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IRSCH 
REEN 

 
August 9, 2023 

Mr. Walter Marks 
Walter N. Marks, Inc. 
Helms Hall of Fame 
8758 Venice Boulevard, Suite 100 
Los Angeles, California  90034 

 RE: Vehicle Miles Traveled (“VMT”) and Trip Generation Updates Related to Modifications 
to Residential Component of Proposed Mixed-Use Project at 688 S. Cochran Avenue 
in the Miracle Mile Community of the City of Los Angeles 

Dear Mr. Marks, 

Pursuant to your request, this document summarizes our evaluations of the potential effects of a 

minor change to the residential component of the proposed Mirabel mixed-use project located at 

688 S. Cochran Avenue in the Miracle Mile community of the City of Los Angeles.  As you know, 

a traffic impact assessment (“TIA”) was prepared in May of 2022 for the then-proposed project, 

which involved the demolition/rehabilitation of several existing structures on the project site, and 

the construction of a new mixed-use development containing a total of 348 residential units 

(including 29 required “very low income” and nine additional voluntary “moderate income” units) 

along with a total of approximately 12,821 square feet of “commercial” floor area, which itself 

consisted of about 7,378 square feet of retail uses, about 4,443 square feet of restaurant space, 

and an approximately 1,000 square foot cafe.   That study, which is incorporated herein in its 

entirety by reference, concluded that the project was consistent with all applicable City plans, 

programs, and policies related to providing and maintaining a sustainable transportation network, 

and would not result in any significant VMT impacts or other undesirable traffic-related effects 

under the City’s adopted (CEQA-compliant) analysis standards.  The TIA was reviewed by the 

City of Los Angeles Department of Transportation (“LADOT”) and approved on May 23, 2022 

(via email modification of LADOT’s December 20, 2021 and August 10, 2020 approval letters for 

TIA’s for earlier versions of the subject project); the final LADOT TIA approval memorandum for 

the project description noted above is also incorporated into this report in its entirety by reference. 

However, a minor revision is being proposed for the residential component of the subject project 

that would convert the nine “moderate income” units (provided voluntarily) to “market-rate” units, 

increasing that component from 310 to 319 units while retaining the 29 “very low income” units; 

no changes to the project’s “commercial” components, vehicular or bicycle parking requirements 

or proposed supply, or site vehicular access (driveway) locations or operations are anticipated. 

As a result of the proposed changes in the project description from that approved by LADOT, the 

City’s Planning Department has requested that the VMT and trip generation calculations for the
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project be updated to reflect the current development proposal.  In order to evaluate the effects 

of these project description changes on the results of the May 2022 study, the new (proposed) 

project information was input into LADOT’s VMT Calculator program, with the results compared 

to those from the earlier analyses.  Additionally, the project’s vehicular trip generation estimates 

were also updated based on the proposed new description.  Both procedures used the same or 

similar assumptions and analysis methodologies to those detailed in the project’s May 2022 TIA, 

although it should be noted that both the VMT Calculator and the vehicular trip generation rates 

used in the earlier study have themselves been updated since the “original” project was analyzed.   

Specifically, LADOT has released Version 1.4 of its VMT Calculator program, which supersedes 

all previous iterations (including Version 1.3 used in the May 2022 study) and is now required 

for all new VMT-related evaluations.  Similarly, the Institute of Transportation Engineers’ (“ITE”) 

Trip Generation manual, from which the majority of the vehicular trip generation rates utilized in 

the earlier study were obtained (with the exception of the project’s “affordable” residential units, 

which were based on information provided in the LADOT TAG, and the empirical trip data used 

for the existing Staples retail store occupying the project site), has also been updated, with the 

current data provided in the 11th Edition of that publication (superseding the 10th Edition data 

used in the May 2022 study).  Note also that the 11th Edition of the ITE Trip Generation manual 

also identifies several new “retail” land use categories, including “Strip Retail Plaza (LU 822)”, 

which is specifically applicable to development projects containing less than 40,000 square feet 

of retail floor area, which is considered to be more appropriate for the proposed project than the 

more general “Shopping Center (LU 820)” rates recommended by LADOT during the scoping for 

the May 2022 study.  Additionally, the 11th Edition of the Trip Generation manual also identifies 

a new “Multifamily Housing (High-Rise) (LU 222)” “residential” land use category, which provides 

trip generation data specifically for residential developments proximate to rail transit stations 

(such as the proposed project, which is less than 600 feet west of the Metro “D” Line rail station 

currently under construction on the northwest corner of the intersection of Wilshire Boulevard 

and La Brea Avenue).  Therefore, the trip generation calculations for the revised project were 

based on the 11th Edition Trip Generation data.  Note, however, that the “transit use” assumptions 

used in the May 2022 study for the project’s “market-rate” residential units were modified due to 

the use of the new “close to rail transit” trip generation rate.  The May 2022 analyses assumed a 

total 20-percent transit usage factor for the “market-rate” units to account for the anticipated use 

of the site-serving Metro RapidBus 720 (15 percent) and “D” Line (five percent) services; since 

the new residential trip generation rate intrinsically considers the effects of rail transit use on the 

project’s “market-rate” residential trips, the originally-assumed five percent “D” Line transit use 

factor was eliminated, although the 15 percent bus transit utilization factor was retained.      

The results of the updated VMT and trip generation analyses for the revised project description 

are discussed in detail in the following pages of this report, with all supporting calculations and 

other information provided in the attachments to this document.  However, to briefly summarize
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the conclusions of the updated analyses, as with the project evaluated in the May 2022 study, 

the revised project is not expected to result in any significant VMT-related impacts.  In fact, the 

revised project would exhibit lower VMT levels than the “original” project (10,368 daily VMT vs. 

11,234 daily VMT, following the implementation of the project’s various trip-reducing measures, 

which are unchanged from the prior analyses).  Further, due to the reduction in daily VMT levels, 

the revised project would no longer require the preparation of a detailed VMT impact study. 

Additionally, the revised project is anticipated to generate fewer vehicular trips than the project 

analyzed in the May 2022 study.  Based on the 11th Edition ITE Trip Generation manual data, 

the revised project is estimated to result in a net reduction in site-related traffic (considering the 

removal of the trips generated by the existing site uses) of approximately 478 daily vehicle trips, 

including total reductions of about four net trips during the AM peak hour and about 66 net trips 

during the PM peak hour.  These values represent a reduction of about 167 daily trips, as well as 

reductions of about 13 total trips and six total trips during the AM and PM peak hours, respectively, 

when compared to the amount of net vehicular traffic generated by the “original” project.   

Finally, while no specific evaluations were conducted regarding the revised project’s consistency 

with City policies related to providing a sustainable transportation network, the proposed changes 

to the prior project are minimal, and would not affect the conclusions of the May 2022 study that 

the project is compatible with or will not preclude the implementation of any such programs. 

Therefore, based on the results of this evaluation, it can be concluded that the “May 2022” TIA 

provides a “worst case” assessment of the potential VMT and/or traffic-related impacts of the 

proposed revised project.  Further, since that study did not identify any significant VMT impacts 

or other undesirable effects on any of the roadways or intersections in the project vicinity, the 

reduced VMT and vehicle trip generation levels associated with the current project modifications 

ensure that the original conclusions of the May 2022 study remain valid for the revised project. 

The assumptions, analysis methodologies and procedures, VMT and trip generation calculations, 

and results of the updates to the proposed project’s May 2022 TIA, including comparisons to the 

results of that earlier study, are described in detail in the following pages of this report.   

CEQA Vehicle Miles Traveled (“VMT”) Analysis Updates 

The updates to the proposed project’s VMT analyses, which were prepared in order to reflect the 

project’s revised description, were based on the same assumptions and evaluation procedures 

described in detail in the “California Environmental Quality Act (“CEQA”) Analyses” section of 

the May 2022 study, with the exceptions that LADOT’s recently-released version (Version 1.4) 

of the VMT Calculator program was utilized (superseding the previous Version 1.3 evaluations), 

and the project’s land use characteristics were updated with the currently-proposed information.  

These updates focused primarily on the effects of the project modifications on the results of the 

earlier study’s Threshold T-2.1 (Causing Substantial Vehicle Miles Traveled) evaluations.  
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Revised Project VMT Analysis “Screening” Evaluation and Results 

As with Version 1.3 of the VMT Calculator, Version 1.4 also provides a “screening” page for use 

in determining whether a project would be required to prepare a detailed VMT impact analysis.  

As detailed in the May 2022 TIA, the VMT Calculator allows for a number of “project feature” 

and “mitigation”-related adjustments that can affect both the VMT and trip generation calculations 

for a proposed project, although for the purposes of screening the project to determine whether 

a detailed VMT analysis is required, LADOT advises that no such adjustments are permitted. 

As described earlier in this report, the project site is currently developed with several buildings 

housing active businesses, which will be demolished or rehabilitated in order to construct the 

revised project, which itself is now proposed to contain a total of 348 residential units, including 

29 “very low income” units, and approximately 12,821 total square feet of commercial floor area, 

consisting of about 7,378 square feet of retail uses, about 4,443 square feet of restaurant space, 

and an approximately 1,000 square foot cafe.  Note that, as with the May 2022 VMT analyses, 

the existing site development exhibits a total of about 800 square feet of vacant retail area, for 

which no VMT or vehicle trip “credits” were assumed.  Based on these assumptions, the results 

of the VMT analysis “screening” procedure for the revised project are shown in Attachment A.  

As identified in the VMT Calculator “screening” evaluations, the revised project is estimated to 

generate a total of 11,999 daily VMT and a total of 1,943 vehicle trips per day.  These values are 

slightly lower than those associated with the project analyzed in the May 2022 TIA, which exhibited 

a total daily VMT of 13,001 and a total of 2,096 daily vehicle trips (or 1,002 more daily VMT and 

153 more vehicle trips per day than the revised project).  However, while these trip reductions 

are relatively nominal, based on the criteria established by the City pursuant to the requirements 

of SB 743, the updated VMT “screening” procedures show that the revised project will result in a 

net increase of 177 daily vehicle trips (compared to a net increase of 330 daily vehicle trips for 

the “original” project), and as such, would no longer meet the 250 net daily trip increase threshold 

(“Tier 2 Screening Criteria”) for requiring the preparation of a detailed VMT impact assessment. 

However, although a comprehensive VMT impact analysis is not required for the revised project, 

and as such, no significant VMT-related impacts are anticipated, the subject project will continue 

to incorporate each of the various trip-reducing “TDM Strategies” identified in the May 2022 study 

(specifically, reduced vehicular parking versus the City’s “baseline” Zoning Code requirements, 

the provision of on-site information kiosks to educate project residents, employees, and customers 

about the various transportation options available in the vicinity of the project, and the inclusion 

of at least the minimum number of bicycle parking spaces required by the Zoning Code).  

Therefore, in order to provide the same level of analyses as that contained in the May 2022 TIA, 

as well as allow for a reasonable and informed comparison of the “original” and revised projects, 

this study was expanded to include a detailed VMT impact evaluation for the revised project.  

The results of this supplemental VMT impact analysis are described in the following pages. 
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Revised Project VMT Impact Evaluations 

As described in detail in the May 2022 TIA, a significant project-related VMT impact is deemed to 

occur if the subject project generates a “household per capita VMT” (for residential components) 

or “per employee VMT” (for any commercial uses) exceeding a threshold of 15 percent below 

the average “per capita” or “per employee” VMT of the Area Planning Commission (“APC”) area 

in which the project is located, although the TAG also identifies that the “commercial” portions of 

a development project that are comprised of less than 50,000 square feet of restaurant, retail, or 

other similar small-scale “local-serving” uses are assumed to have less-than-significant impacts.  

The project is located in the “Central” APC, which exhibits a “Daily Household VMT per Capita” 

impact threshold of 6.0, and a “Daily Work VMT per Employee” impact threshold of 7.6.   

Per LADOT’s recommendations, the VMT Calculator was used to determine if the revised project 

would result in any significant VMT impacts.  The procedures for calculating and evaluating the 

project’s potential VMT impacts are similar to and based upon the same land use information as 

were used for the preceding VMT screening evaluations, but are expanded to consider the effects 

of any applicable trip and/or VMT-reducing measures contained in the “TDM Strategies” toolbox 

of the VMT Calculator, either as an integral part of the proposed project itself (“project feature”) 

or as mitigation for any significant VMT-related impacts that may be identified by the analyses.   

Specifically, as briefly noted earlier in this report, due to its inclusion of the required number and 

type (income level) of “affordable” residential units, the project qualifies for and will incorporate 

reductions from its otherwise-applicable Zoning Code “residential” vehicle parking requirements 

under the City’s Density Bonus Affordable Housing Incentives Program, and is also permitted to 

reduce its typical “commercial” component vehicular parking requirement through the provision 

of on-site bicycle parking pursuant to the Zoning Code.  As discussed in the May 2022 study, 

these adjustments reduce the project’s total vehicular parking requirement from 589 spaces to 

about 304 spaces, although the project will provide a total of about 478 vehicle parking spaces.  

Note that the proposed modifications to the project’s residential component do not change either 

the required or provided number of vehicle parking spaces, and the parking-related assumptions 

used in the VMT impact analyses for the revised project are unchanged from the May 2022 TIA. 

In addition to reduced vehicular parking and the provision of bicycle parking, the TDM Calculator’s 

“TDM Strategies” toolbox also includes measures to educate and inform travelers about the 

various transportation options available at the project site itself or within the surrounding vicinity.  

As with the “original” project, the revised project will also participate in such programs through 

“passive” marketing and promotional tools such as information kiosks, posters, website, and/or 

similar displays containing route maps and schedules for all transportation alternatives serving 

the project site and surrounding area.  Therefore, in addition to the project’s land use information, 

the amounts of both the required “baseline” and provided vehicular parking were entered into 

the VMT Calculator’s TDM Strategies “Parking” toolbox (“Reduce Parking Supply” measure) as a
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design feature of the project.  Similarly, the provision of information about transportation options 

available to project residents and employees per the “Education and Encouragement” toolbox, 

along with the inclusion of on-site bicycle parking from the “Bicycle Infrastructure” toolbox, were 

also identified as “project features”.  The resulting VMT Calculator worksheets (which show both 

the daily VMT and vehicular trip values for the revised project) are provided in Attachment B.   

As shown in Attachment B, the inclusion of the various “TDM Strategies” measures will reduce 

the revised project’s daily VMT level from its “baseline” of 11,999 to 10,368.  Additionally, both 

its “household per capita VMT” and “work VMT per employee” values will be less than significant 

(noted as “N/A”, or “not applicable” levels in comparison to their respective impact thresholds), 

and as such, no trip-reduction or other TDM “mitigation” measures in this regard are warranted.  

It is also of note that, as with the project evaluated in the May 2022 study, the revised project 

would not result in significant VMT impacts even without the inclusion of these “TDM Strategies”.  

Revised Project Cumulative VMT Impact Evaluation 

Although the revised project is not expected to result in any significant VMT impacts, the City also 

requires an evaluation of the project’s potential contributions toward cumulative VMT impacts.  

While it is acknowledged that the proposed (revised) project could result in increased daily VMT 

(per the project-specific VMT impact analysis), the City considers that development projects that 

do not exhibit significant VMT impacts based on per capita or per employee thresholds are 

considered to align with the long-term VMT and greenhouse gas reduction goals of both the City 

and regional Southern California Association of Governments (“SCAG”) transportation plans.  

Therefore, since the revised project itself does not result in any VMT impacts, it is also deemed 

to have a less-than-significant cumulative VMT impact, and no further analyses are necessary. 

Vehicular Trip Generation (Non-CEQA Local Access and Circulation) Analysis Updates 

Although the revised project would not result in any significant VMT impacts, other aspects of its 

development are also subject to review by LADOT, including its effects on pedestrian, bicycle, 

and public transit accessibility and safety, and to the operations of key intersections and streets 

in the project area, based on the daily and peak hour trip generation levels of the subject project, 

and as such, the revised project’s vehicular trip generation characteristics were also updated. 

Revised Project Traffic Generation Calculations 

The vehicular trip generation data used in the May 2022 study were generally obtained from the 

10th Edition of the ITE’s Trip Generation manual, although that publication does not include any 

information on “affordable” (“VLI”) residential units such as those contained in the subject project.  

Therefore, the daily and peak hour trip generation rates for both the original and revised project’s 

“affordable” residential units were taken from the “Family” category of “affordable housing type” 

identified in Table 3.3-2 of LADOT’s current Transportation Assessment Guidelines (“TAG”). 



 

 

Letter to Mr. Wally Marks 
August 9, 2023 
Page 7 of 9 

However, as briefly noted earlier, subsequent to the preparation of the May 2022 study, the ITE 

released an updated, 11th Edition of the Trip Generation manual1, which is now required for use 

by LADOT in all traffic studies conducted under its jurisdiction.  Although generally similar to the 

data in the superseded 10th Edition, the new version of the Trip Generation publication contains 

trip generation data for several new land use categories, including “Strip Retail Plaza (LU 822)”, 

which is applicable to developments that contain less than 40,000 square feet of retail area, and 

“Multifamily Housing (High-Rise) Close to Rail Transit (LU 222)”, providing trip generation data 

specifically for residential projects that are located within one-half mile of a rail transit station.  

Additionally, the trip generation data for the other existing on-site uses and project components 

has also been updated between the 10th and 11th Editions of the Trip Generation manual, with 

the daily and peak hour trip generation rates for both the “High-Turnover (Sit Down) Restaurant” 

and “Fast Casual Restaurant” (used for the project’s café) categories exhibiting reductions from 

their prior levels, while the trip rates for the “General Office” land use showed slight increases.   

Therefore, for the purposes of this study, the trip generation updates for the revised project used 

the 11th Edition Trip Generation data for all existing and proposed uses, except for the project’s 

“affordable” housing element, which again were based on the data in Table 3.3-2 of the TAG.  

The trip generation rates used in these updates are shown in Table C-1(a) in Attachment C.    

Further, as detailed in the May 2022 study, the ITE trip generation rates shown in Table C-1(a) 

are typically derived based on the number of vehicles entering and exiting the access driveways 

of the subject land uses, and as such, do not generally account for a variety of factors that can 

influence the amount of “net” traffic generated by an individual land use (or multi-use project).  

As discussed in the May 2022 TIA, for typical mixed-use residential/commercial developments 

(such as both the “original” and revised projects), the most relevant of these factors involve the 

effects of “mixed-use interaction”, “walk-in patronage”, “pass-by” traffic activity, and/or the use of 

public transportation by project residents, employees, customers, and visitors on the estimates 

of the amount of project-related traffic that could be added to the area roadways and intersections.  

Additionally, it is likely that some project residents, as well as employees and/or customers of its 

proposed commercial (retail, restaurant, café) components, will utilize ride-hailing services 

(Uber, Lyft, taxis, etc.) to travel to and from the project site, although such activity is considered 

by LADOT to be intrinsically included in the ITE trip generation rates shown in Table C-1(a), and 

does not affect the trip generation for either the project’s residential or commercial components. 

The trip generation calculations for the project analyzed in the May 2022 study assumed that 

the project’s commercial components would exhibit a combination of “mixed-use interaction” and 

“walk-in patronage” factors (the effects of pass-by traffic activity were not considered to be 

applicable to the project’s uses), while the residents of its market-rate residential units would be 

expected to show some public transit usage.  The trip adjustment factors used in this analysis to 

 
1 Trip Generation, 11h Edition, Institute of Transportation Engineers, Washington, D.C., September 2021. 
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estimate the vehicular trip generation characteristics for the revised project are identical to those 

used for the “original” project, with the exception of the elimination of the five-percent “D” Line 

transit utilization factor (to account for the use of the “close to rail transit” trip generation rates 

for the project’s market-rate residential units), as described in more detail earlier in this report. 

Therefore, based on the trip generation rates identified in Table C-1(a), and incorporating the 

effects of the “mixed-use interaction”/”walk-in” patronage (project commercial components) and 

transit utilization (market-rate unit residential component) trip adjustment factors described in 

the preceding pages, the number of trips expected to be generated by both the proposed project 

and existing site uses were calculated, and the results are shown in Table C-1(b), also provided 

in Attachment C of this report.  Note that the trip generation rates and trip calculations from the 

May 2022 study (“Table F-1(a)” and “Table F-1(b)”) are included in Attachment C for convenience. 

As shown in Table C-1(b), the revised project is anticipated to result in a net overall reduction in 

site-related traffic (after accounting for the removal of the trips generated by the existing uses) 

of approximately 478 daily trips, including reductions of about four trips (reduction of 21 inbound 

and increase of 17 outbound trips) during the AM peak hour, and of about 66 trips (reductions of 

23 inbound and 43 outbound trips) during the PM peak hour.  As also shown in Table C-1(b), 

these values also represent reductions in both the total daily and peak hour trips compared to 

the “original” project.  Specifically, as described in detail in the May 2022 TIA and summarized 

in attached Table F-1(b) (from the May 2022 study), the “original” project was also expected to 

produce a net reduction of approximately 141 trips in daily site-related traffic, although it would 

exhibit a net increase in site traffic of about 25 trips (reduction of 16 inbound trips and increase of 

41 outbound trips) during the AM peak hour, but a net reduction in site traffic of about 32 trips 

(increase of one inbound and reduction of 33 outbound trips) during the PM peak hour. 

Therefore, based on these updated vehicular trip generation evaluations, the revised project is 

anticipated to result in a reduction of approximately 167 total daily trips, along with reductions of 

about 13 total trips during the AM peak hour and about six total trips during the PM peak hour, 

compared to the “original” project.  As such, it is reasonable to conclude that the revised project’s 

traffic-related effects on the area transportation network will be less than those identified in the 

May 2022 study.  Further, since the “original” project produced no undesirable effects on the 

project area roadways or intersections, no such effects are expected from the revised project, 

and as such, the conclusions of the “Non-CEQA” local access and circulation evaluations for the 

“original” project identified in the May 2022 study will remain valid for the revised project. 

Other Considerations 

Finally, although no specific evaluations regarding the currently-proposed project’s consistency 

with City policies related to the provision and support of a sustainable transportation network 

(CEQA Threshold T-1, Conflicting with Plans, Programs, Ordinances, or Policies), or its impacts
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on pedestrian, bicycle, and public transit operations in the project vicinity (CEQA Threshold T-3, 

Substantially Increasing Hazards Due to a Geometric Design Feature or Incompatible Use), the 

relatively minor changes to the “original” project design that are currently proposed are minimal, 

and would not affect the conclusions of the May 2022 study that the project (both the “original” 

and revised) is compatible with or will not preclude the implementation of any such programs.  

Therefore, the revised project will not result in any undesirable effects related to these issues. 

Conclusions 

Based on the preceding evaluations, the potential modifications to the residential component of 

the proposed Mirabel mixed-use project located at 688 S. Cochran Avenue are not expected to 

change any of the conclusions identified in the project’s approved May 2022 study, and, similar to 

the “original” project, the revised project is not expected to result in any significant VMT impacts 

or other undesirable traffic-related effects.  As a result, no further analyses are warranted. 

Please review the preceding and attached information, and let us know if you have any questions.  

Sincerely, 

 
Ron Hirsch, P.E. 
Principal 

Attachments 
  



 

 

ATTACHMENT A 

LADOT VMT Calculator (Version 1.4) “Screening” Worksheet for Revised Project 
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Net Daily Trips

Net Daily VMT

ksf

ksf

If you are seeing this message. Please ensure your 
macros are enabled and you have connection to the 

Internet. If you don't have connection to the 
Internet, you may still use lat,long in the Address bar 

to locate your project.

eg.) 34.053755,-118.2432042

CITY OF LOS ANGELES VMT CALCULATOR Version 1.4

688 S COCHRAN AVE, 90036Address:

Revised Mirabel Project (688 S. Cochran Avenue)Project:

Project Information

4.443Retail | High-Turnover Sit-Down Restaurant

Project VMT Screening EvaluationScenario:

Housing | Multi-Family 319 DU
Housing | Affordable Housing - Family 29 DU
Retail | General Retail 7.378 ksf
Retail | High-Turnover Sit-Down Restaurant 4.443 ksf
(custom) Cafe | Retail/Non-Retail Retail LU type
(custom) Cafe | Residents 0 Person
(custom) Cafe | Employees 4 Person
(custom) Cafe | Daily 97 Trips
(custom) Cafe | HBW-Attraction Split 6 Percent
(custom) Cafe | HBO-Attraction Split 50 Percent
(custom) Cafe | NHB-Attraction Split 22 Percent
(custom) Cafe | HBW-Production Split 0 Percent
(custom) Cafe | HBO-Production Split 0 Percent

UnitValueLand Use Type

Click here to add a single custom land use type (will be included in the above list)

Is the project replacing an existing number of 
residential units with a smaller number of 
residential units AND is located within one-half 
mile of a fixed-rail or fixed-guideway transit 
station?

Yes No

Project Screening Criteria: Is this project required to conduct a vehicle miles traveled analysis?
Project Screening Summary

The proposed project is not required to 
perform VMT analysis.

Project will have less residential units compared 
to existing residential units & is within one-half 
mile of a fixed-rail station.

The net increase in daily trips < 250 trips 177

The net increase in daily VMT 0 449

Proposed Project Land Use

5.738Office | General Office
Retail | General Retail 9.845 ksf
Office | General Office 5.738 ksf
(custom) Staples | Retail/Non-Retail Retail LU type
(custom) Staples | Residents 0 Person
(custom) Staples | Employees 23 Person
(custom) Staples | Daily 1973 Trips
(custom) Staples | HBW-Attraction Split 6 Percent
(custom) Staples | HBO-Attraction Split 50 Percent
(custom) Staples | NHB-Attraction Split 22 Percent
(custom) Staples | HBW-Production Split 0 Percent
(custom) Staples | HBO-Production Split 0 Percent
(custom) Staples | NHB-Production Split 22 Percent

UnitValueLand Use Type

Click here to add a single custom land use type (will be included in the above list)

Existing Land Use

The proposed project consists of only retail 
land uses 50,000 square feet total.

Tier 1 Screening Criteria

Tier 2 Screening Criteria

Daily VMT
11,550

Existing
Land Use

Proposed
Project

Daily VMT
11,999

Daily Vehicle Trips
1,766

Daily Vehicle Trips
1,943

ksf
11.821

WWW

8/7/2023

NOTE:  EXISTING SITE USE VMT AND TRIP GENERATION CALCULATIONS DO NOT INCLUDE ENTITLED BUT CURRENTLY VACANT 800 SQ. FT. RETAIL AREA

12.821



 

 

ATTACHMENT B 

LADOT VMT Calculator (Version 1.4) Daily VMT and Trip Calculations for Revised Project 



If you are seeing this message. Please ensure your 
macros are enabled and you have connection to the 

Internet. If you don't have connection to the 
Internet, you may still use lat,long in the Address 

bar to locate your project.

eg.) 34.053755,-118.2432042

Retail VMT Retail VMT
3,152 3,152

Y

CITY OF LOS ANGELES VMT CALCULATOR Version 1.4

688 S COCHRAN AVE, 90036Address:

Revised Mirabel Project (688 S. Cochran Avenue)Project:

Project Information

N/A

Daily VMT

Work VMT
per Employee

10,368

Houseshold VMT
per Capita

N/A

Proposed
Project

With
Mitigation

Analysis Results

Project VMT Impact AnalysisScenario:

TDM Strategies

city code parking provision for the project site

actual parking provision for the project site

monthly parking cost (dollar) for the project 
site

Reduce Parking Supply

Unbundle Parking

589

478

175

Parking

Select each section to show individual strategies

Daily VMT

Work VMT
per Employee

Houseshold VMT
per Capita

N/A

10,368

N/A

Household: N/A
Threshold = 6.0
15% Below APC

Work: N/A
Threshold = 7.6
15% Below APC

Household: N/A
Threshold = 6.0
15% Below APC

Work: N/A
Threshold = 7.6
15% Below APC

Housing | Multi-Family 319 DU
Housing | Affordable Housing - Family 29 DU
Retail | General Retail 7.378 ksf
Retail | High-Turnover Sit-Down Restaurant 4.443 ksf
(custom) Cafe | Retail/Non-Retail Retail LU type
(custom) Cafe | Residents 0 Person
(custom) Cafe | Employees 4 Person
(custom) Cafe | Daily 97 Trips
(custom) Cafe | HBW-Attraction Split 6 Percent
(custom) Cafe | HBO-Attraction Split 50 Percent
(custom) Cafe | NHB-Attraction Split 22 Percent
(custom) Cafe | HBW-Production Split 0 Percent
(custom) Cafe | HBO-Production Split 0 Percent
(custom) Cafe | NHB-Production Split 22 Percent

UnitValueProposed Project Land Use Type

Neighborhood EnhancementG

A

Commute Trip ReductionsD

TransitB

Education & EncouragementC

Use       to denote if the TDM strategy is part of the proposed project or is a mitigation strategy

Proposed Prj Mitigation

Proposed Prj Mitigation

Shared MobilityE

Bicycle InfrastructureF

percent of employees eligible
Parking Cash-Out

50
Proposed Prj Mitigation

daily parking charge (dollar)
percent of employees subject to priced 
parking

Price Workplace Parking

50Proposed Prj Mitigation

cost (dollar) of annual permit
Residential Area Parking 
Permits

Proposed Prj Mitigation
200

6.00

Daily Vehicle Trips
1,678

Daily Vehicle Trips
1,678

Significant VMT Impact?

No
No

Max Home Based TDM Achieved?
Max Work Based TDM Achieved?

No
No

Proposed Project With Mitigation

8/7/2023

NOTE:  EXISTING SITE USE VMT AND TRIP GENERATION CALCULATIONS DO NOT INCLUDE ENTITLED BUT CURRENTLY VACANT 800 SQ. FT. RETAIL AREA



Date:
Project Name:

Project Scenario:
Project Address: Version 1.4

Value Units
Single Family 0 DU
Multi Family 319 DU
Townhouse 0 DU
Hotel 0 Rooms
Motel 0 Rooms
Family 29 DU
Senior 0 DU
Special Needs 0 DU
Permanent Supportive 0 DU
General Retail 7.378 ksf
Furniture Store 0.000 ksf
Pharmacy/Drugstore 0.000 ksf
Supermarket 0.000 ksf
Bank 0.000 ksf
Health Club 0.000 ksf
High Turnover Sit Down
Restaurant 4.443 ksf

Fast Food Restaurant 0.000 ksf
Quality Restaurant 0.000 ksf
Auto Repair 0.000 ksf
Home Improvement 0.000 ksf
Free Standing Discount 0.000 ksf
Movie Theater 0 Seats
General Office 0.000 ksf
Medical Office 0.000 ksf
Light Industrial 0.000 ksf
Manufacturing 0.000 ksf
Warehousing/Self Storage 0.000 ksf
University 0 Students
High School 0 Students
Middle School 0 Students
Elementary 0 Students
Private School (K 12) 0 Students

Other Cafe 97 Trips

Project Information

Office

Industrial

Land Use Type

Housing

Retail

Affordable Housing

School

CITY OF LOS ANGELES VMT CALCULATOR
Report 1: Project & Analysis Overview

August 7, 2023
Revised Mirabel Project (688 S. Cochran
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

Project and Analysis Overview
1 of 2



Date:
Project Name:

Project Scenario:
Project Address: Version 1.4

CITY OF LOS ANGELES VMT CALCULATOR
Report 1: Project & Analysis Overview

August 7, 2023
Revised Mirabel Project (688 S. Cochran
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

Total Employees: 37
Total Population: 810

1,678 Daily Vehicle Trips 1,678 Daily Vehicle Trips
10,368 Daily VMT 10,368 Daily VMT

N/A
Household VMT
per Capita N/A

Household VMT per
Capita

N/A
Work VMT
per Employee N/A

Work VMT per
Employee

VMT Threshold Impact VMT Threshold Impact
Household > 6.0 N/A Household > 6.0 N/A

Work > 7.6 N/A Work > 7.6 N/A

Proposed Project With Mitigation

Significant VMT Impact?

Analysis Results

APC: Central
Impact Threshold: 15% Below APC Average

Household = 6.0
Work = 7.6

Proposed Project With Mitigation

Project and Analysis Overview
2 of 2



Date:
Project Name:

Project Scenario:
Project Address: Version 1.4

Description Proposed Project Mitigations

City code parking
provision (spaces) 589 589

Actual parking
provision (spaces) 478 478

Unbundle parking
Monthly cost for
parking ($)

$0 $0

Parking cash out
Employees eligible
(%)

0% 0%

Daily parking charge
($)

$0.00 $0.00

Employees subject to
priced parking (%)

0% 0%

Residential area
parking permits

Cost of annual
permit ($)

$0 $0

August 7, 2023
Revised Mirabel Project (688 S. Cochran
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

CITY OF LOS ANGELES VMT CALCULATOR
Report 2: TDM Inputs

TDM Strategy Inputs

Reduce parking supply

Price workplace
parking

(cont. on following page)

Strategy Type

Parking

Report 2: TDM Inputs
1 of 4



Date:
Project Name:

Project Scenario:
Project Address: Version 1.4

August 7, 2023
Revised Mirabel Project (688 S. Cochran
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

CITY OF LOS ANGELES VMT CALCULATOR
Report 2: TDM Inputs

Description Proposed Project Mitigations
Reduction in
headways (increase
in frequency) (%)

0% 0%

Existing transit mode
share (as a percent
of total daily trips)
(%)

0% 0%

Lines within project
site improved (<50%,
>=50%)

0 0

Degree of
implementation (low,
medium, high)

0 0

Employees and
residents eligible (%)

0% 0%

Employees and
residents eligible (%)

0% 0%

Amount of transit
subsidy per
passenger (daily
equivalent) ($)

$0.00 $0.00

Voluntary travel
behavior change
program

Employees and
residents
participating (%)

0% 0%

Promotions and
marketing

Employees and
residents
participating (%)

100% 100%

(cont. on following page)

Education &
Encouragement

Reduce transit
headways

Implement
neighborhood shuttle

Transit subsidies

TDM Strategy Inputs, Cont.
Strategy Type

Transit

Report 2: TDM Inputs
2 of 4



Date:
Project Name:

Project Scenario:
Project Address: Version 1.4

August 7, 2023
Revised Mirabel Project (688 S. Cochran
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

CITY OF LOS ANGELES VMT CALCULATOR
Report 2: TDM Inputs

Description Proposed Project Mitigations
Required commute
trip reduction
program

Employees
participating (%)

0% 0%

Employees
participating (%)

0% 0%

Type of program 0 0

Degree of
implementation (low,
medium, high)

0 0

Employees eligible
(%)

0% 0%

Employer size (small,
medium, large)

0 0

Ride share program
Employees eligible
(%)

0% 0%

Car share
Car share project
setting (Urban,
Suburban, All Other)

0 0

Bike share

Within 600 feet of
existing bike share
station OR
implementing new
bike share station
(Yes/No)

0 0

School carpool
program

Level of
implementation
(Low, Medium, High)

0 0

TDM Strategy Inputs, Cont.
Strategy Type

Commute Trip
Reductions

Employer sponsored
vanpool or shuttle

Shared Mobility

(cont. on following page)

Alternative Work
Schedules and
Telecommute

Report 2: TDM Inputs
3 of 4



Date:
Project Name:

Project Scenario:
Project Address: Version 1.4

August 7, 2023
Revised Mirabel Project (688 S. Cochran
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

CITY OF LOS ANGELES VMT CALCULATOR
Report 2: TDM Inputs

Description Proposed Project Mitigations
Implement/Improve
on street bicycle
facility

Provide bicycle
facility along site
(Yes/No)

0 0

Include Bike parking
per LAMC

Meets City Bike
Parking Code
(Yes/No)

Yes Yes

Include secure bike
parking and showers

Includes indoor bike
parking/lockers,
showers, & repair
station (Yes/No)

0 0

Streets with traffic
calming
improvements (%)

0% 0%

Intersections with
traffic calming
improvements (%)

0% 0%

Pedestrian network
improvements

Included (within
project and
connecting off
site/within project
only)

0 0

Neighborhood
Enhancement

Traffic calming
improvements

TDM Strategy Inputs, Cont.
Strategy Type

Bicycle
Infrastructure

Report 2: TDM Inputs
4 of 4



Date:
Project Name:

Project Scenario:
Project Address:

Place type: Compact Infill

Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated

Reduce parking supply 9% 9% 9% 9% 9% 9% 9% 9% 9% 9% 9% 9%

Unbundle parking 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Parking cash out 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Price workplace
parking 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Residential area
parking permits 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%

Reduce transit
headways 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Implement
neighborhood shuttle 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Transit subsidies 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Voluntary travel
behavior change
program

0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Promotions and
marketing 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 0%

Required commute
trip reduction program 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Alternative Work
Schedules and
Telecommute Program

0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Employer sponsored
vanpool or shuttle 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Ride share program 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Car share 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Bike share 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
School carpool
program 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Transit
TDM Strategy

Appendix, Transit
sections 1 3

CITY OF LOS ANGELES VMT CALCULATOR
Report 3: TDM Outputs Version 1.4

TDM Adjustments by Trip Purpose & Strategy

Parking
TDM Strategy

Appendix, Parking
sections
1 5

August 7, 2023
Revised Mirabel Project (688 S. Cochran Avenue)
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

Education &
Encouragement

TDM Strategy
Appendix,
Education &

Encouragement
sections 1 2

Commute Trip
Reductions

TDM Strategy
Appendix,

Commute Trip
Reductions
sections 1 4

Shared Mobility
TDM Strategy

Appendix, Shared
Mobility sections

1 3

Source
Home Based Work

Production
Home Based Work

Attraction
Home Based Other

Production
Home Based Other

Attraction
Non Home Based Other

Production
Non Home Based Other

Attraction

Report 3: TDM Outputs
1 of 2



Date:
Project Name:

Project Scenario:
Project Address:

CITY OF LOS ANGELES VMT CALCULATOR
Report 3: TDM Outputs Version 1.4

August 7, 2023
Revised Mirabel Project (688 S. Cochran Avenue)
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

Place type: Compact Infill

Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated
Implement/ Improve
on street bicycle
facility

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Include Bike parking
per LAMC 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6% 0.6%

Include secure bike
parking and showers 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Traffic calming
improvements 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Pedestrian network
improvements 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated Proposed Mitigated

COMBINED
TOTAL 14% 14% 14% 14% 14% 14% 14% 14% 14% 14% 14% 10%

MAX. TDM
EFFECT 14% 14% 14% 14% 14% 14% 14% 14% 14% 14% 14% 14%

75%
40%
20%
15%

Neighborhood
Enhancement

TDM Strategy
Appendix,

Neighborhood
Enhancement
sections 1 2

TDM Adjustments by Trip Purpose & Strategy, Cont.

Bicycle
Infrastructure

TDM Strategy
Appendix, Bicycle
Infrastructure
sections 1 3

Home Based Work
Attraction

Home Based Other
Production

Home Based Other
Attraction

Non Home Based Other
Production

Non Home Based Other
Attraction Source

Non Home Based Other
Attraction

Final Combined & Maximum TDM Effect

Home Based Work
Production

Home Based Work
Production

Home Based Work
Attraction

Home Based Other
Production

Note: (1 [(1 A)*(1 B)…]) reflects the dampened combined
effectiveness of TDM Strategies (e.g., A, B,...). See the TDM
Strategy Appendix (Transportation Assessment Guidelines
Attachment G) for further discussion of dampening.

Home Based Other
Attraction

Non Home Based Other
Production

suburban

= Minimum (X%, 1 [(1 A)*(1 B)…])
where X%=

urban
compact infill

suburban center

PLACE
TYPE
MAX:

Report 3: TDM Outputs
2 of 2



Date:
Project Name:

Project Scenario:
Project Address: Version 1.4

Unadjusted Trips MXD Adjustment MXD Trips Average Trip Length Unadjusted VMT MXD VMT
Home Based Work Production 310 24.5% 234 6.5 2,015 1,521
Home Based Other Production 860 45.9% 465 4.8 4,128 2,232
Non Home Based Other Production 573 6.5% 536 7.1 4,068 3,806
Home Based Work Attraction 53 47.2% 28 7.6 403 213
Home Based Other Attraction 804 46.4% 431 6.4 5,146 2,758
Non Home Based Other Attraction 269 7.4% 249 5.9 1,587 1,469

TDM Adjustment Project Trips Project VMT TDM Adjustment Mitigated Trips Mitigated VMT
Home Based Work Production 13.6% 202 1,314 13.6% 202 1,314
Home Based Other Production 13.6% 402 1,929 13.6% 402 1,929
Non Home Based Other Production 13.6% 463 3,289 13.6% 463 3,289
Home Based Work Attraction 13.6% 24 184 13.6% 24 184
Home Based Other Attraction 13.6% 372 2,383 13.6% 372 2,383
Non Home Based Other Attraction 13.6% 215 1,269 13.6% 215 1,269

Total Home Based Production VMT
Total Home Based Work Attraction VMT
Total Home Based VMT Per Capita
Total Work Based VMT Per Employee

MXDMethodology Project Without TDM

Total Employees:
810
37

3,243

Central

N/A
N/A

N/A
N/A

MXD Methodology with TDMMeasures
Project with Mitigation MeasuresProposed Project

MXD VMT Methodology Per Capita & Per Employee
Total Population:

184
3,243
184

Proposed Project Project with Mitigation Measures
APC:

CITY OF LOS ANGELES VMT CALCULATOR
Report 4: MXD Methodology

August 7, 2023
Revised Mirabel Project (688 S. Cochran
Project VMT Impact Analysis
688 S COCHRAN AVE, 90036

Report 4: MXD Methodologies
1 of 1



 

 

ATTACHMENT C 

ITE Vehicular Trip Generation Calculations for Revised Project 

 
  



 

 

ITE 11th Edition Trip Generation Rates and Trip Generation Calculations 



Project and Existing Uses Trip Generation Rates and Assumptions:

Residential Components

Multifamily Housing (High-Rise) Close to Rail Transit - per dwelling unit (ITE Land Use 222)

Daily Trips: T = 3.96 (U)
AM Peak Hour: T = 0.23 (U); I/B = 33%, O/B = 67%
PM Peak Hour: T = 0.26 (U); I/B = 57%, O/B = 43%

Affordable Housing (Family - within TPA Area) - per dwelling unit (Table 3.3-2, LADOT Transportation Assessment Guidelines , August 202

Daily Trips: T = 4.16 (U)
AM Peak Hour: T = 0.49 (U); I/B = 37%, O/B = 63%
PM Peak Hour: T = 0.35 (U); I/B = 56%, O/B = 44%

Retail/Commercial Components

Strip Retail Plaza (<40k) - per 1,000 sq. ft. (ITE Land Use 822)

Daily Trips: T = 54.45 (A)
AM Peak Hour: T = 2.36 (A); I/B = 60%, O/B = 40% 
PM Peak Hour: T = 6.59 (A); I/B = 50%, O/B = 50%

High-Turnover (Sit-Down) Restaurant - per 1,000 sq. ft. of floor area (ITE Land Use 932)

Daily Trips: T = 107.20 (A)
AM Peak Hour: T = 9.57 (A); I/B = 55%, O/B = 45%
PM Peak Hour: T = 9.05 (A); I/B = 61%, O/B = 39%

Fast Casual Restaurant - per 1,000 sq. ft. of floor area (ITE Land Use 930)

Daily Trips: T = 97.14 (A)
AM Peak Hour: T = 1.43 (A); I/B = 50%, O/B = 50%
PM Peak Hour: T = 12.55 (A); I/B = 55%, O/B = 45%

"Big Box" Retail Store (Existing On-Site Staples Store)

Daily Trips:

PM Peak Hour:

General Office - per 1,000 sq. ft. of floor area (ITE Land Use 710)

Daily Trips: T = 10.84 (A)
AM Peak Hour: T = 1.52 (A); I/B = 88%, O/B = 12%
PM Peak Hour: T = 1.44 (A); I/B = 17%, O/B = 83%

Where: T = Trip Ends I/B = Inbound Trip Percentage
A = Building Area in 1,000 sq. ft. O/B = Outbound Trip Percentage
U = Number of Residential Units

* Note:

All trip rates and information from 11th Ed. ITE Trip Generation  unless otherwise noted.

Trip Generation Adjustments:

Proposed Uses

15% reduction in trips due to transit use by project residents [Metro RapidBus 720 Only].
10% use of "ride service" (Uber, Lyft, taxi, etc.) by project residents.

10% use of "ride service" (Uber, Lyft, taxi, etc.) by project residents.

  5% reduction in trips due to partonage by on-site residents.
  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

  5% reduction in trips due to partonage by on-site residents.
  5% reduction in trips due to pedestrian ("walk-in") patronage by (non-project) area residents.
  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

Existing Uses

  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

Market-Rate 
Residential:

688 S. Cochran Avenue Mixed-Use Project (Revised)
Trip Generation Rates and Assumptions

Table C-1(a)

"Affordable" 
Residential:

  General Retail:

Restaurant(s) 
and Cafe:

Staples:

  Retail:

Daily (24-hour) and Peak Hour Trips     
Based on Empirical Counts            

from Existing On-Site Staples Store
AM Peak Hour:



Project Trip Generation Estimates:

Daily In Out Total In Out Total

Proposed Project

Residential Component

319 -unit "Market-Rate" Residential Units 1,263 24 49 73 47 36 83
Less 15% Transit Utilization (Metro Rapid 720 Only) (189) (4) (7) (11) (7) (5) (12)
Less 10% "Ride Service" Utilization (Uber, Lyft, etc.) (107) (6) (6) (12) (7) (7) (14)
"Ride Service" Trips 107 6 6 12 7 7 14

Total Proposed Market-Rate Residential Trips 1,074 20 42 62 40 31 71

29 -unit "Affordable" Residential Units (All "Very Low Income") 121 5 9 14 6 4 10
Less 10% "Ride Service" Utilization (Uber, Lyft, etc.) (12) (1) (1) (2) (1) (1) (2)
"Ride Service" Trips 12 1 1 2 1 1 2

Total Proposed "Affordable" Residential Trips 121 5 9 14 6 4 10

Subtotal Proposed Residential Vehicular Trips 1,076 18 44 62 38 27 65

Subtotal Proposed Residential "Ride Service" Trips 119 7 7 14 8 8 16

Total Proposed Residential Component Trips 1,195 25 51 76 46 35 81

Retail/Commercial Components

7,378 sq. ft. General Retail 402 10 7 17 25 24 49
Less 5% Mixed-Use Interaction (on-site residential) (20) (1) 0 (1) (1) (1) (2)

Total Proposed General Retail Trips 382 9 7 16 24 23 47

Less 5% "Ride Service" Utilization (Uber, Lyft, etc.) (19) (1) (1) (2) (2) (2) (4)
"Ride Service" Trips 19 1 1 2 2 2 4

4,443 sq. ft. High-Turnover Sit-Down Restaurants (Total) 476 24 19 43 24 16 40
Less 5% Mixed-Use Interaction (on-site residential) (24) (1) (1) (2) (1) (1) (2)
Less 5% Walk-in Patronage (23) (1) (1) (2) (1) (1) (2)

Total Proposed High-Turnover Sit-Down Restaurant Trips 429 22 17 39 22 14 36

Less 5% "Ride Service" Utilization (Uber, Lyft, etc.) (21) (2) (2) (4) (2) (2) (4)
"Ride Service" Trips 21 2 2 4 2 2 4

1,000 sq. ft. Café 97 1 0 1 7 6 13
Less 5% Mixed-Use Interaction (on-site residential) (5) 0 0 0 (1) 0 (1)
Less 5% Walk-in Patronage (5) 0 0 0 (1) 0 (1)

Total Proposed Cafe Trips 87 1 0 1 5 6 11

Less 5% "Ride Service" Utilization (Uber, Lyft, etc.) (4) 0 0 0 (1) (1) (2)
"Ride Service" Trips 4 0 0 0 1 1 2

Subtotal Proposed Retail/Commercial Vehicular Trips 854 29 21 50 46 38 84

Subtotal Proposed Retail/Commercial "Ride Service" Trips 44 3 3 6 5 5 10

Total Proposed Retail/Commercial Component Trips 898 32 24 56 51 43 94

Total New Site-Related Trips (With "Ride Service" Trips) 2,093 57 75 132 97 78 175

Existing Uses (Removed)

22,162 sq. ft. Staples 1,973 56 48 104 86 82 168

9,845 sq. ft. Retail (including "Wilshire Beauty Supply") 536 14 9 23 33 32 65

5,738 sq. ft. Office 62 8 1 9 1 7 8

800 sq. ft. Vacant n/a

Total Existing Retail/Office Trips Removed (5401 Wilshire ) 598 22 10 32 34 39 73

Total Existing Uses Trips Removed 2,571 78 58 136 120 121 241

Net New Project Retail/Commercial Trips (1,673) (46) (34) (80) (69) (78) (147)

Net New Project Residential Trips 1,195 25 51 76 46 35 81

Total Net New Project Trips (478) (21) 17 (4) (23) (43) (66)

(167) 5 (18) (13) (9) 3 (6)Net Change in Proposed Project Trips vs "May 2022" Study

- - - - - n/a - - - - - - - - - - n/a - - - - -

Table C-1(b)
688 S. Cochran Avenue Mixed-Use Project (Revised)

Trip Generation Calculations

Size/Use
AM Peak Hour PM Peak Hour



 

 

ITE 10th Edition Trip Generation Rates and Calculations 
(Table F-1(a) and Table F-1(b) excerpted from May 2022 Project TIA)  

  

 
 

 



Project and Existing Uses Trip Generation Rates and Assumptions:

Residential Components

Multifamily Housing (High-Rise) - per dwelling unit (ITE Land Use 222)

Daily Trips: T = 4.45 (U)
AM Peak Hour: T = 0.31 (U); I/B = 24%, O/B = 76%
PM Peak Hour: T = 0.36 (U); I/B = 61%, O/B = 39%

Affordable Housing (Family - within TPA Area) - per dwelling unit (Table 3.3-2, LADOT Transportation Assessment Guidelines , July 2020)

Daily Trips: T = 4.16 (U)
AM Peak Hour: T = 0.49 (U); I/B = 37%, O/B = 63%
PM Peak Hour: T = 0.35 (U); I/B = 56%, O/B = 44%

Retail/Commercial Components

Shopping Center - per 1,000 sq. ft. (ITE Land Use 820)

Daily Trips: T = 37.75 (A)
AM Peak Hour: T = 0.94 (A); I/B = 62%, O/B = 38% 
PM Peak Hour: T = 3.81 (A); I/B = 48%, O/B = 52%

High-Turnover (Sit-Down) Restaurant - per 1,000 sq. ft. of floor area (ITE Land Use 932)

Daily Trips: T = 112.18 (A)
AM Peak Hour: T = 9.94 (A); I/B = 55%, O/B = 45%
PM Peak Hour: T = 9.77 (A); I/B = 62%, O/B = 38%

Fast Casual Restaurant - per 1,000 sq. ft. of floor area (ITE Land Use 930)

Daily Trips: T = 315.17 (A)
AM Peak Hour: T = 2.07 (A); I/B = 67%, O/B = 33%
PM Peak Hour: T = 14.13 (A); I/B = 55%, O/B = 45%

"Big Box" Retail Store (Existing On-Site Staples Store)

Daily Trips:

PM Peak Hour:

General Office - per 1,000 sq. ft. of floor area (ITE Land Use 710)

Daily Trips: T = 9.74 (A)
AM Peak Hour: T = 1.16 (A); I/B = 86%, O/B = 14%
PM Peak Hour: T = 1.15 (A); I/B = 16%, O/B = 84%

Where: T = Trip Ends I/B = Inbound Trip Percentage
A = Building Area in 1,000 sq. ft. O/B = Outbound Trip Percentage
U = Number of Residential Units

* Note:

All trip rates and information from 10th Ed. ITE Trip Generation  unless otherwise noted.

Trip Generation Adjustments:

Proposed Uses

20% reduction in trips due to transit use by project residents [including Metro RapidBus 720 and Purple ("B") Line].
10% use of "ride service" (Uber, Lyft, taxi, etc.) by project residents.

10% use of "ride service" (Uber, Lyft, taxi, etc.) by project residents.

  5% reduction in trips due to partonage by on-site residents.
  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

  5% reduction in trips due to partonage by on-site residents.
  5% reduction in trips due to pedestrian ("walk-in") patronage by (non-project) area residents.
  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

Existing Uses

  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

  5% total use of "ride service" (Uber, Lyft, taxi, etc.) by employees/patrons.

Market-Rate 
Residential:

688 S. Cochran Avenue Mixed-Use Project
Trip Generation Rates and Assumptions

Table F-1(a)

Daily (24-hour) and Peak Hour Trips    
Based on Empirical Counts            

from Existing On-Site Staples Store
AM Peak Hour:

"Affordable" 
Residential:

  General Retail:

Restaurant(s) 
and Cafe:

Staples:

  Retail:



Project Trip Generation Estimates:

Daily In Out Total In Out Total

Proposed Project

Residential Component

310 -unit "Market-Rate" Residential Units 1,380 23 73 96 68 44 112
Less 20% Transit Utilization (Metro Rapid 720 and Purple Line) (276) (5) (14) (19) (13) (9) (22)
Less 10% "Ride Service" Utilization (Uber, Lyft, etc.) (110) (8) (8) (16) (9) (9) (18)
"Ride Service" Trips 110 8 8 16 9 9 18

Total Proposed Market-Rate Residential Trips 1,104 18 59 77 55 35 90

38 -unit "Affordable" Residential Units 158 7 12 19 7 6 13
Less 10% "Ride Service" Utilization (Uber, Lyft, etc.) (16) (2) (2) (4) (1) (1) (2)
"Ride Service" Trips 16 2 2 4 1 1 2

Total Proposed "Affordable" Residential Trips 158 7 12 19 7 6 13

Subtotal Proposed Residential Vehicular Trips 1,136 15 61 76 52 31 83

Subtotal Proposed Residential "Ride Service" Trips 126 10 10 20 10 10 20

Total Proposed Residential Component Trips 1,262 25 71 96 62 41 103

Retail/Commercial Components

7,378 sq. ft. General Retail 279 4 3 7 13 15 28
Less 5% Mixed-Use Interaction (on-site residential) (14) 0 0 0 0 (1) (1)

Total Proposed General Retail Trips 265 4 3 7 13 14 27

Less 5% "Ride Service" Utilization (Uber, Lyft, etc.) (13) 0 0 0 (1) (1) (2)
"Ride Service" Trips 13 0 0 0 1 1 2

4,443 sq. ft. High-Turnover Sit-Down Restaurants (Total) 498 24 20 44 27 16 43
Less 5% Mixed-Use Interaction (on-site residential) (25) (1) (1) (2) (1) (1) (2)
Less 5% Walk-in Patronage (24) (1) (1) (2) (1) (1) (2)

Total Proposed High-Turnover Sit-Down Restaurant Trips 449 22 18 40 25 14 39

Less 5% "Ride Service" Utilization (Uber, Lyft, etc.) (22) (2) (2) (4) (2) (2) (4)
"Ride Service" Trips 22 2 2 4 2 2 4

1,000 sq. ft. Café 315 1 1 2 8 6 14
Less 5% Mixed-Use Interaction (on-site residential) (16) 0 0 0 (1) 0 (1)
Less 5% Walk-in Patronage (15) 0 0 0 (1) 0 (1)

Total Proposed Cafe Trips 284 1 1 2 6 6 12

Less 5% "Ride Service" Utilization (Uber, Lyft, etc.) (14) 0 0 0 (1) (1) (2)
"Ride Service" Trips 14 0 0 0 1 1 2

Subtotal Proposed Retail/Commercial Vehicular Trips 949 25 20 45 40 30 70

Subtotal Proposed Retail/Commercial "Ride Service" Trips 49 2 2 4 4 4 8

Total Proposed Retail/Commercial Component Trips 998 27 22 49 44 34 78

Total New Site-Related Trips (With "Ride Service" Trips) 2,260 52 93 145 106 75 181

Existing Uses (Removed)

22,162 sq. ft. Staples 1,973 56 48 104 86 82 168

9,845 sq. ft. Retail (including "Wilshire Beauty Supply") 372 6 3 9 18 20 38

5,738 sq. ft. Office 56 6 1 7 1 6 7

800 sq. ft. Vacant n/a

Total Existing Retail/Office Trips Removed (5401 Wilshire ) 428 12 4 16 19 26 45

Total Existing Uses Trips Removed 2,401 68 52 120 105 108 213

Net New Project Retail/Commercial Trips (1,403) (41) (30) (71) (61) (74) (135)

Net New Project Residential Trips 1,262 25 71 96 62 41 103

Total Net New Project Trips (141) (16) 41 25 1 (33) (32)

Table F-1(b)
688 S. Cochran Avenue Mixed-Use Project

Trip Generation Calculations

AM Peak Hour PM Peak Hour
Size/Use

- - - - - n/a - - - - - - - - - - n/a - - - - -


