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EXECUTIVE SUMMARY 
 
Purpose of the Report 
The purpose of this traffic impact analysis (TIA) report is to identify and document potential traffic 
deficiencies related to the proposed Coachella Airport Business Park in the City of Coachella. This 
technical report will also recommend transportation improvements to address potential project 
deficiencies to local and regional transportation facilities. 
 
Project Overview  
The project is proposed to be developed in three phases on a vacant site located at the northwest 
quadrant of State Route 86 (SR-86) and Airport Boulevard interchange. The proposed Project site 
would be accessed via Airport Boulevard, under two (2) access options - Option A, which includes a 
signalized westerly access point and an inbound right-turn-only easterly access just west of SR-86 
southbound off ramp; and, Option B, which includes the same signalized westerly access point and an 
emergency vehicle only easterly access just west of SR-86 southbound off ramp. Either option selected 
will not impact project trip assignment to the study area intersections. The selection of the access 
options was coordinated with the City prior to inclusion in the report which was also reviewed by 
Caltrans through the scoping agreement review process. The objective is to provide access options 
for City approval through the environmental review and approval process. Caltrans will eventually 
have the authority to select the preferred alternative at the time the project is submitted for State 
encroachment permit approval. It should be noted that the Project will be conditioned to submit for 
a Caltrans Encroachment Permit application process prior to the signalization of the main access point 
on Airport Boulevard for consistency to applicable Caltrans standards and guidelines to the 
satisfaction of Caltrans Traffic Operations and Electrical Operations Functional Units. 
.  
 
The following land uses are proposed as part of the industrial park project which will be developed 
through three different Phases: 
 
Phase I  

• Large Warehouse – 110,900 square feet (sf) 

• Small Warehouse – 24,000 sf 

• Small Business – 31,500 sf 

• Personal Vehicle Storage Facilities – 38,400 sf 

• Self-storage – 67,300 sf 

• Fast Food Restaurant with Drive Through – 4,650 sf 

• Service Station with Convenience Store – 10 vehicle fueling positions and 4,000 sf 
Convenience Store 

 
Phase II 

• Large Warehouse – 48,800 sf 

• Small Warehouse – 52,800 sf 

• Small Business – 22,500 sf 

• Personal Vehicle Storage Facilities – 38,400 sf 
 
Phase III 

• Large Warehouse – 73,400 sf 
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• Small Warehouse – 19,200 sf 

• Small Business – 27,000 sf 

• Self-storage – 61,300 sf 
 
The project trip generation was calculated using the ITE Trip Generation Manual (11th Edition). It is 
estimated that the project will generate 4,282 total daily trips, 396 AM peak hour trips and 355 PM 
peak hour trips. Project trip distribution and assignment were developed based on a select zone 
analysis utilizing the updated Riverside County Model (RIVCOM) and addition of the project. Project 
scenarios and study area were then established in coordination with City staff to determine the 
potential project impacts on the transportation network. Refer to Appendix A for approved scoping 
agreement. 
 
Project Scenarios: 

• Existing Year 2024 
o Existing Year 2024 Baseline Conditions: Represents the traffic conditions of the 

existing street network. 
• Opening Year 2027  

o Opening Year 2027 Baseline Conditions: Represents the traffic conditions of the street 
network assumed to be in place by Year 2027 (existing counts plus ambient growth). 

o Opening Year 2027 Plus Project Conditions: Represents the Opening Year 2027 
Baseline traffic conditions with the addition of Phase I of the proposed project.  

• Opening Year 2030  
o Opening Year 2030 Baseline Conditions: Represents the traffic conditions of the street 

network assumed to be in place by Year 2030 (existing counts plus ambient growth 
plus Phase I of the proposed project). 

o Opening Year 2030 Plus Project Conditions: Represents the Opening Year 2030 
Baseline traffic conditions with the addition of Phase II of the proposed project. 

• Opening Year 2033  
o Opening Year 2033 Baseline Conditions: Represents the traffic conditions of the street 

network assumed to be in place by Year 2033 (existing counts plus ambient growth 
plus Phases I and II of the proposed project). 

o Opening Year 2033 Plus Project Conditions: Represents the Opening Year 2033 
Baseline traffic conditions with the addition of Phase III of the proposed project. 

• Buildout Year 2045 
o Buildout Year 2045 Baseline Conditions: Represents the traffic conditions of the street 

network assumed to be in place by Year 2045 (Community Buildout plus Phases I & II 
of the proposed project). 

o Buildout Year 2045 Plus Project Conditions: Represents the Buildout Year 2045 
Baseline traffic conditions with the addition of Phase III of the proposed project. 

 
Study Area Intersections: 

1. Airport Boulevard and Filmore Street 
2. Airport Boulevard and SR-86 Northbound Ramps 
3. Airport Boulevard and SR-86 Southbound Ramps 
4. Airport Boulevard and Palm Street 
5. Airport Boulevard and Polk Street 
6. Palm Street and Grapefruit Boulevard 
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7. Avenue 54 and Grapefruit Boulevard 
8. Tyler Street and Grapefruit Boulevard 
9. Sunset Drive and Grapefruit Boulevard 
10. Airport Boulevard and Project Driveway 

 
Study Area Roadway Segments: 

1. Airport Boulevard between SR-86 Southbound Ramps and SR-86 Northbound Ramps 
2. Airport Boulevard between SR-86 Southbound Ramps and Project Driveway  
3. Airport Boulevard between Project Driveway and Palm Street 
4. Airport Boulevard between Palm Street and Polk Street 
5. Grapefruit Boulevard/CA-111 between Palm Street and Avenue 54 
6. Grapefruit Boulevard/CA-111 between Avenue 54 and Tyler Street  
7. Grapefruit Boulevard/CA-111 between Tyler Street and Sunset Drive 

 
Analysis Results and Recommendations 
Existing Year 2024 Scenario 
All study area intersections and roadway segments operate at an acceptable level of service (LOS) 

under Existing Year 2024 scenario, except for the intersection of Avenue 54 and Grapefruit Boulevard. 

  

Opening Year 2027 Scenario 
All study area intersections operate at acceptable LOS under Opening Year 2027 Baseline Conditions 

except for the following intersection. 

• Avenue 54 and Grapefruit Boulevard 

• Tyler Street and Grapefruit Boulevard 

 

All study area intersections operate at acceptable LOS under Opening Year 2027 Plus Project 

Conditions except for the following intersection: 

• Avenue 54 and Grapefruit Boulevard 

• Tyler Street and Grapefruit Boulevard 

 

The following identified improvements will address intersection operation deficiencies at this 
location: 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. This 
improvement is identified in City of Coachella Development Impact Fee (DIF) and 
Transportation Uniform Mitigation Fee (TUMF) programs for Projects B-349 and B-350. 

• Tyler Street and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 shared left/through lane in northbound direction, 1 right and 1 through 
lane in southbound direction, and 1 shared left/right lane in eastbound direction. This 
improvement is identified in the City of Coachella DIF and TUMF programs for Project B-349. 

 

All study area roadway segments operate at acceptable LOS under Opening Year 2027 scenario, 

except for the following: 

• Grapefruit Boulevard between Avenue 54 and Tyler Street 
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The following identified improvement will address roadway segment capacity deficiencies at this 
location: 

• Grapefruit Boulevard between Avenue 54 and Tyler Street – Widening the roadway to its 

ultimate classification of 6-lane major arterial. Project will contribute toward this 

improvement via fee payment to City of Coachella DIF and TUMF programs for Project B-349. 

 
Additionally, the anticipated queue for the eastbound left turn lane at the intersection of Palm Street 

and Grapefruit Boulevard would exceed existing storage capacity. Therefore, the recommended turn 

lane length for this movement is 120 feet. This can be accommodated within the existing 540 ft 

distance between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 

175 vehicles, and the Guidelines Appendix C do not recommend dual left turn lanes for a peak hour 

volume of less than 300 vehicles. 
 
Opening Year 2030 Scenario 
All study area intersections operate at acceptable LOS under Opening Year 2030 Baseline Conditions 

except for the following intersections: 

• Avenue 54 and Grapefruit Boulevard 

• Tyler Street and Grapefruit Boulevard 

 

The above intersection locations will continue to be deficient under Opening Year 2030 Plus Project 
Conditions. The following identified improvements will address intersection operation deficiencies at 
these locations: 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. This 
improvement is identified in City of Coachella DIF and TUMF programs for Projects B-349 and 
B-350. 

• Tyler Street and Grapefruit Boulevard – Signalize the intersection signalization with no 
changes to existing configuration of 1 shared left/through lane in northbound direction, 1 
right and 1 through lane in southbound direction, and 1 shared left/right lane in eastbound 
direction. This improvement is identified in the City of Coachella DIF and TUMF programs for 
Project B-349. 

 
All study area roadway segments operate at acceptable LOS under Opening Year 2030 scenario, 

except for the following: 

• Grapefruit Boulevard between Palm Street and Avenue 54 

• Grapefruit Boulevard between Avenue 54 and Tyler Street 

 

The following identified improvements will address roadway segment capacity deficiencies at this 
location: 

• Grapefruit Boulevard between Palm Street and Avenue 54 – Widening the roadway to its 

ultimate classification of 6-lane major arterial. Project will contribute toward this 

improvement via fee payment to City of Coachella DIF and TUMF programs for Project B-350. 
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• Grapefruit Boulevard between Avenue 54 and Tyler Street – Widening the roadway to its 

ultimate classification of 6-lane major arterial. Project will contribute toward this 

improvement via fee payment to City of Coachella DIF and TUMF programs for Project B-349. 

 

Additionally, the anticipated queue for the eastbound left turn lane at the intersection of Palm Street 

and Grapefruit Boulevard would exceed existing storage capacity. Therefore, the recommended turn 

lane length for this movement is 140 feet. This can be accommodated within the existing 540 ft 

distance between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 

226 vehicles, and the Guidelines Appendix C do not recommend dual left turn lanes for a peak hour 

volume of less than 300 vehicles. 

 
Opening Year 2033 Scenario 
All study area intersections operate at acceptable LOS under Opening Year 2033 Baseline Conditions 

except for the following intersections: 

• Airport Boulevard and Filmore Street 

• Avenue 54 and Grapefruit Boulevard 

• Tyler Street and Grapefruit Boulevard 

 

The above intersection locations will continue to be deficient under Opening Year 2030 Plus Project 
Conditions. The following identified improvements will address intersection operation deficiencies at 
these locations: 

• Airport Boulevard and Filmore Street – Signalize the intersection with no changes to existing 
configuration of 1 shared left/through/right lane on all approaches. Project will contribute 
toward this improvement via fee payment to City of Coachella DIF and TUMF programs. 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. This 
improvement is identified in City of Coachella Development Impact Fee (DIF) and 
Transportation Uniform Mitigation Fee (TUMF) programs for Projects B-349 and B-350. 

• Tyler Street and Grapefruit Boulevard – Signalize the intersection with 1 right and 1 through 
lane in southbound direction, 1 shared left/right lane in eastbound direction and reconfigure 
northbound approach for 1 through lane and add 1 left turn lane due to greater than 100 left 
turns per the Guidelines Appendix C. 125 ft storage length is assumed in analysis as 
determined by methodology in Caltrans Highway Design Manual Index 405.2(2)(e) and 
Buildout 2045 Plus Project left turn peak hour volume of 131 vehicles. This improvement is 
identified in the City of Coachella DIF and TUMF programs for Project B-349. 

 
All study area roadway segments operate at acceptable LOS under Opening Year 2033 scenario except 

for the following: 

• Grapefruit Boulevard between Palm Street and Avenue 54 

• Grapefruit Boulevard between Avenue 54 and Tyler Street 

 

The following identified improvements will address roadway segment capacity deficiencies at this 
location: 
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• Grapefruit Boulevard between Palm Street and Avenue 54 – Widening the roadway to its 

ultimate classification of 6-lane major arterial. Project will contribute toward this 

improvement via fee payment to City of Coachella DIF and TUMF programs for Project B-350. 

• Grapefruit Boulevard between Avenue 54 and Tyler Street – Widening the roadway to its 

ultimate classification of 6-lane major arterial. Project will contribute toward this 

improvement via fee payment to City of Coachella DIF and TUMF programs for Project B-349. 

 

Additionally, the anticipated queue for the eastbound left turn lane at the intersection of Palm Street 

and Grapefruit Boulevard would exceed existing storage capacity. Therefore, the recommended turn 

lane length for this movement is 340 feet. This can be accommodated within the existing 540 ft 

distance between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 

275 vehicles, and the Guidelines Appendix C do not recommend dual left turn lanes for a peak hour 

volume of less than 300 vehicles. 
 

Buildout Year 2045 Scenario 
The following network improvements are assumed under Buildout 2045 scenarios. 

• A signalized intersection at the Airport Boulevard and Project Driveway, since the signal is 
warranted in accordance with CA MUTCD Figure 4C-103(CA) included in Appendix K. 

• For the purpose of roadway segment capacity analysis only, the buildout classification of 6-
lane urban arterial for Airport Boulevard and Grapefruit Boulevard is assumed; consistent 
with the City of Coachella General Plan. 

 
All study area intersections operate at acceptable LOS under Buildout Year 2045 Baseline Conditions 

except for the following intersections: 

 

• Airport Boulevard and Filmore Street 

• Avenue 54 and Grapefruit Boulevard 

• Tyler Street and Grapefruit Boulevard 

 

The above intersection locations will continue to be deficient under Buildout Year 2045 Plus Project 
Conditions. The following identified improvements will address intersection operation deficiencies at 
these locations: 
 

• Airport Boulevard and Filmore Street – Signalize the intersection with no changes to existing 
configuration of 1 shared left/through/right lane on all approaches. Project will contribute 
toward this improvement via fee payment to City of Coachella DIF and TUMF programs. 

• Airport Boulevard and SR-86 SB Ramps – Add 1 exclusive left turn lane in the southbound 
direction. This improvement is identified in the City of Coachella DIF and TUMF program for 
Project B-503. 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. This 
improvement is identified in the City of Coachella DIF and TUMF programs for Projects B-349 
and B-350. 
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• Tyler Street and Grapefruit Boulevard – Signalize the intersection with 1 right and 1 through 
lane in southbound direction, 1 shared left/right lane in eastbound direction and reconfigure 
northbound approach for 1 through lane and add 1 exclusive northbound left turn lane due 
to greater than 100 left turns per the Guidelines Appendix C. 125 ft storage length is assumed 
in analysis as determined by methodology in Caltrans Highway Design Manual Index 
405.2(2)(e) and Buildout 2045 Plus Project left turn peak hour volume of 131 vehicles. This 
improvement is identified in the City of Coachella DIF and TUMF program for Project B-349. 

 
The proposed project would not have any roadway segments with traffic related deficiencies within 

the study area. 

 

Additionally, the anticipated queue for the eastbound left turn lane at the intersection of Palm Street 

and Grapefruit Boulevard would exceed existing storage capacity. Therefore, the recommended turn 

lane length for this movement is 340 feet. This can be accommodated within the existing 540 ft 

distance between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 

275 vehicles, and the Guidelines Appendix C do not recommend dual left turn lanes for a peak hour 

volume of less than 300 vehicles. 
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1.0 PROJECT INTRODUCTION 
 

This traffic impact analysis (TIA) report has been prepared for Coachella Airport Business Park. The 
project is proposed to be developed in three phases on a vacant site located at the northwest quadrant 
of State Route 86 (SR-86) and Airport Boulevard interchange. 
 

PROJECT DESCRIPTION 
The following land uses are proposed as part of the industrial park project and will be developed 
through three different phases: 
 
Phase I 

• Large Warehouse – 110,900 sf 

• Small Warehouse – 24,000 sf 

• Small Business – 31,500 sf 

• Personal Vehicle Storage Facilities – 38,400 sf 

• Self-storage – 67,300 sf 

• Fast Food Restaurant with Drive Through – 4,650 sf 

• Service Station with Convenience Store – 10 vehicle fueling positions and 4,000 sf 
Convenience Store 

 
Phase II 

• Large Warehouse – 48,800 sf 

• Small Warehouse – 52,800 sf 

• Small Business – 22,500 sf 

• Personal Vehicle Storage Facilities – 38,400 sf 
 
Phase III 

• Large Warehouse – 73,400 sf 

• Small Warehouse – 19,200 sf 

• Small Business – 27,000 sf 

• Self-storage – 61,300 sf 
 
Figures 1-1a and 1-1b show the project site plans for Access Options A and B, respectively. 
 

STUDY AREA 
The study area for this project was developed consistent with the Riverside County Transportation 
Analysis Guidelines for Level of Service and Vehicle Miles Traveled (Guidelines, December 2020), 
including all intersections of “Collector” or higher classification streets with “Collector” or higher 
classification streets, at which the proposed project will add 50 or more peak hour trips. IEG prepared 
a project traffic study scoping agreement defining the study area, which was reviewed and approved 
by City staff prior to the preparation of this technical report. Refer to Appendix A for approved scoping 
agreement. 
 
Figure 1-2 presents the study area that includes the following key locations: 
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Study Area Intersections 
1. Airport Boulevard and Filmore Street 
2. Airport Boulevard and SR-86 Northbound Ramps 
3. Airport Boulevard and SR-86 Southbound Ramps 
4. Airport Boulevard and Palm Street 
5. Airport Boulevard and Polk Street 
6. Grapefruit Boulevard and Palm Street 
7. Grapefruit Boulevard and Avenue 54 
8. Grapefruit Boulevard and Tyler Street 
9. Grapefruit Boulevard and Sunset Drive 
10. Airport Boulevard and Project Driveway 

 
Study Area Roadway Segment 

1. Airport Boulevard between SR-86 Southbound Ramps and SR-86 Northbound Ramps 
2. Airport Boulevard between SR-86 Southbound Ramps and Project Driveway  
3. Airport Boulevard between Project Driveway and Palm Street 
4. Airport Boulevard between Palm Street and Polk Street 
5. Grapefruit Boulevard/CA-111 between Palm Street and Avenue 54 
6. Grapefruit Boulevard/CA-111 between Avenue 54 and Tyler Street  
7. Grapefruit Boulevard/CA-111 between Tyler Street and Sunset Drive 

 
Existing intersection peak hour and average daily traffic counts were collected on Thursday, January 
18, 2024. Year 2027, 2030, 2033, and 2045 without Project volumes were developed using annual 
growth rates from the Riverside County Model (RIVCOM) AM peak hour, PM peak hour, and daily 
model plots. A comparison of the base year model (2018) and future year (2045) will reflect the 
anticipated area-wide growth. Based on this comparison, annual growth factors were determined for 
each intersection approach and applied to Existing counts based on the Directional Volume Method 
from NCHRP Report 255 Report 255 Chapter 8. For Year 2045 volumes, if developed 2045 intersection 
approach volumes are higher than RIVCOM Forecast Year 2045 outputs, the maximum of developed 
Year 2033 volumes or Forecast Year 2045 model output was used. Annual growth factors and volume 
forecasts are shown in Appendix B. Project trips will then be added as necessary to develop the 
respective scenario volumes. 
 

PROJECT TRIP GENERATION 
The trip generation is a measure or forecast of the number of trips that begin or end at the project 
site. These trips will result in some traffic increases on the streets where they occur. The rates used in 
this analysis were determined using Trip Generation, 11th Edition, published by the Institute of 
Transportation Engineers (ITE) that is recommended by the Guidelines. Project ITE average trip 
generation rates are presented in Table 1-1. 
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Table 1-1 
Project Trip Generation Rate 

Land Use1 Units2 
ITE LU 
Code 

AM Peak Hour PM Peak Hour 
Daily 

In Out Total In Out Total 

Industrial Park TSF 130 0.28 0.06 0.34 0.07 0.27 0.34 3.37 

Mini-Warehouse TSF 151 0.05 0.04 0.09 0.07 0.08 0.15 1.45 

Convenience Store/Gas Station (2-4k)  VFP 945 8.03 8.03 16.06 9.21 9.21 18.42 265.12 

Fast Food Restaurant W/Drive 
Through 

TSF 934 22.75 21.86 44.61 17.18 15.85 33.03 467.48 

Source: Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition (2021) 
1 TSF = Thousand Square Feet; VFP = Vehicle Fueling Positions 

 
Tables 1-2 through 1-4 summarize the calculated trip generation based on the floor areas or vehicle 
fueling positions associated with Phases I, II, and III of the proposed Project. As shown in Table 1-4, the 
proposed development is anticipated to generate approximately 4,282 total daily trips, 396 AM peak 
hour trips and 355 PM peak hour trips. 
 

Table 1-2 
 Project Trip Generation – Phase I 

Land Use Intensity Units1 
AM Peak Hour PM Peak Hour 

Daily 

In Out Total In Out Total 

Industrial Park3 204.800 TSF 57 12 69 14 55 69 690 

Passenger Cars (AM‐69.2%; PM‐78.3%; Daily‐67.8%) 39 8 47 11 43 54 468 

2‐Axle Trucks (AM‐5.14%; PM‐3.62%; Daily‐5.38%) 
(PCE = 1.5) 

4 1 5 1 3 4 56 

3‐Axle Trucks (AM‐6.38%; PM‐4.49%; Daily‐6.67%) 
(PCE = 2.0) 

7 2 9 1 5 6 92 

4+-Axle Trucks (AM‐19.25%; PM‐13.56%; Daily‐
20.13%) (PCE = 3.0) 

33 7 40 6 22 28 417 

Subtotal 83 18 101 19 73 92 1,033 

Mini-Warehouse 63.700 TSF 3 3 6 4 5 9 92 

Convenience Store/Gas 
Station (2-4k) 

10 VFP 80 80 160 92 92 184 2,651 

Pass-by Reduction (76% AM Peak Hour, 75% PM Peak 
Hour)2 

61 61 122 69 69 138 1,988 

Subtotal 19 19 38 23 23 46 663 

Fast Food Restaurant W/ 
Drive Through 

4.650 TSF 106 102 208 80 74 154 2,174 

Pass-by Reduction (50% AM Peak Hour, 55% PM Peak 
Hour)2 

53 51 104 44 41 85 1,196 

Subtotal 53 51 104 36 33 69 978 

Phase I Total 158 91 249 82 134 216 2,766 

Source: Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition (2021) 
1 TSF = Thousand Square Feet; VFP = Vehicle Fueling Positions 
2 Pass-by reduction percentage is based on the ITE methodology per 2021 Pass-By Tables of ITE Trip Generation Appendices. 
3 Truck Mix: South Coast Air Quality Management District’s (SCAQMD) recommended truck mix, SANBAG PCE Rates 
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Table 1-3 
 Project Trip Generation – Phases I & II 

Land Use Intensity Units1 
AM Peak Hour PM Peak Hour 

Daily 

In Out Total In Out Total 

Industrial Park3 367.300 TSF 103 22 125 26 99 125 1,238 

Passenger Cars (AM‐69.2%; PM‐78.3%; Daily‐67.8%) 71 15 86 20 78 98 839 

2‐Axle Trucks (AM‐5.14%; PM‐3.62%; Daily‐5.38%) 
(PCE = 1.5) 

8 2 10 1 5 6 100 

3‐Axle Trucks (AM‐6.38%; PM‐4.49%; Daily‐6.67%) 
(PCE = 2.0) 

13 3 16 2 9 11 165 

4+-Axle Trucks (AM‐19.25%; PM‐13.56%; Daily‐
20.13%) (PCE = 3.0) 

59 13 72 11 40 51 748 

Subtotal 151 33 184 34 132 166 1,852 

Mini-Warehouse 63.700 TSF 3 3 6 4 5 9 92 

Convenience Store/Gas Station 
(2-4k) 

10 VFP 80 80 160 92 92 184 2,651 

Pass-by Reduction (76% AM Peak Hour, 75% PM Peak 
Hour)2 

61 61 122 69 69 138 1,988 

Subtotal 19 19 38 23 23 46 663 

Fast Food Restaurant W/ Drive 
Through 

4.650 TSF 106 102 208 80 74 154 2,174 

Pass-by Reduction (50% AM Peak Hour, 55% PM Peak 
Hour)2 

53 51 104 44 41 85 1,196 

Subtotal 53 51 104 36 33 69 978 

Phases I & II Total 226 106 355 97 193 325 3,585 

Source: Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition (2021) 
1 TSF = Thousand Square Feet; VFP = Vehicle Fueling Positions 
2 Pass-by reduction percentage is based on the ITE methodology per 2021 Pass-By Tables of ITE Trip Generation Appendices. 
3 Truck Mix: South Coast Air Quality Management District’s (SCAQMD) recommended truck mix, SANBAG PCE Rates 
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Table 1-4 
 Project Trip Generation – Phases I, II & III 

Land Use Intensity Units1 
AM Peak Hour PM Peak Hour 

Daily 

In Out Total In Out Total 

Industrial Park3 486.900 TSF 136 29 165 34 131 165 1,641 

Passenger Cars (AM‐69.2%; PM‐78.3%; Daily‐67.8%) 94 20 114 27 103 130 1,113 

2‐Axle Trucks (AM‐5.14%; PM‐3.62%; Daily‐5.38%) 
(PCE = 1.5) 

10 2 12 2 7 9 132 

3‐Axle Trucks (AM‐6.38%; PM‐4.49%; Daily‐6.67%) 
(PCE = 2.0) 

17 4 21 3 12 15 219 

4+-Axle Trucks (AM‐19.25%; PM‐13.56%; Daily‐
20.13%) (PCE = 3.0) 

79 17 96 14 53 67 991 

Subtotal 200 43 243 46 175 221 2,455 

Mini-Warehouse 128.600 TSF 6 5 11 9 10 19 186 

Convenience Store/Gas Station 
(2-4k) 

10 VFP 80 80 160 92 92 184 2,651 

Pass-by Reduction (76% AM Peak Hour, 75% PM Peak 
Hour)2 

61 61 122 69 69 138 1,988 

Subtotal 19 19 38 23 23 46 663 

Fast Food Restaurant W/ Drive 
Through 

4.650 TSF 106 102 208 80 74 154 2,174 

Pass-by Reduction (50% AM Peak Hour, 55% PM Peak 
Hour)2 

53 51 104 44 41 85 1,196 

Subtotal 53 51 104 36 33 69 978 

Phases I, II & III Total 278 118 396 114 241 355 4,282 

Source: Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition (2021) 
1 TSF = Thousand Square Feet; VFP = Vehicle Fueling Positions 
2 Pass-by reduction percentage is based on the ITE methodology per 2021 Pass-By Tables of ITE Trip Generation Appendices. 
3 Truck Mix: South Coast Air Quality Management District’s (SCAQMD) recommended truck mix, SANBAG PCE Rates 

 

PROJECT TRIP DISTRIBUTION AND ASSIGNMENT 
Trip distribution and assignment is the process of identifying the probable destinations, directions and 
traffic routes that project related traffic will affect. Trip distribution and assignment information can 
be estimated from observed traffic patterns, experience or through use of a computerized travel 
forecast model. Once the proposed development’s trips have been estimated, they are assigned to the 
study area network. For this development, the project trip distribution and assignment were 
developed based on a select zone analysis utilizing the updated Riverside County Model (RIVCOM) with 
addition of the project land uses.   
 
Figures 1-1 through 1-5 show project site plan, study area, trip distribution/assignment and project 
phase volumes. 
 

PROJECT ACCESS 
The proposed Project site would be accessed via Airport Boulevard, under two (2) access options -  
Option A, which includes a signalized westerly access point and an inbound right-turn-only easterly 
access just west of SR-86 southbound off ramp; and, Option B, which includes the same signalized 
westerly access point and an emergency vehicle only easterly access just west of SR-86 southbound 
off ramp. Either option selected will not impact project trip assignment to the study area intersections. 
The selection of the access options was coordinated with the City prior to inclusion in the report which 
was also reviewed by Caltrans through the scoping agreement review process. The objective is to 
provide access options for City approval through the environmental review and approval process. 
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Caltrans will eventually have the authority to select the preferred alternative at the time the project is 
submitted for State encroachment permit approval. It should be noted that the Project will be 
conditioned to submit for a Caltrans Encroachment Permit application process prior to the signalization 
of the main access point on Airport Boulevard for consistency to applicable Caltrans standards and 
guidelines to the satisfaction of Caltrans Traffic Operations and Electrical Operations Functional Units. 
 

PARKING 
The proposed development will be required to provide on-site parking spaces consistent with City of 
Coachella parking requirement. 







Coachella Airport Business Park
Project Study Area and Trip Distribution
Figure 1-2
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0/0 = (AM/PM) Peak Hour Volumes
LEGEND

Coachella Airport Business Park
Project Phase I AM/PM Peak Hour Intersection Volumes
Figure 1-3



0/0 = (AM/PM) Peak Hour Volumes
LEGEND

Coachella Airport Business Park
Project Phases I & II
AM/PM Peak Hour Intersection Volumes
Figure 1-4



0/0 = (AM/PM) Peak Hour Volumes
LEGEND

Coachella Airport Business Park
Project Phases I, II & III
AM/PM Peak Hour Intersection Volumes
Figure 1-5
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2.0 METHODOLOGIES 
 
This section documents the methodologies and assumptions used to conduct the circulation impact 
analysis for the proposed project.  This section contains the following background information: 

• Study scenarios 

• Study time periods 

• Analysis methodologies 
 
Refer to Appendix A for approved scoping agreement. 
 

STUDY SCENARIOS 
This report presents an analysis of the intersections and roadway segments operating conditions 
which were selected for the following anticipated timeframe scenarios: 

• Existing Year 2024 
o Existing Year 2024 Baseline Conditions: Represents the traffic conditions of the 

existing street network. 

• Opening Year 2027 
o Opening Year 2027 Baseline Conditions: Represents the traffic conditions of the street 

network assumed to be in place by Year 2027 (existing counts plus ambient growth). 
o Opening Year 2027 Plus Project Conditions: Represents the Opening Year 2027 

Baseline traffic conditions with the addition of Phase I of the proposed project 

• Opening Year 2030  
o Opening Year 2030 Baseline Conditions: Represents the traffic conditions of the street 

network assumed to be in place by Year 2030 (existing counts plus ambient growth 
plus Phase I of the proposed project) 

o Opening Year 2030 Plus Project Conditions: Represents the Opening Year 2030 
Baseline traffic conditions with the addition of Phase II of the proposed project 

• Opening Year 2033 
o Opening Year 2033 Baseline Conditions: Represents the traffic conditions of the street 

network assumed to be in place by Year 2033 (existing counts plus ambient growth 
plus Phases I & II of the proposed project) 

o Opening Year 2033 Plus Project Conditions: Represents the Opening Year 2033 
Baseline traffic conditions with the addition of Phase III of the proposed project 

• Buildout 2045  
o Buildout Year 2045 Baseline Conditions: Represents the traffic conditions of the street 

network assumed to be in place by Year 2045 (Community Buildout plus Phases I & II 
of the proposed project) 

o Buildout Year 2045 Plus Project Conditions: Represents the Buildout Year 2045 
Baseline traffic conditions with the addition of Phase III of the proposed project 

 

STUDY TIME PERIODS  
The City selected the following peak hours for analysis: 

• Weekday AM (peak hour between 7:00 AM and 9:00 AM) 

• Weekday PM (peak hour between 4:00 PM and 6:00 PM)  
 



Coachella Airport Business Park TIA  Methodologies 

14 

ANALYSIS METHODOLOGIES 
Street system operating conditions are typically described in terms of “level of service.” Level of 
service is a report-card scale used to indicate the quality of traffic flow on roadway segments and at 
intersections. Level of service (LOS) ranges from LOS A (free flow, little congestion) to LOS F (forced 
flow, extreme congestion). Table 2-1 describes generalized definitions of auto LOS A through F.  
 

Table 2-1 
Vehicular Level of Service Definitions 

LOS Characteristics 

A 
Primarily free-flow operation.  Vehicles are completely unimpeded in their ability to maneuver within the traffic 
stream.  Controlled delay at the boundary intersections is minimal.  The travel speed exceeds 85% of the base 
free-flow speed. 

B 
Reasonably unimpeded operation.  The ability to maneuver within the traffic stream is only slightly restricted 
and control delay at the boundary intersections is not significant.  The travel speed is between 67% and 85% of 
the base free-flow speed. 

C 
Stable operation.  The ability to maneuver and change lanes at mid-segment locations may be more restricted 
than at LOS B.  Longer queues at the boundary intersections may contribute to lower travel speeds.  The travel 
speed is between 50% and 67% of the base free-flow speed. 

D 
Less stable condition in which small increases in flow may cause substantial increases in delay and decreases in 
travel speed.  This operation may be due to adverse signal progression, high volume, or inappropriate signal 
timing at the boundary intersections.  The travel speed is between 40% and 50% of the base free-flow speed. 

E 
Unstable operation and significant delay.  Such operations may be due to some combination of adverse signal 
progression, high volume, and inappropriate signal timing at the boundary intersections.  The travel speed is 
between 30% and 40% of the base free-flow speed. 

F 

Flow at extremely low speed.  Congestion is likely occurring at the boundary intersections, as indicated by high 
delay and extensive queuing.  The travel speed is 30% or less of the base free-flow speed.  Also, LOS F is assigned 
to the subject direction of travel if the through movement at one or more boundary intersections have a 
volume-to-capacity ratio greater than 1.0. 

Source: Highway Capacity Manual, Transportation Research Board (2016) 

 
Intersection Capacity Analysis 
The analysis of peak hour intersection performance was conducted using the Synchro 11 software 
program, which uses methodologies defined in the 2016 Highway Capacity Manual Sixth Edition 
(HCM) to calculate LOS.  Level of service (LOS) for intersections is determined by control delay.  Control 
delay is defined as the total elapsed time from when a vehicle stops at the end of a queue to the time 
the vehicle departs from the stop line. The total elapsed time includes the time required for the 
vehicle to travel from the last-in-queue position to the first-in-queue position, including deceleration 
of vehicles from free-flow speed to the speed of vehicles in the queue.  
 
Signalized Intersections 
The HCM analysis methodology for evaluating signalized intersections is based on the “operational 
analysis” procedure.  This technique uses 1,900 passenger cars per hour of green per lane (pcphpl) as 
the maximum saturation flow of a single lane at an intersection.  Average control delay is calculated 
by taking a volume-weighted average of all the delays for all vehicles entering the intersection. Table 
2-2 summarizes the level of service criteria for signalized intersections. 
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Table 2-2 
Signalized Intersection Level of Service HCM Operational Analysis Method 

Average Control 
Delay Per Vehicle 

(seconds) 
Level of Service (LOS) Characteristics 

<10.0 

LOS A occurs when the volume-to-capacity ratio is low and either progression is 
exceptionally favorable or the cycle length is very short. If it is due to favorable 
progression, most vehicles arrive during the green indication and travel through the 
intersection without stopping. 

10.1 – 20.0 
LOS B occurs when the volume-to-capacity ratio is low and either progression is 
highly favorable or the cycle length is short. More vehicles stop than with LOS A. 

20.1 – 35.0 
LOS C occurs when progression is favorable or the cycle length is moderate. The 
number of vehicles stopping is significant, although many vehicles still pass through the 
intersection without stopping. 

35.1 – 55.0 
LOS D occurs when the volume-to-capacity ratio is high and either progression is 
ineffective or the cycle length is long. Many vehicles stop and individual cycle failures are 
noticeable. 

55.1 – 80.0 
LOS E occurs when the volume-to-capacity ratio is high, progression is unfavorable, and 
the cycle length is long. Individual cycle failures are frequent. 

>80.0 
LOS F occurs when the volume-to-capacity ratio is very high, progression is very poor, and 
the cycle length is long. Most cycles fail to clear the queue. 

Source: Highway Capacity Manual, Transportation Research Board (2016) 

 
All-way Stop-controlled (AWSC) Intersections 
The HCM analysis methodology for evaluating all-way Stop-controlled intersections is based on the 
degree of conflict for each independent approach created by the opposing approach and each 
conflicting approach.  Level of Service for AWSC intersections is also based on the average control 
delay. However, AWSC intersections have different threshold values than those applied to signalized 
intersections. This is based on the rationale that drivers expect AWSC intersections to carry lower 
traffic volumes than at signalized intersections. Therefore, a higher level of delay is acceptable at a 
signalized intersection for the same LOS. 
 
Side-street Stop-controlled (SSSC) Intersections 
The HCM analysis methodology for evaluating side-street stop-controlled (SSSC) intersections is based 
on gap acceptance and conflicting traffic for vehicles stopped on the minor-street approaches. The 
critical gap (minimum gap that would be acceptable) is defined as the minimum time interval in the 
major-street traffic stream that allows intersection entry for one minor-street vehicle.  Average 
control delay and LOS for the “worst approach” are reported.  Level of service is not defined for the 
intersection as a whole. Table 2-3 summarizes the level of service criteria for unsignalized 
intersections. 
 

  Table 2-3 
Level of Service Criteria for Stop Controlled Unsignalized Intersections 

Average Control Delay (sec/veh) Level of Service (LOS) 

<10.0 A 

10.1 – 15.0 B 

15.1 – 25.0 C 

25.1 – 35.0 D 

35.1 – 50.0 E 

>50.0 F 
Source: Highway Capacity Manual, Transportation Research Board (2016) 
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Supplemental Operational Analysis 
Intersection turn lane queue analysis was conducted for the following turning movements to 
determine if additional queue storage was required under future year plus project scenarios. 

2. Airport Boulevard and SR-86 Northbound Ramps – northbound left and northbound right 
3. Airport Boulevard and SR-86 Southbound Ramps – shared southbound left/through, 

southbound right, westbound left, and eastbound left 
4. Airport Boulevard and Palm Street – southbound left 
6. Grapefruit Boulevard and Palm Street – eastbound left 
10. Airport Boulevard and Project Driveway – southbound left and westbound right 

 
Additionally, the following intersections were analyzed for an alternative that included right-turn 
overlap phasing for existing right-turn lanes under future year plus project scenarios. 

4. Airport Boulevard and Palm Street – southbound left 
6. Grapefruit Boulevard and Palm Street – eastbound left 

 

Roadway Segments 
Roadway segment operations were evaluated by comparing the forecasted traffic volumes to the 
maximum two-way daily traffic volumes based on the 1999 Modified Highway Capacity Manual Level 
of Service Tables as defined in the Riverside County Congestion Management Program. Table 2-4 
shows roadway classifications with volume capacities used for this study area. 
 

Table 2-4 
Roadway Segment Capacity Thresholds 

Roadway Classification 
Maximum Two-Way Traffic Volume (ADT) 

LOS C LOS D LOS E 

2-lane Arterial 14,400 16,200 18,000 

4-lane Arterial 28,700 32,300 35,900 

6-lane Urban Arterial 43,100 48,500 53,900 
Source: County of Riverside Transportation Analysis Guidelines Appendix D (2020) 

 
Traffic Signal Warrant Analysis 
The Federal Highway Administration’s (FHWA) Manual on Uniform Traffic Control Devices (MUTCD), 
amended with California MUTCD 2014 Edition, presents warrant criteria for justifying the installation 
of a traffic signal at an unsignalized intersection. The criteria include studying traffic conditions, 
pedestrian characteristics, and physical characteristics of the intersection location. The MUTCD 
indicates that satisfaction of one or more of the traffic signal warrants does not in itself require the 
installation of a traffic control signal. 
 
This study uses the Peak Hour Volume Warrant 3 to assess the need of a traffic signal at the existing 
unsignalized intersection locations shown below: 
 

• Airport Boulevard and Filmore Street 

• Avenue 54 and Grapefruit Boulevard 

• Tyler Street and Grapefruit Boulevard 
 
Additionally, the intersection of Airport Boulevard and Project Driveway is not an existing intersection 
and therefore, Figure 4C-103(CA) is used in accordance with CA MUTCD Section 4B.102(CA). 
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Coachella General Plan Compliance 
Consistent with the Guidelines, the traffic impact analysis will identify LOS deficiencies for compliance 
with City of Coachella General Plan. Instead, deficiencies and improvements may be incorporated into 
project conditions of approval as deemed satisfactory to the City Engineer. The City of Coachella has 
established LOS “D” as the minimum allowable level of service at intersections. Therefore, any 
intersection operating at LOS “E” or worse will be considered deficient for the purposes of this 
analysis. 
 
Transportation Uniform Mitigation Fee & Development Impact Fee 
New development projects within the City of Coachella are required to provide needed infrastructure 
improvements to meet the demand created by the development and provide off-site improvements 
designed to ensure construction of the local and regional transportation networks to their ultimate 
classifications. Payment toward the Coachella Valley Association of Governments (CVAG) 
Transportation Uniform Mitigation Fee (TUMF) and City of Coachella Development Impact Fee (DIF) 
Programs would fund the Project’s fair share of the planned improvements to the roadways and 
intersections identified as cumulative traffic deficiencies. 
 
Caltrans Local Development-Intergovernmental Office Compliance 
California Department of Transportation (Caltrans) Local Development-Intergovernmental (LDIGR) 
Office published the Interim LDIGR Safety Review Practitioners Guidance in July 2020. Regarding 
freeway facilities, this LDIGR Guidance requests consideration of the following: 
 

• Transition between free flow and metered flow – SR-86 northbound and southbound on-
ramps at Airport Boulevard are not metered and therefore, this consideration does not apply 
to the Project 

• Queuing at off-ramps resulting in slow or stopped traffic on the mainline or speed 
differentials between adjacent lanes – this consideration is included in this transportation 
analysis 

• Queuing exceeding turn pocket length that impedes through-traffic – this consideration is 
included in this transportation analysis
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3.0 EXISTING YEAR 2024 SCENARIO 
 
This section documents the circulation system conditions within the study area of the project under 
Existing Year 2024 project scenario. No network improvements are assumed under Existing Year 2024 
project scenario. 
 

ROADWAY NETWORK  
Locally significant roadway located within the study area of the proposed project is discussed below. 
 
Airport Boulevard from Polk Street to Fillmore Street functions as a major arterial. Airport Boulevard 
consists of 4 lanes from Polk Street to Palm Street, 3 lanes from Palm Street to Orange Street and 2 
lanes from Orange Street to Fillmore Street. The posted speed limit on Airport Boulevard is 45 miles 
per hour (mph) between Polk Street and Fillmore Street and 55 mph east and west of this segment. 
Per the City of Coachella General Plan and the County of Riverside General Plan, the buildout 
classification for this segment of Airport Boulevard is a 6-lane major arterial. 
 
Grapefruit Boulevard (CA-111) functions as a 2-lane major arterial from Tyler Street to Palm Street 
and as a 4-lane major arterial from Sunset Drive to Tyler Street within the City of Coachella. The posted 
speed limit on Grapefruit Boulevard is 55 mph. Per the City of Coachella General Plan, the buildout 
classification for this segment of Grapefruit Boulevard is a 6-lane major arterial. 
 
Figures 3-1 and 3-2 shows City of Coachella Future Roadway Network and Cross Sections, respectively. 
 

TRANSIT SYSTEM 
The SunLine Transit Agency is the main transit agency servicing the City of Coachella. Currently, 
SunLine operates buses on  Route 8  along the project frontage. Route 8 operates seven days a week 
and connects Coachella to Indio to the north and Mecca to the south. Daily service frequency is 60 
minutes. Bus stops for Route 8 are currently located along the project frontage. Pedestrian 
accessibility and connectivity from the project site to the northbound bus stop will be provided along 
the north side of Airport Blvd through construction of sidewalk. There is existing sidewalk along the 
south side of Airport Boulevard for the southbound bus stop, but crossing is not available at the 
intersection with Desert Cactus Drive/Route 86 Southbound Ramp. 
 

ACTIVE TRANSPORTATION SYSTEM 
Active transportation facilities including pedestrian and bicycle facilities within the study area of the 
project are limited. Pedestrian crosswalks are generally provided at sign intersections along Airport 
Boulevard. Neither bicycle facilities nor sidewalks currently exist along the project frontage on Airport 
Boulevard. However, Pedestrian crosswalks and sidewalks are provided along the south side of Airport 
Boulevard. Bicycle facilities do not currently exist along Airport Boulevard. Project is proposing to 
provide half width right-of-way improvements along the property frontage including vehicular travel 
lane, bike lanes, curb, gutter and sidewalk. 
 

TRAFFIC VOLUMES 
 Existing intersection peak hour and average daily traffic counts were collected on Thursday, January 
18, 2024 and are shown in Appendix B. 
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ANALYSIS RESULTS 
Tables 3-1 through 3-3 show Existing Conditions intersection operation, intersection queuing and 
roadway segment analysis results. 
 
Figure 3-3 shows intersection turning movement volumes under Existing Year 2024 scenario. 
 

Table 3-1 
 Existing Year 2024 Scenario Intersection Operation Analysis 

Intersection Intersection Control 
Existing Year 2024 

Delay (a) LOS (b) 

AM Peak/PM Peak 

1. Airport Boulevard and Filmore Street SSSC 10.7/11.0 B/B 

2. Airport Boulevard and SR-86 Northbound Ramps Signal 12.4/8.7 B/A 

3. Airport Boulevard and SR-86 Southbound Ramps Signal 18.7/12.9 B/B 

4. Airport Boulevard and Palm Street Signal 7.6/8.0 A/A 

5. Airport Boulevard and Polk Street Signal 15.1/10.1 B/B 

6. Palm Street and Grapefruit Boulevard Signal 6.1/8.1 A/A 

7. Avenue 54 and Grapefruit Boulevard AWSC 14.2/37.3 B/E 

8. Tyler Street and Grapefruit Boulevard AWSC 15.3/27.9 C/D 

9. Sunset Drive and Grapefruit Boulevard Signal 4.8/6.0 A/A 
Notes: 
Bold indicates intersections operating at LOS E or F. 
(a) Delay refers to the average control delay, measured in seconds per vehicle for the entire signalized or all-way stop-controlled (AWSC) intersection. At 

side-street stop-controlled (SSSC) intersection, delay refers to the worst movement. 
(b) LOS calculations are based on the methodology outlined in the Highway Capacity Manual 6th Edition and performed using Synchro 11. 

 
Per the analysis results shown in Table 3-1, all analyzed intersections are operating at an acceptable 

LOS under Existing scenario, except for the intersection of Avenue 54 and Grapefruit Boulevard. 

 
Table 3-2 

Existing Year 2024 Scenario Roadway Segment Capacity Analysis 

Roadway Segment Classification LOS E Capacity 
Existing Year 2024 

ADT v/c ratio LOS 

Airport Boulevard 

SR-86 SB Ramps to SR-86 NB Ramps 2-lane Arterial 18,000 5,760 0.320 A 

SR-86 SB Ramps to Project Driveway 2-lane Arterial 18,000 7,615 0.423 A 

Project Driveway to Palm Street 2-lane Arterial 18,000 7,778 0.432 A 

Palm Street to Polk Street 4-lane Arterial 35,900 6,912 0.193 A 

Grapefruit Boulevard 

Palm Street to Avenue 54 2-lane Arterial 18,000 11,004 0.611 B 

Avenue 54 to Tyler Street 2-lane Arterial 18,000 9,629 0.535 A 

Tyler Street to Sunset Drive 4-lane Arterial 35,900 14,656 0.408 A 

 

Per the analysis results shown in Table 3-2, all analyzed roadway segments are operating at an 

acceptable LOS under Existing 2024 Conditions. 
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TRAFFIC RELATED DEFICIENCIES AND RECOMMENDED IMPROVEMENTS 
The proposed project would not have any intersection operation or roadway segment capacity 
deficiencies under Existing Conditions, as shown in Tables 3-1 and 3-2. 
 
Existing Conditions peak hour analysis worksheets are provided in Appendix C. 
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4.0 OPENING YEAR 2027 SCENARIO 
 
This section documents the circulation system conditions within the study area of the project under 
Opening Year 2027 project scenarios. The Opening Year 2027 Baseline Conditions traffic volumes were 
developed by applying the annual growth factors per intersection approach (shown in Appendix B) to 
2024 counts for 3 years. Phase I Project traffic volumes are then added to the Opening Year 2027 
Baseline Conditions traffic volumes to develop Opening Year 2027 Plus Project Conditions traffic 
volumes. This section also documents potential operational deficiencies on the existing local and 
regional circulation networks. Under the Opening Year 2027 Plus Project scenario, the Project 
proposes a signalized intersection at the Airport Boulevard and Project Driveway intersection, since 
the signal is warranted in accordance with CA MUTCD Figure 4C-103(CA) included in Appendix K. 
 

ANALYSIS RESULTS 
 
Tables 4-1 through 4-4 show Opening Year Conditions 2027 intersection operation, intersection 
queuing and roadway segment analysis results.      
 
Figures 4-1 and 4-2 show peak hour intersection turning movement volumes under Opening Year 
2027 scenarios. 
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Table 4-1 
Opening Year 2027 Scenario Intersection Operation Analysis 

Intersection 

Opening Year 2027 
 Baseline 

Opening Year 2027 
 Plus Project 

Opening Year 2027 
With Improvement Δ 

Delay 
(c) Delay (a) LOS (b) Delay (a) LOS (b) Delay (a) 

LOS 
(b) 

AM Peak/PM Peak 

1. Airport Boulevard and 
Filmore Street 

13.9/13.7 B/B 14.8/14.5 B/B 
 

2. Airport Boulevard and SR-
86 Northbound Ramps 

11.2/8.7 B/A 11.2/8.5 B/A 

3. Airport Boulevard and SR-
86 Southbound Ramps 

17.9/12.0 B/B 20.1.2/13.2 C/B 

4. Airport Boulevard and 
Palm Street 

8.4/8.8 A/A 8.8/9.0 A/A 

4. Airport Boulevard and 
Palm Streetd 

8.4/8.8 A/A 8.6/8.7 A/A 

5. Airport Boulevard and Polk 
Street 

15.7/12.4 B/B 16.2/12.7 B/B 

6. Palm Street and Grapefruit 
Boulevard 

7.0/9.9 A/A 7.3/10.3 A/A 

6. Palm Street and Grapefruit 
Boulevardd 

7.0/9.9 A/A 6.8/10.3 A/A 

7. Avenue 54 and Grapefruit 
Boulevard 

85.5/217.2 F/F 92.1/228.6 F/F 8.1/9.2 A/A 
-77.4/ 
-208.0 

8. Tyler Street and Grapefruit 
Boulevard 

60.3/175 F/F 69.3/178.6 F/F 7.8/9.1 A/A 
-52.5/-
165.9 

9. Sunset Drive and 
Grapefruit Boulevard 

5.1/6.7 A/A 5.2/6.8 A/A 
 

10. Airport Boulevard and 
Project Driveway (Option 
A)e 

Does not exist 4.3/6.4 A/A 

10. Airport Boulevard and 
Project Driveway (Option 
B) 

Does not exist 4.2/6.3 A/A 

Notes:  
Bold values indicate intersections operating at LOS E or F. 
(a) Delay refers to the average control delay, measured in seconds per vehicle for the entire signalized or all-way stop-controlled (AWSC) intersection. At 

side-street stop-controlled (SSSC) intersection, delay refers to the worst movement. 
(b) LOS calculations are based on the methodology outlined in the Highway Capacity Manual 6th Edition and performed using Synchro 11 
(c) Change in delay between Opening Year 2027 With Improvement and Opening Year 2027 Baseline 
(d) Alternative analysis included right turn overlap phase. 
(e) Option A assumed 30% inbound traffic has entered from easterly driveway and 70% enters from this analyzed driveway. 

 

Per the analysis results shown in Table 4-1, all analyzed intersections are operating at an acceptable 
LOS under Opening Year 2027 scenario except for the following: 
 

• Avenue 54 and Grapefruit Boulevard during AM and PM peaks (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 
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TRAFFIC RELATED INTERSECTION DEFICIENCIES AND RECOMMENDED IMPROVEMENTS 
The proposed project would have an intersection operation deficiency under Opening Year 2027 Plus 

Project Conditions at the following intersection, as shown in Table 4-1: 

 

• Avenue 54 and Grapefruit Boulevard during AM and PM peaks (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 

 

The following transportation improvements are recommended at the identified deficient locations: 
 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. Project will 
contribute toward this improvement via fee payment to City of Coachella DIF and TUMF 
programs for Projects B-349 and B-350. 

• Tyler Street and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 shared left/through lane in northbound direction, 1 right and 1 through 
lane in southbound direction, and 1 shared left/right lane in eastbound direction. Project will 
contribute toward this improvement via fee payment to City of Coachella DIF and TUMF 
programs for Project B-349. 

 
Table 4-1 displays the analysis results after the implementation of the improvements described 
above. As shown, the deficient locations will be improved to delays less than Opening Year 2027 
Baseline conditions with the implementation of the proposed transportation improvements. The 
intersections of Avenue 54 and Grapefruit Boulevard and Tyler Street and Grapefruit Boulevard 
warrant a traffic signal under Opening Year 2027 scenario. Traffic signal warrant worksheets are 
provided in Appendix N. 
 
Opening Year 2027 Baseline and Opening Year 2027 Plus Project peak hour analysis worksheets are 

provided in Appendices D and E, respectively. Intersection with improvement peak hour analysis 

worksheets are provided in Appendix M. 
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Table 4-2 

 Opening Year 2027 Plus Project Intersection Queue Analysis 

Intersection Movement 
Analyzed Turn 

Lane Length (ft) 

Queue (ft) 
Excess 

Demand 
Recommended 

Turn Lane 
Length (ft) AM PM AM PM 

2. Airport Boulevard and 
SR-86 Northbound 
Ramps 

NBL 1000 135 123 -- -- 1000 

NBR 575 25 26 -- -- 575 

3. Airport Boulevard and 
SR-86 Southbound 
Ramps 

SBL/SBT 1300 65 88 -- -- 1300 

SBR 700 112 73 -- -- 700 

WBL 500 18 29 -- -- 500 

EBL 170 69 116 -- -- 170 

4. Airport Boulevard and 
Palm Street 

SBL 100 38 45 -- -- 100 

6. Palm Street and 
Grapefruit Boulevard 

EBL 100 52 106 -- 6 120 

10. Airport Boulevard and 
Project Driveway 

SBL 400 78 96 -- -- 400 

WBR 325 41 28 -- -- 325 

 
Per the analysis results shown in Table 4-2, there will be excess queue demand at the eastbound left 

turn lane at the intersection of Palm Street and Grapefruit Boulevard. Therefore, the recommended 

turn lane length for this movement is 120 feet. This can be accommodated within the existing 540 ft 

distance between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 

175 vehicles and the Guidelines Appendix C does not recommend dual left turn lanes for a peak hour 

volume of less than 300 vehicles. Vehicular queue worksheets are provided in Appendix L. 
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Table 4-3 

Opening Year 2027 Scenario Roadway Segment Capacity Analysis 

Roadway 

Segment 
Classification 

LOS E 

Capacity 

Opening Year 2027 
 Baseline 

Opening Year 2027 
 Plus Project 

ADT v/c ratio LOS ADT v/c ratio LOS 

Airport Boulevard 

SR-86 SB 

Ramps to SR-

86 NB Ramps 

2-lane Arterial 18,000 7,376 0.410 A 8,786 0.488 A 

SR-86 SB 

Ramps to 

Project 

Driveway 

2-lane Arterial 18,000 9,145 0.508 A 10,995 0.611 A 

Project 

Driveway to 

Palm Street 

2-lane Arterial 18,000 9,227 0.513 A 10,137 0.0563 A 

Palm Street 

to Polk Street 
4-lane Arterial 35,900 8,362 0.233 A 8,692 0.242 A 

Grapefruit Boulevard 

Palm Street 

to Avenue 54 
2-lane Arterial 18,000 15,390 0.855 D 15,920 0.884 D 

Avenue 54 to 

Tyler Street 
2-lane Arterial 18,000 16,419 0.912 E 16,779 0.932 E 

Tyler Street 

to Sunset 

Drive 

4-lane Arterial 35,900 18,854 0.525 A 19,134 0.533 A 

Notes:  
Bold indicates roadway segment capacity at LOS E or F. 

 

Per the analysis results shown in Table 4-3, all analyzed roadway segments are operating at an 

acceptable LOS under Opening Year 2027 scenario, except for Grapefruit Boulevard between Avenue 

54 and Tyler Street. 

 

TRAFFIC RELATED ROADWAY SEGMENT DEFICIENCIES AND RECOMMENDED 
IMPROVEMENTS 
 

The proposed project would have a capacity deficiency under Opening Year 2027 Plus Project 

Conditions at the roadway segment of Grapefruit Boulevard between Avenue 54 and Tyler Street, as 

shown in Table 4-3. Widening the roadway to its ultimate classification of 6-lane major arterial would 

increase the capacity of the roadway and result in an acceptable LOS, as shown in Table 4-4. The 

Project will contribute toward this improvement via fee payment to City of Coachella DIF and TUMF 

programs for Project B-349. 
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Table 4-4 

Opening Year 2027 With Improvement Roadway Segment Capacity Analysis 

Roadway 

Segment 
Classification 

LOS E 

Capacity 

Opening Year 2027 
Plus Project 

Opening Year 2027 
With Improvement 

ADT v/c ratio LOS ADT v/c ratio LOS 

Grapefruit Boulevard 

Avenue 54 

to Tyler 

Street 

6-lane Urban 

Arterial 
53,900 16,779 0.932 E 16,779 0.311 A 

Notes:  
Bold indicates roadway segment capacity at LOS E or F. 
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5.0 OPENING YEAR 2030 CONDITIONS 
 
This section documents the circulation system conditions within the study area of the project under 
Opening Year 2030 project scenarios. The Opening Year 2030 Baseline Conditions traffic volumes were 
developed by applying the annual growth factors per intersection approach (shown in Appendix B) to 2024 
counts for 6 years, in addition to Phase I of the proposed project. Phase II Project traffic volumes are then 
added to the Opening Year 2030 Baseline Conditions traffic volumes to develop Opening Year 2030 Plus 
Project Conditions traffic volumes. This section also documents potential operational deficiencies on the 
existing local and regional circulation networks. The Project proposes a signalized intersection at the 
Airport Boulevard and Project Driveway intersection under Opening Year 2030 scenarios, since the signal 
is warranted in accordance with CA MUTCD Figure 4C-103(CA) included in Appendix K. 
 

ANALYSIS RESULTS 
 
Tables 5-1 through 5-4 show Opening Year 2030 Conditions intersection operation, intersection queuing 
and roadway segment analysis results.      
 
Figures 5-1 and 5-2 show Opening Year 2030 Conditions intersection turning movement volumes. 
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Table 5-1 

Opening Year 2030 Scenario Intersection Operation Analysis 

Intersection 

Opening Year 2030 
 Baseline 

Opening Year 2030 
 Plus Project 

Opening Year 2030 
 With Improvement Δ 

Delay (c) 
Delay (a) LOS (b) Delay (a) LOS (b) Delay (a) LOS (b) 

AM Peak/PM Peak 

1. Airport Boulevard and 
Filmore Street 

20.8/19.0 C/C 21.4/19.7 C/C 
 
 
 2. Airport Boulevard and SR-86 

Northbound Ramps 
10.8/8.5 B/A 11.1/8.4 B/A 

3. Airport Boulevard and SR-86 
Southbound Ramps 

22.6/12.6 C/B 24.4/13.1 C/B 

4. Airport Boulevard and Palm 
Street 

9.3/9.4 A/A 9.3/9.5 A/A 

4. Airport Boulevard and Palm 
Streetd 

9.3/9.4 A/A 9.2/9.3 A/A 

5. Airport Boulevard and Polk 
Street 

20.9/19.5 C/B 21.3/20.1 C/C 

6. Palm Street and Grapefruit 
Boulevard 

8.2/18.7 A/B 8.2/19.2 A/B 

6. Palm Street and Grapefruit 
Boulevardd 

8.2/18.7 A/B 7.8/18.7 A/B 

7. Avenue 54 and Grapefruit 
Boulevard 

278.6/510.5 F/F 283.7/514.76 F/F 10.8/10.0 B/B 
-267.8/ 
-500.5 

8. Tyler Street and Grapefruit 
Boulevard 

194.6/459.9 F/F 198.7/460.8 F/F 
23.7/277.

1 
C/F 

-170.9/-
182.8 

9. Sunset Drive and Grapefruit 
Boulevard 

5.6/7.0 A/A 5.6/7.0 A/A 
 

10. Airport Boulevard and 
Project Driveway (Option 
A)e 

4.1/6.0 A/A 4.4/7.6 A/A 

10. Airport Boulevard and 
Project Driveway (Option B) 

3.9/5.9 A/A 4.3/7.5 A/A 

Notes:  
Bold values indicate intersections operating at LOS E or F. 
(a) Delay refers to the average control delay, measured in seconds per vehicle for the entire signalized or all-way stop-controlled (AWSC) intersection. At side-street 

stop-controlled (SSSC) intersection, delay refers to the worst movement. 
(b)  LOS calculations are based on the methodology outlined in the Highway Capacity Manual 6th Edition and performed using Synchro 11. 
(c) Change in delay between Opening Year 2030 With Improvement and Opening Year 2030 Baseline 
(d) Alternative analysis included right turn overlap phase. 
(e) Option A assumed 30% inbound traffic has entered from easterly driveway and 70% enters from this analyzed driveway. 

 
Per the analysis results shown in Table 5-1, all analyzed intersections are operating at an acceptable LOS 

under Opening Year 2030 Baseline Conditions except for the following: 

 

• Avenue 54 and Grapefruit Boulevard during AM and PM peaks (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 

 

TRAFFIC RELATED INTERSECTION DEFICIENCIES AND RECOMMENDED IMPROVEMENTS 
The proposed project would have an intersection operation deficiency under Opening Year 2030 Plus 

Project Conditions at the following intersections, as shown in Table 5-1: 
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• Avenue 54 and Grapefruit Boulevard during AM and PM peak (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 

 
The following transportation improvements are recommended at the identified deficient locations: 
 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. Project will 
contribute toward this improvement via fee payment to City of Coachella DIF and TUMF programs 
for Projects B-349 and B-350. 

• Tyler Street and Grapefruit Boulevard – Signalize the intersection signalization with no changes to 
existing configuration of 1 shared left/through lane in northbound direction, 1 right and 1 through 
lane in southbound direction, and 1 shared left/right lane in eastbound direction. Project will 
contribute toward this improvement via fee payment to City of Coachella DIF and TUMF programs 
for Project B-349. 

 

Table 5-1 displays the analysis results after the implementation of the improvements described above. As 
shown, all deficient locations will be improved to delays less than Opening Year 2030 Baseline conditions 
with the implementation of the proposed transportation improvements. The deficient intersections both 
already warranted a traffic signal under Opening Year 2027 Conditions. Traffic signal warrant worksheets 
are provided in Appendix N. 
 
Opening Year 2030 Baseline and Opening Year 2030 Plus Project peak hour analysis worksheets are 
provided in Appendices F and G, respectively. Intersection with improvement peak hour analysis 
worksheets are provided in Appendix M. 
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Table 5-2 
 Opening Year 2030 Plus Project Intersection Queue Analysis 

Intersection Movement 

Analyzed 
Turn 
Lane 

Length 
(ft) 

Queue (ft) Excess Demand Recommended 
Turn Lane 
Length (ft) AM PM AM PM 

2. Airport Boulevard and SR-
86 Northbound Ramps 

NBL 1000 150 124 -- -- 1000 

NBR 575 27 29 -- -- 575 

3. Airport Boulevard and SR-
86 Southbound Ramps 

SBL/SBT 1300 66 89 -- -- 1300 

SBR 700 153 77 -- -- 700 

WBL 500 19 29 -- -- 500 

EBL 170 72 119 -- -- 170 

4. Airport Boulevard and 
Palm Street 

SBL 100 51 59 -- -- 100 

6. Palm Street and Grapefruit 
Boulevard 

EBL 100 72 139 -- 39 140 

10. Airport Boulevard and 
Project Driveway 

SBL 400 93 141 -- -- 400 

WBR 325 51 33 -- -- 325 

 
Per the analysis results shown in Table 5-2, there will be excess queue demand at the eastbound left turn 

lane at the intersection of Palm Street and Grapefruit Boulevard. Therefore, the recommended turn lane 

length for this movement is 140 feet. This can be accommodated within the existing 540 ft distance 

between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 226 vehicles 

and the Guidelines Appendix C does not recommend dual left turn lanes for a peak hour volume of less 

than 300 vehicles. Vehicular queue worksheets are provided in Appendix L. 
  



Coachella Airport Business Park TIA  Opening Year 2030 Conditions 

 36  

 
Table 5-3 

Opening Year 2030 Scenario Roadway Segment Capacity Analysis 

Roadway 

Segment 
Classification LOS E Capacity 

Opening Year 2030 
Baseline 

Opening Year 2030 
Plus Project 

ADT v/c ratio LOS ADT v/c ratio LOS 

Airport Boulevard 

SR-86 SB 

Ramps to SR-

86 NB Ramps 

2-lane 

Arterial 
18,000 10,402 0.578 A 10,822 0.601 B 

SR-86 SB 

Ramps to 

Project 

Driveway 

2-lane 

Arterial 
18,000 12,525 0.696 B 13,075 0.726 C 

Project 

Driveway to 

Palm Street 

2-lane 

Arterial 
18,000 11,586 0.644 B 11,856 0.659 B 

Palm Street 

to Polk 

Street 

4-lane 

Arterial 
35,900 10,142 0.283 A 10,242 0.285 A 

Grapefruit Boulevard 

Palm Street 

to Avenue 54 

2-lane 

Arterial 
18,000 20,306 1.128 F 20,456 1.136 F 

Avenue 54 to 

Tyler Street 

2-lane 

Arterial 
18,000 23,568 1.309 F 23,678 1.315 F 

Tyler Street 

to Sunset 

Drive 

4-lane 

Arterial 
35,900 23,332 0.650 B 23,412 0.652 B 

Notes:  
Bold indicates roadway segment capacity at LOS E or F. 

 

Per the analysis results shown in Table 5-3, all analyzed roadway segments are operating at an acceptable 

LOS under Opening Year 2030 scenario, except for the following: 

• Grapefruit Boulevard between Palm Street and Avenue 54 

• Grapefruit Boulevard between Avenue 54 and Tyler Street 

 

TRAFFIC RELATED ROADWAY SEGMENT DEFICIENCIES AND RECOMMENDED IMPROVEMENTS 
 

As shown in Table 5-3, the proposed project would have an intersection operation deficiency under 

Opening Year 2027 Plus Project Conditions at the following roadway segments: 

 

• Grapefruit Boulevard between Palm Street and Avenue 54 

• Grapefruit Boulevard between Avenue 54 and Tyler Street 

 

The following transportation improvements are recommended at the identified deficient locations: 
 

• Grapefruit Boulevard between Palm Street and Avenue 54 – Widening the roadway to its ultimate 

classification of 6-lane major arterial 
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• Grapefruit Boulevard between Avenue 54 and Tyler Street – Widening the roadway to its ultimate 

classification of 6-lane major arterial 

 

Table 5-4 displays the analysis results after the implementation of the improvements described above. As 

shown, all deficient locations will result in improved capacities to accommodate Opening Year 2030 Plus 

Project conditions with the implementation of the proposed transportation improvements. 

 
Table 5-4 

Opening Year 2030 Scenario Roadway Segment Capacity Analysis 

Roadway 

Segment 
Classification LOS E Capacity 

Opening Year 2030 
Plus Project 

Opening Year 2030 
With Improvement 

ADT v/c ratio LOS ADT v/c ratio LOS 

Grapefruit Boulevard 

Palm Street 

to Avenue 54 

6-lane Urban 

Arterial 
53,900 20,306 1.128 F 20,306 0.377 A 

Avenue 54 to 

Tyler Street 

6-lane Urban 

Arterial 
53,900 23,568 1.309 F 23,568 0.437 A 

Notes:  
Bold indicates roadway segment capacity at LOS E or F. 
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6.0 OPENING YEAR 2033 CONDITIONS 
 
This section documents the circulation system conditions within the study area of the project under 
Opening Year 2033 project scenarios. The Opening Year 2033 Baseline Conditions traffic volumes were 
developed by applying the annual growth factors per intersection approach (shown in Appendix B) to 2024 
counts for 9 years, in addition to Phases I and II of the proposed project. Phase III Project traffic volumes 
are then added to the Opening Year 2033 Baseline Conditions traffic volumes to develop Opening Year 
2033 with Project Conditions traffic volumes. This section also documents potential operational 
deficiencies on the existing local and regional circulation networks. The Project proposes a signalized 
intersection at the Airport Boulevard and Project Driveway under Opening Year 2033 scenarios, since the 
signal is warranted in accordance with CA MUTCD Figure 4C-103(CA) included in Appendix K. 
 

ANALYSIS RESULTS 
 
Tables 6-1 through 6-3 show Opening Year 2033 Conditions intersection operation, intersection queuing 
and roadway segment analysis results. 
 
Figures 6-1 and 6-2 show Opening Year 2033 Conditions intersection turning movement volumes. 
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Table 6-1 

Opening Year 2033 Scenario Intersection Operation Analysis 

Intersection 

Opening Year 2033 
 Baseline 

Opening Year 2033 
Plus Project 

Opening Year 2033 
 With Improvement Δ 

Delay (c) 
Delay (a) LOS (b) Delay (a) LOS (b) Delay (a) LOS (b) 

AM Peak/PM Peak 

1. Airport Boulevard and 
Filmore Street 

36.5/65.3 E/F 37.3/71.3 E/F 13.8/7.8 B/A 
-22.7/-

57.5 

2. Airport Boulevard and SR-86 
Northbound Ramps 

11.1/8.6 B/A 11.2/8.6 B/A 

 

3. Airport Boulevard and SR-86 
Southbound Ramps 

32.0/13.3 C/B 37.4/13.6 D/B 

4. Airport Boulevard and Palm 
Street 

9.8/10.1 A/B 9.8/10.2 A/B 

4. Airport Boulevard and Palm 
Streetd 

9.8/10.1 A/B 9.7/9.9 A/A 

5. Airport Boulevard and Polk 
Street 

34.2/24.3 C/C 34.8/24.5 C/C 

6. Palm Street and Grapefruit 
Boulevard 

9.7/51.7 A/D 9.8/53.1 A/D 

6. Palm Street and Grapefruit 
Boulevardd 

9.7/51.7 A/D 9.3/52.5 A/D 

7. Avenue 54 and Grapefruit 
Boulevard 

480.4/766.3 F/F 484.4/770.1 F/F 36.5/75.7 D/E 
-443.9/-

690.6 

8. Tyler Street and Grapefruit 
Boulevard 

363.5/729.9 F/F 367.2/732.1 F/F 11.6/95.3 B/F 
-351.9/-

634.6 

9. Sunset Drive and Grapefruit 
Boulevard 

6.0/25.1 A/C 6.0/25.7 A/C 
 

10. Airport Boulevard and 
Project Driveway (Option 
A)d 

4.3/7.3 A/A 4.6/8.7 A/A 

10. Airport Boulevard and 
Project Driveway (Option B) 

4.2/7.2 A/A 4.4/8.5 A/A 

Notes:  
Bold indicates intersections operating at LOS E or F. 
(a) Delay refers to the average control delay, measured in seconds per vehicle for the entire signalized or all-way stop-controlled (AWSC) intersection. At side-street 
stop-controlled (SSSC) intersection, delay refers to the worst movement. 
(b)LOS calculations are based on the methodology outlined in the Highway Capacity Manual 6th Edition and performed using Synchro 11. 
(c) Change in delay between Opening Year 2033 With Improvement and Opening Year 2033 Baseline 
(d) Alternative analysis included right turn overlap phase. 
(e) Option A assumed 30% inbound traffic has entered from easterly driveway and 70% enters from this analyzed driveway. 

 
Per the analysis results shown in Table 6-1, all analyzed intersections are operating at an acceptable LOS 

under Opening Year 2033 Baseline Conditions except for the following: 

 

• Airport Boulevard and Filmore Street during AM (LOS E) and PM peaks (LOS F) 

• Avenue 54 and Grapefruit Boulevard during AM and PM peaks (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 

 

TRAFFIC RELATED INTERSECTION DEFICIENCIES AND RECOMMENDED IMPROVEMENTS 
The proposed project would have an intersection operation deficiency under Opening Year 2033 Plus 

Project Conditions at the following intersections, as shown in Table 6-1: 
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• Airport Boulevard and Filmore Street during AM (LOS E) and PM peaks (LOS F) 

• Avenue 54 and Grapefruit Boulevard during AM and PM peaks (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 

 
The following transportation improvements are recommended at the identified deficient locations: 
 

• Airport Boulevard and Filmore Street – Signalize the intersection with no changes to existing 
configuration of 1 shared left/through/right lane on all approaches. Project will contribute toward 
this improvement via fee payment to the City of Coachella DIF and TUMF programs. 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. Project will 
contribute toward this improvement via fee payment to City of Coachella DIF and TUMF programs 
for Projects B-349 and B-350. 

• Tyler Street and Grapefruit Boulevard – Signalize the intersection with 1 right and 1 through lane 
in southbound direction, 1 shared left/right lane in eastbound direction and reconfigure 
northbound approach for 1 through lane and add 1 left turn lane due to greater than 100 left 
turns per the Guidelines Appendix C. 125 ft storage length is assumed in analysis as determined 
by methodology in Caltrans Highway Design Manual Index 405.2(2)(e) and Buildout 2045 Plus 
Project left turn peak hour volume of 131 vehicles. Project will contribute toward this 
improvement via fee payment to City of Coachella DIF and TUMF programs for Project B-349. 

 

Table 6-1 displays the analysis results after the implementation of the improvements described above. As 
shown, all deficient locations will be improved to delays better than Opening Year 2033 Baseline 
conditions with the implementation of the proposed transportation improvements. In addition to the 
intersections that warrant a traffic signal under Opening Year 2027 Conditions, the intersection of Airport 
Boulevard and Filmore Street warrants a traffic signal under Opening Year 2033 Conditions. Traffic signal 
warrant worksheets are provided in Appendix N. 
 
Opening Year 2033 Baseline and Opening Year 2033 Plus Project peak hour analysis worksheets are 
provided in Appendices H and I, respectively. Intersection with improvement peak hour analysis 
worksheets are provided in Appendix M. 
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Table 6-2 

 Opening Year 2033 Plus Project Intersection Queue Analysis 

Intersection Movement 
Analyzed Turn 

Lane Length (ft) 

Queue (ft) 
Excess 

Demand 
Recommended 

Turn Lane 
Length (ft) AM PM AM PM 

2. Airport Boulevard and 
SR-86 Northbound 
Ramps 

NBL 1000 155 238 -- -- 1000 

NBR 575 29 29 -- -- 575 

3. Airport Boulevard and 
SR-86 Southbound 
Ramps 

SBL/T 1300 68 337 -- -- 1300 

SBR 700 198 311 -- -- 700 

WBL 500 24 106 -- -- 500 

EBL 170 75 121 -- -- 170 

4. Airport Boulevard and 
Palm Street 

SBL 100 56 71 -- -- 100 

6. Palm Street and 
Grapefruit Boulevard 

EBL 100 82 333 -- 233 340 

10. Airport Boulevard and 
Project Driveway 

SBL 400 97 159 -- -- 400 

WBR 325 57 207 -- -- 325 

 
Per the analysis results shown in Table 6-2, there will be excess queue demand at the eastbound left turn 

lane at the intersection of Palm Street and Grapefruit Boulevard. Therefore, the recommended turn lane 

length for this movement is 340 feet. This can be accommodated within the existing 540 ft distance 

between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 275 vehicles 

and the Guidelines Appendix C do not recommend dual left turn lanes for a peak hour volume of less than 

300 vehicles. Vehicular queue worksheets are provided in Appendix L. 
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Table 6-3 

Opening Year 2033 Scenario Roadway Segment Capacity Analysis 

Roadway 

Segment 
Classification LOS E Capacity 

Opening Year 2033 
Baseline 

Opening Year 2033 
Plus Project 

ADT v/c ratio LOS ADT v/c ratio LOS 

Airport Boulevard 

SR-86 SB 

Ramps to SR-

86 NB Ramps 

2-lane 

Arterial 
18,000 12,438 0.691 B 12,788 0.710 C 

SR-86 SB 

Ramps to 

Project 

Driveway 

2-lane 

Arterial 
18,000 14,604 0.811 D 15,074 0.837 D 

Project 

Driveway to 

Palm Street 

2-lane 

Arterial 
18,000 13,305 0.739 C 13,535 0.752 C 

Palm Street 

to Polk 

Street 

4-lane 

Arterial 
35,900 11,691 0.326 A 11,771 0.328 A 

Grapefruit Boulevard 

Palm Street 

to Avenue 54 

2-lane 

Arterial 
18,000 24,841 1.380 F 24,971 1.387 F 

Avenue 54 to 

Tyler Street 

2-lane 

Arterial 
18,000 30,468 1.693 F 30,558 1.698 F 

Tyler Street 

to Sunset 

Drive 

4-lane 

Arterial 
35,900 27,610 0.769 C 27,680 0.771 C 

 

Per the analysis results shown in Table 6-3, all analyzed roadway segments are operating at an acceptable 

LOS under Opening Year 2033 scenario, except for the following: 

• Grapefruit Boulevard between Palm Street and Avenue 54 

• Grapefruit Boulevard between Avenue 54 and Tyler Street 

 

TRAFFIC RELATED ROADWAY SEGMENT DEFICIENCIES AND RECOMMENDED IMPROVEMENTS 
 

As shown in Table 6-3, the proposed project would have an intersection operation deficiency under 

Opening Year 2027 Plus Project Conditions at the following roadway segments: 

 

• Grapefruit Boulevard between Palm Street and Avenue 54 

• Grapefruit Boulevard between Avenue 54 and Tyler Street 

 

The following transportation improvements are recommended at the identified deficient locations: 
 

• Grapefruit Boulevard between Palm Street and Avenue 54 – Widening the roadway to its ultimate 

classification of 6-lane major arterial 
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• Grapefruit Boulevard between Avenue 54 and Tyler Street – Widening the roadway to its ultimate 

classification of 6-lane major arterial 

 

Table 6-4 displays the analysis results after the implementation of the improvements described above. As 

shown, all deficient locations will result in improved capacities to accommodate Opening Year 2033 Plus 

Project conditions with the implementation of the proposed transportation improvements. 

 
Table 6-4 

Opening Year 2033 With Improvement Roadway Segment Capacity Analysis 

Roadway 

Segment 
Classification LOS E Capacity 

Opening Year 2033 
Plus Project 

Opening Year 2033 
With Improvement 

ADT v/c ratio LOS ADT v/c ratio LOS 

Grapefruit Boulevard 

Palm Street 

to Avenue 54 

6-lane Urban 

Arterial 
53,900 24,971 1.387 F 24,971 0.463 A 

Avenue 54 to 

Tyler Street 

6-lane Urban 

Arterial 
53,900 30,558 1.698 F 30,558 0.567 A 

Notes:  
Bold indicates roadway segment capacity at LOS E or F. 
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7.0 BUILDOUT 2045 CONDITIONS  
 
This section documents the circulation system conditions within the study area of the project under 
Buildout 2045 scenario. Buildout 2045 Baseline forecast volumes were developed by applying the annual 
growth factors per intersection approach (shown in Appendix B) to 2024 counts for 21 years. If developed 
Year 2045 intersection approach volumes are higher than RIVCOM Forecast Year 2045 outputs, the 
maximum of developed Year 2033 volumes or Forecast Year 2045 model output was used. Phases I and II 
of the proposed project were added to Year 2045 volumes to develop Buildout 2045 Baseline traffic 
volumes. Proposed project Phase III traffic volumes are then added to the Buildout 2045 Baseline traffic 
volumes to develop Buildout 2045 Plus Project traffic volumes. The following network improvements are 
assumed under Buildout 2045 scenarios. 

• A signalized intersection at the Airport Boulevard and Project Driveway, since the signal is 
warranted in accordance with CA MUTCD Figure 4C-103(CA) included in Appendix K. 

• For the purpose of roadway segment capacity analysis only, the buildout classification of 6-lane 
urban arterial for Airport Boulevard and Grapefruit Boulevard is assumed; consistent with the City 
of Coachella General Plan. 

 

ANALYSIS RESULTS 
Tables 7-1 through 7-4 show Buildout 2045 Conditions intersection operation, intersection queuing and 
roadway segment capacity analysis results. 
 
Figures 7-1 and 7-2 show Buildout 2045 Conditions intersection turning movement volumes. 
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Table 7-1 

Buildout 2045 Scenario Intersection Operation Analysis  

Intersection 

Buildout 2045 
 Baseline 

Buildout 2045 
Plus Project 

Buildout 2045 
 With Improvement Δ 

Delay (c) 
Delay (a) LOS (b) Delay (a) LOS (b) Delay (a) 

LOS 
(b) 

AM Peak/PM Peak 

1. Airport Boulevard and 
Filmore Street 

286/214.3 F/F 296/235.1 F/F 17.0/9.6 B/A 
-276.2/-

250.0 

2. Airport Boulevard and SR-
86 Northbound Ramps 

14.1/12.2 B/B 14.3/12.4 B/B 
 
 
 

3. Airport Boulevard and SR-
86 Southbound Ramps 

49.9/16.4 D/B 56.5/17.8 E/B 42.6/33.7 D/C 
-49.3/-

28.0 

4. Airport Boulevard and 
Palm Street 

9.6/9.8 A/A 9.7/9.9 A/A 

 
 
 

4. Airport Boulevard and 
Palm Streetd 

9.6/9.8 A/A 9.6/9.8 A/A 

5. Airport Boulevard and 
Polk Street 

34.8/35.1 C/D 35.4/35.4 D/D 

6. Palm Street and 
Grapefruit Boulevard 

9.8/51.7 A/D 9.9/53.1 A/D 

6. Palm Street and 
Grapefruit Boulevardd 

9.8/51.7 A/D 9.4/52.5 A/D 

7. Avenue 54 and Grapefruit 
Boulevard 

558.8/773.6 F/F 563.5/777.2 F/F 56.9/73.8 E/E 
-272.4/-

234.6 

8. Tyler Street and 
Grapefruit Boulevard 

365.9/729.9 F/F 369.4/732.1 F/F 12.0/95.4 B/F 
-246.1/-

235.3 

9. Sunset Drive and 
Grapefruit Boulevard 

6.2/53.9 A/D 6.3/54.6 A/D 

 

10. Airport Boulevard and 
Project Driveway (Option 
A)e 

4.3/7.2 A/A 6.7/8.3 A/A 

10. Airport Boulevard and 
Project Driveway (Option 
B) 

4.2/7.1 A/A 4.4/8.2 A/A 

Notes: 
Bold values indicate intersections operating at LOS E or F. 
(a) Delay refers to the average control delay for the entire intersection, measured in seconds per vehicle. At unsignalized intersection, delay refers to the 

worst movement. 
(b)  LOS calculations are based on the methodology outlined in the Highway Capacity Manual 6th Edition and performed using Synchro 10 
(c) Change in delay between Buildout Year 2045 With Improvement and Buildout Year 2045 Baseline 

(d)  Alternative analysis includes right turn overlap phase. 
(e) Option A assumed 30% inbound traffic has entered from easterly driveway and 70% enters from this analyzed driveway. 

Per the analysis results shown in Table 7-1, all analyzed intersections are operating at an acceptable LOS 
under Buildout 2045 Baseline Conditions except for the following: 
 

• Airport Boulevard and Filmore Street during AM and PM peaks (LOS F) 

• Avenue 54 and Grapefruit Boulevard during AM and PM peaks (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 
 

TRAFFIC RELATED DEFICIENCIES AND RECOMMENDED IMPROVEMENTS 
The proposed project would have traffic related deficiencies under Buildout 2045 Plus Project Conditions 
at the following intersections, as shown in Table 7-1: 
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• Airport Boulevard and Filmore Street during AM and PM peaks (LOS F) 

• Airport Boulevard and SR-86 Southbound Ramps during AM peak (LOS E) 

• Avenue 54 and Grapefruit Boulevard during AM and PM peaks (LOS F) 

• Tyler Street and Grapefruit Boulevard during AM and PM peaks (LOS F) 
 
The following transportation improvements are recommended at the identified deficient locations: 
 

• Airport Boulevard and Filmore Street – Signalize the intersection with no changes to existing 
configuration of 1 shared left/through/right lane on all approaches. Project will contribute toward 
this improvement via fee payment to the City DIF and TUMF programs.  

• Airport Boulevard and SR-86 SB Ramps – Add 1 exclusive left turn lane in the southbound 
direction. Project will contribute toward this improvement via fee payment to City of Coachella 
DIF and TUMF program for Project B-503. 

• Avenue 54 and Grapefruit Boulevard – Signalize the intersection with no changes to existing 
configuration of 1 left, 1 through, and 1 right turn lane in northbound, southbound, and 
westbound directions, and 1 shared left/through/right in eastbound direction. Project will 
contribute toward this improvement via fee payment to City of Coachella DIF and TUMF programs 
for Projects B-349 and B-350. 

• Tyler Street and Grapefruit Boulevard – Signalize the intersection with 1 right and 1 through lane 
in southbound direction, 1 shared left/right lane in eastbound direction and reconfigure 
northbound approach for 1 through lane and add 1 exclusive northbound left turn lane due to 
greater than 100 left turns per the Guidelines Appendix C. 125 ft storage length is assumed in 
analysis as determined by methodology in Caltrans Highway Design Manual Index 405.2(2)(e) and 
Buildout 2045 Plus Project left turn peak hour volume of 131 vehicles. Project will contribute 
toward this improvement via fee payment to City of Coachella DIF and TUMF program for Project 
B-349. 

 
Table 7-1 displays the analysis results after the implementation of the improvements described above. As 
shown, all deficient locations will be improved to delays less than Buildout Year 2045 Baseline conditions 
with the implementation of the proposed transportation improvements. Traffic signal warrant worksheets 
for deficient intersections that already warrant a traffic signal under Opening Year 2027 Conditions or 
Opening Year 2033 Conditions are provided in Appendix N. 
 
Buildout Year 2045 Baseline and Buildout Year 2045 Plus Project peak hour analysis worksheets are 
provided in Appendices J and K, respectively. Intersection with improvement peak hour analysis 
worksheets are provided in Appendix M. 
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Table 7-2 
 Buildout 2045 Plus Project Intersection Queue Analysis  

Intersection Movement 

 
Analyzed 

Turn 
Lane 

Length 
(ft) 

Queue (ft) Excess Demand 
Recommended 

Turn Lane 
Length (ft) AM PM AM PM 

2. Airport Boulevard and SR-
86 Northbound Ramps 

NBL 1000 209 273 -- -- 1000 

NBR 575 42 47 -- -- 575 

3. Airport Boulevard and SR-
86 Southbound Ramps 

SBL/T 1300 102 367 -- -- 1300 

SBR 700 277 366 -- -- 700 

WBL 500 30 150 -- -- 500 

EBL 170 129 162 -- -- 170 

4. Airport Boulevard and 
Palm Street 

SBL 100 82 79 -- -- 100 

6. Palm Street and Grapefruit 
Boulevard 

EBL 100 85 333 -- 233 340 

10. Airport Boulevard and 
Project Driveway 

SBL 400 102 164 -- -- 400 

WBT 325 250 298 -- -- 325 

WBR 325 164 260 -- -- 325 

 
Per the analysis results shown in Table 7-2, there will be excess queue demand at the eastbound left turn 
lane at the intersection of Palm Street and Grapefruit Boulevard. Therefore, the recommended turn lane 
length for this movement is 340 feet. This can be accommodated within the existing 540 ft distance 
between Intersection 4 and 6 limit lines. Additionally, the PM peak hour left turn volume is 275 vehicles, 
and the Guidelines Appendix C do not recommend dual left turn lanes for a peak hour volume of less than 
300 vehicles. Vehicular queue worksheets are provided in Appendix L. 
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Table 7-3 

Buildout 2045 Scenario Roadway Segment Capacity Analysis 

Roadway 

Segment 
Classification LOS E Capacity 

Buildout Year 2045 
Baseline 

Buildout Year 2045 
Plus Project 

ADT v/c ratio LOS ADT v/c ratio LOS 

Airport Boulevard 

SR-86 SB 

Ramps to SR-

86 NB Ramps 

6-lane 

Arterial 
53,900 12,438 0.231 A 12,788 0.237 A 

SR-86 SB 

Ramps to 

Project 

Driveway 

6-lane 

Arterial 
53,900 14,604 0.271 A 15,074 0.280 A 

Project 

Driveway to 

Palm Street 

6-lane 

Arterial 
53,900 13,305 0.247 A 13,535 0.251 A 

Palm Street 

to Polk 

Street 

6-lane 

Arterial 
53,900 11,691 0.217 A 11,771 0.218 A 

Grapefruit Boulevard 

Palm Street 

to Avenue 54 

6-lane 

Arterial 
53,900 24,841 0.461 A 24,971 0.463 A 

Avenue 54 to 

Tyler Street 

6-lane 

Arterial 
53,900 30,468 0.565 A 30,558 0.567 A 

Tyler Street 

to Sunset 

Drive 

6-lane 

Arterial 
53,900 27,610 0.512 A 27,680 0.514 A 

 
As shown in Table 7-3, all analyzed roadway segments are operating at an acceptable LOS under Buildout 
2045 Conditions. 
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8.0 RECOMMENDED IMPROVEMENTS 
 
This section summarizes the recommended improvements at deficient locations under all analyzed 
scenarios discussed in this report. 
 
New development projects within the City of Coachella are required to provide needed infrastructure 
improvements to meet the demand created by the development and provide off-site improvements 
designed to ensure construction of the local and regional transportation networks to their ultimate 
classifications. Payment toward the CVAG TUMF and City of Coachella DIF Programs would fund the 
Project’s fair share of the planned improvements to the roadways and intersections identified as 
cumulative traffic deficiencies. 
 
Table 8-1 shows recommended transportation improvements needed to address future growth and 
cumulative traffic deficiencies within the City of Coachella and County of Riverside. This table also 
highlights regional transportation mitigation fee programs associated with the different recommended 
improvements identified under all analyzed scenarios. Associated funding program documents are 
included in Appendix O. 
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Table 8-1 

Recommended Improvements 

Location 

Recommended Improvements 
Improvements in TUMF 

or DIF?1 Opening Year 
2027 Plus Project 

Opening Year 
2030 Plus Project 

Opening Year 
2033 Plus Project 

Buildout 2045 
Plus Project 

1. Airport 
Boulevard and 
Filmore Street 

 

 Signalize with no 
changes to 
existing 
configuration of 1 
shared 
left/through/right 
lane on all 
approaches 

Signalize with no 
changes to existing 
configuration of 1 
shared 
left/through/right 
lane on all 
approaches 

City of Coachella DIF 
and TUMF Project will 

provide fair share 
contribution  

4. Airport 
Boulevard and 
SR-86 
Southbound 
Ramps 

 

  

Add 1 exclusive 
southbound left turn 
lane 

City of Coachella 
DIF/TUMF Project B-

503; Project will provide 
fair share contribution 

7. Avenue 54 and 
Grapefruit 
Boulevard 

Signalize with no 
changes to 
existing 
configuration of 1 
left, 1 through, 
and 1 right turn 
lane in 
northbound, 
southbound, and 
westbound 
directions, and 1 
shared 
left/through/right 
in eastbound 
direction 

Signalize with no 
changes to 
existing 
configuration of 1 
left, 1 through, 
and 1 right turn 
lane in 
northbound, 
southbound, and 
westbound 
directions, and 1 
shared 
left/through/right 
in eastbound 
direction 

Signalize with no 
changes to 
existing 
configuration of 1 
left, 1 through, 
and 1 right turn 
lane in 
northbound, 
southbound, and 
westbound 
directions, and 1 
shared 
left/through/right 
in eastbound 
direction 

Signalize with no 
changes to existing 
configuration of 1 
left, 1 through, and 1 
right turn lane in 
northbound, 
southbound, and 
westbound 
directions, and 1 
shared 
left/through/right in 
eastbound direction 

City of Coachella 
DIF/TUMF Project B-349 

& 350; Project will 
provide fair share 

contribution 

8. Tyler Street and 
Grapefruit 
Boulevard 

Signalize with no 
changes to 
existing 
configuration of 1 
shared 
left/through lane 
in northbound 
direction, 1 right 
and 1 through 
lane in 
southbound 
direction, and 1 
shared left/right 
lane in eastbound 
direction 

Signalize with no 
changes to 
existing 
configuration of 1 
shared 
left/through lane 
in northbound 
direction, 1 right 
and 1 through 
lane in 
southbound 
direction, and 1 
shared left/right 
lane in eastbound 
direction 

Signalize with 1 
right and 1 
through lane in 
southbound 
direction, 1 
shared left/right 
lane in eastbound 
direction and 
reconfigure 
northbound 
approach for 1 
through lane and 
add 1 left turn 
lane 

Signalize with 1 right 
and 1 through lane in 
southbound 
direction, 1 shared 
left/right lane in 
eastbound direction 
and reconfigure 
northbound 
approach for 1 
through lane and add 
1 left turn lane 

City of Coachella DIF 
/TUMF Project B-349; 

Project will provide fair 
share contribution 

10. Airport 
Boulevard and 
Project Driveway 
(Option A or B) 

Signalize Signalize Signalize Signalize Project 

Grapefruit Boulevard, 
Palm Street to Avenue 
54 

 
Widen to 6-lane 
major arterial 

Widen to 6-lane 
major arterial 

Widen to 6-lane 
major arterial 

City of Coachella 
DIF/TUMF Project B-350 

Grapefruit Boulevard, 
Avenue 54 to Tyler 
Street 

Widen to 6-lane 
major arterial 

Widen to 6-lane 
major arterial 

Widen to 6-lane 
major arterial 

Widen to 6-lane 
major arterial 

City of Coachella 
DIF/TUMF Project B-349 

1 If the “funded” improvements can provide the target LOS, payment into the fee program will be provided in cases where this study identifies that the Project would 
contribute additional traffic volumes to cumulative traffic deficiencies.  
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Per Table 8-1, the project will be contributing toward the construction of all identifies deficient locations 
through development fee payments toward adopted funding mechanisms including TUMF and City of 
Coachella DIF. Project will be conditioned to fully construct and signalize the main access point to the 
development at the intersection of Airport Boulevard and Project Driveway. 
 
The Project’s fair share cost of improvements by scenario shown in Tables 8-2 through 8-5, respectively, 
are determined based on the following equation, which is the ratio of Project traffic to new traffic. New 
traffic is total future traffic less existing baseline traffic: 
 
Project Fair Share % = Project Traffic / (Scenario Traffic – Existing Baseline Traffic) 
 

Table 8-2 
Opening Year 2027 Project Fair Share Contributions 

Location 
Existing 

Baseline Traffic 
Phase I Project 

 Traffic 
Opening Year 2027 Plus 

Project Traffic 
Project Fair 

 Share % 

Avenue 54 and Grapefruit Boulevard 

AM 833 49 1,489 7.5% 

PM 1,176 41 1,973 5.1% 

Tyler Street and Grapefruit Boulevard 

AM 966 33 1,384 7.9% 

PM 1,387 27 1,967 4.7% 

Grapefruit Blvd, Avenue 54 to Tyler Street 

ADT 9,629 360 16,779 5.0% 

 
Table 8-3 

Opening Year 2030 Project Fair Share Contributions 

Location 
Existing 

Baseline Traffic 
Phases I & II Project 

 Traffic 
Opening Year 2030 Plus 

Project Traffic 
Project Fair 

 Share % 

Avenue 54 and Grapefruit Boulevard 

AM 833 62 2,109 4.9% 

PM 1,176 56 2,747 3.6% 

Tyler Street and Grapefruit Boulevard 

AM 966 44 1,781 5.4% 

PM 1,387 38 2,530 3.3% 

Grapefruit Blvd, Palm Street to Avenue 54 

ADT 11,004 680 20,456 7.2% 

Grapefruit Blvd, Avenue 54 to Tyler Street 

ADT 9,629 470 23,678 3.3% 

 
  



Coachella Airport Business Park TIA  Recommended Improvements Analysis 

 58  

 
Table 8-4 

Opening Year 2033 Project Fair Share Contributions 

Location 
Existing 

Baseline Traffic 
Phases I, II & III Project 

 Traffic 
Opening Year 2033 Plus 

Project Traffic 
Project Fair 

 Share % 

Airport Boulevard and Filmore Street 

AM 254 64 837 11.0% 

PM 326 56 895 9.8% 

Avenue 54 and Grapefruit Boulevard 

AM 833 75 2,725 4.0% 

PM 1,176 67 3,513 2.9% 

Tyler Street and Grapefruit Boulevard 

AM 966 52 2,172 4.3% 

PM 1,387 45 3,089 2.6% 

Grapefruit Blvd, Palm Street to Avenue 54 

ADT 11,004 810 24,971 5.8% 

Grapefruit Blvd, Avenue 54 to Tyler Street 

ADT 9,629 560 30,558 2.7% 

 
Table 8-5 

Buildout 2045 Project Fair Share Contributions 

Location 
Existing 

Baseline Traffic 
Project 
 Traffic 

Buildout 2045 Plus Project 
Traffic 

Project Fair 
 Share % 

Airport Boulevard and Filmore Street 

AM 254 64 1,073 7.8% 

PM 326 56 1,147 6.8% 

Airport Boulevard and SR-86 Southbound Ramps 

AM 695 131 1,447 17.4% 

PM 757 117 1,587 14.1% 

Avenue 54 and Grapefruit Boulevard 

AM 833 75 3,181 3.2% 

PM 1,176 67 3,897 2.5% 

Tyler Street and Grapefruit Boulevard 

AM 966 52 2,179 4.3% 

PM 1,387 45 3,089 2.6% 

Grapefruit Blvd, Palm Street to Avenue 54 

ADT 11,004 810 24,971 5.8% 

Grapefruit Blvd, Avenue 54 to Tyler Street 

ADT 9,629 560 30,558 2.7% 
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9.0 CALIFORNIA DEPARTMENT OF TRANSPORTATION (CALTRANS) 
  
California Department of Transportation (Caltrans) Local Development-Intergovernmental (LD/IGR) Office 
has coordinated the review of the project with Caltrans Traffic Operations and Electrical Operations 
Functional Units. The LD/IGGR has recommended deferring the review of the forecasted volumes which 
will provide an opportunity to potentially update the traffic impact report and review site drainage and 
water quality management plans, as well as site grading plans, environmental studies, and other materials 
for consistency to applicable Caltrans standards at such time that a Caltrans Encroachment Permit 
application process is submitted for Caltrans review and approval. 
 
The future signalization of the project main access point will trigger the Caltrans Encroachment Permit 
application process due to proposed entrance location that is approximately 360 feet from the 
Southbound SR-86 Ramps/Airport Boulevard intersection.  The minimum spacing requirement between 
interchange ramps and local road intersections is 400 feet per Highway Design Manual Topic 504.8. The 
signalization of the main access point will be triggered at Project Phase I occupancy (Year 2045 and 
beyond). Access alternatives will need to be evaluated considering the change in network conditions that 
could potentially occur in the next 3 years when signalization is needed. The alternative evaluation may 
include, but not limited to, restricted access to right-in/right-out, GPS modems and 
synchronization/coordination of signal timing as determined appropriate during Caltrans Encroachment 
Permit review and approval process. Additional analysis could also be required at the time of the 
signalization is triggered in the next 3 years depending on the outcome of the forecasted volume review 
including, but not limited to, freeway merge and diverge analysis and other analysis adjustments that 
could be required as part of the submittal of the encroachment permit application for Caltrans review and 
approval. 
 
Project will be conditioned to submit for a Caltrans Encroachment Permit application process prior to the 
signalization of the main access point on Airport Boulevard for consistency to applicable Caltrans 
standards and guidelines to the satisfaction of Caltrans Traffic Operations and Electrical Operations 
Functional Units. 
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10.0 VEHICLE MILES TRAVELED 
 
The purpose of this section is to evaluate the project’s vehicle miles traveled (VMT) analysis requirements 
and compliance with Senate Bill 743 (SB 743) and the California Environmental Quality Act (CEQA). 
 

SB 743 
On September 27, 2013, SB 743 was signed into State law and started a process intended to fundamentally 
change transportation impact analysis as part of CEQA compliance. On December 28, 2018, the California 
Office of Administrative Law cleared the revised CEQA guidelines for use. Among the changes to the 
guidelines was removal of vehicle delay and level of service from consideration under CEQA. With the 
adopted guidelines, transportation impacts are to be evaluated based on a project’s effect on VMT. 
 

VMT ANALYSIS GUIDELINES 
The project is within the jurisdiction of the City of Coachella (City). The Cityhas not formally adopted its 
own guidance on evaluating VMT for transportation impacts under CEQA. In the absence of adopted lead 
agency guidance, and in consultation with the City, the Guidelines were selected as the most appropriate 
basis to evaluate VMT for this project. 
 

VMT ANALYSIS 
The VMT analysis was conducted by General Technologies & Solutions using RIVCOM3.51 to assess the 
proposed project VMT.   
 
The Guidelines recommend use of home-based work VMT per employee as the VMT metric to evaluate 
non-residential and non-retail land uses. The home-based work VMT is computed by using attraction VMT 
for the Home-Based Work trip purpose. Per the Guidelines, the project will constitute a significant impact 
if the project VMT per employee is higher than the Riverside Countywide home-based work VMT per 
employee. 
 
Both baseline (2018) and horizon year (2045) model runs were used to estimate project’s VMT impacts. 
RIVCOM3.51 socioeconomic databases for the scenarios were updated with the project land use to 
calculate project VMT. Typically, project VMT is calculated by isolating the project in a new TAZ or multiple 
TAZs depending on the diversity of project land uses and project size. RIVCOM3.51 does not allow addition 
of new TAZs or TAZ splits, however it includes some empty zones. Three empty zones were borrowed to 
model the project. One TAZ was used to include the large warehouse (non-screened use of the project), 
one TAZ was used to include rest of the project land uses except retail, and a separate TAZ was used to 
model retail uses. The project TAZ with large warehouse was utilized to calculate project specific VMT per 
employee. 
 
Table 10-1 shows the project VMT metrics and regional VMT thresholds for both baseline (2018) and 
horizon year (2045) “with project” model runs. 
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Table 10-1 
Project VMT analysis 

Metric Coachella Airport Business Park Project (a) Riverside County (b) 

2018 

Total Population - 2,358,439 

Total Employment 285 759,857 

Homebase Work Attraction (HBWA) VMT 12,024 24,376,718 

HBWA VMT per employee 42.2 32.1 

2045 

Total Population - 3,424,454 

Total Employment 285 1,116,025 

Homebase Work Attraction (HBWA) VMT 8,614 32,318,620 

HBWA VMT per employee 30.2 29.0 
(a) Estimated using RIVCOM3.51 “with project” model runs 
(b) Estimated using GTS No Project RIVCOM3.51 model runs 

 
VMT Analysis is included in Appendix P. Since Phase I of the proposed project is anticipated to be 
constructed by Opening Year 2027, we utilized interpolation to determine the project VMT and regional 
average VMT values for Year 2027. The interpolated values are calculated to a project VMT of 38.2 and a 
regional average VMT of 31.1, which results in a project VMT that is 122.8% of the regional average. 
 
Therefore, it was determined that the project is anticipated to result in a significant transportation impact 
related to VMT and will need to propose mitigation measures.  
 

MITIGATION 
Per the Guidelines, the California Air Pollution Control Officers Association (CAPCOA) recommendations 
included in the 2010 publication Quantifying Greenhouse Gas Mitigation Measures are acceptable 
transportation demand management (TDM) strategies to reduce VMT. Therefore, this transportation 
analysis will propose TDM strategies from the more recent CAPCOA December 2021 publication, 
Handbook for Analyzing Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and 
Advancing Health and Equity. 
 
The 2021 CAPCOA Handbook provides project type, scale, and locational context factors to determine if a 
Transportation measure is applicable. The following quantifiable measures are applicable to employee 
commute VMT at a project scale: 
 

• T-5 Implement Commute Trip Reduction Program (Voluntary) 

• T-6 Implement Commute Trip Reduction (Mandatory Implementation and Monitoring) 

• T-7 Implement Commute Trip Reduction Marketing 

• T-8 Provide Ridesharing Program 

• T-9 Implement Subsidized or Discounted Transit Program 

• T-10 Provide End-of-Trip Bicycle Facilities 

• T-11 Provide Employer-Sponsored Vanpool 

• T-12 Price Workplace Parking 

• T-13 Implement Employee Parking Cash-Out 
 
However, only Measure T-11 is identified to apply to a rural locational context. Measure T-11 can be 
addressed through participating in Employer Services from the IE Commuter program of the Riverside 

https://www.caleemod.com/documents/handbook/full_handbook.pdf
https://www.caleemod.com/documents/handbook/full_handbook.pdf
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County Transportation Commission and the San Bernardino County Transportation Authority. The IE 
Commuter program includes rideshare program and marketing support with options such as preferring 
parking for vanpools and carpools, vanpool and transit subsidies, secure bike parking, ride matching, and 
bus/rail routing assistance. Additionally, IE Commuter provides surveys, guides for the survey collection 
process and ongoing access to data where commutes can log into their own rideshare accounts. 
 
Therefore, the Project proposes to implement this strategy which allows a maximum 20.4% reduction to 
project/site employee commute VMT (i.e. homebase work attraction VMT) utilizing equation shown in 
Figure 10-1. The project specific calculation is described below: 
 

A =
((1 − 𝐵) × 𝐶 × 𝐹) + (𝐵 ×

𝐷
𝐸

× 𝐺)

((1 − 𝐵) × 𝐶 × 𝐹) + (𝐵 × 𝐷 × 𝐹)
− 1, where 

B = Percent of employees that participate in the program, 2.7%; 
C = Average length of one-way vehicle commute trip in region based on Handbook Table T-11.1, 18.62 
miles for Riverside-San Bernardino-Ontario core-based statistical area; 
D = Average length of one-way vanpool commute trip, 42 miles; 
E = Average vanpool occupancy (including driver), 6.25 persons; 
F = Average emission factor of average employee vehicle, 307.5 
G = Vanpool emission factor, 763.4 
 

A =
((1 − 2.7) × 18.62 × 307.5) + (2.7 ×

42
6.25

× 763.4)

((1 − 2.7) × 18.62 × 307.5) + (2.7 × 42 × 307.5)
− 1

= −𝟑. 𝟓𝟓% (𝐫𝐞𝐝𝐮𝐜𝐭𝐢𝐨𝐧) 𝐚𝐩𝐩𝐥𝐢𝐞𝐝 𝐭𝐨 𝐏𝐫𝐨𝐣𝐞𝐜𝐭 𝐕𝐌𝐓 
 
Applying the 3.55% reduction to Opening Year 2027 project VMT of 37.8 results in 36.5 project VMT 
after mitigation (37.8 x (100%-3.55%)). This project VMT after mitigation to the extent feasible would 
not be less than the 2027 regional average VMT of 31.1 and therefore, the project’s significant 
transportation VMT impact would remain significant and unavoidable. The Project operator will be 
required to implement Measure T-11 to the maximum extent feasible, to the satisfaction of the City.  
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