
  

Appendix C 
Traffic Impact Analysis 



 



 
 

   

FINAL REPORT  
September 11, 2023 

 

 

FOCUSED TRAFFIC IMPACT ANALYSIS 

PROPOSED CORDOVA COMPLEX 
DEVELOPMENT  
APN: 0463-213-05 

 
 

PREPARED FOR: 

TOWN OF APPLE VALLEY, CALIFORNIA 
 

Prepared by: 

LOS ANGELES 
201 S. Figueroa St, Suite 240 

Los Angeles, CA 90012 
213.337.3680 

Fax :213.337.3679 

 

ONTARIO 
 4141 E. Inland Empire Blvd, Suite 

250 
Ontario, CA 91764  

909.481.5750  
Fax:909.481.5757 

 

SAN DIEGO  
3530 Camino Del Rio North, Suite 

105 San Diego, CA 92108 
 619.400.0600  

Fax: 619.400.0599 
 

SANTA CLARITA 
25152 Springfield Ct, Suite 350 

Santa Clarita, CA 91355 
661.284.7400 

Fax 661.284.7401 

 

TEMECULA 
41951 Remington Ave, Suite 220 

Temecula, CA 92590 
951.294.9300 

Fax: 951.294-9301 

 

TUSTIN 
17782 17th St, Suite 200 

Tustin, CA 92780 
714.665.4500 

Fax: 714.665.4501 

 

VICTORVILLE 
18484 Outer Highway 18 North, Suite 

225  
 Apple Valley, CA, 92307 

760.524.9100 
Fax 760.524.9101 

 

www.deainc 

REVISED JANUARY 29, 2024 



 
 

   

 

 

 

September 11, 2023 Job No. VVLI0000-0001 

 

Ramsey Sheehan 
Josh Malhi 
VVLIG Holdings, LLC 

c/o Jessica Haughton  
Synergy Consulting 
410 Patti Ann Woods Drive  
Henderson, NV 89002 
 

RE:  FINAL FOCUSED TRAFFIC IMPACT ANALYSIS FOR THE PROPOSED CORDOVA COMPLEX DEVELOPMENT 
(PRE-APPLICATION NO. 2022-005) LOCATED AT THE SWC OF CORDOVA ROAD AND NAVAJO ROAD IN 
THE TOWN OF APPLE VALLEY, CA (APN: 0463-213-05) 

Dear Ms. Haughton, 

David Evans and Associates, Inc. is pleased to submit this Final Traffic Impact Analysis report for your 
proposed warehouse development in Apple Valley. The proposed project consists of a 1,559,952 square foot 
warehouse located on 78.8-acres in the Town of Apple Valley, California. 

This report was prepared in accordance with San Bernardino County’s Traffic Impact Study Guidelines for 
level of service (LOS) assessment published in July 2019, and the Town’s adopted Resolution No. 2021-08 
(May 2021) establishing thresholds of significance for a development’s project-generated vehicle miles 
traveled (VMT) and the development’s overall effect of VMT on the town’s circulation system.  

A VMT analysis was prepared to identify potentially significant transportation impacts for environmental 
clearance under the California Environmental Quality Act (CEQA). The VMT analysis findings and conclusions 
are summarized in the Executive Summary of this report and the full VMT analysis report is included in the 
appendix.   

We are pleased to have been of assistance to you in processing and obtaining approval for the project. If you 
have any questions or comments, please feel free to contact me at 909-912-7304. 

Respectfully submitted, 

DAVID EVANS AND ASSOCIATES, INC.                                                                                               

 

 

James M. Daisa, P.E. 

Senior Project Manager / Associate 
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1 EXECUTIVE SUMMARY 

This executive summary presents the findings and recommendations of this study.  

1.1 Project Description  

The proposed project consists of a 1,559,952 square foot speculative warehouse facility located on approximately 
79-acres in the north part of the town and within the North Apple Valley Industrial Specific Plan area. The project 
site is located at the southwest corner of Cordova Road and Navajo Road.  

Access to the site is from driveways on Cordova Road, Dachshund Avenue, and Navajo Road. The proposed 
circulation and access plan includes constructing Cordova Road from Dale Evans Parkway to Navajo Road (with 
full improvements of the street segment fronting the project) and constructing and improving Navajo Road from 
Cordova Road to the project’s southern property line and potentially extending Navajo Road to Johnson Road for 
employee/truck and emergency vehicle access. Dachshund Avenue would be constructed and improved from 
Cordova Road to the south property line for providing driveway access. 

1.2 Town of Apple Valley and Caltrans Intersection Level of Service Policies 

The Town of Apple Valley’s General Plan policy (Policy 1.A, Program 1.A.4) on level of service is to maintain a level 
of service (LOS) D in the AM and PM peak hours on all its roadways. This level of service policy applies to local 
Apple Valley roadways, roads of regional importance as part of the county’s Congestion Management Program 
(CMP) network, and state highways.  

The Caltrans’ Guide for the Preparation of Traffic Impact Studies (December 2002) states “Caltrans endeavors to 
maintain a target level of service at the transition between LOS “C” and LOS “D” on State highway facilities. 
However, Caltrans acknowledges that this may not always be feasible, so their practice is to allow level of service 
thresholds equal to the threshold of the jurisdiction where the facility is located but preferably no greater than a 
45 second average delay per vehicle in the peak hour (mid LOS D). For this study, the town’s LOS D is assumed to 
be the minimum level of service criteria for the study intersections. 

1.3 Analysis Scenarios 

The scenarios analyzed in this study are consistent with the requirements of the county’s Transportation Impact 
Study Guidelines (July 2019). Additional analysis scenarios are included in this study to reflect conditions with and 
without the Cordova Complex’s (project) sister warehouse development—Quarry Complex —located at the 
northeast corner of extensions of Cordova Road and Pawnee Road.  

The project’s sister site, the Quarry Complex, is expected to develop generally in the same timeframe as the 
Cordova Complex project.  The proposed project is analyzed, however, in scenarios without the Quarry Complex 
warehouse to represent a potential situation in which the Quarry Complex project is significantly delayed, or the 
application is abandoned or withdrawn, and the sister project is never built. In either case, the Cordova Complex 
could be responsible for a larger share of off-site improvements that would normally be shared between the two 
developments. The additional scenario without the Quarry Complex assumed as background development will 
produce more realistic off-site improvements and more reasonable and accurate fair-share estimates of the cost 
of the off-site improvements in the event the Quarry Complex project does not develop. The same set of analysis 
scenarios (with and without the Cordova Complex Project) is included in the traffic analysis for the Quarry 
Complex project. The expanded list of analysis scenarios includes: 

Scenarios Without Development of the Quarry Complex  

• Existing conditions  

• Background conditions (year 2024) without Quarry Complex  

• Background + project conditions (year 2024) without Quarry Complex  

• Future year 2040 conditions without Quarry Complex  

• Future year 2040 + project conditions without Quarry Complex  
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Scenarios With Development of the Quarry Complex  

• Background conditions (year 2024) with Quarry Complex  

• Background + project conditions (year 2024) with Quarry Complex  

• Future year 2040 conditions with Quarry Complex  

• Future year 2040 + project conditions with Quarry Complex  

A. Level of Service Comparison with and without the Proposed Project (Without Quarry Complex) 

Table 1-1 compares the weekday AM and PM peak hour background and background plus project LOS at the 
study intersections. Background conditions represent the project’s opening year of 2024 and includes growth in 
ambient traffic from regional and local development equaling 3.5 percent annually but excludes the Quarry 
Complex in the cumulative traffic forecasts. In this scenario, the addition of project traffic causes intersection LOS 
deficiencies (from LOS D or better to LOS E or F) at Dale Evans Parkway / Johnson Road, Stoddard Wells Road / 
Johnson Road, and Stoddard Wells Road / I-15 Northbound Ramps. 

Table 1-1: Comparison of Background (Without Quarry Complex) and Background Plus Project LOS 

Intersection 
 

Control 
Type 

Background Conditions Background + Project Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 10.7 B 9.4 A 11.2 B 9.5 A 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 10.2 B 8.9 A 10.6 B 9.0 A 

 3. Dale Evans Parkway / Quarry Road TWSC 11.1 B 13.8 B 11.6 B 14.6 B 

 4. Dale Evans Parkway / Johnson Road AWSC 8.9 A 13.3 B 15.2 C 53.4 F 

 5. Stoddard Wells Road / Johnson Road TWSC 10.5 B 15.7 C 14.0 B 68.8 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 22.0 C 25.5 D 362.7 F 249.7 F 

 7. Stoddard Wells Road / Quarry Road TWSC 18.1 C 13.5 B 20.2 C 13.7 B 

 8. I-15 Southbound Ramps / Quarry Road TWSC 10.9 B 11.7 B 11.4 B 14.0 B 

 9. Johnson Road / Navajo Road  TWSC 10.4 B 9.9 A 10.4 B 9.9 A 

 10. Dale Evans Parkway / Cordova Road TWSC 9.5 A 10.1 B 12.5 B 16.3 C 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle.  
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

Table 1-2 on the following page compares the weekday AM and PM peak hour future year 2040 and future year 
2040 plus project LOS at the study intersections. Future year 2040 conditions represent a long-range forecast for 
addressing the cumulative impacts of regional growth in traffic as determined through traffic forecasts from the 
San Bernardino Countywide Traffic Analysis Model (SBTAM). The Quarry Complex is not included in these 
scenarios. 

In this scenario, the growth in background traffic through the year 2040 causes intersection LOS deficiencies in 
the 2040 background without project scenario (from LOS D or better to LOS E or F) at the Stoddard Wells Road / I-
15 Northbound Ramps intersection.  

The addition of project traffic in this scenario exacerbates the intersection LOS deficiencies at the same 
intersections impacted by the addition of project traffic to year 2024 conditions: Dale Evans Parkway / Johnson 
Road, Stoddard Wells Road / Johnson Road, and Stoddard Wells Road / I-15 Northbound Ramps, but with 
substantially higher delays. 
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Table 1-2: Comparison of Future 2040 (Without Quarry Complex) and Future 2040 Plus Project LOS 

Intersection 
 

Control 
Type 

Future Year 2040 Conditions 
Future Year 2040 + Project 

Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 12.9 B 10.9 B 13.8 B 11.1 B 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 11.4 B 9.7 A 11.8 B 9.8 A 

 3. Dale Evans Parkway / Quarry Road TWSC 12.7 B 17.5 C 13.4 B 18.7 C 

 4. Dale Evans Parkway / Johnson Road AWSC 13.1 B 58.6 F 42.5 E 208.8 F 

 5. Stoddard Wells Road / Johnson Road TWSC 20.9 C 307.9 F 73.8 F 989.8 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 144.1 F 680.9 F 804.2 F 1,993.4 F 

 7. Stoddard Wells Road / Quarry Road TWSC 20.8 C 15.6 C 23.6 C 16.0 C 

 8. I-15 Southbound Ramps / Quarry Road TWSC 11.5 B 14.8 B 12.1 B 19.1 C 

 9. Johnson Road / Navajo Road  TWSC 10.5 B 10.0 B 10.5 B 10.0 B 

 10. Dale Evans Parkway / Cordova Road TWSC 12.6 B 12.6 B 18.7 C 29.4 D 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle. 

Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

Table 1-3 compares the weekday AM and PM peak hour background and background plus project LOS at the 
study intersections with the inclusion of traffic generated by the Quarry Complex. In addition, background 
conditions represent the project’s opening year of 2024 with growth in ambient traffic from other regional and 
local development equaling 3.5 percent annually.  

Table 1-3: Comparison of Background (With Quarry Complex) and Background Plus Project LOS 

Intersection 
 

Control 
Type 

Background Conditions Background + Project Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 11.2 B 9.5 A 11.7 B 9.6 A 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 10.6 B 9.0 A 11.0 B 9.1 A 

 3. Dale Evans Parkway / Quarry Road TWSC 11.5 B 14.6 B 12.1 B 15.4 C 

 4. Dale Evans Parkway / Johnson Road AWSC 14.9 B 58.0 F 89.5 F 204.2 F 

 5. Stoddard Wells Road / Johnson Road TWSC 13.9 B 66.7 F 24.6 C 300.5 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 601.2 F 683.1 F 1888.0 F 2710.5 F 

 7. Stoddard Wells Road / Quarry Road TWSC 18.1 C 13.5 B 20.2 C 13.7 B 

 8. I-15 Southbound Ramps / Quarry Road TWSC 11.4 B 14.0 B 11.9 B 17.6 C 

 9. Johnson Road / Navajo Road  TWSC 10.4 B 9.9 A 10.4 B 9.9 A 

 10. Dale Evans Parkway / Cordova Road TWSC 11.7 B 14.3 B 17.1 C 39.0 E 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle. 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

In this scenario, the addition of traffic from the Quarry Complex traffic further exacerbates the intersection LOS 
deficiencies at Dale Evans Parkway / Johnson Road, Stoddard Wells Road / Johnson Road, and Stoddard Wells 
Road / I-15 Northbound Ramps, with exponential increases in the delay for the stop-controlled movements. 

Table 1-4 on the following page compares the weekday AM and PM peak hour future year 2040 and future year 
2040 plus project LOS at the study intersections, with traffic generated by the Quarry Complex included.  
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The Quarry Complex, as cumulative development, adds over 500 peak hour trips to the circulation system. This 
additional traffic, added to stop controlled movements, causes unstable operations whereas the delay 
experienced by the stop-controlled approaches increases exponentially. This is caused by a combination of the 
traffic added to the stop-controlled approaches and an increase in the uncontrolled movements on the major 
street resulting in fewer acceptable gaps in the flow of traffic in both directions. 

Table 1-4: Comparison of Future 2040 (With Quarry Complex) and Future 2040 Plus Project LOS 

Intersection 
 

Control 
Type 

Future Year 2040 Conditions 
Future Year 2040 + Project 

Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 13.7 B 11.1 B 14.9 B 11.3 B 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 11.8 B 9.8 A 12.3 B 9.9 A 

 3. Dale Evans Parkway / Quarry Road TWSC 13.3 B 18.7 C 14.0 B 20.1 C 

 4. Dale Evans Parkway / Johnson Road AWSC 38.2 E 192.3 F 174.4 F 370.8 F 

 5. Stoddard Wells Road / Johnson Road TWSC 71.6 F 982.9 F 289.5 F 1,818.4 F 

 6. Stoddard Wells Road / I-15 Northbound 
Ramps 

TWSC 1,048.1 F 3,911.3 F 2,241.0 F 11,415.4 F 

 7. Stoddard Wells Road / Quarry Road TWSC 20.8 C 15.6 C 23.6 C 16.0 C 

 8. I-15 Southbound Ramps / Quarry Road TWSC 12.1 B 19.0 C 12.7 B 26.4 D 

 9. Johnson Road / Navajo Road  TWSC 10.5 B 10.0 B 10.5 B 10.0 B 

 10. Dale Evans Parkway / Cordova Road TWSC 16.8 C 22.3 C 35.4 E 152.4 F 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle. 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

When the proposed project’s traffic is added to year 2040 background conditions (with Quarry Complex) there is 
a complete breakdown in the operation of the stop-controlled approaches with spikes in the calculated delay that 
are not achievable in real life conditions. These unrealistically high delays are indications of complete over-
saturation of the stop-controlled approaches and the need for a traffic control strategy with significantly greater 
capacity such as a traffic signal. 

The addition of traffic from the proposed project in the future year 2040 (with Quarry Complex) conditions 
causes a LOS deficiency at the previously unimpacted intersection of Dale Evans Parkway / Cordova Road. Project 
traffic causes the PM peak hour LOS at the stop-controlled approach (Cordova Road) to change from a LOS C in 
the future year 2040 background conditions to a LOS F in future year 2040 background + project conditions. 

1.4 Recommended Measures to Improve Level of Service at Deficient Intersections 

Table 1-5 summarizes the recommended near-term project-specific and long-range cumulative intersection 
improvements required to improve deficient intersection levels of service to conform with the town’s general 
plan policy of maintaining a minimum LOS D during peak hours. The near-term project-specific improvements are 
based on background + project scenario without traffic from the Quarry Complex project. The long-range 
cumulative measures are based on the future 2040 + project conditions with traffic from the Quarry Complex 
project. 

Figure ES- 1 illustrates the near-term project-specific intersection improvements required to improve deficient 
intersection levels of service in the background (year 2024) plus project scenario. Figure ES- 2 illustrates the long-
range cumulative intersection improvements required to improve deficiencies in the future 2040 plus project 
scenario. 
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Table 1-5: Recommended Project-Specific and Cumulative Improvements to Mitigate LOS Deficiencies 

Intersection Cordova Complex Project-Specific Improvements (See Figure ES- 1) Cumulative Long-Term Improvements (See Figure ES- 2) 

Dale Evans  

Parkway and 
Johnson Road 

Retain existing all-way stop control 

Reconfigure intersection: 

 Westbound approach: remove free right and convert the lane to a through-
right lane, and convert the existing shared through-left lane to an exclusive 
left turn lane (250 feet long + a 120-foot transition)  

 Eastbound approach: provide an exclusive left turn lane (250 feet long + 
120-foot transition) and shared through-right lane 

 Northbound approach: remove the northbound offset right turn lane and 
add a second though lane and an exclusive right turn lane 

 Southbound approach: provide an exclusive right turn lane 

If the Quarry Complex is constructed concurrently with the Cordova Complex, 
then the following additional improvements are required: 

▪ Westbound approach: provide an additional through lane prior to 
occupancy of the Quarry Complex [a] 

▪ Westbound departure: widen Johnson Road’s east leg departure approach 
to accommodate two receiving lanes and merge to single westbound lane 
after 750 feet [a] 

Install a traffic signal at Dale Evans Parkway and Johnson Road 

 Retain the project-specific improvements implemented with construction of the Cordova 
Complex Project and the Quarry Complex  

[a] These are Quarry Complex project-specific improvements 

 

 

 

 

 

Stoddard Wells  

Road and 
Johnson Road 

 

 

 

 

 

 

 

 

 

Convert intersection to all-way stop-control 

Reconfigure intersection: 

 Northbound approach: add an exclusive right turn lane (250 feet long + a 
120-foot transition) 

If the Quarry Complex is constructed concurrently with the Cordova Complex 
Project, then the following additional improvements are required: 

▪ Convert intersection to all-way stop-control [a] 

▪ Westbound approach: add a second left turn lane, retain existing shared 
left-right lane [a] 

▪ Northbound approach: convert the Cordova Complex Project project-
specific improvement to add an exclusive right turn lane into a free-right 
turn lane with an exclusive receiving lane eastbound on Johnson Road; 
design radius of free right turn lane to accommodate an STAA or California 
legal truck at a speed of 25 to 30 mph [a] 

▪  Southbound approach: add a second through lane; retain the existing 
shared through left-turn lane [a] 

Two mitigation options 

1. Convert intersection to all-way stop-control – Preferred Alternative 

Reconfigure intersection: 

 Westbound approach: widen approach to accommodate dual left-turn lanes and an 
exclusive right-turn lane 

 Northbound approach: convert exclusive right turn lane into a free-right turn lane with an 
exclusive receiving lane eastbound on Johnson Road; design radius of free right turn lane 
to accommodate an STAA or California legal truck at a speed of 25 to 30 mph  

 Southbound approach: add an exclusive left-turn lane and an additional through lane 

2. Install traffic signal and reconfigure approaches 

Reconfigure intersection: 

 Westbound approach: widen approach to accommodate an exclusive left turn lane and 
an exclusive right turn lane 

 Northbound approach: retain project-specific improvement to add an exclusive right turn 
lane; retain one through lane 

 Southbound approach: provide an exclusive left turn / deceleration lane; retain one 
through lane 
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Table 1-5: Recommended Project-Specific and Cumulative Improvements to Mitigate LOS Deficiencies 

Intersection Cordova Complex Project-Specific Improvements (See Figure ES- 1) Cumulative Long-Term Improvements (See Figure ES- 2) 

[a] These are Quarry Complex project-specific improvements 

Stoddard Wells 
Road and I-15 
Northbound 
Ramps 

Convert intersection to all-way stop control 
Widen the eastbound, westbound, and southbound approaches to 
accommodate turn lanes  

Reconfigure intersection: 

 Eastbound approach: add left turn lane from Stoddard Wells Road to I-15 
NB on-ramp (250 feet long + a 120-foot transition) and maintain a shared 
through-right lane 

 Westbound approach: add left turn lane from Stoddard Wells Road to 
Outer Highway 15 N (250 feet long + a 120-foot transition), add a second 
through lane, maintain the existing lane as a through-right turn lane. 

 Northbound approach: retain existing shared left-through-right lane 

 Southbound approach: widen and configure the I-15 southbound off-ramp 
to add a right turn lane (250-feet long + 120-foot transition) and shared 
left-through lane  

Install a traffic signal  

Reconfigure approaches: 

 Westbound approach: retain project-specific improvement  

 Southbound approach: provide a left turn lane from the I-15 NB off-ramp to Stoddard 
Wells Road and a shared through-right turn lane 

 Eastbound approach: retain project-specific improvement 

 

 

Dale Evans 
Parkway and 
Cordova Road 

 

Construct Cordova Road from Dale Evans Parkway to Navajo Road 
concurrent with project for access 

Maintain side-street (Cordova Road) stop-control at intersection. Configure 
the approaches of Cordova Road and Dale Evans Parkway: 

 Westbound approach: flare the westbound approach to accommodate an 
exclusive left turn lane and an exclusive right turn lane with both lanes 
having storage for four 75-foot STAA or 75-foot California Legal trucks (350 
feet long + adequate transition for speed of road) with right turn curb 
return radius adequate for the swept path and overhang of a 75-foot STAA 
or 75-foot California legal truck 

 Northbound approach: maintain existing through lane and add a 
northbound right turn storage / deceleration lane (consistent with the 
design standards in the Caltrans Highway Design Manual Section 405)  

 Southbound approach: maintain existing through lane and add a 
southbound left turn storage / deceleration lane (consistent with the 
design standards in the Caltrans Highway Design Manual Section 405) 

 The southbound left turn storage / deceleration lane should transition into 
a center two way left turn lane along Dale Evans Parkway for approximately 
1,000 feet 

 Add in a two-way-left turn lane along Dale Evans Parkway 

Retain the project-specific improvements implemented with construction of the Cordova 
Complex Project and the Quarry Complex  
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1.5 Project Fair-Share Contribution to Level of Service Deficiency Improvements 

Table 1-6 shows the proposed project’s percent contribution to the total growth in entering traffic volumes, 
otherwise known as the fair-share calculation. The formula for calculating the percentages in the table is: 

 

Table 1-6: Project’s Percent Contribution (Fair Share) to Deficient Intersections by Year and Peak Hour 

Intersection 
Near-Term Conditions* 

Long-Range Cumulative 
Conditions** 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

4.Dale Evans Parkway / Johnson Road 93.1% 89.5% 33.0% 31.3% 

5.Stoddard Wells Road / Johnson Road 94.3% 90.9% 28.6% 25.7% 

6.Stoddard Wells Road / I-15 Northbound Ramps 87.7% 85.0% 27.2% 25.0% 

Notes:  
* Scenario excluding traffic from the Quarry Complex. ** Scenario including traffic from the Quarry Complex. 
Project traffic used in calculating the fair-share percentage is based on Passenger Car Equivalents (PCEs). 

 

1.6 Project Fair-Share Fee Contribution to Level of Service Deficiency Improvements 

The fair share percentages calculated in Chapter 1.5 are used to determine the Fair Share Fee for each 
intersection and by forecast year.  

The Fair Share Fee provided in Table 1-7 represent the estimated cost associated with the near-term project-
specific improvements described in Table 1-5 and are based on background + project scenario without traffic 
from the Quarry Complex project. The near-term Project-Specific Improvements are improvements for which the 
Cordova Complex Project is solely responsible. Therefore, these improvements do not include the Quarry 
Complex as background development to isolate only the Cordova Complex Project’s required improvements. The 
traffic impact study for the Quarry Complex project is analyzed in the same manner so that it’s project-specific 
improvements can be isolated. 

Table 1-7: Project’s Fair Share Fee for Near-Term Project-Specific Improvements 

Intersection Cost ($) Fair Share % Fair Share Fee 

4. Dale Evans Parkway / Johnson Road $200,000 93.1% $186,300 

5. Stoddard Wells Road / Johnson Road $300,000 94.3% $282,800 

6. Stoddard Wells Road / I-15 Northbound Ramps $450,000 87.7% $394,800 

Notes: 
Project traffic used in calculating the fair-share percentage is based on Passenger Car Equivalents (PCEs). 
The project specific improvements excluding traffic from the Quarry Complex.  

 
The Fair Share Fee provided in Table 1-8 represent the estimated cost associated with the long-range cumulative 
measures described in Table 1-5 and are based on the future 2040 + project conditions with traffic from the 
Cordova Complex project. 

Table 1-8: Project’s Fair Share Fee for Long-Range Cumulative Measures 

Intersection Cost Fair Share % Fair Share Fee 

4. Dale Evans Parkway / Johnson Road $700,000 33.0% $230,700 

5. Stoddard Wells Road / Johnson Road* $900,000 28.6% $257,000 

6. Stoddard Wells Road / I-15 Northbound Ramps $1,100,000 27.2% $299,300 

Notes: 
* - Based on Option 1: Convert intersection to all-way stop-control – Preferred Alternative 
Project traffic used in calculating the fair-share percentage is based on Passenger Car Equivalents (PCEs). 
The ultimate cumulative improvements include traffic from the Quarry Complex 

Percent of

Total
=

(Total Project Trips)
X 100%

((Total Non-Project Forecasted Trips + Total Project Trips) - Existing Trips)
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1.7 Level of Service with Recommended Improvements 

This section presents the level of service at deficient intersections before and after implementation of the 
recommended mitigation measures summarized in Table 1.5. The near-term background + project scenarios in 
the following tables present the mitigated levels of service for project-specific improvements—improvements for 
which the Cordova Complex Project is solely responsible. Therefore, the mitigated levels of service for the near-
term scenarios do not include the Quarry Complex as background development to isolate only the Cordova 
Complex Project’s required improvements. The traffic impact study for the Quarry Complex project is analyzed in 
the same manner so that it’s project-specific improvements can be isolated.  

If the Quarry Complex and Cordova Complex are developed concurrently then Table 1-5 also presents the 
improvements needed if both projects are developed simultaneously. Regardless of which complex develops first, 
both projects will likely share in the cost of improving Cordova Road and its intersection with Dale Evans Parkway.  

The improved level of service under the long-term future 2040 + project scenarios include traffic from the Quarry 
Complex project because the long-term scenarios reflect cumulative conditions for which all development is 
responsible for its fair-share of the cost of the improvements. The last columns in the series of tables in this 
section present the change in delay (the measurement used to establish LOS). The top row shows the increase in 
delay caused by the proposed project’s traffic added to the without project scenario. The bottom row shows the 
reduction in delay after implementation of the mitigation measure.  

Because most of the study intersections are side-street stop-controlled intersections, for which level of service is 
defined as the LOS of the worst stop-controlled movement, the method of calculating average delay at saturated 
intersections produces exponentially high delays. Calculated delays in the thousands of seconds are not at all 
realistic but, suffice it say, the method is making a clear statement that side-street stop as a form of traffic 
control at high volume intersections will fail.     

A. Dale Evans Parkway and Johnson Road  

Table 1-9 shows the intersection level of service under background plus project conditions with the near-term 
project-specific improvements of adding northbound through lane, southbound right turn lane, eastbound left 
turn lane, and westbound left turn lane. The intersection of Dale Evans Parkway / Johnson Road, with its current 
all-way stop-control, will begin to fail as development occurs in north Apple Valley. The near-term project-specific 
improvements mitigations will improve the intersection to a LOS D or better in this scenario for both peak hours. 

Table 1-9: Improved Level of Service for the Near-Term Project-Specific Improvements  

Intersection 

Background Conditions  
(Without Quarry Complex) 

Background + Project Conditions  
(Without Quarry Complex) 

Change in  
Delay  

(Seconds) AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Dale Evans Parkway / Johnson Road 8.9 A 13.3 B 15.2 C 53.4 F 

N/A 

40.1 

w/Improvements: Reconfigure  
intersection add NBTH, SBR, EBL, and 
WBL 

Not Applicable 11.9 B 26.8 D 13.5 

Notes: 
Positive numbers represent increases in delay, or impacts, while negative numbers (shown in parenthesis) represent reductions, or 
improvements, in delay. 

Table 1-10 on the following page shows the intersection level of service under future year 2040 plus project 
conditions with the long-range cumulative measures of installing a traffic signal intersection. In the long-term 
further lane capacity added to Dale Evans Parkway consistent with the general plan will keep up with traffic 
growth.  

The long-range cumulative measures will improve the intersection to a LOS D or better in this scenario for both 
peak hours.  
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Table 1-10: Improved Level of Service for the Long-Range Cumulative Measures 

Intersection 

Future Year 2040 
Conditions  

(With Quarry Complex) 

Future Year 2040 + Project 
Conditions  

(With Quarry Complex) 
Change in  

Delay (Seconds) 

AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Dale Evans Parkway / Johnson Road 38.2 E 192.3 F 174.4 F 370.8 F 136.2 178.5 

w/cumulative improvements: Retain the project-
specific improvements implemented and install 
traffic signal and install traffic signal 

Not Applicable 20.3 C 39.9 D (17.9) (152.4) 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle.  
Positive numbers represent increases in delay while negative numbers (shown in parenthesis) represent reductions, or improvements, 
in delay. 

B. Stoddard Wells Road and Johnson Road  

Table 1-11 shows the level of service under background plus project conditions with the near-term project-
specific improvements of conversion to all-way stop control and the addition of northbound right turn lane. 

The growth in traffic at this skewed intersection with stop-control on Johnson Road primarily affects movements 
traveling to and from I-15 via the on and off-ramps at Stoddard Wells Road. The northbound right turn from 
Stoddard Wells Road to Johnson Road and the stop-controlled westbound left turn from Johnson Road to 
Stoddard Wells Road experience the intersection’s highest growth in traffic and the largest increase in associated 
delay for these movements. The near-term project-specific improvements mitigations will improve the 
intersection to a LOS D or better in this scenario. 

Table 1-11: Improved Level of Service for the Near-Term Project-Specific Improvements  

Intersection 

Background Conditions 
(Without Quarry Complex) 

Background + Project Conditions  
(Without Quarry Complex) Change in Delay 

(Seconds) 
AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Stoddard Wells Road / Johnson Road 10.5 B 15.7 C 14.0 B 68.8 F 

N/A 

53.1 

w/Improvements: convert to AWSC and 
provide NBR 

Not Applicable 10.8 B 34.4 D 18.7 

Notes: 
Positive numbers represent increases in delay, or impacts, while negative numbers (shown in parenthesis) represent reductions, or 
improvements, in delay. 

While the addition of a northbound right turn lane and converting the intersection to all way stop control 
mitigates the LOS deficiency in the near-term, as development continues in north Apple Valley, the stop-
controlled east leg of Johnson Road will eventually fail. 

Table 1-12 on the following page shows the intersection level of service under future year 2040 plus project 
conditions with the long-range cumulative measures.  

Preferred Option 1 is to convert the intersection to all-way stop-control, add a southbound left turn, a 
southbound through lane, a westbound left turn, a westbound right turn, and converting the northbound right 
turn to a free right turn.  

Option 2 install a traffic signal and add a southbound left turn and a westbound right turn. With the Preferred 
Option 1 mitigations of adding turn lanes will improve the intersection to a LOS D or better in this scenario.  
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Table 1-12: Improved Level of Service for the Long-Range Cumulative Measures 

Intersection 

Future Year 2040 Conditions  
(With Quarry Complex) 

Future Year 2040 + Project 
Conditions 

 (With Quarry Complex) 
Change in  

Delay (Seconds) 

AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Stoddard Wells Road / Johnson Road 71.6 F 982.9 F 289.5 F 1,818.4 F 217.9 835.5 

w/cumulative improvements Preferred 
Option 1: convert to AWSC, add SBL, SBTH, 
WBL, WBR, and free NBR 

Not Applicable 12.0 B 35.0 D (59.6) (947.9) 

w/cumulative improvements Option 2: install 
traffic signal, add SBL and WBR 

Not Applicable 16.3 B 19.4 B (55.3) (963.5) 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle.  
Positive numbers represent increases in delay while negative numbers (shown in parenthesis) represent reductions, or improvements, 
in delay. 

C. Stoddard Wells Road / I-15 Northbound Ramps  

The existing side-street stop-controlled approach (I-15 southbound on and off ramps) of this intersection will 
experience failure in background plus project conditions.  

Table 1-13 shows the level of service under background plus project conditions with the near-term project-
specific improvements of conversion to all-way stop control, and the addition of southbound right lane, 
eastbound left, westbound left and exclusive westbound through lane.  

All-way stop control is frequently used as an interim solution prior to installing a traffic signal and that is the case 
in this scenario1. The near-term project-specific improvements mitigations will improve the intersection to a LOS 
C in both peak hours. 

Table 1-13: Improved Level of Service for the Near-Term Project-Specific Improvements  

Intersection 

Background Conditions 
(Without Quarry Complex) 

Background + Project 
Conditions  

(Without Quarry Complex) 
Change in Delay 

(Seconds) 

AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Stoddard Wells Road / I-15 Northbound 
Ramps 

22.0 C 25.5 D 362.7 F 249.7 F 340.7  224.2  

w/Improvements: convert to AWSC and 
provide SBR, EBL, WBL and WBTH 

Not Applicable 15.4 C 20.1 C (6.6) (5.4) 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle.  
Positive numbers represent increases in delay while negative numbers (shown in parenthesis) represent reductions, or 
improvements, in delay. 

Table 1-14 on the following page shows the intersection level of service under future year 2040 plus project 
conditions with the recommended long-term improvement of installing a traffic signal and reconfigure the 
southbound lanes.  

The long-range cumulative measures will improve the intersection to a LOS D or better in this scenario for both 
peak hours.  

 
1 Section 2B.07 of the California Manual on Uniform Traffic Control Devices (CA MUTCD) provides requirements or “warrants” 
to consider before implementing all-way stop control. This intersection in this scenario meets at least one warrant justifying 
the installation of a traffic signal which is one of the requirements when considering all-way stop control. Further study of the 
all-way stop requirements is required to fully justify the implementation of this mitigation measure.  
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Table 1-14: Improved Level of Service for the Long-Range Cumulative Measures 

Intersection 

Future Year 2040 Conditions 
(With Quarry Complex) 

Future Year 2040 + Project Conditions  
(With Quarry Complex) Change in Delay 

(Seconds) 
AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Stoddard Wells Road / I-15 
Northbound Ramps 

1,048.1 F 3,911.3 F 2,241.0 F 11,415.4 F 1,192.9  7,504.1  

w/cumulative improvements: 
Traffic Signal and SB 
reconfiguration 

Not Applicable 34.9 C 37.2 D (1013.2) (3874.1) 

Notes: 
 Exponentially high delays, although unrealistic, represent over-saturated conditions. The Highway Capacity Manual 6th Edition 
designates this magnitude of delay simply as >300 seconds per vehicle.  
Positive numbers represent increases in delay while negative numbers (shown in parenthesis) represent reductions, or improvements, 
in delay. 

D. Dale Evans Parkway / Cordova Road  

Table 1-15 shows the level of service under background plus project conditions with the proposed project specific 
improvements of adding a northbound right, southbound left, westbound right, and a two way left turn lane 
along Dale Evans Parkway. Dale Evans Parkway and Cordova Road intersection—a primary access road serving 
both the Quarry Complex and the Cordova Complex projects.  

Cordova Road needs to be constructed to provide access to project site and the intersection widening 
improvements summarized in Table 1-5 should be implemented when Cordova Road is constructed. These 
improvements are discussed in Section 1.9 (Project-Specific Frontage and Access Improvements). The near-term 
project-specific improvements mitigations will improve the intersection to a LOS B in both peak hours. 

Table 1-15: Improved Level of Service for the Near-Term Project-Specific Improvements  

Intersection 

Background Conditions  
(Without Quarry Complex) 

Background + Project Conditions  
(Without Quarry Complex) Change in Delay 

(Seconds) 
AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Dale Evans Parkway / Cordova Road 9.5 A 10.1 B 12.5 B 16.3 C 
N/A w/ improvements: provide NBR, SBL, 

TWLTL, WBL 
Not Applicable 11.1 B 13.8 B 

Notes: 
Positive numbers represent increases in delay, or impacts, while negative numbers (shown in parenthesis) represent reductions, or 
improvements, in delay. 

Table 1-16 shows the intersection level of service under future year 2040 plus project conditions with the project 
specific improvements of adding a northbound right, southbound left, westbound right, and a two way left turn 
lane along Dale Evans Parkway. The near-term project-specific improvements mitigations will improve the 
intersection to a LOS D or better in both peak hours. 

Table 1-16: Improved Level of Service for the Long-Range Cumulative Measures 

Intersection 

Future Year 2040 Conditions 
(With Quarry Complex) 

Future Year 2040 + Project 
Conditions  

(With Quarry Complex) 

Change in 
Delay 

(Seconds) 
AM Peak PM Peak AM Peak PM Peak 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

Dale Evans Parkway / Cordova Road 16.8 C 22.3 C 35.4 E 152.4 F 18.6  130.1  

w/ improvements: Retain the project-
specific improvements 

Not Applicable 16.3 C 34.1 D (0.5) 11.8  

Notes: 
Positive numbers represent increases in delay, or impacts, while negative numbers (shown in parenthesis) represent reductions, or 
improvements, in delay. 
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1.8 Traffic Signal Warrant Analysis 

Stop-controlled intersections operating with a LOS deficiency in any project-related scenario are subject to a 
warrant analysis to determine the need for a traffic signal. Satisfying a warrant or multiple warrants for a traffic 
signal does not automatically require the installation of a signal. Warrants are tools used in conjunction with 
engineering assessment and judgement regarding improving safety and operating conditions at stop-controlled 
intersections. 

Table 1-17 summarizes the findings of the signal warrant analyses conducted for each deficient intersection 
under each project-related scenario. The three study intersections experiencing the most dramatic increases in 
delay meet the signal warrant in all project-related scenarios.  

Table 1-17: Summary of Traffic Signal Warrant Analyses of Deficient Intersections 

Deficient Intersection 

Scenarios Satisfying Warrant 3 (Peak Hour) at Deficient Intersections [a] 

Year 2024 Project 
Conditions * 

Year 2024 Project 
Conditions ** 

Future 2040 + 
Project Conditions 

* 

Future 2040 + 
Project Conditions ** 

Dale Evans Parkway / Johnson Road YES YES YES YES 

Stoddard Wells Road / Johnson Road YES YES YES YES 

Stoddard Wells Road / I-15 Northbound Ramps YES YES YES YES 

Dale Evans Parkway / Cordova Road NO NO NO YES 

Notes:  
* Scenario excluding traffic from the Quarry Complex project. ** Scenario including traffic from the Quarry Complex project. 

[a] The California Manual on Uniform Traffic Control Devices (CA MUTCD) provides procedures and standards for evaluating the need for 
installation of a traffic signal at a stop-controlled intersection. Of the nine warrants included in the MUTCD, warrant 3 (based on peak hour 
traffic volumes) is frequently used in planning and impact studies because it is standard practice to evaluate peak hour operating 
conditions using traffic forecasts. The other warrants generally require data that cannot be accurately forecasted. 

The MUTCD emphasizes that satisfaction of a traffic signal warrant or warrants shall not in itself require the installation of a traffic signal 
and a traffic signal should not be installed unless an engineering study indicates that installing a traffic signal will improve the overall safety 
and/or operation of the intersection.  

1.9 Project-Specific Frontage and Access Improvements 

This study recommends the following site frontage and access improvements typically required in the town’s 
Conditions of Approval: 

1. Construct access and site frontage improvements on Cordova Road: 

a. Construct Cordova Road2 from Dale Evans Parkway to Navajo Road.  

▪ The project will need to construct the non-fronting portion of Cordova Road from Dachshund 
Avenue to Dale Evans Parkway for access purposes. This segment of Cordova Road should be 
constructed as the two inner lanes of the Secondary Road typical section (or as required by the 
Town).  

▪ If Cordova Road is not extended east to serve the Quarry Complex concurrently with construction 
of the Cordova Complex project, and Navajo Road is not extended south to Johnson Road, a 
temporary turnaround will be required at the eastern terminus of Cordova Road east of Navajo 
Road. 

▪ Construction of Cordova Road may be shared (or with cost reimbursement) with the Quarry 
Complex if it is constructed in a similar timeframe as the project.  

b. Construct and improve the project’s frontage with Cordova Road from Dachshund Avenue to the eastern 
 

2 Cordova Road is designated as a Secondary Road in the General Plan with an 88-foot right of way to accommodate a four-lane 

traveled way with shoulder, bike lanes, or street parking, and a 12-foot parkway / sidewalk on both side of the street 
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property line. 

▪ The project will be required to dedicate land and construct the 44-foot half-width of a secondary 
road section including the project’s primary truck access driveway.  Until the northern half of 
Cordova Road is constructed by others the two travel lanes constructed with the half-width section 
can provide for two-way traffic.   

▪ The project should also construct a minimum two-way two-lane (one in each direction) roadway 
between its eastern property line and Navajo Road to fill the gap created by the non-project owned 
property in the southwest corner of Cordova and Navajo.  

2. Construct access and site frontage improvements on Dachshund Avenue: 

a. Construct and improve the project’s frontage with Dachshund Avenue between Cordova Road and the 
project’s southern property line.  

▪ Dachshund Avenue is also designated a secondary road with and 88-foot right of way. The project 
will be required to construct the 44-foot half-width of a secondary road section including the 
proposed driveways accessing the project from Dachshund Avenue.   

▪ If the project does not extend and improve Dachshund Avenue south to Johnson Road for access, 
a temporary turnaround will be required at the southern terminus of Dachshund Avenue. 

3. Construct access and site frontage improvements on Navajo Road: 

a. Construct and improve the project’s frontage with Navajo Road. 

▪ The project will be required to dedicate land and construct the 44-foot half-width of Navajo Road’s 
secondary road designation including the proposed driveways accessing Navajo Road.  

▪ The project should construct the section of Navajo Road fronting non-project owned property 
between Cordova Road and the project’s property line as a minimum two-way two-lane (one in 
each direction) roadway to close this gap.  

b. Fire Department secondary access requirements.  

▪ The fire department will require a secondary paved access road to the project site from an existing 
paved street. 

▪ The project should consider extending Navajo Road to Johnson Road to provide access to the 
project for employees and trucks destined to the project which will also serve as a secondary access 
road for emergency vehicles.  

▪ The extension need only be a minimum two-way, two-lane paved roadway 24-feet in width until 
the surrounding properties develop and improve Navajo Road to Town standards.   

1.10 Vehicle Miles of Travel (VMT) Analysis 

The VMT analysis screening assessment included in the approved October 19, 2022, scoping agreement 
concluded that the Cordova Complex project was required to prepare a detailed analysis of project-generated 
VMT and its effect on VMT town-wide as part of the project’s environmental clearance under CEQA.  

The VMT analysis was prepared in accordance with the Town’s adopted Resolution No. 2021-08 (Adopting 
Thresholds of Significance for Vehicle Miles Traveled (VMT) Under the California Environmental Quality Act 
(CEQA)) which states that a development project would result in a significant project-generated VMT impact if 
either of the following conditions are satisfied:   

1. The baseline project generated VMT per service population (population plus employees) exceeds the Town of 
Apple Valley General Plan Buildout VMT per service population, or  
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2. The cumulative (2040) project generated VMT per service population exceeds the Town of Apple Valley 
General Plan Buildout VMT per service population. 

In addition to project-generated VMT, the Town adopted significance thresholds for a project’s effect on VMT in 
Apple Valley. The resolution states that a project’s effect on VMT would be considered significant if it resulted in 
either of the following conditions to be satisfied: 

3. The baseline link-level boundary Town-wide VMT per service population increases under the plus project 
condition compared to the no project condition, or  

4. The cumulative link-level boundary Town-wide VMT per service population increases under the plus project 
condition compared to the no project condition. 

The term “link-level boundary Town-wide” refers to all vehicle miles of travel on all roadways with the town 
limits of Apple Valley. The following describes the key findings and the conclusions of the VMT analysis. The full 
report is in Appendix E. 

A. Project-Generated VMT Analysis 

The SBTAM model is used estimate project-generated VMT for both baseline (2016) and horizon year (2040) 
scenarios. The SBTAM socioeconomic database for each scenario were updated with the project land use to 
calculate project VMT. The databases were also used to obtain the town’s population and employment to 
estimate service population.  

The VMT analysis for the adjacent Quarry Complex project is used as a baseline to update the anticipated VMT 
generated by the expansion of the Cordova Complex project. The Cordova Complex Project is 1,559,952 SF and 
the Quarry Complex project is 1,540,120 SF. This is a difference of 19,832 SF. The VMT analysis is calculated based 
on employee estimates. When comparing the two project sites the Cordova Complex project is anticipated to 
utilize 9 additional employees (based on a factor of 2,111 SF per employee).  

Table 1-18 on the following page present the outcome of the project-generated VMT analyses for the baseline 
and horizon year scenarios. As shown in Table 1-18, in both the baseline and horizon year scenarios, the 
VMT/service population metric for the Cordova Complex project is less than the Town of Apple Valley’s general 
plan buildout significance threshold.  

The OD VMT is estimated based on the Quarry Complex Project and an average trip length of 30 miles for the 
additional 9 employees. The Quarry Complex Project is provided in Table 1-18 and Appendix E. 

Table 1-18: Project-Generated VMT Analysis 

Metric 

2016 Baseline Conditions 2040 Conditions 

Quarry 
Complex 

Warehouse 
(project) 

Cordova 
Complex 

Warehouse 
(project) 

Town of Apple 
Valley General 
Plan Buildout 

(Threshold) [a] 

Quarry 
Complex 

Warehouse 
(project) 

Cordova 
Complex 

Warehouse 
(project) 

Town of Apple 
Valley General 
Plan Buildout 

(Threshold) [a] 

Population 0 0   0 0   

Employment [b] 730 739   730 739   

Service Population 730 739   730 739   

OD VMT [c] 23,469 23,766[d]   22,310 22,580[d]   

OD VMT per service population 32.186 32.160 33.2 30.562 30.555 33.2 

Notes: 
[a] Source: SBCTA VMT Screening Tool: https://www.gosbcta.com/vmtscreening 
[b] Source: SCAG Employment Density Study Summary Report, October 31, 2001 (using 2,111 square feet per employee). 
[c] The project’s Origin/Destination (OD) VMT derived from the San Bernardino Traffic Analysis Model (SBTAM) 
[d] Calculation assumed an average trip length of 30 miles for the additional 9 employees. This is added to the VMT calculated by the 
model for the Quarry Complex Project.  
Source of analysis: General Technologies and Solutions (GTS) 
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The outcome of the second analysis, the project’s effect on town-wide VMT, is presented in Table 1-19. The 
SBTAM model was used to estimate the VMT on all roadways within the town’s limits for the baseline and 2040 
scenarios with and without the project. Using the resulting town-wide VMT, the metric indicating a significant 
impact (VMT/Service population) at a town-wide scale was calculated. 

Table 1-19 shows that the VMT/Service population metric under the “with project” conditions compared to the 
metric under the “without project” conditions in both scenarios does not increase and does not satisfy the town’s 
significance threshold described above. 

Table 1-19: Project Effect on Roadway VMT within Town of Apple Valley 

  

Metric 
2016 Baseline 2040 Conditions 

With Project Without Project With Project Without Project 

Roadway VMT [a] 854,224 847,823 1,364,732 1,362,981 

Service population [b] 91,852 91,113 127,545 126,806 

VMT per service population 9.3 9.3 10.7 10.7 

Notes: 
[a] Roadway VMT = sum of all vehicle miles travel on all streets within the town limits of Apple Valley 
[b] Service population = sum of residents and employees in Apple Valley in the scenario being analyzed. Source: 2016 and 2040 land use 
summaries from the San Bernardino Traffic Analysis Model (SBTAM) 
Source of analysis: General Technologies and Solutions (GTS) 

B. Conclusions of the VMT Analyses 

The VMT analysis conducted to identify potentially significant project-generated VMT impacts under CEQA 
concludes that the proposed project generates a VMT / Service population less than the VMT / Service population 
representing buildout of Apple Valley’s general plan and, therefore, does not cause a significant impact based on 
the town’s adopted significance thresholds for project-generated VMT.  

Another VMT analysis conducted to identify potentially significant impacts of the project’s “effects on town-wide 
VMT” under CEQA concludes that the VMT / service population metric for the baseline and horizon year 
scenarios “with the project” do not increase the metric over the “without project” scenarios. Therefore, the 
proposed Cordova Complex project does not cause a significant impact based on the town’s adopted significance 
thresholds for the project’s effect on town-wide VMT.  

Based on the assumption of an average trip length of 30 miles for the additional 9 employees beyond the 
estimate for the Quarry Complex project the OD VMT per service population is estimated to be same for the 2016 
Baseline and the 2040 Conditions. As such the estimated additional 270 VMT has a negligible effect on VMT.  
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2 INTRODUCTION 

This report identifies the traffic impacts and presents recommendations for access and traffic mitigation for the 
proposed Cordova Complex project in the Town of Apple Valley, California. The proposed project consists of a 
1,559,952 square foot speculative warehouse facility located on approximately 38.4-acres in the north part of the 
town and within the North Apple Valley Industrial Specific Plan area.  

The North Apple Valley Industrial Specific Plan is the regulatory plan that governs all development within its 
boundaries. It designates land uses and provides design standards for the construction of buildings and defines 
the area’s required infrastructure for transportation / circulation, public services, and utilities.   

The project site is located at the southwest corner of Cordova Road and Navajo Road, as illustrated in the vicinity 
map shown in Figure 1. The site is bounded to the north by unimproved Cordova Road and undeveloped land; to 
the south by undeveloped land and the existing Walmart Distribution Center south of Johnson Road; to the west 
by unimproved Dachshund Avenue and undeveloped land; and to the east by unimproved Navajo Road and 
undeveloped land. Figure 2 illustrates the proposed project site plan.  

The intent of this report is to evaluate potentially significant traffic impacts caused by the proposed development 
in accordance with the Town of Apple Valley and San Bernardino County traffic impact analysis requirements 
under the following scenarios: 

2.1 Analysis Scenarios 

The scenarios analyzed in this study are consistent with the requirements of San Bernardino County’s 
Transportation Impact Study Guidelines (July 2019). Additional analysis scenarios are included in this study to 
reflect conditions with and without the Cordova Complex’s (project) sister warehouse development—Quarry 
Complex—located at the northeast corner of extensions of Cordova Road and Pawnee Road.  

The project’s sister site, the Quarry Complex, is expected to develop generally in the same timeframe as the 
Cordova Complex (project).  The proposed project is analyzed, however, in scenarios without the Quarry Complex 
warehouse to represent a potential situation in which the Quarry Complex is significantly delayed, or the 
application is abandoned or withdrawn, and the sister project is never built. In either case, the Cordova Complex 
could be responsible for a larger share of off-site improvements that would normally be proportionately shared 
between the two developments. The additional scenario without the Quarry Complex assumed as background 
development will produce more realistic off-site improvements and more reasonable and accurate fair-share 
estimates of the cost of the off-site improvements in the event the Quarry Complex does not develop. The same 
set of analysis scenarios (with and without the Cordova Complex) is included in the traffic impact analysis for the 
Quarry Complex project. The expanded list of analysis scenarios includes: 

Scenarios Without Development of the Quarry Complex 

• Existing conditions  

• Background conditions (year 2024) without Quarry Complex  

• Background + project conditions (year 2024) without Quarry Complex 

• Future year 2040 conditions without Quarry Complex 

• Future year 2040 + project conditions without Quarry Complex 

Scenarios With Development of the Quarry Complex 

• Background conditions (year 2024) with Quarry Complex  

• Background + project conditions (year 2024) with Quarry Complex 

• Future year 2040 conditions with Quarry Complex 

• Future year 2040 + project conditions with Quarry Complex 
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FIGURE 2: PROJECT SITE PLAN  
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3 EXISTING CONDITIONS 

3.1 Town of Apple Valley and Caltrans Intersection Level of Service Policies 

The Town of Apple Valley’s General Plan policy (Policy 1.A, Program 1.A.4) on level of service is to maintain a level 
of service (LOS) D in the AM and PM peak hours on all its roadways. This level of service policy applies to local 
Apple Valley roadways, roads of regional importance as part of the county’s Congestion Management Program 
(CMP) network, and state highways.  

The Caltrans’ Guide for the Preparation of Traffic Impact Studies (December 2002) states “Caltrans endeavors to 
maintain a target level of service at the transition between LOS “C” and LOS “D” on State highway facilities. 
However, Caltrans acknowledges that this may not always be feasible, so their practice is to allow level of service 
thresholds equal to the threshold of the jurisdiction where the facility is located but preferably no greater than a 
45 second average delay per vehicle in the peak hour (mid LOS D). For this study, the town’s LOS D is assumed to 
be the minimum level of service criteria for the study intersections. 

3.2 Study Intersections  

This focused traffic study evaluates key intersections on routes expected to be used by project traffic to access 
the site. Figure 3 and the list below identifies the intersections analyzed in this study.  

1. I-15 Southbound Ramps / Dale Evans Parkway  2. I-15 Northbound Ramps / Dale Evans Parkway 

3. Dale Evans Parkway / Quarry Road 4. Dale Evans Parkway / Johnson Road 

5. Stoddard Wells Road / Johnson Road 6. Stoddard Wells Road / I-15 Northbound Ramps 

7. Stoddard Wells Road / Quarry Road 8. I-15 Southbound Ramps / Quarry Road 

9. Johnson Road / Navajo Road  10. Dale Evans Parkway / Cordova Road 

The intersection of Dale Evans Parkway / Johnson Road is currently all-way stop-controlled. All the remaining 
study intersections are currently side street stop controlled.  

3.3 Existing Traffic Volumes 

Turn movement counts were conducted in November 2022 by Newport Traffic Studies, an independent traffic 
data collection company. These counts were collected during the AM (7:00-9:00 AM) and PM (4:00-6:00 PM) 
peak periods. The existing turn movement counts are included in Appendix B of this study. Figure 4 illustrates the 
existing peak hour traffic volumes in the study area. 

3.4 Intersection Capacity Analysis Methodology 

In this study, intersection level of service (LOS) was determined using Synchro software3 which implements the 
methodologies in Chapter 19 and Chapter 20 of the Highway Capacity Manual, 6th Edition (HCM 6)4 and conforms 
to the procedures and assumptions in the county’s Traffic Impact Analysis Guidelines.  

The intersection analyses use existing intersection geometrics and existing traffic volumes in determining AM and 
PM peak hour intersection level of service. Table 3-1 provides LOS thresholds for both two-way stop-controlled 
(TWSC) and all-way stop-controlled intersections which is determined by the computed or measured control 
delay. Unsignalized intersections have lower delay criteria than signalized intersections because stop-control is 
associated with more uncertainty for users, as delays are less predictable than they are at signals, which reduces 
the user’s tolerance for delay. 

The level of service at TWSC intersections is measured as the control delay for the worst stop-controlled 
movement at the intersection regardless of the movement’s traffic volume.  

 
3 Trafficware Ltd, version 10. 
4 Transportation Research Board, Washington D.C., 2010. 



Johnson RoadJohnson Road

Cordova Road

D
ale E

vans P
arkw

ay

C
entral R

oad

N
avajo R

oad

Quarry Road

Sto
dd

ar
d 

W
el

ls 
Roa

d

D
ale E

vans P
arkw

ay

Cordova Complex 
Site

1
2

3

45 9

10

6
7

8

SEE
INSET

A

INSET A

Future extension to Flint Road 
for access to Quarry Complex

N
O

T
 
T

O
 
S

C
A

L
E

FIGURE 3: STUDY INTERSECTIONS 

CORDOVA COMPLEX

APPLE VALLEY



/

NO
T 

TO
 S

CA
LE

 LEGEND 

- SIGNALIZED INTERSECTION 
- STOP CONTROLLED APPROACH 

- AM/PM TRAFFIC VOLUMESXX/XX
# - STUDY INTERSECTIONS

MES

109
JOHNSON RD /

NAVAJO RD87
STODDARD WELLS RD /

QUARRY RD6

4
DALE EVANS PKWY /

JOHNSON RD3
DALE EVANS PKWY /

QUARRY RD1
I-15 SB RAMPS /

  DALE EVANS PKWY 5
STODDARD WELLS RD

JOHNSON RD

I-15 SB RAMPS /
QUARRY RD

2
I-15 NB RAMPS /

  DALE EVANS PKWY

DALE EVANS PKWY /
CORDOVA RD

21/24

8/
16

57/106 21
/4

8

115/191
11/270/

0
46

/1
71

27
/5

1

5/3

67
/8

8

52/19

6/1

12
/4

19/35 6/
8

19/41
1/32/

2
60

/2
27

37
/3

2

7/3

10
2/

11
0

45/18

16/12
34/5

5/11
18/2824

/9
4/

1
19

3/
66

5/
4

222/63 20
/1

1

18/35

5/8

2/
1

58/14

79
/5

4

140/25450
/1

15
1/

31

14
/2

0

5/24

9/1

1/
1

85/53 1/
1

131/292
1/446

/1
37

1/
1

1/
17

299/234

2/
3

66/60

STODDARD WELLS RD /
I-15 NB RAMPS

264/227

25/179

50
/9

4

12
9/

61
131/67

153/251

28
3/

31
7

178/1541/
1

1/
1

1/
1

1/2

55/55

94
/9

7

6/57 2/
3

36/30
2/2

1/
1

1/174
/2

30
1/

1

12
8/

12
4

1/1

 LEGEND

Johnson RoadJohnson Road

Cordova Road

D
ale E

vans P
arkw

ay

C
entral R

oad

N
avajo R

oad

Quarry Road

Sto
dd

ar
d 

W
el

ls 
Roa

d

D
ale E

vans P
arkw

ay

Q
ua

rr
y 

R
oa

d

Cordova Complex 
Site

1
2

3

10

 4  9 5

 6 7

 8

FIGURE 4: EXISTING TRAFFIC VOLUMES

CORDOVA COMPLEX

APPLE VALLEY



   
Final Focused Traffic Impact Analysis Report 

Proposed Cordova Complex Warehouse Development   
September 11, 2023 

Page 28 

The level of service at AWSC intersections is also measured as the control delay, but it applies to the entire 
intersection not individual movements. 

Table 3-1: Level of Service Criteria for Two-Way and All-Way Stop Controlled (TWSC & AWSC) Intersections 

Control Delay (s/veh) 
LOS by Volume-to-Capacity Ratio a 

≤1.0 >1.0 

0 - 10 A F 

> 10 -15 B F 

> 15 - 25 C F 

> 25 - 35 D F 

> 35 - 50 E F 

> 50 F F 
Note:  
The LOS criteria apply to each lane on a given approach and to each approach on the minor street. LOS is not calculated for the 
uncontrolled major-Street approaches or for the intersection as a whole.  
[a] For approaches and intersectionwide assessment, LOS is defined solely by control delay. 
Source: Highway Capacity Manual 6th Edition, Exhibit 20-2. 

3.5 Existing Traffic Analysis 

Existing intersection geometrics and existing AM and PM peak hour traffic counts are used in analyzing existing 
intersection capacity. Table 3-2 and Appendix D provide the results of the analysis. Figure 5 illustrates the 
existing intersection geometrics utilized in the capacity analysis.  

Table 3-2: Intersection Level of Service for Existing (2022) Conditions 

Intersection  Control Type 

Existing Conditions 

AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 10.5 B 9.3 A 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 10.0 B 8.8 A 

 3. Dale Evans Parkway / Quarry Road TWSC 10.9 B 13.3 B 

 4. Dale Evans Parkway / Johnson Road AWSC 8.7 A 12.4 B 

 5. Stoddard Wells Road / Johnson Road TWSC 10.2 B 14.5 B 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 20.5 C 23.0 C 

 7. Stoddard Wells Road / Quarry Road TWSC 16.6 C 12.8 B 

 8. I-15 Southbound Ramps / Quarry Road TWSC 10.7 B 11.3 B 

 9. Johnson Road / Navajo Road  TWSC 10.2 B 9.7 A 

 10. Dale Evans Parkway / Cordova Road TWSC 9.4 A 10.0 B 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

As presented in Table 3-2, under existing conditions, all study intersections currently operate at LOS C or better in 
both peak hours.  
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4 BACKGROUND CONDITIONS (WITHOUT QUARRY COMPLEX) 

This scenario evaluates impacts due to ambient growth in traffic and traffic generated by other area development 
projects affecting the study area up to the year 2024 when project construction is expected to be completed. An 
annual growth rate in traffic of 3.5% represents both ambient growth and other area development projects. 

4.1 Background Conditions Traffic Analysis (Without Quarry Complex) 

The background conditions intersection level of service analysis uses existing intersection geometrics and the 
projected AM and PM peak hour traffic for background conditions. The background projections in this scenario 
exclude traffic from the Quarry Complex—the Cordova Complex’s sister project. Table 4-1 and Appendix D 
provides the results of the analysis.  

Table 4-1: Intersection Level of Service for Background Conditions 

Intersection  Control Type 

Background Conditions (Without Quarry Complex) 

AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 10.7 B 9.4 A 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 10.2 B 8.9 A 

 3. Dale Evans Parkway / Quarry Road TWSC 11.1 B 13.8 B 

 4. Dale Evans Parkway / Johnson Road AWSC 8.9 A 13.3 B 

 5. Stoddard Wells Road / Johnson Road TWSC 10.5 B 15.7 C 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 22.0 C 25.5 D 

 7. Stoddard Wells Road / Quarry Road TWSC 18.1 C 13.5 B 

 8. I-15 Southbound Ramps / Quarry Road TWSC 10.9 B 11.7 B 

 9. Johnson Road / Navajo Road  TWSC 10.4 B 9.9 A 

 10. Dale Evans Parkway / Cordova Road TWSC 9.5 A 10.1 B 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

As presented in Table 4-1, under background conditions, the study intersections operate at a LOS C or better in 
both peak hours. 
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5 BACKGROUND PLUS PROJECT CONDITIONS (WITHOUT QUARRY COMPLEX) 

This scenario evaluates potential impacts with the project generated traffic at opening day (2024) conditions 
added to the background conditions scenario.  

5.1 Project Description and Trip Generation 

The proposed project is a speculative warehouse where the tenant(s) and function as a potential short term 
storage facility, distribution center, fulfillment center, etc. is unknown. While the impact analysis needs to reflect 
a reasonable spectrum of tenant types, there is a risk when estimating trip generation of over or under-
estimating traffic. The 11th Edition of the Institute of Transportation Engineers’ Trip Generation manual contains 
data for the most common types of warehouse operations with a wide range of rates. Table 5-1 summarizes the 
trip generation rates for warehouse facilities in the current edition of ITE’s Trip Generation.  

Table 5-1: Trip Generation Rates for ITE Land Use Categories of Warehousing 

Warehouse Type 
ITE Land Use 

Code  

Average Trip Generation Rates for Warehouse Types  
(Trips Per KSF) 

(Source: ITE Trip Generation 11th Edition) 

Average Daily 
Traffic 

AM Peak Hour of  
Adjacent Street 

Traffic 

PM Peak Hour of  
Adjacent Street 

Traffic 

Total (In + Out) Total (In + Out) Total (In + Out) 

High-Cube Transload and Short-Term Storage 
Warehouse 

154 1.54 0.08 0.10 

High-Cube Cold Storage Warehouse 157 2.12 0.11 0.12 

High-Cube Fulfillment Center Warehouse - Non-Sort  155 1.81 0.15 0.16 

General Warehouse 150 1.71 0.17 0.18 

High-Cube Parcel Hub Warehouse 156 4.63 0.70 0.64 

High-Cube Fulfillment Center Warehouse - Sort  155 6.44 0.87 1.20 

Average of All Warehouse Types 3.04 0.35 0.40 

Average Without High-Cube Sort Fulfillment Center 2.36 0.24 0.24 

To help select a trip generation rate for the proposed project representative of the range of potential 
owners/tenants, Table 5-1 includes the average of the rates for all warehouse types in the ITE Trip Generation 
manual and the average of the rates for all warehouse types except High-Cube Fulfillment Sort Facility—the most 
intensive type of warehouse which is not expected for the proposed project. The secondary average rate 
(excluding High-Cube Fulfillment Sort Facility) represents two thirds the ITE warehouse types and covers a broad 
range of tenant types and operations.  

Table 5-2 summarizes the estimated trip generation of the proposed project for an average weekday, and 
weekday AM (7-9 AM) and PM (4-6 PM) peak hours, based on the secondary average rates identified in Table 5-1.  
The proposed warehouse complex would generate about 3,682 vehicle trips per day and 375 vehicle trips in both 
the AM and PM peak hours. 

It is standard practice to convert vehicle trips to passenger car equivalents (PCEs) for intersection capacity 
analysis. This conversion reflects the effects of large vehicles on intersection operations both from the physical 
space a truck occupies but also from their effect on the intersection’s saturation flow rate due to the slower 
acceleration of trucks. 

When converted to PCEs, the Cordova complex generates about 5,173 daily PCEs, and 528 PCEs in both the AM 
and PM peak hour. 
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Table 5-2: Cordova Complex Project Trip Generation 

Land Use 
Gross Floor Area 

(KSF) 
Daily 

AM Peak Hour of  
Adjacent Street Traffic 

PM Peak Hour of  
Adjacent Street Traffic 

In Out Total In Out Total 

 Warehouse 
(ITE Land Use Category 150) 

1,559.95 

Vehicle Trip Generation Rates  
(Trips Per 1,000 Square Feet of Gross Floor Area) 

2.36 0.18 0.06 0.24 0.07 0.17 0.24 

Total Vehicle Trip Generation 

3,682 289 86 375 105 270 375 

  Mode Share Project Trip Generation by Vehicle Type 

Passenger Cars (Percent of Total) 74.21% 2,732 214 64 278 78 200 278 

2-Axle Trucks (Percent of Total) 4.55% 168 13 4 17 5 12 17 

3-Axle Trucks (Percent of Total) 4.18% 154 12 4 16 4 11 16 

4-Axle Trucks (Percent of Total) 17.04% 627 49 15 64 18 46 64 

  PCE Factor Project Trip Generation in Passenger Car Equivalents (PCE) 

Passenger Cars) 1.0 2732 214 64 278 78 200 278 

2-Axle Trucks 1.5 252 20 6 26 7 19 26 

3-Axle Trucks 2.0 308 24 8 32 9 23 32 

4 + Axle Trucks  3.0 1881 147 45 192 54 138 192 

Total Passenger Car Equivalents (PCE) 5,173 405 123 528 148 380 528 
Notes: 
KSF = Thousands of Square Feet. 
AM / PM Peak Hour of Adjacent Street Traffic = Trip generation coinciding with the highest hourly volumes of traffic on the adjacent streets during the 
AM (7:00 AM and 9:00 AM) and PM (4:00 PM and 6:00 PM) commuter peak periods.  
Source of trip generation rates: Institute of Transportation Engineers (ITE) Trip Generation (11th Edition). Average rates for land use category 150 
(Warehouse). 
Source of passenger car / truck mode share (percentage of total): South Coast Air Quality Management District High Cube Warehouse Trip Generation 
Study (2016). Based on data from eight high cube warehouses in the Inland Empire over 1,000,000 square feet in size. The average warehouse building 
size is 1,364,496 square feet. 
Passenger Car Equivalents (PCE) factors: Industry standard values utilized in neighboring jurisdictions  

 

5.2 Project Trip Distribution and Assignment 

Project traffic is distributed by direction separately for automobiles (employees) and trucks. The automobile 
distribution is based on where the warehouse employees are likely to reside or perform other activities (e.g., 
concentration of residential neighborhoods and commercial centers). The truck distribution is based on the most 
direct routes to major roadways and highways trucks are likely to use to access the project and depart for 
delivery of freight. Project trips are assigned to the area streets that provide the most direct route to the 
destinations. 

An exhibit showing the distribution of project-generated automobile and truck trips to roadways as a percentage 
by direction and route can be viewed in the approved scoping memorandum in Appendix A (Exhibit D). 

The assignment of updated project generated traffic at the study intersections for the AM and PM peak hours can 
be viewed in the Figure 6. In this figure, truck traffic volumes have been converted into passenger car equivalents 
(PCEs) as required in the San Bernardino County guidelines for intersection capacity analysis. 
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5.3 Background + Project Conditions Traffic Analysis (Without Quarry Complex) 

Table 5-3 compares intersection level of service of background and background plus project conditions based on 
the AM and PM peak hour traffic volumes shown in Figure 7. The capacity analysis worksheets are in Appendix D. 

Table 5-3: Comparison of Background (Without Quarry Complex) and Background Plus Project LOS 

Intersection 
 

Control 
Type 

Background Conditions Background + Project Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 10.7 B 9.4 A 11.2 B 9.5 A 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 10.2 B 8.9 A 10.6 B 9.0 A 

 3. Dale Evans Parkway / Quarry Road TWSC 11.1 B 13.8 B 11.6 B 14.6 B 

 4. Dale Evans Parkway / Johnson Road AWSC 8.9 A 13.3 B 15.2 C 53.4 F 

 5. Stoddard Wells Road / Johnson Road TWSC 10.5 B 15.7 C 14.0 B 68.8 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 22.0 C 25.5 D 362.7 F 249.7 F 

 7. Stoddard Wells Road / Quarry Road TWSC 18.1 C 13.5 B 20.2 C 13.7 B 

 8. I-15 Southbound Ramps / Quarry Road TWSC 10.9 B 11.7 B 11.4 B 14.0 B 

 9. Johnson Road / Navajo Road  TWSC 10.4 B 9.9 A 10.4 B 9.9 A 

 10. Dale Evans Parkway / Cordova Road TWSC 9.5 A 10.1 B 12.5 B 16.3 C 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

As presented in Table 5-3, under background + project conditions, three of the study intersections experience 
substantial increases in delay and degrade from LOS D or better to LOS F in at least one peak hour.    
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6 FUTURE 2040 CONDITIONS (WITHOUT THE QUARRY COMPLEX) 

The future conditions scenario reflects regional growth in traffic up to the year 2040. Growth in traffic is from 
forecasts from the San Bernardino County Transportation Analysis Model (SBTAM). Intersection turn movements 
were derived from post processing forecasted approach volumes and balancing the turn movement volumes for 
each study intersection. The SBTAM traffic model plots are provided in Appendix C. 

6.1 Future Conditions Traffic Analysis 

The future year 2040 conditions intersection capacity analysis uses existing intersection geometrics and the 
projected AM and PM peak hour traffic volumes using the process described above. Table 6-1 and Appendix D 
provide the results of the analysis.  

Table 6-1: Intersection Level of Service for Future Year 2040 Conditions (Without Quarry Complex) 

Intersection  Control Type 

Future 2040 Conditions (Without Quarry Complex) 

AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 12.9 B 10.9 B 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 11.4 B 9.7 A 

 3. Dale Evans Parkway / Quarry Road TWSC 12.7 B 17.5 C 

 4. Dale Evans Parkway / Johnson Road AWSC 13.1 B 58.6 F 

 5. Stoddard Wells Road / Johnson Road TWSC 20.9 C 307.9 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 144.1 F 680.9 F 

 7. Stoddard Wells Road / Quarry Road TWSC 20.8 C 15.6 C 

 8. I-15 Southbound Ramps / Quarry Road TWSC 11.5 B 14.8 B 

 9. Johnson Road / Navajo Road  TWSC 10.5 B 10.0 B 

 10. Dale Evans Parkway / Cordova Road TWSC 12.6 B 12.6 B 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

As presented in Table 6-1, under future year 2040 conditions, three intersections are projected to operate at 
deficient levels of service even without the proposed project. These three will be consistently showing LOS 
deficiencies as traffic volumes increase in later scenarios. The fact that Dale Evans Parkway and Johnson Road, 
Stoddard Wells Road and Johnson Road, and Stoddard Wells Road and I-15 Northbound Ramps are located on 
primary routes for trucks and automobiles accessing I-15 is an important contributing factor.   
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7 FUTURE 2040 PLUS PROJECT CONDITIONS (WITHOUT THE QUARRY COMPLEX) 

The future plus project conditions scenario adds the project’s estimated traffic generation to the future 
condition’s scenario described in section 6. As described in the previous section, the forecasted future year 2040 
traffic intersection turn movements were derived from post processing forecasted approach volumes from the 
SBTAM model for each study intersection. The SBTAM traffic model plots are provided in Appendix C. 

7.1 Future Plus Project Traffic Analysis 

The intersection level of service analysis for future plus project conditions uses existing intersection geometrics 
and the projected AM and PM peak hour traffic volumes shown in Figure 8. Table 7-1 and Appendix D provide 
the results of the analysis.  

Table 7-1: Comparison of Future 2040 (Without Quarry Complex) and Future 2040 Plus Project LOS 

Intersection 
 

Control 
Type 

Future Year 2040 Conditions 
Future Year 2040 + Project 

Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 12.9 B 10.9 B 13.8 B 11.1 B 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 11.4 B 9.7 A 11.8 B 9.8 A 

 3. Dale Evans Parkway / Quarry Road TWSC 12.7 B 17.5 C 13.4 B 18.7 C 

 4. Dale Evans Parkway / Johnson Road AWSC 13.1 B 58.6 F 42.5 E 208.8 F 

 5. Stoddard Wells Road / Johnson Road TWSC 20.9 C 307.9 F 73.8 F 989.8 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 144.1 F 680.9 F 804.2 F 1993.4 F 

 7. Stoddard Wells Road / Quarry Road TWSC 20.8 C 15.6 C 23.6 C 16.0 C 

 8. I-15 Southbound Ramps / Quarry Road TWSC 11.5 B 14.8 B 12.1 B 19.1 C 

 9. Johnson Road / Navajo Road  TWSC 10.5 B 10.0 B 10.5 B 10.0 B 

 10. Dale Evans Parkway / Cordova Road TWSC 12.6 B 12.6 B 18.7 C 29.4 D 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

As presented in Table 7-1, the addition of project traffic in this scenario exacerbates the intersection LOS 
deficiencies at the same intersections impacted by the addition of project traffic to future year 2040 conditions: 
Dale Evans Parkway / Johnson Road, Stoddard Wells Road / Johnson Road, and Stoddard Wells Road / I-15 
Northbound Ramps, but with substantially higher delays. 
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8 BACKGROUND CONDITIONS TRAFFIC ANALYSIS (WITH QUARRY COMPLEX) 

This scenario evaluates impacts due to ambient growth in traffic and traffic generated by other area development 
projects affecting the study area up to the year 2024 when project construction is expected to be completed. An 
annual growth rate in traffic of 3.5% represents both ambient growth and other area development projects. 
Traffic from the proposed project’s sister development, the Quarry Complex, is included in this scenario 

8.1 Background Conditions Traffic Analysis (With Quarry Complex) 

The background conditions intersection level of service analysis uses existing intersection geometrics and the 
projected AM and PM peak hour traffic volumes from Section 4 plus traffic from the Quarry Complex. Table 8-1 
and Appendix D provides the results of the analysis.  

Table 8-1: Intersection Level of Service for Background Conditions 

Intersection  Control Type 

Background Conditions (With Quarry Complex) 

AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 11.2 B 9.5 A 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 10.6 B 9.0 A 

 3. Dale Evans Parkway / Quarry Road TWSC 11.5 B 14.6 B 

 4. Dale Evans Parkway / Johnson Road AWSC 14.9 B 58.0 F 

 5. Stoddard Wells Road / Johnson Road TWSC 13.9 B 66.7 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 601.2 F 683.1 F 

 7. Stoddard Wells Road / Quarry Road TWSC 18.1 C 13.5 B 

 8. I-15 Southbound Ramps / Quarry Road TWSC 11.4 B 14.0 B 

 9. Johnson Road / Navajo Road  TWSC 10.4 B 9.9 A 

 10. Dale Evans Parkway / Cordova Road TWSC 11.7 B 14.3 B 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

As presented in Table 8-1, under background conditions with traffic from the Quarry Complex , the study 
intersections operate at a LOS C or better in both peak hours except for the three consistently deficient 
intersections of Dale Evans Parkway / Johnson Road, Stoddard Wells Road / Johnson Road, and Stoddard Wells 
Road / I-15 Northbound Ramps. 
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9 BACKGROUND PLUS PROJECT CONDITIONS TRAFFIC ANALYSIS (WITH QUARRY COMPLEX) 

9.1 Background Plus Project Conditions Traffic Analysis 

Table 9-1 compares the weekday AM and PM peak hour background and background plus project LOS at the 
study intersections with the inclusion of traffic generated by the Quarry Complex. The background plus project 
(With Quarry Complex) intersection capacity analysis uses existing intersection geometrics and the projected AM 
and PM peak hour traffic shown in Figure 9. The capacity analysis worksheets are in Appendix D.  

Table 9-1: Comparison of Background (With Quarry Complex) and Background Plus Project LOS 

Intersection 
 

Control 
Type 

Background Conditions 
(With Quarry Complex) 

Background + Project Conditions 
(With Quarry Complex) 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 11.2 B 9.5 A 11.7 B 9.6 A 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 10.6 B 9.0 A 11.0 B 9.1 A 

 3. Dale Evans Parkway / Quarry Road TWSC 11.5 B 14.6 B 12.1 B 15.4 C 

 4. Dale Evans Parkway / Johnson Road AWSC 14.9 B 58.0 F 89.5 F 204.2 F 

 5. Stoddard Wells Road / Johnson Road TWSC 13.9 B 66.7 F 24.6 C 300.5 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 601.2 F 683.1 F 1888.0 F 2710.5 F 

 7. Stoddard Wells Road / Quarry Road TWSC 18.1 C 13.5 B 20.2 C 13.7 B 

 8. I-15 Southbound Ramps / Quarry Road TWSC 11.4 B 14.0 B 11.9 B 17.6 C 

 9. Johnson Road / Navajo Road  TWSC 10.4 B 9.9 A 10.4 B 9.9 A 

 10. Dale Evans Parkway / Cordova Road TWSC 11.7 B 14.3 B 17.1 C 39.0 E 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

In this scenario, the addition of project traffic and traffic from the Quarry Complex further exacerbates the 
intersection LOS deficiencies at Dale Evans Parkway / Johnson Road, Stoddard Wells Road / Johnson Road, and 
Stoddard Wells Road / I-15 Northbound Ramps, with exponential increases in the delay for the stop-controlled 
movements. In addition, LOS deficiencies are anticipated to occur at the intersection of Dale Evans Parkway / 
Cordova Road during the PM peak hour. 
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10 FUTURE 2040 CONDITIONS TRAFFIC ANALYSIS (WITH QUARRY COMPLEX) 

The future 2040 conditions scenario in this section is the same scenario presented in Section 6 except that traffic 
from the Quarry Complex has been added as cumulative development. The cumulative growth in traffic is from 
forecasts from the San Bernardino County Transportation Analysis Model (SBTAM), but the Quarry Complex 
traffic has been added manually on top of the SBTAM model projections.  

10.1 Future 2040 Conditions Traffic Analysis 

The intersection capacity analysis for the future year 2040 conditions uses existing intersection geometrics and 
the projected 2040 AM and PM peak hour traffic volumes developed in Section 6 plus traffic from the Quarry 
Complex. Table 10-1 and Appendix D provide the results of the analysis.  

Table 10-1: Intersection Level of Service for Future 2040 (With Quarry Complex) Conditions 

Intersection  Control Type 

Future 2040 Conditions (With Quarry Complex) 

AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 13.7 B 11.1 B 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 11.8 B 9.8 A 

 3. Dale Evans Parkway / Quarry Road TWSC 13.3 B 18.7 C 

 4. Dale Evans Parkway / Johnson Road AWSC 38.2 E 192.3 F 

 5. Stoddard Wells Road / Johnson Road TWSC 71.6 F 982.9 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 1048.1 F 3911.3 F 

 7. Stoddard Wells Road / Quarry Road TWSC 20.8 C 15.6 C 

 8. I-15 Southbound Ramps / Quarry Road TWSC 12.1 B 19.0 C 

 9. Johnson Road / Navajo Road  TWSC 10.5 B 10.0 B 

 10. Dale Evans Parkway / Cordova Road TWSC 16.8 C 22.3 C 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

The Quarry Complex, as cumulative development, adds nearly 500 peak hour trips to the circulation system. This 
additional traffic, added to stop controlled movements, causes unstable operations whereas the delay 
experienced by the stop-controlled approaches increases exponentially. This is caused by a combination of the 
traffic added to the stop-controlled approaches and an increase in the uncontrolled movements on the major 
street resulting in fewer acceptable gaps in the flow of traffic in both directions. 
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11 FUTURE 2040 PLUS PROJECT CONDITIONS TRAFFIC ANALYSIS (WITH QUARRY COMPLEX) 

The future 2040 conditions scenario in this section is the same scenario presented in Section 7 where the traffic 
from the proposed Cordova Complex project is added to the future 2040 background conditions which also 
includes traffic from the Quarry Complex as cumulative development. This final long-range scenario in this study 
results in the highest traffic volumes at the study intersections than in any previous scenario. 

11.1 Future 2040 Plus Project Conditions Traffic Analysis 

The intersection capacity analysis for the future year 2040 plus project conditions with the addition of traffic from 
the Quarry Complex uses existing intersection geometrics and the projected AM and PM peak hour traffic shown 
in Figure 10. Table 11-1 and Appendix D provide the results of the analysis.  

Table 11-1: Comparison of Future 2040 (With Quarry Complex) and Future 2040 Plus Project LOS 

Intersection 
 

Control 
Type 

Future Year 2040 Conditions 
Future Year 2040 + Project 

Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay LOS Delay LOS Delay LOS Delay LOS 

 1. I-15 Southbound Ramps / Dale Evans Parkway  TWSC 13.7 B 11.1 B 14.9 B 11.3 B 

 2. I-15 Northbound Ramps / Dale Evans Parkway TWSC 11.8 B 9.8 A 12.3 B 9.9 A 

 3. Dale Evans Parkway / Quarry Road TWSC 13.3 B 18.7 C 14.0 B 20.1 C 

 4. Dale Evans Parkway / Johnson Road AWSC 38.2 E 192.3 F 174.4 F 370.8 F 

 5. Stoddard Wells Road / Johnson Road TWSC 71.6 F 982.9 F 289.5 F 1818.4 F 

 6. Stoddard Wells Road / I-15 Northbound Ramps TWSC 1048.1 F 3911.3 F 2241.0 F 11415.4 F 

 7. Stoddard Wells Road / Quarry Road TWSC 20.8 C 15.6 C 23.6 C 16.0 C 

 8. I-15 Southbound Ramps / Quarry Road TWSC 12.1 B 19.0 C 12.7 B 26.4 D 

 9. Johnson Road / Navajo Road  TWSC 10.5 B 10.0 B 10.5 B 10.0 B 

 10. Dale Evans Parkway / Cordova Road TWSC 16.8 C 22.3 C 35.4 E 152.4 F 

Notes: 
Shaded cells in the table represent intersection peak hours with LOS deficiencies (LOS E or F). 
Abbreviations: 
TWSC = Two-way (or side street) stop control, AWSC = All-way stop control 

 
When the proposed project’s traffic is added to year 2040 background conditions (with Quarry Complex) there is 
a complete breakdown in the operation of the single lane stop-controlled approaches with spikes in the 
calculated delay that are not achievable in real life conditions. These theoretical and unrealistically high delays 
are indications of complete over-saturation of the stop-controlled approaches and the need for traffic control 
strategies with significantly greater capacity. 

The addition of traffic from the proposed project (Cordova Complex) in the future year 2040 conditions (with 
Quarry Complex) exacerbates the three consistently impacted intersections of Dale Evans Parkway and Johnson 
Road, Stoddard Wells Road and Johnson Road, and Stoddard Wells Road and I-15 Northbound Ramps and causes 
a LOS deficiency at the previously unimpacted intersection of Dale Evans Parkway and Cordova Road. Project 
traffic causes the PM peak hour LOS at the stop-controlled approach (Cordova Road) to change from a LOS C in 
the future year 2040 background conditions to a LOS F in future year 2040 background + project conditions. 
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12 RECOMMENDED MITIGATION MEASURES AND PROJECT-SPECIFIC FRONTAGE IMPROVEMENTS 

12.1 Recommended Mitigation Measures to Improve LOS Deficiencies  

The recommended mitigation measures to improve intersections with deficient levels of service is described 
comprehensively beginning in Section 1.4 of Section 1 (Executive Summary). 

12.2 Project-Specific Frontage and Access Improvements 

The required project-specific frontage and access improvements are described in detail Section 1.9 of the 
Executive Summary. 

13 VEHICLE MILES TRAVELLED (VMT) ANALYSIS 

A comprehensive summary of the VMT analysis conducted for the Cordova Complex (proposed project) is 
presented in Section 1.10 of Section 1 (Executive Summary). The full VMT analysis report is in Appendix E.  
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Trisha Munoz

From: Jim Daisa

Sent: Tuesday, December 13, 2022 1:40 PM

To: Trisha Munoz

Subject: FW: Scoping Agreements, N. Apple Valley

See below 

 

James M. Daisa, PE | Sr. Project Manager, Transportation 

David Evans and Associates, Inc. 

4141 E. Inland Empire Boulevard, Suite 250  |  Ontario, CA, 91764  |  www.deainc.com 

d: 909.912.7304  |  c: 925.586.7075  |  cisco: 7304  |  jim.daisa@deainc.com 

ENERGY | LAND DEVELOPMENT | MARINE SERVICES | SURVEYING AND GEOMATICS | TRANSPORTATION | WATER AND ENVIRONMENT  

 

 
 

This email and any attachments transmitted with it are the property of David Evans and Associates, Inc. and may contain information 

that is confidential or otherwise protected from disclosure. The information is intended solely for the use of the individual(s) to whom it 
is addressed. Unauthorized use, copying, distribution or disclosure of any of it is strictly prohibited. We assume no responsibility to 

persons other than the intended, named recipient(s) and do not accept any liability for any errors or omissions which are a result of 
email transmission. If you have received this message in error, please notify us immediately and confirm that the message and any 

attachments and copies have been destroyed and deleted.  
  

 
 

From: Richard Pedersen <RPedersen@applevalley.org>  

Sent: Wednesday, October 26, 2022 7:57 AM 

To: Jessica Haughton <jhaughton@synergyconsultingca.com> 

Cc: Daniel Alcayaga <dalcayaga@applevalley.org>; Jim Daisa <Jim.Daisa@deainc.com>; Robert Kilpatrick 

<RKilpatrick@deainc.com>; Dean Paradise <DParadise@deainc.com>; Orlando Acevedo <OAcevedo@applevalley.org> 

Subject: Re: Scoping Agreements, N. Apple Valley 

 

Hi Jessica,  

 

I have reviewed the scoping agreements. I am satisfied that the scope of the analysis covers the potential traffic impacts 

at and around the project.  I have one suggestion, that the ingress and egress driveway(s) be reviewed to determine if 

they are sufficient to handle the capacity of the projects themselves.  Though, the project on Navajo Road appears to 

have sufficient driveway access, the other project on Cordova could have issues. The Walmart Distribution Center on 

Johnson Road has experienced congestion at their main driveway at the end of their work day shifts. They have 

requested that a traffic signal be installed at their main driveway on Johnson Road.   

 

If you would like to discuss please contact me at 760-240-7000 ext. 7352 

 

Thank you, 

Richard 

 

On Oct 21, 2022, at 9:47 AM, Jessica Haughton <jhaughton@synergyconsultingca.com> wrote: 



2

 

Mr. Pedersen, 

  

Good morning, I hope your week has gone well.  This email contains two (2) traffic scoping 

agreements for our 2 proposed projects located in the Industrial Specific Plan (I-SP); also known 

as PA2022-005 and PA2022-006.  We are anticipating a November ’22 formal application 

submittal date.  Therefore, if you find these agreements to be acceptable, please let me know 

so we may move forward with the traffic study.   

  

@Daniel Alcayaga, 

Will a completed Traffic Study be a requirement to submit our formal application?  Could we 

(once the above traffic scoping agreements are approved) submit the application with the items 

on the checklist and reference on our transmittal letter that “the traffic study is underway” and 

proceed with our formal application?  Please advise. 

  
Jessica Haughton 
President 
Mobile (702) 330-1715 
jhaughton@synergyconsultingca.com 

<image001.png> 

<image002.png>  <image004.png> 

  

  

<Quarry_Traffic Scope_Agreement_10-19-22.pdf><Cordova_Traffic Scope_Agreement_10-19-22.pdf> 

 



 

 
 
 
October 19, 2022 Job No. VVLI0000-0001 
 

MEMORANDUM 
 
To:      Ramsey Sheehan 
 Josh Malhi 
 VVLIG Holdings, LLC 

 c/o Jessica Haughton 
 Synergy Consulting 
 410 Patti Ann Woods Drive  

Henderson, NV 89002 
 
From:  James Daisa, PE 

Senior Transportation Project Manager / Associate 
 
RE:  FOCUSED TRAFFIC IMPACT ANALYSIS SCOPING AGREEMENT FOR THE PROPOSED CORDOVA 

COMPLEX WAREHOUSE DEVELOPMENT (PRE-APPLICATION NO. 2022-005) LOCATED AT THE SWC 
OF CORDOVA ROAD AND NAVAJO ROAD IN THE TOWN OF APPLE VALLEY, CA (APN: 0463-213-05) 

This memorandum presents key elements of the proposed Focused Traffic Impact Analysis (TIA Report) 
scope of work for the above referenced development project. The purpose of this memorandum is to inform 
the Town of Apple Valley of the TIA’s assumptions and methodologies prior to preparing the analysis. We 
will incorporate any changes specified by the Town, and once approved, this document will serve as our 
notification to proceed.    

The Town of Apple Valley does not have guidelines for conducting intersection level of service deficiency 
studies, therefore the assumptions and methods described in this document conform to San Bernardino 
County’s Transportation Impact Study Guidelines (July 2019).  

With respect to VMT impacts, the Town of Apple Valley adopted Resolution No. 2021-08 in May 2021. This 
resolution defines the Town’s thresholds of significance for project generated VMT and the project’s overall 
effect of VMT at the town-wide scale. The resolution also defines the specific methods for analyzing VMT in 
Apple Valley.  

The Town has not, however, adopted criteria for screening development from requiring a VMT analysis 
under CEQA. This scoping agreement uses the county’s screening criteria to identify if the proposed project 
requires a VMT analysis as part of its environmental review.   

A. Project Description 

The proposed project consists of a 1,388,220 square foot speculative warehouse facility located on 
approximately 79-acres in the north part of the town and within the North Apple Valley Industrial Specific 
Plan area. The floor area includes 5,000 square feet of office space on the first floor and the mezzanine level 
(2nd floor). The North Apple Valley Industrial Specific Plan is the regulatory plan that governs all development 
within its boundaries. It designates land uses and provides design standards for the construction of buildings 
and defines the area’s required infrastructure for transportation / circulation, public services, and utilities.  

The project site is located at the southeast corner of Cordova Road and Dachshund Avenue, as illustrated in 
Exhibit A. The site is bounded to the north by unimproved Cordova Road and undeveloped land; to the 
south by undeveloped land and the existing Walmart Distribution Center south of Johnson Road; to the west 
by unimproved Dachshund Avenue and undeveloped land; and to the east by unimproved Navajo Road and 
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undeveloped land.  The warehouse building includes 129 loading docks on both the north and south sides, 
561 automobile parking spaces, and 911 trailer parking spaces within a secured yard. Exhibit B shows the 
proposed site plan.  

Site Access and Circulation Improvements 

Access to the site will be from driveways on Cordova Road, Dachshund Avenue, and Navajo Road. The 
proposed circulation and access include improving Cordova Road from Dale Evans Parkway to Navajo Road 
and improving Navajo Road from Johnson Road to Cordova Road and providing driveways on the improved 
roads as shown in the site plan. Dachshund Avenue would be improved from Cordova Road to the south 
property line for providing driveway access. The driveways accessed from Dachshund Avenue and Navajo 
Road provide access to employee parking and are segregated from truck access and internal truck 
circulation. The primary gated truck access driveway is on Cordova Road at the eastern end of the site as 
shown in Exhibit B. 

To gain access to a related development (the Quarry Complex site) Cordova Road would be further extended 
east to Flint Road to provide access to that site as described in a separate scoping memorandum.     

B. Project Trip Generation  

The proposed project is a speculative warehouse where the tenant(s) and function as a potential short term 
storage facility, distribution center, fulfillment center, etc. is unknown. While the impact analysis needs to 
reflect a reasonable spectrum of tenant types, there is a risk when estimating trip generation of over or 
under-estimating traffic. The 11th Edition of the Institute of Transportation Engineers’ Trip Generation 
manual contains data for the most common types of warehouse operations with a wide range of rates. 
Table 1 summarizes the trip generation rates for warehouse facilities in the current edition of ITE’s Trip 
Generation.  

Table 1: Trip Generation Rates for ITE Land Use Categories of Warehousing 

Warehouse Type 
ITE Land 
Use Code  

Average Trip Generation Rates for Warehouse Types  
(Trips Per KSF) 

(Source: ITE Trip Generation 11th Edition) 

Average Daily 
Traffic 

AM Peak Hour of  
Adjacent Street 

Traffic 

PM Peak Hour of  
Adjacent Street 

Traffic 

Total (In + Out) Total (In + Out) Total (In + Out) 

High-Cube Transload and Short-Term Storage 
Warehouse 

154 1.54 0.08 0.10 

High-Cube Cold Storage Warehouse 157 2.12 0.11 0.12 

High-Cube Fulfillment Center Warehouse - Non-Sort  155 1.81 0.15 0.16 

General Warehouse 150 1.71 0.17 0.18 

High-Cube Parcel Hub Warehouse 156 4.63 0.70 0.64 

High-Cube Fulfillment Center Warehouse - Sort  155 6.44 0.87 1.20 

Average of All Warehouse Types 3.04 0.35 0.40 

Average Without High-Cube Sort Fulfillment Center 2.36 0.24 0.24 

 

To help select a trip generation rate for the proposed project representative of the range of potential 
owners/tenants, Table 1 includes the average of the rates for all warehouse types in the ITE Trip Generation 
manual and the average of the rates for all warehouse types except High-Cube Fulfillment Sort Facility—the 
most intensive type of warehouse. The secondary average rate (excluding High-Cube Fulfillment Sort 
Facility) represents two thirds the ITE warehouse types and covers a broad range of tenant types and 
operations.  

Table 2 summarizes the estimated trip generation of the proposed project for an average weekday, and 
weekday AM (7-9 AM) and PM (4-6 PM) peak hours, based on the secondary average rates identified in 
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Table 1.  The proposed warehouse complex would generate about 3,300 vehicle trips per day and 336 and 
333 vehicle trips in the AM and PM peak hours respectively. 

It is standard practice to convert vehicle trips to passenger car equivalents (PCEs) for intersection capacity 
analysis. This conversion reflects the effects of large vehicles on intersection operations both from the 
physical space a truck occupies but also from their effect on the intersection’s saturation flow rate due to 
the slower acceleration of trucks. 

When converted to PCEs, the Cordova complex generates about 4,600 daily PCEs, and 468 PCEs in both the 
AM and PM peak hour. 

Table 2: Cordova Complex Project Trip Generation 

Land Use 
Gross Floor 
Area (KSF) 

Daily 

AM Peak Hour of  
Adjacent Street Traffic 

PM Peak Hour of  
Adjacent Street Traffic 

 
In Out Total In Out Total  

 Warehouse 
(Rates are the Average of ITE Land Use 
Categories 150, 154, 156, and 157) 

1,388.22 

Vehicle Trip Generation Rates  
(Trips Per 1,000 Square Feet of Gross Floor Area) 

 

2.36 0.18 0.06 0.24 0.07 0.17 0.24  

Total Vehicle Trip Generation  

3,276 257 77 333 93 240 333  

  Mode Share Project Trip Generation by Vehicle Type  

Passenger Cars (Percent of Total) 74.21% 2,431 190 57 247 69 178 247  

2-Axle Trucks (Percent of Total) 4.55% 149 12 3 15 4 11 15  

3-Axle Trucks (Percent of Total) 4.18% 137 11 3 14 4 10 14  

4-Axle Trucks (Percent of Total) 17.04% 558 44 13 57 16 41 57  

  PCE Factor Project Trip Generation in Passenger Car Equivalents (PCE)  

Passenger Cars) 1.0 2,431 190 57 247 69 178 247  

2-Axle Trucks 1.5 224 18 5 23 6 16 23  

3-Axle Trucks 2.0 274 21 6 28 8 20 28  

4 + Axle Trucks  3.0 1675 131 39 170 48 123 170  

Total Passenger Car Equivalents (PCE) 4,604 360 108 468 131 337 468  

Notes: 
[1] Trip generation rates are the average of the rates of each ITE warehouse type except the High-Cube Fulfillment Sort Center Warehouse, 
which is the most intense use like an Amazon Fulfillment Center which sorts individual packages for delivery to end users. This type of use is 
not anticipated for the Cardova Complex. See Table 1. 
KSF = Thousands of Square Feet. 
AM / PM Peak Hour of Adjacent Street Traffic = Trip generation coinciding with the highest hourly volumes of traffic on the adjacent streets 
during the AM (7:00 AM and 9:00 AM) and PM (4:00 PM and 6:00 PM) commuter peak periods.  
Source of trip generation rates: Institute of Transportation Engineers (ITE) Trip Generation (11th Edition).  

Source of passenger car / truck mode share (percentage of total): South Coast Air Quality Management District High Cube Warehouse Trip 
Generation Study (2016). Based on data from eight high cube warehouses in the Inland Empire over 1,000,000 square feet in size. The average 
warehouse building size is 1,364,496 square feet. 
Passenger Car Equivalents (PCE) factors: Industry standard values utilized in neighboring jurisdictions  

 

 
C. Study Intersections  

This focused traffic study evaluates key intersections on routes expected to be used by project traffic to 
access the site. Exhibit C and the list below identify the intersections proposed for inclusion in the study. 

1. I-15 Southbound Ramps / Dale Evans Parkway  2. I-15 Northbound Ramps / Dale Evans Parkway 

3. Dale Evans Parkway / Quarry Road 4. Dale Evans Parkway / Johnson Road 

5. Stoddard Wells Road / Johnson Road 6. Stoddard Wells Road / I-15 Northbound Ramps 

7. Stoddard Wells Road / Quarry Road 8. I-15 Southbound Ramps / Quarry Road 

9. Johnson Road / Navajo Road  10. Dale Evans Parkway / Cordova Road 
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Project driveways will be reviewed for required traffic control and the primary truck gated driveway will be 
analyzed for traffic control, lane geometries, and queuing behind the access gate based on industry standard 
gate processing time. 

All the study intersections are currently side-street stop controlled, or all-way stop-controlled. 

D. Project Trip Distribution and Assignment  

Project traffic is distributed by direction separately for automobiles (employees) and trucks. The automobile 
distribution is based on where the warehouse employees are likely to reside or perform other activities 
(e.g., concentration of residential neighborhoods and commercial centers). The truck distribution is based 
on the most direct routes to major roadways and highways trucks are likely to use to access the project and 
depart for delivery of freight. Project trips are assigned to the area streets that provide the most direct route 
to the destinations. 

Exhibit D shows the distribution of project-generated automobile and truck trips to roadways as a 
percentage by direction and route. The following exhibits show the assignment of project generated traffic 
at the study intersections. Truck traffic volumes have been converted into passenger car equivalents (PCEs) 
as required in the San Bernardino County guidelines for intersection capacity analysis. 

• Exhibit E1 and E2 – Total Project PCE Trips (AM Peak Hour)  

• Exhibit F1 and F2 – Total Project PCE Trips (PM Peak Hour)  

E. Traffic Analysis Scenarios  

The traffic analysis scenarios, consistent with the county’s impact analysis guidelines, include: 

1. Existing conditions AM (7-9 AM) and PM (4-6 PM) 

2. Background conditions (representing the project’s opening year of 2024 with growth in background 
traffic without the project): 

a. Growth forecasts (based on the estimated combination of the ambient growth in traffic plus 
traffic generated by nearby, but unidentified, development equaling 3.5% annually). 

3. Project conditions  

a. Project traffic in PCE’s added to background condition forecasts  

4. Future year 2040 conditions (representing the regional planning horizon of 2040 without project)1 

a. Forecasts derived from the San Bernardino Transportation Analysis Model (SBTAM) 
representing buildout of the General Plan 

b. If required by the Town, the future year 2040 conditions will include proposed development 
within and affecting the study area. 

5. Future year 2040 plus project  

a. Project traffic in PCE’s added to the forecasts developed for future year 2040 conditions 

F. Level of Service Standard 

The Town’s General Plan policy on level of service is to maintain a level of service (LOS) D in the AM and PM 
peak hours. 

G. Analyses Included in Traffic Impact Analysis 

• Intersection capacity analyses will be conducted using SYNCHRO software based on the unsignalized 
methods in the 6th Edition of the Highway Capacity Manual. 

 
1 Caltrans typically requires that cumulative traffic forecasts represent a 20-year design life for infrastructure. If required, 

the cumulative scenario will be linearly extrapolated to the year 2044. 
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• A traffic signal warrant analysis (warrant 3 – peak hour) will be conducted at public intersections 
found to operate at LOS E or F under any project scenario. 

• A queuing analysis will be conducted at intersections with high left turn volumes but currently do 
not provide left turn storage lanes. The 95th percentile queue will inform the roadway improvement 
design process. See Section C regarding project driveways. 

H. Vehicle Miles of Travel (VMT) Screening 

The Town of Apple Valley has adopted thresholds of significance for potential VMT impacts of development 
as well as the specific methodology for analyzing VMT impacts (Resolution No. 2021-08 - Adopting 
Thresholds of Significance for Vehicle Miles Traveled (VMT) Under the California Environmental Quality Act 
(CEQA)). According to the Town’s resolution a development project would result in a significant project-
generated VMT impact if either of the following conditions are satisfied:  

1. The baseline (2022) project generated VMT per service population (population plus employees) 
exceeds the Town of Apple Valley General Plan Buildout VMT per service population, or  

2. The cumulative (2040-44) project generated VMT per service population exceeds the Town of Apple 
Valley General Plan Buildout VMT per service population 

The Town, however, has not adopted criteria for screening projects from requiring a VMT analysis. The 
county and nearby municipalities have adopted such criteria consistent with the technical advisories 
published by the Governor’s Office of Planning and Research. In this scoping agreement, the county’s 
screening criteria are applied to the proposed project for the Town’s consideration. 

Applying the county’s VMT screening criteria results in demonstrating that the proposed project requires a 
detailed VMT analysis under CEQA. 

Screening criteria includes: 

1. The project serves the local community and has the potential to reduce VMT by providing services 
that capture trips locally (the proposed Cordova Complex is not a locally serving type of land use). 

2. The project is located within a Transit Priority Area (the proposed Cordova Complex is not located 
in a TPA).  

3. The project generates less than 110 daily vehicle trips (the proposed Cordova Complex generates 
more than 110 daily trips). 

4. The project is in a low VMT generating traffic analysis zone (the proposed Cordova Complex is not 
located in a low VMT generating zone in baseline year 2022, see Figure 1).  

The proposed project does not meet the county’s four screening criteria and therefore is required to 
conduct a VMT analysis to identify potentially significant impacts under CEQA. 

If you have any questions or comments, please feel free to contact me at (909) 912-7304. 

Attachments: 

1. Exhibit A – Cordova Complex Vicinity Map 
2. Exhibit B – Project Site Plan 
3. Exhibit C – Study Intersections 
4. Exhibit D – Project Automobile and Truck Trip Distribution 
5. Exhibit E1 – Total Project PCE Trips (AM Peak Hour) 
6. Exhibit E2 – Total Project PCE Trips (AM Peak Hour) (continued) 
7. Exhibit F1 – Total Project PCE Trips (PM Peak Hour) 
8. Exhibit F2 – Total Project PCE Trips (PM Peak Hour) (continued) 
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Figure 1: low VMT generating traffic analysis zones are highlighted in green. The traffic analysis zone in which the project 
is located is forecast to generate VMT that exceeds the jurisdictional threshold based on allowed General Plan land uses. 
Therefore, the proposed project is not located in a low VMT generating area. 

 

 



EXHIBIT A

CORDOVA COMPLEX VICINITY MAP
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EXHIBIT B

PROJECT SITE PLAN
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EXHIBIT C

STUDY INTERSECTIONS
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EXHIBIT D

PROJECT AUTOMOBILE AND TRUCK

 TRIP DISTRIBUTION
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EXHIBIT E1

TOTAL PROJECT PCE TRIPS (AM PEAK HOUR)
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