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November 9, 2021 
 
 
 
Mr. Michael Asheghian 
MJM 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 2nd Avenue and 3rd 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 2nd Avenue and 3rd 
Avenue in the City of Victorville. The project consists of the following land uses: 
 

 Parcel 3 
o 16 pump gas station with 3,500 square foot convenience store and 1,092 square foot 

car wash tunnel 
 Parcel 2 

o 1,800 square feet of drive-thru restaurant 
o 4,400 square feet of commercial retail space 

 Parcel 6 
o 1,800 square feet of drive-thru restaurant 
o 1,700 square feet of commercial retail space 

 Parcel 7 
o 3,000 square feet of drive-thru restaurant 

 Parcel 5 
o 42,000 square feet of commercial retail space 

 Parcel 4 
o 5,300 square feet of commercial retail space 
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 Parcel 8 
o 4,242 square feet of commercial retail space 

 Parcel 9 
o 4,535 square feet of commercial retail space 

 Parcel 10 
o 3,280 square feet of medical office space 

 Parcel 11 
o 6,800 square feet of medical office space 

 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 3rd Avenue, three right-in right-out driveways on 
Bear Valley Road, two full-access driveways on 2nd Avenue, and one right-in right-out driveway on 2nd 
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.  
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Please contact us at (949) 878-3509 if you have any questions regarding this analysis.  
 
Sincerely, 
 
 
     
Thomas Wheat, PE, TE    David Chew, PTP 
President      Transportation Planner 
 

Registered Civil Engineer #69467 
Registered Traffic Engineer #2565 
 



Info
In Out Total 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 Bldg J 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 -- -- --

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

Daily Trips (ADTs) AM Peak Hour PM Peak Hour
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Rate Volume Rate

In:Out 
Split

Volume
Rate

In:Out 
Split

VolumeParcel Qty Unit2



13

122

67

126

50

42

6

7

22
4

7

4

20

23

29 29 32 32
13

13

16

5

26

11

13

9

12

6
0

'
-
0

"
1

5
0

'
-
0

"
7

0
'
-
0

"

6

9

25

7

32 29

23

R

2

5

'

-

0

"

21

49

14

3
0
'
-
1
0
"

5
5

4

15

15

42'-0"

42'-0"

42'-0"

42'-0"

3
0
'
-
0
"

3
0
'
-
0
"

3
0
'
-
0
"

3
0
'
-
0
"

35'-2"

35'-2"

2
6
'
-
0
"

40'-0"

40'-0"

26'-0"

20'-0"26'-0"40'-0"26'-0"40'-0"26'-0"40'-0"26'-0"40'-0"30'-1" 20'-0" 26'-0" 40'-0" 26'-0" 40'-0" 26'-0" 40'-0" 26'-0" 20'-0"

40'-0"

3
0
'
-
0
"

3
6
'
-
0
"

56'-0"

5
'
-
6
"

2
6
'
-
0
"

14'-0"12'-0"11'-6"11'-0"11'-0"13'-0"

14'-9"

30'-0"

3
1
'
-
0
"

2
6
'
-
0
"

3
0
'
-
0
"

28'-9" 21'-0"

31'-8"

35'-2"

1
0
'
-
0
"

26'-0"

3
1
'
-
0
"

28'-9"

30'-0"

1
5
'
-
0
"

30'-0"

20'-0"

9
'
-
0
"

20'-0"

9
'
-
0
"

20'-0"

9
'
-
0
"

20'-0"

9
'
-
0
"

20'-0"

9
'
-
0
"

20'-0"

9
'
-
0
"

69'-9"

9
'
-
0
"

9
'
-
0
"

9
'
-
0
"

9
'
-
0
"

9
'
-
0
"

1
1
'
-
2
"

2
0
'
-
0
"

9
'
-
0
"

20'-0" 15'-10"

9'-0"

2
0
'
-
0
"

2
6
'
-
0
"

2
0
'
-
0
"

1
1
'
-
1
1
"

2
0
'
-
0
"

2
0
'
-
0
"

9'-0"

9'-0"

3
0
'
-
0
"

3
9
'
-
1
"

2
0
'
-
0
"9'-0"

9'-0"

2
0
'
-
5
"

9'-0"

2
0
'
-
0
"

2
0
'
-
0
"

26'-0" 20'-0" 20'-0" 26'-0" 20'-0" 8'-6"20'-0"9'-3"

26'-0" 20'-0" 20'-0" 26'-0" 20'-0"

9
'
-
0
"

9
'
-
0
"

9
'
-
0
"

9
'
-
0
"

9
'
-
0
"

9
'
-
0
"

9
'
-
7
"

2
0
'
-
0
"

2
6
'
-
0
"

2
0
'
-
0
"

2
0
'
-
0
"

6
0
'
-
1
1
"

9'-0"

8
2
'
-
0
"

42'-0"

42'-0"

10'-0"

SETBACK

8
'
-
2
"

S
E

T
B

A
C

K

6
2
'
-
3
"

3
0
'
-
7
"

2
6
'
-
0
"

2
6
'
-
2
"

1
0
'
-
0
"

S
E

T
B

A
C

K

1
0
'
-
0
"

S
E

T
B

A
C

K

10'-0"

SETBACK

10'-0"

SETBACK

5
'
-
0
"

1
0
0
'
-
5
"

10'-0"

SETBACK

10'-0"

SETBACK

2

10

22

4

3
5
'
-
4
"

S
E

T
B

A
C

K

10'-0"

SETBACK

10'-0"

SETBACK

Landscape area

7,735 s.f.

Landscape area

1,516 s.f.

Landscape area

3,033 s.f.

Dog Park

17,752 s.f.

Courtyard 3

14,683 s.f.

Courtyard 3

7,980 s.f.

Seating Area 3

5,145 s.f.

Seating Area 2

2,053 s.f.

Seating Area 1

1,708 s.f.

Seating Area 1

14,681 s.f.

Courtyard 2

14,957 s.f.

Landscape area

1,539 s.f.

Landscape area

3,266 s.f.

Pool Courtyard

42,689 s.f.

Landscape area

3,468 s.f.

Landscape area

4,550 s.f.

Landscape area

2,688 s.f.

Landscape area

4,026 s.f.

Landscape area

5,191 s.f.

Landscape area

8,462 s.f.

Landscape area

5,804 s.f.

Landscape area

4,666 s.f.

Landscape area

1,970 s.f.

Landscape area

9,695 s.f.

Landscape area

5,804 s.f.

Landscape area

1,805 s.f.

Courtyard 1

5,538 s.f.

Tot Lot

8,873 s.f.

Gathering Plaza

12,807 s.f.

Rec. Trail

6,668 s.f.

Landscape area

10,240 s.f.

Landscape area

1,570 s.f.

FX3020

TYPEWIDTH HEIGHT

FX2020

TYPEWIDTH HEIGHT
FX3020

TYPEWIDTH HEIGHT

FX2020

TYPEWIDTH HEIGHT

JAN.
 

ELEC
 

14'-4"9'-0" x
WORK/BRK

6'-6"6'-8" x
UTILITY

14'-9"10'-10" x
MAIL/PARCEL

U

C

R

E

F

R

C

U

C

I

C

EU

C

M

W

U

C

R

E

F

9'-3"10'-6" x
OFFICE 9'-9"6'-7" x

VESTIBULE

5'-10"7'-8" x
JAN

880 SF400 SF

THE CONNECTION

930 SF
230 SF

FX

3650
TYPE

HEIGHT

WIDTH

FX

3650
TYPEHEIGHT

WIDTH

FX

3650

TYPE

HEIGHT

WIDTH

NO PARKINGNO PARKING

NO PARKING
NO PARKING

S

2
N

D
 
A

V
E

.

3033.50 PAD

3034.25 FF

NO PARKINGNO PARKING

D

D

W

W
W

W
W

W
W

W
W

W
W

W

W

W
W

W
W

W
W

W
W

S

SSSS

SSSSS

SSSSS

SSSSS

S

S

S

S

S

SSSSS

SSSSS

SSSSS

SSSSS

S

S

S

S

S

WW

W W W W W W

EXISTING 40' OFFER OF

DEDICATION TO THE COUNTY

OF SAN BERNARDINO

(CITY OF VICTORVILLE) FOR

ROAD PURPOSES.

EXISTING 42' OFFER OF  DEDICATION

TO THE CITY OF VICTORVILLE FOR

STREET PURPOSES PER PM NO. 12884,

P.M.B. 178/76-79

20:1

SLOPE

(5) STANDARD STALLS &

(1) LOADING

(2) STANDARD STALL

(1) CARPOOL/EV/CLEAN

     AIR STALL &

(2) HANDICAP STALL

(
4

)
 
V

A
C

U
U

M
 
S

T
A

L
L

S

(
1

2
'
 
X

 
2

0
'
)

20:1

SLOPE

20:1

SLOPE

20:1

SLOPE

 LOADING

16'-1"

42'-0"

TYP.

(E) SET-

BACKS

SITE DIAGRAM PLAN 2

TYP.

T
Y

P
.

CITY OF VICTORVILLE

PARCEL BOUNDARY

(
E

)
 
S

E
T

-

B
A

C
K

S

T
Y

P
.

TYP.

T
Y

P
.

TYP.

T
Y

P
.

TYP.

TYP.

TYP.

T
Y

P
.

T
Y

P
.

NEW 6' X 8'

TRANS-

FORMER

PAD

2
9

'
-
1

1
"

S

S

S

S

S

30'-6"

(

N

)

 

S

E

T

-

B

A

C

K

S

(3,239 SQ. FT.)

(
5

)
 
S

T
A

N
D

A
R

D
 
S

T
A

L
L

S

(
5

)
 
S

T
A

N
D

A
R

D
 
S

T
A

L
L

S

(
3

)
 
S

T
A

N
D

A
R

D
 
E

V
 
S

T
A

L
L

S

(
1

)
 
V

A
N

 
A

C
C

E
S

S
I
B

L
E

 
W

/
 
L

A
N

D
I
N

G
 
E

V
 
S

T
A

L
L

(
1

)
 
S

T
A

N
D

A
R

D
 
S

T
A

L
L

(945 SQ. FT.)

(3,716 SQ. FT.)

(
9
5
 
S

Q
.
 
F

T
.
)

(209 SQ. FT.)

(491 SQ. FT.)

(84 SQ. FT.)

(2,198 SQ. FT.)

(3,302 SQ. FT.)

(6,936 SQ. FT.)

(1,032 SQ. FT.)

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

XXXXXXXXXXXXXXXXXXXXXXXXXXXXXXXXXXX

X

X

X

(EXIST. RIGHT OF WAY)

(
E

X
I
S

T
.
 
R

I
G

H
T

O
F

 
W

A
Y

)

20:1

SLOPE

V
A

C
V

A
C

CARPOOL/EV/

CLEAN AIR

ONLY

2
0
:
1

S
L
O

P
E

(1) STANDARD STALL

(1) AIR/WATER STALL

(
5

)
 
S

T
A

N
D

A
R

D
 
S

T
A

L
L

S
 
&

(
2

)
 
1

0
'
 
x
 
2

0
'
 
S

T
A

L
L

S

(
5
1
2
 
S

Q
.
 
F

T
.
)

LOC-

KER

3

1 2

"

C
U

R
T

IS

R
S

T
B

R

A

D

I

U

S

XXXX XX XXXX XXXX XXXX XXX

 
E

V
 
C

H
A

R
G

I
N

G

O
N

L
Y

 
E

V
 
C

H
A

R
G

I
N

G

O
N

L
Y

 
E

V
 
C

H
A

R
G

I
N

G

O
N

L
Y

 
E

V
 
C

H
A

R
G

I
N

G

O
N

L
Y

CAV/
EV

CAV/
EV CAV CAV

M.O.M.O.

NO PARKING
NO PARKING

S

S S

S

S S

S

S

14
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ZONE C2 SUMMARY

PARCEL 1

±0.69 (±27,866 SF)

PARCEL 2 (REST.

RETAIL)

±0.83 A.C. (±35,949 SF)

BLDG E
±6,200 SF

DRIVE-THRU
±1,800 SF

SHOPS
±4,400 SF

PARCEL 2

2.32 A.C. (±101,216 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 (±47,917 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%

LEGEND:

LANDSCAPE AREA

HANDICAP ACCESSIBLE ROUTE OF TRAVEL WHERE

SLOPES DO NOT EXCEED 5% SLOPE IN THE DIRECTION

OF THE TRAVEL AND MINIMUM 2% IN TRANSVERSAL

DIRECTION. NOTE: PARKING AREAS SHALL COMPLY W/

THIS AS WELL.

DETECTABLE WARNING.  DETECTABLE WARNINGS

SHALL CONSIST OF RAISED TRUNCATED DOMES

PER CBC 11B-705

PROPERTY LINE

PARKING COUNT

#

PARCEL LINE

PROPOSED FIRE HYDRANT

ENHANCED PAVEMENT

CONCRETE SIDEWALK

MCDONALS NOT A PART OF THIS PUD,

UNDER SEPARATE SUBMITTAL,

RESIDENTIAL SEE SEPARATE RESIDENTIAL

DRAWING SHEETS IN THIS SUBMITTAL

LIMITS OF WORK

RESTAURANT (DRIVE-THRU PORTION OF

BUILDING

N

OCTOBER 26, 2021

VICTORVILLE CONNECTION

NOTE:  THIS INFORMATION IS CONCEPTUAL IN NATURE AND IS SUBJECT TO

ADJUSTMENTS PENDING FURTHER VERIFICATION AND CLIENT, TENANT, AND

GOVERNMENTAL AGENCY APPROVALS.  NO WARRANTIES OR GUARANTIES OF ANY

KIND ARE GIVEN OR IMPLIED BY THE ARCHITECT.

COPYRIGHT © 2021

BEAR VALLEY ROAD, BETWEEN 2ND AVENUE & 3RD AVENUE, VICTORVILLE, CA

75-21705-00

700 South Flower St.

2 2 n d  F l o o r ,

L o s  A n g e l e s ,  C A

9 0 0 1 7
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BEAR VALLEY DEVELOPMENT COMPANY, LLC

PROPOSED SITE PLAN A1.1
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KEYNOTES:
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GENERAL NOTES

1. SEE CIVIL DRAWINGS FOR ADDITIONAL CIVIL

INFORMATION, IF AVAILABLE

2. SEE LADNSCAPE DRAWINGS FOR ADDITIONAL

LANDSCAPE INFORMATION, IF AVAILABLE.

PRIMARY ENTRY

SECONDARY ENTRY

TRASH ENCLOSURE (TYP.) SEE SHEET A5.0

PEDESTRIAN CONNECTION TO RETAIL

TRAFFIC SIGNAL

CONTROLLED ACCESS GATE

PROPOSED MONUMENT SIGN

PROPOSED PYLON SIGN

MEDITATION GARDEN

GATHERING PLAZA

PARKING LOT LIGHT STANDARD

4" WIDE BLUE STRIPING DEFINING THE PARKING

SPACE OR ACCESS AISLES, TYP.

GATHERING PLAZA

UTILITY EASEMENT

PROPOSED FIRE HYDRANT, SEE CIVIL PLAN

PROPOSED WM, BFP OR DDC, SEE CIVIL PLAN

ACCESSIBLE PATH OF TRAVEL, SEE CIVIL PLAN

FOR ADDITIONAL INFORMATION

PROPOSED FDC CONNECTION, SEE CIVIL PLAN

PROPOSED GI, SEE CIVIL PLAN

PROPOSED SEWER, SEE CIVIL PLAN
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