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EXECUTIVE SUMMARY 

Project Description 
 Del Amo Financial Center is an existing office campus located west of Hawthorne 

Boulevard, between Del Amo Circle and Carson Street at 21515 – 21615 Hawthorne 
Boulevard, in the City of Torrance, California. The existing office campus is currently 
developed with a total floor area of 365,581 SF of GFA within six (6) buildings and a 
parking supply of 1,163 spaces. The six (6) buildings are comprised of a 12-story office 
building with 227,916 SF of GFA, a 5-story, 81,899 SF office building, and four one and 
two-story office pavilions with a total floor area of 55,766 SF of GFA. 

 The proposed Project includes the construction of up to 12,000 SF of restaurant spaces, 
inclusive of outdoor dining area/patio and a 45,000 SF fitness center, as well as the 
conversion of an existing 81,899 SF office building to a medical office building. Upon 
completion of the Project, Del Amo Financial Center will have a total floor area of 422,581 
SF of GFA and a parking supply of 1,304 spaces. The Project is anticipated to be completed 
and fully operational by the Year 2018. 

 Vehicular access to the Project site will be provided via two (2) “left-in only and right-
in/right-out only” driveways located along Del Amo Circle and one full-access driveway 
located along Carson Street. As a project design feature, the existing median on Del Amo 
Circle, between Hawthorne Boulevard and Village Court will be modified and designed such 
that the median opening at the two project driveways would restrict outbound left-turns 
consistent the requirements of the City.   

 After accounting for the existing trip credit, as well as internal capture and pass-by trips 
adjustments, the proposed Project is forecast to generate 4,238 net daily trips, with 126 net 
trips (70 inbound, 56 outbound) produced in the AM peak hour, 442 net trips (245 inbound, 
197 outbound) produced in the Midday peak hour, and 365 net trips (182 inbound, 183 
outbound) produced in the PM peak hour on a typical weekday. 

 The eleven (11) key study intersections that have been selected for evaluation in this report 
provide both regional and local access to the study area. The key intersections analyzed in 
this report are as follows: 

1. Anza Avenue at Torrance Boulevard 

2. Anza Avenue at Carson Street 

3. Anza Avenue at Sepulveda Boulevard  

4. Village Court at Del Amo Circle 

5. Del Amo Circle at Carson Street 

6. Hawthorne Boulevard at Torrance Boulevard 
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7. Hawthorne Boulevard at Del Amo Circle 

8. Hawthorne Boulevard at Carson Street 

9. Hawthorne Boulevard at Sepulveda Boulevard 

10. Madrona Avenue at Torrance Boulevard 

11. Madrona Avenue at Carson Street 

 

Cumulative Projects Description 
The twelve (12) cumulative projects are expected to generate a combined total of 18,180 daily trips 
(one half arriving, one half departing) on a “typical” weekday, with 909 trips (604 inbound and 305 
outbound) forecast during the AM peak hour, 1,639 trips (721 inbound and 918 outbound) forecast 
during the Midday peak hour, and 1,481 trips (602 inbound and 879 outbound) forecast during the 
PM peak hour. 

 Traffic Impact Analysis (ICU Methodology) 

Existing Traffic Conditions (ICU Methodology) 

 For Existing traffic conditions, one (1) signalized study intersection currently operates at an 
unacceptable level of service during the PM peak hour when compared to the LOS standards 
defined in this report. The remaining signalized intersections currently operate at acceptable 
levels of service during the AM, Midday, and PM peak hours. The intersection operating at 
an adverse LOS is: 

 AM Peak Hour Midday Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS ICU LOS 

9. Hawthorne Boulevard at Sepulveda Boulevard -- -- -- -- 0.960 E 

Existing With Project Traffic Conditions (ICU Methodology) 

 For Existing With Project traffic conditions, one (1) signalized study intersection is forecast 
to continue to operate at an unacceptable level of service during PM peak hour, while the 
remaining study intersections are forecast to operate at acceptable levels of service during the 
AM, Midday, and PM peak hours. The intersection operating at an adverse LOS are: 

 AM Peak Hour Midday Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS ICU LOS 

9. Hawthorne Boulevard at Sepulveda Boulevard -- -- -- -- 0.967 E 

None of the key signalized study intersections will have a significant impact under the 
Existing With Project traffic condition when compared to the LOS criteria defined in this 
report. Since there are no significant impacts, no improvements are recommended. 
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Year 2018 With Project Traffic Conditions (ICU Methodology) 

 For Year 2018 With Project traffic conditions, four (4) signalized study intersections are 
forecast to operate at unacceptable levels of service during the AM, Midday, and/or PM peak 
hours when compared to the LOS standards defined in this report. The remaining study 
intersections are forecast to operate at acceptable levels of service during the AM, Midday, 
and PM peak hours. The intersections operating at an adverse LOS are: 

  
 AM Peak Hour Midday Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS ICU LOS 

1. Anza Avenue at Torrance Boulevard -- -- -- -- 0.910 E 

6. Hawthorne Boulevard at Torrance Boulevard -- -- -- -- 0.969 E 

8. Hawthorne Boulevard at Carson Street -- -- -- -- 0.984 E 

9. Hawthorne Boulevard at Sepulveda Boulevard 0.906 E 0.928 E 1.021 F 

Of the four locations identified above, one (1) intersection, Hawthorne Boulevard at Carson 
Street, is expected be cumulatively impacted by project traffic under the Year 2018 With 
Project traffic condition when compared to the LOS criteria defined in this report. However, 
the implementation of the improvements at this key intersection as identified in the Citywide 
Traffic Analysis – City of Torrance, prepared by RBF Consulting, dated June 3, 2008 will 
offset the cumulative impacts and return the operating condition of the intersections to 
acceptable levels of service. The remaining key study intersections are projected to operate at 
acceptable service levels during the AM, Midday, and PM peak commute hours. 

Traffic Impact Analysis (HCM Methodology) 

Existing Traffic Conditions (HCM Methodology) 

 For Existing traffic conditions, none of the eleven (11) study intersections currently operates 
at an unacceptable level of service during the AM, Midday, and/or PM peak hour when 
compared to the LOS standards defined in this report. All of the study intersections currently 
operate at acceptable levels of service during the AM, Midday, and PM peak hours. 

Existing With Project Traffic Conditions (HCM Methodology) 

 For Existing With Project traffic conditions, all eleven (11) key study intersections are 
forecast to continue to operate at an acceptable level of service during the AM, Midday, 
and/or PM peak hours when compared to the LOS standards defined in this report. Since 
there are no significant impacts, no improvements are recommended. 

Year 2018 With Project Traffic Conditions (HCM Methodology) 

 For Year 2018 With Project traffic conditions, all of the key study intersections are forecast 
to continue to operate at acceptable levels of service during the AM, Midday, and/or PM 
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peak hours when compared to the LOS standards defined in this report. Since there are no 
significant impacts, no improvements are recommended. 

Area-Wide Improvements 

Year 2018 With Project Traffic Conditions Recommended Improvements (ICU Methodology) 

 The results of the Year 2018 With Project traffic conditions level of service analyses 
indicates that the proposed Project will cumulatively impact one (1) of the key signalized 
study intersections based on the Intersection Capacity Utilization (ICU) Method of Analysis.  
The improvements listed below, which are consistent with those planned by the City1, offsets 
the cumulative Project traffic impacts at the following intersection: 

 Hawthorne Boulevard at Carson Street: Widen the west side of Hawthorne Boulevard to 
provide a third southbound left-turn lane; widen along the south side of Carson Street to 
provide a third eastbound through lane. Modify existing signing and striping as necessary, 
and modify existing traffic signal, to include a westbound right-turn overlap phase; prohibit 
southbound “U-turn” movements. 

A review of the concept plan prepared as a part of the Citywide Traffic Analysis – City of 
Torrance, prepared by RBF Consulting, dated June 3, 2008 indicates that widening and 
right-of-way dedication along the Del Amo Financial Center project frontage on Hawthorne 
Boulevard, between Del Amo Circle and Carson Street would be necessary to implement this 
improvement. 

The Project’s fair-share contribution towards the implementation of the above-referenced 
planned improvements will be satisfied through participation of the City’s DIF program. 

City of Torrance Development Impact Fee 

 Per the requirements of the City, the proposed Project can be expected to participate in the 
City’s DIF program.  The DIF is applied to pay a portion of the costs identified for public 
facilities, including transportation-related improvements, as well as underground of utilities, 
sewer, and storm drain improvements, and Police and Fire facilities and is based on the size 
of all new developments. Hence, the Project’s payment of the City’s DIF would “offset” the 
Project’s cumulative traffic impact at the impacted intersections. The Project’s precise fee 
will be determined upon issuance of Project building permits by the City of Torrance 
Development Department.  

Based on preliminary calculations, the proposed Project’s DIF would total $98,086.60. 

                                                 
1      Source: Citywide Traffic Analysis – City of Torrance, prepared by RBF Consulting, dated June 3, 2008. Conceptual Intersection Improvement 

Plans prepared by RBF graphically illustrates the widening necessary to implement the planned intersection improvements for Hawthorne Blvd at 
Carson St and Hawthorne Blvd at Sepulveda Blvd. 
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Site Access and Internal Circulation Evaluation 

 All of the Project driveways are forecast to operate at acceptable levels of service in the Year 
2018 during the AM, Midday, and PM peak hours.   

 The internal circulation was evaluated in terms of vehicle-pedestrian conflicts. Based on our 
review of the proposed site plan, the overall layout does not create any unsafe vehicle-
pedestrian conflict points. Project traffic is not anticipated to cause significant 
queuing/stacking on the Project driveways. 

 The results of the queuing assessment indicates that the westbound left-turn lane at Project 
Driveway 1, which will maintain a storage length of 150 feet with a 60-foot transition, and 
the dedicated westbound left-turn lane at Project Driveway 2, which will be designed with 
90-feet of storage and a 60-foot transition, is of sufficient length and can accommodate 
forecast vehicular queues in the these left-turn lanes. 

 In conjunction with development of the proposed Project, the following improvement is 
recommended to enhance access to the project site at Driveway 1 and 2: 
 
 Del Amo Circle North at Village Court: Install an all-way stop control at this key 

intersection and provide a crosswalk across the east leg of Del Amo Circle. The 
installation of the all-way stop and associated signing and striping modifications is 
subject to the approval of the City of Torrance. 

 
 Del Amo Circle, between Village Court and Hawthorne Boulevard: Construct/modify 

median on Del Amo Circle to enforce “left-turn egress” restrictions at Project Driveways 
1 and 2, and make appropriate modifications to the existing signing and striping layout 
per the requirements of the City of Torrance.  

 
It is recommended that all plants and shrubs within the limited use area of the project 
driveways be of the type that will grow no higher than 30-inches above the curb, 
especially west of the Driveways 1.  In addition, the maximum tree size and minimum 
tree spacing in the limited use area shall be 24-inch caliper tree trunks (maximum size at 
maturity) spaced at 40-feet on center. 

Congestion Management Program Compliance Assessment 

 No significant impacts are expected to occur on the Los Angeles County Congestion 
Management Program roadway network (i.e. arterial monitoring intersection locations or 
freeway monitoring locations) due to the development and full occupancy of the proposed 
Project.  
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Shared Parking Analysis 

 Application of the shared parking methodology results in a peak parking demands at 2:00 PM 
of 1,290 spaces during a typical weekday.  Based on the proposed parking supply of 1,304 
spaces, the peak demand hour on a weekday will yield a surplus of 14 spaces.  On a weekend 
the peak parking demand will occur at 11:00 AM with a peak demand of 576 spaces resulting 
in a surplus of 728 spaces.  

Project Specific Improvements 

 The following improvements are recommended in conjunctions with the development of the 
proposed Project to ensure adequate access to the site continues to be provided from Del 
Amo Circle.  

 Modify existing median on Del Amo Circle along Project frontage. Maintain the 
westbound left-turn lanes on Del Amo Circle at Project Driveway 1 and Project 
Driveway 2. Design median nose at Project Driveway 1 and Project Driveway 2 to 
restrict outbound left-turn movements, and install all necessary pavement marking and 
regulatory signs to inform motorists that northbound left-turn movements from Project 
Driveway 1 and Project Driveway 2 to westbound Del Amo Circle is prohibited.  

 
 Maintain the existing westbound left-turn lane at Project Driveway 1 and provide 150-

feet of storage and a 60-foot transition. Design dedicated westbound left-turn lane at 
Project Driveway 2 to provide 90 feet of storage and a 60-foot transition. To maintain 
clear access at Project Driveway 2, it is recommended that “Keep Clear” pavement 
legends and the appropriate regulatory signage be installed at this driveway for eastbound 
traffic on Del Amo Circle. 

 
 Del Amo Circle North at Village Court: Install an all-way stop control at this key 

intersection and provide a crosswalk across the east leg of Del Amo Circle. The 
installation of the all-way stop and associated signing and striping modifications is 
subject to the approval of the City of Torrance. 
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REVISED TRAFFIC IMPACT ANALYSIS REPORT 

DEL AMO FINANCIAL CENTER EXPANSION 
Torrance, California 

May 24, 2016 
 
 

1.0 INTRODUCTION 
This traffic impact analysis evaluates the potential traffic impacts associated with the proposed Del 
Amo Financial Center Expansion project (hereinafter referred to as Project). The Project site is 
located south of Hawthorne Boulevard, between Del Amo Circle and Carson Street, in the City of 
Torrance, California. The proposed Project includes the construction of a 12,000 SF square-foot (SF) 
restaurant and a 45,000 SF fitness center, as well as the conversion of an existing 81,899 SF office 
building to a medical office building. Vehicular access to the Project site is provided via two 
driveways located along Del Amo Circle and one full-access driveway located along Carson Street. 
The Project is anticipated to be completed and fully operational by the Year 2018.  

This report documents the findings and recommendations of a traffic impact analysis conducted by 
Linscott, Law & Greenspan, Engineers (LLG) to determine the potential impacts the Project may 
have on the local and/or regional network in the vicinity of the Project site. The traffic impact 
analysis evaluates the operating conditions at eleven (11) key study intersections and three (3) 
Project driveways within the Project vicinity, estimates the trip generation potential of the Project, 
estimates the trip generation potential of the cumulative projects, and forecasts future (existing and 
near-term) operating conditions without and with the Project.  

Information concerning cumulative projects (planned and/or approved) in the vicinity of the Project 
has been researched at the City of Torrance. Based on our research, there are twelve (12) planned 
and/or approved projects within the study area. These twelve related projects were considered in the 
cumulative traffic analysis for this Project.  

This traffic impact analysis has been prepared according to the traffic impact requirements of the 
City of Torrance and is consistent with the most current Congestion Management Program (CMP) 
for Los Angeles County. The Scope of Work for this traffic study, which is included in Appendix A, 
was developed in conjunction with City of Torrance Public Works Department staff.  

The Project site has been visited and an inventory of adjacent area roadways and intersections was 
performed. Existing traffic count information has been compiled and is utilized in this report in 
support of a detailed intersection capacity analysis.  
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1.1 Study Area 
The eleven (11) key area intersections selected for evaluation in this report provide both regional and 
local access to the study area. They consist of the following:  

1. Anza Avenue at Torrance Boulevard 
2. Anza Avenue at Carson Street 
3. Anza Avenue at Sepulveda Boulevard  
4. Village Court at Del Amo Circle 
5. Del Amo Circle at Carson Street 
6. Hawthorne Boulevard at Torrance Boulevard 
7. Hawthorne Boulevard at Del Amo Circle 
8. Hawthorne Boulevard at Carson Street 
9. Hawthorne Boulevard at Sepulveda Boulevard 
10. Madrona Avenue at Torrance Boulevard 
11. Madrona Avenue at Carson Street 

 
Figure 1-1 presents a Vicinity Map, which illustrates the general location of the Project and depicts 
the study intersections and surrounding street system. 

1.2 Traffic Impact Analysis Components 
The Intersection Capacity Utilization (ICU), Highway Capacity Manual (HCM), and corresponding 
Level of Service (LOS) calculations at the key study intersections were used to evaluate the potential 
traffic-related impacts associated with area growth, cumulative projects and the proposed Project. 
When necessary, this report recommends intersection improvements that may be required to 
accommodate future traffic volumes and restore/maintain an acceptable Level of Service and/or 
addresses the impact of the Project. 

Included in this Traffic Impact Analysis are: 

 Existing Traffic Counts, 
 Estimated Project traffic generation/distribution/assignment, 
 Estimated Cumulative Projects traffic generation/distribution/assignment, 
 AM, Midday, and PM peak hour LOS analyses for Existing Conditions,  
 AM, Midday, and PM peak hour LOS analyses for Existing Conditions with Project 

traffic, 
 AM, Midday, and PM peak hour LOS analyses for Year 2018 (Near-Term) Conditions 

without and with Project traffic, 
 Recommended Improvements,  
 Site Access and Internal Circulation Evaluation, 
 Congestion Management Program Compliance Assessment, and 
 Shared Parking Assessment. 
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1.3 Traffic Impact Analysis Scenarios 
The following scenarios are those for which ICU/Delay and corresponding LOS calculations have 
been performed at the key intersections for Existing and Year 2018 traffic conditions: 

A. Existing (i.e. Year 2015) Traffic Conditions, 
B. Existing (i.e. Year 2015) With Project Traffic Conditions, 
C. Scenario (B) with Recommended Improvements, if any, 
D. Year 2018 Without Project Traffic Conditions, 
E. Year 2018 With Project Traffic Conditions, and 
F. Scenario (E) With Recommended Improvements, if any. 
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2.0 PROJECT DESCRIPTION AND LOCATION 
Del Amo Financial Center is an existing office campus located west of Hawthorne Boulevard, 
between Del Amo Circle and Carson Street at 21515 – 21615 Hawthorne Boulevard, in the City of 
Torrance, California. The existing office campus is currently developed with a total floor area of 
365,581 square-feet (SF) of gross floor area (GFA) (365,581 SF of modified GFA) within six (6) 
buildings and a parking supply of 1,163 spaces. The six (6) buildings are comprised of a 12-story 
office building with 227,916 SF of GFA, a 5-story, 81,899 SF office building, and four one and two-
story office pavilions with a total floor area of 55,766 SF of GFA. Figure 2-1 presents an existing 
aerial photograph of the Del Amo Financial Center. 

The proposed Project includes development of a 45,000 SF health club/fitness center, a restaurant 
building with a total floor area of up to 12,000 SF, and a two-level parking structure with 
approximately 200 spaces. The proposed Project would be generally located on the southwest corner 
of Hawthorne Boulevard and Del Amo Circle West within the existing office campus, north of the 
existing 12-story office building in place of an existing surface parking lot and landscaping. In 
addition to the proposed fitness center and restaurant buildings, the Project includes the conversion 
of the 5-story, 81,899 SF office building to medical office space. Upon completion of the Project, 
Del Amo Financial Center will have a total floor area of 422,581 SF of GFA (378,888 SF of MGFA) 
and a parking supply of 1,304 spaces. Figure 2-1 also presents the location of the Project within the 
Del Amo Financial Center.  Figure 2-2 presents the proposed overall Project site plan prepared by 
Nadel Commercial, Inc, whereas Figure 2-3 presents the proposed focused site plan for the Project. 
The proposed Project is expected to be completed by Year 2018. Table 2-1 presents a summary of 
the existing and proposed development for Del Amo Financial Center. 

2.1 Site Access 
Access to the Project site is provided via two (2)  driveways located along Del Amo Circle which 
will allow for “left-in only and right-in/right-out only” movements (outbound left-turn movements 
will be prohibited per the requirements of the City) and one full-access driveway located along 
Carson Street. Primary access to the proposed health/fitness club will provided via Project Driveway 
1 (westerly driveway), whereas access to the proposed restaurant will be provided primarily via 
Project Driveway 2 (easterly driveway) on Del Amo Circle. Access to the existing office buildings 
as well as the medical office building will continue to be provided from Carson Street as well as 
driveways on Del Amo Circle.  

As a project design feature, the existing median on Del Amo Circle, between Hawthorne Boulevard 
and Village Court will be modified and designed such that the median opening at Project Driveway 1 
and Project Driveway 2 would restrict outbound left-turns consistent the requirements of the City.  
The westbound left-turn lanes at both theses driveways will be maintained to allow for continue left-
turn access from Del Amo Circle into the project site. The existing westbound left-turn lane at 
Project Driveway 1 will maintain a storage length of 150 feet with a 60-foot transition, whereas the 
dedicated westbound left-turn lane at Project Driveway 2 will be designed with 90-feet of storage 
and a 60-foot transition. 
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2.2 Pedestrian Circulation 
Pedestrian circulation would be provided via existing public sidewalks along Hawthorne Boulevard, 
Del Amo Circle and Carson Street within the vicinity of the project frontage, which will connect to 
the project’s internal walkway. The proposed Project will protect the existing sidewalk along project 
frontage and if necessary repair or reconstruct sidewalks along the project frontage per the City’s 
request. The existing sidewalk system within the project vicinity provides direct connectivity to the 
surrounding residential community, existing retail/commercial uses and major thoroughfares. 
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TABLE 2-1 
DEL AMO FINANCIAL CENTER PROJECT DEVELOPMENT SUMMARY2 

Building Address Description 

Square-feet 
(SF) of Gross 
Floor Area 

(GFA) 

Square-feet 
(SF) of 

Modified GFA 
(MGFA) 3 

Existing Development     

 California Bank & 
Trust 

21515 Hawthorne 
Boulevard 

12-Story Office 
Building 227,916 SF 197,923 SF 

 5-Story Tower 21535 Hawthorne 
Boulevard 

5-Story Office 
Building 81,899 SF1 75,782 SF 

 Pavilion A 21525 Hawthorne 
Boulevard 

1-Story Office 
Building 7,435 SF1 7,036 SF 

 Pavilion B 21545 Hawthorne 
Boulevard 

2-Story Office 
Building 16,226 SF 13,061 SF 

 Pavilion C 21605 Hawthorne 
Boulevard 

2-Story Office 
Building 16,135 SF 14,083 SF 

 Pavilion D 21615 Hawthorne 
Boulevard 

2-Story Office 
Building 15,970 SF 14,003 SF 

Total Existing Building Floor Area 365,581 SF 321,888 SF 

Proposed Development     

 Fitness Center over 
two-level parking 
garage  

-- 2-Story Building  45,000 SF 45,000 SF 

 Quality Restaurant 
space for up to two 
(2) tenants 

-- 1-Story Building 12,000 SF 
(includes deck) 

12,000 SF 
(includes deck) 

Total Proposed Building Floor Area 422,581 SF 378,888 SF 

 

                                                 
2  Source: The Wren Group, Inc., The Muller Company, and Nadel Commercial, Inc. Note, Project includes conversion of 5-story office building to 

a medical office building. Although not considered a part of the Project at this time, The Mullet Company may consider demolishing Pavilion A 
as a of the site improvement. 

3  Per the Torrance Municipal Code, MGFA excludes floor area allocated to stairs, toilets, elevator shafts, plumbing shafts, air shafts, and 
mechanical equipment rooms, what are used solely for maintenance of the building. The MGFA for the existing development is used to calculate 
City code parking requirements. 
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3.0 ANALYSIS CONDITIONS AND METHODOLOGY 
3.1 Existing Street System 
The principal local network of streets serving the proposed Project is Anza Avenue, Hawthorne 
Boulevard, Madrona Avenue, Torrance Boulevard, Carson Street, Sepulveda Boulevard, and Del 
Amo Circle. The following discussion provides a brief synopsis of these key area roadways. The 
descriptions are based on an inventory of existing roadway conditions. 

Anza Avenue is a north-south, four-lane, divided roadway located to the west of the Project site. 
The posted speed limit on Anza Avenue is 35 miles per hour (mph). North of Sepulveda Boulevard, 
on-street parking is prohibited on both sides of the street; south of Sepulveda Boulevard, on-street 
parking is permitted on both sides of the street. The City of Torrance Circulation Element designates 
Anza Avenue as a Minor Arterial. 

Hawthorne Boulevard (State Route 107) is a north-south, eight-lane, divided roadway that borders 
the Project on the east. The posted speed limit on Hawthorne Boulevard is 40 mph. On-street parking 
is prohibited on both sides of the street. The City of Torrance Circulation Element designates 
Hawthorne Boulevard as a Principal Arterial. 

Madrona Avenue is a north-south, six-lane divided roadway located to the east of the Project site. 
The posted speed limit on Madrona Avenue is 35 mph. On-street parking is prohibited on both sides 
of the street. Madrona Avenue is designated as a Major Arterial in the City of Torrance Circulation 
Element. 

Torrance Boulevard is primarily an east-west, six-lane, divided roadway located to the north of the 
Project site. West of Hawthorne Boulevard, Torrance Boulevard is a four-lane, divided roadway. 
The posted speed limit on Torrance Boulevard is 40 mph. On-street parking is prohibited along both 
sides of the street. The City of Torrance Circulation Element designates Torrance Boulevard as a 
Major Arterial. 

Carson Street is primarily an east-west, four-lane, divided roadway located to the south of the 
Project site. West of Anza Avenue, Carson Street is a two-lane, divided roadway. Between Anza 
Avenue and Hawthorne Boulevard, Carson Street is a six-lane, divided roadway. The posted speed 
limit on Carson Street is 35 mph. On-street parking is prohibited along both sides of the street, 
except for west of Anza Avenue, where the posted speed limit is 35 mph. The City of Torrance 
Circulation Element designates Carson Street as a Major Arterial. 

Sepulveda Boulevard is primarily an east-west, six-lane, divided roadway located to the south of 
the Project site. West of Del Amo Circle, Sepulveda Boulevard is a four-lane, divided roadway. The 
posted speed limit on Sepulveda Boulevard is 40 mph. On-street parking is prohibited along both 
sides of the street. The City of Torrance Circulation Element designates Sepulveda Boulevard as a 
Major Arterial. 
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Del Amo Circle is an east-west, four-lane, divided roadway that borders the Project on the north. 
The posted speed limit on Del Amo Circle is 30 mph. On-street parking is prohibited along both 
sides of the street.  

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 intersections 
neighboring the Project site. 

3.2 Existing Traffic Volumes 
Manual vehicular turning movement counts were conducted at the eleven (11) key study locations 
during the weekday morning, midday and evening peak commuter periods to determine the existing 
AM, Midday, and PM peak hour traffic volumes. Traffic counts at the eleven (11) key study 
intersections were collected by AimTD in May 2015.  

Figures 3-2 through 3-4 depict the existing AM, Midday, and PM peak hour traffic volumes at the 
eleven (11) key study intersections, respectively. Appendix B contains the detailed manual turning 
movement count sheets for the eleven (11) key study intersections evaluated in this report. 

3.3 Existing Public Transit 
Torrance Transit operates several bus lines within the study area. A description of the transit services 
is as follows. Please note that bus stops for Torrance Transit Route 1, 3, 6, 8 and 9 are provided 
along project frontage at the intersection of Hawthorne Boulevard and Del Amo Circle and 
Hawthorne Boulevard and Carson Street: 

Torrance Transit Route 1: 
 The route extends from Del Amo Mall to the Harbor Freeway Station. 
 The route traverses the study area on Hawthorne Boulevard, Torrance Boulevard, and 

Carson Street. 
 During the AM and PM peak hours, in the northbound and southbound direction, Route 1 

provides headways of two buses in each direction.  

Torrance Transit Route 2: 
 The route extends from Madrona Avenue/Carson Street to the Harbor Freeway Station. 
 The route traverses the study area on Hawthorne Boulevard and Madrona Avenue. 
 During the AM and PM peak hours, in the northbound and southbound direction, Route 2 

provides headways of one bus in each direction.  

Torrance Transit Route 3: 
 The route extends from Redondo Beach Pier to Downtown Long Beach Station. 
 The route traverses the study area on Hawthorne Boulevard, Torrance Boulevard, and 

Carson Street. 
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 During the AM and PM peak hours, in the eastbound and westbound direction, Route 3 
provides headways of two buses in each direction.  

Torrance Transit Route 4 – Express: 
 The route extends from Union Station to Hawthorne Boulevard/Pacific Coast Highway. 
 The route traverses the study area on Hawthorne Boulevard and Torrance Boulevard. 
 During the AM and PM peak hours, in the northbound and southbound direction, Route 4 

provides headways of one bus in each direction.  

Torrance Transit Route 6 – 190th St-Victoria St:  
 The route extends from Del Amo Mall to Artesia Station.  
 The route traverses the study area on Carson Street and Madrona Avenue. 
 During the AM and PM peak hours, in the eastbound and westbound direction, Route 6 

provides headways of one bus in each direction. 

Torrance Transit Route 7 – Sepulveda Bl:  
 The route extends from Redondo Beach Pier to Sepulveda Boulevard/Avalon Boulevard.  
 The route traverses the study area on Hawthorne Boulevard, Carson Street, Madrona 

Avenue, and Sepulveda Boulevard. 
 During the AM and PM peak hours, in the eastbound and westbound direction, Route 7 

provides headways of one bus in each direction. 

Torrance Transit Route 8 – Torrance-LAX Transit Center:  
 The route extends from LA Transit Center to Hawthorne Boulevard/Pacific Coast 

Highway.  
 The route traverses the study area on Hawthorne Boulevard. 
 During the AM and PM peak hours, in the northbound and southbound direction, Route 8 

provides headways of one bus in each direction. 

Torrance Transit Route 9 – Lomita Boulevard:  
 The route extends from Del Amo Mall to Sepulveda Boulevard/Avalon Boulevard.  
 The route traverses the study area on Carson Street and Anza Avenue. 
 During the AM and PM peak hours, in the eastbound and westbound direction, Route 9 

provides headways of one bus in each direction. 

Metro Route 344: 
 The route extends from Harbor Gateway Transit Center to Rancho Palos Verdes. 
 The route traverses the study area mainly on Hawthorne Boulevard. 
 During the AM and PM peak hours, in the northbound and southbound direction, Route 

344 provides headways of two buses in each direction. 
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3.4 Level Of Service (LOS) Analysis Methodologies 
AM, Midday, and PM peak hour operating conditions for the key signalized study intersections were 
evaluated using both the Intersection Capacity Utilization (ICU) Methodology for signalized 
intersections and the methodology outlined in the Highway Capacity Manual (HCM) for signalized 
intersections. Any unsignalized key study intersections were evaluated using the methodology 
outlined in the HCM. 

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

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

The ICU value translates to a Level of Service (LOS) estimate, which is a relative measure of the 
intersection performance. The six qualitative categories of Level of Service have been defined along 
with the corresponding ICU value range and are shown in Table 3-1. The ICU value is the sum of 
the critical volume-to-capacity ratios at an intersection; it is not intended to be indicative of the LOS 
of each of the individual turning movements. 

3.4.2 Highway Capacity Manual (HCM)  Method of Analysis (Signalized Intersections) 
The City of Torrance also requires that peak hour operating conditions for signalized intersections 
within the City be evaluated using the Highway Capacity Manual (HCM) signalized intersection 
methodology. This methodology is consistent with Caltrans requirements. Based on the HCM 
operations method of analysis, level of service for signalized intersections is defined in terms of 
control delay, which is a measure of driver discomfort, frustration, fuel consumption and lost travel 
time. The delay experienced by a motorist is made up of a number of factors that relate to control, 
geometries, traffic and incidents. Total delay is the difference between the travel time actually 
experienced and the reference travel time that would result during ideal conditions: in the absence of 
traffic control, in the absence of geometric delay, in the absence of any incidents and when there are 
no other vehicles on the road.  

In the HCM, only the portion of total delay attributed to the control facility is quantified. This delay 
is called control delay. Control delay includes initial deceleration delay, queue move-up time, 
stopped delay and final acceleration delay. In contrast, in previous versions of the HCM (1994 and 
earlier), delay included only stopped delay. Specifically, LOS criteria for traffic signals are stated in 



 

LINSCOTT, LAW & GREENSPAN, engineers  LLG Ref. 2-15-3564-1 
Del Amo Financial Center Expansion, Torrance 

N:\3500\2153564 - Del Amo Financial TIA Torrance\Report\3564 Del Amo Financial TIA Torrance 05-24-16.doc 

11 

terms of the average control delay per vehicle. The six qualitative categories of Level of Service that 
have been defined along with the corresponding HCM control delay value range for signalized 
intersections are shown in Table 3-2.  

3.4.3 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. This methodology estimates the average control delay for each of the 
subject movements and determines the level of service for each movement. For all-way stop 
controlled intersections, the overall average control delay measured in seconds per vehicle, and level 
of service is then calculated for the entire intersection. For one-way and two-way stop-controlled 
(minor street stop-controlled) intersections, this methodology estimates the worst side street delay, 
measured in seconds per vehicle and determines the level of service for that approach. The HCM 
control delay value translates to a Level of Service (LOS) estimate, which is a relative measure of 
the intersection performance. The six qualitative categories of Level of Service have been defined 
along with the corresponding HCM control delay value range, as shown in Table 3-3. 

3.5 Impact Criteria and Thresholds 
The relative impact of the added Project traffic volumes generated by the proposed Project during 
the AM and PM peak hours was evaluated based on analysis of future operating conditions at the 
key study intersections, without, then with, the proposed Project using the Intersection Capacity 
Utilization (ICU) Methodology and the Highway Capacity Manual (HCM) Methodology. The 
previously discussed capacity analysis procedures were utilized to investigate the future volume-to-
capacity relationships, delay and service level characteristics at each key study intersection. The 
significance of the potential impacts of the Project at each key study intersection was then evaluated 
using the City’s LOS standards and traffic impact criteria. 

For this traffic analysis, impacts to local and regional transportation systems are considered 
significant if: 

3.5.1 Signalized Intersections Criteria 
 An undesirable peak hour Level of Service (LOS) (i.e. LOS E or F) at any of the key 

intersections is projected. The City of Torrance considers LOS D to be the minimum 
desirable LOS for all intersections. For the City of Torrance, the current LOS, if worse than 
LOS D (i.e. LOS E or F), should also be maintained; and 

 The Project increases traffic demand at the key signalized study intersection by 2% of 
capacity (ICU increase ≥ 0.020), causing or worsening LOS E or F (ICU > 0.901). 

 Based on the HCM/LOS method of analysis, this report identifies a significant traffic impact 
when the Project causes a change from LOS D to LOS E or F, or the Project causes an 
increase in delay of 2% or more at an intersection operating LOS E or F. 
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3.5.2 Unsignalized Intersections Criteria 
 For unsignalized intersections an impact is considered to be significant if the project causes 

an intersection at LOS D or better to degrade to LOS E or F.  
 
However, unsignalized intersection LOS is based on the control delay, but delay is only 
assessed for those traffic movements that are stopped or must yield to through traffic. Some 
movements, including cross traffic on the minor street or left turns onto the major street are 
acceptable with long delays, provided through traffic and right turns from a major street do 
not experience any delays at stopped intersections. When delay for cross traffic is severe 
(LOS F), the intersection should be further evaluated for possible improvement with traffic 
signals. In some cases, this analysis determines that the delay is being experienced by a very 
low number of vehicles and traffic signals are not warranted. For this condition, the 
intersection does not need to be considered impacted, but measures to reduce delay may be 
considered, if appropriate. In other cases, the number of stopped vehicles is substantial and 
traffic signals may be justified as a mitigation measure. Therefore, the following significance 
criteria for unsignalized intersections are used:  

An unsignalized intersection impact is considered to be significant if the project causes an 
intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant 
analysis determines that a signal is justified. 
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TABLE 3-1 
LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (ICU METHODOLOGY)4 

Level of Service  
(LOS) 

Intersection Capacity  
Utilization Value (ICU) 

 
Level of Service Description 

A ≤ 0.600 
EXCELLENT. No vehicle waits longer 
than one red light and no approach phase is 
fully used. 

B 0.601 – 0.700 

VERY GOOD. An occasional approach 
phase is fully utilized; many drivers begin 
to feel somewhat restricted within groups 
of vehicles. 

C 0.701 – 0.800 

GOOD. Occasionally drivers may have to 
wait through more than one red light; 
backups may develop behind turning 
vehicles. 

D 0.801 – 0.900 

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

E 0.901 – 1.000 

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

F > 1.000 

FAILURE. Backups from nearby locations 
or on cross streets may restrict or prevent 
movement of vehicles out of the 
intersection approaches. Potentially very 
long delays with continuously increasing 
queue lengths. 

 

                                                 
4 Source: Transportation Research Board Circular 212 - Interim Materials on Highway Capacity. 
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TABLE 3-2 
LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (HCM METHODOLOGY)5 

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. 

 

                                                 
5 Source: Highway Capacity Manual, (Signalized Intersections). 
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TABLE 3-3 
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS6 

Level of Service 
(LOS) 

Highway Capacity Manual 
Delay Value (sec/veh) 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 

 

 

                                                 
6 Source: Highway Capacity Manual, (Unsignalized Intersections). 
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4.0 TRAFFIC FORECASTING METHODOLOGY 
In order to estimate the traffic impact characteristics of the Project, a multi-step process has been 
utilized. The first step is traffic generation, which estimates the total arriving and departing traffic on 
a peak hour and daily basis. The traffic generation potential is forecast by applying the appropriate 
vehicle trip generation equations and/or rates to the Project development tabulation. 

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

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

With the forecasting process complete and Project traffic assignments developed, the impact of the 
Project is isolated by comparing operational (LOS) conditions at selected key intersections using 
expected future traffic volumes with and without forecast Project traffic. If necessary, the need for 
site-specific and/or cumulative local area traffic improvements can then be evaluated. 
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5.0 PROJECT TRAFFIC CHARACTERISTICS 
5.1 Project Trip Generation Forecast 
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 9th Edition of Trip Generation, published by the Institute of 
Transportation Engineers (ITE) [Washington D.C., 2012].  

Table 5-1 summarizes the trip generation rates used in forecasting the vehicular trips generated by 
the proposed Project and presents the forecast weekday daily and peak hour project traffic volumes.   

As shown in the upper section of this table, the trip generation potential for the proposed Project was 
forecast using ITE Land Use Code 492: Health/Fitness Center, ITE Land Use Code 720: Medical-
Dental Office Building, and ITE Land Use Code 931: Quality Restaurant average trip rates. The trip 
generation potential for the existing office building, which is proposed to be converted to medical 
office uses, was forecast using ITE Land Use Code 710: General Office Building average trip rates. 

As shown in the middle section of Table 5-1, the existing office building that is proposed to be 
converted to medical office use has a trip generation potential of 903 daily trips, with 128 trips 
produced in the AM peak hour, 122 trips produced in the Midday peak hour, and 122 trips produced 
in the PM peak hour on a typical weekday.  

As shown in the lower section of Table 5-1, the proposed Project is forecast to generate 5,141 daily 
trips, with 254 trips produced in the AM peak hour, 564 trips produced in the Midday peak hour, and 
487 trips produced in the PM peak hour on a typical weekday.  

It should be noted that a nominal adjustment of 5% to account for internal capture between the office 
uses and the proposed health club and restaurant uses has been incorporated into the project trip 
generation forecast. In addition, applicable pass-by reduction factors were incorporated into the 
daily, AM peak hour, Midday peak hour, and PM peak hour traffic forecasts for the restaurant 
component of the Project. The factors used in this report, which are summarized in the footnotes of 
Table 5-1, are based on information published in the Trip Generation Handbook, published by ITE, 
August 2014. 

As shown in the last row of Table 5-1, after accounting for the existing trip credit, the proposed 
Project is forecast to generate 4,238 net daily trips, with 126 net trips (70 inbound, 56 outbound) 
produced in the AM peak hour, 442 net trips (245 inbound, 197 outbound) produced in the Midday 
peak hour, and 365 net trips (182 inbound, 183 outbound) produced in the PM peak hour on a typical 
weekday. 
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5.2 Project Trip Distribution and Assignment 
The directional traffic distribution pattern for the restaurant and fitness center components of the 
proposed Project is graphically presented in Figure 5-1, while the directional traffic distribution 
pattern for the medical office component of the proposed Project is graphically presented in Figure 
5-2. Project traffic volumes both entering and exiting the site have been distributed and assigned to 
the adjacent street system based on the following considerations:  

 the site's proximity to major traffic carriers (i.e. Hawthorne Boulevard, Torrance Boulevard, 
Sepulveda Boulevard, etc.), 

 expected localized traffic flow patterns based on adjacent street channelization and presence 
of traffic signals,  

 existing intersection traffic volumes,  
 ingress/egress availability at the Project site from Del Amo Circle and Carson Street, which 

includes the restriction of outbound left-turn movements from Project Driveway 1 and 
Project Driveway 2 on Del Amo Circle per the City’s requirements, and  

 input from City staff. 

The anticipated AM, Midday, and PM peak hour Project volumes associated with the proposed 
Project are presented in Figures 5-3 through 5-5, respectively. The traffic volume assignments 
presented in Figures 5-3 through 5-5 reflect the traffic distribution characteristics shown in Figures 
5-1 and 5-2 and the traffic generation forecast presented in Table 5-1. 
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TABLE 5-1 
PROJECT TRAFFIC GENERATION FORECAST7 

ITE Land Use Code /  
Project Description 

Daily 
2-Way 

AM Peak Hour Midday Peak Hour PM Peak Hour 

Enter  Exit Total Enter  Exit Total Enter Exit Total 

Generation Factors:           
 492: Health/Fitness Center (TE/1,000 SF) 32.93 0.71 0.70 1.41 2.07 1.99 4.06 2.01 1.52 3.53 
 710: General Office Building (TE/1,000 SF) 11.03 1.37 0.19 1.56 0.25 1.24 1.49 0.25 1.24 1.49 
 720: Medical-Dental Office Building (TE/1,000 SF) 36.13 1.89 0.50 2.39 1.67 2.60 4.27 1.00 2.57 3.57 
 931: Quality Restaurant (TE/1000 SF) 89.95 0.66 0.15 0.81 4.57 1.00 5.57 5.02 2.47 7.49 

Existing Project Generation Forecast:           

 Existing Office Building (81,899 SF) [a]  903 113 15 128 21 101 122 21 101 122 

Proposed Project Generation Forecast:           
 Restaurant (12,000 SF) 1,079 8 2 10 55 12 67 60 30 90 

Less Internal Capture (5%) -54 -1 0 -1 -2 -1 -3 -3 -2 -5 
Subtotal 1,025 7 2 9 53 11 64 57 28 85 

Pass-by (Daily: 10%, AM: 10%, MD: 10%, PM: 30%)8 -103 -1 0 -1 -5 -1 -6 -17 -9 -26 
Subtotal - Restaurant 922 6 2 8 48 10 58 40 19 59 

 Fitness Center (45,000 SF) 1,482 32 31 63 93 90 183 90 69 159 
Less Internal Capture (5%) -74 -2 -1 -3 -5 -4 -9 -5 -3 -8 

Subtotal- Fitness Center 1,408 30 30 60 88 86 174 85 66 151 
 Medical Office Building (81,899 SF) 2,959 155 41 196 137 213 350 82 210 292 

Less Internal Capture (5%) -148 -8 -2 -10 -7 -11 -18 -4 -11 -15 
Subtotal – Medical Office 2,811 147 39 186 130 202 332 78 199 277 

Proposed Total [b] 5,141 183 71 254 266 298 564 203 284 487 

Total Traffic Generation Forecast [b] - [a] 4,238 70 56 126 245 197 442 182 183 365 
Notes: 
TE/1,000 SF = Trip ends per 1,000 SF of development  

                                                 
7 Source: Trip Generation, 9th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2012). Average rates used. PM peak hour trip rates of the generator were used for the Midday 

peak hour.  Midday peak hour trip rates of the generator are not available within ITE’s Trip Generation, 9th Edition. Thus, PM peak hour trips were used to estimate the Midday trip generation of 
general office uses. 

8   Pass-by trips are trips made as intermediate stops on the way from an 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.  A pass-by reduction factor of 30% was used for the PM peak hour to provide a conservative assessment; ITE indicates that the average pass-by rate is 44% for this 
use during the PM peak hour. (Source: Trip Generation, 2014). A pass-by reduction factor of 10% was use used to estimate pass-by trips during the AM and Midday peak hours and on a daily 
basis. 
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6.0 FUTURE TRAFFIC CONDITIONS 
6.1 Existing With Project Traffic Volumes 
The existing with project traffic conditions have been generated based upon existing conditions and 
the estimated project traffic. These forecast traffic conditions have been prepared pursuant to the 
California Environmental Quality Act (CEQA) guidelines, which require that the potential impacts 
of a Project be evaluated upon the circulation system as it currently exists. This traffic volume 
scenario and the related intersection capacity analyses will identify the roadway improvements 
necessary to mitigate the direct traffic impacts of the Project, if any. 

Figures 6-1 through 6-3 present projected AM, Midday, and PM peak hour traffic volumes at the 
eleven (11) key study intersections and three (3) Project driveways with the addition of the trips 
generated by the proposed Project to existing traffic volumes, respectively. 

6.2 Year 2018 Without Project Traffic Volumes  
6.2.1 Ambient Growth Traffic 
For future traffic conditions, background traffic growth estimates have been calculated using an 
ambient growth factor. The ambient growth factor is intended to include unknown and future 
cumulative projects in the study area, as well as account for regular growth in traffic volumes due to 
the development of projects outside the study area. The application of the one percent (1%) annual 
growth rate to baseline Year 2015 traffic volumes results in a two percent (3%) growth in existing 
baseline volumes at the eleven (11) key study intersections to horizon Year 2018. 

6.2.2 Cumulative Projects Traffic 
The City of Torrance identified twelve (12) cumulative projects within the Project study area. 
Cumulative projects, as defined by Section 15355 of the CEQA Guidelines, are “closely related past, 
present and reasonably foreseeable probable future projects”. The Traffic Impact Analysis assumes 
that all of these cumulative projects will be developed and operational when the proposed Project is 
operational. This is the most conservative, worst-case approach, since the exact timing of each 
cumulative project is uncertain. In addition, impacts for these cumulative projects would likely be, or 
have been, subject to mitigation measures, which could reduce potential impacts. Under this 
analysis, however, those mitigation measures are not considered. The locations of the twelve (12) 
cumulative projects are presented in Figure 6-4.  

Table 6-1 presents the address and description/size of the twelve (12) cumulative projects. Table 6-2 
presents the resultant trip generation for the twelve (12) cumulative projects. As shown in Table 6-2, 
the twelve (12) cumulative projects are expected to generate a combined total 18,180 daily trips (one 
half arriving, one half departing) on a “typical” weekday, with 909 trips (604 inbound and 305 
outbound) forecast during the AM peak hour, 1,639 trips (721 inbound and 918 outbound) forecast 
during the Midday peak hour, and 1,481 trips (602 inbound and 879 outbound) forecast during the 
PM peak hour.  
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The anticipated AM, Midday, and PM peak hour cumulative projects traffic volumes at the eleven 
(11) key study intersections are presented in Figures 6-5 through 6-7, respectively.  

Figures 6-8 through 6-10 present Year 2018 Without Project AM, Midday, and PM peak hour traffic 
volumes at the eleven (11) key study intersections, respectively. It should be noted that the Year 
2018 Without Project traffic volumes include ambient traffic growth as well as the traffic from the 
twelve (12) cumulative projects. Because this traffic impact analysis utilizes both an ambient growth 
factor along with a list of cumulative projects to analyze cumulative impacts, this traffic impact 
analysis is highly conservative and would tend to overstate cumulative traffic impacts. 

6.3 Year 2018 With Project Traffic Volumes 
The estimates of Project-generated traffic volumes were added to the Year 2018 Without Project 
traffic conditions to develop traffic projections for Year 2018 With Project traffic conditions. The 
anticipated Year 2018 With Project traffic conditions AM, Midday, and PM peak hour traffic 
volumes at the eleven (11) key study intersections and three (3) Project driveways are presented in 
Figures 6-11 and 6-13, respectively. 
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TABLE 6-1 
LOCATION AND DESCRIPTION OF CUMULATIVE PROJECTS9 

No. Location/Address Location/Address Description 

1. CUP08-00015 3720 Pacific Coast Highway 
14,500 SF commercial center  
(50% occupied) 

2. CUP12-00002 3210 Sepulveda Blvd. 130 bed assisted living and skilled nursing facility 

3. CUP12-00007 23104 Hawthorne Blvd. 10,023 SF child day care center 

4. CUP12-00008 20790 Hawthorne Blvd. 2,739 SF take-out restaurant 

5. CUP14-00005 2540 Sepulveda Blvd. 2,525 SF auto repair facility 

6. CUP14-00014 4223 Emerald St. 
6,000 SF recording studio 
709 SF dance studio 

7. CUP07-00022 20911 Earl Street 92,100 SF medical office building 

8. CUP13-00031 305 Crenshaw Blvd. 90,000 SF industrial buildings  

9. CUP14-00023 24000 Garnier St. 36,866 SF medical office building 

10. CUP14-00032 570 Alaska Ave. 31,015 SF warehouse building 

11. Del Amo Fashion Center 3525 W. Carson St. 230,000 SF retail 

12. Del Amo Senior Village East side of Del Amo Circle, 
north of Carson Street 

190 DU independent living, 100 DU assisted living 
with 130 beds, and a 70-room hotel 

Notes: 
 SF = Square-feet 

                                                 
9  Source: Community Development Department’s Major Project Report, City of Torrance with updates provided by City staff. 
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TABLE 6-2 
CUMULATIVE PROJECTS TRAFFIC GENERATION FORECAST10 

 
Cumulative Project Description 

Daily 
2-Way 

AM Peak Hour Midday Peak Hour PM Peak Hour 

In Out Total In Out Total In Out Total 

1. CUP08-00015 279 4 2 6 9 9 18 9 9 18 

2. CUP12-00002 346 12 6 18 22 24 46 13 16 29 

3. CUP12-00007 742 65 57 122 65 73 138 58 66 124 

4. CUP12-00008 693 32 31 63 34 31 65 23 21 44 

5. CUP14-00005 110 5 6 11 5 6 11 5 6 11 

6. CUP14-00014 286 4 2 6 12 13 25 12 13 25 

7. CUP07-00022 3,328 174 46 220 153 240 393 92 237 329 

8. CUP13-00031 615 61 13 74 16 60 76 16 61 77 

9. CUP14-00023 1,332 70 18 88 61 96 157 37 95 132 

10. CUP14-00032 110 7 2 9 3 11 14 3 7 10 

11. Del Amo Fashion Center 8,839 123 76 199 270 293 563 270 293 563 

12. Del Amo Senior Village 1,500 47 46 93 71 62 133 64 55 119 

Cumulative Projects Trip Generation 
 

18,180 604 305 909 721 918 1,639 602 879 1,481 

                                                 
10 Source: Trip Generation, 9th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2012). Average rates used. When available, PM peak hour trip rates of the generator were used 

for the Midday peak hour; when unavailable, PM peak hour trips were used for the Midday peak hour. 
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7.0 EXISTING CONDITIONS TRAFFIC IMPACT ANALYSIS 
The relative impact of the proposed Project during the AM, Midday, and PM peak hours was 
evaluated based on analysis of operating conditions at the eleven (11) key intersections, without, 
then with, the proposed Project. The previously discussed capacity analysis procedures were utilized 
to investigate the future delay/volume-to-capacity relationships and service level characteristics at 
each study intersection based on the ICU methodology and HCM methodology. The significance of 
the potential impacts of the Project at each key intersection was then evaluated using the traffic 
impact criteria defined in Section 3.5 of this report. The existing conditions analysis, inclusive of a 
traffic signal warrant evaluation, establishes the basis for the future forecasts for the Project. The 
existing conditions analysis reflects existing traffic counts as well as existing lane configurations for 
all analyzed intersections.  

7.1 Existing Conditions Intersection Capacity Analysis (ICU Methodology) 
Table 7-1 summarizes the peak hour Level of Service results at the key signalized study 
intersections for existing traffic conditions, with and without the Project, based on the Intersection 
Capacity Utilization (ICU) Method of Analysis. The first column (1) of ICU/LOS values in Table 7-
1 presents a summary of Existing AM, Midday, and PM peak hour traffic conditions. The second 
column (2) in Table 7-1 presents forecast Existing With Project traffic conditions. The third column 
(3) of Table 7-1 shows the increase in ICU value due to the added peak hour Project trips and 
indicates whether the traffic associated with the Project will have a significant impact based on the 
LOS standards and significant impact criteria defined in this report. The fourth column (4) of Table 
7-1 presents the Level of Service with the implementation of planned and/or recommended 
improvements, if necessary. 

7.1.1 Existing Traffic Conditions (ICU Methodology) 
Review of column (1) of Table 7-1 indicates that for Existing traffic conditions, one (1) signalized 
study intersection currently operates at an unacceptable level of service during the PM peak hour 
when compared to the LOS standards defined in this report. The remaining signalized intersections 
currently operate at acceptable levels of service during the AM, Midday, and PM peak hours. The 
intersection operating at an adverse LOS is: 

 AM Peak Hour Midday Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS ICU LOS 

9. Hawthorne Boulevard at Sepulveda Boulevard -- -- -- -- 0.960 E 
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7.2 Existing With Project Traffic Conditions (ICU Methodology) 
Review of column (2) of Table 7-1 indicates that for Existing With Project traffic conditions, one (1) 
signalized study intersection is forecast to continue to operate at an unacceptable level of service 
during PM peak hour, while the remaining study intersections are forecast to operate at acceptable 
levels of service during the AM, Midday, and PM peak hours. The intersection operating at an 
adverse LOS is: 

 

 AM Peak Hour Midday Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS ICU LOS 

9. Hawthorne Boulevard at Sepulveda Boulevard -- -- -- -- 0.967 E 

However, as shown in column (3) of Table 7-1, none of the key signalized study intersections will 
have a significant impact under the Existing With Project traffic condition when compared to the 
LOS criteria defined in this report. Since there are no significant impacts, no improvements are 
recommended.  

Appendix C contains the ICU/LOS calculation worksheets for the Existing with Project Traffic 
Conditions (ICU Methodology). 
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TABLE 7-1 
EXISTING WITH PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS (ICU METHODOLOGY)11 

Key Intersection 

 
 
 

Time 
Period 

Control 
Type 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Existing 

With Project  
Traffic Conditions 

(3) 
 

Significant 
Impact12 

(4) 
Existing 

With Project  
With Improvements 

ICU LOS ICU LOS 
ICU 

Increase Yes/No ICU LOS 

1.  

Anza Avenue at AM 
8∅ Traffic 

Signal 

0.773 C 0.774 C 0.001 No -- -- 

Torrance Boulevard MD 0.646 B 0.658 B 0.012 No -- -- 

  PM 0.852 D 0.858 D 0.006 No -- -- 

2.  

Anza Avenue at AM 
8∅ Traffic 

Signal 

0.833 D 0.842 D 0.009 No -- -- 

Carson Street MD 0.581 A 0.612 B 0.031 No -- -- 

  PM 0.760 C 0.785 C 0.025 No -- -- 

3.  

Anza Avenue at AM 
8∅ Traffic 

Signal 

0.796 C 0.798 C 0.002 No -- -- 

Sepulveda Boulevard MD 0.591 A 0.598 A 0.007 No -- -- 

  PM 0.832 D 0.838 D 0.006 No -- -- 

4.  

Village Court at AM 
One-Way  

Stop 

-- -- -- -- -- -- -- -- 

Del Amo Circle MD -- -- -- -- -- -- -- -- 

 PM -- -- -- -- -- -- -- -- 

Notes: 
 ICU = Intersection Capacity Utilization 
 LOS = Level of Service, please refer to Table 3-1 for the LOS definitions 
 Bold ICU/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
11    Appendix C contains the ICU/LOS calculation worksheets for the signalized study intersections. 
12   A Significant Impact is defined as a 0.02 or greater increase in ICU value of a signalized intersection location where the final LOS is E or F. 
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TABLE 7-1 (CONTINUED) 
EXISTING WITH PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS (ICU METHODOLOGY)13 

Key Intersection 

 
 
 

Time 
Period 

Control  
Type 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Existing 

With Project  
Traffic Conditions 

(3) 
 

Significant 
Impact14 

(4) 
Existing 

With Project  
With Improvements 

ICU LOS ICU LOS 
ICU 

Increase Yes/No ICU LOS 

5.  

Del Amo Circle at AM 
Two-Way 

Stop 

-- -- -- -- -- -- -- -- 

Carson Street MD -- -- -- -- -- -- -- -- 

  PM -- -- -- -- -- -- -- -- 

6.  

Hawthorne Boulevard at AM 
8∅ Traffic 

Signal 

0.723 C 0.729 C 0.006 No -- -- 

Torrance Boulevard MD 0.724 C 0.746 C 0.022 No -- -- 

  PM 0.818 D 0.825 D 0.007 No -- -- 

7.  

Hawthorne Boulevard at AM 
5∅ Traffic 

Signal 

0.505 A 0.516 A 0.011 No -- -- 

Del Amo Circle MD 0.588 A 0.629 B 0.041 No -- -- 

  PM 0.669 B 0.733 C 0.064 No -- -- 

8.  

Hawthorne Boulevard at AM 
8∅ Traffic 

Signal 

0.715 C 0.721 C 0.006 No -- -- 

Carson Street MD 0.757 C 0.779 C 0.022 No -- -- 

 PM 0.863 D 0.884 D 0.021 No -- -- 

Notes: 
 ICU = Intersection Capacity Utilization 
 LOS = Level of Service, please refer to Table 3-1 for the LOS definitions 
 Bold ICU/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
13    Appendix C contains the ICU/LOS calculation worksheets for the signalized study intersections. 
14   A Significant Impact is defined as a 0.02 or greater increase in ICU value of a signalized intersection location where the final LOS is E or F. 
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TABLE 7-1 (CONTINUED) 
EXISTING WITH PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS (ICU METHODOLOGY)15 

Key Intersection 

 
 
 

Time 
Period 

Control  
Type 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Existing 

With Project  
Traffic Conditions 

(3) 
 

Significant 
Impact16 

(4) 
Existing 

With Project  
With Improvements 

ICU LOS ICU LOS 
ICU 

Increase Yes/No ICU LOS 

9.  

Hawthorne Boulevard at AM 
8∅ Traffic 

Signal 

0.853 D 0.857 D 0.004 No -- -- 

Sepulveda Boulevard MD 0.843 D 0.858 D 0.015 No -- -- 

  PM 0.960 E 0.967 E 0.007 No -- -- 

10.  

Madrona Avenue at AM 
8∅ Traffic 

Signal 

0.708 C 0.711 C 0.003 No -- -- 

Torrance Boulevard MD 0.640 B 0.648 B 0.008 No -- -- 

  PM 0.792 C 0.800 C 0.008 No -- -- 

11.  

Madrona Avenue at AM 
8∅ Traffic 

Signal 

0.575 A 0.576 A 0.001 No -- -- 

Carson Street MD 0.501 A 0.504 A 0.003 No -- -- 

 PM 0.678 B 0.681 B 0.003 No -- -- 

Notes: 
 ICU = Intersection Capacity Utilization 
 LOS = Level of Service, please refer to Table 3-1 for the LOS definitions 
 Bold ICU/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
15    Appendix C contains the ICU/LOS calculation worksheets for the signalized study intersections. 
16   A Significant Impact is defined as a 0.02 or greater increase in ICU value of a signalized intersection location where the final LOS is E or F. 
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7.3 Existing Conditions Intersection Capacity Analysis (HCM Methodology) 
Table 7-2 summarizes the peak hour Level of Service results at the key study intersections for 
existing traffic conditions, with and without the Project, based on the Highway Capacity Manual 
(HCM) Method of Analysis. The first column (1) of Delay/LOS values in Table 7-2 presents a 
summary of Existing AM, Midday, and PM peak hour traffic conditions. The second column (2) in 
Table 7-2 presents forecast Existing With Project traffic conditions. The third column (3) of Table 7-
2 shows the increase in Delay value due to the added peak hour Project trips and indicates whether 
the traffic associated with the Project will have a significant impact based on the LOS standards and 
the significant impact criteria defined in this report. The fourth column (4) of Table 7-2 presents the 
Level of Service with the implementation of planned and/or recommended improvements, if 
necessary. 

7.3.1 Existing Traffic Conditions (HCM Methodology) 
Review of column (1) of Table 7-2 indicates that for Existing traffic conditions, all of the study 
intersections currently operate at acceptable levels of service during the AM, Midday, and PM peak 
hours.  

7.3.2 Existing With Project Traffic Conditions (HCM Methodology) 
Review of column (2) of Table 7-2 indicates that for Existing With Project traffic conditions, all of 
the study intersections are forecast to operate at acceptable levels of service during the AM, Midday, 
and PM peak hours.  

Review of column (3) of Table 7-2 indicates that none of the eleven study intersections will have a 
significant impact under the Existing With Project traffic condition when compared to the LOS 
criteria defined in this report. Since there are no significant impacts, no improvements are 
recommended.  

Appendix D contains the Delay/LOS calculation worksheets for the Existing Traffic Conditions 
(HCM Methodology). 
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TABLE 7-2 
EXISTING WITH PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS (HCM METHODOLOGY) 17 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Existing 

With Project  
Traffic Conditions 

(3) 
 

Significant 
Impact18 

(4) 
Existing 

With Project  
With Improvements 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay 
Increase Yes/No 

Delay  
(s/v) LOS 

1.  

Anza Avenue at AM 32.9 C 32.9 C 0.0 No -- -- 

Torrance Boulevard MD 29.1 C 29.3 C 0.2 No -- -- 

  PM 37.2 D 37.6 D 0.4 No -- -- 

2.  

Anza Avenue at AM 34.0 C 34.5 C 0.5 No -- -- 

Carson Street MD 28.6 C 30.0 C 1.4 No -- -- 

  PM 35.9 D 37.3 D 1.4 No -- -- 

3.  

Anza Avenue at AM 34.6 C 34.0 C -0.6 No -- -- 

Sepulveda Boulevard MD 29.9 C 30.0 C 0.1 No -- -- 

  PM 35.6 D 35.8 D 0.2 No -- -- 

4.  

Village Court at AM 9.6 A 9.6 A 0.0 No -- -- 

Del Amo Circle MD 9.4 A 9.4 A 0.0 No -- -- 

 PM 9.7 A 9.7 A 0.0 No -- -- 

Notes: 
 s/v = seconds per vehicle (delay) 
 LOS = Level of Service, please refer to Tables 3-2 and 3-3 for the LOS definitions 
 Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
17    Appendix D contains the Delay/LOS calculation worksheets for all signalized and unsignalized study intersections. 
18   For signalized intersections, a Significant Impact is defined as a 2% or greater increase in delay value of an intersection location where the final LOS is E or F. 

An unsignalized intersection impact is considered to be significant if the project causes an intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant analysis 
determines that a signal is justified. 
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TABLE 7-2 (CONTINUED) 
EXISTING WITH PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS (HCM METHODOLOGY) 19 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Existing 

With Project  
Traffic Conditions 

(3) 
 

Significant 
Impact20 

(4) 
Existing 

With Project  
With Improvements 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay 
Increase Yes/No 

Delay  
(s/v) LOS 

5.  

Del Amo Circle at AM 16.5 C 16.9 C 0.4 No -- -- 

Carson Street MD 14.6 B 16.0 C 1.4 No -- -- 

  PM 22.2 C 25.4 D 3.2 No -- -- 

6.  

Hawthorne Boulevard at AM 33.9 C 34.0 C 0.1 No -- -- 

Torrance Boulevard MD 36.8 D 37.2 D 0.4 No -- -- 

  PM 38.1 D 38.6 D 0.5 No -- -- 

7.  

Hawthorne Boulevard at AM 14.0 B 14.2 B 0.2 No -- -- 

Del Amo Circle MD 16.6 B 18.1 B 1.5 No -- -- 

  PM 19.3 B 18.9 B -0.4 No -- -- 

8.  

Hawthorne Boulevard at AM 27.0 C 27.7 C 0.7 No -- -- 

Carson Street MD 34.0 C 35.9 D 1.9 No -- -- 

 PM 36.6 D 38.2 D 1.6 No -- -- 

Notes: 
 s/v = seconds per vehicle (delay) 
 LOS = Level of Service, please refer to Tables 3-2 and 3-3 for the LOS definitions 
 Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
19    Appendix D contains the Delay/LOS calculation worksheets for all signalized and unsignalized study intersections. 
20   For signalized intersections, a Significant Impact is defined as a 2% or greater increase in delay value of an intersection location where the final LOS is E or F. 

An unsignalized intersection impact is considered to be significant if the project causes an intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant analysis 
determines that a signal is justified. 
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TABLE 7-2 (CONTINUED) 
EXISTING WITH PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS (HCM METHODOLOGY) 21 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Existing 

With Project  
Traffic Conditions 

(3) 
 

Significant 
Impact22 

(4) 
Existing 

With Project  
With Improvements 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay 
Increase Yes/No 

Delay  
(s/v) LOS 

9.  

Hawthorne Boulevard at AM 36.0 D 36.0 D 0.0 No -- -- 

Sepulveda Boulevard MD 38.7 D 39.3 D 0.6 No -- -- 

  PM 42.8 D 43.4 D 0.6 No -- -- 

10.  

Madrona Avenue at AM 35.8 D 35.8 D 0.0 No -- -- 

Torrance Boulevard MD 34.2 C 34.3 C 0.1 No -- -- 

  PM 38.4 D 38.6 D 0.2 No -- -- 

11.  

Madrona Avenue at AM 28.6 C 28.6 C 0.0 No -- -- 

Carson Street MD 31.8 C 31.7 C -0.1 No -- -- 

 PM 32.4 C 32.4 C 0.0 No -- -- 

Notes: 
 s/v = seconds per vehicle (delay) 
 LOS = Level of Service, please refer to Tables 3-2 and 3-3 for the LOS definitions 
 Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

                                                 
21    Appendix D contains the Delay/LOS calculation worksheets for all signalized and unsignalized study intersections. 
22   For signalized intersections, a Significant Impact is defined as a 2% or greater increase in delay value of an intersection location where the final LOS is E or F. 

An unsignalized intersection impact is considered to be significant if the project causes an intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant analysis 
determines that a signal is justified. 
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8.0 YEAR 2018 CONDITIONS TRAFFIC IMPACT ANALYSIS 
The relative impacts of the added Project traffic volumes generated by proposed Project during the 
AM, Midday, and PM peak hour traffic conditions were evaluated based on analysis of future Year 
2018 operating conditions at the eleven (11) key study intersections, with and without the proposed 
Project. The previously discussed capacity analysis procedures were utilized to investigate the future 
Delay/ICU relationships and service level characteristics at each study intersection. The significance 
of the potential impacts of the Project at each key intersection was then evaluated using the traffic 
impact criteria mentioned in this report. 

8.1 Year 2018 Conditions Intersection Capacity Analysis (ICU Methodology) 
Table 8-1 summarizes the AM, Midday, and PM peak hour Level of Service results at the key 
signalized study intersections for Year 2018 traffic conditions, based on the Intersection Capacity 
Utilization (ICU) Method of Analysis. The first column (1) of ICU/LOS values in Table 8-1 presents 
a summary of existing AM, Midday, and PM peak hour traffic conditions (which were also 
presented in Table 7-1). The second column (2) presents forecast Year 2018 Without Project traffic 
conditions and the third column (3) identifies forecast Year 2018 With Project traffic conditions. The 
fourth column (4) shows the increase in ICU value due to the added peak hour Project trips and 
indicates whether the traffic associated with the Project will have a significant impact based on the 
significant impact criteria mentioned in this report. The fifth column (5) presents the resultant level 
of service with the inclusion of planned and/or recommended traffic improvements, if needed, to 
achieve an acceptable level of service.  

8.1.1 Year 2018 Without Project Traffic Conditions (ICU Methodology) 
Review of column (2) of Table 8-1 indicates that for Year 2018 Without Project traffic conditions, 
four (4) signalized study intersections are cumulatively impacted and are forecast to operate at 
unacceptable levels of service during the AM, Midday, and/or PM peak hours when compared to the 
LOS standards defined in this report. The remaining study intersections are forecast to operate at 
acceptable levels of service during the AM, Midday, and PM peak hours. The intersections operating 
at an adverse LOS are: 

 AM Peak Hour Midday Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS ICU LOS 

1. Anza Avenue at Torrance Boulevard -- -- -- -- 0.904 E 

6. Hawthorne Boulevard at Torrance Boulevard -- -- -- -- 0.952 E 

8. Hawthorne Boulevard at Carson Street -- -- -- -- 0.962 E 

9. Hawthorne Boulevard at Sepulveda Boulevard 0.902 E 0.913 E 1.014 F 
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8.1.2 Year 2018 With Project Traffic Conditions (ICU Methodology) 
Review of column (3) of Table 8-1 indicates that for Year 2018 With Project traffic conditions, four 
(4) signalized study intersections are cumulatively impacted by Project traffic and are forecast to 
operate at unacceptable levels of service during the AM, Midday, and/or PM peak hours when 
compared to the LOS standards defined in this report. The remaining study intersections are forecast 
to operate at acceptable levels of service during the AM, Midday, and PM peak hours. The 
intersections operating at an adverse LOS are: 

 

 AM Peak Hour Midday Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS ICU LOS 

1. Anza Avenue at Torrance Boulevard -- -- -- -- 0.910 E 

6. Hawthorne Boulevard at Torrance Boulevard -- -- -- -- 0.969 E 

8. Hawthorne Boulevard at Carson Street -- -- -- -- 0.984 E 

9. Hawthorne Boulevard at Sepulveda Boulevard 0.906 E 0.928 E 1.021 F 

Review of column (4) of Table 8-1 indicates that one (1) of the eleven key study intersections will 
have significant impacts under the Year 2018 With Project traffic condition when compared to the 
LOS criteria defined in this report.  

However, as shown in Column (5) of Table 8-1, the implementation of the planned intersection 
improvements at Hawthorne Boulevard and Carson Street by the City of Torrance will offset 
cumulative traffic impacts and/or return the operating condition of the intersection to acceptable 
levels of service.  

Although the intersections of Anza Avenue at Torrance Boulevard, Hawthorne Boulevard at 
Torrance Boulevard, and Hawthorne Boulevard at Sepulveda Boulevard are forecast to operate at 
unacceptable levels of service in the Midday and/or PM peak hours with the addition of project 
traffic, the proposed Project is expected to add less than 0.020 to the ICU value.  The remaining key 
study intersections are projected to operate at acceptable service levels during the AM, Midday, and PM 
peak commute hours. 

Appendix E contains the ICU/LOS calculation worksheets for the Year 2018 Traffic Conditions 
(ICU Methodology). 
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TABLE 8-1 
YEAR 2018 CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY (ICU METHODOLOGY)23 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Year 2018 

Without Project 
 Traffic Conditions 

(3) 
Year 2018 

With Project 
Traffic Conditions 

(4) 
 

Significant 
Impact24 

(5) 
Year 2018 

With Project 
With Improvements 

ICU LOS ICU LOS ICU LOS 
ICU 

Increase Yes/No ICU LOS 

1.  

Anza Avenue at AM 0.773 C 0.823 D 0.824 D 0.001 No -- -- 

Torrance Boulevard MD 0.646 B 0.699 B 0.702 C 0.003 No -- -- 

  PM 0.852 D 0.904 E 0.910 E 0.006 No -- -- 

2.  

Anza Avenue at AM 0.833 D 0.78125 C 0.78825 C 0.007 No -- -- 

Carson Street MD 0.581 A 0.56325 A 0.58825 A 0.025 No -- -- 

  PM 0.760 C 0.75025 C 0.77025 C 0.020 No -- -- 

3.  

Anza Avenue at AM 0.796 C 0.822 D 0.823 D 0.001 No -- -- 

Sepulveda Boulevard MD 0.591 A 0.628 B 0.635 B 0.007 No -- -- 

  PM 0.832 D 0.860 D 0.879 D 0.019 No -- -- 

4.  

Village Court at AM -- -- -- -- -- -- -- -- -- -- 

Del Amo Circle MD -- -- -- -- -- -- -- -- -- -- 

 PM -- -- -- -- -- -- -- -- -- -- 

Notes: 
 ICU = Intersection Capacity Utilization 
 LOS = Level of Service, please refer to Table 3-1 for the LOS definitions 
 Bold ICU/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
23   Appendix E contains the ICU/LOS calculation worksheets for the signalized study intersections. 
24  A Significant Impact is defined as a 0.02 or greater increase in ICU value of a signalized intersection location where the final LOS is E or F. 
25  Anza Avenue at Carson Street includes a circulation enhancement to be implemented by the Del Amo Senior Village project (i.e. restripe to install northbound right-turn lane on Anza). 
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TABLE 8-1 (CONTINUED) 
YEAR 2018 CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY (ICU METHODOLOGY)27 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Year 2018 

Without Project 
 Traffic Conditions 

(3) 
Year 2018 

With Project 
Traffic Conditions 

(4) 
 

Significant 
Impact28 

(5) 
Year 2018 

With Project 
With Improvements 

ICU LOS ICU LOS ICU LOS 
ICU 

Increase Yes/No ICU LOS 

5.  

Del Amo Circle at AM -- -- -- -- -- -- -- -- -- -- 

Carson Street MD -- -- -- -- -- -- -- -- -- -- 

  PM -- -- -- -- -- -- -- -- -- -- 

6.  

Hawthorne Boulevard at AM 0.723 C 0.769 C 0.772 C 0.003 No -- -- 

Torrance Boulevard MD 0.724 C 0.878 D 0.900 D 0.022 No -- -- 

  PM 0.818 D 0.952 E 0.969 E 0.017 No -- -- 

7.  

Hawthorne Boulevard at AM 0.505 A 0.543 A 0.554 A 0.011 No -- -- 

Del Amo Circle MD 0.588 A 0.645 B 0.687 B 0.042 No -- -- 

  PM 0.669 B 0.727 C 0.790 C 0.063 No -- -- 

8.  

Hawthorne Boulevard at AM 0.715 C 0.774 C 0.779 C 0.005 No 0.690 B 

Carson Street MD 0.757 C 0.857 D 0.888 D 0.031 No 0.801 D 

 PM 0.863 D 0.962 E 0.984 E 0.022 Yes 0.873 D 

Notes: 
 ICU = Intersection Capacity Utilization 
 LOS = Level of Service, please refer to Table 3-1 for the LOS definitions 
 Bold ICU/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
27   Appendix E contains the ICU/LOS calculation worksheets for the signalized study intersections. 
28   A Significant Impact is defined as a 0.02 or greater increase in ICU value of a signalized intersection location where the final LOS is E or F. 
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TABLE 8-1 (CONTINUED) 
YEAR 2018 CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY (ICU METHODOLOGY)29 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Year 2018 

Without Project 
 Traffic Conditions 

(3) 
Year 2018 

With Project 
Traffic Conditions 

(4) 
 

Significant 
Impact30 

(5) 
Year 2018 

With Project 
With Improvements 

ICU LOS ICU LOS ICU LOS 
ICU 

Increase Yes/No ICU LOS 

9.  

Hawthorne Boulevard at AM 0.853 D 0.902 E 0.906 E 0.004 No -- -- 

Sepulveda Boulevard MD 0.843 D 0.913 E 0.928 E 0.015 No -- -- 

  PM 0.960 E 1.014 F 1.021 F 0.007 No -- -- 

10.  

Madrona Avenue at AM 0.708 C 0.747 C 0.749 C 0.002 No -- -- 

Torrance Boulevard MD 0.640 B 0.694 B 0.702 C 0.008 No -- -- 

  PM 0.792 C 0.857 D 0.865 D 0.008 No -- -- 

11.  

Madrona Avenue at AM 0.575 A 0.596 A 0.597 A 0.001 No -- -- 

Carson Street MD 0.501 A 0.540 A 0.543 A 0.003 No -- -- 

 PM 0.678 B 0.722 C 0.724 C 0.002 No -- -- 

Notes: 
 ICU = Intersection Capacity Utilization 
 LOS = Level of Service, please refer to Table 3-1 for the LOS definitions 
 Bold ICU/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
29   Appendix E contains the ICU/LOS calculation worksheets for the signalized study intersections. 
30   A Significant Impact is defined as a 0.02 or greater increase in ICU value of a signalized intersection location where the final LOS is E or F. 
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8.2 Year 2018 Conditions Intersection Capacity Analysis (HCM Methodology) 
Table 8-2 summarizes the AM, Midday, and PM peak hour Level of Service results at the key study 
intersections for Year 2018 traffic conditions, based on the Highway Capacity Manual (HCM) 
Method of Analysis. The first column (1) of Delay/LOS values in Table 8-2 presents a summary of 
existing AM, Midday and PM peak hour traffic conditions (which were also presented in Table 7-2). 
The second column (2) presents forecast Year 2018 Without Project traffic conditions and the third 
column (3) identifies forecast Year 2018 With Project traffic conditions. The fourth column (4) 
shows the increase in Delay value due to the added peak hour Project trips and indicates whether the 
traffic associated with the Project will have a significant impact based on the significant impact 
criteria mentioned in this report. The fifth column (5) presents the resultant level of service with the 
inclusion of planned and/or recommended traffic improvements, where needed, to achieve an 
acceptable level of service.  

8.2.1 Year 2018 Without Project Traffic Conditions (HCM Methodology) 
Review of column (2) of Table 8-2 indicates that for Year 2018 Without Project traffic conditions, 
all of the study intersections are forecast to operate at acceptable levels of service during the AM, 
Midday, and PM peak hours.  

8.2.2 Year 2018 With Project Traffic Conditions (HCM Methodology) 
Review of column (3) of Table 8-2 indicates that for Year 2018 With Project traffic conditions, all of 
the study intersections are forecast to operate at acceptable levels of service during the AM, Midday, 
and PM peak hours.  

Review of column (4) of Table 8-2 indicates that none of the eleven key study intersections will 
have significant impact under the Year 2018 With Project traffic condition when compared to the 
LOS criteria defined in this report. Since there are no significant impacts, no improvements are 
recommended. 

Appendix F contains the Delay/LOS calculation worksheets for Year 2018 Traffic Conditions (HCM 
Methodology). 
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TABLE 8-2 
YEAR 2018 CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY (HCM METHODOLOGY) 31 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Year 2018 

Without Project 
 Traffic Conditions 

(3) 
Year 2018 

With Project 
Traffic Conditions 

(4) 
 

Significant 
Impact32 

(5) 
Year 2018 

With Project 
With Improvements 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay 
Increase Yes/No 

Delay  
(s/v) LOS 

1.  

Anza Avenue at AM 32.9 C 34.7 C 34.8 C 0.1 No -- -- 

Torrance Boulevard MD 29.1 C 31.2 C 31.4 C 0.2 No -- -- 

  PM 37.2 D 40.7 D 41.2 D 0.5 No -- -- 

2.  

Anza Avenue at AM 34.0 C 31.133 C 31.433 C 0.3 No -- -- 

Carson Street MD 28.6 C 27.733 C 29.233 C 1.5 No -- -- 

  PM 35.9 D 35.333 D 36.333 D 1.0 No -- -- 

3.  

Anza Avenue at AM 34.6 C 35.1 D 35.2 D 0.1 No -- -- 

Sepulveda Boulevard MD 29.9 C 30.8 C 30.9 C 0.1 No -- -- 

  PM 35.6 D 38.0 D 38.3 D 0.3 No -- -- 

4.  

Village Court at AM 9.6 A 8.134 A 8.134 A 0.0 No -- -- 

Del Amo Circle MD 9.4 A 8.134 A 8.134 A 0.0 No -- -- 

 PM 9.7 A 8.534 A 8.534 A 0.0 No -- -- 

Notes: 
 s/v = seconds per vehicle (delay) 
 LOS = Level of Service, please refer to Tables 3-2 and 3-3 for the LOS definitions 
 Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

                                                 
31    Appendix F contains the Delay/LOS calculation worksheets for all signalized and unsignalized study intersections. 
32   For signalized intersections, a Significant Impact is defined as a 2% or greater increase in delay value of an intersection location where the final LOS is E or F. 

An unsignalized intersection impact is considered to be significant if the project causes an intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant analysis 
determines that a signal is justified. 

33   Anza Avenue at Carson Street includes a circulation enhancement to be implemented by the Del Amo Senior Village project (restripe to install a northbound right-turn lane on Anza). 
34   As a circulation enhancement to be implemented by the Project, Village Court/Del Amo is proposed to be an all-way stop. 
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TABLE 8-2 (CONTINUED) 
YEAR 2018 CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY (HCM METHODOLOGY) 35 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Year 2018 

Without Project 
 Traffic Conditions 

(3) 
Year 2018 

With Project 
Traffic Conditions 

(4) 
 

Significant 
Impact36 

(5) 
Year 2018 

With Project 
With Improvements 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay 
Increase Yes/No 

Delay  
(s/v) LOS 

5.  

Del Amo Circle at AM 16.5 C 17.5 C 17.9 C 0.4 No -- -- 

Carson Street MD 14.6 B 15.5 C 17.2 C 1.7 No -- -- 

  PM 22.2 C 25.1 D 29.0 D 3.9 No -- -- 

6.  

Hawthorne Boulevard at AM 33.9 C 35.6 D 35.8 D 0.2 No -- -- 

Torrance Boulevard MD 36.8 D 40.7 D 41.6 D 0.9 No -- -- 

  PM 38.1 D 44.0 D 45.0 D 1.0 No -- -- 

7.  

Hawthorne Boulevard at AM 14.0 B 14.3 B 14.5 B 0.2 No -- -- 

Del Amo Circle MD 16.6 B 16.9 B 18.6 B 1.7 No -- -- 

  PM 19.3 B 17.0 B 19.4 B 2.4 No -- -- 

8.  

Hawthorne Boulevard at AM 27.0 C 29.1 C 29.9 C 0.8 No 31.137 C 

Carson Street MD 34.0 C 39.8 D 42.2 D 2.4 No 39.137 D 

 PM 36.6 D 44.1 D 46.5 D 2.4 No 41.437 D 

Notes: 
 s/v = seconds per vehicle (delay) 
 LOS = Level of Service, please refer to Tables 3-2 and 3-3 for the LOS definitions 
 Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

 

                                                 
35    Appendix F contains the Delay/LOS calculation worksheets for all signalized and unsignalized study intersections. 
36   For signalized intersections, a Significant Impact is defined as a 2% or greater increase in delay value of an intersection location where the final LOS is E or F. 

An unsignalized intersection impact is considered to be significant if the project causes an intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant analysis 
determines that a signal is justified. 

37    Represents anticipated LOS with implementation of improvements recommended to offset cumulative traffic impacts based on the ICU method of analysis. 
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TABLE 8-2 (CONTINUED) 
YEAR 2018 CONDITIONS PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY (HCM METHODOLOGY) 38 

Key Intersection 

 
 
 

Time 
Period 

(1) 
 

Existing  
Traffic Conditions  

(2) 
Year 2018 

Without Project 
 Traffic Conditions 

(3) 
Year 2018 

With Project 
Traffic Conditions 

(4) 
 

Significant 
Impact39 

(5) 
Year 2018 

With Project 
With Improvements 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay  
(s/v) LOS 

Delay 
Increase Yes/No 

Delay  
(s/v) LOS 

9.  

Hawthorne Boulevard at AM 36.0 D 38.0 D 38.2 D 0.2 No -- -- 

Sepulveda Boulevard MD 38.7 D 42.5 D 43.6 D 1.1 No -- -- 

  PM 42.8 D 47.8 D 48.6 D 0.8 No -- -- 

10.  

Madrona Avenue at AM 35.8 D 36.9 D 37.0 D 0.1 No -- -- 

Torrance Boulevard MD 34.2 C 35.7 D 35.8 D 0.1 No -- -- 

  PM 38.4 D 40.6 D 40.8 D 0.2 No -- -- 

11.  

Madrona Avenue at AM 28.6 C 29.2 C 29.2 C 0.0 No -- -- 

Carson Street MD 31.8 C 32.9 C 32.9 C 0.0 No -- -- 

 PM 32.4 C 34.6 C 34.6 C 0.0 No -- -- 

Notes: 
 s/v = seconds per vehicle (delay) 
 LOS = Level of Service, please refer to Tables 3-2 and 3-3 for the LOS definitions 
 Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 

                                                 
38    Appendix F contains the Delay/LOS calculation worksheets for all signalized and unsignalized study intersections. 
39   For signalized intersections, a Significant Impact is defined as a 2% or greater increase in delay value of an intersection location where the final LOS is E or F. 

An unsignalized intersection impact is considered to be significant if the project causes an intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant analysis 
determines that a signal is justified. 
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9.0 AREA-WIDE TRAFFIC IMPROVEMENTS 
For those intersections where projected traffic volumes are expected to result in significant impacts, 
this report recommends traffic improvements that change the intersection geometry to increase 
capacity. These capacity improvements involve roadway widening and/or re-striping to reconfigure 
roadways to specific approaches of a key intersection. The identified improvements are expected to:  

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

 Improve Levels of Service as to mitigate the impact. 

9.1 Existing Plus Project Traffic Conditions with Improvements 
9.1.1 ICU Methodology 
The results of the Existing With Project traffic conditions level of service analyses indicates that the 
proposed Project will not significantly impact any of the key signalized study intersections based on 
the Intersection Capacity Utilization (ICU) Method of Analysis. As there are no significant impacts, 
no traffic improvements are required or recommended for the intersections, inclusive of the study 
intersections along project frontage at Hawthorne Boulevard/Del Amo Circle and Hawthorne 
Boulevard/Carson Street. 

9.1.2 HCM Methodology 
The results of the Existing With Project traffic conditions level of service analyses indicates that the 
proposed Project will not significantly impact any of the key study intersections based on the 
Highway Capacity Manual (HCM) Method of Analysis. As there are no significant impacts, no 
traffic improvements are required or recommended for the intersections, inclusive of the study 
intersections along project frontage at Hawthorne Boulevard/Del Amo Circle and Hawthorne 
Boulevard/Carson Street. 
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9.2 Year 2018 Cumulative Plus Project Traffic Conditions with Improvements 
9.2.1 ICU Methodology 
The results of the Year 2018 With Project traffic conditions level of service analyses indicates that 
the proposed Project, in combination with related projects traffic, will cumulative impact one (1) of 
the key signalized study intersections based on the Intersection Capacity Utilization (ICU) Method 
of Analysis. The improvements listed below, which are consistent with those planned by the City40, 
have been identified to offset the cumulative Project traffic impacts at the following intersection: 

 Hawthorne Boulevard at Carson Street: Widen the west side of Hawthorne Boulevard to 
provide a third southbound left-turn lane; widen along the south side of Carson Street to 
provide a third eastbound through lane. Modify existing signing and striping as 
necessary, and modify existing traffic signal, to include a westbound right-turn overlap 
phase; prohibit southbound “U-turn” movements. 

Figure 9-1 graphically illustrates the planned traffic improvements at the impacted study 
intersections for the Year 2018 With Project conditions.  

Figure 9-2 present the conceptual improvement plan for the intersections of Hawthorne Boulevard 
at Carson Street that illustrates the widening necessary to implement the planned improvements, as 
prepared by RBF in June 2008. A review of the concept plan indicates that widening and right-of-
way dedication along the Del Amo Financial Center project frontage on Hawthorne Boulevard, 
between Del Amo Circle and Carson Street would be necessary to implement this improvement. 

As there are no significant impacts at the remaining study intersections, no other traffic mitigation 
measures are required or recommended. 

9.2.2 HCM Methodology 
The results of the Year 2018 With Project traffic conditions level of service analyses indicates that 
the proposed Project will not significantly impact any of the key study intersections based on the 
Highway Capacity Manual (HCM) Method of Analysis. As there are no significant impacts, no 
traffic improvements required or recommended for the intersections, inclusive of the study 
intersections along project frontage at Hawthorne Boulevard/Del Amo Circle and Hawthorne 
Boulevard/Carson Street. 

. 

                                                 
40      Source: Citywide Traffic Analysis – City of Torrance, prepared by RBF Consulting, dated June 3, 2008. Conceptual Intersection Improvement 

Plan prepared by RBF graphically illustrates the widening necessary to implement the planned intersection improvements for Hawthorne Blvd at 
Carson St. 







 

LINSCOTT, LAW & GREENSPAN, engineers  LLG Ref. 2-15-3564-1 
Del Amo Financial Center Expansion, Torrance 

N:\3500\2153564 - Del Amo Financial TIA Torrance\Report\3564 Del Amo Financial TIA Torrance 05-24-16.doc 
44 

9.3 City of Torrance Development Impact Fee (DIF) Program 
On October 31, 2005, the Torrance City Council approved and adopted a Development Impact Fee 
(DIF) Program. Pursuant to the requirements of the City of Torrance, Development Impact Fees will 
be required of the Project. The DIF is applied to pay a portion of the costs identified for public 
facilities, including transportation-related improvements, as well as underground of utilities, sewer, 
and storm drain improvements, and Police and Fire facilities.  The Development Impact Fee is based 
on the size of all new developments and is a one-time cost other than a tax or special assessment 
according information published by the City of Torrance Community Development Department.  

Review of Table 9-1 indicates that effective July 1, 2015, the City’s DIF rate for industrial uses 
ranges from a low of $1,226.48 per 1000 SF for Industrial/Light uses to a high of $1,778.22 per 1000 
SF for Industrial/Business Park. For Commercial Center and Commercial / General land uses, the 
City’s DIF rate totals $1,720.80 per 1000 SF and $5,276.79 per 1000 SF, respectively.   

Hence, the Project’s payment of the City’s DIF would “offset” the Project’s cumulative traffic 
impact at the impacted intersection (i.e. Hawthorne Boulevard at Carson Street).  

Subject to confirmation by City staff, the proposed Project’s DIF (i.e. 45,000 SF health club and 
12,000 SF of restaurant space) would total $98,086.60. According to City, the project site has a 
Commercial Center designation. The precise fee will be determined upon issuance of Project building 
permits by the City of Torrance Community Development Department. 
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TABLE 9-1 
CITY OF TORRANCE DEVELOPMENT IMPACT FEE RATES 

Type of Development 
City Fee / Rate               

($ per 1000 SF) 41 

 Commercial  / General $5,276.79 

 Commercial Center $1,720.80 

 Industrial  / Light $1,226.48 

 Industrial  / Heavy $1,391.15 

 Industrial  / Business Park $1,778.22 

 

                                                 
41 Source: City of Torrance, effective July 1, 2015 
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10.0 SITE ACCESS AND INTERNAL CIRCULATION EVALUATION 
10.1 Site Access 
Access to the Project site is provided via two (2)  driveways located along Del Amo Circle which 
will allow for “left-in only and right-in/right-out only” movements (the existing median will be 
modified such that outbound left-turn movements will be prohibited per the requirements of the 
City) and one full-access driveway located along Carson Street. With implementation of a 
wayfinding signage plan to be prepared as a part of the Project, primary access to the proposed 
health/fitness club will provided via Project Driveway 1 (westerly driveway), whereas access to the 
proposed restaurant will be provided primarily via Project Driveway 2 (easterly driveway) on Del 
Amo Circle. Access to the existing office buildings as well as the medical office building will 
continue to be provided from Carson Street as well as driveways on Del Amo Circle.  

Table 10-1 summarizes the levels of service at the primary project access points located along Del 
Amo Circle and Carson Street for Year 2018 With Project traffic conditions based on the HCM 
Methodology. The level of service results at the project driveways assumes full occupancy of all 
existing buildings on-site, plus the proposed Project. Review of Table 10-1 indicates that all of the 
Project driveways are forecast to operate at acceptable levels of service in the Year 2018 during the 
AM, Midday, and PM peak hours. 

Appendix G contains the Delay/LOS calculation worksheets for the Project driveways. 

10.2 Queuing Analysis along Del Amo Circle 
To confirm the adequacy of storage within the westbound left-turn lanes at Project Driveway 1 and 
Project Driveway 2 on Del Amo Circle, a queuing evaluation was conducted based on Year 2018 
Plus Project peak hour traffic volumes, assuming full occupancy of the existing buildings as well as 
the proposed Project, and the Highway Capacity Manual (HCM) unsignalized methodology. 
 
Driveway 1 at Del Amo Circle: Based on the HCM service level calculation, which calculates the 
critical (95th percentile) queue value in number of vehicles, the AM, Midday, and PM peak hour 
queue length is not more than one (1) vehicle for the westbound (inbound) left-turn movement at 
Driveway 1. Review of the current conditions indicates that Driveway 1 provides one westbound 
left-turn lane with 150-feet of storage that is sufficient enough to accommodate between six (6) and 
seven (7) vehicles.  Hence, maintaining left-turn access at this driveway will not impact traffic flow 
on Del Amo Circle. 
 
Driveway 2 at Del Amo Circle: The AM, Midday and PM peak hour queue length is not more than 
one (1) vehicle for the westbound (inbound) left-turn movement at Driveway 2. Review of the 
proposed conditions indicates that Driveway 2 provides one westbound left-turn lane with 90-feet of 
storage with a 60-foot transition that is sufficient enough to accommodate up to four (4) vehicles. 
Hence, maintaining left-turn access at this driveway will not impact traffic flow on Del Amo Circle 
and more importantly, vehicles will not queue back to Hawthorne Boulevard. To minimize 
congestion at this location, it is recommended that “Keep Clear” pavement markings be installed on 
Del Amo Circle for eastbound traffic such that the site access driveway is kept free and clear of 
vehicles. 
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10.3 Internal Circulation Evaluation 
The internal circulation was evaluated in terms of vehicle-pedestrian conflicts. Based on our review 
of the proposed site plan, the overall layout does not create any unsafe vehicle-pedestrian conflict 
points. Project traffic is not anticipated to cause significant queuing/stacking on the Project 
driveways.  

10.4 Sight Distance Evaluation 
This assessment is based on the intersection sight distance requirements of the State of California 
Department of Transportation (Caltrans) as published in the State’s Highway Design Manual 
(HDM), and focuses on the sight distance requirements for the Project driveways on Del Amo Circle 
North. The Sight Distance Evaluation prepared for the project driveways located along Del Amo 
Circle North was based on the criteria and procedures set forth by the California Department of 
Transportation (Caltrans) in the State’s Highway Design Manual for “Private Road Intersections”.  

The Highway Design Manual (HDM), in Section 405.1(2)(c), page 400-22, indicates that for Private 
Road Intersections, “The minimum corner sight distance shall be equal to the stopping sight distance 
as given in Table 201.1...”, where stopping sight distance is defined as the distance required by the 
driver of a vehicle, traveling at a given speed, to bring his vehicle to a stop after an object on the 
road becomes visible. Stopping sight distance is measured from the driver’s eyes, which are assumed 
to be 3.5 feet above the pavement surface, to an object 0.5-foot high on the roadway.  

The speed used in determining stopping sight distance is defined as the “critical speed” or 85th 
percentile speed which is the speed at which 85% of the vehicles are traveling at or less.  The critical 
speed is the single most important factor in determining stopping sight distance. Table 201.1 in the 
HDM is used in determining stopping sight distance based on the critical speed of vehicles on the 
affected roadway.   

For this analysis, a design speed of 30 miles per hour (mph) for Del Amo Circle North was utilized. 
Using Table 201.1, titled Sight Distance Standards, in the State’s Highway Design Manual for 
stopping, a minimum stopping sight distance of 200 feet applies based on the critical speed of 30 
mph. 

Figure 10-1 illustrates a schematic of the sight distance evaluation for the two project driveways 
along Del Amo Circle North.  This exhibit illustrates the limited use areas.  As shown, a motorist’s 
sight distance may be obstructed by landscapes and/or hardscapes along Del Amo Circle North. 
Review of this figure indicates that sight distances at Project Driveway 2 on Del Amo Circle North 
is expected to be adequate if obstructions within the sight triangles are minimized.   

However, Figure 10-1 show that sight distances for Driveway 1 along Del Amo Circle North could 
be inadequate due to the location of the Driveway 1 along the south side of this roadway and the 
horizontal alignment/curvature of Del Amo Circle North. Existing landscaping along the south side 



 

LINSCOTT, LAW & GREENSPAN, engineers  LLG Ref. 2-15-3564-1 
Del Amo Financial Center Expansion, Torrance 

N:\3500\2153564 - Del Amo Financial TIA Torrance\Report\3564 Del Amo Financial TIA Torrance 05-24-16.doc 
48

of this roadway combined with the roadway alignment of Del Amo Circle North, may limit the 
visibility of vehicles exiting this project driveway.  

Hence, to provide adequate sight distance at the project driveway, in particular Driveway 1, 
landscaping and/or hardscape on west side of these two project driveways should be designed such 
that a driver’s clear line of sight is not obstructed.  It is recommended that all plants and shrubs 
within the limited use area be of the type that will grow no higher than 30-inches above the curb, 
especially in the limited use area to the west of Driveway 1 and Driveway 2.  In addition, the 
maximum tree size and minimum tree spacing in the limited use area shall be 24-inch caliper tree 
trunks (maximum size at maturity) spaced at 40-feet on center. In addition, it is recommended that 
“All-Way Stop Control” installed at Del Amo Circle North to improve sight lines at Driveway 1, and 
left-turn egress from Driveway 1 be prohibited (outbound turning movements from Driveway 1 
should be limited to “right-turn only” movements).  As discussed with City staff, the installation of 
“All-Way Stop Control” Del Amo Circle North and Village Court will also allow for the installation 
of a crosswalk to provide for the pedestrian connectively between the project site and the residential 
and commercial development located along Village Court.  

10.5 Del Amo Circle North Conceptual Improvement Plan  

Figure 10-2 illustrates the proposed circulation enhancements to Del Amo Circle North, between 
Village Court and Hawthorne Boulevard. This plan illustrates the configuration/conceptual design of 
the proposed median modification on Del Amo Circle North. As indicated previously, the median is 
designed to prohibit left-turns out of the project driveways but allow left-turns in and right-turns in 
and right-turns out. In addition, the plan illustrates the conceptual striping layout of Del Amo Circle 
North to accommodate all-way stop control plus a crosswalk on Del Amo Circle North and Village 
Court.  The provision of a crosswalk at this location will provide pedestrian connectively between 
the project site and the residential and commercial development located along Village Court 



 

LINSCOTT, LAW & GREENSPAN, engineers  LLG Ref. 2-15-3564-1 
Del Amo Financial Center Expansion, Torrance 

N:\3500\2153564 - Del Amo Financial TIA Torrance\Report\3564 Del Amo Financial TIA Torrance 05-24-16.doc 
49 

TABLE 10-1  
PROJECT DRIVEWAY PEAK HOUR INTERSECTION CAPACITY ANALYSIS SUMMARY (HCM METHODOLOGY) 

Key Intersection 
Time 

Period 
Control 

Type 

Year 2018 
With Project 

Traffic Conditions 

Delay  
(s/v) LOS 

A.  

Project Driveway 1 AM 
One-Way 

Stop 

8.6 A 

Del Amo Circle MD 9.8 A 

  PM 9.9 A 

B.  

Project Driveway 2 AM 
One-Way 

Stop 

8.7 A 

Del Amo Circle MD 9.9 A 

  PM 10.0 A 

C.  

Project Driveway 3 AM 
One-Way 

Stop 

15.1 C 

Carson Street MD 22.9 C 

 PM 34.5 D 

Notes: 
 s/v = seconds per vehicle (delay) 
 LOS = Level of Service, please refer to Tables 3-2 and 3-3 for the LOS definitions 
 Bold Delay/LOS values indicate adverse service levels based on the LOS standards mentioned in this report 
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11.0 CONGESTION MANAGEMENT PROGRAM COMPLIANCE ASSESSMENT 
The Congestion Management Program (CMP) was created statewide as a result of Proposition 111 
and has been implemented locally by the Los Angeles County Metropolitan Transportation 
Authority (LACMTA). The CMP for Los Angeles County requires that the traffic impact of 
individual development projects of potential regional significance be analyzed. A specific system of 
arterial roadways plus all freeways comprise the CMP system.  

11.1 Traffic Impact Review 
As required by the current Congestion Management Program for Los Angeles County, a review has 
been made of designated monitoring locations on the CMP highway system for potential impact 
analysis. Per CMP TIA criteria, the geographic area examined in the TIA must include the following, at 
a minimum: 

 All CMP arterial monitoring intersections, including freeway on and off-ramp intersections, 
where the project will add 50 or more trips during either the AM or PM weekday peak hours. 

 
 Mainline freeway-monitoring stations where the project will add 150 or more trips, in either 

direction, during the AM or PM weekday peak hours. 

11.1.1 Freeways 
The following CMP freeway monitoring station in the Project vicinity has been identified: 

CMP Station     Location 
     1068  I-405 Freeway north of Inglewood Avenue, at Compton Boulevard 
 

The closest CMP freeway monitoring location in the Project vicinity is the I-405 Freeway n/o 
Inglewood Avenue, at Compton Boulevard (CMP Station 1068 – Post Mile 18.63). Based on the 
Project’s trip generation potential and distribution pattern, the proposed Project will not add more 
than 150 trips (in either direction) during either the weekday AM or PM peak hour at this CMP 
mainline freeway-monitoring location. Therefore a CMP freeway traffic impact analysis is not 
required. 

11.1.2 Intersections 
The following CMP intersection monitoring location in the Project vicinity has been identified: 

   CMP Intersection      Location 
150                             Hawthorne Boulevard at Sepulveda Boulevard 

As stated earlier, the CMP guidelines require that arterial monitoring intersection locations must be 
examined if the proposed Project will add 50 or more trips during either the AM or PM weekday 
peak hours (of adjacent street traffic) at CMP monitoring intersections. Based on the proposed 
project’s trip generation potential, trip distribution and trip assignment, the Project will add 50 or 
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more trips at the identified CMP intersections during the weekday AM peak hour or PM peak hour.  
Therefore, a CMP intersection traffic impact analysis is required. 

 Hawthorne Boulevard at Sepulveda Boulevard – Based on the results of a detailed analysis of 
project added trips to the CMP system, approximately 40 trips during the AM peak hour, 143 
trips during the Midday peak hour and 119 trips during the PM peak hour will be added by the 
project at this location. Per CMP TIA guidelines, intersection level of service analysis is 
therefore required. The impact analysis is discussed in detail in Section 8.0 of this traffic study 
report and the results are summarized in Table 8-1. As presented previously, the analysis 
indicates that the Project will not increase demand at this key intersection by two percent (0.02) 
or more during the AM or PM peak hour.  Therefore, there is no impact at this intersection based 
on the CMP impact criteria.   

11.2 Transit Impact Review 
As required by the Congestion Management Program for Los Angeles County, a review has been 
made of the CMP transit service. As previously discussed, a number of transit services exist in the 
Project area, necessitating the following transit impact review. 

The Project trip generation, as shown in Table 5-1, was adjusted by values set forth in the CMP (i.e., 
person trips equal 1.4 times vehicle trips, and transit trips equal 3.5 percent of the total person trips) 
to estimate Project-related transit trip generation. Pursuant to the CMP guidelines, the proposed 
Project is forecasted to generate 6 transit trips (3 inbound and 3 outbound) during the AM peak hour, 
22 transit trips (12 inbound and 10 outbound) during the Midday peak hour and 18 transit trips (9 
inbound and 9 outbound) during the PM peak hour. Over a 24-hour period the proposed Project is 
forecasted to generate 208 daily weekday transit trips. 

It is anticipated that the existing transit service in the Project area would be able to accommodate the 
Project generated transit trips. The Project would generate on average less than one new boarding 
per bus in the AM and PM peak hours. Therefore, given the number of transit trips generated by the 
Project and the existing transit routes in the Project vicinity, it is concluded that the public transit 
system would not be significantly impacted by the proposed Project. 
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12.0  PARKING ANALYSIS 
The parking analysis for the proposed Project involves determining the expected parking needs, 
based on the size and type of proposed development components, versus the parking supply.  For 
this parking analysis, two methods were used to estimate the peak parking demands of the proposed 
Project.  These methods include:  

 Application of City code requirements (which typically treat each use of the Project as a 
“stand alone” use at maximum demand);  

 Application of shared parking usage patterns by time-of-day to applicable City code parking 
ratios (which recognizes that the parking demand for each land use component varies by time 
of day, day of week, and/or month of year).   

12.1 City Code Parking Analysis 
The parking analysis for the proposed Project was initially calculated by using the parking codes in 
the City of Torrance Municipal Code Section 93.1.1 and comparing it to the proposed parking 
supply. As noted earlier, Project includes development of a 45,000 SF health club/fitness center, a 
restaurant building with a total floor area of up to 12,000 SF and the conversion of the 75,782 SF of 
MGFA within the existing 5-story office building to medical office space.  The remaining 246,106 
SF of MGFA is assessed as office space in this analysis.   

12.1.1 Proposed Parking Supply 
Based on information provided by the project architect, the Project site is expected to provide 1,304 
spaces, consisting of the following, upon completion of the proposed Project:  

Existing Parking Structure 449 Spaces 

Surface Lot 665 Spaces 

New Parking Structure Under Fitness Facility 185 Spaces 

Surface Lot (Valet) 5 Spaces 

Total 1,304 Space 
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12.1.2 City Code Parking Requirements 
To determine the number of parking spaces required for the proposed Project, the City’s parking 
codes were utilized.  

 Office: 3.33 spaces per 1,000 square-feet (SF) of gross floor area (GFA)  
 Restaurant, café, etc: 10 spaces per 1,000 SF of GFA  
 Fitness Center: 10 spaces per 1,000 SF of GFA 
 Medical Office: 5 spaces per 1,000 SF of GFA 

Table 12-1 summarizes the projected parking requirements for the Project using the above-referenced 
parking codes. As shown, direct application of the City’s code to the existing and proposed 
development results in a code-parking requirement of 1,769 spaces, which overstates the amount that 
would be needed to accommodate the proposed mix of uses. With a proposed parking supply of 
1,304 spaces, a theoretical parking deficiency of 465 parking spaces is forecast. 

These parking requirements reflect the total parking demand assuming each use is a “freestanding” 
development at maximum demand and does not consider the “sharing” of parking spaces or time of 
day parking demand needs. 

However, as previously mentioned, there is an opportunity to share parking spaces based on the 
utilization profile of each land use component and the differing hours of operations of the mix of tenants 
at the Project site. The following section calculates the parking requirements for the proposed project 
based on the shared parking methodology approach and consistent with Section 93.4.10 Joint Uses of 
the City’s Municipal Code. 
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TABLE 12-1 
CITY CODE PARKING REQUIREMENTS42 

Project Description Size Code Parking Ratio 
Spaces 

Required 

Vehicular Parking Needs    

 Existing Office 246,106 SF 3.33 spaces per 1000 SF of GFA 820 spaces 

 Restaurant 12,000 SF 10 spaces per 1000 SF of GFA 120 spaces 

 Fitness Center 45,000 SF 10 spaces per 1000 SF of GFA 450 spaces 

 Medical Office 75,782 SF 5 spaces per 1000 SF of GFA 379 spaces 

 Total Code Parking Requirement:     1,769 spaces 

Proposed Parking Supply: 1,304 spaces 

Total Parking Surplus / Deficiency (+/-): -465 spaces 

 

                                                 
42  Source:  City of Torrance Municipal Code.   
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12.2 Shared Parking Analysis 
12.2.1 Shared Parking Rationale and Basis 
Accumulated experience in parking demand characteristics indicates that a mixing of land uses 
results in an overall parking need that is less than the sum of the individual peak requirements for 
each land use.  Due to the proposed mixed-use characteristics of the site opportunities to share 
parking can be expected.  The objective of this shared parking analysis is to project the peak parking 
requirements for the project based on the combined demand patterns of different land uses at the site.  

Shared parking calculations recognize that different uses often experience individual peak parking 
demands at different times of day, or days of the week, or even months of the year.  When uses share 
a common parking footprint, the total number of spaces needed to support the collective whole is 
determined by adding parking profiles (by time of day, week, and year), rather than individual peak 
ratios as represented in the City of Torrance Municipal Code.  

There is an important common element between the traditional "code" and the Shared Parking 
calculation methodologies; the peak parking ratios, or "highpoint" for each land use's parking 
profile, typically equals the "code" parking ratio for that use. The analytical procedures for Shared 
Parking Analyses are well documented in the Shared Parking, 2nd Edition publication by the Urban 
Land Institute (ULI).   

Shared parking calculations for the site utilize hourly parking accumulations developed from field 
studies of single developments in free-standing settings, where travel by private auto is maximized. 
These characteristics permit the means for calculating peak parking needs when land use types are 
combined.  Further, the shared parking approach will result, at other than peak parking demand 
times, in an excess amount of spaces that will service the overall needs of the site. 

Consistent with Section 93.4.10, Joint Uses of the Municipal Code, the project applicant proposes 
the use of shared parking to demonstrate that sufficient parking will be provided at all times for all 
uses, using the guidelines published by the Urban Land Institute Shared Parking, 2nd Edition 
publication at the Project site . 

12.3 Shared Parking Ratios and Profiles 
The hourly parking demand profiles (expressed in percent of peak demand) utilized in this analysis 
and applied to the site are based on profiles developed by the Urban Land Institute (ULI) and 
published in Shared Parking, 2nd Edition. The ULI publication presents hourly parking demand 
profiles for four (4) general land use categories: office, fine/casual dining, fitness center, and 
medical/dental office. The ULI profiles of parking demand have been used directly, by land use type, 
in the analysis of this site and are applied to the City’s applicable parking ratio, with the exception of 
the fitness club/health club.   

For this study, a parking ratio of 5.0 spaces per 1,000 SF was applied to the proposed health club. 
The use of this parking ratio is consistent with prior City approvals of similar health club projects 
within a mixed-use development per information provided by City staff.  The health club profiles 
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were directly derived from the ULI Shared Parking publication. For health clubs, the peak demand 
occurs between 6:00 PM - 7:00 PM on weekdays and 5:00 PM – 6:00 PM on weekends.  
 
The ULI Shared Parking publication includes several categories for restaurants. For this analysis, 
the parking profile for fine/casual dining restaurant was utilized as this category would match the 
proposed restaurant use. Like the health club profiles, the restaurant profiles are derived exactly from 
the ULI baseline.  The restaurant-parking ratio utilized in this analysis is based on the City code rate 
of 10 spaces per 1000 SF. According to the Shared Parking publication, casual/fining dining 
restaurant uses are shown to experience peak demand between 7:00 PM and 10:00 PM on weekdays, 
and 8:00 PM and 9:00 PM on weekends, whereas a fast-food uses peak demand occurs between 
12:00 PM and 2:00 PM on weekdays and weekends. 
 
The medical/dental office profiles were also directly derived from ULI.  The peak-parking ratio for 
medical/dental office uses exactly equals the City’s Parking Code requirement of 5 spaces per 1000 
SF of floor area. This ratio was applied to the proposed medical office space. Peak demand for office 
occurs between 10:00 AM–12:00 PM and 2:00 PM–4:00 PM on weekdays, and 10:00 AM–12:00 
PM on weekends. 
 
For office uses, the parking profile in the ULI publication was used and applied to the City’s Parking 
Code ratio of 1 space per 300 SF (or 3.33 spaces per 1000 SF) to forecast its weekday and weekend 
hourly demand associated with the remaining office space.  Peak demand for office occurs between 
10:00 AM–11:00 AM and 2:00 PM–3:00 PM on weekdays, and 11:00 AM–12:00 PM on weekends. 
 
For this analysis, parking adjustments were utilized to account for (1) “walk-in/internal capture” trips 
attributable to synergy between uses within the Project, adjoining commercial and residential uses, and 
(2) alternative modes of travel (i.e. carpool, vanpool, transit, bicycle, pedestrian). These adjustments 
are representative of the interaction between the health club/restaurant uses with the office/medical 
office uses as well as the existing uses in the vicinity of the Project site, and implementation of a 
Transportation Demand Management Program, consistent with Article 3 – Transportation Demand 
Management and Trip Reduction Measures, Section 910.3.2 Development Standards of the City’s 
Municipal Code. The internal capture adjustment recognizes that the employees of the office and 
medical office components of the Del Amo Financial Center will patronize the restaurant and health 
club uses to be located on-site.  Table 12-2 summarizes the mode choice adjustments used in the 
shared parking analysis for the Project. Table 12-3 summarizes the internal capture adjustments used 
in the shared parking analysis for the Project. 
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TABLE 12-2 
SHARED PARKING MODE CHOICE ADJUSTMENTS 

 Mode Choice  

Land Use /  Weekday Weekend  

Group Daytime Evening Daytime Evening Basis / Assumptions 

Office / Visitors 0% 0% 0% 0% No adjustment 

Office / Employees 10% 10% 0% 0% 

Assumes a portion of employees 
will carpool/vanpool, drop-off, or 
use transit (ride bus) or walk/bike, 
per TDM program. 

Medical Office / 
Visitors 5% 5% 0% 0% 

Assumes a portion of 
visitors/patients will use 
alternative modes to include drop-
off, taxi, transit, etc. 

Medical Office / 
Employees 10% 10% 0% 0% 

Assumes a portion of employees 
will carpool/vanpool, drop-off, or 
use transit (ride bus) or walk/bike 
per TDM program 

Health Club  / Patrons 5% 5% 5% 5% 

Assumes a portion of 
patrons/customers will use 
alternative modes to include bike 
and walk, etc. 

Health Club / 
Employees 0% 0% 0% 0% No adjustment 

Restaurant  / Patrons 15% 15% 15% 15% 

Assumes a portion of 
patrons/customers will use 
alternative modes to include taxi, 
transit, walk, etc. 

Restaurant / Employees 5% 5% 5% 5% 
Assumes a portion of employees 
will use transit (ride bus) or 
walk/bike. 
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TABLE 12-3 
SHARED PARKING INTERNAL CAPTURE ADJUSTMENTS 

 Internal Capture  

Land Use /  Weekday Weekend  

Group Daytime Evening Daytime Evening Basis / Assumptions 

Office / Visitors 0% 0% 0% 0% No adjustment 

Office / Employees 0% 0% 0% 0% No adjustment 

Medical Office / 
Visitors 0% 0% 0% 0% No adjustment 

Medical Office / 
Employees 0% 0% 0% 0% No adjustment 

Health Club  / 
Patrons 10% 10% 0% 0% 

Assumes a portion of the health club 
members will be by office / medical 
office employee on-site. 

Health Club / 
Employees 0% 0% 0% 0% No adjustment 

Restaurant  / Patrons 15% 15% 0% 0% 

Assumes a portion of the restaurant 
patronage will be by office / medical 
office employee / visitors already on-
site. 

Restaurant / 
Employees 0% 0% 0% 0% No adjustment 
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12.4 Application of Shared Parking Methodology 
Tables 12-4 and 12-5 presents the weekday and weekend parking demand profiles for site based on 
the shared parking methodology, assuming full occupancy of the site.   

Columns (1) through (4) of Tables 12-4 and 12-5 present the parking accumulation characteristics and 
parking demand for the site for the hours of 6:00 AM to midnight.  Column (5) presents the expected 
joint-use parking demand for the entire site on an hourly basis, while Column (6) summarizes the 
hourly parking surplus/deficiency for the site compared to a shared parking supply of 1,304 spaces.  
Note that the sizing (floor area) of each land use / tenant, and recommended parking rates are included 
in the tabular headings of each type. 

Review of Tables 12-4 and 12-5 indicates that the future full occupancy weekday peak parking 
demands will occur at 2:00 PM with peak “design level” demands of 1,290 spaces.  Based on the 
existing parking supply of 1,304 spaces, the peak demand hour on a weekday will yield a surplus of 
14 spaces.  On a weekend the peak parking demand will occur at 11:00 AM with a peak demand of 
576 spaces resulting in a surplus of 728 spaces. 

Based on LLG’s experience, it is concluded that there is adequate parking on site to accommodate the 
proposed Project at full occupancy of the Del Amo Financial Center. 

Appendix H contains the shared parking worksheet. 
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TABLE 12-4 
WEEKDAY SHARED PARKING DEMAND ANALYSIS43 

Land Use Existing Office
Fine/Casual 

Dining Health Club
Medical/Dental 

Office
Size 246.106 KSF 12.000 KSF 45.000 KSF 75.782 KSF Total

Pkg Rate[2] 3.33 /KSF 10 /KSF 5.0 /KSF 5 /KSF Spaces = Comparison w/
Gross 820 Spc. 120 Spc. 225 Spc. 379 Spc. 1,544 Parking Supply
Spaces Shared 1304 Spaces

Number of Number of Number of Number of Parking Surplus
Time of Day Spaces Spaces Spaces Spaces Demand (Deficiency)

6:00 AM 21 0 136 0 157 1,147
7:00 AM 205 3 82 0 290 1,014
8:00 AM 522 8 82 285 897 407
9:00 AM 684 11 136 330 1,161 143
10:00 AM 745 24 136 353 1,258 46
11:00 AM 709 40 155 353 1,257 47
12:00 PM 622 62 118 185 987 317
1:00 PM 641 62 136 330 1,169 135
2:00 PM 745 56 136 353 1,290 14
3:00 PM 709 37 136 353 1,235 69
4:00 PM 622 43 155 330 1,150 154
5:00 PM 347 63 175 305 890 414
6:00 PM 173 77 193 238 681 623
7:00 PM 69 79 172 106 426 878
8:00 PM 49 79 152 53 333 971
9:00 PM 21 79 129 0 229 1,075
10:00 PM 7 77 66 0 150 1,154
11:00 PM 0 61 21 0 82 1,222
12:00 AM 0 22 0 0 22 1,282

Notes:
[1]  Source:  ULI - Urban Land Institute "Shared Parking," Second Edition, 2005.
[2]  Parking rates for all land uses based on ULI procedure normalized to express percentage in terms of absolute peak demand ratios.

                                                 
43    Source:  ULI - Urban Land Institute "Shared Parking," Second Edition, 2005. 
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TABLE 12-5 
WEEKEND SHARED PARKING DEMAND ANALYSIS44 

Land Use Existing Office
Fine/Casual 

Dining Health Club
Medical/Dental 

Office
Size 246.106 KSF 12.000 KSF 45.000 KSF 75.782 KSF Total

Pkg Rate[2] 3.33 /KSF 10 /KSF 5.0 /KSF 5 /KSF Spaces = Comparison w/
Gross 820 Spc. 120 Spc. 225 Spc. 379 Spc. 1,544 Parking Supply
Spaces Shared 1304 Spaces

Number of Number of Number of Number of Parking Surplus
Time of Day Spaces Spaces Spaces Spaces Demand (Deficiency)

6:00 AM 0 0 139 0 139 1,165
7:00 AM 16 4 80 0 100 1,204
8:00 AM 49 5 63 304 421 883
9:00 AM 65 10 88 354 517 787
10:00 AM 74 13 63 379 529 775
11:00 AM 83 26 88 379 576 728
12:00 PM 74 56 88 202 420 884
1:00 PM 65 61 55 0 181 1,123
2:00 PM 49 52 47 0 148 1,156
3:00 PM 33 52 55 0 140 1,164
4:00 PM 16 52 98 0 166 1,138
5:00 PM 9 69 175 0 253 1,051
6:00 PM 9 95 168 0 272 1,032
7:00 PM 0 99 106 0 205 1,099
8:00 PM 0 104 55 0 159 1,145
9:00 PM 0 95 18 0 113 1,191
10:00 PM 0 95 4 0 99 1,205
11:00 PM 0 92 4 0 96 1,208
12:00 AM 0 52 0 0 52 1,252

Notes:
[1]  Source:  ULI - Urban Land Institute "Shared Parking," Second Edition, 2005.
[2]  Parking rates for all land uses based on ULI procedure normalized to express percentage in terms of absolute peak demand ratios.  
 
 
 
 
 
 
 
  

                                                 
44    Source:  ULI - Urban Land Institute "Shared Parking," Second Edition, 2005. 
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