Memorandum of Understanding for Transportation Study

This Memorandum of Understanding (MOU) acknowledges and agrees to all the City of Culver City
requirements and fees for the review of a transportation study for the following project.

Date Submitted: July 2, 2025 MOU Version # 1

Project Name: 10150 Jefferson Vehicle Service Center

Project Address: 10150-10200 Jefferson Blvd

Proiec’r Descrip’rion: A conversion of an existing 43,167 warehousing facility to a vehicle service center at 10150-10200 Jefferson Blvd.
Land Use Gross Floor Area (sg. ft.) Residential Units (#)

Defined per latest ITE publication
Vehicle Service Center 43,167

Ambient Growth Rate

(% per yeor): See attached memo

Project Horizon Year: See attached memo

Directional Distribution (%): N: 17% S: 45% E: 9% W: 29%

Trip Generation Rates: Show AM, PM and daily trip generation rates for each land use and attach
total daily trips generation calculations. Indicate ITE Latest Edition/Other Case-specific, see Table 1

ITE AM Trips PM Trips Daily Totals
Land Use Code# In Out In Out In Out

Study Infersections: Show all study intersections, intersections subject to capacity analysis credit for
advanced traffic signal control synchronization, whether intersections are signalized or non-signalized,
and use the same numbering system for all lists of intersections and figures in the study. See Figure 3

No. Intersection Signalized/Non-Signalized Jurisdiction

Residential Streets: Show all residential streets to be studied. See attached memo

No. Street Name Limits Jurisdiction
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Trip Credits: Indicate trip credits to be requested (subject to City approval)

Trip Credits Yes/No
Existing Uses See Table 1 Yes
Pass-By Trips N/A No
Internal Trip Capture N/A No
Transit-Oriented Development (TOD) N/A No
Transportation Demand Management (TDM) | N/A No

Related Projects: Before the start of any proposed project analysis, consultants shall: See attached memo
1. Obtain a list of related projects from the Culver City Current Planning Division and other
affected jurisdictions.
2. Prepare a draft list of “related projects specific to the proposed project.”
3. Obtain written approval from the City of the “related projects specific to the proposed
project.”

Maps: The following maps shall be attached to the MOU:

1. A map showing the study intersections and street segments to be analyzed, including City limit
lines where applicable. Figure 3

2. A map showing the project’s trip distribution percentages for each land use (inbound and
outbound) on the area’s road network. Figure 2

3. A map showing the project’s trip assignments at the study intersections and project driveways,
as well as road segments when applicable. Figure 4

4. A site plan of the project showing property lines, alleys, project’s driveways and nearby
driveways and infersections on both sides of the street including dimensions. Figure 1

Proposed Mitigation and Transportation Improvements: Any proposed transportation improvement(s)
or mitigation measure(s) shall be listed and accompanied by plans of the existing and proposed
improvements, including city limit lines and existing and proposed property lines. The City may initially
accept conceptual plans to be included in the Transportation Study. Detailed design of such
improvements will be part of the project’s plans submittals.

Post-Occupancy Traffic Counts: By signing below, the Property Owner/ Developer/Applicant hereby
agrees to pay for and submit to the City a post-occupancy traffic count analysis of the development to
the satisfaction of the City. The analysis shall determine the amount of actual traffic (motor vehicle,
bicycle, and pedestrian) generated by the development compared to the ITE trip generation rates. The
analysis shall include a traffic count of all onsite driveways taken upon reaching eighty-five percent
(85%) occupancy of the total building gross floor area or within one (1) year of the issuance of the first
Temporary Certificate of Occupancy (TCO), as determined by the City. The data shall be used to
confirm the findings in the approved study and not result in any additional traffic mitigation measures
and/or conditions of approval on the subject project.

Fees: Payment of a fee to the City’'s PWD for the City’s processing of the MOU shall be required
before the City approves the MOU. Payment for review of the Transportation Study shall be paid
before the City’'s PWD completes its review of the Transportation Study. Said fees shall be per the most
recent Fee Schedule as approved by the City Council.
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Applicant Information:

Property Owner/Applicant

Developer/Applicant

Traffic Consultant

Name Marianne Maguire Jeremiah LaRose

Title CFO Senior Associate

Company Silvertip Automotive Group Inc.|dba Cadillac of Beverly Hills | Fehr & Peers

Street Address 8767 Wilshire Blvd., Suite 101 600 Wilshire Blvd, Suite 1050

City, State, Zip

Beverly Hills, CA 90211-2714

Los Angeles, CA 90017

Office

(424) 499-1085

213-261-3079

Cell
Fax 310-394-7663
Email Marianne.Maguire@CadillacBeyerlyHills.com J.LaRose@fehrandpeers.com

Public Agency Information: If any of the intersection(s) to be studied as part of this study are located
within the City of Los Angeles, the unincorporated areas of Los Angeles County and/or impact any
other public agency (i.e., Caltrans), then this MOU shall also be approved by the reviewing staff
representative from each agency:

City of Los Angeles

County of Los Angeles

Other Public Agency

Name

Title

Company Central Development Review
Street Address 100 S. Main Street

City, State, Zip

Los Angeles, CA 90012

Office

Cell

Fax

Email

ladot.devreview.cen@lacity.org

Signatures/Expiration: This MOU shall become valid as of the date of the City’s signature and expire
one year thereafter. If the administrative draft of the study has not been filed with the City by the
expiration date, the MOU shall expire and a new MOU filing, fee, review, and approval process shall

be required.

Approved By:
UMWW

Date:
08/06/25

Property Owner/Applicant

Developer/Applicant
%__ 2

08/06/25

Traffic Consultant

/ /1, ¢ /‘//, 1y
(| A Afri~ 2/ sy

8/11/25

City of Culver City
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I-ehr &Peers

Memo

Date: July 2m, 2025
To: City of Culver City
From: Jeremiah LaRose and Danielle Caparas, Fehr & Peers

Subject: Methodologies and Assumptions for 10150 Jefferson Vehicle Service Center
Transportation Impact Analysis

This memorandum is in response to the City’s Preliminary Project Review (PPR) comments regarding
a conditional use permit application for 10150 Jefferson Vehicle Service Center, located at 10150-10200
Jefferson Boulevard. This memorandum serves as a supplement to the City of Culver City
Memorandum of Understanding (MOU) for Transportation Study form to approve the approach for the
transportation impact analysis and documents the methodologies and assumptions which will be used
in the Transportation Study, if required. The comments from Public Works Mobility direct the applicant
to submit an MOU that defines the project’s vehicle trip generation and the assignment of those trips
on the street network to determine if a full study would be required.

The approach detailed here addresses analyses laid out in the City of Culver City Transportation Study
Criteria and Guidelines.

Because two proposed study intersections are in the City of Los Angeles, the MOU will also require
approval from LADOT's Central Development Review department.

Project Description

The Project involves the conversion of an existing warehousing facility into an auto vehicle service
center in the City of Culver City (APN 4296-001-002). The auto vehicle service center will employ 40
staff members and will have typical hours of operations between 7:30 AM - 5:30 PM. The expected
opening of the auto vehicle service facility is in late 2025.

The Project does not propose any additions to the existing facility and will maintain the existing 43,167
building square footage. The Project would provide 122 vehicular parking stalls, 26 electric vehicle
charging spaces, and 7 bicycle parking stalls, in compliance with City codes.

The Project proposes two driveways for site access:

e Driveway A: An ingress driveway at Jefferson Boulevard.
o Driveway B: An egress driveway at Jefferson Boulevard.

Figure 1 shows the site plan for the Project. See the proposed approach for Site Plan Review in the
following section.



Site Plan

Figure 1
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CEQA Transportation Analysis Requirements

This section describes the proposed approaches for the CEQA transportation analysis as outlined in
the Culver City Guidelines.

Programs, Plans, Ordinances, and Policies

Fehr & Peers will review plans, programs, ordinances, and policies related to the transportation system
in the City of Culver City. No impacts are anticipated as the project uses an existing development and
the proposed land use should not preclude the City from implementing its plans, ordinances or policies.

Vehicle Miles Traveled Analysis

The Project will follow the lead agency’s guidance for the VMT analysis. The Project is screened from
conducting a vehicle miles traveled (VMT) analysis due to the Project site generating less than 250
daily trips.

Geometric Design Hazards

Fehr & Peers will review potential on-street geometric design hazards caused by the Project per the
City of Culver City’s guidance. No impacts are anticipated as the project does not propose any
alterations to the existing site access or interface with the street network.

Supplemental Transportation Analysis
Requirements

This section describes the proposed approaches for the non-CEQA transportation analysis for the City
of Culver City. Supplemental analyses are required if a project is estimated to add 250 or more new
daily trips. Because the Project is estimated to add 159 new daily trips, the following analyses will not
be conducted unless requested by the City.

Traffic Operations

Project Trip Generation

Case-specific trip generation rates were developed for the proposed Project based on data provided
by the Cadillac of Beverly Hills” existing service center. The proposed Project would have similar trip
generation rates based on the applicant’s planned operations for the proposed Project.

Attachment A shows the appointment data provided by the Cadillac of Beverly Hills service center.

The AM peak hour and PM peak hour trip generation rates were based on a daily average of the number
of appointments within a typical week divided by the number of service bays at the site. This approach
conservatively assumes that all AM and PM appointment trips occur within their respective peak hour.
Typically, customers drive to the site to drop off their vehicle for service around the time of
appointment, not all of which occur during the peak traffic hours. However, because some customers
are likely to drop their vehicle off as early as possible and pick it up just prior to closing time, and
because the site likely generates other non-customer trips (such as vendors, parts deliveries, and test
drives), a conservative assumption is to incorporate all appointment-based trips during the peak hours.
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Additionally, for the PM peak hour trip generation rate, all outbound AM trips were added to the PM
inbound trips to account for same-day car pick-up. A 50% reduction was applied to all AM outbound
trips to account for customers who wait at the service center to take their vehicle home as soon as it
has been serviced, which means that they may arrive during the AM peak hour but would not leave
within the same hour. This same reduction was applied to all PM inbound trips since only half of
customers who dropped off their vehicle during the AM peak hour would need to make an additional
trip back to the service center to pick up their vehicle during the PM peak hour. This adjustment is
reflective of the applicant’s business model, as their records indicate that 50% of customers during a
typical week choose to wait for their vehicle in the lounge instead of accepting a ride from a rental
company or using a courtesy vehicle.

The trip generation rate is proportional to the number of service bays at the current business site, as
opposed to the building square footage, to more accurately reflect the number of trips generated by
the facility’s proposed land use. Based on the applicant’s business plan, the proposed Project would
operate in a similar fashion to its existing business location. The AM peak hour trip generation rate was
calculated as 0.82 vehicle trips per service bay (9 daily average AM trips/11 service bays) and the PM
peak hour trip generation rate was calculated as 0.73 (8 daily average PM trips)/11 service bays.

Trip generation rates from the Trip Generation, 11th Edition (Institute of Transportation Engineers [ITE],
2021) for Automobile Parts and Service Center (ITE Code 943) for a General Urban/Suburban context
were adjusted to estimate daily trips for the auto service use that are not accounted for by the custom
trip generation rates. The adjusted trip generation rate is based on the ratio between the average of
the ITE peak hour trip generation rates and the ITE daily trip generation rates. This ratio was applied to
the case-specific peak hour trip generation rates to determine the adjusted daily trip generation rate.

This method is again intended to avoid overestimating trips based on square footage; an urban vehicle
service center will necessarily make more efficient use of space than the many suburban vehicle service
centers sampled to generate the ITE national rates. ITE guidance and state of the practice also
recommend using locally-specific trip estimation methods when possible. The ITE peak hour trip
generation is also included in the attached materials for context.

A trip credit was applied to account for the trip generation of the existing warehousing land use (ITE
Code 150) that recently occupied the Project site. An additional 40 trips were added to the AM and PM
peak hour trips to account for the 40 expected auto service center employees. Table 1 presents the
estimated trip generation. The Project is expected to generate an estimated 63 net vehicle trips during
the AM peak hour and 58 during the PM peak hour.

Trip Distribution and Assignment

The forecasted regional vehicular trip distribution of the project was modeled in the Culver City travel
demand model in a 2019 scenario. This regional distribution was developed based on several factors
including the typology of proposed service land use, the geographic distribution of population and
activity centers in the surrounding area, and the project access points in relation to the surrounding
street and freeway system. The regional trip distribution was translated into a local trip assignment
based on street and lane configuration, allowable turning movements, and likely vehicular
ingress/egress routes.

The regional trip distribution and local trip assignment was adjusted to account for several factors that
are unique to the Project. The applicant’s business plan is to service airport fleet vehicles from the Los
Angeles International Airport (LAX), which is located south of the Project site. The applicant also plans
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to maintain their existing Beverly Hills auto service location, which is located to the north of the project
site. Therefore, we have adjusted the regional trip distribution to anticipate a higher number of trips
coming from the south of the Project rather than the west and north directions.

Figure 2 illustrates the trip distribution pattern of the project trips.
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Attachment A: Cadillac of Beverly Hills Data

Appointment/C

Date heck In Time ZIP Code Waiter Loaner Rental

5/5/2025 7:30 AM 90008 X

5/5/2025 9:00 AM 91342 X

5/5/2025 9:30 AM 90210 X
5/5/2025 9:30 AM 90019 X

5/5/2025 10:00 AM 90094 X

5/5/2025 10:30 AM 90067 X
5/5/2025 11:00 AM 90036 X

5/6/2025 8:00 AM 90034 X

5/6/2025 8:30 AM 90036 X

5/6/2025 9:00 AM 90036 X
5/6/2025 9:00 AM 90723 X

5/6/2025 9:30 AM 90023 X

5/6/2025 11:30 AM 91108 X

5/7/2025 8:30 AM 90016 X

5/7/2025 8:30 AM 90049 X

5/7/2025 9:30 AM 90048 X

5/7/2025 10:30 AM 92307 X

5/8/2025 7:30 AM 90006 X

5/8/2025 7:30 AM 90008 X

5/8/2025 9:30 AM 90038 X

5/8/2025 11:30 AM 90401 X

5/8/2025 2:30 PM 90018 X
5/9/2025 7:30 AM 90001 X

5/9/2025 7:30 AM 90211 X

5/9/2025 8:00 AM 90210 X

5/9/2025 8:00 AM 90049 X

5/9/2025 8:30 AM 90012 X
5/9/2025 9:00 AM 90036 X

5/9/2025 9:00 AM 90024 X

5/9/2025 11:00 AM 90044 X

5/9/2025 11:30 AM 90047 X

5/9/2025 2:00 PM 90210 X

50% 34% 16%



Table 1: Project Vehicle Trip Generation Estimate

ITE Land Trip Generation Rates Estimated Trip Generation

Land Use AM Peak Hour PM Peak Hour AM Peak Hour Trips PM Peak Hour Trips

MED(EED Daily Rate In% Out% Rate 173 Out% Daily In Out Total In Out Total

PROPOSED PROJECT

Automobile Parts and Service Center [a] 943 43 KSF 16.6 191 28% 72% 2.06 39% 61% | 714 23 59 82 35 54 89
(Not Used)

service
Automobile Parts and Service Center [b] N/A 36 bays 6.5 0.82 86% 14% 0.73 20% 80% | 233 60 10 70 13 53 66
TOTAL DRIVEWAY TRIPS 233 60 10 70 13 53 66
TOTAL PROJECT EXTERNAL VEHICLE TRIPS 233 60 10 70 13 53 66

EXISTING USE CREDIT

Warehousing [a] 150 43 KSF 1.71 0.17 7% 23% 0.18 28% 72% 74 5 2 7 2 6 8
TOTAL EXISTING USE CREDIT 74 5 2 7 2 6 8
NET INCREMENTAL EXTERNAL TRIPS 159 55 8 63 11 47 58
Notes:

[a] Source: Institute of Transportation Engineers (ITE), Trip Generation, 17th Edition , 2021.
[b] Source: Custom trip generation rate based on Cadillac of Beverly Hills existing operations. ITE trip generation rates are provided for comparison, but the custom trip generation rate is more accurate to the Project site's expected use.
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Study Intersections and Street Segments

If required, this study will analyze the following intersections, shown in Figure 3:

Obama Boulevard & Jefferson Boulevard (City of Los Angeles)
Holdrege Avenue & Jefferson Boulevard (City of Los Angeles)
Hetzler Road & Jefferson Boulevard

Duquesne Avenue & Jefferson Boulevard

Signalized intersection at 9919 Jefferson Boulevard

Leahy Street/College Boulevard & Jefferson Boulevard
Raintree Circle & Jefferson Boulevard

Indian Wood Road & Jefferson Boulevard

Summertime Lane & Jefferson Boulevard

Overland Avenue & Jefferson Boulevard

Lucerne Avenue & Duquesne Avenue

V®NO oA LN~

—_ —
)

All study intersections are signalized, except Lucerne Ave. and Duquesne Ave., which is stop controlled.
As noted above, the MOU will also require approval from LADOT’s Central Development Review
department because two proposed study intersections are in the City of Los Angeles.

Estimated Project trips at driveways and study intersections are shown in Figure 4.
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Data Collection (Traffic Counts)

Weekday peak hour counts will be collected at the study intersections to determine turning movement
volumes. These counts will be used as the base year for the Existing analysis.

Buildout/Future Year Forecasts

Typically, a future year forecast is performed to understand the cumulative effect of the Project and
related development in the area. There is also a relationship to this analysis and the typical time it takes
for a proposed project to be constructed and occupied. In this case, our opinion is that a future year
forecast is unnecessary because the application is for a conditional use permit for an existing
development. If required, a future year analysis could be conducted following standard practice to
include related projects in the vicinity, and an ambient growth rate would be determined using the
Culver City travel demand model.

Intersection Level of Service (LOS) Analysis

The assessment of the proposed project will involve evaluating intersection level of service (LOS) for
the following scenarios during weekday AM and PM peak hour conditions:

o Existing
o Existing with Project

Any adverse project traffic effects will be identified by comparing Existing LOS to Existing with Project
LOS with Project LOS. Based on the location of the study intersection, each agency’s respective criteria
will be used to identify project traffic effects. If required by the City, a future scenario could be
developed.

Synchro 11 software and the Highway Capacity Manual 6th Edition (HCM) methodology will be used to
evaluate the operation of the study intersections.

Driveway LOS and Queuing Analysis

Synchro 11 software and the Highway Capacity Manual 6" Edition (HCM) methodology will be used to
evaluate the operation of the Project driveways.

Neighborhood/Residential Street Analysis

Most project traffic should only use arterial streets as there are no neighborhood or residential streets
intersecting Jefferson Boulevard that would provide any cut-through opportunity or advantage over
using arterials to connect to the regional street and highway network. However, a few project trips
exiting 1-10 onto Robertson Blvd. or coming from the north are anticipated to use Higuera St. and
Lucerne Ave. to access the Project site. These streets feature neighborhood traffic calming elements
to slow traffic and encourage regional trips to use other routes. A residential segment analysis for
Lucerne Ave. may be conducted upon the City’'s request.

Transit Operations Analysis
Travel Demand/Capacity by Route Analysis

As a relatively small automotive service center located on Jefferson Boulevard where transit service is
limited to one route operating hourly, the project’s effect on transit demand and capacity is likely to be
marginal. If required, this will be addressed with a qualitative analysis.
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Transit Delay by Route Analysis

Based on the preliminary trip generation as shown in Table 1, the Project is not estimated to generate
more than 3,000 daily vehicles trips and therefore a qualitative transit delay analysis is not required per
the Culver City Guidelines.

Hazardous Conditions

The Project will assess the potential for hazardous conditions for transit operations, but no significant
impacts are anticipated based on the current site plan.

Site Plan Review

If required, a marked-up site plan will illustrate vehicles maneuvering within the site. This review will
also include bicycle/pedestrian access to the Project site.

Safety Analysis

The City requires an evaluation of the Project’s effects on roadway safety if it is located on a corridor
that is a part of the City’s High Injury Network (HIN) within the City’s Local Road Safety Plan (LRSP).
Because the Project is located along a high-risk roadway, as identified within the City’s Local Road
Safety Plan (LRSP), the Project will evaluate any potential adverse effects and provide associated
countermeasures to enhance safety conditions.
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