yes 

Chick-fil-A 
(City of Laguna Hills) 

24011 El Toro Road 
Laguna Hills, CA 

3,998 SF 11 14 17 29 Yes 

Chick-fil-A 
(City of Corona) 

3555 Grand Oaks 
Corona, CA 

4,488 SF 13 13 16 29 Yes 

Chick-fil-A 
(City of Long Beach) 

4401 Pacific Coast Highway 
Long Beach, CA 

Approx. 
4,800 SF 

16 18 20 29 Yes 

Chick-fil-A 
(City of Venice) 

4050 Lincoln Boulevard 
Venice, CA 

Approx. 
2,600 SF 

11 14 17 29 Yes 
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11.0 RECOMMENDED IMPROVEMENTS 
For those intersections where projected traffic volumes are expected to result in impacts, this report 
recommends traffic improvements that change the intersection geometry to increase capacity.  These 
capacity improvements involve roadway widening and/or re-striping to reconfigure (add lanes) 
roadways to specific approaches of a key intersection.  The identified improvements are expected to:  

1. Address the impact of existing traffic, Project traffic and future non-project (ambient traffic 
growth and related projects) traffic, and 

2. Improve Levels of Service to an acceptable range and/or to pre-project conditions. 

11.1 Existing With Project Traffic Conditions Recommended Improvements 
The results of the intersection capacity analyses summarized in Table 8-1 indicate that the proposed 
Project is not expected to have an impact at any of the key study intersections. As there are no 
impacts, no traffic improvement measures are required or recommended for the study intersections. 

11.2 Year 2024 With Project Traffic Conditions Recommended Improvements 
The results of the intersection capacity analyses summarized in Table 8-2 indicate that the proposed 
Project is not expected to have an impact at any of the key study intersections.  As there are no 
impacts, no traffic improvement measures are required or recommended for the study intersections. 
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12.0 MULTIMODAL CIRCULATION 
The on-site circulation layout of the proposed Project as illustrated in Figure 2-2 on an overall basis 
is adequate for drivers, pedestrians, bicycles, and public transit users. 

Pedestrian Circulation    
The project site is adjacent to and accessible from nearby commercial, office, and residential 
development along adjacent arterial corridors, as well as nearby public bus transit stops.  The Project 
will protect the existing sidewalk along the Project frontage and if necessary, repair or reconstruct 
sidewalks along the Project frontage per the City’s request. The pedestrian walkways within the site 
and the adjacent sidewalk along the Project frontage on Brockway Street and Santa Anita Avenue 
will be appropriately landscaped and designed to provide a friendly walking environment.  
Additionally, the walkways will be well lit and include appropriate wayfinding signage. 
Additionally, the intersection of Santa Anita Avenue at I-10 WB On-Ramp/Brockway Street 
currently provides crosswalks along the north, east and west legs, which will provide pedestrians 
safe and convenient access from the Project site across Santa Anita Avenue or Brockway Street. 

Bicycle Access 
A Class II Bike Lane currently exists north of the project site along Ramona Boulevard. The Rio 
Hondo River Bike Path currently exists west of the project site. A bicycle hub is also located within 
the Project vicinity at the El Monte Transit Center. The proposed Project will maintain bicycle 
access to/from the site via its driveways located along Santa Anita Avenue and Brockway Street.  

Public Transit 
The El Monte Transit Station (EMTS) is a regional bus hub in Downtown with direct access to the 
El Monte Busway, one of the most successful dedicated bus/high occupancy vehicle (HOV) lanes in 
the country.  Both the Los Angeles County Metropolitan Transportation Authority (Metro) and 
Foothill Transit operate many routes that run through El Monte and converge at the EMTS.  Section 
3.2 contains detailed descriptions for each of the various transit routes, including bus, rail, and 
commuter shuttle services.  

The bus stop nearest to the Project site is located along Santa Anita Avenue, just north of Amador 
Street, on the west side of the roadway.  Additional nearby bus stops are located near the intersection 
of Sana Anita Avenue at Ramona Boulevard, north of the Project site, and near the intersection of 
Sana Anita Avenue at Asher Street, south of the Project site Figure 12-1 shows the existing bus stop 
nearest to the project site.  
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14.0 VEHICLE MILES TRAVELED (VMT) ANALYSIS 
On December 28, 2018, the California Natural Resources Agency adopted revised CEQA 
Guidelines.  Among the changes to the guidelines was the removal of vehicle delay and LOS from 
consideration for transportation impacts under CEQA.  With the adopted guidelines, transportation 
impacts are to be evaluated based on a project’s effect on vehicle miles traveled.  Lead agencies are 
allowed to continue using their current impact criteria, or to opt into the revised transportation 
guidelines.  However, the new guidelines must be used starting July 1, 2020, as required in CEQA 
section 15064.3.  The City of El Monte recently adopted new traffic impact criteria in October 2020 
to be consistent with the CEQA revisions.  These new guidelines are contained within the City of El 
Monte Transportation Impact Analysis Guidelines for Vehicle Miles Traveled and Level of Service 
Assessment, dated October 2020 and provide screening criteria and methodology for VMT analysis. 

For the VMT screening analysis, Project Screening – Step 3: Project Type Screening was applied to 
the proposed Project.  Project Screening – Step 3: Project Type Screening states that for local 
serving retail uses (including restaurants) less than 25,000 square feet (SF), a less than significant 
determination can be presumed.  Local serving retail (including restaurants) generally improves the 
convenience of shopping close to home and has the effect of reducing vehicular travel. 

As stated in Section 2.0, the proposed Project will consist of a 4,839 SF Chick-fil-A restaurant with a 
dual drive-through.  Therefore, based on the aforementioned criteria, this project could be screened 
from a VMT analysis, and could be presumed to have a less than significant impact on VMT per the 
City’s guidelines.  
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To: Mr. Lee Torres 
Mr. Kevin Ko 
City of El Monte 

Date: June 24, 2021 

From: Keil D. Maberry, P.E., Principal 
Daniel A. Kloos, P.E., Associate Principal 
Linscott, Law & Greenspan, Engineers 

LLG Ref: 2.21.4437.1 

Subject: 
TIA Scope of Work – I-10 & Santa Anita Chick-fil-A Project 
El Monte, California 

Linscott, Law & Greenspan, Engineers (LLG) is pleased to submit the following 
Traffic Study Scope of Work for the proposed I-10 & Santa Anita Chick-fil-A Project 
for your review and approval. 

Traffic Study Scope of Work  

The Traffic Impact Analysis for the proposed I-10 & Santa Anita Chick-fil-A Project 
will satisfy the traffic impact requirements of the City of El Monte and will be 
consistent with the requirements and procedures outlined in the most current Los 
Angeles County Public Works Transportation Impact Analysis Guidelines.  

A. Project Location:  The proposed project site, which is currently vacant is located
on the northeast corner of the intersection of Santa Anita Avenue and Brockway
Street in the City of El Monte, California.  See the attached vicinity map and
existing aerial photograph of the Project site – Figure 1-1 and Figure 2-1.

B. Project Description:  The proposed Project will consist of a 5,001 square-foot
(SF) Chick-fil-A restaurant with a dual drive-through.  The dual drive-through
will provide stacking for up to thirty (30) vehicles.  Access to the proposed
Project will be provided via one right-turn in/right-turn out only driveway located
along Brockway Street and via one left-turn in/right-turn in/right-turn out only
driveway located along Santa Anita Avenue.  See the attached proposed project
site plan – Figure 2-2.

C. Project Study Area:  The following nine (9) key study intersections have been
selected for evaluation. The jurisdiction where each key study intersection is
located is also identified.

Key Study Intersections
1. Santa Anita Avenue at Valley Boulevard (City of El Monte)
2. Santa Anita Avenue at Main Street (City of El Monte)
3. Santa Anita Avenue at MTA/Ramona Boulevard (City of El Monte)
4. Santa Anita Avenue at El Monte Busway (City of El Monte)

A-1
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The Project Description has been updated to a 4,839 SF Chick-fil-A (Drive-thru stacking for 29 vehicles)



Mr. Lee Torres and Mr. Kevin Ko 
June 24, 2021 
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5. Santa Anita Avenue at Amador Street (City of El Monte) 
6. Santa Anita Avenue at I-10 WB On-Ramp/Brockway Street (City of El 

Monte/Caltrans) 
7. Santa Anita Avenue at I-10 EB Off-Ramp/Asher Street (City of El 

Monte/Caltrans) 
8. Santa Anita Avenue at Mildred Street (City of El Monte) 
9. Santa Anita Avenue at Garvey Avenue (City of El Monte)  

D. Traffic Counts:  Due to the COVID-19 Coronavirus Pandemic, AM and PM 
peak hour traffic counts from the Traffic Impact Study for the El Monte Hilton-
Garden Inn Project, prepared by LLG Engineers, dated July 2, 2018 will be 
utilized.  Specifically, the traffic counts from this traffic study were conducted in 
February 2018 and April 2018.  These 2018 traffic counts will be conservatively 
grown 1% per year (3.0% total growth) to establish Year 2021 existing baseline 
traffic conditions for the key study intersections.  Please advise if this approach 
is acceptable or if the City would like us to conduct new traffic counts? 

E. Project Traffic Generation: Table 5-1 summarizes the trip generation rates used 
in forecasting the vehicular trips generated by the proposed Project and presents 
the forecast daily and peak hour project traffic volumes for a “typical” weekday.  
As shown in the upper portion of Table 5-1, the trip generation potential of the 
proposed Project will be estimated using ITE Land Use 934: Fast Food Restaurant 
with Drive-Through Window trip rates contained in the 10th Edition of Trip 
Generation, published by the Institute of Transportation Engineers (ITE), 
[Washington, D.C., 2017].   

A review of the last row of Table 5-1 indicates that the proposed Project is 
forecast to generate approximately 1,766 daily trips, with 103 trips (53 inbound, 
50 outbound) produced in the AM peak hour and 81 trips (42 inbound, 39 
outbound) produced in the PM peak hour on a “typical” weekday.  The potential 
impact of these trips will be assessed in the traffic study.   

It should be noted that the aforementioned overall trip generation includes 
adjustments for pass-by per the Trip Generation Handbook, 3rd Edition, published 
by ITE, to account for trips that are already in the everyday traffic stream on the 
adjoining streets (i.e. Santa Anita Avenue) and will stop as they pass by the 
Project site as a matter of convenience on their path to another destination. The 
pass-by reduction factors utilized are summarized in the footnotes of Table 5-1.  

A-2
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Callout
As directed by City Staff, new traffic counts were conducted in August 2022 when local area schools were in session.
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Justin Tucker

From: Kevin Ko <kko@elmonteca.gov>
Sent: Monday, June 28, 2021 4:26 PM
To: Dan Kloos; 'Brooke Reimer'; Leonardo Torres
Cc: 'carlos.arias2@cfacorp.com'; Leslie Clay; Sandra Mendoza; Siobhan Lester; Keil Maberry; Justin Tucker
Subject: Re: TIA Scope of Work - I-10 & Santa Anita Chick-fil-A Project, El Monte
Attachments: image001.jpg

Hi��Dan,��

Our��traffic��consultant��has��reviewed��the��TIA��scope��and��has��found��it��acceptable.����Please��proceed��with��the��TIA��study.��

Thank��you,��

Kevin��

________________________________��
From:��Dan��Kloos��<kloos@llgengineers.com>��
Sent:��Thursday,��June��24,��2021��6:07��PM��
To:��'Brooke��Reimer';��Kevin��Ko;��Leonardo��Torres��
Cc:��'carlos.arias2@cfacorp.com';��Leslie��Clay;��Sandra��Mendoza;��Siobhan��Lester;��Keil��Maberry;��Justin��Tucker��
Subject:��RE:��TIA��Scope��of��Work���r��I�r10��&��Santa��Anita��Chick�rfil�rA��Project,��El��Monte��

Thanks��Kevin!����Let��us��know��if��there��are��any��questions.����I��think��the��most��critical��items��in��the��scope��of��work��from��a��
schedule��standpoint��are��the��TIA��study��area��and��the��traffic��counts��approach.����If��those��can��be��reviewed��first,��that��would��
help��us��out��on��the��schedule.����Thanks!��

Dan��

Dan��Kloos,��P.E.��
Associate��Principal��
kloos@llgengineers.com<mailto:kloos@llgengineers.com>��
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v5A_CdpgnVfiiMM&r=6HhAwYz2lS10uruLDkXzQhzRUcFQaU5uFSQYNBXh5cc&m=NJPIGA5TZ�rekxUuPUxjtnqnhFLu�r
9hyTj0gaKIqiM98&s=MDvtje6BEAnH128H1BIVb_7lTTs7YO549EBiiRTd7LM&e=>��
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APPENDIX B 

EXISTING PUBLIC TRANSIT ROUTES 

B-1






































































































































































































































































































































































































































































































































































































































































































































































	September 13, 2022
	(Revision of November 11, 2021 Report)



