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TRAFFIC IMPACT STUDY FOR  

RUBIO VILLAGE MIXED-USE PROJECT 

IN THE CITY OF SAN GABRIEL 

I. INTRODUCTION AND SUMMARY 

 

A.  Purpose of Report and Study Objectives 

 

Kimley-Horn and Associates, Inc. (KHA) has been retained to prepare a Traffic Impact Study for the 

proposed Rubio Village Mixed-Use Project in the City of San Gabriel. This Traffic Study is an update to 

the priorly approved Traffic Impact Study for Rubio Village Mixed-Use Project in the City of San Gabriel 

(January 2015). The project applicant proposes a mixed-use project consisting of a combination of 

restaurant, retail, and residential uses. The project is located on the southwest corner of San Gabriel 

Boulevard and Live Oak Street at 201-205 South San Gabriel Boulevard in the City of San Gabriel. The 

purpose of this Traffic Impact Study is to evaluate the traffic-related impacts on the traffic circulation 

system due to the development of the proposed project.  

 

This Traffic Study has been prepared in accordance with the Traffic Study Guidelines for Development 

Projects in the City of San Gabriel (September 2006). The format of this report is in accordance with 

Appendix A – Required Traffic Study Report Format of the City’s guidelines. 

 

The study will evaluate project-related traffic impacts on the surrounding street system for each study 

scenario. If applicable, the report will identify necessary mitigation measures associated with project 

traffic impacts. In accordance with the City’s traffic study guidelines, the following study scenarios will 

be analyzed: 

 

• Existing Conditions 

• Existing Plus Project Conditions 

• Future (Opening Year) with Ambient Growth  

• Future (Opening Year) with Ambient Growth and Cumulative Projects  

• Future (Opening Year) with Ambient Growth and Cumulative Plus Proposed Project  

• Future (Opening Year) with Ambient Growth and Cumulative Plus Proposed Project and 

Proposed Mitigation Measures 

 

1. Intersection Analysis Methodology 

 
Signalized Intersections 

 

The study will evaluate the project’s traffic-related impact at selected study intersections. The project 

site driveways will also be evaluated for all “With Project” scenarios. In accordance with the criteria 

outlined in the Traffic Study Guidelines for Development Projects in the City of San Gabriel (September 
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2006), signalized intersection operation is evaluated using the Intersection Capacity Utilization (ICU) 

capacity methodology.  
 

The ICU methodology provides a comparison of the theoretical hourly vehicular capacity of an 

intersection to the number of vehicles actually passing through that intersection during a given hour. 

The ICU calculations assume a per-lane capacity of 1,600 vehicles per hour (vph) (1,440 per lane for a 

dual left-turn lane) with a clearance interval of 0.10. The results of the evaluation are reported in terms 

of Level of Service (LOS), which is represented by letter grades A (excellent, free-flow conditions) 

through F (severely congested conditions).  

 

The following chart identifies each Level of Service category, and the corresponding intersection 

capacity utilization: 

 

Level of Service Criteria 

Level of 

Service 

Volume-to-Capacity 

Ratio (V/C) 

A < 0.60 

B 0.61 – 0.70 

C 0.71 – 0.80 

D 0.81 – 0.90 

E 0.91 – 1.00 

F > 1.00 

 

Unsignalized Intersections 

 

In accordance with the Los Angeles County Public Works Transportation Impact Analysis Guidelines (July 

2020), peak hour operating conditions for unsignalized intersections were analyzed using the Highway 

Capacity Manual (HCM) 6th Edition methodology. 

 

For unsignalized intersections, the HCM methodology analysis determines the average total delay for 

each vehicle making any movement from the stop-controlled minor street, as well as left turns from the 

major street.  Delay values are calculated based on the relationship between traffic on major street and 

the availability of acceptable gaps in the traffic stream through which conflicting traffic movements can 

be made. 
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LEVEL OF SERVICE DESCRIPTIONS 

Level 

of 

Service 

Signalized: 

HCM 

Unsignalized: 

HCM Description 

Delay (sec) Delay (sec) 

A < 10 ≤10 
EXCELLENT – No vehicle waits longer than one red 
light, and no approach phase is fully used. 

B > 10 – 20 > 10 and ≤ 15 
VERY GOOD – An occasional approach phase is fully 
utilized; drivers begin to feel somewhat restricted 
within groups of vehicles. 

C > 20 – 35 > 15 and ≤ 25 
GOOD – Occasionally, drivers may have to wait 
through more than one red light; back-ups may 
develop behind turning vehicles. 

D > 35 – 55 > 25 and ≤ 35 

FAIR – Delays may be substantial during portions 
of the rush hours, but enough lower volume 
periods occur to permit clearing of developing 
lines, preventing excessive back-ups. 

E > 55 – 80 > 35 and ≤ 50 

POOR – Represents the most vehicles that the 
intersection approaches can accommodate; may be 
long lines of waiting vehicles through several signal 
cycles. 

F > 80 > 50 

FAILURE – Back-ups from nearby locations or on 
cross streets may restrict or prevent movement of 
vehicles out of the intersection approaches. 
Tremendous delays with continuously increasing 
queue lengths. 

 

2. Performance Criteria 

 

The City of San Gabriel Level of Service standard for intersection operation is Level of Service D.  

 

3. Impact Significance Thresholds 

 

A project traffic impact on an intersection is determined to be significant in accordance with the 

following table: 

 

INTERSECTION IMPACT SIGNIFICANCE THRESHOLD 

Level of Service V/C Ratio 
Project-Related Increase in 

V/C 

A, B 0.600 – 0.700 Equal to or greater than 0.06 

C > 0.700 – 0.800 Equal to or greater than 0.04 

D > 0.800 – 0.900 Equal to or greater than 0.02 

E / F > 0.900 or greater Equal to or greater than 0.01 
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Based on HCM 6th Edition methodology, a project-related effect on transportation occurs if either of the 

following criteria are satisfied: 

 

1. The project causes a signalized or unsignalized intersection operating at or above an acceptable 

operating condition to degrade to an unacceptable condition, or 

2. The project causes a signalized or unsignalized intersection operating at an unacceptable 

operating condition to further degrade and for a signalized intersection the change is: 

a. From LOS E to LOS F, 

b. An increase of at least 4 seconds for an LOS E intersection, or 

c. An increase of at least 2 seconds for an LOS F intersection. 
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B. Executive Summary 

 

1. Site Location and Study Area 

 

The project site is bounded by Live Oak Street to the north, a mix of residential and commercial 

development to the south, San Gabriel Boulevard to the east, and Pine Street to the west. There are 

currently no active uses on the site.  

 

2. Development Description  

 

The proposed project is a mixed-use restaurant / retail / residential development consisting of 13,478 

square feet of retail and restaurant space, and 225 residential units.  

 

3. Principal Findings 

 

a. Required Level of Service 

 

The City of San Gabriel Level of Service (LOS) standard for intersection peak hour operation is LOS D.  

 

b. Level of Service with Proposed Development 

 

The project was evaluated for typical weekday peak hour operations impacts at the following study 

intersections: 

 

1. San Gabriel Boulevard at Las Tunas Drive 

2. Live Oak Street at Pine Street 

3. San Gabriel Boulevard at Live Oak Street 

4. Broadway at Pine Street 

5. San Gabriel Boulevard at Broadway 

 

The study also includes an evaluation of peak hour operations at the three future site access points on 

San Gabriel Boulevard, Live Oak Street, and Pine Street. 

 

All the study intersections will operate at an acceptable Level of Service with the proposed development, 

with the exception of the following intersections: 

 

• #1 – San Gabriel Boulevard at Las Tunas Drive – AM LOS F, PM LOS F   

• #3 – San Gabriel Boulevard at Live Oak Street – AM LOS F, PM LOS F 

• #5 – San Gabriel Boulevard at Broadway – PM LOS E   

• #7 – San Gabriel Boulevard Driveway – PM LOS F 
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Based on the City of San Gabriel impact significance threshold, the project was found to have a significant 

impact at the following intersections: 

 

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

All other site driveways will operate at LOS B or better in both peak hours. 

 

4. Capital Improvement Plan Project 

 

Capital Improvement Plan (CIP) projects were researched for projects that would be completed before 

the project Opening Year in 2023. The CIP projects are located outside the study area of the project and 

therefore have not been considered during the analysis.  

 

5. Conclusions 

 

At build-out of the development, the project is estimated to generate approximately 1,442 trips on a 

daily basis, with 70 trips in the morning peak hour, and 57 trips in the evening peak hour. 

 

Access to the project site will be via one driveway on Live Oak Street and one driveway on San Gabriel 

Boulevard. A third driveway along Pine Street will be provided to accommodate the 3 residential units 

located within Building B. 

 

The project will have a significant impact at the following intersections: 

 

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

Recommended Improvements at intersection #7 are presented in the Recommended Improvements 

section of this report. 
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II. PROPOSED DEVELOPMENT 

 

A. Summary of Development 

 

The project site is a 2.9-acre parcel located on the south side of Live Oak Street between San Gabriel 

Boulevard and Pine Street in the City of San Gabriel. The project site is shown in its regional setting on 

the vicinity map on Figure 1.  

 

The proposed project is a mixed-use restaurant / retail / residential development consisting of 13,478 

square feet of retail and restaurant space and 225 residential units, totaling 190,901 square feet. The 

ITE trip rates and the estimated project trip generation are shown on Table 1. A copy of the proposed 

site plan is provided on Figure 2. The project proposes to take access via three driveways: one on Live 

Oak Street, one on San Gabriel Boulevard, and one on Pine Street. Access to Buildings B and C will be 

provided via pedestrian bridges. Additionally, the driveway along Pine Street is provided to 

accommodate the 3 residential units located within Building B.  

 

The project will be studied in one development phase. The project Opening Year is anticipated to be 

Year 2023. 

III. AREA CONDITIONS 

 

A. Study Area 

 

The project was evaluated for typical weekday peak hour operations impacts at the following study 

intersections: 

 

1. San Gabriel Boulevard at Las Tunas Drive 

2. Live Oak Street at Pine Street 

3. San Gabriel Boulevard at Live Oak Street 

4. Broadway at Pine Street 

5. San Gabriel Boulevard at Broadway 

 

The study also includes an evaluation of peak hour operations at the three future site access points on 

San Gabriel Boulevard, Live Oak Street, and Pine Street. 
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B. Study Area Land Use 

 

The site is bounded by Live Oak Street to the north, a mix of residential and commercial development to 

the south, San Gabriel Boulevard to the east, and Pine Street to the west. There are currently no active 

uses on the site. Approved future development projects within the study area are included in the 

Cumulative Projects list, which is discussed in detail in the Forecast Traffic section of this report. 

C. Site Accessibility 

1. Area Roadway System 

 

Regional freeway access to the site is provided by the I-10, I-210, and I-605 freeways. The I-10 Freeway 

is a regional east-west route, located approximately 2 miles to the south of the site. The I-210 Freeway 

is located approximately 3 miles to the north of the site, while the I-605 Freeway is located 

approximately 6 miles to the east.  

 

Local arterial access to the project vicinity is provided by the following arterials and local roadways.  

 

Live Oak Street is an east-west two-lane undivided local roadway which provides access to the 

commercial uses to the north of the project site. Live Oak Streets forms the north boundary of the project 

site. On-street two-hour parking is generally permitted along the project frontage and is prohibited near 

the adjacent intersections. The posted speed limit is 25 miles per hour. Live Oak Street is not shown on 

the City of San Gabriel Mobility Element. 

 

San Gabriel Boulevard is a north-south four-lane roadway with two travel lanes in each direction divided 

by a painted center median. San Gabriel provides access to commercial uses to the south of the project 

site and forms the east boundary of the project site. On-street two-hour parking is available along the 

project frontage and is prohibited near the adjacent intersections. The posted speed limit is 35 miles per 

hour. San Gabriel Boulevard is classified on the City of San Gabriel Mobility Element as a 6-lane Major 

Arterial, which calls for 82 to 88 feet curb-to-curb within a 100 to 112-foot right-of-way. San Gabriel 

Boulevard is also a designated truck route. 

 

Pine Street is a north-south two-lane undivided local roadway which provides access to the residential 

neighborhood southwest of the project site. Pine Street forms the west boundary of the project site. 

Along the project frontage, Pine Street has one travel lane and one parking lane in each direction. 

Untimed on-street parking is generally allowed along both sides of the street. Pine Street is not shown 

on the City of San Gabriel Mobility Element. 
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2. Traffic Volumes and Conditions 

 

The existing transportation system, including transit lines, truck routes, lane configurations and traffic 

control at each of the study intersections are shown on Figure 3. Existing peak hour turning movement 

counts for the following study intersections were obtained from a prior traffic study: 

 

• San Gabriel Boulevard at Las Tunas Drive 

• San Gabriel Boulevard at Live Oak Street 

• San Gabriel Boulevard at Broadway 

 

The counts were collected in March 2013. Existing peak hour turning movement counts were conducted 

for the other study intersections in September 2014. Per direction from city staff, an annual growth 

factor was applied to these counts to represent existing conditions, consistent with the area growth 

projections published in the Los Angeles Congestion Management Program (CMP). The resulting 

morning and evening peak hour traffic volumes for the study intersections are shown on Figure 4. 

Copies of the traffic count data forms and growth worksheets are provided in Appendix A. 

 

3. Transit Service 

 

Transit service to the project area is provided by the Los Angeles County Metropolitan Transportation 

Authority (Metro). Bus stops are located on the northwest and southwest corners of the intersection of 

San Gabriel Boulevard at Las Tunas Drive. The following is a brief description of the bus routes that 

provide transit service on the street system in the vicinity of the proposed project. 

 

Metro Bus line 78/79/378 operates between the City of Los Angeles and the City of Arcadia via Mission 

Road, Huntington Drive, Las Tunas Drive, and Live Oak Avenue. Route 78/79/378 operates on weekdays 

from approximately 4:00 AM to 2:00 AM with 10-minute to 1-hour headways. Route 78/79 operates on 

weekends and holidays, from approximately 4:00 AM to 2:00 AM with 15-minutes to 30-minute 

headways.  

 

Metro Bus Line 487/489 operates between the City of Los Angeles and the City of El Monte via San 

Gabriel Boulevard, Del Mar Avenue, Valley Boulevard and Santa Anita Avenue in a northeast-southwest 

direction. MTA Bus Line 487/489 provides service to the Cities of Los Angeles, El Monte, San Gabriel, 

San Marino, Pasadena, and Arcadia. The route operates seven days a week, from 5:20 AM to 9:00 PM on 

weekdays, 6:00 AM to 8:40 PM on Saturdays, and 6:00 AM to 8:40 PM on Sundays and holidays with 20-

minute to one-hour headways. 

 

Montebello Bus Line 20 operates between the intersections of San Gabriel Boulevard at Las Tunas 

Drive and Telegraph Road at Gage Road in a generally north-south direction. Route 20 provides service 

seven days a week, from 5:25 AM to 11:30 PM on weekdays with 10 to 15-minute headways, and 5:30 

AM to 11:15 PM on weekends with 5 to 10-minute headways. On weekdays, the northbound bus does 

not continue past Garvey Avenue on every other trip.  
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IV. FORECAST TRAFFIC 

 

A. Site Traffic  

 

1. Trip Generation 

 

Daily and peak hour trips were estimated for the proposed project. Trip generation estimates are based 

on the Institute of Transportation Engineers (ITE) Trip Generation Manual (11th Edition) trip rates for 

the following uses:  

 

• Mid-Rise Residential with 1st Floor Commercial (Land Use 231) 

• Strip Retail Plaza (<40k) (Land Use 822) 

• Fast Casual Restaurant (Land Use 930) 
 

The ITE trip rates and the estimated project trip generation are shown on Table 1. The trip generation 

estimates include trip adjustments for internal trip capture between the site uses, and pass-by trips for 

the retail and restaurant uses, based on the ITE Trip Generation Handbook (3rd Edition). Internal 

Capture worksheets are provided in Appendix B. At build-out of the development, the project is 

estimated to generate approximately 1,442 trips on a daily basis, with 70 trips in the morning peak hour, 

and 57 trips in the evening peak hour.  
 

2. Trip Distribution 

 

Trip distribution assumptions for the project were developed based on the roadway system and land 

uses in the vicinity of the project and using the methodology and distribution percentages published in 

the Los Angeles County Congestion Management Program (CMP) document as a foundation. The CMP 

methodology takes into consideration regional and local origins and destinations based on work and 

non-work trips for residential and non-residential uses to estimate project trip distribution. The 

distribution also took into account the site circulation and access provisions. Trip distribution 

assumptions were submitted to and approved by the City of San Gabriel staff. Project trip distribution 

assumptions are shown on Figure 5.  

 

3. Modal Split 

 

The area immediately surrounding the project site provides transit services and pedestrian facilities 

that encourage and facilitate mode shift behavior via transit and walking. Although the project site is 

located in a mode-shift-friendly environment, no trip generation reduction was taken for mode shift 

activity, for a more conservative approach.  

 

 

  



TABLE 1

SUMMARY OF PROJECT TRIP GENERATION

RUBIO VILLAGE PROJECT

Trip Generation Rates 
1

ITE AM Peak Hour PM Peak Hour

Land Use Code Unit Daily In Out Total In Out Total

Mid-Rise Residential  w/ 1st floor Comm'l 231 DU 3.44 0.051 0.169 0.220 0.121 0.049 0.170

Strip Retail Plaza (<40k) 822 KSF 54.45 1.416 0.944 2.360 3.295 3.295 6.590

Fast Casual Restaurant 930 KSF 97.14 0.715 0.715 1.430 6.903 5.648 12.550

Trip Generation Estimates

AM Peak Hour PM Peak Hour

Land Use Quantity Unit Daily In Out Total In Out Total

Mid-Rise Residential  w/ 1st floor Comm'l 225 DU 774 11 38 49 27 11 38

Strip Retail Plaza (<40k) 7.998 KSF 435 11 8 19 26 26 52

Fast Casual Restaurant 5.480 KSF 532 4 4 8 38 31 69

Total Before Internal Capture/Pass-by 1,741 26 50 76 91 68 159

Internal Capture (8% Daily, 8%, AM, 47% PM)
2 -139 -2 -4 -6 -43 -32 -75

Pass-By Reduction for Shopping Center (40% PM)
3 -160 0 0 0 -5 -6 -11

Pass-By Reduction for Fast Casual Restaurant (44% PM)
3 -215 0 0 0 -9 -7 -16

Total Project Trips 1,442 24 46 70 34 23 57

1
  Source:  Institute of Transportation Engineers publication:  Trip Generation Manual, 11th Edition

2
  See Internal Capture Worksheets

3
  Source:   Institute of Transportation Engineers (ITE) Trip Generation Manual - Volume 1: User's Guide and Handbook, 9th Edition 

Rubio Village Project

Trip Generation Kimley-Horn and Associates, Inc.

February 2023
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4. Trip Assignment 

 

The trip distribution assumptions were applied to the trip generation estimates for the project. The 

resulting project-related peak hour trips to be added to the street system are shown on Figure 6. Off-

site project trips are based on the trip generation estimates after the internal capture and pass-by trip 

adjustments are taken into account. The project trips at the project entrances and at the intersections 

immediately adjacent to the project site include the pass-by and diverted trips. 

 

B.  Other Traffic   
 

Other traffic in the vicinity of the project is also accounted for in this study. Other traffic consists of 

traffic from other non-site sources, such as ambient traffic growth and other non-site projects 

(Cumulative Projects) in the area.  

 

An ambient traffic growth rate was applied to the existing traffic volumes. The growth rate is based on 

growth rate factors published in the Los Angeles County Congestion Management Plan (CMP). The CMP 

indicates a growth rate of 1.32% per year for the five-year period between the years 2020 and 2025 for 

the area encompassing San Gabriel. Since the proposed project is expected to be completed within two 

years, an ambient traffic growth rate of 1.64% is assumed in the analysis. 1 

 

In addition to ambient growth, Cumulative Projects were considered in the analysis. CEQA requires that 

the Cumulative Conditions analysis include traffic from reasonably foreseeable projects in the vicinity 

of the project. Reasonably foreseeable projects consist of projects that are approved but not yet built, 

built but not fully occupied, and projects that are in various stages of the application and approval 

process, but have not yet been approved. These projects are considered to be “reasonably foreseeable,” 

and must therefore be analyzed for CEQA purposes. 

 

Information about Cumulative Projects in the area was obtained from the City of San Gabriel. A list of 

the Cumulative Projects and the project-related trips associated with them is provided on Table 2. The 

location of each of these projects is shown on Figure 7. Trip generation estimates for the Cumulative 

Projects were developed using traffic impact studies prepared for the projects, where available. Where 

traffic studies were not available, trip rates from the ITE Trip Generation Manual, 11th Edition were used.  

 

Trip distribution assumptions for the Cumulative Projects were likewise taken from the respective 

traffic impact studies where available or were manually distributed to the network based on the 

surrounding land uses. Trip distribution assumptions for the Cumulative Projects are provided in 

Appendix C. The total combined traffic generated by the Cumulative Projects through the study 

intersections is shown on Figure 8.  

  

 
1   The CMP growth rate of 1.64% is entered as a growth factor (1.0064) in the Vistro software for the intersection ICU analysis. 

Because the software only accounts for two decimal places, the 1.0064 growth factor is rounded up to 1.01 in the calculations. 





TABLE 2

SUMMARY OF CUMULATIVE PROJECTS

Trip Generation Estimates

AM Peak Hour PM Peak Hour

# Location Land Use Quantity Unit Daily In Out Total In Out Total

Residential Condominium/Townhouse 37 DU 215 3 14 17 13 6 19

Shopping Center 17.768 KSF 759 11 6 17 32 34 66

2 250-252 S. Arroyo Dr. Residential Condominium/Townhouse 12 DU 70 1 4 5 4 2 6

Residential Condominium/Townhouse 7 DU 41 1 3 4 2 1 3

Shopping Center 29.014 KSF 1,239 17 11 28 52 56 108

Residential Condominium/Townhouse 18 DU 105 1 7 8 6 3 9

Shopping Center 10.000 KSF 427 6 4 10 18 19 37

5 328 E. Live Oak St. Residential Condominium/Townhouse 12 DU 70 1 4 5 4 2 6

Residential Condominium/Townhouse 49 DU 285 4 18 22 17 8 25

Shopping Center 4.600 KSF 196 3 2 5 8 9 17

High-Turnover (Sit-Down) Restaurant 4.600 KSF 585 27 22 49 27 18 45

Medical-Dental Office Building 78.000 KSF 2,818 147 39 186 78 200 278

Shopping Center 4.100 KSF 175 2 1 3 7 8 15

High-Turnover (Sit-Down) Restaurant 5.700 KSF 725 34 28 62 34 22 56

Residential Condominium/Townhouse 127 DU 738 10 46 56 44 22 66

Shopping Center 50.495 KSF 2,156 30 18 48 90 97 187

Hotel 222 Room 1,814 69 48 117 68 65 133

Residential Condominium/Townhouse 85 DU 494 6 31 37 30 15 45

Shopping Center 55.872 KSF 2,386 33 20 53 100 108 208

Residential Condominium/Townhouse 81 DU 471 6 30 36 28 14 42

Shopping Center 13.519 KSF 577 8 5 13 24 26 50

Residential Condominium/Townhouse 63 DU 366 5 23 28 22 11 33

Shopping Center 16.634 KSF 710 10 6 16 30 32 62

Residential Condominium/Townhouse 163 DU 947 12 59 71 57 28 85

Shopping Center 34.835 KSF 1,487 21 13 34 62 67 129

Residential Condominium/Townhouse 94 DU 546 7 34 41 33 16 49

Shopping Center 9.791 KSF 418 6 4 10 17 19 36

Apartment 38 DU 253 4 16 20 15 8 23

Shopping Center 2.366 KSF 101 1 1 2 4 5 9

Residential Condominium/Townhouse 243 DU 1,412 18 89 107 85 42 127

Shopping Center 80.000 KSF 3,416 48 29 77 142 154 296

Residential Condominium/Townhouse 14 DU 81 1 5 6 5 2 7

Shopping Center 5.289 KSF 226 3 2 5 9 10 19

17 806-824 S. Gladys Ave. Assisted Living 197 Bed 524 18 10 28 19 24 43

18 414-420 S. San Gabriel Blvd. Warehousing 201.340 KSF 717 48 13 61 16 48 64

Residential Condominium/Townhouse 51 DU 296 4 19 23 18 9 27

Shopping Center 10.560 KSF 451 6 4 10 19 20 39

20 223 E. Live Oak St. Residential Condominium/Townhouse 12 DU 70 1 4 5 4 2 6

21 216-220 E. Broadway Residential Condominium/Townhouse 10 DU 58 1 4 5 3 2 5

22 1046 S. San Gabriel Blvd. General Office Building 5.700 KSF 63 8 1 9 1 7 8

23 306 San Marcos St. Residential Condominium/Townhouse 8 DU 46 1 3 4 3 1 4

24 1105 E. Valley Blvd. Residential Condominium/Townhouse 68 DU 395 5 25 30 24 12 36

25 330 E. Las Tunas Dr. Medical-Dental Office Building 74.750 KSF 2,701 141 38 179 75 192 267

Total Project Trips 31,630 789 763 1,552 1,349 1,446 2,795

KSF = Thousand Square Feet, DU = Dwelling Units 

ADT = Average Daily Traffic

101 W. Valley Blvd.

400-420 W. Valley Blvd.

9

810 E. Valley Blvd./1613 S. Gladys 

Ave.
3

600 S. San Gabriel Blvd.

506 W. Las Tunas Dr.

6

4

850-860 E. Valley Blvd.

1 704-712 W. Las Tunas Dr

300 E. Valley Blvd.11

700-800 S. San Gabriel Blvd.

324 E. Las Tunas Dr

15

19 205 E. Valley Blvd. 

220 S. San Gabriel Blvd.

14

7

8

1975 S. Del Mar Ave.

1616 Euclid Ave. / 1619 Walnut St.

12

13

16

10 101 E. Valley Blvd.
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C. Total Traffic  

 

Total peak hour traffic volumes for each of the scenarios are provided on the following figures: 

 

• Existing Plus Project peak hour turning movement volumes are shown on Figure 9. 

• Opening Year 2023 peak hour volumes are shown on Figure 10.  

• Opening Year 2023 With Cumulative Projects peak hour volumes are shown on Figure 11. 

• Existing Plus Growth Plus Cumulative Projects plus Project peak hour volumes are shown on 

Figure 12. 

V. TRAFFIC ANALYSIS 

 

A. Site Access   

 

The project proposes to take access via three driveways: one on Live Oak Street, one on San Gabriel 

Boulevard, and one on Pine Street. The site driveways are shown on Figures 9 and 12 (previously 

referenced).  

 

• One access to the project site would be via a full-movement entrance on San Gabriel Boulevard, 

approximately 330 feet south of Live Oak Street. This entrance will provide access to the parking 

area for the retail and restaurant uses. 

• One access to the project site would via a full-movement entrance on Live Oak Street, 

approximately 120 feet west of San Gabriel Boulevard. This entrance will also provide access to 

the retail and restaurant uses. 

 

Each site driveway and the project improvements (project signage, building structures, and 

landscaping) will be designed so that adequate sight distance for drivers entering and exiting the site is 

maintained. The line of sight – a straight line between the driver’s eye and oncoming vehicles on the 

adjacent roadway (San Gabriel Boulevard and Live Oak Street) – defines the Limited Use Area. The 

Limited Use Area for each driveway will be kept clear of visual obstructions, including project signs, 

building structures, and landscaping in order to maintain adequate sight distance.  

 

B. Capacity and Level of Service and Improvement Analysis  

 

The study intersections have been analyzed for each of the study scenarios, and the resulting ICU results 

and Level of Service are summarized below. 
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1. Existing Conditions  

 

Existing peak hour operations at the study intersections were evaluated using the ICU methodology as 

described above. The results of the analysis are summarized on Table 3. Review of this table shows that 

all study intersections are currently operating at Level of Service D or better in both peak hours, with 

the exception of the following:  

 

• #1 – San Gabriel Boulevard at Las Tunas Drive – AM LOS E, PM LOS F 

• #3 – San Gabriel Boulevard at Live Oak Street – AM LOS F, PM LOS F 

 

 

  







TABLE 3

SUMMARY OF INTERSECTION OPERATION

EXISTING CONDITIONS

Traffic

Int. # Intersection Control ICU/Delay LOS ICU/Delay LOS

1 San Gabriel Blvd at Las Tunas Dr S 0.975 E 1.028 F

2 Pine St at Live Oak St U 10.2 B 11.9 B

3 San Gabriel Blvd at Live Oak St U > 100.0 F > 100.0 F

4 Pine St at Broadway U 14.5 B 18.2 C

5 San Gabriel Blvd at Broadway S 0.800 C 0.870 D

Note

AM Peak Hour PM Peak Hour

Notes:

Bold and shaded values indicate intersections operating at LOS E or F or significant impact to intersection per 

City standards.

S = Signalized 

U = Unsignalized
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2. Existing Plus Project Conditions  

 

The Existing Plus Project analysis scenario provides an evaluation of conditions assuming that the 

project traffic is added to existing traffic volumes. The Existing Plus Project scenario is a hypothetical 

scenario that assumes completion of the project and full absorption of the project traffic on the 

surrounding street network at the current time, with no other changes to area traffic volumes or to the 

street network serving the site. This analysis is required by the California Environmental Quality Act 

(CEQA).  

 

Existing Plus Project peak hour operations at the study intersections were evaluated and the results of 

the analysis are summarized on Table 4. Review of this table shows that all study intersections would 

operate at Level of Service D or better in both peak hours, except at the following intersections: 

 

• #1 – San Gabriel Boulevard at Las Tunas Drive – AM LOS E, PM LOS F   

• #3 – San Gabriel Boulevard at Live Oak Street – AM LOS F, PM LOS F 

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

Intersections #1 and #3 would operate at an unacceptable Level of Service under the Existing 

conditions. The addition of project traffic will contribute to the already-deficient conditions. 

 

Based on the City’s significance criteria, the project’s impact would be considered significant at the 

following intersections: 

 

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

Recommended Improvements at intersection #7 are presented in the Recommended Improvements 

section of this report. 

 

3. Existing Plus Growth Conditions  

 

Existing Plus Ambient Growth (Opening Year 2023) peak hour operations at the study intersections 

were evaluated, and the results of the analysis are summarized on Table 5. Review of this table shows 

that all study intersections would operate at Level of Service D or better in both peak hours, with the 

exception of the following: 

 

• #1 – San Gabriel Boulevard at Las Tunas Drive – AM LOS E, PM LOS F  

• #3 – San Gabriel Boulevard at Live Oak Street – AM LOS F, PM LOS F 

 

4. Existing Plus Growth Plus Cumulative Projects  

 

Existing Plus Ambient Growth Plus Cumulative Projects peak hour operations at the study intersections 

were evaluated, and the results of the analysis are summarized on Table 6. Review of this table shows 
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that the study intersections would operate at Level of Service D or better in both peak hours, with the 

exception of the following: 

 

• #1 – San Gabriel Boulevard at Las Tunas Drive – AM LOS F, PM LOS F   

• #3 – San Gabriel Boulevard at Live Oak Street – AM LOS F, PM LOS F 

• #5 – San Gabriel Boulevard at Broadway – PM LOS E  

 

The addition of Cumulative Projects traffic would cause the intersection of San Gabriel Boulevard at Las 

Tunas Drive to worsen from LOS E to LOS F in in the morning peak hours and would cause the 

intersection of San Gabriel Boulevard at Broadway to worsen to LOS E in the evening peak hour. 

 

  



TABLE 4

SUMMARY OF INTERSECTION OPERATION

EXISTING PLUS PROJECT 

AM Peak Hour PM Peak Hour

Int. # Intersection ICU/Delay LOS ICU/Delay LOS ICU/Delay LOS ICU/Delay LOS

1 San Gabriel Blvd at Las Tunas Dr 0.975 E 0.980 E 0.005 No 1.028 F 1.034 F 0.006 No

2 Pine St at Live Oak St 10.2 B 10.2 B 0.0 No 11.9 B 11.9 B 0.0 No

3 San Gabriel Blvd at Live Oak St > 100.0 F > 100.0 F - No > 100.0 F > 100.0 F - No

4 Pine St at Broadway 14.5 B 14.7 B 0.2 No 18.2 C 18.4 C 0.2 No

5 San Gabriel Blvd at Broadway 0.800 C 0.808 D 0.008 No 0.870 D 0.875 D 0.005 No

6 Live Oak Driveway N/A - 8.7 A N/A - N/A - 9.0 A N/A -

7 San Gabriel Blvd Driveway N/A - 14.4 B N/A - N/A - 89.1 F N/A -

8 Pine St Driveway N/A - 8.8 A N/A - N/A - 9.0 A N/A -

Impact Sig?
Without Project With ProjectWithout Project With Project

Notes:

   Bold and shaded values indicate intersections operating at LOS E or F or significant impact to intersection per City standards.

Signalized Significant Impact Threshold:

   A, B: Equal or greater than 0.06

   C: Equal or greater than 0.04

   D: Equal or greater than 0.02

   E, F: Equal or greater than 0.01

Unsignalized Significant Impact Threshold:

   E: Increase of at least 4 seconds

   F: Increase of atleast 2 seconds

Project 

Impact
Impact Sig?

Project 

Impact
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TABLE 5

OPENING YEAR 2023 PLUS GROWTH

AM Peak Hour PM Peak Hour

Int. # Intersection ICU/Delay LOS ICU/Delay LOS

1 San Gabriel Blvd at Las Tunas Dr 0.984 E 1.037 F

2 Pine St at Live Oak St 10.2 B 11.9 B

3 San Gabriel Blvd at Live Oak St > 100.0 F > 100.0 F

4 Pine St at Broadway 14.6 B 18.4 C

5 San Gabriel Blvd at Broadway 0.802 D 0.872 D

SUMMARY OF INTERSECTION OPERATION

Notes:

Bold and shaded values indicate intersections operating at LOS E or F or significant impact to intersection 

per City standards.
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TABLE 6

OPENING YEAR 2023 PLUS GROWTH PLUS CUMULATIVE PROJECTS

AM Peak Hour PM Peak Hour

Int. # Intersection ICU/Delay LOS ICU/Delay LOS

1 San Gabriel Blvd at Las Tunas Dr 1.066 F 1.169 F

2 Pine St at Live Oak St 10.2 B 11.9 B

3 San Gabriel Blvd at Live Oak St > 100.0 F > 100.0 F

4 Pine St at Broadway 14.8 B 18.9 C

5 San Gabriel Blvd at Broadway 0.839 D 0.957 E

SUMMARY OF INTERSECTION OPERATION

Notes:

Bold and shaded values indicate intersections operating at LOS E or F or significant impact to intersection 

per City standards.
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5. Existing Plus Growth Plus Cumulative Projects Plus Proposed Project 

 

Existing Plus Ambient Growth Plus Cumulative Projects Plus the Proposed Project peak hour operations 

at the study intersections were evaluated, and the results of the analysis are summarized on Table 7. 

Review of this table shows that all study intersections would operate at Level of Service D or better in 

both peak hours, with the exception of the following: 

 

• #1 – San Gabriel Boulevard at Las Tunas Drive – AM LOS F, PM LOS F  

• #3 – San Gabriel Boulevard at Live Oak Street – AM LOS F, PM LOS F 

• #5 – San Gabriel Boulevard at Broadway – PM LOS E  

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

Intersections #1, #3, and #5 would operate at an unacceptable Level of Service by Opening Year 2023 

without the Project. The addition of project traffic will contribute to the already-deficient conditions. 

Based on the City’s significance criteria, the project’s impact would not be considered to be significant 

at these intersections.  

 

Based on the City’s significance criteria, the project’s impact would be considered significant at the 

following intersections: 

 

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

Recommended Improvements at intersection #7 are presented in the Recommended Improvements 

section of this report. 

 

Intersection analysis worksheets for all analysis scenarios are provided in Appendix D of this report. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



TABLE 7

SUMMARY OF INTERSECTION OPERATION

OPENING YEAR 2023 PLUS GROWTH PLUS CUMULATIVE PROJECTS PLUS PROJECT 

AM Peak Hour PM Peak Hour

Traffic Project Impact Project Impact

Int. # Intersection Control ICU/Delay LOS ICU/Delay LOS Impact Sig? ICU/Delay LOS ICU/Delay LOS Impact Sig?

1 San Gabriel Blvd at Las Tunas Dr S 1.066 F 1.071 F 0.005 No 1.169 F 1.175 F 0.006 No

2 Pine St at Live Oak St U 10.2 B 10.2 B 0.000 No 11.9 B 11.9 B 0.000 No

3 San Gabriel Blvd at Live Oak St U > 100.0 F > 100.0 F - No > 100.0 F > 100.0 F - No

4 Pine St at Broadway U 14.8 B 14.9 B 0.100 No 18.9 C 19.0 C 0.100 No

5 San Gabriel Blvd at Broadway S 0.839 D 0.844 D 0.005 No 0.957 E 0.963 E 0.006 No

6 Live Oak Driveway U N/A - 8.7 A N/A - N/A - 9.0 A N/A -

7 San Gabriel Blvd Driveway U N/A - 14.4 B N/A - N/A - 158.2 F N/A -

8 Pine St Driveway U N/A - 10.2 B N/A - N/A - 9.5 A N/A -

Without Project With Project Without Project With Project

Notes:

   Bold and shaded values indicate intersections operating at LOS E or F or significant impact to intersection per City standards.

Signalized Significant Impact Threshold:

   A, B: Equal or greater than 0.06

   C: Equal or greater than 0.04

   D: Equal or greater than 0.02

   E, F: Equal or greater than 0.01

Unsignalized Significant Impact Threshold:

   E: Increase of at least 4 seconds

   F: Increase of atleast 2 seconds
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VI. VEHICLE MILES TRAVELED (VMT) ANALYSIS 

 

Senate Bill 743 (SB 743) was approved by the California legislature in September 2013. SB 743 requires 

changes to California Environmental Quality Act (CEQA), specifically directing the Governor’s Office of 

Planning and Research (OPR) to develop alternative metrics to the use of vehicular “level of service” 

(LOS) for evaluating transportation projects. OPR has prepared a technical advisory (“OPR Technical 

Advisory”) for evaluating transportation impacts in CEQA and has recommended that Vehicle Miles 

Traveled (VMT) replace LOS as the primary measure of transportation impacts. The Natural Resources 

Agency has adopted updates to CEQA Guidelines to incorporate SB 743 that requires use of VMT for the 

purposes of determining a significant transportation impact under CEQA. The City of San Gabriel VMT 

Baselines and Thresholds of Significance for Transportation Impacts (July 2020) provides details on 

appropriate screening thresholds that can be used to identify when a proposed land use project is 

anticipated to result in a less than significant impact without conducting a more detailed level analysis. 

Screening thresholds are broken into the following four steps: 

 

1. Project Type Screening 

2. Low VMT Screening 

3. Transit Priority Area 

4. Affordable Housing Screening 

 

A land use project needs only to meet one of the above screening thresholds to be presumed to result in 

a less than significant impact under CEQA pursuant to SB 743.  

 

The proposed project is a mixed-use restaurant / retail / residential development consisting of 13,478 

square feet of retail and restaurant space, and 225 residential units.  

 

Project Type Screening 

 

Some project types have been identified as having the presumption of a less than significant impact, 

including local-serving retail uses less than 50,000 square feet (SF). The proposed project will contain 

13,478 SF of retail and restaurant space, which is less than 50,000 SF and is not anticipated to lead to 

longer local trips, thus reducing or maintaining regional VMT. As such, the retail and restaurant portion 

of the project may be presumed to create a less than significant transportation impact.  

 

The Project Type screening threshold is met for the retail and restaurant portion of the project. 

 

Low VMT Area Screening 

 

The City Guidelines states that projects located within a low VMT-generating area may be presumed to 

have a less than significant impact absent substantial evidence to the contrary. The Screening Tool 

provided by the San Gabriel Valley Council of Governments (SGVCOG) was created to analyze traffic 

conditions in the region and develop a baseline standard that determines significance CEQA thresholds 
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for future land use and transportation projects. The Project's physical location was input into the 

Screening Tool to determine if the project site is located within a low VMT generating zone. Based on 

the VMT Screening Tool and map provided on Figure 13 the residential component of the project can 

be presumed to have a less than significant impact based on being located in a Low VMT Area. The 

SGVCOG VMT Evaluation Tool Report for the project is provided in Appendix E. 

 

The Low VMT Area screening threshold is met for the residential component of the project.  

 

Transit Priority Area (TPA) Screening 

 

Based on the SGVCOG, the project site is not located within a Transit Priority Area (TPA). Therefore, the 

project cannot be presumed to have a less than significant impact based on not being located in a TPA.  

 

The TPA screening threshold is not met. 

 

Affordable Housing Screening 

 

The City Guidelines state that affordable housing developments or affordable housing units within 

mixed-use developments are presumed to have a less than significant impact. The proposed project 

doesn’t not contain enough affordable housing units and cannot be presumed to have a less than 

significant impact based on affordable housing screening.  

 

The Affordable Housing Screening threshold is not met. 

 

Based on review of the VMT screening thresholds, the project meets the Project Type and Low VMT Area 

screening thresholds; therefore, the project would result in a less-than-significant impact, and no 

additional VMT analysis is required. 
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VII. LOS ANGELES COUNTY CONGESTION MANAGEMENT PROGRAM 

 

The Congestion Management Program (CMP) is a state-mandated program that was enacted by the 

California State Legislature with the passage of Proposition 111 in 1990. The program is intended to 

address the impact of local growth on the regional transportation system.  

 

As required by the 2010 Congestion Management Program for Los Angeles County, a Traffic Impact 

Assessment (TIA) has been prepared to determine the potential impacts on designated monitoring 

locations on the CMP highway system. The analysis has been prepared in accordance with procedures 

outlined in the 2010 Congestion Management Program for Los Angeles County, County of Los Angeles 

Metropolitan Transportation Authority, 2010.  

 

A. Intersections 

 

The following CMP intersection monitoring locations in the project vicinity have been identified: 

 

• No. 131: Rosemead Boulevard at Valley Boulevard 

• No. 146: Rosemead Boulevard at Las Tunas Drive 

 

The CMP TIA guidelines require that intersection monitoring locations must be examined if the 

proposed project will add 50 or more trips during either the AM or PM weekday peak hours. The 

proposed project will not add 50 or more trips during either the weekday AM or PM peak hours at either 

of the two CMP monitoring intersections. Therefore, no further review of potential impacts to the 

intersection monitoring locations is required.  

 

B. Freeways 

 

The following CMP freeway monitoring locations in the project vicinity have been identified: 

 

• No. 1015: I-10 Freeway at Atlantic Boulevard 

• No. 1016: I-10 Freeway at Rosemead Boulevard 

 

The CMP TIA guidelines require that freeway monitoring locations must be examined if the proposed 

project will add 150 or more trips, in either direction, during either the AM or PM weekday peak hours. 

The proposed project will not add 150 or more trips, in either direction, during either the weekday AM 

or PM peak hours at either of the two CMP freeway monitoring locations. Therefore, no further review 

of potential impacts to the freeway monitoring locations is required.  
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C. Transit Impact Review 

 

As required by the 2010 Congestion Management Program for Los Angeles County, a review has been 

made of the potential impacts of the project on transit services. As previously discussed in Section III.C.3, 

existing transit services are provided in the vicinity of the proposed project.  

 

The project trip generation was adjusted by the values set forth in the CMP to estimate transit trip 

generation. The proposed project is forecast to generate demand for approximately 56 transit trips on 

a daily basis, with 3 transit trips in the morning peak hour, and 3 transit trips in the evening peak hour. 

The transit trip calculations are as follows: 

 

• Weekday Daily Trips: 1,442 x 1.4 x 0.035 = 56 Transit Trips 

• Weekday AM Peak Hour Trips: 70 x 1.4 x 0.035 = 3 Transit Trips 

• Weekday PM Peak Hour Trips: 57 x 1.4 x 0.035 = 3 Transit Trips 

 

As previously discussed in Section III.C.3 there are three bus transit lines provided adjacent to or in 

proximity of the project site. It is anticipated that the existing transit service in the project area will 

adequately accommodate the increase in project-generated transit trips. Therefore, given the low 

number of project-generated transit trips, no project impacts on existing or future transit services in the 

project area are expected to occur as a result of the proposed project.  
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VIII. FINDINGS AND CONCLUSIONS 

 

A. Traffic Impacts  

 

This Traffic Study has been prepared in accordance with the Traffic Study Guidelines for Development 

Projects in the City of San Gabriel. The format of this report is in accordance with Appendix A – Required 

Traffic Study Report Format of the City’s guidelines. 

 

The project was evaluated for typical weekday peak hour operations impacts at the following study 

intersections: 

 

1. San Gabriel Boulevard at Las Tunas Drive 

2. Live Oak Street at Pine Street 

3. San Gabriel Boulevard at Live Oak Street 

4. Broadway at Pine Street 

5. San Gabriel Boulevard at Broadway 

 

The study also includes an evaluation of peak hour operations at the third future site access points on 

Live Oak Street, San Gabriel Boulevard, and Pine Street. 

 

All the study intersections will operate at an acceptable Level of Service with the proposed development, 

with the exception of the following intersections: 

 

• #1 – San Gabriel Boulevard at Las Tunas Drive – AM LOS F, PM LOS F   

• #3 – San Gabriel Boulevard at Live Oak Street – AM LOS F, PM LOS F 

• #5 – San Gabriel Boulevard at Broadway – PM LOS E   

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

Based on the City of San Gabriel impact significance threshold, the project was found to have a significant 

impact at the following intersections: 

 

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

Recommended Improvements at intersection #7 are presented in the Recommended Improvements 

section of this report. 
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B. Recommended Improvements 

 

Based on the Level of Service standards and significant impact criteria discussed previously, the project 

would have a significant impact at the following intersections, and project mitigation is required: 

 

• #7 – San Gabriel Boulevard Driveway – PM LOS F 

 

However, the Level of Service for an unsignalized intersection is reported based on the single approach 

movement with the highest delay, which in this case, would be the eastbound left-turn for intersection 

#7. The traffic on this approach would experience delay during the evening peak hour while waiting for 

an acceptable gap in traffic on San Gabriel Boulevard. While the side street approach operates at a 

deficient Level of Service based on the highest delay movement (eastbound left-turn), the overall 

intersection delay would be acceptable. Any queuing that occurs on the side street is contained on the 

minor intersection approach, would occur only a limited period of time, and would not impact the 

progression of traffic on the main arterial. Intersection analysis worksheets are provided in Appendix 

D. 

 

C. Signal Warrant Analysis 

 

Signal warrant analysis was conducted for the intersection of San Gabriel Boulevard and Live Oak Street. 

Signal warrant worksheets are provided in Appendix F. The signal warrant analysis was conducted 

based on the Manual on Uniform Traffic Control Devices (MUTCD) Warrant 3, which assesses traffic 

volumes during the peak hour. Existing and Future peak hour volumes at the intersection are forecasted 

to satisfy the signal warrants. The intersection is forecasted to operate at Level of Service F in the 

morning and evening peak hour during the Opening Year 2023 Plus Cumulative Plus Project scenario. 

Based on the side street volumes (Live Oak Street), coupled with the volumes on the main street (San 

Gabriel Boulevard), a signal warrant is satisfied based on peak hour volumes. In lieu of designing and 

installing a traffic signal at the intersection of San Gabriel Boulevard and Live Oak Street, the applicant 

shall pay a contribution amount of $50,000 to the City for future traffic signal improvements. 

 

A signal warrant analysis was also conducted for the San Gabriel Boulevard Driveway. Based on the 

volumes on San Gabriel Boulevard and the project driveway, a signal warrant is not satisfied based on 

peak hour volumes. 
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D. On-Site Parking 

 

Consistent with the approved Traffic Impact Study for Rubio Village Mixed-Use Project in the City of San 

Gabriel (January 2015), the following parking requirements for the proposed uses on the site were used: 

 

 Multi-Family 

• 1 parking space per each bedroom, plus 1 guest space for every 3 dwelling units 

Retail 

• 1 parking space per 250 square-feet (SF) of gross floor area (GFA) 

Restaurant 

• 1 parking space per 100 SF of GFA 

 

A summary of the City’s parking requirements is provided on Table 8. Per the parking requirements 

noted above, the proposed parking requirement for the project site is 424 parking spaces. The project 

site plan shows that the project will provide a total of 438 parking spaces, consisting of 345 spaces for 

the residential units, plus 75 guest parking spaces and 87 spaces for the commercial area. As a result, 

there would be a surplus of 14 parking spaces.  

 

E. Street Parking Adjacent to the Project Site 

 

In addition to the on-site parking, on-street parking on the streets immediately adjacent to the project 

site is allowed as follows: 

 

• 2-hour parking along the project frontage on Live Oak Street – 8 to 10 unmarked spaces; 

• 2-hour parking along the project frontage on San Gabriel Boulevard – 13 marked spaces; 

• Unrestricted parking along the project frontage on Pine Street – 12 to 14 unmarked spaces. 

 

These on-street parking provisions are shown on Figure 14. The street parking is not needed to 

satisfy the project’s parking requirements and is not included in the project’s parking supply 

assumptions. 

  



TABLE 8

RUBIO VILLAGE MIXED-USE PROJECT

SUMMARY OF PARKING REQUIREMENTS

Quantity/ Parking Required

Unit Capacity Code 
1

Parking

1 - Bedroom DU 191 1.0 191            

2 - Bedroom DU 31 2.0 62               

3 - Bedroom DU 3 3.0 9                 

Guest Spaces DU 75 0.33 75               

General Retail SF 7,998 0.004 32               

Full-Service Restaurant SF 5,480 0.01 55               

TOTAL Parking Required 424            

TOTAL Parking Provided 438            

Parking Surplus (Deficit) 14               

Building / Use

1
  Source: Traffic Impact Study for Rubio Village Mixed-Use Project in the City of San Gabriel, dated January, 

2015
2  

Rate of 1 parking space per each bedroom, plus 1 guest space for every 3 dwelling units was used.

Multi-Family Residential
2
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F. Neighborhood Traffic 

 

The land uses adjacent to the project site include:  

 

• commercial uses on the north side of Live Oak Street; 

• commercial uses on the east side of San Gabriel Boulevard; 

• residential uses on the west side of Pine Street, and; 

• a combination of residential and commercial uses to the south of the project.  

 

The project access has been designed to direct project traffic to Live Oak Street and San Gabriel 

Boulevard, which are the streets with the commercial development. The project will have one driveway 

on Pine Street to accommodate the 3 residential units located in Building B. Due to the location of the 

project and the design of the site access, the project is not expected to adversely impact any residential 

neighborhoods in the area. 

G. Sight Distance Analysis 

 

Sight distance analysis were performed for the project driveway located on Live Oak Street and the 

project driveway located on San Gabriel Boulevard. The sight distance analysis was conducted to 

determine whether line-of-sight issues will be present for vehicles making a northbound left-turn and 

right-turn from the project driveway onto Live Oak Street. Both project driveway intersections are 

unsignalized. 

 

Evaluation of available sight distance took into consideration the roadway characteristics previously 

mentioned in this report.  

 

The sight distance standards used in this analysis, Case B1 and B2, are from the 2018 American 

Association of State Highway and Transportation Officials (AASHTO) – Geometric Design of Highways 

and Streets, Chapter 9 – Intersections (Intersection Sight Distance). Case B1 is used for left turns at a 

stopped position onto a major street. Case B2 is used for right-turns at a stopped position onto a major 

street. Since the area predominantly experiences passenger car traffic, the passenger car was used as 

the design vehicle for the sight distance calculation. The table below shows the sight distance 

requirements for various speed limits. 

 

AASHTO Sight Distance Requirements 

Case 

Passenger Car 

25 mph 30 mph 35 mph 

B1 280 feet 335 feet  390 feet 

B2 240 feet 290 feet 335 feet 

2011 American Association of State Highway and Transportation Officials (AASHTO) 

Geometric Design of Highways and Streets, Chapter 9 – Intersections (Intersection Sight Distance) 
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For the project driveway located on Live Oak Street, the minimum required sight distance is 280 feet 

and 240 feet for Case B1 and B2, respectively. The available sight distance from each driver position is 

shown on Figure 15 for the driveway on Live Oak Street. For the project driveway located on San Gabriel 

Boulevard, the minimum required sight distance is 390 feet and 335 feet for Case B1 and B2, 

respectively. The available sight distance from each driver position is shown on Figure 16 for the 

driveways on San Gabriel Boulevard. For the project driveway located on Pine Street, the minimum 

required sight distance is 280 feet and 240 feet for Case B1 and B2, respectively. The available sight 

distance from each driver position is shown on Figure 17 for the driveways on Pine Street. For all 

project driveways, two driver positions were analyzed for turning vehicles at a stopped position: (1) 

which replicates vehicles stopping at the limit line, and (2) moving forward into the street to see 

adequately to make the turn. The first driver position is 7.5 feet back from the limit line, and Position 2 

is located 7.5 feet behind the edge of traveled way. Position 2 is provided to demonstrate where the 

driver needs to be positioned to achieve the sight distance necessary to complete the turns safely.   

 

Review of Figures 15, 16, and 17 indicate that from Position 2, the sight distance available is greater 

than the required distance for all project driveways. While the driver’s line of sight is not measured from 

behind the limit line, it is expected that Position 2 is consistent with anticipated driver behavior. 

Furthermore, stopped vehicles at Position 2 do not impede eastbound or southbound traffic on Live Oak 

Street, Pine Street, or San Gabriel Boulevard. Therefore, minimum sight distance requirements are met 

for vehicles at Position 2. 

 

H. Accident Analysis 

 

Traffic collisions along San Gabriel Boulevard, particularly at the intersections of Las Tunas Drive, Live 

Oak Street, and Broadway were assessed over a 3-year period between 2017 and 2019. Collision data 

was collected from the California Highway Patrol Statewide Integrated Traffic Records System 

(SWITRS) and are presented in Appendix G.  

 

Review of the collision data indicates that there were 18 accidents at Las Tunas Drive, 11 accidents at 

Live Oak Street, and 10 accidents at Broadway over the 3-year duration.  

 

The accidents consisted primarily of drive-related errors, including unsafe driving speeds, right of way 

violations, and intoxicated driving. 
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IX. RECOMMENDATIONS  

 

A. Site Access / Circulation Plan 

 

The project site access plan was described in the Site Access section on page 20. The project will take 

access on San Gabriel Boulevard and Live Oak Street.  

 

Access to Buildings B and C will be provided via pedestrian bridges. Additionally, a driveway along Pine 

Street is provided to accommodate the 3 residential units located within Building B.  

 

B. Intersection Improvements 

 

Existing and Future peak hour volumes at the intersection are forecasted to satisfy the signal warrants. 

The intersection is forecasted to operate at Level of Service F in the morning and evening peak hour 

during the Opening Year 2023 Plus Cumulative Plus Project scenario. Based on the side street volumes 

(Live Oak Street), coupled with the volumes on the main street (San Gabriel Boulevard), a signal warrant 

is satisfied based on peak hour volumes.  

 

The project was found to have no significant impacts at the any of the study intersections. 

 

In lieu of designing and installing a traffic signal at the intersection of San Gabriel Boulevard and Live 

Oak Street, the applicant shall pay a contribution amount of $50,000 to the City for future traffic signal 

improvements. 

 

C. Roadway Improvements 

 

1. On-Site 

 

There will be no public roadways on the project site. 

 

2. Off-Site 

 

The project will not implement off-site roadway improvements.  
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D. Transportation System Management Actions 

 

1. On-Site 

 

The project will implement the following on-site transportation system management actions, to reduce 

project traffic to and from the site: 

 

- Provide bicycle parking for residents, customers, and employees; 

- Provide a location on site for a rack to hold local bus schedules; 

- Maintain sidewalks and convenient walking paths along all project frontage. 

 

2. Off-Site 

 

The project will not implement off-site transportation system management actions.


