November 9, 2021
TJW ENGINEERING, INC.

TRAFFIC ENGINEERING &
TRANSPORTATION PLANNING

CONSULTANTS
Mr. Michael Asheghian
MIJM INVESTMENT CO., LLC
12300 Wilshire Blvd #410
Los Angeles, CA 90025
SUBJECT: Victorville Connection Project Trip Generation Analysis, City of Victorville

Dear Mr. Asheghian,

TJW Engineering, Inc. (TJW) is pleased to submit this Trip Generation Analysis for the proposed Victorville
Connection located along the north side of Bear Valley Road between 2" Avenue and 3™ Avenue in the
City of Victorville. A site plan is attached for reference. The purpose of this memorandum is to summarize
the proposed project’s anticipated trip generation for the Planned Unit Development (PUD).

Proposed Project

The proposed project is located along the north side of Bear Valley Road between 2" Avenue and 3™
Avenue in the City of Victorville. The project consists of the following land uses:

e Parcel 3
o 16 pump gas station with 3,500 square foot convenience store and 1,092 square foot
car wash tunnel
e Parcel 2
o 1,800 square feet of drive-thru restaurant
o 4,400 square feet of commercial retail space
e Parcel6
o 1,800 square feet of drive-thru restaurant
o 1,700 square feet of commercial retail space

e Parcel 7

o 3,000 square feet of drive-thru restaurant
e Parcel 5

o 42,000 square feet of commercial retail space
e Parcel4

o 5,300 square feet of commercial retail space
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e Parcel 8
o 4,242 square feet of commercial retail space
e Parcel9
o 4,535 square feet of commercial retail space
e Parcel 10

o 3,280 square feet of medical office space
e Parcel 11

o 6,800 square feet of medical office space
e Parcel 12

o 137,183 square feet of storage space

o 10,000 square feet of general office space

Site access is planned via two full-access driveways along 3™ Avenue, three right-in right-out driveways on
Bear Valley Road, two full-access driveways on 2™ Avenue, and one right-in right-out driveway on 2"

Avenue.

Trip Generation Analysis

Trip generation represents the amount of traffic, both inbound and outbound, produced by a
development. Determining trip generation for a proposed project is based on projecting the amount of
traffic that the specific land uses being proposed will produce. Industry standard Institute of
Transportation Engineers (ITE) Trip Generation Manual (10th Edition, 2017) trip generation rates were
used to determine trip generation of for most of the proposed project land uses.

The attached table summarizes the projected AM peak hour, PM peak hour and daily trip generation of
the proposed project. The proposed project is projected to generate 378 net total AM peak hour trips,
511 net total PM peak hour trips and 6,595 net total daily trips after City of Victorville approved pass-by
reductions. Pass-by reduction percentages for corresponding AM, PM, and Daily periods are also shown
in the attached table.

Summary

This memorandum provides an overview of the trip generation for the proposed project. Based on the
proposed project’s land uses the project is anticipated to generate a net total of 378 AM peak hour trips,
net total of 511 PM peak hour trips, net total of 6,595 daily trips.

TJW Engineering, Inc.
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Please contact us at (949) 878-3509 if you have any questions regarding this analysis.

Sincerely,

Tl QU RA— 7
Thomas Wheat, PE, TE David Chew, PTP
President Transportation Planner

Registered Civil Engineer #69467
Registered Traffic Engineer #2565

TJW Engineering, Inc.
LVA19002 Bear Valley Marketplace Trip Gen Memo 11092021.docx



Daily Trips (ADTs)

AM Peak Hour

PM Peak Hour

Pass-By % Reduction

Parcel # it? : Volume . Volume
Info Proposed Land Use Qty Unit Rate Volume | Rate In Qut Rz In Qut

Split | In | Out | Total Split | In [ Out| Total | AM PM Daily
3 Gas Station w/ Convenience Market (945) 16.00 VFP 205.36 3,286 12.47 | 51:49 | 102 | 98 200 | 13.99 | 51:49 | 114 | 110 | 224 50% 45% 45%
2 Bldg E Fast Food with Drive Thru (934) 1.80 TSF 470.95 848 40.19 | 51:49 37 35 72 32.67 | 52:48 31 28 59 35% 35% 35%
2 Bldg E Shopping Center (820) 4.40 TSF 37.75 166 0.94 62:38 2 2 4 3.81 48:52 8 9 17 10% 25% 10%
6 Bldg F Fast Food with Drive Thru (934) 1.80 TSF 470.95 848 40.19 | 51:49 37 35 72 32.67 | 52:48 31 28 59 35% 35% 35%
6 Bldg F Shopping Center (820) 1.70 TSF 37.75 64 0.94 62:38 1 1 2 3.81 48:52 3 3 6 10% 25% 10%
7 Bldg H Fast Food with Drive Thru (934) 3.00 TSF 470.95 1,413 40.19 | 51:49 62 59 121 | 32.67 | 52:48 51 47 98 35% 35% 35%
5 Major 1 Shopping Center (820) 42.00 TSF 37.75 1,586 0.94 62:38 24 15 39 3.81 48:52 77 83 160 10% 25% 10%
4 Shops 1 Shopping Center (820) 5.30 TSF 37.75 200 0.94 62:38 3 2 5 3.81 48:52 10 10 20 10% 25% 10%
8 Shops 2 Shopping Center (820) 4.24 TSF 37.75 160 0.94 | 62:38 2 2 4 3.81 | 48:52 8 8 16 10% 25% 10%
9 Shops 3 Shopping Center (820) 4.54 TSF 37.75 171 0.94 | 62:38 2 2 4 3.81 | 48:52 8 9 17 10% 25% 10%
11 BldgJ Medical Offices (720) 6.80 TSF 34.8 237 2.78 78:22 15 4 19 3.46 28:72 7 17 24 - -- -
10 Bldg K Medical Offices (720) 3.28 TSF 34.8 114 2.78 78:22 7 2 9 3.46 28:72 3 8 11 - -- -
12 Mini-Warehouse (151) 137.18 TSF 1.51 207 0.10 60:40 8 6 14 0.17 47:53 11 12 23 - -- -
12 General Office Building (710) 10.00 TSF 9.74 97 1.16 86:14 10 2 12 1.15 16:84 2 10 12 - -- -

Totals
Total 9,397 314 | 263 | 577 362 | 384 | 746
Pass-By -2,802 -102| -97 |-198.6 -119| -116 | -235.4
Net Total 6,595 212 | 167 | 378 243 | 267 | 511

1: Rates from ITE Trip Generation (10th Edition, 2017)

2: TSF = Thousand Square Feet; DU = Dwelling Units, VFP = Vehicle Fueling Positions




ZONE C2 SUMMARY

PARCEL 1

+0.69 (+27,866 SF)

PARCEL 2 (REST.

+0.83 A.C. (+35,949 SF)

RETAIL)
BLDG E +6,200 SF
DRIVE-THRU +1,800 SF

SHOPS +4,400 SF

GAS STATION +3 500 SF
CAR WASH +1,092 SF
PARCEL 6 0.61 AC (£26,378 SF)
BLDG F +3,500 SF
DRIVE-THRU +1,800 SF
SHOPS +1,700 SF
PARCEL 7 0.69 AC (30,315 SF)
BLDG H
DRIVE-THRU +3,000 SF
PARCEL 5 3.47 AC (£151,129 SF)
BLDG. A +42,000 SF
PARCEL 4 0.89 AC (38,928 SF)
BLDG. B +5,300 SF
PARCEL 8 0.59 AC (£25,889 SF)
BLDG. C +4,242 SF
PARCEL 9 1.00 AC (+43,696 SF)
BLDG. D +4,535 SF
PARCEL 10 0.55 A.C.(+23,813 SF)
BLDG K +3,280 SF
PARCEL 11 1.10 AC (247,917 SF)
BLDG J +6,800 SF
PARCEL 12 +3.3 A.C.(£145,422 SF)
STORAGE +137,183 GROSS SF

OFFICE WITHIN
STORAGE BLNDG.

+10,000 SF

TOTAL ZONE C2 SUMMARY

TOTAL PARCEL AREA

£13.75 A.C. (599,625 SF)

TOTAL BLDG SQ. FT.

216,040 SF

TOTAL LOT COVERAGE
RATIO

36%
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