
CITY OF MERCED 
Site Plan Review Committee 

 
MINUTES 

 
       Planning Conference Room 
       2nd Floor Civic Center 
       Thursday, January 31, 2019 
 
Chairperson McBRIDE called the meeting to order at 1:32 p.m. 

1. ROLL CALL 

Committee Members Present: Chief Building Official Frazier, Land Surveyor 
Cardoso (for City Engineer) and Director of 
Development Services McBride 

Committee Members Absent: None  

Staff Present: Planning Manager Espinosa, Public Works 
Director Elwin, and Planner/Recording 
Secretary Nelson 

2. MINUTES 

M/S  McBRIDE-CARDOSO, and carried by unanimous voice vote, to 
approve the Minutes of January 24, 2019, as submitted. 

3. COMMUNICATIONS 

 None. 

4. ITEMS 
 

4.1 Extension of Vesting Tentative Subdivision Map (VTSM) #1280 
(“Bellevue Ranch North, Phases 3 & 4”), for 30 large lots, located at 
Bellevue Road and G Street. 

 
Associate Planner NELSON reviewed the request for the extension 
of VTSM #1280.  She recapped the history of the approvals and 
previous extensions granted by the State of California.  She outlined 
the regulations of the Subdivision Map Act for denying a request for 
the extension of a vesting tentative subdivision map. 
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There was a brief discussion regarding the map and clarification on 
the information provided at Attachment D of the Memo to the Site 
Plan Committee.   

 
M/S CARDOSO - FRAZIER, and carried by the following vote to 
approve a one-year extension for Vesting Tentative Subdivision Map 
(VTSM) #1280 (Amended Planning Commission Resolution 
#2857): 
 
AYES: Committee Members Cardoso, Frazier, and 

Chairperson McBride  
NOES: None 
ABSENT: None  

4.2 Extension of Vesting Tentative Subdivision Map (VTSM) #1279 
(“Mission Ranch”), for 138 lots on 19.6 acres, located at the 
southwest corner of Mission Avenue and Highway 59. 

Associate Planner NELSON reviewed the request for the extension 
of VTSM #1279.  She recapped the history of the approvals and 
previous extensions granted by the State of California.  She outlined 
the regulations of the Subdivision Map Act for denying a request for 
the extension of a vesting tentative subdivision map.  Ms. NELSON 
explained that there is an unresolved issue regarding the drainage 
basin for this subdivision.  Therefore, staff is recommending this 
item be continued to the Site Plan Committee Meeting of February 
14, 2019, to allow staff to work with the developer on resolving this 
issue.  Ms. NELSON noted that the Subdivision Map Act allows an 
automatic 60-day extension when a request for the extension of a 
tentative subdivision map is received.  Therefore, this map would not 
expire until March 31, 2019. 

The applicant, Bhupinder Kaur Sahota, and the applicant’s engineer, 
Jim Xu with Golden Valley Engineering were in attendance to 
answer questions from the Committee.  The applicant and Mr. Xu 
agreed to the continuation of this request.   

M/S CARDOSO-McBRIDE, and carried by the following vote to 
continue this request to the Site Plan Committee meeting of February 
14, 2019:  
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AYES: Committee Members Cardoso, Frazier, and 
Chairperson McBride  

NOES: None 
ABSENT: None  
 

4.3 Extension of Vesting Tentative Subdivision Map (VTSM) #1291 
(“Bright”), for 161 lots on 39.8 acres, located at the northeast corner 
of G Street and Merrill Place. 
 
Associate Planner NELSON reviewed the request for the extension 
of VTSM #1291.  She recapped the history of the approvals and 
previous extensions granted by the State of California.  She outlined 
the regulations of the Subdivision Map Act for denying a request for 
the extension of a vesting tentative subdivision map.  Ms. NELSON 
noted that correspondence from Rick Telegan had been received 
prior to the meeting.  Because staff needs more time to review the 
information provided by Mr. Telegan, staff is recommending this 
request be continued to the Site Plan Committee meeting of February 
14, 2019. 
 
M/S McBRIDE-FRAZIER, and carried by the following vote to 
continue this request to the Site Plan Committee meeting of February 
14, 2019:  
 
AYES: Committee Members Cardoso, Frazier, and 

Chairperson McBride  
NOES: None 
ABSENT: None 
 

4.4 Site Plan Application #432, submitted by Mike Ferrero for 
Devonwood 64, LP, property owner.   The approval allows for 
variation in the building elevations for the subdivision known as 
“Highland Park” and the modification of certain mitigation measures 
previously required for this site.  The Highland Park subdivision is 
generally located on the south side of Devonwood Drive between 
Loughborough Drive and Austin Avenue. 

 
Associate Planner NELSON reviewed the application and request 
from the property owner.  She noted a memo from staff (which was 
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provided to the Committee prior to the meeting) that included a 
corrected Exhibit 2 (Planning Commission Resolution #2901).  Refer 
to Draft Site Plan Resolution #432 for further information. 
 
The applicant and his contractor were in attendance to answer 
questions from the Committee.   
 
There was discussion regarding the modification of Finding K to 
allow the City Engineer to determine the project’s fair share of the 
improvements at Hwy 59 and 16th Street instead of coming back 
before the Site Plan Committee. 
 
Committee Member CARDOSO asked if all the improvements had 
been accepted.  Associate Planner NELSON explained that a Notice 
of Completion had been filed for the work done when the bonds were 
called for this subdivision, but she was unable to find any other 
Notice of Completion.  In order to ensure all the work is done to City 
Standard and ensure public safety, Committee Member CARDOSO 
recommending adding a condition to require inspection of the public 
utilities. 
 
Committee Member CARDOSO also asked if the streets within the 
subdivision were public or private streets.  After a brief discussion 
and reviewing the maps, it was determined that a condition should 
be added to require a Public Utilities Easement over the private 
streets if one has not already been dedicated. 
 
M/S MCBRIDE-FRAZIER, and carried by the following bot to 
adopt a Categorical Exemption regarding Environmental Review 
#19-02, and approve Site Plan Application #432, subject to the 
Findings and 4 conditions set forth in Draft Resolution #432 with the 
modification of Finding K and addition of Conditions #5, #6, and #7 
as follows: 
 
(Note:  Strikethrough deleted language, underline added language) 
 
K) Regarding Mitigation Measure 3.1-9, City staff agrees that 

some reduction from the 50% obligation is reasonable.  City 
staff will research what was paid by Phase One of the Merced 







CITY OF MERCED 
SITE PLAN REVIEW COMMITTEE 
RESOLUTION #432 
 

Mike Ferrero for Devonwood 64, LP  
Revise building elevations and modify 
mitigation measures dealing with traffic 

APPLICANT  PROJECT 
   
5732 Engineer Dr. #102  Devonwood Drive between Austin 

Avenue and Loughborough Drive 
ADDRESS  PROJECT SITE 
   
Huntington Beach, CA 92649  058-470-001 through –036; 058-480-

001 through -047; 058-490-001 through 
-053  

CITY/STATE/ZIP  APN 
   
951-454-2359  Planned Development (P-D) #16 
PHONE  ZONING 
 
 
In accordance with Chapter 20.68 of the Merced City Zoning Ordinance, the Site Plan 
Review Committee reviewed and administratively approved Site Plan Application #432 
on January 31, 2019, submitted by Mike Ferrero for Devonwood 64, LP, property owner.   
The approval allows for variation in the building elevations for the subdivision known as 
“Highland Park” and the modifiication of certain mitigation measures previously required 
for this site.  The Highland Park subdivision is generally located on the south side of 
Devonwood Drive between Loughborough Drive and Austin Avenue.   Said property 
being more particularly described as Lots 1 through 124 as shown on the Subdivision 
Map entitled “Tract No. 4346 Highland Park,” recorded in Volume 77, Page 1 of Merced 
County Records, also known as Assessor’s Parcel Numbers 058-470-001 through –036; 
058-480-001 through -047; 058-490-001 through -053. 
 
WHEREAS, the Merced City Site Plan Review Committee makes the following 
Findings: 
 

A) General Plan Amendment and Site Utilization Plan (SUP) Revision #22 to 
Planned Development (P-D) #16 for the Highland Park Subdivision (Exhibit 1) 
was approved by City Council on November 6, 2006. 

B) Conditional Use Permit (CUP) #1092 and Tentative Subdivision Map #1293 
for the Highland Park Subdivision were approved by the Planning Commission 
on September 20, 2006, subject to the approval of the  aforementioned General 
Plan Amendment and SUP Revision.  Refer to Planning Commission 
Resolution #2901 at Exhibit 2 for the Conditions of Approval. 
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C) An Environmental Impact Report was adopted by the City Council on June 11, 
1999 for the Merced Market Place Development.  A Supplemental 
Environmental Impact Report was adopted by the City Council on November 
6, 2006 as part of the General Plan Amendment and SUP Revision for 
Highland Park. 

D) A Mitigation Monitoring Program was adopted as part of the Environmental 
Review for the General Plan Amendment and SUP Revision for Highland.  
This Mitigation Monitoring Program is provided with Planning Commission 
Resolution #2901 at Exhibit 3. 

E) Per Condition #1 of Planning Commission Resolution #2901, the project was 
to be constructed consistent with Attachments B, D, and G of Staff Report #06-
63.  Attachment D included the approved elevations for the homes to be 
constructed within the Highland Park Subdivision.  Attachment D of Staff 
Report #06-63 is provided at Exhibit 4. 

F) Condition #34 of Planning Commission Resolution #2901 provided specific 
design features that were to be included in the elevations for the homes 
throughout the subdivision. 

G) Final Subdivision Map No. 5346 for Highland Park was recorded February 20, 
2007, but no homes were ever constructed. 

H) All the work required by the Subdivision Agreement for Highland Park was not 
completed by the developer.  The City called the security bonds and entered 
into a Takeover Agreement to have certain work completed.  A Notice of 
Completion for the Takeover Agreement was recorded on February 17, 2010. 

I) The current owner, Devonwood 64, LP has requested approval of revised 
building elevations (Exhibit 5) and modification of the following traffic 
mitigation measures (see letter at Exhibit 6):  3.1-7, 3.1-9, 3.1-11, 3.1-12, and 
3.1-13.   

J) A traffic analysis was prepared by Ken Anderson and Associates to analyze the 
current traffic conditions and the effects of this project (Exhibit 7).  This 
analysis revealed that the Olive Avenue/R Street intersection would operate at 
a Level of Service (LOS) B during the AM Peak Hour traffic hours and LOS C 
during the PM Peak Hour traffic hours under the existing plus project 
conditions.  Based on this analysis, MM 3.1-7 and 3.1-13 are no longer 
necessary with this project. 
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K) Regarding Mitigation Measure 3.1-9, City staff agrees that some reduction 
from the 50% obligation is reasonable.  City staff will research what was paid 
by Phase One of the Merced Market Place development and present 
information to the City Engineer for a determination on what the appropriate 
reduction should be, including possibly reducing the obligation to zero or to the 
project’s share to be paid through the Public Facilities Impact Fees. This shall 
occur prior to issuance of the first building permit. 

L) Regarding Mitigation Measure 3.1-11, these improvements would be 100% 
reimbursable by the City.  Because the City would ultimately be responsible for 
payment of these improvements and the project would pay Public Facilities 
Impact Fees to contribute to the cost of these improvements, this project would 
not be responsible for constructing the improvements required by this 
mitigation measure.  However, they are still required to pay the Public 
Facilities Impact Fees. 

M) The northbound right-turn lane required by Mitigation Measure 3.1-12 has 
already been installed.  Therefore, it is no longer a requirement of this 
subdivision.      

NOW, THEREFORE, BE IT RESOLVED that the Merced City Site Plan Review 
Committee does approve Site Plan Application #432 subject to the following conditions:  
 
1) The elevations provided at Exhibit 4 are approved as proposed.  These elevations 

shall comply with Condition #34 of Planning Commission Resolution #2901 
(Exhibit 2). 

2) All conditions contained in Site Plan Review #79-1 – Amended (“Standard 
Conditions for Site Plan Review Application”) shall apply. 

3) The project shall comply with all conditions of Planning Commission Resolution 
#2901, except those superseded by this resolution. 

4) The modifications to the mitigation measures as described in Findings J, K, L, and 
M above are approved. 

5) Per Finding K, the City Engineer shall determine the appropriate reduction prior 
to issuance of the first building permit. 

6) All public utilities will need to be inspected to ensure they meet City standards 
and public safety requirements. 

7) If not already completed, the streets shall be dedicated to the City as public 
utilities easements. 
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REQUEST TO REMOVE TRAFFIC MITIGATION MEASURES 
 
 
RE: Highland Park Project, 124 homes on Devonwood Drive, Merced, CA 
 
Julie, 
 
Based upon the findings of the traffic study that we have submitted to the city, we are requesting the 
following mitigation measures/conditions be removed from the project. Our understanding of the study 
and our discussions with the consultant reflect that these intersections will operate at acceptable levels 
after the project is built out in their current state, or that the improvements have already been made. 
 

1. Item #6 of Attachment J, to the Traffic Improvement Phasing Plan relating to a WB dual turn 
lane at Olive and Austin. 

2. Item #7 of Attachment J, relating to a NB dual left turn lane at Olive and R Street. 
3. Item #9 of Attachment J, relating to left turn lanes at Hwy 59 and 16th Street. 
4. Item #11 of Attachment J, relating to improvements at Olive and Hwy 59. 
5. Item #12 of Attachment J, relating to NB right turn lane at Olive and Austin. 
6. Item #13 of Attachment J, relating to SB right turn at Olive and R Street. 

 
 
Sincerely, 
 
 
Craig Potter 
Devonwood 64, LP 

EXHIBIT 6





 
Transportation Engineers 
 

3853 Taylor Road, Suite G • Loomis, CA 95650 • (916) 660-1555 • FAX (916)660-1535 

 
 
 
September 11, 2018 
 
 
 
Mr. Craig Potter 
CP Capital Consultants 
823 N Harbor Boulevard 
Fullerton, CA  92832 
 
Subject:  Highland Park Project Traffic Analysis 
 
Dear Mr. Potter - 
 
On behalf of KD Anderson & Associates (KDA), I am pleased to submit this letter report 
presenting our traffic analysis of the Highland Park project.  The following is: 
 
 an executive summary of the analysis, 
 our understanding of the project, 
 a description of the methods used in the analysis, and 
 the results of the analysis. 

 
Enclosed separately is a technical appendix presenting: 
 
 traffic volume count data reports, 
 level of service (LOS) calculation worksheets, and 
 travel demand model output. 

 
 
EXECUTIVE SUMMARY 
 
This letter report presents traffic analysis of the Highland Park project in the City of Merced.  
The enclosed Figure 1 shows the roadway network in the study area.  The enclosed Figure 2 
shows the roadway network in the immediate vicinity of the project site.  The enclosed Figure 3 
shows a site plan for the project. 
 
This report presents analysis of traffic operations at four intersections that would provide vehicle 
access to the project site.  The enclosed Figure 1 shows the study intersections for this report. 
 
The objective of the analysis presented in this letter report is to determine whether the Highland 
Park project would have a significant traffic-related impact on the study intersections.  The 
analysis concludes the project would not have a significant traffic-related impact on study 
intersections. 

EXHIBIT 7
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PROJECT UNDERSTANDING 
 
The Highland Park project is located in the City of Merced, in the general area: 
 
 south of Olive Avenue, 
 northeast of the Santa Fe railroad, 
 east of State Route (SR) 59, and 
 west of R Street. 

 
The enclosed Figure 1 shows the roadway network in the study area. 
 
The project site is located along the south side of a U-shaped roadway, which is Loughborough 
Drive to the west and Austin Avenue to the east.  The enclosed Figure 2 shows the roadway 
network in the immediate vicinity of the project site. 
 
Retail commercial land uses are located adjacent to the Highland Park project site, including a 
Walmart facility to the northwest and a Lowe’s facility to the north.  Other commercial land uses 
are located in the vicinity of the project site along Olive Avenue. 
 
The Highland Park project would include 124 single-family detached units.  Figure 3 presents a 
site plan displaying the arrangement of proposed land uses on the project site. 
 
The Highland Park project site was included in a traffic analysis prepared for an environmental 
impact report (EIR) on a larger project site that included, for example, the Walmart site.  The 
traffic analysis presented in this letter report augments traffic analysis presented in a 
Supplemental Environmental Impact Report SCH #1998091004 – Original Application Site 
Utilization Plan Revision #17 to Planned Development #16 Lot Split #98-03 – Current 
Application General Plan Amendment #06-06 Site Utilization Plan Revision #22 to Planned 
Development #16 (SEIR) prepared by the City of Merced in July 2006.  While the previous SEIR 
analyzed the impacts of land use development including an area larger than the Highland Park 
project site, the analysis presented in this letter report focuses on the direct traffic-related impacts 
of solely the Highland Park project site.  If needed, this letter report identifies improvements 
required to ensure acceptable traffic operations. 
 
Because the analysis presented in this letter report augments the traffic analysis presented in the 
SEIR, many of the methods, assumptions, and approaches applied in the SEIR are also applied in 
this letter report.  As described in more detail below in the Analysis Methods section of this letter 
report, some methods, assumptions, and approaches have been updated to reflect current 
industry-standard analysis. 
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ANALYSIS METHODS 
 
The following is a description of the methods and assumptions used in the traffic analysis 
presented in this letter report. 
 
As noted earlier in this letter report, the analysis presented in this report augments the traffic 
analysis presented in the SEIR.  Therefore, many of the methods, assumptions, and approaches 
applied in the SEIR are also applied in this letter report.  Descriptions provided in the SEIR are 
incorporated by reference, including: 
 
 descriptions of existing transportation systems in the vicinity of the project site; 
 standards of significance; 
 relevant General Plan policies, special issues, and standards; and 
 software used to analyze LOS. 

 
While the items listed above are incorporated by reference into this letter report, some methods, 
assumptions, and approaches have been updated to reflect current industry-standard analysis or 
analysis focused on the Highland Park project.  The following is a description of updated or 
focused methods, assumptions, and approaches applied in the analysis presented in this letter 
report. 
 
Study Area Intersections 
 
Traffic operations at intersections that would provide vehicle access to the Highland Park project 
site were analyzed for this letter report.  In consultation with City of Merced staff, the following 
four intersections were analyzed for this letter report: 
 

1. Olive Avenue & Loughborough Drive 
2. Olive Avenue & Austin Avenue 
3. Olive Avenue & Meadows Avenue 
4. Olive Avenue & R Street 

 
These four intersections are considered most likely to experience impacts associated with 
development of the Highland Park project.  The locations of the study intersections are presented 
in the enclosed Figure 1.  The numbers listed above correspond to the intersection numbers on 
Figure 1. 
 
Study Scenarios 
 
As noted previously, the objective of the analysis presented in this letter report is to identify the 
direct traffic-related impacts of development of the Highland Park project site.  Therefore, in 
consultation with City of Merced staff, the analysis presented in this letter report focuses on: 
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 Existing Conditions, and 
 Existing Plus Project Conditions. 

 
Level of Service Analysis Procedures 
 
Level of service analysis provides a quantitative basis for describing traffic operating conditions.  
LOS measures the quality of traffic flow and is represented by letter designations from A to F, with 
a grade of A referring to the best conditions, and F representing the worst conditions.  The 
characteristics associated with the various LOS are presented in the enclosed Table 1. 
 
Level of service was analyzed for the SEIR using the most recent version of the Highway Capacity 
Manual and Synchro analysis software package available at the time.  Both the Highway Capacity 
Manual and Synchro analysis software package have been updated since the time the SEIR was 
prepared.  For this letter report, LOS was analyzed using updated Highway Capacity Manual and 
Synchro versions.  Methods presented in the Highway Capacity Manual 2010 (Transportation 
Research Board 2010) were used in the analysis presented in this letter report.  Methods described 
in the Highway Capacity Manual 2010 were used to provide a basis for describing traffic 
conditions.  The Synchro Version 10 software analysis package (Trafficware 2018) was used for the 
analysis presented in this letter report. 
 
Worksheets and output reports for the calculation of LOS are presented in the enclosed technical 
appendix. 
 
Existing Traffic Volumes 
 
Updated intersection turning movement traffic volume count data at all study intersections were 
collected during the 7:00 a.m. to 9:00 a.m. period, and the 4:00 p.m. to 6:00 p.m. period. 
 
Count data for the intersection of Olive Avenue & Loughborough Drive, and for the intersection 
of Olive Avenue & Austin Avenue were collected on Tuesday March 28, 2017.  Count data for 
the intersection of Olive Avenue & Meadows Avenue and for the intersection of Olive Avenue 
& R Street were collected on Tuesday August 28, 2018. 
 
Traffic volume count data worksheets used in the analysis presented in this letter report are included 
in the enclosed technical appendix. 
 
Figure 4 presents the existing a.m. peak hour and p.m. peak hour traffic volumes at the existing 
study intersections. 
 
Trip Generation 
 
The number of vehicle trips that would be generated by a project is determined by identifying the 
type and size of proposed land use.  Recognized sources of trip generation rates may then be used to 
calculate the total number of trips. 
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Trip generation was analyzed for the SEIR using the most recent version of the Institute of 
Transportation Engineers (ITE) Trip Generation Manual available at the time. 
 
Trip generation for the Highland Park project has been updated for this letter report using trip 
generation rates published in the Trip Generation Manual, 10th Edition (Institute of Transportation 
Engineers 2017) and the projected use of the site.  Table 2 shows the trip generation rates applied 
for the proposed project.  Table 3 shows the trip generation estimate for the project. 
 
As shown in Table 3, the Highland Park project is estimated to generate 92 a.m. peak hour trips, 
and 123 p.m. peak hour trips. 
 
Trip Distribution 
 
Project-related trips were geographically distributed over the study area roadway network.  The 
distribution of trips is based on the relative attractiveness or utility of possible destinations.  
 
Trip distribution was analyzed for the SEIR using the most recent version of the Merced County 
Association of Governments (MCAG) travel demand model available at the time.  The 2015 version 
of the MCAG travel demand model was used to estimate trip distribution percentages for the 
analysis presented in this letter report.  The travel demand model is considered to be a valid source 
for the trip distribution percentages because it directly addresses: 
 
 the location of destinations of project-related trips, 
 the magnitude of land uses that would attract project-related trips, and 
 the quality of access to the destinations via the roadway network. 

 
A “select link” analysis was conducted using the MCAG travel demand model to determine the 
geographic distribution of project-related travel.  The select link analysis identifies vehicle trips 
associated with the project site, and identifies the direction of travel to and from the project site.  
Adjustment of the raw results from the travel demand models, where needed, was applied.  Raw, 
pre-adjustment, traffic model results used in the development of trip distribution percentages are 
presented in the enclosed technical appendix. 
 
Trip distribution percentages applied in the analysis presented in this letter report are presented in 
Table 4. 
 
Trip Assignment 
 
Project –related trips, shown in Table 3, were geographically distributed using the data shown in 
Table 4, and assigned to logical travel routes.  The resulting traffic generated by the project is 
shown in Figure 5.  This traffic was then added to existing traffic volumes.  The resulting 
Existing Plus Project traffic volumes are shown in Figure 6. 
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ANALYSIS RESULTS 
 
The enclosed Table 5 presents the results of the analysis of traffic operations at the study 
intersections.  Table 5 shows LOS for both a.m. peak hour and p.m. peak hour conditions, under 
both Existing Conditions and Existing Plus Project Conditions. 
 
As shown in Table 5, all study intersections would operate at LOS C or better during both the 
a.m. peak hour and p.m. peak hour, under both Existing Conditions and Existing Plus Project 
Conditions.  Implementation of the Highland Park project would increase vehicle delay during 
both the a.m. peak hour and p.m. peak hour.  However, as described in the SEIR, LOS C is 
considered by the City of Merced to be acceptable operating condition.  Therefore, based on 
standards of significance presented in the SEIR, the Highland Park project is considered to have 
a less than significant impact on traffic operations.  No mitigation measures are required. 
 
 
CLOSING 
 
Thank you for this opportunity to provide traffic analysis services on the Highland Park project.  
If you have any questions about this report, please contact me via E-mail message at 
kanderson@kdanderson.com, or call me at 916/660-1555. 
 
 
 
 
Sincerely, 
 
KD Anderson & Associates, Inc. 
 
 
 
 
 
 
Kenneth D. Anderson, P.E. 
President 
 
 
 
 
 
enclosures 
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PROJECT VICINITY
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SITE PLAN
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figure 4

EXISTING TRAFFIC VOLUMES AND LANE CONFIGURATIONS
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figure 5

PROJECT ONLY TRAFFIC VOLUMES
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Table 1.  Level of Service Definitions - Signalized Intersections

Level of 
Service Characteristics Vehicle Delay (in Seconds)

A Vehicle progression is exceptionally favorable or the cycle 
length is very short.

Delay < 10.0 seconds/vehicle

B Vehicle progression is highly favorable or the cycle length is 
short.

Delay > 10 seconds/vehicle and 
< 20 seconds/vehicle

C Vehicle progression is favorable or the cycle length is 
moderate. Individual cycle failures may begin to appear at 
this level.

Delay > 20 seconds/vehicle and 
< 35 seconds/vehicle

D Vehicle progression is ineffective or the cycle length is long. 
Many vehicles stop and the individual cycle failures are 
noticeable.

Delay > 35 seconds/vehicle and 
< 55 seconds/vehicle

E Vehicle progression is unfavorable and the cycle length is 
long. Individual cycle failures are frequent.

Delay > 55 seconds/vehicle and 
< 80 seconds/vehicle

F Vehicle progression is very poor and the cycle length is long. 
Most cycles fail to clear the vehicle queue.

Delay > 80 seconds/vehicle

Source:  Transportation Research Board 2010.

__________________________

 



 

 

 

Table 2.  Highland Park - Trip Generation Rates

AM Peak Hour PM Peak Hour

Land Use and ITE
Land Use Code Units In Out Total In Out Total

Single-Family Dwelling 0.19 0.56 0.74 0.62 0.37 0.99
Detached Housing Units
(ITE Code 210)

_____________________________

Source:  Institute of Transportation Engineers Trip Generation Manual 9th Edition .
Note: Trip generation rates are based on average rates.

Table 3.  Highland Park - Trip Generation Estimates

AM Peak Hour PM Peak Hour

Land Use and ITE
Land Use Code Quantity In Out Total In Out Total

Single-Family 124
Detached Housing Dwelling 24 69 92 77 46 123
(ITE Code 210) Units

_____________________________

Source:  Institute of Transportation Engineers Trip Generation Manual 10th Edition .
Total may not equal the sum of components due to rounding.

 



 

 

 

Table 4.  Highland Park Project Trip Distribution Percentages

Percent of
Direction of Travel Project-Related Trips

North on Loughborough Drive 2%

North on Austin Avenue 1%

North on R Street 3%

West on Olive Avenue 43%

East on Olive Avenue 30%

Retail Commercial Along Devonwood Drive 4%

South on R Street 17%
________

TOTAL 100%

__________________________________

Source: MCAG travel demand model select link analysis.

 



 

 

 

Table 5.  Level of Service

Existing Plus Project
Existing Conditions Conditions

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

Inters.
Study Intersections Control LOS Delay LOS Delay LOS Delay LOS Delay

1 Olive Avenue & Loughborough Drive Signal B 17.0 C 28.6 B 17.3 C 29.4

2 Olive Avenue & Austin Avenue Signal A 9.5 B 14.5 A 9.8 B 15.1

3 Olive Avenue & Meadows Avenue Signal A 9.7 B 14.0 B 10.1 B 14.6

4 Olive Avenue & R Street Signal C 28.4 C 32.4 C 28.9 C 33.9

______________________________________________

Notes:  "LOS" = Level of Service.  "Inters. Control" = Type of intersection control.
     "Signal" = Signalized light control.  Delay is measured in seconds per vehicle.
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