
 
 

 

 A Traffic Engineering and Transportation Planning Consulting Services Company 

March 1, 2013 
  
Mr. Dale Goldsmith, Esq. 
Armbruster, Goldsmith & Delvac LLP 
11611 San Vicente Boulevard, Suite 900 
Los Angeles, CA 90049 
 
RE: Responses to Kassan Comment Letter for Target Sunset Western 
 (Council File 12-1604 ENV-2008-1321-EIR) 

Dear Mr. Goldsmith, 

As requested, we have reviewed the traffic comments set forth in the Arthur Kassan 

letter dated November 19, 2012 (attached).  Mr. Kassan raises three areas of concern: 

the potential traffic impact to the La Mirada neighborhood, impacts to emergency 

response time and the number of truck trips generated by the Target project.  All three 

of comments have been raised before and have been fully addressed in the DEIR and 

FEIR for the Target project. 

It is important to note that Mr. Kassan’s comments are not supported by facts or any 

analysis but rather his opinions.  However, we have prepared this letter to expand on 

the prior responses. 

Comment 1: 

Mr. Kassan continues to claim Target traffic will impact the La Mirada Avenue 

neighborhood east of Western Avenue and south of Fountain Avenue because of 

existing and future traffic congestion on the Hollywood Freeway and Western Avenue in 

the vicinity of the project site. 

Response 1: 

Mr. Kassan claims that the La Mirada neighborhood route for Target traffic is a viable 

alternative route because the Hollywood Freeway is congested and the neighborhood 

route is a direct route to the Target site.  We disagree with Mr. Kassan’s opinion of what 

is a viable route to Target from the Hollywood Freeway.  Mr. Kassan has not provided 
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any supporting evidence that Target traffic would use La Mirada Avenue as a cut 

through route to and from the site.  

As discussed in the DEIR, neighborhood traffic impacts are determined on a daily basis.  

The DEIR acknowledged that the neighborhood bounded by Fountain Avenue, Western 

Avenue, Santa Monica Boulevard and Normandie Avenue has in the past experienced 

higher daily volumes of traffic.  The neighborhood traffic flow conditions are controlled 

by several factors: lack of continuous east-west streets; the closure of east-west roads 

due to the Hollywood Freeway cutting through the neighborhood; and the location of 

freeway access.  The resulting traffic flows are a combination of local traffic access 

requirements and traffic associated with internal and abutting commercial / school land 

uses. 

La Mirada Avenue is a two block east-west street with approximately 1,600 vehicles per 

day according to the most current traffic counts (1,100 eastbound and 500 westbound), 

which is an acceptable traffic volume for a typical neighborhood street .  Higher north-

south traffic flows between Santa Monica Boulevard and Fountain Avenue exists on 

Serrano Avenue, Hobart Street and Kingsley Avenue, which has resulted in the 

implementation of neighborhood calming measures on those streets.  

However, the neighborhood route suggested by Mr. Kassan - from the Santa Monica 

Boulevard northbound off ramp to Serrano Avenue, La Mirada Avenue, Western 

Avenue to Target - is not a desirable traffic route for Target freeway traffic.  The future 

Target traffic from the 101 Hollywood Freeway traveling northbound will exit the freeway 

near Sunset Boulevard via the northbound off ramp located at Harold Way and Wilton 

Place located one block west of the store site not further south at Santa Monica 

Boulevard and Serrano Avenue which is considerably farther from the Target site, 

approximately ¾ mile.  

Approximately 9% of Target’s net daily inbound traffic volume would need to divert onto 

La Mirada Avenue before the City of Los Angeles neighborhood impacts would be 
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exceeded.  This equates to 75 % of the total inbound Target traffic traveling northbound 

on the Hollywood Freeway and westbound on Santa Monica Boulevard.  Therefore, Mr. 

Kassan’s opinion regarding Target traffic on La Mirada Avenue is speculative and 

unreasonable.  

Hollywood has been developed with a square grid network of streets with endless 

circuitous routings possible.  The traffic study was developed using a reasonable direct 

routing assignment of project traffic, as required by the City of Transportation for its 

traffic studies.  To use capacity constraints as a tool to re-route development traffic to 

routes less commonly used, as suggested by Mr. Kassan, would result in traffic studies 

that would be unsupported by any factual data and more susceptible to manipulation of 

the data.  For example, had the Target traffic study used Mr. Kassan’s suggested 

neighborhood distribution, the study would have been faulted for under reporting traffic 

impacts at congested intersections such as Western Avenue and Santa Monica 

Boulevard.  For that reason alone, using Mr. Kassan’s reasoning, traffic reports would 

assign development traffic to neighborhood streets and alleys to avoid the major arterial 

intersections and the associated impacts. 

Comment 2: 

Mr. Kassan claims that the projects FEIR failed to address the impacts on emergency 

response. 

Response 2: 

The traffic impacts to the emergency response are discussed in response to comment 

8-37 in the FEIR.  The level of service and levels of congestion in the study area are 

accurately reported in the DEIR and were reviewed and approved by the City of Los 

Angeles Department of Transportation.  LAPD and LAFD also reviewed the EIR‘s 

conclusions. 
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Comment 3: 

Mr. Kassan claims that the truck estimate used to evaluate the Target traffic impacts are 

under reported. 

Response 3: 

Target acknowledges truck deliveries vary by store volume and has provided its 

estimate of the heavy truck daily traffic volume for the Target Sunset center.  The 1.7 

heavy truck trips per day is the average number of large trucks expected to serve the 

projects proposed uses.  Those truck numbers include all types of large trucks from the 

Target distribution centers, and given the fact that deliveries are staggered there will not 

be an impact even if a truck needs to remain on the site more than 10 minutes. 
 
Please call if you have questions. 
        Sincerely, 

 
 
Jerry T. Overland 

 



ARTHUR L. KASSAN, P.E. 
Consulting Traffic Engineer 

 

   
Telephone 5105 Cimarron Lane FAX 
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November 19, 2012 
 
Honorable Herb Wesson, President, and Honorable Members 
Los Angeles City Council  
c/o Los Angeles City Clerk 
Room 395 
City Hall 
200 N. Spring Street  
Los Angeles, CA 90012   
 
Subject: Council File 12-1604 
              ENV-2008-1421-EIR 
              5520 Sunset Boulevard, Hollywood  
              Target Retail Shopping Center Project 
 
Dear Honorable Council Members: 
 
On behalf of the La Mirada Neighborhood Association of Hollywood, I am addressing 
the responses to comments that have been incorporated into the Final Environmental 
Impact Report (FEIR) for the above project.   
 
According to the Caltrans comment letter, “The Hollywood Freeway (US-101) currently 
operates at level-of-service (LOS F) during peak periods … [FEIR pageIII-132] In 
response to Comment 10-2, page III-126, the FEIR states, “The future Target traffic 
from the 101 Hollywood Freeway traveling northbound will exit the freeway near Sunset 
Boulevard via the northbound off ramp at Harold Way and Wilton Place located one 
block west of the store site not further south at Santa Monica Boulevard and Serrano 
Avenue which is considerably farther from the Target site, approximately ¾ mile.” That 
is a questionable statement with no supporting evidence and ignoring observable 
patterns of driver behavior on congested freeways throughout the metropolitan area.  
 
It is well known among those who observe urban traffic patterns that drivers 
encountering severe congestion on a freeway will exit the freeway if there is a viable 
alternative routing on the surface street network. With the Hollywood Freeway already 
operating at LOS F, as stated by Caltrans, many drivers, recognizing that the Target 
project is near and that Western Avenue is a direct access route to the project, will exit 
at the Santa Monica Boulevard off-ramp and travel through the neighborhood that is 
immediately north of that ramp to reach Western Avenue by way of La Mirada Avenue.  
 
A traffic engineer/analyst familiar with the traffic flow conditions and the street pattern in 
that area should be able to make reasonable estimates of the traffic that will be 
attracted to that freeway-to-neighborhood bypass routing. Those estimates should have 
been included in the original traffic impact study for the Draft EIR (DEIR) to provide the 
conservative analysis that is required. The DEIR should be recirculated with a more 
realistic distribution of the freeway-oriented Target project traffic. 
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The FEIR states that “The cut-through route via Serrano Avenue and La Mirada Avenue 
is not a Target traffic route.” [FEIR page III-126, response to Comment 10-2] That 
statement is unsubstantiated, and there is no supporting evidence. Many drivers, 
familiar with the neighborhood, will turn right from Santa Monica Boulevard to enter the 
neighborhood and exit on Western Avenue, having avoided the congestion at the Santa 
Monica Boulevard/Western Avenue intersection. Others will exit the freeway at Santa 
Monica Boulevard, as described above, and travel through the neighborhood to 
Western Avenue. A conservative, worst-case analysis should have taken those 
movements into account. A recirculated DEIR would present the opportunity to do so.    
 
Several FEIR responses acknowledge that the DEIR contained substantial errors in the 
characterization of the project’s impacts and the feasibility of mitigating those impacts 
particularly at two critical intersections – Santa Monica Boulevard/ Western Avenue and 
Hollywood Boulevard/Wilton Place. [FEIR pages III-97 and III-98, responses to 
Comments 8-35 and 8-36] Then, in response to Comment 8-37 regarding impacts on 
emergency services, the FEIR states “Furthermore, the Draft EIR was provided to LAPD 
and LAFD for review. Neither agency expressed concerns regarding the project’s 
impact on response times.” [FEIR page III-98]  
 
However, if the DEIR contained errors, as acknowledged in the FEIR, then the LAPD 
and LAFD did not have the opportunity to review accurate traffic impact information from 
which to draw their conclusions. At a minimum, those two agencies should be provided 
with correct and accurate information regarding the future congestion conditions and 
unmitigated impacts that will occur at the two critical intersections for their further review 
as to the impacts on future emergency response times.    
 
On FEIR page III-116, in response to Comment 9-8, is the statement, “The Target 
trucks do not carry perishable goods; therefore, and [sic] they do not have refrigeration 
generators.” The FEIR is dated June 2012. By that time, Target was well into a program 
to provide substantial grocery sections in their stores. They have been advertising those 
essentially supermarket components with special inserts in Sunday newspapers for 
many months. Those supermarket sections contain dairy products and frozen foods 
among other perishable items.  
 
Surely, those items are delivered by refrigerated trucks, and the Applicants, their 
consultants, and City staff members must be well aware of that. Their response 
describing potential truck operations is incorrect in its estimate of the number of truck 
deliveries per day, which must be higher than the stated average of 1.7 heavy trucks 
per day when food deliveries are considered. The trailer drop-off operation that they 
describe, in which the “… Target delivery trucks would drop their trailers off at the 
loading dock and then leave the site …”, will not be feasible with the refrigerated food 
trucks.   
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Further, the potential restaurants in the “shopping center” component of the project will 
also need food deliveries, many of which will arrive in refrigerated trucks that cannot be 
accommodated on-site.  
 
The truck operations should be reconsidered and the site plan should be redesigned 
appropriately to accommodate the trucks that will actually be needed to serve the 
project occupants. Then, the DEIR should be revised and re-circulated for evaluation of 
the new truck service plan. 
 
Taken together, the DEIR and the FEIR are seriously deficient in their analysis of the 
proposed project’s impacts on the La Mirada neighborhood, of impacts on emergency 
response times throughout the area, and of truck access/service at the site. Further 
analysis is called for in order to achieve the conservative, worst-case evaluation of 
impacts that is required.  
 
I would be pleased to discuss my above comments with Members of the Council and 
with City staff members. 
 
 
Very truly yours, 
 
Original signed by Arthur L. Kassan, P.E. 

 
Arthur L. Kassan, P.E. 
Registered Traffic Engineer No. 152  
Registered Civil Engineer No. 15563 
  
 


