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1. INTRODUCTION AND EXECUTIVE SUMMARY 

1.1. PURPOSE OF REPORT AND STUDY OBJECTIVES 

Lōkahi, LLC (Lōkahi) was retained by High Street Residential to complete a Transportation Impact & 
Mitigation Analysis for the proposed Cosanti Commons development generally located on the 
northeast corner of Shea Boulevard and 70th Street, in Scottsdale, Arizona. The objective of this 
Transportation Impact & Mitigation Analysis is to analyze the traffic related impacts of the 
proposed development to the adjacent roadway network. See Figure 1 for the vicinity map. 
 

1.2. EXECUTIVE SUMMARY 

The proposed Cosanti Commons development will generally be located on the northeast corner of 
Shea Boulevard and 70th Street, in Scottsdale, Arizona. The proposed Cosanti Commons 
development will be comprised of a total of 196 multifamily residential units, of which, there will be 
9 studio, 131 one-bedroom, and 56 two-bedroom units. 
 
This Transportation Impact and Mitigation Analysis includes: 
 

• Level of service analysis of existing conditions for the weekday AM and PM peak hours 

• Trip Generation for the existing development 

• Trip Generation for the proposed development 

• Trip Generation Comparison 

• Level of service analysis for the opening year (2026) weekday AM and PM peak hours 
o 2026 No Build 
o 2026 Build 

 
The following are the intersections included in this study: 

• Shea Boulevard and 70th Street (1) 

• Shea Boulevard and Driveway A (2) 

• Shea Boulevard and Driveway B (3) 

• Shea Boulevard and 71st Place (4) 

• Shea Boulevard and Scottsdale Road (5) 

• 70th Street and Driveway C (6) 

• 70th Street and Sahuaro Drive (7) 

• Sahuaro Drive and Driveway D (8) 

• Sahuaro Drive and Driveway E (9) 
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Existing Capacity Analysis 
The AM and PM peak hour existing conditions capacity analysis were completed for the existing 
study intersections. The results of the capacity analysis reveal the following location with an 
existing level of service (LOS) E or F: 
 

Shea Boulevard and 70th Street (1) 

• Overall intersection AM peak hour operates at LOS E 

• Eastbound left AM and PM peak hours operate at LOS F 

• Eastbound through AM peak hour operates at LOS F 

• Westbound left AM peak hour operates at LOS E 

• Northbound left AM and PM peak hours operate at LOS F 

• Southbound left AM and PM peak hours operate at LOS E 
 

Shea Boulevard and 71st Place (4) 

• Northbound shared left-through PM peak hour operates at LOS F 

• Southbound shared left-through AM and PM peak hours operate at LOS F 
 

Shea Boulevard and Scottsdale Road (5) 

• Overall intersection PM peak hour operates at LOS E 

• Eastbound left AM and PM peak hours operate at LOS E and LOS F, respectively 

• Eastbound through AM peak hour operates at LOS E 

• Eastbound shared through-right AM peak hour operates LOS E 

• Westbound left AM and PM peak hours operate at LOS F and LOS E, respectively 

• Westbound through PM peak hour operates at LOS E 

• Westbound shared through-right PM peak hour operates at LOS E 

• Northbound left AM and PM peak hours operate at LOS F 

• Southbound left AM and PM peak hours operate at LOS E 

• Southbound through PM peak hour operates at LOS E 

• Southbound shared through-right PM peak hour operates at LOS E 
 

Trip Generation 
The proposed development is anticipated to generate 1,321 weekday trips with 78 occurring during 
the AM peak hour and 100 trips during the PM peak hour. 
 

Trip Generation – Proposed Development 
 

 
  

Weekday

Total Total In Out Total In Out

220 196
Dwelling 

Units
1,321 78 19 59 100 63 37

AM Peak Hour PM Peak Hour

Multifamily Housing (Low-Rise)

Land Use
ITE 

Code
Qty Unit
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Trip Generation Comparison 
The build-out of the proposed Cosanti Commons development is anticipated to generate 3,168 (71%) 
fewer weekday trips, with 134 (63%) fewer trips during the AM peak hour, and 237 (70%) fewer trips 
during the PM peak hour than the existing 38,596 square-foot commercial building and previously 
approved 10,200 square foot retail and fast-food restaurant.  
 

Trip Generation Comparison 
 

 
 
Future Conditions - Year 2026 
The Cosanti Commons development is anticipated to be constructed and ready to open in the year 
2026. Therefore, year 2026 analyses was completed with and without the build out of the proposed 
development. An annual growth rate of 2.0% was applied to the existing traffic volumes. 
 
A capacity analysis was completed for both the AM and PM peak hours for year 2026, with and 
without the build out of the proposed development. All movements operate at a LOS D or better 
or are maintained at the year 2026 no build level of service. 
 
Recommendations 
It is anticipated that the proposed Cosanti Commons development will maintain the future 
background level of service and will not have a major impact on the future operational conditions.  
 

  

Weekday

Total Total In Out Total In Out

220 196
Dwelling 

Units
1,321 78 19 59 100 63 37

1,321 78 19 59 100 63 37

821 45.81
1000 Sq Ft 

GFA
3,093 79 49 30 238 117 121

934 2.99
1000 SF 

GFA
1,396 133 68 65 99 51 48

4,489 212 117 95 337 168 169

-3,168 -134 -98 -36 -237 -105 -132

-71% -63% -84% -38% -70% -63% -78%

Difference

Percent Difference

Fast-Food Restaurant with Drive-Through Window

PM Peak Hour

Multifamily Housing (Low-Rise)

Proposed Development Total

Shopping Plaza (40-150k) (w/o Supermarket)

Existing Land Use + 2016 DRB Plan Total

Land Use
ITE 

Code
Qty Unit

AM Peak Hour
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2. PROPOSED DEVELOPMENT 
The proposed development is generally located on the northeast corner of Shea Boulevard and 70th 
Street in the City of Scottsdale, Arizona. The proposed Cosanti Commons development will be 
comprised of a total of 196 multifamily residential units, of which, there will be 9 studio, 131 one-
bedroom, and 56 two-bedroom units. 
 
See Figure 2 and Appendix A for the proposed site plan. 
 
There are five (5) access points to the proposed site. All five (5) access points are existing driveways 
that provide shared access to adjacent developments. 
 
Shea Boulevard and Driveway A (2) is an existing driveway located approximately 315 feet east of 
70th Street (centerline to centerline) and is a right-in and right-out only driveway. This will remain a 
shared-access driveway. 
 
Shea Boulevard and Driveway B (3) is an existing driveway located approximately 130 feet west of 
71st Place (centerline to centerline) and is a right-in and right-out only driveway. This will remain a 
shared-access driveway. 
 
70th Street and Driveway C (6) is an existing driveway located approximately 225 feet north of Shea 
Boulevard (centerline to centerline) and will be a full access driveway. This will remain a shared-
access driveway. 
 
Sahuaro Drive and Driveway D (8) is an existing driveway located approximately 500 feet east of 
70th Street (centerline to centerline) and will be a full access driveway. This will remain a shared-
access driveway. 
 
Sahuaro Drive and Driveway E (9) is an existing driveway located approximately 650 feet east of 
70th Street (centerline to centerline) and will be a full access driveway. This will remain a shared-
access driveway. 



FIGURE 1 | VICINITY MAP
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FIGURE 2 | SITE PLAN
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3. AREA CONDITIONS 
The study area is located in the City of Scottsdale, Arizona. Sections 3.1 and 3.2 provide detailed 
descriptions of the study roadway segments and intersections. See Figure 3 for study area. 
 

3.1. STUDY ROADWAY SEGMENTS 

Shea Boulevard is an east-west roadway that provides three (3) travel lanes in each direction of 
travel, with a center raised median. The City of Scottsdale classifies Shea Boulevard as a major 
arterial, according to the City of Scottsdale Transportation Master Plan, dated July 5, 2016. The City 
of Scottsdale’s 2022 Average Daily Segment Traffic (ADT) Volumes map reports an ADT of 47,600 
vehicles per day (vpd) along Shea Boulevard, west of Scottdale Road. There is a posted speed limit 
of 40 miles per hour (mph). 
 
Scottsdale Road is a north-south roadway that provides three (3) travel lanes in each direction of 
travel, with a center raised median. The City of Scottsdale classifies Scottsdale Road as a major 
arterial, according to the City of Scottsdale Transportation Master Plan, dated July 5, 2016. The City 
of Scottsdale’s 2022 Average Daily Segment Traffic (ADT) Volumes map reports an ADT of 38,400 and 
36,500 vpd along Scottsdale Road, north and south of Shea Boulevard, respectively. There is a 
posted speed limit of 40 mph. 
 
70th Street is a north-south roadway that generally provides one (1) travel lane in each direction of 
travel. There is a posted speed limit of 25 mph. 
 
71st Place is a north-south roadway that generally provides one (1) travel lane in each direction of 
travel. On street parking is provided on the east and west side of 71st Place. There is an unposted 
speed limit of 25 mph. 
 
Sahuaro Drive is an east-west roadway that provides one (1) travel lane in each direction of travel. 
There is an unposted speed limit of 25 mph. 
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3.2. STUDY INTERSECTIONS 

Shea Boulevard and 70th Street (1) currently operates a signalized intersection. The northbound 
approach provides two (2) dedicated left turn lanes and one (1) shared through-right turn lane. The 
southbound approach provides one (1) dedicated left turn lane, two (2) through lanes, and one (1) 
dedicated right turn lane. The eastbound and westbound approaches provide one (1) dedicated left 
turn lane, three (3) through lanes, and one (1) dedicated right turn lane.  
 
Shea Boulevard and Driveway A (2) currently operates as a two-way stop-controlled intersection, 
with the stop control on the northbound and southbound approaches. Driveway A is an existing 
right-in and right-out driveway. The northbound and southbound approaches provide one (1) 
dedicated right turn lane. The eastbound and westbound approaches provide three (3) through 
lanes and one (1) dedicated right turn lane. 
 
Shea Boulevard and Driveway B (3) currently operates as a one-way stop-controlled intersection, 
with the stop control on the southbound approach. Driveway B is an existing right-in and right-out 
driveway. The southbound approach provides one (1) dedicated right turn lane. The eastbound 
approach provides two (2) through lanes and one (1) shared through-right turn lane. The 
westbound approach provides three (3) through lanes.  
 
Shea Boulevard and 71st Place (4) currently operates a signalized intersection. The northbound and 
southbound approaches provide one (1) shared left-through lane and one (1) dedicated right turn 
lane. The eastbound and westbound approaches provide one (1) dedicated left turn lane, two (2) 
through lanes, and one (1) shared through-right turn lane.  
 
Shea Boulevard and Scottsdale Road (5) currently operates a signalized intersection. The 
northbound and southbound approaches provide one (1) dedicated left turn lane, two (2) through 
lanes, and one (1) shared through-right turn lane. The eastbound and westbound approaches 
provide one (1) dedicated left turn lane, two (2) through lanes, and one (1) shared through-right 
turn lane. 
 
70th Street and Driveway C (6) currently operates as a one-way stop-controlled intersection, with 
the stop control on the westbound approach. Driveway C is an existing full access driveway. The 
northbound approach provides two (2) through lanes and one (1 ) dedicated right turn lane. The 
southbound approach provides one (1) dedicated left turn lane (via a two-way left turn lane) and 
two (2) through lanes.  
 
70th Street and Sahuaro Drive (7) currently operates as a four-way stop-controlled intersection. The 
northbound and southbound approaches provides one (1) shared left-through lane and one (1) 
dedicated right turn lane. The eastbound and westbound approaches provides one (1) shared left-
through-right turn lane.  
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Sahuaro Drive and Driveway D (8) currently operates as a two-way stop-controlled intersection, 
with the stop control on the northbound and southbound approaches. Driveway D is an existing full 
access driveway. All four approaches provide one (1) shared left-through-right turn lane.  
 
Sahuaro Drive and Driveway E (9) currently operates as a two-way stop-controlled intersection, 
with the stop control on the northbound and southbound approaches. Driveway D is an existing full 
access driveway. All four approaches provide one (1) shared left-through-right turn lane.  
 

3.3. SURROUNDING AREA LAND USE 

The proposed development is located in Scottsdale, Arizona. The proposed development is 
bordered by Sahuaro Drive to the north and Shea Boulevard to the south. Additionally, 
commercials developments border the proposed development to the east and west. The 
remaining vicinity area is generally occupied by residential and commercial land uses. 

 
3.4. SITE ACCESSIBILITY 

Roadway System 
The study area is located in the City of Scottsdale, Arizona approximately two (2) miles west of 
State Route 101 (SR 101). This route provides regional access to the Phoenix metropolitan area. 
Within the vicinity of the proposed site there is a well-developed roadway network. 
 
Pedestrian Facilities 
Continuous sidewalks are generally provided along the study roadway segments within the study 
area. 
 
Marked crosswalks are provided at the following intersections: 

• Shea Boulevard and 70th Street (1) 

• Shea Boulevard and 71st Place (4) 

• Shea Boulevard and Scottsdale Road (5) 

• 70th Street and Sahuaro Drive (7) 
 
Bicycle Facilities 
Bicycle facilities are not currently provided within the immediate study area.  
 
Transit Facilities 
Within the study area, Valley Metro Route 80 operates along Shea Boulevard. There are two (2) bus 
stops for Route 80 in the immediate area. There is one (1) bus stop provided on the southeast 
corner of Shea Boulevard and 70th Street (1). An additional bus stop is located along the north side 
of Shea Boulevard approximately 250-feet west of 70th Street. 
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Additionally, Valley Metro Route 72 operates along Scottsdale Road. There are two (2) bus stops for 
Route 72 in the immediate area. There is one (1) bus stop provided on the southwest corner of Shea 
Boulevard and Scottsdale Road (5). An additional bus stop is located along the east side of 
Scottsdale Road approximately 325-feet north of Shea Boulevard. 
 

3.5. COLLISION RATES 

The City of Scottsdale’s 2022 Traffic Volume & Collision Report, dated September 2023, provides 
collision rate and traffic volume information on major roadway segments and at major intersections 
within the City. Segment collisions are collisions that occur on a major street more than 100 feet 
from the major intersections that define the segment, including at minor intersections within the 
segment. Intersection collisions are collisions that occur at or within 100 feet of a major 
intersection. The collision rate and city-wide ranking for study roadway segments are shown in 
Table 1. The collision rates and city-wide ranking for the study intersections are shown in Table 2. 
 

Table 1 – Collision Rates - Study Roadway Segment 
 

 
 

Table 2 – Collision Rates - Study Intersections 
 

 
  

Segment From To Collision Rate Rank

Shea Boulevard 70th Street Scottsdale Road 1.78 74

Scottsdale Road Shea Boulevard Cholla Street 1.64 83

1.172022 City of Scottsdale Average Segment Collision Rate

Intersection Collision Rate Rank

Shea Boulevard and Scottsdale Road 0.60 63

Shea Boulevard and 70th Street 0.49 88

2022 City of Scottsdale Average Intersection Collision Rate 0.51
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3.6. COLLISION HISTORY 

The most recent 3-year collision history, from January 2020 to December 2022, was obtained from 
the City of Scottsdale. See Appendix B for collision data. The data included the following 
intersections and segments: 
 

• Shea Boulevard and 70th Street (1) 

• Shea Boulevard and 71st Place (2)  

• Shea Boulevard and Scottsdale Road (3) 
 
Shea Boulevard and 70th Street (1)  
During the three-year period, there were a total of 29 crashes, of which 5 were possible injuries, 9 
non-incapacitating injury, 2 unknown injury, with the remaining being property damage only. There 
was a total of 12 angle, 9 rear end, 3 sideswipe same direction, 2 single vehicle, 2 left turn, and 1 
other collisions.  
 
Shea Boulevard and 71st Place (4)  
During the three-year period, there were a total of 20 crashes, of which 3 were possible injuries, 3 
non-incapacitating injury, 1 unknown injury, with the remaining being property damage only. There 
was a total of 5 left turn, 4 angle, 4 rear end, 3 sideswipe same direction, 1 head on, 1 sideswipe 
opposite direction, 1 rear-to-side, and 1 other collisions.  
 
Shea Boulevard and Scottsdale Road (5)  
During the three-year period, there were a total of 62 crashes, of which 9 were possible injuries, 4 
non-incapacitating injury, 3 unknown injury, with the remaining being property damage only. There 
was a total of 37 rear end, 14 angle, 8 sideswipe same direction, 1 single vehicle, 1 rear to rear, and 1 
other collisions.  
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4. EXISTING CONDITIONS 

4.1. EXISTING LAND USE 

According to the Maricopa County Assessor, the approximate 7.26-acre site is currently occupied by 
two (2) commercial buildings, one (1) totaling approximately 203,659 square feet and one (1) 
totaling 38,596 square feet. The 38,596 square foot commercial building will be demolished as part 
of this proposed development. The remaining commercial building will continue to operate as it 
does today. The site is currently zoned for Central Business (C-2) land uses. This zoning is intended 
to accommodate shopping and service needs for nearby neighborhoods. See Appendix C for 
detailed parcel information. 
 

4.2. EXISTING TRAFFIC COUNTS 

A local data collection firm, All Traffic Data, was utilized to collect traffic counts. On Tuesday, 
February 23, 2023, turning movement counts were obtained from 7:00 to 9:00 am and from 4:00 to 
6:00 pm at the following locations: 
 

• Shea Boulevard and 70th Street (1) 

• Shea Boulevard and Driveway A (2) 

• Shea Boulevard and Driveway B (3) 

• Shea Boulevard and 71st Place (4) 

• Shea Boulevard and Scottsdale Road (5) 

• 70th Street and Driveway C (6) 

• 70th Street and Sahuaro Drive (7) 

• Sahuaro Drive and Driveway D (8) 

• Sahuaro Drive and Driveway E (9) 
 
Additionally, on February 23, 2023, bi-directional tube counts for 24-hours in 15-minute intervals 
were collected along the following roadway segments: 
 

• Shea Boulevard, east of Driveway A 

• 70th Street, south of Sahuaro Drive 

• Sahuaro Drive, east of 70th Street 
 
The turning movement counts were then analyzed for the highest 1-hour within each time period. 
The following peak hours were analyzed throughout this study. 
 

AM Peak Hour  7:30 am – 8:30 am 
PM Peak Hour   4:45 pm – 5:45 pm 

 



Cosanti Commons 
High Street Residential 

14 

 

The City of Scottsdale’s citywide seasonal adjustment factors were used to adjust the traffic counts. 
The traffic volumes were adjusted based on the month the counts were taken. Therefore, the 
recorded traffic volumes were divided by a factor of 1.045. 
 
The recorded turning movement counts indicate that some u-turns movements were performed at 
study intersections. These u-turn volumes were added to the respective left turn movement 
volumes for the purposes of this study. 
 
See Appendix D for detailed count data. See Figure 4 for the existing adjusted AM and PM peak 
hour weekday traffic volumes. 
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4.3. EXISTING CAPACITY ANALYSIS 

The existing conditions capacity analysis was completed for the existing study intersections. The 
capacity and level of service for the study area intersections were evaluated using the 
methodology presented in the 6th Edition of the Highway Capacity Manual (HCM). Traffic analysis 
software, Synchro Version 11, was used to perform the analyses using the signal timing provided by 
the City of Scottdale. The existing peak hour factor (PHF) was used. However, if the existing PHF 
was greater than 0.92, the PHF was defaulted to 0.92. See Appendix E for the existing signal 
timing. 
 
Table 3 is from the 6th Edition of the Highway Capacity Manual Exhibit 20-2, which lists the Level of 
Service (LOS) thresholds for signalized and unsignalized intersections. 
 

Table 3 – Level of Service Criteria 
 

 
 
The results of the capacity analysis reveal the following locations with an existing level of service 
(LOS) E or F: 
 
 Shea Boulevard and 70th Street (1) 

• Overall intersection AM peak hour operates at LOS E 

• Eastbound left AM and PM peak hours operate at LOS F 

• Eastbound through AM peak hour operates at LOS F 

• Westbound left AM peak hour operates at LOS E 

• Northbound left AM and PM peak hours operate at LOS F 

• Southbound left AM and PM peak hours operate at LOS E 
 

Shea Boulevard and 71st Place (4) 

• Northbound shared left-through PM peak hour operates at LOS F 

• Southbound shared left-through AM and PM peak hours operate at LOS F 
 

Shea Boulevard and Scottsdale Road (5) 

• Overall intersection PM peak hour operates at LOS E 

• Eastbound left AM and PM peak hours operate at LOS E and LOS F, respectively 

Signalized Intersection Unsignalized Intersection

A ≤ 10 0 - 10

B > 10-20 > 10-15

C > 20-35 > 15-25

D > 35-55 > 25-35

E > 55-80 > 35-50

F > 80 > 50

Control Delay per Vehicle (s/veh)
Level of Service (LOS)
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• Eastbound through AM peak hour operates at LOS E 

• Eastbound shared through-right AM peak hour operates LOS E 

• Westbound left AM and PM peak hours operate at LOS F and LOS E, respectively 

• Westbound through PM peak hour operates at LOS E 

• Westbound shared through-right PM peak hour operates at LOS E 

• Northbound left AM and PM peak hours operate at LOS F 

• Southbound left AM and PM peak hours operate at LOS E 

• Southbound through PM peak hour operates at LOS E 

• Southbound shared through-right PM peak hour operates at LOS E 
 
The existing AM and PM peak hour level of service and delay for unsignalized intersections are 
shown in Table 4 and signalized intersection are shown in the study intersections are shown in 
Table 5. 
 
See Figure 5 for the existing AM and PM peak hour capacity analysis. The detailed capacity analysis 
sheets can be found in Appendix F. 
 

Table 4 – Existing Level of Service and Delay - Unsignalized 
 

 

Unsignalized Intersections LOS DELAY LOS DELAY

Northbound Right B 11.9 B 10.9

Southbound Right B 10.3 B 12.0

Southbound Right A 9.8 B 10.4

Westbound Shared Left-Right B 10.4 A 9.5

Southbound Left A 7.7 A 7.4

Eastbound Shared Left-Through-Right A 8.6 A 8.2

Westbound Shared Left-Through-Right A 8.0 A 8.2

Northbound Shared Left-Through A 8.9 A 8.8

Northbound Right A 7.2 A 7.2

Southbound Shared Left-Through A 8.9 A 8.4

Southbound Right A 7.4 A 7.4

Eastbound Shared Left-Through-Right A 7.3 A 7.3

Westbound Shared Left-Through-Right A 7.4 A 7.3

Northbound Shared Left-Through-Right A 8.8 A 8.9

Southbound Shared Left-Through-Right A 8.8 A 9.2

Eastbound Shared Left-Through-Right A 7.3 A 7.4

Westbound Shared Left-Through-Right A 7.3 A 7.4

Northbound Shared Left-Through-Right A 8.6 A 8.7

Southbound Shared Left-Through-Right A 0.0 A 9.1

Intersection
Existing Conditions

AM PEAK PM PEAK

Sahuaro Drive and Driveway E (9)

Shea Boulevard and Driveway A (2)

Shea Boulevard and Driveway B (3)

70th Street and Driveway C (6)

70th Street and Sahuaro Drive (7)

Sahuaro Drive and Driveway D (8)
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Table 5 – Existing Level of Service and Delay - Signalized 
 

 

Signalized Intersections LOS DELAY LOS DELAY

Shea Boulevard and 70th Street (1)

Overall Intersection E 66.4 C 31.5

Eastbound Left F 84.1 F 86.1

Eastbound Through F 84.4 C 28.6

Eastbound Right D 45.0 B 14.0

Westbound Left E 60.0 D 49

Westbound Through D 44.5 B 18.4

Westbound Right D 35.4 B 12.1

Northbound Left F 116.9 F 90.2

Northbound Shared Through-Right C 24.3 C 34.3

Southbound Left E 74.3 E 71.6

Southbound Through C 29.5 D 40.0

Southbound Right C 26.1 D 44.1

Shea Boulevard and 71st Place (4)

Overall Intersection B 19.4 B 15.2

Eastbound Left C 26.3 C 21.1

Eastbound Through C 20.7 A 9.4

Eastbound Shared Through-Right C 21.4 A 9.8

Westbound Left C 22.2 B 12.5

Westbound Through A 9.9 B 10.2

Westbound Shared Through-Right B 10.2 B 10.3

Northbound Shared Left-Through D 54.8 F 89.5

Northbound Right C 32.6 D 35.3

Southbound Shared Left-Through F 135.6 F 170.7

Southbound Right C 34.5 D 37.6

Shea Boulevard and Scottsdale Road (5)

Overall Intersection D 51.7 E 56.4

Eastbound Left E 68.0 F 105.2

Eastbound Through E 57.6 C 26.4

Eastbound Shared Through-Right E 63.1 C 29.7

Westbound Left F 80.2 E 76.1

Westbound Through C 33.9 E 61

Westbound Shared Through-Right C 34.4 E 71.0

Northbound Left F 110.1 F 86.1

Northbound Through D 38.1 D 45.8

Northbound Shared Through-Right D 40.1 D 52.0

Southbound Left E 75.7 E 71.4

Southbound Through D 44.4 E 61.2

Southbound Shared Through-Right D 49.2 E 71.7

AM PEAK PM PEAK

Existing Conditions
Intersection
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5. PROJECTED TRAFFIC 

5.1. TRIP GENERATION 

The trip generation for the proposed development was calculated utilizing the Institute of 
Transportation Engineers (ITE) publication entitled Trip Generation, 11th Edition. The ITE rates are 
based on studies that measured the trip generation characteristics for various types of land uses. 
The rates are expressed in terms of trips per unit of land use type. This publication is considered to 
be the standard for the transportation engineering profession. 
 
5.1.1. EXISTING LAND USE 

According to Maricopa County Assessor, the existing parcel is occupied by a 202,319 square foot 
office building, 38,596 square-foot retail building, and a 6,840 square foot restaurant. Additionally, 
on September 15, 2016, the Development Review Board (DRB) approved a site plan for the vacant 
land located on the southeast corner of the existing parcel. The approved site plan included a 
10,200 square foot multi-tenant building. A drive-through window was proposed on the western 
side of the building. This unit was assumed to be 2,986 square feet. The remaining 7,214 square feet 
was assumed to be retail. See Appendix G for the previously approved site plan and DRB case 
history. Therefore, utilizing ITE Land Use 821 – Shopping Plaza (40-150k) (w/o Supermarket) and ITE 
Land Use 934 Fast-Food Restaurant with Drive-Through Window, the trip generation for the 
existing land use was calculated as shown in Table 6 below.  
 

Table 6 – Trip Generation (Existing Land Use + 2016 DRB Plan Total) 
 

 
 
5.1.2. PROPOSED DEVELOPMENT 

The zoning application includes the existing commercial building located on the southeast corner of 
70th Street and Sahuaro Drive. The trips generated by the existing commercial building were 
accounted for in the existing traffic volumes that were collected. See Section 4.2.Therefore, only 
the trips generated by the proposed Cosanti Commons were included as new trips.  
 

Weekday

Total Total In Out Total In Out

710 202.32
1000 SF 

GFA
2,142 307 55 36 254 128 126

821 45.81
1000 Sq Ft 

GFA
3,093 79 49 30 238 117 121

932 6.84
1000 SF 

GFA
733 65 36 29 62 38 24

934 2.99
1000 SF 

GFA
1,396 133 68 65 99 51 48

7,364 584 208 160 653 334 319

Shopping Plaza (40-150k) (w/o Supermarket)

High-Turnover (Sit-Down) Restaurant*

Fast-Food Restaurant with Drive-Through Window

Total

*Existing land use to remain

PM Peak Hour

General Office Building*

Land Use
ITE 

Code
Qty Unit

AM Peak Hour
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The proposed Cosanti Commons development will be comprised of a total of 196 multifamily 
residential units. The trip generation for the proposed development was calculated utilizing ITE 
Land Use 220 – Multifamily Housing (Low-Rise). Trip generation calculations are shown in Table 7 
below. Detailed trip generation calculations are provided in Appendix G. 
 

Table 7 – Trip Generation – Proposed Development 
 

 
 
The proposed development is anticipated to generate 1,321 weekday trips with 78 occurring during 
the AM peak hour and 100 trips during the PM peak hour. 
 

5.2. TRIP GENERATION COMPARISON 

5.2.1. PROPOSED DEVELOPMENT VERSUS EXISTING LAND USE 

A trip generation comparison between the proposed Cosanti Commons development and the 
existing 38,596 square-foot commercial building and the previously approved multi-tenant building. 
was calculated. See Table 8 below. 
 

Table 8 – Trip Generation Comparison 
 

 
 
The build-out of the proposed Cosanti Commons development is anticipated to generate 3,168 (71%) 
fewer weekday trips, with 134 (63%) fewer trips during the AM peak hour, and 237 (70%) fewer trips 
during the PM peak hour than the existing 38,596 square-foot commercial building and previously 
approved 10,200 square foot retail and fast-food restaurant. 
  

Weekday

Total Total In Out Total In Out

220 196
Dwelling 

Units
1,321 78 19 59 100 63 37

AM Peak Hour PM Peak Hour

Multifamily Housing (Low-Rise)

Land Use
ITE 

Code
Qty Unit

Weekday

Total Total In Out Total In Out

220 196
Dwelling 

Units
1,321 78 19 59 100 63 37

1,321 78 19 59 100 63 37

821 45.81
1000 Sq Ft 

GFA
3,093 79 49 30 238 117 121

934 2.99
1000 SF 

GFA
1,396 133 68 65 99 51 48

4,489 212 117 95 337 168 169

-3,168 -134 -98 -36 -237 -105 -132

-71% -63% -84% -38% -70% -63% -78%

Difference

Percent Difference

Fast-Food Restaurant with Drive-Through Window

PM Peak Hour

Multifamily Housing (Low-Rise)

Proposed Development Total

Shopping Plaza (40-150k) (w/o Supermarket)

Existing Land Use + 2016 DRB Plan Total

Land Use
ITE 

Code
Qty Unit

AM Peak Hour
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5.3. TRIP DISTRIBUTION AND ASSIGNMENT 

The trip distribution procedure determines the general pattern of travel for vehicles entering and 
leaving the proposed development. The trip distribution for the proposed Cosanti Commons 
development is based on the distribution of the existing traffic. This project is being developed in a 
primarily developed area, so it can be assumed that the existing trip distribution will remain. The 
trip distribution is shown in Figure 6. 
 
The trip assignment was generally based on proximity of the driveways, permitted turn 
movements, as well as ease and probability of use. The site generated traffic volumes are shown in 
Figure 7.   
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6. FUTURE CONDITIONS (YEAR 2026) 
The proposed Cosanti Commons development is anticipated to be constructed and ready to open 
in the year 2026. This section analyzes the effects the proposed development will have on the 
surrounding roadway network during the opening year of 2026. 
 

6.1. YEAR 2026 NO BUILD TRAFFIC VOLUMES 

According to the 2019 Maricopa Associations of Governments (MAG) socioeconomic projections in 
the City of Scottsdale within the study area (RAZ 247), it is estimated that in the year 2018 the 
population was approximately 13,549. MAG estimates that the 2030 population of the surrounding 
area to be 15,420. This results in an approximate annual growth rate of 1.08%. 
 
As a conservative approach, a 2.0% annual growth rate was utilized. See Appendix H for the MAG 
socioeconomic projections.  
 
As previously discussed, a 15,754 square-foot restaurant previously occupied a portion of the site. 
To account for the traffic-related impacts of what is entitled on the existing site, the trips generated 
by the 15,754 square-foot restaurant were included as part of the no build traffic volumes.  
 
See Figure 8 for the year 2026 no build traffic volumes. 
 

6.2. YEAR 2026 BUILD TRAFFIC VOLUMES 

When the site traffic (Figure 7) are added to the year 2026 no build traffic (Figure 8), the result is 
the 2026 build traffic volumes. The traffic volumes discussed in Section 6.1 from the previously 
occupied restaurant were removed from the studied intersections. This represents the traffic 
volumes with the build out of the proposed development. The year 2026 build traffic volumes are 
shown in Figure 9. 
 

6.3. YEAR 2026 NO BUILD CAPACITY ANALYSIS 

The capacity and level of service for the study area intersections were evaluated for the 2026 no 
build scenario. The PHF was assumed to be 0.92. 
 
The year 2026 no build AM and PM peak hour level of service and delay for unsignalized 
intersections are shown in Table 9 and signalized intersection are shown in the study intersections 
are shown in Table 10. The detailed capacity analysis sheets can be found in Appendix I. 
 
The results of the year 2026 no build capacity analysis are shown in Figure 10. The results of the 
capacity analysis reveal that all movements operate at a LOS D or better or are maintained at the 
existing LOS with the exception of the following:  
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 Shea Boulevard and Scottsdale Road (5) 

• Overall intersection AM peak hour operates at LOS E 

• Northbound shared through-right PM peak hour operates at LOS E 
 

6.4. YEAR 2026 BUILD CAPACITY ANALYSIS 

The capacity and level of service for the study area intersections were evaluated for the year 2026 
build traffic volumes. See Figure 9. The PHF was assumed to be 0.92. 
 
The year 2026 no build AM and PM peak hour level of service and delay for unsignalized 
intersections are shown in Table 9 and signalized intersection are shown in the study intersections 
are shown in Table 10. The detailed capacity analysis sheets can be found in Appendix J. 
 
The results of the year 2026 build capacity analysis are shown in Figure 11. All movements operate at 
a LOS D or better or are maintained at the year 2026 no build level of service. 
 

Table 9 – Year 2026 Level of Service and Delay - Unsignalized 
 

  
  

Unsignalized Intersections LOS DELAY LOS DELAY LOS DELAY LOS DELAY

Shea Boulevard and Driveway A (2)

Northbound Right B 12.3 B 11.0 B 12.3 B 11.0

Southbound Right B 10.6 B 12.5 B 10.6 B 12.4

Shea Boulevard and Driveway B (3)

Southbound Right A 10.0 B 10.6 A 9.8 B 10.5

70th Street and Driveway C (6)

Westbound Shared Left-Right A 9.8 A 9.5 B 10.0 A 9.3

Southbound Left A 7.6 A 7.5 A 7.6 A 7.5

70th Street and Sahuaro Drive (7)

Eastbound Shared Left-Through-Right A 8.3 A 8.2 A 8.3 A 8.2

Westbound Shared Left-Through-Right A 7.8 A 8.2 A 7.9 A 8.3

Northbound Shared Left-Through A 8.7 A 8.8 A 8.7 A 8.8

Northbound Right A 7.1 A 7.2 A 7.2 A 7.3

Southbound Shared Left-Through A 8.6 A 8.4 A 8.6 A 8.4

Southbound Right A 7.2 A 7.5 A 7.3 A 7.5

Sahuaro Drive and Driveway D (8)

Eastbound Shared Left-Through-Right A 7.3 A 7.3 A 7.3 A 7.3

Westbound Shared Left-Through-Right A 7.4 A 7.3 A 7.4 A 7.4

Northbound Shared Left-Through-Right A 8.7 A 8.9 A 8.9 A 9.0

Southbound Shared Left-Through-Right A 8.8 A 9.2 A 8.9 A 9.3

Eastbound Shared Left-Through-Right A 7.3 A 7.3 A 7.3 A 7.4

Westbound Shared Left-Through-Right A 7.3 A 7.3 A 7.4 A 7.4

Northbound Shared Left-Through-Right A 8.6 A 8.6 A 8.6 A 8.6

Southbound Shared Left-Through-Right A 0.0 A 9.0 A 0.0 A 9.1

Intersection
2026 No Build Conditions 2026 Build Conditions

AM PEAK PM PEAK

Sahuaro Drive and Driveway E (9)

AM PEAK PM PEAK
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Table 10 – Year 2026 Level of Service and Delay - Signalized 
 

  
  

Study Intersections LOS DELAY LOS DELAY LOS DELAY LOS DELAY

Shea Boulevard and 70th Street (1)

Overall Intersection E 57.8 D 38.1 E 61.2 D 37.0

Eastbound Left F 142.0 F 183.0 F 86.9 F 140.0

Eastbound Through F 64.9 C 29.3 F 73.2 C 28.3

Eastbound Right D 41.1 B 18.1 D 39.6 B 18.1

Westbound Left E 55.8 D 44.3 E 76.8 D 44.3

Westbound Through D 42.8 C 23.0 D 46.4 C 23.0

Westbound Right D 34.1 B 14.4 D 37.1 B 14.4

Northbound Left F 108.1 F 106.8 F 108.1 F 106.8

Northbound Shared Through-Right C 24.1 C 34.6 C 25.0 D 35.2

Southbound Left E 74.7 E 70.8 E 70.5 E 69.0

Southbound Through C 25.9 D 40.0 C 25.9 D 40.0

Southbound Right C 26.1 D 44.4 C 26.2 D 44.7

Shea Boulevard and 71st Place (4)

Overall Intersection C 34.0 C 24.9 C 26.9 B 15.6

Eastbound Left C 29.5 B 14.8 C 33.5 B 13.1

Eastbound Through C 21.4 A 3.2 C 22.0 A 2.9

Eastbound Shared Through-Right C 22.2 A 3.7 C 23.5 A 3.3

Westbound Left C 23.9 A 99.4 C 33.8 A 8.8

Westbound Through B 10.2 B 10.7 B 17.7 B 10.1

Westbound Shared Through-Right B 10.4 B 10.7 B 18.2 B 10.1

Northbound Shared Left-Through D 54.8 F 96.3 D 49.9 F 96.4

Northbound Right C 32.6 D 35.4 C 23.1 D 36.2

Southbound Shared Left-Through F 498.1 F 488.3 F 257.9 F 277.6

Southbound Right C 34.7 D 37.9 C 24.3 D 38.9

Shea Boulevard and Scottsdale Road (5)

Overall Intersection E 58.3 E 69.1 E 55.6 E 67.1

Eastbound Left E 73.4 F 365.5 E 63.1 F 328.2

Eastbound Through E 58.6 D 36.2 E 57.3 D 38.2

Eastbound Shared Through-Right E 65.0 D 43.9 E 62.8 D 46.6

Westbound Left F 121.2 E 70.4 F 121.2 E 75.3

Westbound Through C 34.6 E 56.7 C 33.9 E 60.7

Westbound Shared Through-Right D 35.3 E 65.9 C 34.5 E 70.6

Northbound Left F 237.3 F 155.4 F 164.3 F 129.9

Northbound Through D 41.6 D 49.0 D 41.8 D 46.5

Northbound Shared Through-Right D 44.5 E 56.5 D 44.7 D 53.3

Southbound Left E 70.3 E 66.9 E 61.3 E 78.7

Southbound Through D 45.0 E 55.6 D 48.1 D 54.9

Southbound Shared Through-Right D 50.4 E 64.8 D 54.4 E 63.7

2026 No Build Conditions

AM PEAK PM PEAK

2026 Build Conditions

AM PEAK PM PEAK
Intersection
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7. RECOMMENDATIONS & CONCLUSIONS 
The proposed Cosanti Commons development will generally be located on the northeast corner of 
Shea Boulevard and 70th Street, in Scottsdale, Arizona. The proposed Cosanti Commons 
development will be comprised of a total of 196 multifamily residential units, of which, there will be 
there will be 9 studio, 131 one-bedroom, and 56 two-bedroom units. 
 
Trip Generation 
The proposed development is anticipated to generate 1,321 weekday trips with 78 occurring during 
the AM peak hour and 100 trips during the PM peak hour. 
 
Trip Generation Comparison 
The build-out of the proposed Cosanti Commons development is anticipated to generate 3,168 (71%) 
fewer weekday trips, with 134 (63%) fewer trips during the AM peak hour, and 237 (72%) fewer trips 
during the PM peak hour than the existing 38,596 square-foot commercial building and previously 
approved 10,200 square foot retail and fast-food restaurant. 
 
Recommendations 
It is anticipated that the proposed Cosanti Commons development will maintain the future 
background level of service and will not have a major impact on the future operational conditions.  
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Appendix A – Proposed Site Plan 



Cosanti Commons 
High Street Residential 

B 

Appendix B – Collision History 
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Appendix C – Parcel Information 
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Appendix D – Traffic Count Data 
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Appendix E – Signal Timing 
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Appendix F – Existing Capacity 
Analysis   
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Appendix G – Trip Generation 
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Appendix H – MAG Socioeconomic 
Projections  
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Appendix I – Year 2026 No Build 
Capacity Analysis 
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Appendix J – Year 2026 Build Capacity 
Analysis 

 
 
 


