March 13, 2017
Mr. Phil Boyle
Town of Corte Madera
300 Tamalpais Drive
Corte Madera, CA 94976-0159

Focused Traffic Analysis for the 200 Nellen Avenue Project
Dear Mr. Boyle;
W-Trans has completed a focused study of the potential traffic impacts associated with a proposed retail/ office
project at 200 Nellen Avenue in the Town of Corte Madera. This analysis reflects the scope of work approved by
the Town.

Project Description
The proposed project includes construction of a new building which will include office and retail uses. The site is
currently occupied by a used car dealership. Although the site’s address is on Nellen Avenue, access is currently
taken only from Fifer Avenue; the driveway on Nellen Avenue was closed off when Wornum Drive was constructed.
As part of the current project proposal the applicant wishes to re-open this driveway to Nellen Avenue.

Project Trips
The anticipated trip generation for the proposed project was estimated using standard rates published by the
Institute of Transportation Engineers (ITE) in Trip Generation Manual, 9th Edition, 2012 for “General Office” (ITE LU
#710) and a combination of “Specialty Retail” (ITE LU #826) and “Shopping Center” (ITE LU #820). Because the site
is currently occupied by a car dealership, the trip generation of the dealership was considered. “New Car Sales”
rates (ITE LU #841) were applied to the existing use. It is noted that there are no standard trip generation rates for
a used car lot and since this lot would not provide the service amenities associated with a new car dealership, it
appears most reasonable to reduce the rate to half that for new car sales.
There are no standard mid-afternoon trip rates for office, retail, or new car sales land uses. In order to calculate
trips at this time period p.m. rates were used for new car sales and retail space as these land uses would be
expected to generate similar trips for both time periods. Office land uses would most likely produce fewer trips
during the midday afternoon as peak hour trips are primarily generated by employees traveling to work in the
morning and leaving in the evening. Therefore, it was assumed that the mid-afternoon trip generation for the
office would be half the p.m. peak hour rate.
While retail uses generally draw at least a portion of their trips from traffic already passing by on the adjacent
streets, no deduction was taken for such “pass-by” traffic. About one-third of traffic associated with retail uses is
comprised of drivers who stop in while enroute between their primary origin and destination, so they do not add
to the overall volume on the roadway. The results of the analysis are more conservative as a result of not deducting
pass-by trips.
The proposed project is expected to generate an average of 249 trips per day, including 11 trips during the a.m.
peak hour, 16 during the afternoon peak hour and 19 during the p.m. peak hour. After deductions are taken into
account, the project would be expected to generate 228 new trips on a daily basis, including 10 during the
morning peak hour, 14 during the mid-afternoon peak hour and 17 during the evening peak hour; these new trips
represent the increase in traffic associated with the project compared to existing volumes. The expected trip
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generation potential for the proposed project is indicated in Table 1, with deductions taken for trips made to and
from the used car dealership at the site, which will cease with the construction of the project.
Table 1 – Trip Generation Summary
Land Use

Size

Daily

AM Peak Hour

(ksf)

Rate Trips Rate Trips

1.272

16.15†

21

0.96

Office

3.747

11.03

41

Retail

4.695

44.32

208

Mid-Afternoon Peak

PM Peak Hour

In

Out

Rate

Trips In Out Rate Trips In Out

1

1

0

1.31*

2

1

1

1.31

2

1

1

1.56

6

5

1

0.78**

3

0

3

1.49

6

1

5

0.96

5

3

2

2.71*

13

6

7

2.71

13

6

7

10

7

3

14

5

9

17

6

11

Existing
Dealership

Proposed

Net New
Note:

228

ksf = 1,000 square feet
† Rate based on one-half the rate for a new car dealership
* PM peak hour rates applied
** Rate is one-half the p.m. peak hour rate

Trip Distribution
The pattern used to allocate new project trips to the street network was based on anticipated travel patterns for
employees and customers. The applied distribution assumptions and resulting trips are shown in Table 2.
Table 2 – Trip Distribution Assumptions
Route

Percent

Daily
Trips

AM
Trips

Mid-Aft
Trips

PM
Trips

To/from the south via Tamal Vista

30%

69

3

4

5

To/from the west via Fifer Ave

30%

69

3

4

5

To/from the east via US 101 South

20%

45

2

3

4

To/from the east via US 101North

20%

45

2

3

3

100%

228

10

14

17

TOTAL

Plus Project Volumes
Volumes on Tamal Vista Boulevard and Fifer Avenue for the mid-afternoon and p.m. peak hours were obtained
from turning movement counts collected on February 25, 2016. A.M. peak hour volumes were obtained from
October 22, 2014 counts and segment volumes collected on February 4, 2016. Volumes on Wornum Drive for the
a.m. and p.m. peak hour were obtained from counts collected on April 9, 2014. Mid-afternoon volumes were not
available for Wornum Drive. In order to estimate volumes on Wornum Drive, it was determined that Tamal Vista
Boulevard experienced 77 percent of the p.m. peak hour volume during the mid-afternoon peak hour. Therefore,
77 percent of p.m. peak hour volumes at Wornum Drive were used for mid-afternoon volumes at Wornum Drive.
Nellen Avenue currently carries very minimal volumes associated only with parcels along the block-long street
that have direct access. Table 3 summarizes the existing and plus project segment volumes for the adjacent
streets.
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Table 3 – Existing and Existing plus Project Volumes
Segment

Existing Volumes

Existing plus Project Volumes

AM

Mid-Aft

PM

AM

Mid-Aft

PM

Eastbound

303

389

310

307

392

314

Westbound

450

600

510

452

607

519

Northbound

320

572

519

324

575

522

Southbound

676

792

579

677

795

582

Eastbound

524

440

700

525

442

702

Westbound

338

610

275

339

611

276

Fifer Avenue

Tamal Vista Boulevard

Wornum Drive

Based on the anticipated trip distribution and the access to the project site from Nellen Avenue re-opened,
approximately two to three trips would be added hourly to Nellen Avenue during each of the peak hours
evaluated. This would add up to one westbound right-turning movement and two southbound left-turning
movements to the unsignalized intersection of Wornum Drive/Nellen Avenue during a peak hour. No more than
four trips would be added to any single movement at any of the nearby signalized intersections. Since the project
is expected to generate low volumes and add such a nominal number of new trips to any particular movement,
impacts to the adjacent streets and intersections are expected to be imperceptible and result in no changes to the
service levels.

Site Access
During the design process for the Wornum Drive project, concern was expressed regarding the potential for
drivers to use the project site as a “short-cut” to get between Fifer Avenue and Wornum Drive via Nellen Avenue,
rather than taking the longer route via Tamal Vista Boulevard. As a result, the driveway to Nellen Avenue was
closed as part of the Wornum Drive project. The project proposal includes a one-way outbound driveway from
the site to Nellen Avenue, which would allow drivers exiting the site to access Wornum Drive via Nellen Avenue.
This connection would benefit site traffic in that drivers could exit to Nellen Avenue to travel to destinations other
than US 101 South and avoid making a left turn onto Fifer Avenue, which can be time-consuming during periods
of peak traffic flow.

Left-Turn Access
A primary consideration related to site access is related to the left turns to and from Fifer Avenue as well as the
potential to attract pass-through traffic. Existing striping on Fifer Avenue includes a westbound left-turn pocket
starting at the westerly property line of the project site, though the single striped lane along the project’s frontage
is of adequate width to accommodate two lanes and allow left turns into the site without blocking through traffic.
Drivers stopping in this area to make the left turn into the site should not present an unexpected conflict to other
drivers exiting the freeway as this movement is already common in the immediate vicinity at the adjacent
driveway to the JoAnn Fabric store that generates such movements. It therefore appears reasonable to allow
continued access via left turns to and from Fifer Avenue.
Similarly, drivers turning left out of the site would be consistent with current operation of both the existing uses
at the site as well as the traffic associated with the adjacent site. Drivers can use the wide westbound lane as an
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acceleration lane if striped accordingly. To encourage drivers wishing to turn left at Tamal Vista Drive to stay to
the right until they reach the turn pocket or the rear of the queue, whichever is further east, it is suggested that
the striping be modified to provide a two-way left-turn lane from the easterly limit line of the area marked “Keep
Clear” to the start of the median island toward the easterly side of the site. This would provide a space for drivers
entering and exiting the project site and JoAnn Fabrics to make left turns more easily. It would also channelize
the queue for left turns at Tamal Vista on those occasions when it extends beyond the “Keep Clear” zone, keeping
left-turning vehicles to the left and out of the path of through traffic exiting the freeway.
With the suggested change to the striping on Fifer Avenue, left-turn access to and from the project site can
reasonably be expected to operate acceptably.

Potential to Attract Pass-Through Trips
Consideration was given to the potential for the restored connection to draw drivers through the site to avoid
taking the longer route along Tamal Vista Boulevard. This would be an especially attractive route for the
commuters currently parking on Nellen Drive and catching the bus at the Lucky Drive bus stop. As shown in the
renderings, the site would be landscaped in such a way as to screen the driveway to some extent, making it less
obvious and therefore attractive. Further, drivers choosing the pass through the site would be subject to making
one or two unprotected left turns from Fifer Avenue and to Wornum Driver versus protected movements along
Tamal Vista Boulevard.
By improving left-turn access to the site, there would be increased potential for drivers to pass through the site
and use it as a short-cut to Wornum Drive. While this would have the benefit of reducing the number of left turns
from Fifer Avenue to Tamal Vista Boulevard and then to Wornum Drive, both of which are heavy movements that
contribute to high delays at these intersections, there are negative safety implications. First, there would an
increased number of left turns from Fifer Avenue to the driveway, trading a protected movement for an
unprotected one. Due to the proximity to the freeway off-ramp, there is limited queuing space for such left turns,
so if more than two drivers attempted to wait to make the turn, the resulting queue would back up into the
through lane, and drivers exiting the through lane would have limited and potentially insufficient time to see and
react to the vehicle stopped in their lane. It is noted that this condition occasionally exists already due to
congestion associated with operation of the signal at Fifer Avenue/Tamal Vista Boulevard, but exacerbating this
situation is undesirable.
Further, drivers destined for Redwood Highway would need to make a left turn from Fifer Avenue to Wornum
Drive from a stop-controlled approach. While this movement currently experiences limited delays, a substantial
increase in the volume of traffic making this left turn could result in delays reaching unacceptable levels, thereby
negatively impacting the commuters, Water Agency staff, and others that have destinations specifically on Nellen
Avenue.
There is an existing “No Outlet” sign at the driveway on Fifer Avenue that could be retained to discourage drivers
from using the site to pass through to Nellen Avenue, but it would be an inaccurate sign and therefore ignored by
drivers who knew it not to be true. Because this would be an inappropriate use of the sign, it should be removed
if the driveway is re-opened. It could be replaced with a sign reading “No Through Traffic” (black on white), making
it enforceable if the Town adopts an ordinance prohibiting through traffic. This would allow the Town’s Police
Department to ticket drivers using it illegally. Without the ability to ticket violators, such signing is not suggested
as it may induce traffic by alerting motorists of the connection.
Because the potential for diversion could have negative impacts and there are no readily apparent means of
addressing this that would not require Town Council and Police Department action, it is suggested that the
connection to Nellen Avenue be allowed on a provisional basis, with the Town retaining the right to require the
developer to close it should it result in negative consequences after a trial of a minimum of six months. If, after six
months, there have not been citizen complaints and there have been no collisions associated with the driveway

