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TRAFFIC IMPACT ANALYSIS 
EL MONTE CENTER PROJECT 

El Monte, California 
August 6, 2024 

 
1.0 INTRODUCTION 
This Traffic Impact Analysis was conducted by Linscott, Law & Greenspan, Engineers (LLG) to 
determine and evaluate the potential traffic circulation and parking needs associated with the El 
Monte Center Project, located east of Peck Road, between Sitka Street and Stewart Street, in the City 
of El Monte, California. 

The proposed Project consists of the redevelopment of the existing commercial center totaling 
178,242 square feet (SF) to replace the existing Denny’s (6,000 SF), Big 5 Sporting Goods (7,800 
SF), and China Buffet (11,047 SF) with a Starbucks (2,400 SF), In-N-Out (3,886 SF), and Raising 
Cane’s (3,612 SF) coffee/fast-food restaurants that will each provide a drive-thru facility.  The 
Project will reduce the total size of the commercial center to 163,293 SF. 

1.1 Scope of Work 
Based on close coordination with City staff, and staying consistent with the City of El Monte 
Transportation Impact Analysis Guidelines for Vehicle Miles Traveled and Level of Service 
Assessment (dated October 2020), this report presents a non-CEQA transportation assessment, 
including an inventory of existing characteristics and traffic volumes during the AM and PM peak 
commute periods at key locations within the study area, forecasts of vehicular traffic anticipated to 
be generated by the Project, evaluation of potential non-CEQA impacts of Project-generated trips on 
the surrounding street system under Year 2026 conditions (i.e., the anticipated completion year for 
the Project), and site access and internal circulation analysis. 

As described in the City’s traffic impact study guidelines, this report also provides a CEQA 
assessment (Project screening) of VMT, active transportation, and public transit.  In addition, drive-
thru queuing assessment for the proposed Starbucks, In-N-Out, and Raising Cane’s were conducted. 
Appendix A presents the study’s scope of work approved by the City. 

1.2 Study Area 
Seven (7) key study intersections and four (4) project driveways have been identified for evaluation.  
The seven (7) intersections/ four (4) project driveways listed below provide regional and local access 
to the study area and define the extent of the boundaries for this traffic investigation.  

Key Study Intersections 
1. Peck Road at Ramona Boulevard (City of El Monte) 
2. Peck Road at Sitka Street (City of El Monte) 
3. Peck Road at Alloway Street (City of El Monte) 
4. Peck Road at Stewart Street (City of El Monte) 
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5. Peck Road at Valley Boulevard (City of El Monte) 
6. Peck Road at I-10 WB Ramps (City of El Monte/Caltrans) 
7. Peck Road at I-10 EB Off-Ramp (City of El Monte/Caltrans) 
A. Project Driveway A (West) at Sitka Street (City of El Monte) 
B. Peck Road at Project Driveway B (City of El Monte) 
C. Project Driveway C (West) at Stewart Street (City of El Monte) 
D. Project Driveway D (East) at Stewart Street (City of El Monte) 

Figure 1-1 presents a Vicinity Map, which illustrates the general location of the Project and depicts 
the study locations and surrounding street system.  The Level of Service (LOS) investigations at 
these key locations were used to evaluate the potential traffic circulation needs associated with area 
growth, cumulative projects, and the proposed Project. 
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2.0 PROJECT DESCRIPTION 
The proposed Project consists of the redevelopment of the existing commercial center totaling 
178,242 SF to replace the existing Denny’s (6,000 SF), Big 5 Sporting Goods (7,800 SF), and China 
Buffet (11,047 SF) with a Starbucks (2,400 SF), In-N-Out (3,886 SF), and Raising Cane’s (3,612 
SF) coffee/fast-food restaurants that will each provide a drive-thru facility.  The Project will reduce 
the total size of the commercial center to 163,293 SF. 

The existing El Monte Canter includes Planet Fitness (20,388 SF), Yoshinoya Restaurant (2,400 SF), 
Wendy’s (3,333 SF) with drive-thru, and Jamba Juice (1,300 SF), which will all remain. The existing 
Center also includes a future 125,974-SF Target (formerly occupied by Sears, Radio Shack, and 
Deardan’s) that is currently vacant/under construction with an anticipated opening in Year 2024. 

As presented previously, Figure 1-1 is the Vicinity Map, which shows the general location of the 
Project and surrounding street system.  Figure 2-1 is an existing aerial photograph of the Project 
site. Figure 2-2 presents the existing Project site plan, prepared by MMA Architecture. Figure 2-3 
presents the proposed Project site plan, prepared by MMA Architecture. 

The Project is expected to be completed and fully occupied by Year 2026. 

2.1 Site Access 
Access to the Project site will be provided via the following existing driveways: one (1) full access 
unsignalized driveway on Sitka Street, one (1) full access signalized driveway at Alloway 
Street/Peck Road, one (1) right-turn only driveway on Peck Road, and two (2) full access 
unsignalized driveways on Stewart Street. 
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3.0 EXISTING CONDITIONS 
3.1 Existing Street System 
The principal local network of streets serving the project site are Peck Road, Sitka Street, and 
Stewart Street.  The following discussion provides a brief synopsis of these key area streets.  The 
descriptions are based on an inventory of existing roadway conditions. 

Peck Road is generally a six-lane, divided roadway between Romona Boulevard and the I-10 
freeway and generally a four-lane divided roadway north of Romona Boulevard and south of the I-
10 freeway. Peck Road borders the Project site to the west, oriented in the north-south direction that 
provides three northbound and three southbound travel lanes separated by a raised median. Peck 
Road provides one (1) full access signalized driveway at Alloway Street/Peck Road, one (1) right-
turn only driveway for the proposed Project. The posted speed limit on Peck Road is 35 miles per 
hour (mph).  On-street parking is not permitted along this roadway in the vicinity of the project.  The 
City of El Monte General Plan classifies Peck Road as a Major Arterial. Traffic signals control the 
study intersections of Peck Road at Romona Boulevard, Alloway Street, Stewart Street, and Valley 
Boulevard. The study intersections of Peck Road at Sitka Street, I-10 Westbound Ramp, and I-10 
Eastbound Off Ramp are stop controlled. 

Sitka Street is generally a two-lane, undivided roadway that borders the Project site to the north, 
oriented in the east-west direction that provides one lane in each direction. Sitka Street provides one 
(1) full access unsignalized driveway for the proposed Project. The prima facie speed limit on Sitka 
Street is 25 mph. On-street parking is not permitted on the south side of this roadway and is 
permitted on the north side of this roadway in the vicinity of the project.  

Stewart Street is generally a two-lane, divided roadway that borders the Project site to the south, 
oriented in the east-west direction that provides one lane in each direction separated by a double 
yellow striped median. Stewart Street provides two (2) full access unsignalized driveways for the 
proposed Project. The prima facie speed limit on Stewart Street is 25 mph. On-street parking is not 
permitted on the west side of Peck Road along this roadway and is permitted on the east side of Peck 
Road in the vicinity of the project.  The City of El Monte General Plan classifies Stewart Street as a 
Collector. 

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

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

3.2.1 Regional Rail Transit Network Connections 
Los Angeles County and surrounding counties are interconnected by a regional network of rail lines, 
with Union Station in Downtown Los Angeles functioning as the hub of the rail system.  Amtrak, 
Metro, and the Southern California Regional Rail Authority (SCRRA) operate a system of heavy 
rail, light rail and subway lines that provide interconnections throughout Los Angeles County and 
connections between the six county Southern California region including Los Angeles County, 
Orange County, Riverside County, San Bernardino County, San Diego County and Ventura County.   

Metro currently operates four light rail lines and two rapid transit subway lines, altogether totaling 
roughly 109 miles of rail, 100 stations, and approximately 870,477 estimated daily weekday 
ridership for the Year 2024.1  The El Monte bus station is located at 3501 Santa Anita Avenue, west 
of the project site.  SCRRA operates Metrolink which provides rail service for Los Angeles County, 
Orange County, Riverside County, San Bernardino County and Ventura County. Metrolink presently 
operates seven lines of service, 67 stations, and approximately 44,820 daily weekday boardings all 
over a 545.6 route-mile network.2  Near the project site, Metrolink provides a rail stop for the San 
Bernardino route corridor which extends between Union Station in downtown Los Angeles and the 
City of San Bernardino.  This Metrolink stop provides connectivity opportunities for El Monte and 
the proposed project to the regional network of rail lines operated by Amtrak, Metro and SCRRA.  
The El Monte Metrolink transit station is located at 10925 Railroad Street, north of Valley 
Boulevard and west of Tyler Avenue, northeast of the project site.   

3.2.2 Public Bus Transit Services 
Public bus transit service within the project study area is currently provided by Foothill Transit and 
El Monte Transit.  A summary of the existing transit service, including the transit route, destinations 
and peak hour headways is presented in Table 3-1.  The existing public transit routes in the project 
vicinity are illustrated in Figure 3-2. The existing bus stop locations within the project vicinity are 
illustrated on Figure 3-3. 

Foothill Transit operates seven transit routes in the immediate vicinity of the project site.  With the 
addition of bus transit routes operated by El Monte Transit and Norwalk Transit, multiple routes are 
provided on most major corridors within the traffic analysis study area.  Appendix B contains the 
most current public transit route schedules and maps for the aforementioned bus routes.  

3.2.3 El Monte Transit and Commuter Shuttle3 
The City of El Monte operates its own in-town transit system including routes that provide service in 
the project vicinity.  El Monte Transit (Trolley) operates ultra-low floor transit buses on five fixed-

 
1  Source: Metro Interactive Estimated Ridership Stats (https://isotp.metro.net/MetroRidership/Index.aspx).  
2  Source: SCCRA (https://www.metrolinktrains.com/about/agency/facts--numbers/).  Ridership number provided from Year 2018-2019 Q3 Fact 

Sheet. 
3  Source: http://www.ci.el-monte.ca.us/Government/PublicWorks/Transportation.aspx 

>

https://isotp.metro.net/MetroRidership/Index.aspx
https://www.metrolinktrains.com/about/agency/facts--numbers/
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routes that provide transportation to residents to most major shopping areas, recreation facilities and 
most schools within the City.  Hours of operation are Monday through Friday from 6:00 AM to 7:15 
PM and Saturdays/Sunday from 9:20 AM to 6:20 PM.  All buses leave from the station located at 
3679 Center Avenue approximately every 40 minutes. 

3.3 Designated Transit Corridors 
In the project vicinity, Ramona Boulevard and Valley Boulevard are designated transit corridors in 
the City of El Monte “Vision El Monte” General Plan 2011.  Pursuant to the City of El Monte 
General Plan, the following definition is noted for transit corridors: 

Transit Corridors refer to streets that are designated for transit (bus) use.  Primary transit corridors 
are expected to carry the highest levels of transit service, particularly regional bus service, with the 
highest number of bus routes and the highest frequency of service.  As an alternative, a secondary 
transit street is expected to carry lower but still significant levels of transit service, probably with a 
greater orientation to local rather than regional bus routes. 

3.4 Designated Truck Routes 
In the project vicinity, Ramona Boulevard and Valley Boulevard are all designated truck routes in 
the City of El Monte “Vision El Monte” General Plan 2011.  Pursuant to the City of El Monte 
General Plan, the following definition is noted for truck routes: 

Truck routes are the primary routes for truck traffic.  Truck routes are focused onto Principal travel 
corridors that support commercial and industrial activities.  Controlling and limiting trucks help 
prevent them from intruding into neighborhoods and traveling on streets not designed to 
accommodate them, reduce diesel and particulate emissions near sensitive land uses, control noise 
and vibration, and improve quality of life in the community. 

3.5 Bicycle and Pedestrian Facilities 
The Federal and State transportation system recognizes three primary bikeway facilities: Bicycle 
Paths (Class I), Bicycle Lanes (Class II), and Bicycle Routes (Class III).  Bicycle Paths (Class I) are 
exclusive car free facilities that are typically not located within a roadway area.  Bicycle Lanes 
(Class II) are part of the street design that is dedicated only for bicycles and identified by a striped 
lane separating vehicle lanes from bicycle lanes.  Bicycle Routes (Class III) are preferably located on 
collector and lower volume arterial streets. There are not currently any bikeway facilities in the 
vicinity of the project site. The following bicycle facilities are nearest to the vicinity of the project 
site. 

 A Class II Bike Lane is proposed south of the project site along Valley Boulevard north and 
south of the I-10 freeway. The Rio Hondo River Bike Path currently exists west of the project 
site.  A bicycle hub is also located within the Project vicinity at the El Monte Transit Center. 

Pedestrian connection to the nearby surrounding commercial, office and residential developments, as 
well as nearby public bus transit stops is provided via existing sidewalks along the project frontage 

>
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on Peck Road and Stewart Street. Existing sidewalks are located along most streets within the 
Project vicinity.   

>
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TABLE 3-1 
EXISTING TRANSIT ROUTES4 

 
 

ROUTE 

 
 

DESTINATIONS ROADWAYS(S) NEAR SITE 

NO. OF BUSES/TRAINS 
DURING PEAK HOUR 

DIR AM PM 

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

EB 
WB 

3 
3 

3 
3 

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

EB 
WB 

4 
4 

4 
4 

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

EB 
WB 

5 
4 

4 
2 

Foothill Transit 270 El Monte to Monrovia via Irwindale Peck Road, Valley Boulevard, Ramona 
Boulevard 

NB 
SB 

2 
2 

2 
2 

Foothill Transit 282 El Monte to La Puente via Industry Valley Boulevard, Ramona Boulevard 
EB 
WB 

3 
3 

3 
3 

Foothill Transit 488 El Monte to Glendora via Baldwin Park, West Covina, 
Covina, and Glendora Peck Road, Ramona Boulevard 

EB 
WB 

4 
4 

3 
3 

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

Peck Road, Valley Boulevard, Ramona 
Boulevard 

NB 
SB 

2 
2 

2 
2 

 

 
4 Sources: Los Angeles County Metropolitan Transportation Authority (Metro), Foothill Transit, City of El Monte, City of Norwalk and Metrolink Commuter Rail websites, 2024. 
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TABLE 3-1 (CONTINUED) 
EXISTING TRANSIT ROUTES5 

 
 

ROUTE 

 
 

DESTINATIONS ROADWAYS(S) NEAR SITE 

NO. OF BUSES/TRAINS 
DURING PEAK HOUR 

DIR AM PM 

El Monte Orange Route City of El Monte (Clockwise) Peck Road, Valley Boulevard, Ramona 
Boulevard 

C-W 
Loop 

1 1 

El Monte Blue Route City of El Monte (Clockwise) Peck Road, Valley Boulevard, Ramona 
Boulevard 

C-W 
Loop 

1 1 

El Monte Yellow Route City of El Monte (Clockwise) Peck Road, Valley Boulevard 
C-W 
Loop 

1 1 

El Monte Green Route City of El Monte (Clockwise) Peck Road, Valley Boulevard, Ramona 
Boulevard 

C-W 
Loop 

1 1 

Metrolink 
San Bernardino Line 

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

Cal State Los Angeles 

El Monte Station 
EB 
WB 

2 
3 

3 
3 

   Total 54 50 

 

 
5 Sources: Los Angeles County Metropolitan Transportation Authority (Metro), Foothill Transit, City of El Monte, City of Norwalk and Metrolink Commuter Rail websites, 2024. 
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3.6 Existing Traffic Volumes 
Seven (7) key study intersections and four (4) project driveways have been identified as the locations 
at which to evaluate existing and future traffic operating conditions. Some portion of potential 
project-related traffic will pass through each of these intersections, and their analysis will reveal the 
potential need for Project-related circulation improvements. These key locations were selected for 
evaluation based on discussions with City of El Monte. 

Existing AM peak hour and PM peak hour traffic volumes for the seven (7) key study intersections 
and four (4) project driveways evaluated in this report were obtained from manual turning movement 
counts conducted by Counts Unlimited, Inc. in November 2023. The existing traffic counts were 
adjusted to account for the current vacancies in the commercial center.   

Figures 3-4 and 3-5 illustrate the existing AM and PM peak hour traffic volumes at the seven (7) 
key study intersections and four (4) project driveways evaluated in this report, respectively.  
Appendix C contains the detailed peak hour and daily traffic count sheets for the key intersections 
and project driveways evaluated in this report. 

3.7 Existing Intersection Conditions 
Existing AM and PM peak hour operating conditions for the seven (7) key study intersections and 
four (4) project driveways were evaluated using the methodology outlined in the Highway Capacity 
Manual 7 (HCM 7) for signalized and unsignalized intersections. 

3.7.1 Highway Capacity Manual 7 (HCM 7) Method of Analysis (Signalized Intersections) 
Based on the HCM operations method of analysis, level of service for signalized intersections and 
approaches is defined in terms of control delay, which is a measure of the increase in travel time due 
to traffic signal control, driver discomfort, and fuel consumption. Control delay includes the delay 
associated with vehicles slowing in advance of an intersection, the time spent stopped on an 
intersection approach, the time spent as vehicles move up in the queue, and the time needed for 
vehicles to accelerate to their desired speed. LOS criteria for traffic signals are stated in terms of the 
control delay in seconds per vehicle. The LOS thresholds established for the automobile mode at a 
signalized intersection are shown in Table 3-2.  

3.7.2 Highway Capacity Manual (HCM) Method of Analysis (Unsignalized Intersections) 
The HCM unsignalized methodology for stop-controlled intersections was utilized for the analysis of 
the unsignalized intersections. LOS criteria for unsignalized intersections differ from LOS criteria 
for signalized intersections as signalized intersections are designed for heavier traffic and therefore a 
greater delay. Unsignalized intersections are also associated with more uncertainty for users, as 
delays are less predictable, which can reduce users’ delay tolerance. 

3.7.2.1 Two-Way Stop-Controlled Intersections 
Two-way stop-controlled intersections are comprised of a major street, which is uncontrolled, and a 
minor street, which is controlled by stop signs. Level of service for a two-way stop-controlled 
intersection is determined by the computed or measured control delay. The control delay by 

>
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movement, by approach, and for the intersection as a whole is estimated by the computed capacity 
for each movement. LOS is determined for each minor-street movement (or shared movement) as 
well as major-street left turns. The worst side street approach delay is reported. LOS is not defined 
for the intersection as a whole or for major-street approaches, as it is assumed that major-street 
through vehicles experience zero delay. The HCM control delay value ranges for two-way stop-
controlled intersections are shown in Table 3-3. 

3.7.2.2 All-Way Stop-Controlled Intersections 
All-way stop-controlled intersections require every vehicle to stop at the intersection before 
proceeding. Because each driver must stop, the decision to proceed into the intersection is a function 
of traffic conditions on the other approaches. The time between subsequent vehicle departures 
depends on the degree of conflict that results between the vehicles and vehicles on the other 
approaches. This methodology determines the control delay for each lane on the approach, computes 
a weighted average for the whole approach, and computes a weighted average for the intersection as 
a whole. LOS at the approach and intersection levels is based solely on control delay. The HCM 
control delay value ranges for all-way stop-controlled intersections are shown in Table 3-3. 
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TABLE 3-2 
LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (HCM 7 METHODOLOGY)6 

Level of Service  
(LOS) 

Control Delay Per Vehicle  
(seconds/vehicle) Level of Service Description 

A < 10.0 

This level of service occurs when progression is 
extremely favorable and most vehicles arrive during the 
green phase. Most vehicles do not stop at all. Short cycle 
lengths may also contribute to low delay. 

B > 10.0 and < 20.0 
This level generally occurs with good progression, short 
cycle lengths, or both. More vehicles stop than with LOS 
A, causing higher levels of average delay. 

C > 20.0 and < 35.0 

Average traffic delays. These higher delays may result 
from fair progression, longer cycle lengths, or both. 
Individual cycle failures may begin to appear at this level. 
The number of vehicles stopping is significant at this 
level, though many still pass through the intersection 
without stopping. 

D > 35.0 and < 55.0 

Long traffic delays At level D, the influence of 
congestion becomes more noticeable. Longer delays may 
result from some combination of unfavorable progression, 
long cycle lengths, or high v/c ratios. Many vehicles stop 
and the proportion of vehicles not stopping declines. 
Individual cycle failures are noticeable. 

E > 55.0 and < 80.0 

Very long traffic delays This level is considered by many 
agencies to be the limit of acceptable delay. These high 
delay values generally indicate poor progression, long 
cycle lengths and high v/c ratios. Individual cycle failures 
are frequent occurrences. 

F ≥ 80.0 

Severe congestion This level, considered to be 
unacceptable to most drivers, often occurs with over 
saturation, that is, when arrival flow rates exceed the 
capacity of the intersection. It may also occur at high v/c 
ratios below 1.0 with many individual cycle failures. Poor 
progression and long cycle lengths may also be major 
contributing factors to such delay levels. 

 
6 Source: Highway Capacity Manual 7, Chapter 19: Signalized Intersections. 

—

-

—

—

-
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TABLE 3-3 
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS (HCM 7 METHODOLOGY)7 

Level of Service  
(LOS) 

Highway Capacity Manual (HCM)  
Delay Per Vehicle (seconds/vehicle) 

 
Level of Service Description 

A ≤ 10.0 Little or no delay 

B > 10.0 and ≤ 15.0 Short traffic delays 

C > 15.0 and ≤ 25.0 Average traffic delays 

D > 25.0 and ≤ 35.0 Long traffic delays 

E > 35.0 and ≤ 50.0 Very long traffic delays 

F > 50.0 Severe congestion 

 
 

 
7  Source: Highway Capacity Manual 7th Edition, Chapter 20: Two-Way Stop-Controlled Intersections. The LOS criteria apply to each lane on a 

given approach and to each approach on the minor street. LOS is not calculated for major-street approaches or for the intersection as a whole. 
>
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3.7.3 Level of Service Criteria 
The City of El Monte desires to maintain LOS D throughout the City, except that LOS E may occur 
for intersections/roadways at/adjacent to freeway ramps, on major corridors and transit routes, truck 
routes, and in/adjacent to commercial districts. Based on the above, the following summarizes the 
LOS required for each key study intersection and project driveway: 

 

 

 

 

 

 

 

 

3.8 Existing Level of Service Results  
Table 3-4 summarizes the existing peak hour service level calculations for the seven (7) key study 
intersections and four (4) project driveways based on existing traffic volumes and current street 
geometrics.  Review of Table 3-4 indicates that 5 of the 7 key intersections and all four project 
driveways currently operate at acceptable service levels during the AM and PM peak hours of a 
typical weekday.  

The intersection of Peck Road at Sitka Street (i.e., Intersection #2), which is a two-way stop-
controlled intersection, currently operates at a deficient LOS F during the AM and PM peak hours.  
The poor LOS F is reported for the eastbound and westbound single-lane approaches controlled by a 
stop sign. 

Appendix D presents the HCM/LOS calculation worksheets for the seven (7) key study intersections 
and four (4) project driveways for the AM peak hour and PM peak hour. 

LOS “D” Requirements LOS “E” Requirements 

A. Project Driveway A (West) at Sitka Street 1. Peck Road at Ramona Boulevard 

C. Project Driveway C (West) at Stewart Street 2. Peck Road at Sitka Street 

D. Project Driveway D (East) at Stewart Street 3. Peck Road at Alloway Street 

 4. Peck Road at Stewart Street 

 5. Peck Road at Federal Drive 

 6. Peck Road at Valley Boulevard 

 7. Peck Road at I-10 WB Ramps 

 8. Peck Road at I-10 EB Off-Ramp 

 9. Peck Road at Meeker Avenue 

 B. Peck Road at Project Driveway B 

>
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TABLE 3-4 
EXISTING PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

1) Peck Road at AM 32.8 C No
Ramona Boulevard (El Monte) PM 34.0 C No

2) Peck Road at
Sitka Street (El Monte)

Northbound Through [a] AM 0.0 A No
PM 0.0 A No

Northbound Shared Through/Right-Turn [a] AM 0.0 A No
PM 0.0 A No

Southbound Left-Turn AM 15.7 C No
PM 38.2 E No

Southbound Through [a] AM 0.0 A No
PM 0.0 A No

Southbound Shared Through/Right-Turn [a] AM 0.0 A No
PM 0.0 A No

Eastbound Shared Left-Turn/Through/Right-Turn AM 111.5 F Yes
PM 13.2 B No

Westbound Shared Left-Turn/Through/Right-Turn AM 69.0 F Yes
PM 926.6 F Yes

3) Peck Road at AM 10.1 B No
Alloway Street (El Monte) PM 15.3 B No

4) Peck Road at AM 16.4 B No
Stewart Street (El Monte) PM 19.1 B No

5) Peck Road at AM 38.7 D No
Valley Boulevard (El Monte) PM 37.6 D No

6) Peck Road at
I-10 WB Ramps (El Monte/Caltrans)

Northbound Through [a] AM 0.0 A No
PM 0.0 A No

Southbound Through [a] AM 0.0 A No
PM 0.0 A No

Southbound Shared Through/Right-Turn [a] AM 0.0 A No
PM 0.0 A No

Eastbound Right-Turn AM 32.1 D No
PM 30.4 D No

7) Peck Road at
I-10 EB Off-Ramp (El Monte/Caltrans)

Northbound Through [a] AM 0.0 A No
PM 0.0 A No

Southbound Through [a] AM 0.0 A No
PM 0.0 A No

Westbound Right-Turn AM 35.5 E No
PM 116.8 F Yes

Notes:
Italicized  text corresponds to an unsignalized/stop-controlled intersection.
s/v = seconds per vehicle
[a] Individual movement is considered free-flow.

Study Intersections (Jurisdiction)
Peak 
Hour

Poor 
LOS?LOS

Delay 
(s/v)

Existing (2023)

 
 

 

>
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TABLE 3-4 (CONTINUED) 
EXISTING PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

A) Project Driveway A (West) at
Sitka Street (El Monte)

Northbound Shared Left/Right-Turn AM 11.7 B No
PM 13.9 B No

Eastbound Shared Through/Right-Turn [a] AM 0.0 A No
PM 0.0 A No

Westbound Shared Left-Turn/Through AM 7.6 A No
PM 7.8 A No

B) Peck Road at
Project Driveway B (El Monte)

Northbound Through [a] AM 0.0 A No
PM 0.0 A No

Northbound Shared Through/Right-Turn [a] AM 0.0 A No
PM 0.0 A No

Southbound Through [a] AM 0.0 A No
PM 0.0 A No

Westbound Right-Turn AM 13.6 B No
PM 18.8 C No

C) Project Driveway C (West) at
Stewart Street (El Monte)

Southbound Shared Left/Right-Turn AM 12.6 B No
PM 14.4 B No

Eastbound Shared Left-Turn/Through AM 7.8 A No
PM 8.2 A No

Westbound Shared Through/Right-Turn [a] AM 0.0 A No
PM 0.0 A No

D) Project Driveway D (East) at
Stewart Street (El Monte)
Northbound Shared Left-Turn/Through/Right-Turn AM 14.1 B No

PM 21.0 C No
Southbound Shared Left-Turn/Through/Right-Turn AM 14.3 B No

PM 22.7 C No
Eastbound Shared Left-Turn/Through/Right-Turn AM 7.9 A No

PM 8.4 A No
Westbound Shared Left-Turn/Through/Right-Turn AM 7.7 A No

PM 7.7 A No
Notes:
Italicized  text corresponds to an unsignalized/stop-controlled intersection.
s/v = seconds per vehicle
[a] Individual movement is considered free-flow.

Study Intersections (Jurisdiction)
Peak 
Hour

Poor 
LOS?LOS

Delay 
(s/v)

Existing (2023)
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4.0  TRAFFIC FORECASTS 
In order to estimate the traffic characteristics of the proposed Project, a multi-step process has been 
utilized. The first step is trip generation, which estimates the total arriving and departing traffic on a 
peak hour and daily basis. The traffic generation potential is forecast by applying the appropriate 
vehicle trip generation equations or rates to the Project development tabulation. 

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

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

With the forecasting process complete and Project traffic assignments developed, the effect of the 
proposed Project’s added traffic is isolated by comparing operational (LOS) conditions at selected 
key intersections using expected future traffic volumes with and without forecast Project traffic. The 
need for site-specific and/or cumulative local area traffic improvements can then be evaluated. 

>
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4.1 Project Traffic Generation 
Traffic generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either 
entering or exiting the generating land use. Generation equations and/or rates used in the traffic 
forecasting procedure are found in the 11th Edition of Trip Generation, published by the Institute of 
Transportation Engineers (ITE) [Washington D.C., 2021].  Table 4-1 summarizes the trip generation 
rates used in forecasting the vehicular trips generated by the proposed Project and presents the 
forecast daily and peak hour project traffic volumes for a “typical” weekday.   

The upper portion of Table 4-1 summarizes the trip generation rates used in forecasting the vehicular 
trips generated by the existing uses and proposed Project. As shown, ITE Land Use 492: 
Health/Fitness Club, ITE Land Use 821: Shopping Plaza 40K to 150K without Supermarket, ITE 
Land Use 822: Strip Retail Plaza Less than 40K, ITE Land Use 930: Fast Casual Restaurant, ITE 
Land Use 932: High Turnover Sit-Down Restaurant, ITE Land Use 934: Fast Food Restaurant with 
Drive-Through Window, and ITE Land Use 937: Coffee Donut Shop with Drive-Through Window 
trip rates were used to forecast the trip generation potential of the proposed Project.  

Since the Project consists of a mixed-use setting, it was appropriate to account for “internal” trip 
making/interactions that will occur between the various land uses, and that will not occur by 
vehicular travel on the external street system. The complementary nature of these land uses results in 
an internal trip capture where a trip can be made by walking or biking using internal roadways and 
pedestrian pathways within the multi-use development setting and would therefore reduce vehicle 
trip generation on the surrounding street system.  

Additionally, because of the retail and restaurant components of the Project and existing uses, “pass-
by” reductions were applied. This is typically done to account for conditions when the total number 
of trips generated by a retail or fast-food-oriented development is not entirely new to the external 
street system.  Shopping centers and restaurants, which are located along major/busy roadways, 
attract a portion of their trips from traffic already on the street system for a different purpose (i.e., 
the retail or fast-food site is not the primary or ultimate destination).  These trips do not add new 
traffic to the surrounding street system.  The methodology used in estimating pass-by trips is also 
contained in ITE’s Trip Generation Handbook. The pass-by reduction factors utilized are 
summarized in the footnotes of Table 4-1. 

As shown in the last row of Table 4-1, Project net-generated trips are estimated to be approximately 
61 fewer daily trips, with 113 additional trips (49 inbound, 64 outbound) produced in the AM peak 
hour and 15 fewer trips (14 inbound, 1 outbound) produced in the PM peak hour on a “typical” 
weekday.  The potential impact of these trips will be assessed in the traffic study.   

4.2 Project Traffic Distribution and Assignment 
Figure 4-1 presents the traffic distribution pattern for the proposed Project.  Project traffic volumes 
both entering and exiting the project site have been distributed and assigned to the adjacent street 
system based on the following considerations:  

>
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 the site's proximity to major traffic carriers, 
 expected localized traffic flow patterns based on adjacent street channelization and presence 

of traffic signals, and  
 ingress/egress availability at the Project site. 

 
The anticipated AM and PM peak hour project traffic volumes associated with the proposed Project 
are presented in Figures 4-2 and 4-3, respectively. The traffic volume assignments presented in 
Figures 4-2 and 4-3 reflect the traffic distribution characteristics shown in Figure 4-1 and the traffic 
generation forecast presented in Table 4-1.    

>
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TABLE 4-1 
PROJECT TRAFFIC GENERATION RATES AND FORECAST [A] 

 
LAND USE Daily In Out Total In Out Total

ITE TRIP RATES [a]
ITE LU 492: Health/Fitness Club [b] 34.50 0.51 0.49 1.31 0.57 0.43 3.45
ITE LU 821: Shopping Plaza 40K to 150K without Supermarket 67.52 0.62 0.38 1.73 0.49 0.51 5.19
ITE LU 822: Strip Retail Plaza Less Than 40K 54.45 0.60 0.40 2.36 0.50 0.50 6.59
ITE LU 930: Fast Casual Restaurant 97.14 0.50 0.50 1.43 0.55 0.45 12.55
ITE LU 932: High Turnover Sit-Down Restaurant 107.20 0.55 0.45 9.57 0.61 0.39 9.05
ITE LU 934: Fast-Food Restaurant with Drive-Thru Window 467.48 0.51 0.49 44.61 0.52 0.48 33.03
ITE LU 937: Coffee Donut Shop with Drive-Thru Window 533.57 0.51 0.49 85.88 0.50 0.50 38.99

FUTURE
Existing Uses to Remain:
   Target (formerly Sears/Radio Shack/Deardan's) 125,974 SF 8,506 135 83 218 320 334 654

   Planet Fitness 20,388 SF 703 14 13 27 40 30 70

   Yoshinoya 2,400 SF 233 2 1 3 17 13 30

   Wendy's 3,333 SF 1,558 76 73 149 57 53 110
   Jamba Juice 1,300 SF 126 1 1 2 9 7 16

Existing Uses to Remain Trip Generation: 11,126 228 171 399 443 437 880

Proposed New Uses:
   Pad 1: Starbucks 2,400 SF 1,281 105 101 206 47 47 94

   Pad 2: In-N-Out Restaurant 3,886 SF 1,817 88 85 173 67 61 128

   Pad 3: Raising Cane's Restaurant 3,612 SF 1,689 82 79 161 62 57 119

Proposed New Uses Trip Generation: 4,787 275 265 540 176 165 341
   Internal Capture Trip Reduction [c] (4,692) (25) (25) (50) (140) (148) (288)
   Pass-By Trip Reduction [d] (1,689) (183) (170) (353) (203) (189) (392)

Total Future Trip Generation: 9,532 295 241 536 276 265 541

EXISTING

Existing Uses to Remain:
   Target (formerly Sears/Radio Shack/Deardan's) 125,974 SF 8,506 135 83 218 320 334 654

   Planet Fitness 20,388 SF 703 14 13 27 40 30 70

   Yoshinoya 2,400 SF 233 2 1 3 17 13 30

   Wendy's 3,333 SF 1,558 76 73 149 57 53 110

   Jamba Juice 1,300 SF 126 1 1 2 9 7 16
Existing Uses to Remain Trip Generation: 11,126 228 171 399 443 437 880

Entitled Uses/Existing Uses to be Replaced:
   Denny's Restaurant 6,000 SF 643 31 26 57 33 21 54

   Big 5 Retail 7,800 SF 425 11 7 18 26 25 51

   China Buffet 11,047 SF 1,184 58 48 106 61 39 100
Entitled Uses/Existing Uses to be Replaced Trip Generation: 2,252 100 81 181 120 85 205

   Internal Capture Trip Reduction [c] (2,619) (26) (25) (51) (88) (89) (177)
   Pass-By Trip Reduction [d] (1,166) (56) (50) (106) (185) (167) (352)

Total Existing Trip Generation: 9,593 246 177 423 290 266 556

NET PROJECT TRIP GENERATION (61) 49 64 113 (14) (1) (15)
Proposed Project (blue) Minus Existing Site (green)

Notes:
[a]  Source: Trip Generation Manual, 11th Edition , Institute of Transportation Engineers, (ITE) [Washington, D.C. (2021)].
[b]  S              The Trip Generation Manual, 11th Edition  by ITE does not provide a daily trip rate for ITE Land Use 492: Health'Fitness Club. Therefore, the daily trip rate has 

been assumed to be equivalent to the PM peak hour trip rate multiplied by 10.
[c] Internal capture trip reduction is consistent with the Trip Generation Handbook, 3rd Edition, published by ITE (September 2017). Project trip generation was

adjusted to account for internal capture between the retail and restaurant components of the Project. The corresponding internal capture trip reduction consists
of the following:
   Existing Site: 20% Daily/9.0% AM Peak Hour/16% PM Peak Hour
   Future Site: 29% Daily/5.0% AM Peak Hour/24% PM Peak Hour

[d] Pass-by trips are made as intermediate stop on the way from one origin to a primary trip destination. Pass-by trips are attracted from traffic passing the site on 
adjacent streets, which contain direct access to the generator. For this analysis, the following pass-by reduction factors were used per the Trip Generation, 
11th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2021):
   ITE Land Use 821: Shopping Plaza 40K to 150K without Supermarket - 10% weekday daily (estimated), 10% weekday AM (estimated), 40% weekday PM.
   ITE Land Use 822: Strip Retail Plaza Less Than 40K - 10% weekday daily (estimated), 10% weekday AM (estimated) and 40% weekday PM (consistent with 
   ITE Land Use 822: Shopping Plaza (40-150k))
   ITE Land Use 930: Fast Casual Restaurant - 10% weekday daily (estimated), 10% weekday AM (estimated), 40% weekday PM (consistent with ITE Land Use 932: 
   High Turnover Sit Down Restaurant).
   ITE Land Use 932: High Turnover Sit Down Restaurant - 10% weekday daily (estimated), 10% weekday AM, 43% weekday PM.
   ITE Land Use 934: Fast-Food Restaurant with Drive-Thru Window - 25% weekday daily (estimated), 50% weekday AM, 55% weekday PM.
   ITE Land Use 937: Coffee Donut Shop with Drive Through Window - 25% weekday daily (estimated), 50% weekday AM (estimated), and 50% weekday PM (estimated). 

(trips/KSF)
(trips/KSF)

Unit / Size
AM Peak Hour PM Peak Hour

(trips/KSF)
(trips/KSF)

(trips/KSF)
(trips/KSF)

(trips/KSF)
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4.3 Existing Plus Project Traffic Volumes 
The Existing Plus Project traffic conditions have been generated based upon existing conditions and 
the estimated project traffic. These forecast traffic conditions have been prepared to assess the 
potential effects of the Project upon the circulation system as it currently exists per the requirements 
of the City. This traffic volume scenario and the related intersection capacity analyses will identify 
the roadway improvements necessary to offset the Project, if any. 

Figures 4-4 and 4-5 present projected AM and PM peak hour traffic volumes at the seven (7) key 
study intersections and four (4) Project driveways with the addition of the trips generated by the 
proposed Project to existing traffic volumes, respectively.   

4.4 Year 2026 Cumulative Base 
4.4.1 Ambient Traffic Growth 
Horizon year, background traffic growth estimates have been calculated using an ambient traffic 
growth factor. The ambient traffic growth factor is intended to include unknown and future related 
projects in the study area, as well as account for regular growth in traffic volumes due to the 
development of projects outside the study area. The future growth in traffic volumes has been 
calculated at one percent (1.0%) per year. Applied to the Year 2023 existing traffic volumes, this 
factor results in a 3.0% growth in existing volumes to the near-term horizon year 2026. 

4.4.2 Cumulative Projects 
In order to make a realistic estimate of future on-street conditions prior to implementation of the 
proposed Project, the status of other known development projects (related projects) within a two-
mile radius of the proposed project has been researched at the City of El Monte, City of Industry, 
City of Baldwin Park and Temple City. With this information, the potential circulation effects of the 
proposed Project can be evaluated within the context of the cumulative impact of all ongoing 
development.   

Based on our research during the scoping process, there are twenty-one (21) related projects in the 
City of El Monte that are being processed for approval or to be constructed and fully operational within 
a two-mile radius of the proposed project site. These twenty-one (21) related projects have been 
included as part of the cumulative background setting.  

Table 4-2 provides a brief description for each of the twenty-one (21) related projects.  Figure 4-6 
graphically illustrates the location of the twenty-one (21) related projects.  These related projects are 
expected to generate vehicular traffic, which may affect the operating conditions of the key study 
intersections.   

Table 4-3 summarizes the trip generation potential for all twenty-one (21) related projects on a daily 
and peak hour basis for a typical weekday. As shown, the related projects are expected to generate 
24,380 daily trips, with 1,272 trips (616 inbound, 656 outbound) anticipated during the AM peak 
hour and 1,973 trips (1,182 inbound, 791 outbound) produced during the PM peak hour. 

>
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TABLE 4-2 
LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS8 

No. Cumulative Project Location/Address Description 

City of El Monte   

1.  DR 08-19 3900 Arden Drive 370,992 SF warehouse 

2.  SPA 03-22 4024 Durfee Avenue 
170 DU affordable housing, 170 DU senior 
housing, 40,000 SF county office, and 36,000 SF 
medical office/vocational school 

3.  DR 01-22 12247 Elliot Avenue 52 DU multifamily 

4.  VTTM/TTM 69080 11605 Garvey Avenue 26 DU senior housing and 5,500 SF retail 

5.  DR 3-23 11707 Garvey Avenue 124 DU senior housing and 11,429 SF retail 

6.  VTTM/TTM 72497 11301-11401 Garvey Avenue 12 DU multifamily and 5,200 SF retail 

7.  LD(PM) 708 10568 Gateway Promenade 208 DU multifamily and 25,000 SF retail 

8.  DR 13-22 10627 Main Street 5 DU multifamily and 4,800 SF retail 

9.  DR 07-21 3700 Monterey Avenue 87 DU multifamily and 1-acre park 

10.  VTTM/TTM 82797 11312 Orchard Street and 3630-3700 
Cypress Avenue 82 DU single-family 

11.  DR 01-19 3937 Peck Road 4,000 SF retail and 5,000 SF office 

12.  CUP 11-21 4336 Peck Road 9,406 SF retail 

13.  VTPM/TPM 82313 3436-54 Tyler Avenue and 11016 
Ramona Boulevard 51 DU affordable housing 

14.  VTTM/TTM 4127-4143 Rowland Avenue 71 DU multifamily  

15.  DR 18-21 3340 Santa Anita Avenue 4,900 SF fast-food restaurant with drive-thru 

16.  VTTM 83754 3131 & 3141 Santa Anita Ave and 
Bodger St 61 DU multifamily 

17.  DR 09-19 3335 Santa Anita Avenue 60,000 SF movie theater, 37,000 SF fitness, and 
175 room hotel  

18.  DR 12-22 10561 Sante Fe Drive 212 DU multifamily 

19.  VTPM/TPM 83105 3637 & 3649 Tyler Avenue 53 DU affordable housing 

20.  VTPM/TPM 82071 12432 Valley Boulevard 97-room hotel 

21.  VTTM/TTM 11640-11730 Valley Boulevard 83 DU multifamily 

Notes: 
 SF = Square-feet 
 DU = Dwelling units 

 
 
 
 
 

 
8  Source: City of El Monte Planning Department. 

—
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TABLE 4-3 
CUMULATIVE PROJECTS TRAFFIC GENERATION FORECAST9 

 
Cumulative Project Description 

Daily 
2-Way 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

1.  DR 08-19 634 49 14 63 19 48 67 

2.  SPA 03-22 3,569 219 122 341 129 201 330 

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

4.  VTTM/TTM 69080 353 9 8 17 15 14 29 

5.  DR 3-23 962 23 26 49 40 36 76 

6.  VTTM/TTM 72497 336 7 9 16 14 12 26 

7.  LD(PM) 708 2,627 51 85 136 117 88 205 

8.  DR 13-22 269 6 6 12 12 10 22 

9.  DR 07-21 587 8 27 35 28 16 44 

10.  VTTM/TTM 82797 773 15 42 57 49 28 77 

11.  DR 01-19 250 11 5 16 9 14 23 

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

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

14.  VTTM/TTM 479 7 21 28 23 13 36 

15.  DR 18-2110  1,696 55 53 108 46 42 88 

16.  VTTM 83754 411 6 18 24 20 11 31 

17.  DR 09-19 7,360 69 60 129 474 127 601 

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

19.  VTPM/TPM 83105 255 6 13 19 14 10 24 

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

21.  VTTM/TTM 559 8 25 33 26 16 42 

Cumulative Projects 
Total Trip Generation Potential 

24,380 616 656 1,272 1,182 791 1,973 

 
 
 
 
 
 
 
 

 
9 Unless otherwise noted, Source: Trip Generation, 11th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2021). 
10  Source: I-10 & Santa Anita Chick-fil-A Project TIA Report, prepared by LLG Engineers in November 2022. 
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The AM and PM peak hour traffic volumes associated with the ten (10) related projects in the Year 
2026 are presented in Figures 4-7 and 4-8, respectively. 

4.4.3 Year 2026 Cumulative Base Traffic Volumes 
Figures 4-9 and 4-10 present the AM and PM peak hour cumulative base traffic volumes (existing 
traffic + ambient growth + cumulative projects) at the seven (7) key study intersections and four (4) 
project driveways for the Year 2026, respectively.   

4.4.4 Year 2026 Cumulative Plus Project Traffic Volumes  
Figures 4-11 and 4-12 illustrate the Year 2026 forecast AM and PM peak hour traffic volumes, with 
the inclusion of the trips generated by the proposed Project, respectively.   
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5.0 NON-CEQA TRAFFIC ANALYSIS 
The relative effect of the proposed Project during the AM peak hour and PM peak hour was 
evaluated based on analysis of future operating conditions at the seven (7) key study intersections 
and four (54) project driveways, without, then with, the proposed Project.  The previously discussed 
capacity analysis procedures were utilized to investigate the future volume-to-capacity relationships 
and LOS characteristics at each study intersection. The potential effect of the Project at each key 
intersection was then evaluated using LOS standards and thresholds summarized below. 

5.1 LOS Standards and Thresholds 
5.1.1 City of El Monte 

Based on the City of El Monte guidelines, if the Project contributes 2.0% or more of the total traffic 
at an intersection that is expected to be deficient, improvements should be considered. 

Signalized intersections will typically require improvements if the following conditions are met: 

 The addition of project traffic to an intersection results in the degradation of intersection 
operations from operations from a level that meets the City’s targets to a level that does not 
meet the City’s target. 

Unsignalized intersections will require improvements if both of the following conditions are met: 

 The addition of project traffic to an intersection results in the degradation of any individual 
movement at the intersection from operations from a level that meets the City’s targets to a 
level that does not meet the City’s target, and 

 The intersection meets peak hour signal warrants either caused by project volumes, or project 
volumes are added at an intersection that meets peak hour signal warrants in the baseline 
scenarios. Peak hour signal warrants should be determined based on one or more of the latest 
CA Manual on Uniform Traffic Control Devices (CA MUTCD). 

5.2 Traffic Analysis Scenarios  
The following scenarios are those for which volume/capacity calculations have been performed at 
the seven (7) key intersections and four (4) project driveways for existing plus project and near-term 
(Year 2026) traffic conditions: 

A. Existing Traffic Conditions; 
B. Existing Plus Project Traffic Conditions; 
C. Scenario (B) with Improvements, if necessary; 
D. Year 2026 Cumulative Traffic Conditions (Existing plus Ambient Growth plus Cumulative 

Projects), 
E. Year 2026 Cumulative Plus Project Traffic Conditions, and 
F. Scenario (E) with Project-Related Mitigation, if necessary. 

>
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5.3 Existing (2023) Plus Project Traffic Conditions 
Table 5-1 summarizes the Existing (2023) Plus Project levels of service at the 7 key intersections 
and 4 project driveways during the weekday AM and PM peak hours. As Table 5-1 indicates, 5 of 
the 7 key intersections and all four project driveways are forecast to operate at acceptable service 
levels during the AM and PM peak hours of a typical weekday. Based on the application of the City 
of El Monte LOS standards, the Project is not expected to cause non-CEQA traffic impacts at any of 
the intersections under Existing (2023) Plus Project conditions. 

The intersection of Peck Road at Sitka Street (i.e., Intersection #2), which is a two-way stop-
controlled intersection, operates at a deficient LOS F without and with the Project during the AM 
and PM peak hours. The poor LOS F is reported for the eastbound and westbound single-lane 
approaches controlled by a stop sign. The results of the peak hour traffic signal warrant analysis for 
Existing (2023) Plus Project conditions indicates that the intersection will exceed the thresholds of 
Warrant #3 (peak hour volumes), Part A, during the PM peak hour only, and Part B, during AM and 
PM peak hours, without and with development of the Project. However, the installation of a traffic 
signal at this location is not recommended due to the intersection being in close proximity to the two 
signalized intersections of Peck Road at Romona Boulevard (i.e. Intersection #1), which is a distance 
of only 350 feet, and Peck Road at Alloway Street (i.e. Intersection #3), which is a distance of only 
485 feet. Additionally, it is not uncommon for minor streets at unsignalized intersections to 
experience longer delay due to the heavy volumes on the major street, especially during commute 
peak periods on weekdays and weekends. 

Additionally, the intersection of Peck Road at the I-10 EB Off-Ramp (i.e. Intersection #7), which is a 
one-way stop-controlled intersection, operates at a deficient LOS F without and with the project 
during the PM peak hour. The poor LOS F is reported for the westbound right-turn movement. 
Although the intersection is operating at an adverse level of service, the intersection would have 
improved operations under conditions with the Project because the Project would be generating 
fewer trips compared to existing uses it would replace during the weekday PM peak hour.  

Appendix D presents the existing plus project HCM/LOS calculations for the seven (7) key study 
intersections and four (4) project driveways. 
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TABLE 5-1 
EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Project %
≥ 2%

(Yes/No)
1) Peck Road at AM 32.8 C No 1.4% No 33.9 C No No

Ramona Boulevard (El Monte) PM 34.0 C No -0.1% No 33.9 C No No
2) Peck Road at AM 2.3% Yes

Sitka Street (El Monte) PM -0.2% No
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Northbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Left-Turn AM 15.7 C No 16.3 C No No

PM 38.2 E No 37.9 E No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Eastbound Shared Left-Turn/Through/Right-Turn AM 111.5 F Yes 122.9 F Yes No [b]

PM 13.2 B No 13.2 B No No
Westbound Shared Left-Turn/Through/Right-Turn AM 69.0 F Yes 79.3 F Yes No [b]

PM 926.6 F Yes 907.0 F Yes No
3) Peck Road at AM 10.1 B No 13.2% Yes 15.1 B No No

Alloway Street (El Monte) PM 15.3 B No 4.8% Yes 17.8 B No No
4) Peck Road at AM 16.4 B No 2.6% Yes 16.4 B No No

Stewart Street (El Monte) PM 19.1 B No -0.2% No 19.1 B No No
5) Peck Road at AM 38.7 D No 1.6% No 40.6 D No No

Valley Boulevard (El Monte) PM 37.6 D No -0.1% No 37.6 D No No
6) Peck Road at AM 1.5% No

I-10 WB Ramps (El Monte/Caltrans) PM -0.1% No
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Eastbound Right-Turn AM 32.1 D No 33.4 D No No

PM 30.4 D No 30.4 D No No
7) Peck Road at AM 1.4% No

I-10 EB Off-Ramp (El Monte/Caltrans) PM -0.2% No
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Westbound Right-Turn AM 35.5 E No 38.3 E No No

PM 116.8 F Yes 114.9 F Yes No
Notes:
Italicized  text corresponds to an unsignalized/stop-controlled intersection.
s/v = seconds per vehicle
[a] Individual movement is considered free-flow.
[b] Although the intersection is anticipated to operate adversely, it is not uncommon for private unsignalized driveways to experience a longer delay due to the heavy 

volumes on the major street, especially during commute peak periods on weekdays and weekends. Furthermore, due to the driveway being in close proximity to 
the two signalized intersections of Peck Road at Ramona Boulevard (i.e. Intersection #1) and Peck Road at Alloway Street (Intersection #3), the installation of a 
traffic signal at this location is not recommended.
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TABLE 5-1 (CONTINUED) 
EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Project %
≥ 2%

(Yes/No)
A) Project Driveway A (West) at AM 16.4% Yes

Sitka Street (El Monte) PM 5.7% Yes
Northbound Shared Left/Right-Turn AM 11.7 B No 12.4 B No No

PM 13.9 B No 14.4 B No No
Eastbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Westbound Shared Left-Turn/Through AM 7.6 A No 7.7 A No No

PM 7.8 A No 7.8 A No No
B) Peck Road at AM 11.0% Yes

Project Driveway B (El Monte) PM 4.0% Yes
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Northbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Westbound Right-Turn AM 13.6 B No 15.4 C No No

PM 18.8 C No 20.2 C No No
C) Project Driveway C (West) at AM 9.6% Yes

Stewart Street (El Monte) PM 3.1% Yes
Southbound Shared Left/Right-Turn AM 12.6 B No 13.2 B No No

PM 14.4 B No 14.7 B No No
Eastbound Shared Left-Turn/Through AM 7.8 A No 7.9 A No No

PM 8.2 A No 8.2 A No No
Westbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
D) Project Driveway D (East) at AM 11.1% Yes

Stewart Street (El Monte) PM 3.8% Yes
Northbound Shared Left-Turn/Through/Right-Turn AM 14.1 B No 14.8 B No No

PM 21.0 C No 21.7 C No No
Southbound Shared Left-Turn/Through/Right-Turn AM 14.3 B No 15.7 C No No

PM 22.7 C No 24.8 C No No
Eastbound Shared Left-Turn/Through/Right-Turn AM 7.9 A No 8.0 A No No

PM 8.4 A No 8.4 A No No
Westbound Shared Left-Turn/Through/Right-Turn AM 7.7 A No 7.8 A No No

PM 7.7 A No 7.7 A No No
Notes:
Italicized  text corresponds to an unsignalized/stop-controlled intersection.
s/v = seconds per vehicle
[a] Individual movement is considered free-flow.
[b] Although the intersection is anticipated to operate adversely, it is not uncommon for private unsignalized driveways to experience a longer delay due to the heavy 

volumes on the major street, especially during commute peak periods on weekdays and weekends. Furthermore, due to the driveway being in close proximity to 
the two signalized intersections of Peck Road at Ramona Boulevard (i.e. Intersection #1) and Peck Road at Alloway Street (Intersection #3), the installation of a 
traffic signal at this location is not recommended.
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5.4 Year 2026 Traffic Conditions 
Table 5-2 presents the Year 2026 Cumulative Plus Project levels of service at the 7 key intersections 
and 4 project driveways during the weekday AM and PM peak hours.  As Table 5-2 indicates, 5 of 
the 7 key intersections and all four project driveways are forecast to operate at acceptable service 
levels during the AM and PM peak hours of a typical weekday. Based on the application of the City 
of El Monte LOS standards, the Project is not expected to cause non-CEQA traffic impacts at any of 
the intersections under Year 2026 Cumulative Plus Project conditions. 

The intersection of Peck Road at Sitka Street (i.e., Intersection #2), which is a two-way stop-
controlled intersection, operates at a deficient LOS F without and with the Project during the AM 
and PM peak hours. The poor LOS F is reported for the eastbound and westbound single-lane 
approaches controlled by a stop sign. The results of the peak hour traffic signal warrant analysis for 
Year 2026 Cumulative Plus Project conditions indicates that the intersection will exceed the 
thresholds of Warrant #3 (peak hour volumes), Part A, during the PM peak hour only, and Part B, 
during AM and PM peak hours, without and with development of the Project. However, the 
installation of a traffic signal at this location is not recommended due to the intersection being in 
close proximity to the two signalized intersections of Peck Road at Romona Boulevard (i.e. 
Intersection #1), which is a distance of only 350 feet, and Peck Road at Alloway Street (i.e. 
Intersection #3), which is a distance of only 485 feet. Additionally, it is not uncommon for minor 
streets at unsignalized intersections to experience longer delay due to the heavy volumes on the 
major street, especially during commute peak periods on weekdays and weekends. 

Additionally, the intersection of Peck Road at the I-10 EB Off-Ramp (i.e. Intersection #7), which is a 
one-way stop-controlled intersection, operates at a deficient LOS F without and with the project 
during the PM peak hour. The poor LOS F is reported for the westbound right-turn movement. 
Although the intersection is operating at an adverse level of service, the intersection would have 
improved operations under conditions with the Project because the Project would be generating 
fewer trips compared to existing uses it would replace during the weekday PM peak hour.  

Appendix D presents the Year 2026 plus project HCM/LOS calculations for the seven (7) key study 
intersections and four (4) project driveways. 
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TABLE 5-2 
YEAR 2026 CUMULATIVE PEAK HOUR INTERSECTION CAPACITY ANALYSIS  

Project %
≥ 2%

(Yes/No)
1) Peck Road at AM 34.7 C No 1.3% No 35.9 D No No

Ramona Boulevard (El Monte) PM 40.0 D No -0.1% No 42.1 D No No
2) Peck Road at AM 2.2% Yes

Sitka Street (El Monte) PM -0.2% No
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Northbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Left-Turn AM 16.1 C No 16.7 C No No

PM 44.0 E No 43.5 E No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Eastbound Shared Left-Turn/Through/Right-Turn AM 120.3 F Yes 132.3 F Yes No [b]

PM 13.6 B No 13.5 B No No
Westbound Shared Left-Turn/Through/Right-Turn AM 74.1 F Yes 85.2 F Yes No [b]

PM 1274.2 F Yes 1246.6 F Yes No
3) Peck Road at AM 10.0 A No 12.5% Yes 14.7 B No No

Alloway Street (El Monte) PM 15.9 B No 4.5% Yes 18.6 B No No
4) Peck Road at AM 16.2 B No 2.5% Yes 16.3 B No No

Stewart Street (El Monte) PM 20.6 C No -0.2% No 20.6 C No No
5) Peck Road at AM 40.3 D No 1.5% No 39.9 D No No

Valley Boulevard (El Monte) PM 43.2 D No -0.1% No 43.1 D No No
6) Peck Road at AM 1.4% No

I-10 WB Ramps (El Monte/Caltrans) PM -0.1% No
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Eastbound Right-Turn AM 28.1 D No 29.0 D No No

PM 39.6 E No 39.6 E No No
7) Peck Road at AM 1.3% No

I-10 EB Off-Ramp (El Monte/Caltrans) PM -0.2% No
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Westbound Right-Turn AM 32.8 D No 35.1 E No No

PM 161.5 F Yes 159.3 F Yes No
Notes:
Italicized  text corresponds to an unsignalized/stop-controlled intersection.
s/v = seconds per vehicle
[a] Individual movement is considered free-flow.
[b] Although the intersection is anticipated to operate adversely, it is not uncommon for private unsignalized driveways to experience a longer delay due to the heavy 

volumes on the major street, especially during commute peak periods on weekdays and weekends. Furthermore, due to the driveway being in close proximity to 
the two signalized intersections of Peck Road at Ramona Boulevard (i.e. Intersection #1) and Peck Road at Alloway Street (Intersection #3), the installation of a 
traffic signal at this location is not recommended.
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TABLE 5-2 (CONTINUED) 
YEAR 2026 CUMULATIVE PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Project %
≥ 2%

(Yes/No)
A) Project Driveway A (West) at AM 16.0% Yes

Sitka Street (El Monte) PM 5.5% Yes
Northbound Shared Left/Right-Turn AM 11.4 B No 11.9 B No No

PM 13.6 B No 14.0 B No No
Eastbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Westbound Shared Left-Turn/Through AM 7.6 A No 7.7 A No No

PM 7.7 A No 7.8 A No No
B) Peck Road at AM 10.4% Yes

Project Driveway B (El Monte) PM 3.7% Yes
Northbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Northbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Southbound Through [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
Westbound Right-Turn AM 13.7 B No 15.5 C No No

PM 20.3 C No 21.9 C No No
C) Project Driveway C (West) at AM 9.2% Yes

Stewart Street (El Monte) PM 3.0% Yes
Southbound Shared Left/Right-Turn AM 12.9 B No 13.6 B No No

PM 15.4 C No 15.7 C No No
Eastbound Shared Left-Turn/Through AM 7.9 A No 7.9 A No No

PM 8.3 A No 8.3 A No No
Westbound Shared Through/Right-Turn [a] AM 0.0 A No 0.0 A No No

PM 0.0 A No 0.0 A No No
D) Project Driveway D (East) at AM 10.6% Yes

Stewart Street (El Monte) PM 3.7% Yes
Northbound Shared Left-Turn/Through/Right-Turn AM 14.8 B No 15.6 C No No

PM 19.5 C No 20.0 C No No
Southbound Shared Left-Turn/Through/Right-Turn AM 15.0 C No 16.7 C No No

PM 20.6 C No 22.0 C No No
Eastbound Shared Left-Turn/Through/Right-Turn AM 8.0 A No 8.1 A No No

PM 8.3 A No 8.4 A No No
Westbound Shared Left-Turn/Through/Right-Turn AM 7.8 A No 7.8 A No No

PM 7.7 A No 7.7 A No No
Notes:
Italicized  text corresponds to an unsignalized/stop-controlled intersection.
s/v = seconds per vehicle
[a] Individual movement is considered free-flow.
[b] Although the intersection is anticipated to operate adversely, it is not uncommon for private unsignalized driveways to experience a longer delay due to the heavy 

volumes on the major street, especially during commute peak periods on weekdays and weekends. Furthermore, due to the driveway being in close proximity to 
the two signalized intersections of Peck Road at Ramona Boulevard (i.e. Intersection #1) and Peck Road at Alloway Street (Intersection #3), the installation of a 
traffic signal at this location is not recommended.
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5.5 Caltrans Queuing Analysis 
The Caltrans Interim Land Development and Intergovernmental Review (LDIGR) Safety Review 
Practitioners Guidance, dated July 2020, provides direction on a simplified safety analysis approach 
that reduces the risk to all road users and that focuses on multi-modal conflict analysis as well as 
access management issues.  District traffic safety staff are encouraged to consider the proposed 
Project’s potential influence on safety on state roadways, including the following factors: 

• Increased presence of pedestrians and bicyclists 
• Degradation of the walking and bicycling environment and experience 
• New pedestrian and bicyclist connection desires 
• Multimodal conflict points, especially at intersections and project access locations 
• Change in traffic mix such as an increase in bicyclists or pedestrians where features such as 

shoulders or sidewalks may not exist or are inconsistent with facility design (sidewalks, bike 
and multi-user paths, multimodal roadways, etc.) 

• Increased vehicular speeds 
• Transition between free flow and metered flow 
• Increased traffic volumes 
• Queuing at off-ramps resulting in slow or stopped traffic on the mainline or speed 

differentials between adjacent lanes 
• Queuing exceeding turn pocket length that impedes through-traffic 

The proposed Project does not take direct access from a State facility; however, an evaluation of the 
Project’s potential impacts on queuing at Caltrans intersections was prepared in order to determine if 
the Project would cause, or contribute towards, slowing or stopped traffic on freeway mainline travel 
lanes, off-ramps, and State highway lanes that could result in unsafe speed differentials between 
adjacent lanes. 

Caltrans queueing analysis was conducted using the Highway Capacity Manual (HCM) operational 
method for signalized intersections. The corresponding HCM worksheets for purposes of 
determining the 95th percentile vehicle queues are contained in Appendix D. 

Tables 5-3 and 5-4 present the results of the Caltrans queuing analysis prepared for Existing Plus 
Project and Year 2026 Cumulative Plus Project traffic during the weekday AM and PM peak hours, 
respectively.  Each queuing table reports the 95th percentile queues, which represent the maximum 
back of vehicle queues with 95th percentile traffic volumes.  The corresponding maximum vehicle 
queue lengths were then compared to the queue storage lengths.  As Tables 5-3 and 5-4 indicate, 
adequate queue storage lengths are provided to accommodate the 95th percentile queues for 
movements affected by the Project.  Based on this, it is concluded that development of the Project 
under any scenario would not result in adverse queuing conditions at Caltrans intersections. 
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TABLE 5-3 
EXISTING PLUS PROJECT CALTRANS QUEUING ANALYSIS 

6) Peck Road at 
I-10 WB Ramp (Caltrans/El Monte)

Eastbound Right-Turn 785 109 Yes 102 Yes 114 Yes 102 Yes
7) Peck Road at 

I-10 EB Off Ramp (Caltrans/El Monte)
Westbound Right-Turn 925 243 Yes 600 Yes 260 Yes 593 Yes

Notes:
[a] Queue is based on HCM 95th Percentile Methodology and is reported in total queue length (feet) per lane.
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 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

AM Peak Hour PM Peak Hour

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)Study Intersections (Jurisdiction)

Estimated 
Storage 

Provided 
(feet)

AM Peak Hour PM Peak Hour

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

LINSCOTT, LAW & GREENSPAN, engineers   LLG Ref. 2-23-4738-1 
El Monte Center Project, El Monte 

N:\4700\2234738 - SEC of Peck Rd-Sitka St, El Monte\Report\4738 El Monte Center Traffic Study 8-6-24.doc 

34 

TABLE 5-4 
YEAR 2026 CALTRANS QUEUING ANALYSIS 

6) Peck Road at 
I-10 WB Ramp (Caltrans/El Monte)

Eastbound Right-Turn 785 92 Yes 134 Yes 95 Yes 134 Yes
7) Peck Road at 

I-10 EB Off Ramp (Caltrans/El Monte)
Westbound Right-Turn 925 225 Yes 161 Yes 240 Yes 740 Yes

Notes:
[a] Queue is based on HCM 95th Percentile Methodology and is reported in total queue length (feet) per lane.
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6.0 SITE ACCESS AND INTERNAL CIRCULATION EVALUATION  
6.1 Site Access  
Access to the Project site will be provided via the following existing driveways: one (1) full access 
unsignalized driveway on Sitka Street, one (1) full access signalized driveway at Alloway 
Street/Peck Road, one (1) right-turn only driveway on Peck Road, and two (2) full access 
unsignalized driveways on Stewart Street. 

The intersection level of service results for the four (4) Project driveways under Existing and near-
term (Year 2026) traffic conditions at completion and full occupancy of the proposed Project based 
on the HCM methodology was shown above in Tables 5-1 and 5-2. As shown, these Project 
driveways are forecast to operate at LOS C or better during the AM peak hour and PM peak hour. As 
such, Project access is considered to be adequate. Motorists entering and exiting the Project site 
would be able to do so without undue congestion.  

6.2 Internal Circulation Evaluation 
Based on our review of the preliminary site plan, driveway lengths are sufficient such that access to 
parking spaces would not be impeded by internal vehicle queuing/stacking. Curb return radii have 
been confirmed and are adequate for service/delivery trucks and trash trucks. The circulation on each 
level of the parking structure is adequate, with sufficient sight distance along the drive aisles. 

6.3 Site Access Queuing Analysis 
Excessive left-turn or right-turn vehicle queuing which extends into and/or blocks adjacent through 
travel lanes may have detrimental effects on intersection operations and the public roadway network 
as a whole; therefore, vehicle queuing assessment was performed for all Project driveway 
intersections, inclusive of Peck Road at Sitka Street (i.e., Intersection #2). Tables 6-1 and 6-2 present 
the site access queuing results for Existing Plus Project and Year 2026 Cumulative Plus Project 
conditions during the weekday AM and PM peak hours, respectively. 

The queuing analysis was prepared utilizing the HCM methodology, which considers traffic volume 
data, lane configurations, and traffic control/stop signs in order to calculate the 95th percentile 
queues for the respective traffic movements.  The 95th percentile queue represents the maximum 
back of vehicle queue with 95th percentile traffic volumes (i.e., actual traffic volumes will exceed the 
95th percentile volumes 5 percent of the time), which is a very conservative standard.  A minimum 
vehicle length of 25 feet is assumed for purpose of this analysis. The corresponding HCM 
worksheets for purposes of determining the 95th percentile vehicle queues are contained in Appendix 
D. 

Table 6-1 and 6-2 indicate that there would be adequate storage for inbound/outbound movements at 
each of these site access points for Existing Plus Project and Year 2026 Cumulative Plus Project 
conditions, with a few exceptions described below during the peak hour noted.  In other words, the 
existing storage lengths and/or driveway “throat” lengths would be adequate in fully accommodating 
the 95th percentile queues forecasted during the AM and PM peak hours. 
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The queuing results for the inbound southbound left-turn movement at Peck Road at Sitka Street (i.e. 
Intersection #2), outbound westbound left-turn/through movement at Peck Road at Alloway Street 
(i.e. Intersection #3), and the outbound southbound left/through/right-turn movement at Project 
Driveway D at Stewart Street, indicate that the 95th percentile queues would exceed existing queue 
storage lengths. 

Related to the queue storage deficiencies reported in Tables 6-1 and 6-2 for the outbound westbound 
left-turn/through movement at Peck Road at Alloway Street (during the AM and PM peak hours) and 
at the outbound southbound left/through/right-turn movement at Project Driveway D at Stewart 
Street (during the PM peak hour), it should be noted that the 95th percentile queues occur on site, not 
on Peck Road and Steward Street, so Project-related queues do not impact traffic flows on any 
public street.  The outbound queue storage lengths provided at each of these two driveways are 
constrained by the presence of the internal intersections for the shopping center. It is not uncommon 
for shopping centers to experience internal queues during busy periods, with customers often 
familiar with and able to anticipate typical peak queues occurring on site, and are able to self-
regulate until queues dissipate at the exits (and exiting traffic flows from shopping centers tend to 
dissipate quickly because vehicle departures are more random and less directional/focused compared 
to outbound traffic from office buildings during the PM peak hour, for example).  Based on these 
considerations, it is concluded that the outbound 95th percentile queues at Alloway Street and Project 
Driveway D may be measurably adverse, but not considered significant to warrant any physical 
improvements.    

It should also be noted that although the queue exceeds the southbound left-turn pocket at Peck Road 
at Sitka Street (i.e. Intersection #2) during the PM peak hour, the transition area has the capacity to 
accommodate the spillover queue. Furthermore, the proposed Project is anticipated to improve the 
queues during the PM peak hour, and thus is not considered a project-related impact. 
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TABLE 6-1 
EXISTING PLUS PROJECT DRIVEWAY QUEUING ANALYSIS 

2) Peck Road at
Sitka Street (El Monte)

Southbound Left-Turn 50 25 Yes 68 No [c] 25 Yes 67 No [c]
3) Peck Road at

Alloway Street (El Monte)
Northbound Through/Right-Turn 325 137 Yes 242 Yes 192 Yes 274 Yes

Southbound Left-Turn 250 58 Yes 59 Yes 139 Yes 98 Yes
Westbound Left-Turn/Through 160 73 Yes 159 Yes 193 No [b] 197 No [b]

Westbound Right-Turn 160 25 Yes 74 Yes 61 Yes 85 Yes
A) Project Driveway A (West) at

Sitka Street (El Monte)
Northbound Left/Right-Turn 25 25 Yes 25 Yes 25 Yes 25 Yes

Eastbound Through/Right-Turn 280 25 Yes 25 Yes 25 Yes 25 Yes
Westbound Left-Turn/Through 215 25 Yes 25 Yes 25 Yes 25 Yes

B) Peck Road at
Project Driveway B (El Monte)

Northbound Through/Right-Turn 115 25 Yes 25 Yes 25 Yes 25 Yes
Westbound Right-Turn 40 25 Yes 25 Yes 25 Yes 25 Yes

C) Project Driveway C (West) at
Stewart Street (El Monte)

Southbound Left/Right-Turn 25 25 Yes 25 Yes 25 Yes 25 Yes
Eastbound Left-Turn/Through 160 25 Yes 25 Yes 25 Yes 25 Yes

Westbound Through/Right-Turn 190 25 Yes 25 Yes 25 Yes 25 Yes
D) Project Driveway D (East) at

Stewart Street (El Monte)
Southbound Left/Through/Right-Turn 30 25 Yes 54 No [b] 25 Yes 64 No [b]

Eastbound Left/Through/Right-Turn 135 25 Yes 25 Yes 25 Yes 25 Yes
Westbound Left/Through/Right-Turn 480 25 Yes 25 Yes 25 Yes 25 Yes

Notes:
[a] Queue is based on HCM 95th Percentile Methodology and is reported in total queue length (feet) per lane.
[b] Although the reported queue exceeds the storage length provided, it occurs on site and not on a public street. It is not uncommon for shopping centers to 

experience internal queues during busy periods, with customers familiar with this worst-case condition. Based on this, peak queue operations may be adverse 
but would not need to be addressed.

[c] Although the reported queue exceeds the storage length provided, the transition area has the capacity to accommodate the spillover queue. Additionally,
the proposed Project is anticipated to improve the queues during the PM peak hour.

AM Peak Hour PM Peak Hour

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]Study Intersections (Jurisdiction)

Estimated 
Storage 

Provided 
(feet)

Existing (2023)
Existing (2023)

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

Plus Project
AM Peak Hour PM Peak Hour
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TABLE 6-2 
YEAR 2026 CUMULATIVE PLUS PROJECT DRIVEWAY QUEUING ANALYSIS 

2) Peck Road at
Sitka Street (El Monte)

Southbound Left-Turn 50 25 Yes 78 No [c] 25 Yes 76 No [c]
3) Peck Road at

Alloway Street (El Monte)
Northbound Through/Right-Turn 325 141 Yes 275 Yes 193 Yes 314 Yes

Southbound Left-Turn 250 57 Yes 64 Yes 135 Yes 103 Yes
Westbound Left-Turn/Through 160 73 Yes 170 No [b] 190 No [b] 206 No [b]

Westbound Right-Turn 160 25 Yes 78 Yes 59 No 89 Yes
A) Project Driveway A (West) at

Sitka Street (El Monte)
Northbound Left/Right-Turn 25 25 Yes 25 Yes 25 Yes 25 Yes

Eastbound Through/Right-Turn 280 25 Yes 25 Yes 25 Yes 25 Yes
Westbound Left-Turn/Through 215 25 Yes 25 Yes 25 Yes 25 Yes

B) Peck Road at
Project Driveway B (El Monte)

Northbound Through/Right-Turn 115 25 Yes 25 Yes 25 Yes 25 Yes
Westbound Right-Turn 40 25 Yes 25 Yes 25 Yes 25 Yes

C) Project Driveway C (West) at
Stewart Street (El Monte)

Southbound Left/Right-Turn 25 25 Yes 25 Yes 25 Yes 25 Yes
Eastbound Left-Turn/Through 160 25 Yes 25 Yes 25 Yes 25 Yes

Westbound Through/Right-Turn 190 25 Yes 25 Yes 25 Yes 25 Yes
D) Project Driveway D (East) at

Stewart Street (El Monte)
Southbound Left/Through/Right-Turn 30 25 Yes 44 No [b] 25 Yes 51 No [b]
Eastbound Left/Through/Right-Turn 135 25 Yes 25 Yes 25 Yes 25 Yes
Westbound Left/Through/Right-Turn 480 25 Yes 25 Yes 25 Yes 25 Yes

Notes:
[a] Queue is based on HCM 95th Percentile Methodology and is reported in total queue length (feet) per lane.
[b] Although the reported queue exceeds the storage length provided, it occurs on site and not on a public street. It is not uncommon for shopping centers to 

experience internal queues during busy periods, with customers familiar with this worst-case condition. Based on this, peak queue operations may be adverse 
but would not need to be addressed.

[c] Although the reported queue exceeds the storage length provided, the transition area has the capacity to accommodate the spillover queue. Additionally,
the proposed Project is anticipated to improve the queues during the PM peak hour.

AM Peak Hour PM Peak Hour

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]Study Intersections (Jurisdiction)

Estimated 
Storage 

Provided 
(feet)

Year 2026 Year 2026
Cumulative Base

Adequate 
Storage 
(Yes/No)

 Queue 
(feet) [a]

Adequate 
Storage 
(Yes/No)

Cumulative Plus Project
AM Peak Hour PM Peak Hour
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7.0 INTERSECTION IMPROVEMENTS AND MITIGATION MEASURES 
For those intersections where projected traffic volumes are expected to result in unacceptable 
operating conditions, this report recommends (identifies) improvement measures that change the 
intersection geometry to increase capacity. These capacity improvements involve roadway widening 
and/or re-striping to reconfigure (add lanes) to specific approaches of a key intersection. The 
identified improvements are expected to:  

 improve existing traffic, Project traffic and future non-project (ambient traffic growth and 
cumulative project) traffic and  

 improve Levels of Service to an acceptable range and/or to pre-project conditions. 

7.1 Existing Plus Project Traffic Conditions 
The results of the intersection capacity analyses summarized in Table 5-1 indicate that 
improvements are not necessary at any study intersection under Existing Plus Project traffic 
conditions.  
 

7.2 Year 2026 Cumulative Plus Project Traffic Conditions 
The results of the intersection capacity analyses summarized in Table 5-2 indicate that 
improvements are not necessary at any study intersection under Year 2026 Cumulative Plus Project 
traffic conditions.  
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8.0 CEQA ASSESSMENT OF VMT, ACTIVE TRANSPORTATION, & PUBLIC TRANSIT 
8.1 Vehicle Miles Traveled (VMT) Screening Analysis 
The purpose of this Vehicle Miles Traveled (VMT) analysis is to evaluate the Project based on 
Senate Bill 743 (SB 743) requirements, as required in CEQA section 15064.3.  

The City of El Monte has adopted criteria for evaluating VMT impacts under CEQA, and they are 
presented in the City of El Monte Transportation Impact Analysis Guidelines for Vehicle Miles 
Traveled and Level of Service Assessment (dated October 2020). 

There are three types of screening methods to effectively screen projects from project-level 
assessment: (1) Transit Priority Area (TPA) Screening; (2) Low VMT Area Screening; (3) Project 
Type Screening. 

The proposed Project meets the screening criteria for (2) Locally Serving Retail. 

Projects considered as locally-serving retail uses that are 25,000 SF or less, including coffee/fast-
food restaurants like the proposed Starbucks (2,400 SF), In-N-Out (3,886 SF), and Raising Cane’s 
(3,612 SF) may be presumed to have a less-than-significant impact on VMT, and not be required to 
complete a CEQA/full VMT impact analysis.  Because locally-serving retail projects typically 
redistribute existing trips instead of creating new trips, tend to improve commercial destination 
proximity, shorten trips, and reduce VMT by diverting existing trips from established commercial 
uses located farther away to more accessible/nearby commercial uses, they may be presumed to have 
less than significant impacts.  In contrast, regional-serving retail typically involve longer distance 
vehicle trips, and may therefore increase VMT. 

The Project meets the definition and criteria set forth in the City’s VMT Guidelines, and is therefore 
screened out from further VMT project-level assessment because it can be presumed to have less-
than-significant impact on VMT.  The total size of the three restaurants is 9,898 SF, with many other 
Starbucks, In-N-Out, and Raising Cane’s locations that exist near the Project site indicating that the 
proposed Project will be serving customers within the local area. 

8.2 Active Transportation and Public Transit Screening Analysis 
As detailed in the City’s VMT Guidelines, potential impacts to active transportation (pedestrian and 
bicycle) and public transit facilities and circulation can be evaluated by determining whether a 
project conflicts with adopted policies, plans, or programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decreases the performance or safety of such facilities. 

Figures 8-1A and 8-1B illustrate the multimodal and active transportation aspects of the Project. 

The proposed Project would not have an impact on the existing multimodal network; specifically, it 
would not: (1) conflict with a plan, ordinance, or policy related to bicycle, pedestrian, and public transit; 
(2) substantially increase hazards due to a geometric design feature; or (3) result in inadequate 
emergency access.  The proposed site plan for the Project will maintain existing sidewalks and access to 
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public transit service and nearby bus stops, construct new pedestrian connections on site and with 
adjoining uses, and meet City design standards regarding site access, multimodal connectivity within 
the internal site circulation system, emergency access, and on-site parking. 
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9.0 DRIVE-THROUGH QUEUEING ASSESSMENT 
To confirm the adequacy of storage provided for each drive-through lane proposed for the Starbucks 
(Pad 1), In-N-Out (Pad 2), and Raising Cane’s (Pad 3), queuing observations and analyses from 
numerous other studies that LLG previously completed for Starbucks, In-N-Out, Raising Cane’s, and 
Chick-fil-A were used as basis. 

Figures 9-1, 9-2, and 9-3 illustrate where in each drive-thru facility the average queue, 85th 
percentile queue, 95th percentile queue, and 100th percentile or maximum queue could potentially be.   
 
The 85th percentile queue represents the number of vehicles that can be expected in the drive-through 
lane during the peak period and indicates that 85 percent of the drive-through customers will wait in 
a line no longer than 8 vehicles for Starbucks, 18 vehicles for In-N-Out, and 21 vehicles for Raising 
Cane’s (15 percent of the customers will wait in a queue of vehicles greater than the numbers 
specified). The 85th percentile “criteria” is the design standard typically used in the traffic 
engineering profession. 

As shown, there would be adequate queue storage provided in each drive-thru lane to meet the 85th 
percentile queue, 95th percentile queue, and 100th percentile or maximum queue.  Based on these 
findings and proposed drive-thru design, it is concluded that potential drive-thru queues could be 
accommodated within the proposed drive-thru lane for each fast-food restaurant.   
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10.0 SUMMARY OF FINDINGS AND CONCLUSIONS 
 Project Description – The El Monte Center Project proposes the redevelopment of the existing 

commercial center totaling 178,242 SF to replace the existing Denny’s (6,000 SF), Big 5 
Sporting Goods (7,800 SF), and China Buffet (11,047 SF) with a Starbucks (2,400 SF), In-N-Out 
(3,886 SF), and Raising Cane’s (3,612 SF) coffee/fast-food restaurants that will each provide a 
drive-thru facility.  The Project will reduce the total size of the commercial center to 163,293 SF. 
The existing commercial development includes Planet Fitness (20,388 SF), Yoshinoya 
Restaurant (2,400 SF), Wendy’s (3,333 SF) with drive-thru, and Jamba Juice (1,300 SF), which 
will all remain. The existing Center also includes a future 125,974-SF Target (formerly occupied 
by Sears, Radio Shack, and Deardan’s) that is currently vacant/under construction with an 
anticipated opening in Year 2024. 

Access to the Project site will be provided via the following existing driveways: one (1) full 
access unsignalized driveway on Sitka Street, one (1) full access signalized driveway at Alloway 
Street/Peck Road, one (1) right-turn only driveway on Peck Road, and two (2) full access 
unsignalized driveways on Stewart Street. 

 Study Scope – The following seven (7) key study intersections and four (4) project driveways 
were selected for detailed peak hour level of service analyses under Existing Traffic Conditions, 
Existing Plus Project Traffic Conditions, Year 2026 Cumulative Traffic Conditions and Year 
2026 Cumulative plus Project.  

 
Key Study Intersections 
1. Peck Road at Ramona Boulevard (City of El Monte) 
2. Peck Road at Sitka Street (City of El Monte) 
3. Peck Road at Alloway Street (City of El Monte) 
4. Peck Road at Stewart Street (City of El Monte) 
5. Peck Road at Valley Boulevard (City of El Monte) 
6. Peck Road at I-10 WB Ramps (City of El Monte/Caltrans) 
7. Peck Road at I-10 EB Off-Ramp (City of El Monte/Caltrans) 
A. Project Driveway A (West) at Sitka Street (City of El Monte) 
B. Peck Road at Project Driveway B (City of El Monte) 
C. Project Driveway C (West) at Stewart Street (City of El Monte) 
D. Project Driveway D (East) at Stewart Street (City of El Monte) 

 
 Existing Traffic Conditions – Five (5) of the 7 key intersections and all four project driveways 

currently operate at acceptable service levels during the AM and PM peak hours of a typical 
weekday. The intersection of Peck Road at Sitka Street (i.e., Intersection #2), which is a two-way 
stop-controlled intersection, currently operates at a deficient LOS F during the AM and PM peak 
hours.  The poor LOS F is reported for the eastbound and westbound single-lane approaches 
controlled by a stop sign. 
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 Project Trip Generation – The Project net-generated trips are estimated to be approximately 61 
fewer daily trips, with 113 additional trips (49 inbound, 64 outbound) produced in the AM peak 
hour and 15 fewer trips (14 inbound, 1 outbound) produced in the PM peak hour on a “typical” 
weekday. 
 

 Related Projects Traffic Characteristics – Twenty-one (21) related projects were considered as 
part of the cumulative background setting.  The twenty-one (21) related projects are forecast to 
generate 24,380 daily trips, with 1,272 trips (616 inbound, 656 outbound) anticipated during the 
AM peak hour and 1,973 trips (1,182 inbound, 791 outbound) produced during the PM peak 
hour. 
 

 Existing Plus Project Traffic Conditions – Five (5) of the 7 key intersections and all four project 
driveways are forecast to operate at acceptable service levels during the AM and PM peak hours 
of a typical weekday. Based on the application of the City of El Monte LOS standards, the 
Project is not expected to cause non-CEQA traffic impacts at any of the intersections under 
Existing (2023) Plus Project conditions. 

 
The intersection of Peck Road at Sitka Street (i.e., Intersection #2), which is a two-way stop-
controlled intersection, operates at a deficient LOS F without and with the Project during the AM 
and PM peak hours. The results of the peak hour traffic signal warrant analysis for Existing 
(2023) Plus Project conditions indicates that the intersection will exceed the thresholds of 
Warrant #3 (peak hour volumes), without and with development of the Project. However, the 
installation of a traffic signal at this location is not recommended due to the intersection being in 
close proximity to the two signalized intersections of Peck Road at Romona Boulevard (i.e. 
Intersection #1) and Peck Road at Alloway Street (i.e. Intersection #3). Additionally, it is not 
uncommon for minor streets at unsignalized intersections to experience longer delay due to the 
heavy volumes on the major street, especially during commute peak periods on weekdays and 
weekends. 

Additionally, the intersection of Peck Road at the I-10 EB Off-Ramp (i.e. Intersection #7), which 
is a one-way stop-controlled intersection, operates at a deficient LOS F without and with the 
project during the PM peak hour. Although the intersection is operating at an adverse level of 
service, the intersection would have improved operations under conditions with the Project 
because the Project would be generating fewer trips compared to existing uses it would replace 
during the weekday PM peak hour.  

 Year 2026 Cumulative Traffic Conditions Plus Project – Five (5) of the 7 key intersections and 
all four project driveways are forecast to operate at acceptable service levels during the AM and 
PM peak hours of a typical weekday. Based on the application of the City of El Monte LOS 
standards, the Project is not expected to cause non-CEQA traffic impacts at any of the 
intersections under Year 2026 Cumulative Plus Project conditions. 
 
The intersection of Peck Road at Sitka Street (i.e., Intersection #2), which is a two-way stop-
controlled intersection, operates at a deficient LOS F without and with the Project during the AM 
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and PM peak hours. The results of the peak hour traffic signal warrant analysis for Year 2026 
Cumulative Plus Project conditions indicates that the intersection will exceed the thresholds of 
Warrant #3 (peak hour volumes), without and with development of the Project. However, the 
installation of a traffic signal at this location is not recommended due to the intersection being in 
close proximity to the two signalized intersections of Peck Road at Romona Boulevard (i.e. 
Intersection #1) and Peck Road at Alloway Street (i.e. Intersection #3). Additionally, it is not 
uncommon for minor streets at unsignalized intersections to experience longer delay due to the 
heavy volumes on the major street, especially during commute peak periods on weekdays and 
weekends. 

Additionally, the intersection of Peck Road at the I-10 EB Off-Ramp (i.e. Intersection #7), which 
is a one-way stop-controlled intersection, operates at a deficient LOS F without and with the 
project during the PM peak hour. Although the intersection is operating at an adverse level of 
service, the intersection would have improved operations under conditions with the Project 
because the Project would be generating fewer trips compared to existing uses it would replace 
during the weekday PM peak hour.  

 Caltrans Queueing Analysis – Adequate queue storage lengths are provided to accommodate the 
95th percentile queues for movements affected by the Project.  Based on this, it is concluded that 
development of the Project under any scenario would not result in adverse queuing conditions at 
Caltrans intersections. 
 

 Site Access Queueing Analysis – There would be adequate storage for inbound/outbound 
movements at each of these site access points for Existing Plus Project and Year 2026 
Cumulative Plus Project conditions, with a few exceptions described below during the peak hour 
noted.  In other words, the existing storage lengths and/or driveway “throat” lengths would be 
adequate in fully accommodating the 95th percentile queues forecasted during the AM and PM 
peak hours. 

 
The queuing results for the inbound southbound left-turn movement at Peck Road at Sitka Street 
(i.e. Intersection #2), outbound westbound left-turn/through movement at Peck Road at Alloway 
Street (i.e. Intersection #3), and the outbound southbound left/through/right-turn movement at 
Project Driveway D at Stewart Street, indicate that the 95th percentile queues would exceed 
existing queue storage lengths. 

Related to the queue storage deficiencies for the outbound westbound left-turn/through 
movement at Peck Road at Alloway Street (during the AM and PM peak hours) and at the 
outbound southbound left/through/right-turn movement at Project Driveway D at Stewart Street 
(during the PM peak hour), it should be noted that the 95th percentile queues occur on site, not on 
Peck Road and Steward Street, so Project-related queues do not impact traffic flows on any 
public street.  The outbound queue storage lengths provided at each of these two driveways are 
constrained by the presence of the internal intersections for the shopping center. It is not 
uncommon for shopping centers to experience internal queues during busy periods, with 
customers often familiar with and able to anticipate typical peak queues occurring on site, and 
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are able to self-regulate until queues dissipate at the exits (and exiting traffic flows from 
shopping centers tend to dissipate quickly because vehicle departures are more random and less 
directional/focused compared to outbound traffic from office buildings during the PM peak hour, 
for example).  Based on these considerations, it is concluded that the outbound 95th percentile 
queues at Alloway Street and Project Driveway D may be measurably adverse, but not 
considered significant to warrant any physical improvements. 

It should also be noted that although the queue exceeds the southbound left-turn pocket at Peck 
Road at Sitka Street (i.e. Intersection #2) during the PM peak hour, the transition area has the 
capacity to accommodate the spillover queue. Furthermore, the proposed Project is anticipated to 
improve the queues during the PM peak hour, and thus is not considered a project-related impact. 

 CEQA Assessment of VMT – The Project meets the definition and criteria set forth in the City’s 
VMT Guidelines, and is therefore screened out from further VMT project-level assessment 
because it can be presumed to have less-than-significant impact on VMT.  The total size of the 
three restaurants is 9,898 SF, with many other Starbucks, In-N-Out, and Raising Cane’s locations 
that exist near the Project site indicating that the proposed Project will be serving customers 
within the local area. 
 

 Drive-Through Queuing Assessment – There would be adequate queue storage provided in each 
drive-thru lane to meet the 85th percentile queue, 95th percentile queue, and 100th percentile or 
maximum queue. Therefore, potential drive-thru queues could be accommodated within the 
proposed drive-thru lane for each fast-food restaurant. 
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MEMORANDUM 
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To: Mr. Lee Torres 
Mr. Kevin Ko 
City of El Monte 

Date: November 13, 2023 

From: Trissa de Jesus Allen, P.E.,  
Senior Transportation Engineer 
Megan Lam, Transportation Engineer III 
Linscott, Law & Greenspan, Engineers 

LLG Ref: 2.23.4738.1 

Subject: 
TIA Scope of Work – El Monte Center Project 
El Monte, California 

Linscott, Law & Greenspan, Engineers (LLG) is pleased to submit the following 
Traffic Study Scope of Work for the proposed El Monte Center Project for your 
review and approval. 

Traffic Study Scope of Work  

The Traffic Impact Analysis for the proposed El Monte Center Project will satisfy the 
traffic impact requirements of the City of El Monte and will be consistent with the 
requirements and procedures outlined in the City of El Monte Transportation Impact 
Analysis Guidelines for Vehicle Miles Traveled and Level of Service Assessment 
(dated October 2020).  

A. Project Location:  The project site is currently occupied by the existing El 
Monte Center commercial development and is generally located east of Peck 
Road, between Sitka Street and Stewart Street, in the City of El Monte, 
California. The existing commercial development includes 52,784 SF of total 
occupied building area consisting of a 20,388 SF Planet Fitness, 5,000 SF 
Yoshinoya Restaurant, 3,333 SF Wendy’s with drive-thru, 1,200 SF Jamba Juice, 
6,000 SF Denny’s, 7,800 SF Big 5 Sporting Goods, and 9,063 SF China Buffet. 
The existing site also includes a proposed 125,974 SF Target (formerly occupied 
by Sears, Radio Shack, and Deardan’s) that is currently vacant/under construction 
with an anticipated opening in Year 2024. See the attached vicinity map and 
existing aerial photograph of the Project site – Figure 1-1 and Figure 2-1. 

B. Project Description: The proposed Project includes the redevelopment of the 
existing commercial center to replace the existing Denny’s, Big 5 Sporting 
Goods, and China Buffet with a 2,400 SF Starbucks, 3,860 SF In-N-Out, and 
3,612 SF Raising Canes (each with a drive-thru facility), respectively.  

Access to the Project site will be provided via the following existing driveways: 
one (1) full access unsignalized driveway on Sitka Street, one (1) full access 
signalized driveway at Alloway Street/Peck Road, one (1) right-turn only 

 

A-2

Linscott
Law &
Greenspan

engineers

Engineers & Planners

Traffic

Transportation

Parking

Linscott, Law &
Greenspan, Engineers

2 Executive Circle
Suite 250

Irvine, CA 92614

949.825.6175 r

949.825.6173 F

www.llgengineers.com

Pasadena

Irvine

San Diego

Woodland Hills

Philip M. Linscott, PE (1924-2000)

Jack M. Greenspan, PE (Ret.)

William A. Law, PE (Ret.)

Paul W. Wilkinson, PE

John P. Keating, PE

David S. Shender, PE

John A. Boarman, PE

Clare M. Look-Jaeger, PE

Richard E. Barretto, PE

Keil D. Maberry, PE

An LG2WB Company Founded 1966

FIranitalab
Approved

FIranitalab
Image

FIranitalab
Typewritten Text
1/24/2024

FIranitalab
Typewritten Text
AS NOTED ON PAGE 2



Mr. Lee Torres and Mr. Kevin Ko 
November 13, 2023 
Page 2 

 

N:\4700\2234738 - SEC of Peck Rd-Sitka St, El Monte\Scope of Work\4738 - El Monte Center TIA Scope of Work 11-13-23.doc 

driveway on Peck Road, and two (2) full access unsignalized driveways on 
Stewart Street.  See the attached proposed project site plan – Figure 2-2. 

C. Project Study Area:  The following nine (9) key study intersections and four (4) 
project driveways have been selected for evaluation. The jurisdiction where each 
key study intersection is located is also identified. 

Key Study Intersections 
1. Peck Road at Ramona Boulevard (City of El Monte) 
2. Peck Road at Sitka Street (City of El Monte) 
3. Peck Road at Alloway Street (City of El Monte) 
4. Peck Road at Stewart Street (City of El Monte) 
5. Peck Road at Federal Drive (City of El Monte) 
6. Peck Road at Valley Boulevard (City of El Monte) 
7. Peck Road at I-10 WB Ramps (City of El Monte/Caltrans) 
8. Peck Road at I-10 EB Off-Ramp (City of El Monte/Caltrans) 
9. Peck Road at Meeker Avenue (City of El Monte)  
A. Project Driveway A (West) at Sitka Street (City of El Monte) 
B. Peck Road at Project Driveway B (City of El Monte) 
C. Project Driveway C (West) at Stewart Street (City of El Monte) 
D. Project Driveway D (East) at Stewart Street (City of El Monte) 

D. Traffic Counts:  Weekday AM peak period (6AM to 9AM) and PM peak period 
(4PM to 7PM) traffic counts at the nine (9) study intersections and four (4) project 
driveways will be collected in November 2023. The existing traffic counts will be 
adjusted to account for the current vacancies in the commercial center. 

E. Project Traffic Generation: Traffic generation is expressed in vehicle trip ends, 
defined as one-way vehicular movements, either entering or exiting the generating 
land use. Generation equations and/or rates used in the traffic forecasting 
procedure are found in the 11th Edition of Trip Generation, published by the 
Institute of Transportation Engineers (ITE) [Washington D.C., 2021]. Table 5-1 
summarizes the trip generation rates used in forecasting the vehicular trips 
generated by the proposed Project and presents the forecast daily and peak hour 
project traffic volumes for a “typical” weekday.   

As shown in the upper portion of Table 5-1, the trip generation potential of the 
proposed Project and existing uses will be estimated using ITE Land Use 492: 
Health/Fitness Club, ITE Land Use 821: Shopping Plaza 40K to 150K without 
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Supermarket, ITE Land Use 822: Strip Retail Plaza Less than 40K, ITE Land Use 
930: Fast Casual Restaurant, ITE Land Use 932: High Turnover Sit-Down 
Restaurant, ITE Land Use 934: Fast Food Restaurant with Drive-Through 
Window, and ITE Land Use 937: Coffee Donut Shop with Drive-Through 
Window trip rates contained in the 11th Edition of Trip Generation, published by 
the Institute of Transportation Engineers (ITE), [Washington, D.C., 2021].   

Since the Project consists of a mixed-use setting, it was appropriate to account for 
“internal” trip making/interactions that will occur between the various land uses, 
and that will not occur by vehicular travel on the external street system. The 
complementary nature of these land uses results in an internal trip capture where a 
trip can be made by walking or biking using internal roadways and pedestrian 
pathways within the multi-use development setting and would therefore reduce 
vehicle trip generation on the surrounding street system.  

Additionally, because of the retail and restaurant components of the Project and 
existing uses, “pass-by” reductions were applied. This is typically done to account 
for conditions when the total number of trips generated by a retail or fast-food-
oriented development is not entirely new to the external street system.  Shopping 
centers and restaurants, which are located along major/busy roadways, attract a 
portion of their trips from traffic already on the street system for a different 
purpose (i.e., the retail or fast-food site is not the primary or ultimate destination).  
These trips do not add new traffic to the surrounding street system.  The 
methodology used in estimating pass-by trips is also contained in ITE’s Trip 
Generation Handbook. The pass-by reduction factors utilized are summarized in 
the footnotes of Table 5-1. 

As shown in the last row of Table 5-1, Project net-generated trips are estimated to 
be approximately 7 fewer daily trips, with 130 additional trips (58 inbound, 72 
outbound) produced in the AM peak hour and 11 fewer trips (10 inbound, 1 
outbound) produced in the PM peak hour on a “typical” weekday.  The potential 
impact of these trips will be assessed in the traffic study.   

F. Project Traffic Distribution Pattern: See the attached Project traffic 
distribution pattern – Figure 5-1.  The traffic distribution pattern was developed 
based on the following considerations: 

 the site's proximity to major traffic carriers, 
 expected localized traffic flow patterns based on adjacent street channelization 

and presence of traffic signals, and  
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 ingress/egress availability at the Project site. 

G. Year 2026 Cumulative Traffic: 

 Ambient Growth Rate: 1.0% per year (3.0% total growth to the Year 2026)  
 Cumulative Projects: Obtain information regarding cumulative projects in the 

vicinity of the proposed project (i.e. 2-mile radius) from the City of El Monte 
and the adjacent jurisdictions, as necessary. 

H. Analysis Scenarios:  The following traffic analysis scenarios will be prepared for 
the proposed Project. 

(a) Existing Traffic Conditions; 
(b) Existing Plus Project Traffic Conditions; 
(c) Scenario (b) with Improvements, if necessary; 
(d) Year 2026 Cumulative Traffic Conditions (Existing plus Ambient Growth 

plus Cumulative Projects); 
(e) Year 2026 Cumulative Plus Project Traffic Conditions, and 
(f) Scenario (e) with Improvements, if necessary.  

I. LOS Methodology and Transportation Effects: The LOS calculations will be 
based on the Highway Capacity Manual 7th Edition (HCM 7) methodology for 
signalized and unsignalized intersections. The City of El Monte desires to 
maintain LOS D throughout the City, except that LOS E may occur for 
intersections/roadways at/adjacent to freeway ramps, on major corridors and 
transit routes, truck routes, and in/adjacent to commercial districts. Based on the 
above, the following summarizes the LOS required for each key study intersection 
and project driveway: 

LOS “D” Requirements LOS “E” Requirements 

A. Project Driveway A (West) at Sitka Street 1. Peck Road at Ramona Boulevard 

C. Project Driveway C (West) at Stewart Street 2. Peck Road at Sitka Street 

D. Project Driveway D (East) at Stewart Street 3. Peck Road at Alloway Street 

 4. Peck Road at Stewart Street 

 5. Peck Road at Federal Drive 

 6. Peck Road at Valley Boulevard 

 7. Peck Road at I-10 WB Ramps 

 8. Peck Road at I-10 EB Off-Ramp 

 9. Peck Road at Meeker Avenue 

 B. Peck Road at Project Driveway B 
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Per the City of El Monte guidelines, if the Project contributes 2.0% or more of the 
total traffic at an intersection that is expected to be deficient, improvements 
should be considered. 

Signalized intersections will typically require improvements if the following 
conditions are met: 

 The addition of project traffic to an intersection results in the degradation
of intersection operations from operations from a level that meets the
City’s targets to a level that does not meet the City’s target.

Unsignalized intersections will require improvements if both of the following 
conditions are met: 

 The addition of project traffic to an intersection results in the degradation
of any individual movement at the intersection from operations from a
level that meets the City’s targets to a level that does not meet the City’s
target, and

 The intersection meets peak hour signal warrants either caused by project
volumes, or project volumes are added at an intersection that meets peak
hour signal warrants in the baseline scenarios. Peak hour signal warrants
should be determined based on one or more of the latest CA Manual on
Uniform Traffic Control Devices (CA MUTCD).

J. Other Issues:

 Evaluate Site Access and Internal Circulation. Perform a traffic flow/queueing
analysis via Synchro 11.0 software for each point of access on the project site
to determine if adequate vehicle storage will be provided at the project
driveways and at intersections internal to the site.

 Conduct drive-through queueing analyses for the proposed Project.
 Complete a VMT (SB 743) Screening Assessment.
 Complete an active transportation assessment to determine whether the

Project may have a significant impact on transportation if it would: (1)
conflict with a plan, ordinance, or policy related to bicycle, pedestrian, and
transit; (2) substantially increase hazards due to a geometric design feature;
and (3) result inadequate emergency access.

 Evaluate pedestrian and bicycle connectivity within the project site as well as
accessibility to public transit.

 Complete a shared parking assessment.
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 * * * * * * * * * * * 

We appreciate the opportunity to provide this scope of work.  Should you have any 
questions, please call us at (949) 825-6175. Thank you. 

Approved by: 

 
________________________________________ 

  
   

City of El Monte  Date 
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TABLE 5-1 
PROJECT TRAFFIC GENERATION RATES AND FORECAST [A] 

EL MONTE CENTER PROJECT, EL MONTE 

LAND USE Daily In Out Total In Out Total

ITE TRIP RATES [a]
ITE LU 492: Health/Fitness Club [b] 34.50 0.51 0.49 1.31 0.57 0.43 3.45
ITE LU 821: Shopping Plaza 40K to 150K without Supermarket 67.52 0.62 0.38 1.73 0.49 0.51 5.19
ITE LU 822: Strip Retail Plaza Less Than 40K 54.45 0.60 0.40 2.36 0.50 0.50 6.59
ITE LU 930: Fast Casual Restaurant 97.14 0.50 0.50 1.43 0.55 0.45 12.55
ITE LU 932: High Turnover Sit-Down Restaurant 107.20 0.55 0.45 9.57 0.61 0.39 9.05
ITE LU 934: Fast-Food Restaurant with Drive-Thru Window 467.48 0.51 0.49 44.61 0.52 0.48 33.03
ITE LU 937: Coffee Donut Shop with Drive-Thru Window 533.57 0.51 0.49 85.88 0.50 0.50 38.99

FUTURE

Existing Uses to Remain:

   Target (formerly Sears/Radio Shack/Deardan's) 125,974 SF 8,506 135 83 218 320 334 654

   Planet Fitness 20,388 SF 703 14 13 27 40 30 70

   Yoshinoya 5,000 SF 486 4 3 7 35 28 63

   Wendy's 3,333 SF 1,558 76 73 149 57 53 110

   Jamba Juice 1,200 SF 117 1 1 2 8 7 15

Existing Uses to Remain Trip Generation: 11,370 230 173 403 460 452 912

Proposed New Uses:

   Starbucks 2,400 SF 1,281 105 101 206 47 47 94

   In-N-Out Restaurant 3,860 SF 1,804 88 84 172 66 61 127

   Raising Canes Restaurant 3,612 SF 1,689 82 79 161 62 57 119

Proposed New Uses Trip Generation: 4,774 275 264 539 175 165 340
   Internal Capture Trip Reduction [c] (4,854) (25) (25) (50) (149) (157) (306)
   Pass-By Trip Reduction [d] (1,697) (183) (170) (353) (206) (193) (399)

Total Future Trip Generation: 9,593 297 242 539 280 267 547

EXISTING

Existing Uses to Remain:

   Target (formerly Sears/Radio Shack/Deardan's) 125,974 SF 8,506 135 83 218 320 334 654

   Planet Fitness 20,388 SF 703 14 13 27 40 30 70

   Yoshinoya 5,000 SF 486 4 3 7 35 28 63

   Wendy's 3,333 SF 1,558 76 73 149 57 53 110

   Jamba Juice 1,200 SF 117 1 1 2 8 7 15
Existing Uses to Remain Trip Generation: 11,370 230 173 403 460 452 912

Entitled Uses/Existing Uses to be Replaced:

   Denny's Restaurant 6,000 SF 643 31 26 57 33 21 54

   Big 5 Retail 7,800 SF 425 11 7 18 26 25 51

   China Buffet 9,063 SF 972 48 39 87 50 32 82

Entitled Uses/Existing Uses to be Replaced Trip Generation: 2,040 90 72 162 109 78 187
   Internal Capture Trip Reduction [c] (2,642) (26) (26) (52) (92) (93) (185)

   Pass-By Trip Reduction [d] (1,168) (55) (49) (104) (187) (169) (356)

Total Existing Trip Generation: 9,600 239 170 409 290 268 558

NET PROJECT TRIP GENERATION (7) 58 72 130 (10) (1) (11)
Proposed Project (blue) Minus Existing Site (green)

Notes:
[a] Source: Trip Generation Manual, 11th Edition , Institute of Transportation Engineers, (ITE) [Washington, D.C. (2021)].
[b] The Trip Generation Manual, 11th Edition  by ITE does not provide a daily trip rate for ITE Land Use 492: Health'Fitness Club. Therefore, the daily trip rate has

been assumed to be equivalent to the PM peak hour trip rate multiplied by 10.
[c] Internal capture trip reduction is consistent with the Trip Generation Handbook, 3rd Edition, published by ITE (September 2017). Project trip generation was

adjusted to account for internal capture between the retail and restaurant components of the Project. The corresponding internal capture trip reduction consists
of the following:
   Existing Site: 20% Daily/9.0% AM Peak Hour/17% PM Peak Hour
   Future Site: 30% Daily/5.0% AM Peak Hour/24% PM Peak Hour

[d] Pass-by trips are made as intermediate stop on the way from one origin to a primary trip destination. Pass-by trips are attracted from traffic passing the site on 
adjacent streets, which contain direct access to the generator. For this analysis, the following pass-by reduction factors were used per the Trip Generation, 
11th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2021):
   ITE Land Use 821: Shopping Plaza 40K to 150K without Supermarket - 10% weekday daily (estimated), 10% weekday AM (estimated), 40% weekday PM.
   ITE Land Use 822: Strip Retail Plaza Less Than 40K - 10% weekday daily (estimated), 10% weekday AM (estimated) and 40% weekday PM (consistent with 
   ITE Land Use 822: Shopping Plaza (40-150k))
   ITE Land Use 930: Fast Casual Restaurant - 10% weekday daily (estimated), 10% weekday AM (estimated), 40% weekday PM (consistent with ITE Land Use 932: 
   High Turnover Sit Down Restaurant).
   ITE Land Use 932: High Turnover Sit Down Restaurant - 10% weekday daily (estimated), 10% weekday AM, 43% weekday PM.
   ITE Land Use 934: Fast-Food Restaurant with Drive-Thru Window - 25% weekday daily (estimated), 50% weekday AM, 55% weekday PM.
   ITE Land Use 937: Coffee Donut Shop with Drive Through Window - 25% weekday daily (estimated), 50% weekday AM (estimated), and 50% weekday PM (estimated). 

(trips/KSF)
(trips/KSF)

Unit / Size
AM Peak Hour PM Peak Hour

(trips/KSF)
(trips/KSF)

(trips/KSF)
(trips/KSF)

(trips/KSF)
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APPENDIX B 

EXISTING PUBLIC TRANSIT ROUTES 
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