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100 Oceangate | Suite 1425 | Long Beach, CA 90802 | (562) 294-5848 | www.fehrandpeers.com 

Memorandum
Date: July 1, 2024 

To: Jake Douglas, Manager of Acquisitions and Development, Mar Ventures, Inc. 

From: Mo Mills, Miguel Núñez, and Michael Kennedy, AICP 

Subject: Trip Generation Assessment � Minor Modification to El Segundo South Campus 
Specific Plan on Lot 14 

LB24-0121 

This memorandum summarizes a trip generation analysis conducted to evaluate a modification to 
the El Segundo South Campus Specific Plan (ESSC-SP). The modification is intended to allow for 
three additional land uses at Specific Plan Lot 14, that are not allowed under the current 
Commercial Mixed Use (CMU) zoning designation and are allowed in the Office/Industrial Mixed 
use (O/IMU). Based on information in the Specific Plan and from Mar Ventures, Fehr & Peers has 
conducted an analysis comparing the trip generation rates of the most intense permitted uses 
and the three uses currently not permitted. The uses currently not permitted have lower trip 
generation rates than the permitted use, so permitting them on the site would be consistent with 
and within the maximum allowable development analyzed in the Specific Plan for Parcel 14.   

Background

The October 2015 update to the ESSC-SP provided Raytheon the flexibility to either expand its 
existing operations or develop a mixed-use project that would be compatible with the existing 
Raytheon Campus facilities and operations. The roughly 142.28-acre specific plan area allows a 
maximum development intensity of 3,718,889 net square feet. Figure 1 depicts the 2015 ESSC-SP 
land-use plan, which identified the various parcels and designated land-use types.  
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Figure 1: ESSC-SP Land Use Plan (Existing) 

Source: Exhibit 5, El Segundo South Campus Specific Plan, Specific Plan No. 11-01, City of El 
Segundo, October 2015 
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The Specific Plan�s Development Regulation allow for transfers between land use types and 
planning areas, subject to the following requirements:  

� The overall FAR of the Campus cannot exceed 0.60 based on the gross acreage of 
the site, resulting in a maximum development intensity of 3,718,889 net square 
feet of building area (4,231, 547 square feet gross building area);  

� Land uses conform to allowable uses as outlined in the Permitted Use Table in the 
Development Standards section of this Specific Plan; and  

� The total number of traffic trips cannot exceed the trip ceiling established for the 
Project. As shown in Table 1, the trip ceiling for trip generation of new 
development within the Project area is:  

o 631 PM peak hour inbound trips and 2,489 PM peak hour outbound trips, 
for a total of 3,120 PM peak hour trips as outlined in the trip budget 
mechanism for the Project.  

o 2,634 AM peak hour inbound trips and 408 outbound AM peak hour trips, 
for a total of 3,042 AM peak hour trips as outlined in the trip budget 
mechanism for the Project. 

o 26,585 daily trips as outlined in the trip budget mechanism for the 
Project. 

Table 1: ESSC-SP Development Trip Ceiling 

 
Source: Table III-3 - Project Trip Ceiling for trips associated with new development within the 
ESSCSP area. El Segundo South Campus Specific Plan, Specific Plan No. 11-01, City of El Segundo, 
October 2015  
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Appendix A summarizes land use types currently zoned on Lot 14. The table identifies if the use is 
a permitted use (P), permitted accessory use (A), permitted by an administrative use permit (AUP), 
or a conditional use permit (C). The table also identifies proposed zoning changes to Lot 14 to 
allow for additional land use types. The subject of this analysis is a potential modification to the 
Specific Plan to allow land uses consistent with the O/IMU zoning on Lot 14 not currently 
permitted under CMU zoning, as shown in Figure 2. Fehr & Peers has documented and compared 
daily, morning (AM) peak hour, and afternoon (PM) peak hour trip generation rates for the 
following land uses not permitted in the CMU zone and compared them to permitted office and 
retail rates in the O/IMU zone. 

� Warehousing 

� Self-storage 

� High and medium Bay Labs 

� Light industrial 

Trip Generation

ESSC-SP was approved for 3,718,889 net square feet of building area (4,231, 547 square feet gross 
building area) and a total daily trip ceiling of 26,585. A detailed breakdown of inbound and 
outbound peak hour trip ceilings is shown in Table 1 above. Table 2 below is the trip generation 
summary for Phase 2 � Full Buildout of the ESSC-SP Area.  

The trip generation analysis shown in Table 2 was obtained from the ESSC-SP Environmental 
Impact Report. To be consistent with the trip generation analysis in 2015 El Segundo South 
Campus Specific Plan, rates from Institute of Transportation Engineers (ITE), Trip Generation, 9th 
Edition. Since Lot 14 was determined to be located within a convenient walking distance to the 
Green Line (now known as the C Line) light rail transit (LRT), a transit trip credit of 5% was applied 
to office use proposed for this parcel. A 1% internal capture was also applied to the office use to 
account for trips occurring between land uses proposed or already operating within the site. 

Table 3 provides a description of land use types permitted under the ESSC-SP. Retail and General 
Office (shown in bold), are permitted under the current CMU zoning for Lot 14. General Office 
space is a broad category description, and generally includes any professional services that 
require employees to commute to and from the site. General Office does not include any �hands 
on� space for research and development, fabrication, or medium-to-large scale storage. 
Conversely, Warehousing/Mini-Warehousing, Bay Labs, and Light Industrial space allocate space 
for these activities, along with the inclusion of office areas. Retail land use is mixed � it includes 
the sale of merchandise, as well as experience-based retail like restaurants and entertainment.  
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Figure 2: ESSC-SP Land Use Plan (Proposed) 

Source: Mar Ventures, Inc. 2024 
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Table 2: Total Forecasted Trip Generation El Segundo South Campus Specific Plan � Phase 2 (Full 
Buildout) 

Source: Table 12, Transportation Impact Study, El Segundo South Campus Specific Plan 
Environmental Impact Report, 2015  
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Table 3: Land Use Category Descriptions 

Land Use ITE Land Use Code Description 

Warehouse 150 
Warehouses are primarily devoted to the
storage of materials, but they may also
include office and maintenance areas.

Mini Warehouse 151 

Mini warehouses are buildings in which a
number of storage units are rented for
the storage of goods. Typically referred to
as "self storage" facilities.

High/Medium Bay Labs 760 

Bay labs are facilities devoted almost
exclusively to research and development
activities. These facilities may contain
offices and light fabrication areas.

Light Industrial 110 

Typically, a single tenant site devoted to
light industrial activities such as printing,
material testing, assembly, fabrication,
packaging, and processing materials.

Retail 820 

Retail composition is related to its market
area in terms of size, location, and type of
store. Often, retail includes non
merchandising facilities, such as movie
theaters, gyms, or restaurants.

General Office 710 

General offices employ persons in the
management, legal, accounting,
engineering, consulting, real estate,
insurance, financial, or other professional
services.

Source: Institute of Transportation Engineers (ITE), Trip Generation, 9th Edition. 
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Trip Generation Comparison 

Table 4 compares trip generation rates for the current and proposed land uses for Lot 14. For 
consistency with the ESSC-SP, trip generation rates were taken from the 9th Edition of ITE�s Trip 
Generation Manual. While the 9th Edition is no longer the current edition, it is being applied 
because the purpose of this analysis is to demonstrate consistency with the EIR analysis, which is 
based on the 9th Edition of the Trip Generation Manual. Of the permitted uses, Retail and General 
Office land use categories (bottom two rows in Table 3) have the highest daily trip rates out of all 
categories and are the basis for the trip generation comparison.  Retail exhibits the highest daily 
trip generation rates with 42.70 daily trips per thousand square feet of floor area and also 
generates the highest PM peak hour trips at 3.71 trips per thousand square feet, as shown in bold 
below. General Office exhibits the highest AM peak hour trip generation rate with 1.56 trips per 
thousand square feet of floor area (also bold).  

Of uses not yet permitted, High/Medium Bay Labs generate the highest daily trip rate of the 
proposed land use categories to be permitted for Lot 14 across all three time periods, with 8.11 
daily trips per thousand square feet, 1.22 AM peak hour trips per thousand square feet, and 1.07 
PM peak hour trips per thousand square feet, as underlined in Table 4.  

A comparison of trip generation rates shows that the proposed land use types to be permitted for 
Lot 14 generate lower daily trips, AM peak hour trips, and PM peak hour trips when compared to 
the most intense currently permitted office and retail land use types under the CMU zoning 
designation. High/Medium Bay Labs generate the highest trip rates of the proposed land use 
types, and the corresponding daily trip rate is approximately 25% lower than General Office use 
and 80% lower than Retail use. High/Medium Bay Labs AM peak hour rate is roughly 20% lower 
than General Office and 70% lower than retail for the PM peak hour trip generation rate.  This trip 
generation comparison demonstrates that the new land uses proposed to be permitted are less 
trip intensive than what was analyzed for Retail and Office land uses to establish the site�s trip 
ceiling.   
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Table 4: Comparison of Trip Generation Rates for Lot 14 

Land Use 

ITE 
Land 
Use 

Code 

Trip 
Rate 
Unit 

Daily 
Rate 

AM Peak Hour PM Peak Hour 

Rate % In % Out Rate % In % Out 

Permitted Uses 

Retail 820 per ksf 42.70 0.96 62% 38% 3.71 48% 52% 

General Office 710 per ksf 11.03 1.56 88% 12% 1.49 17% 83% 

Uses to be 
Permitted 

Mini-Warehouse 151 per ksf 2.50 0.14 55% 45% 0.26 50% 50% 

Lower than Retail? Yes Yes Yes 

Lower than General 
Office? 

Yes Yes Yes 

High/Medium Bay 
Labs [d] 760 per ksf 8.11 1.22 83% 17% 1.07 15% 85% 

Lower than Retail? Yes No Yes 

Lower than General 
Office? Yes Yes Yes 

Light Industrial 110 per ksf 6.97 0.92 88% 12% 0.97 12% 88% 

Lower than Retail? Yes Yes Yes 

Lower than General 
Office? 

Yes Yes Yes 

Notes 

a. Source: Consistent with the 2015 El Segundo South Campus Specific Plan, rates from Institute of
Transportation Engineers (ITE), Trip Generation, 9th Edition were used.

b. Internal capture and transit service and light rail trip adjustment consistent with the 2015 El
Segundo South Campus Specific Plan Environmental Impact Report.

c. Trip generation adjustment discount associated with proximity to transit service for similar sites
based on recommendations published by Los Angeles County Metropolitan Transportation
Authority and ITE.

d. This category uses ITE�s �Research and Development Center� land use code and rates.

Conclusion & Next Steps 

Table 4 compares trip generation rates for the current and proposed land uses for Lot 14. As 
described, the proposed land use types could be permitted on Lot 14 without exceeding the 
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ESSC-SP development trip ceiling. Permitted and Retail and General Office land use categories 
have the highest daily trip rates out of all categories and the proposed land uses, permitted on 
neighboring sites, generate lower rates for each analyzed time period.   
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Appendix A: Current and Proposed Allowable Uses, ESSC-SP Lot 14 
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