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2 ANALYSIS APPROACH AND METHODOLOGY 

This section summarizes the analysis approach and methodology used to evaluate the study intersections 
associated with the Project.  It should be noted that the approach was coordinated with County and City 
of Lake Elsinore staff and based on the guidelines outlined in the County’s TA Guidelines.  A copy of the 
approved project scoping form is contained in Appendix A. 

2.1 Study Area 

This traffic analysis addresses potential operational impacts that could result from the addition of the 
Project traffic to the local circulation system.  According to the County’s TA Guidelines, the study area should 
include any intersection where the project would add 50 or more peak-hour trips.   
 
The following intersections are included as part of the study area: 
 
Intersections 

1. Highway 74 & River Road (Riverside County) 
2. Highway 74 & Greenwald Avenue/Meadowbrook Avenue (Riverside County) 
3. Highway 74 & Wasson Canyon Road (Riverside County) 
4. Highway 74 & Riverside Street (Riverside County) 
5. Highway 74 & Trellis Lane (City of Lake Elsinore) 
6. Highway 74 & El Toro Cut Off Road (City of Lake Elsinore) 
7. Highway 74 & Rosetta Canyon Drive (City of Lake Elsinore) 
8. Highway 74 & Ardenwood Way (City of Lake Elsinore) 
9. Highway 74 & Allan Street (City of Lake Elsinore) 
10. Highway 74 & Conrad Avenue (City of Lake Elsinore) 
11. Highway 74 & Cambern Avenue (City of Lake Elsinore) 
12. Highway 74 & North Project Driveway (Riverside County) (constructed as part of project) 
13. Highway 74 & South Project Driveway (Riverside County) (constructed as part of project) 
14. Greenwald Avenue & Project Driveway (Riverside County) (constructed as part of project) 

2.2 Analysis Scenarios 

The following scenarios were evaluated as part of the project: 
 

 Existing Conditions:  This scenario reflects the existing street network within the study area.  

 Existing Plus Ambient Growth Plus Project Conditions:  This scenario represents the conditions 
of the anticipated year of opening of the Project and includes background growth in the area.  
There are three sub scenarios. 

o Phase 1 only in 2027 (EAP 2027 P1) 
o Phase 2 only in 2030 (EAP 2030 P2) 
o Phases 1 and 2 in 2030 (EAP 2030 P1&2) 
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 Existing Plus Ambient Plus Project Plus Cumulative Conditions:  This scenario represents the 
conditions of the full buildout of the Project and includes background growth and other 
cumulative projects in the area.   

 
The traditional weekday peak-hour coinciding with the highest volume of traffic between 7:00 and 9:00 
AM and between 4:00 and 6:00 PM was evaluated for each analysis scenario.   

2.3 Methodology 

2.3.1 Intersection Level of Service Analysis 
Signalized and unsignalized intersection operations were analyzed with Synchro 12 software 
(Trafficware), using the methodologies outlined in the Highway Capacity Manual 7th Edition (HCM7).  The 
HCM methodology calculates delay, which corresponds to a particular LOS, to describe the overall 
operation of an intersection.  Delay is a measure of driver and/or passenger discomfort, frustration, fuel 
consumption and lost travel time.  A base saturation flow rate of 1,900 vehicles per hour per lane was 
applied to all movements. 
 
The LOS for unsignalized intersections is determined by the computed or measured control delay and is 
defined for each minor movement.  At a one-way or two-way stop control intersection, the delay reported 
represents the worst movement, which is typically the left-turns from the minor street approach.  The 
criteria for the LOS grade designations are provided in Table 2-1.   
 
According to the County of Riverside General Plan, intersections should maintain LOS D.  Intersections 
projected to operate below this level – LOS E or F would be classified as deficient and may require further 
evaluation depending on the project’s contribution to those conditions. 
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Table 2-1 
LOS Criteria for Intersections 

LOS 

LOS Criteria (sec/veh) 

Description 

Signalized 

Intersections 

Unsignalized 

Intersections 

A <10 <10 
EXCELLENT.  Operations with very low delay and 
most vehicles do not stop. 

B >10 and <20 >10 and <15 
VERY GOOD.  Operations with good progression 
but with some restricted movements. 

C >20 and <35 >15 and <25 
GOOD.  Operations where a significant number of 
vehicles are stopping with some backup and light 
congestion. 

D >35 and <55 >25 and <35 
FAIR.  Operations where congestion is noticeable, 
longer delays occur, and many vehicles stop.  The 
proportion of vehicles not stopping declines. 

E >55 and <80 >35 and <50 
POOR.  Operations where there is significant delay, 
extensive queuing, and poor progression. 

F >80 >50 
FAILURE.  Operations that are unacceptable to 
most drivers, when the arrival rates exceed the 
capacity of the intersection. 

Source: Highway Capacity Manual 7th Edition 

2.3.2 Fair Share Calculations 
For intersections that have a LOS deficiency, a fair share percentage is calculated based on the following 
formula: 
 

𝑃𝑟𝑜𝑗𝑒𝑐𝑡 𝑇𝑟𝑎𝑓𝑓𝑖𝑐
𝑇𝑜𝑡𝑎𝑙  𝑇𝑟𝑎𝑓𝑓𝑖𝑐 െ 𝐸𝑥𝑖𝑠𝑡𝑖𝑛𝑔 𝑇𝑟𝑎𝑓𝑓𝑖𝑐

 𝑥 100% 

 
The fair share calculations would be calculated for the AM and PM peak-hour and the higher of the two 
would be reported.  The fair share percentage would be applied towards the cost of the recommended 
improvements. 

2.4 Deficiency Criteria 

The definition of an intersection deficiency located within the County of Riverside has been obtained from 
the County of Riverside General Plan. Riverside County General Plan Policy C 2.1 states that the County will 
maintain the following County-wide target LOS: 
 
The following minimum target levels of service have been designated for the review of development 
proposals in the unincorporated areas of Riverside County with respect to transportation impacts on 
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roadways designated in the Riverside County Circulation Plan which are currently County maintained, or 
are intended to be accepted into the County maintained roadway system: 
 

 LOS C shall apply to all development proposals in any area of Riverside County not located within 
the boundaries of an Area Plan, as well as those areas located within the following Area Plans: 
REMAP, Eastern Coachella Valley, Desert Center, Palo Verde Valley, and those non-Community 
Development areas of the Elsinore, Lake Mathews/Woodcrest, Mead Valley and Temescal Canyon 
Area Plans. 

 LOS D shall apply to all development proposals located within any of the following Area Plans: 
Eastvale, Jurupa, Highgrove, Reche Canyon/Badlands, Lakeview/Nuevo, Sun City/Menifee Valley, 
Harvest Valley/Winchester, Southwest Area, The Pass, San Jacinto Valley, Western Coachella 
Valley, and those Community Development Areas of the Elsinore, Lake Mathews/Woodcrest, 
Mead Valley and Temescal Canyon Area Plans. 

 LOS E may be allowed by the Board of Supervisors within designated areas where transit-oriented 
development and walkable communities are proposed. 

 
Therefore, the applicable minimum LOS threshold for the project is LOS D, as the project site is located in 
the Meadowbrook area of the Elsinore Area Plan, which is subject to the County’s Community 
Development Area LOS standard. 
 
The required LOS for intersections within the City of Lake Elsinore is generally LOS D.  The City considers 
peak-hour intersection operations of LOS D or better to be acceptable, while intersections operating at 
LOS E or LOS F are considered deficient.  Exceptions may apply in designated areas such as the Main Street 
Overlay Area and the Ballpark District Planning District, where LOS E may be acceptable.   
 
For the purposes of this traffic impact analysis, LOS D has been used as the acceptable threshold for all 
study intersections unless otherwise noted.  
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3 EXISTING CONDITIONS 

This section describes the existing roadway network, peak hour traffic volumes, and operations at the 
study area intersections.   

3.1 Roadway Network 

Highway 74 is classified as an Expressway within the study area.  For the purposes of this analysis, 
Highway 74 is considered to be oriented in the north-south direction.  The roadway provides three 
northbound travel lanes and two southbound travel lanes, transitioning to two northbound lanes with a 
two-way center left-turn lane north of Trellis Lane.  Sidewalks are present along the east side of the 
roadway up to Trellis Lane.  The posted speed limit along this segment of Highway 74 is 55 miles per hour 
(mph). 
 

Figure 3-1 illustrates the County of Riverside Circulation Element.  Figure 3-2 illustrates the existing 
geometrics at the study area intersections.   

3.2 Transit Service 

Riverside Transit Agency (RTA) provides service to the study area with Route 9.  Route 9 provides daily 
service between the Perris Station Transit Center and Highway 74 & Cambern with the nearest stop 
located on the west side of Highway 74 approximately 425 feet south of Meadowbrook Avenue.   
 
Figure 3-3 illustrates the transit routes within the study area. 

3.3 Pedestrian and Bicycle Facilities 

3.3.1 Pedestrian Facilities 
There are currently no existing sidewalks along the project frontages on Highway 74 and Greenwald 
Avenue.  As part of the Project improvements, new sidewalks will be constructed along both frontages to 
enhance pedestrian connectivity.  At the intersection of Highway 74 & Meadowbrook Avenue/Greenwald 
Avenue, marked crosswalks are provided on all legs except the south leg, which currently lacks pedestrian 
crossing facilities.   

3.3.2 Bicycle Facilities 
There are currently no existing bicycle facilities within the study area.  Additionally, a review of the Western 
Riverside Active Transportation Plan did not indicate any bicycle projects in the study area.   
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Figure 3-1 Riverside County Circulation Element 

  
Source: County of Riverside Circulation Plan, Figure C-1  

Project Site 

10

ORANGE 
COUNTY 

PACIFIC 
OCEAN 

Circulation Designations 

~ Freeway (Variable ROW) 

"'-' Expressway (128' to 220' ROW) 

"'-' Urban Arterial (152' ROW) 

Arteria l (128' ROW) 

SANOIEGO 
COUNTY 

"'-' Major (118' ROW) 

~ Secondary (100' ROW) 

~ Mountain Arterial 4 Ln (110' ROW) 

~ Mountain Arterial 2 Ln (11 O' ROW) 

Collector (7 4' ROW) 

TRAFFIC CONSULTING 



River Rd

11

Meadowbrook Ave

G
reenw

ald A
ve

3

4
Riverside St

W
asson

C
anyon

R
d

6

7

5

8

9

1010

T
rellis Ln

El Toro 

Cut Off Rd

R
osetta Canyon

D
r

Arden w ood Wy

Alle
n St

Conrad Ave

2

Phase 1Phase 2

Phase 1Phase 2
1212

1313
1414

1111
Cambern Ave

LEGEND

Lane Configuration

Naming Convention:
North / South & East / West

Intersection Control

1 Hwy 74 & River Rd

H
w

y 
74

River Rd
H

w
y 

74

Figure 3-2
Existing Intersection Geometrics

2 Hwy 74 & Meadowbrook Ave/Greenwald Ave

H
w

y 
74

Greenwald Ave

H
w

y 
74

Meadowbrook Ave

3 Hwy 74 & Wasson Canyon Rd 4

Wasson Canyon Rd

H
w

y 
74

H
w

y 
74

Hwy 74 & Riverside St

H
w

y 
74

Riverside St

H
w

y 
74

5 Hwy 74 & Trellis Ln

H
w

y 
74

Trellis Ln

H
w

y 
74

6 Hwy 74 & El Toro Cut Off Rd

H
w

y 
74

H
w

y 
74

El Toro Cut Off Rd

7 Hwy 74 & Rosetta Canyon Dr

Rosetta Canyon Dr

H
w

y 
74

H
w

y 
74

8 Hwy 74 & Chris Cir/Ardenwood Wy

H
w

y 
74

Ardenwood Wy

H
w

y 
74

Chris Cir

9 Hwy 74 & Allan St 10

Allan St

H
w

y 
74

H
w

y 
74

Hwy 74 & Conrad Ave

H
w

y 
74

Conrad Ave

H
w

y 
74

Conrad Ave

12 Hwy 74 & N Proj Dwy

N Proj Dwy

H
w

y 
74

H
w

y 
74

13 Hwy 74 & S Proj Dwy

H
w

y 
74

S Proj Dwy

H
w

y 
74

S Proj Dwy

14 Greenwald Ave & Proj Dwy

G
re

en
w

al
d 

A
ve

G
re

en
w

al
d 

A
ve

Proj Dwy
Intersection does not exist

under this scenario and
will be constructed

 with the project

Intersection does not exist
under this scenario and

will be constructed
 with the project

11 Hwy 74 & Cambern Ave

H
w

y 
74

Cambern Ave

H
w

y 
74

Cambern Ave
Intersection does not exist

under this scenario and
will be constructed

 with the project

Meadowbrook Market

11

u~ .t ~t~ ~ f'" u~ 
(l" 

u~ IL 
f'" 
f'" 

t~ ..J. ~tt I" T t~ t~ 

• • • 
u~ IL 

f'" ~t 

tt I" 
..J. 8 ~ttt 
" 

• • • 
u~ . >- ~t~ 4 

t~ + ~t~ 

• • 

• • s 

IC CONSUL 



 
 
 

 

Meadowbrook Market   
Traffic Analysis 

Figure 3-3 Transit Routes 

 
Source: Riverside Transit Agency (RTA) System Map, May 2025  
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3.4 Traffic Volumes 

Traffic volumes at the study area intersections were collected on Wednesday, April 23, 2025 and Thursday, 
May 1, 2025.  Construction activity at the Highway 74 & Wasson Canyon Road intersection blocked the 
east leg of Wasson Canyon Road during the counts, so historical volumes from May 12, 2022 were used to 
represent existing conditions at that location.  To validate and refine those volumes, historical counts were 
obtained at upstream and downstream intersections along Highway 74 near Wasson Canyon Road.  The 
data showed a decrease in AM peak volumes and an average annual increase of 3.5 percent during the PM 
peak.  Based on this, a 3.5 percent per-year growth factor is applied to the Highway 74 & Wasson Canyon 
Road intersection volumes through 2025 for the PM peak.  No adjustments are applied to the AM peak to 
maintain a conservative basis. 
 
Additionally, vehicle classification counts were conducted on two segments of Highway 74.  South of 
Wasson Canyon Road, heavy vehicles made up 6 percent of the traffic.  North of Wasson Canyon Road, 
the heavy vehicle percentage increased to 7 percent. 
 
Figure 3-4 illustrates the study area traffic volumes.   
 
Appendix B contains a copy of the existing traffic volume data sheets.  Appendix C contains the 
calculations for annual growth factor. 

3.5 Intersection Analysis 

Table 3-1 summarizes the LOS analysis results for the study area intersections under Existing Conditions.  
As shown in the table, all intersections operate at LOS D or better during the weekday peak-hours. 
 
Appendix D contains the intersection LOS worksheets. 
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The naming convention for intersections is North / South & East / West
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Figure 3-4

Existing Conditions Traffic Volumes
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Figure 3-4a

Existing Conditions Traffic Volumes
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Table 3-1 
Existing Peak Hour Intersection LOS Summary 

# Intersection 
Traffic 

Control 
Peak 
Hour 

Existing Conditions 
Delay1 LOS2 

1 Hwy 74 & River Rd OWSC 
AM 14.6 B 
PM 20.5 C 

2 Hwy 74 & Greenwald Ave/Meadowbrook Ave Signal 
AM 16.4 B 
PM 15.6 B 

3 Hwy 74 & Wasson Canyon Rd Signal 
AM 4.0 A 
PM 4.7 A 

4 Hwy 74 & Riverside St Signal 
AM 8.1 A 
PM 10.5 B 

5 Hwy 74 & Trellis Ln Signal 
AM 4.4 A 
PM 5.0 A 

6 Hwy 74 & El Toro Cut Off Rd OWSC 
AM 30.1 D 
PM 21.4 C 

7 Hwy 74 & Rosetta Canyon Dr Signal 
AM 13.0 B 
PM 6.7 A 

8 Hwy 74 & Ardenwood Wy Signal 
AM 11.3 B 
PM 7.1 A 

9 Hwy 74 & Allan St OWSC 
AM 12.7 B 
PM 28.0 D 

10 Hwy 74 & Conrad Ave Signal 
AM 14.1 B 
PM 13.9 B 

11 Hwy 74 & Cambern Ave Signal 
AM 21.1 C 
PM 43.5 D 

12 Hwy 74 & N Proj Dwy OWSC 
AM 

DNE3 
PM 

13 Hwy 74 & S Proj Dwy OWSC 
AM 

DNE3 
PM 

14 Greenwald Ave & Proj Dwy OWSC 
AM 

DNE3 
PM 

Notes: 
OWSC: One-Way Stopped Control, Signal: Traffic Signal 
1.  Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement 
at unsignalized intersections. 
2.  LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed using 
Synchro 12. 
3.  DNE: Does not Exist.  Project driveway not constructed and will only be evaluated with the addition of the Project. 
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4 PROJECT TRAFFIC 

This section describes the estimated trip generation, trip distribution, and assignment of trips to the 
adjacent roadway network.  

4.1 Trip Generation 

The trip generation rate for the Project was based on the rates for the various land uses contained in the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition.  Trip credits such as passby trips 

were applied to the proposed retail use based on standard rates published in the ITE Trip Generation 
Handbook, 3rd Edition.  Passby trips are trips that are already on the road network and “passing by” the project 
site.  Pass-by trip-making is expected for convenience-oriented retail/service uses with direct access on a 
major arterial such as Highway 74, where high visibility and frontage encourage intermediate stops from 
existing corridor traffic.  The project’s estimate of 5,118 daily pass-by trips is approximately eight percent 
of the observed Highway 74 ADT (~33,000), which is an appropriate and reasonable proportion for this 
type of corridor-serving development. 
 
Table 4-1 summarizes the weekday trip generation rates and calculations.  As shown in the table, the 
Project is estimated to generate the following traffic volumes: 
 

 Phase 1: 2,753 daily trips (ADT), including 212 AM peak-hour trips and 241 PM peak-hour trips 
 Phase 2: 162 ADT, with 10 AM peak-hour trips and 13 PM peak-hour trips 
 

After applying pass-by trip reductions, the net total for all two phases is estimated at 2,915 ADT, with 222 
trips during the AM peak hour and 254 during the PM peak hour. 
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Table 4-1 
Project Trip Generation 

TRIP GENERATION RATES1 

Land Use 
ITE 

Code Weekday Daily 
AM PEAK PM PEAK 

Rate In:Out Ratio Rate In:Out Ratio 
Multifamily Housing (Low-Rise) 220 6.74 trips / du 0.40 0.24 : 0.76 0.51 0.63 : 0.37 
Strip Retail Plaza (<40K) 822 54.45 trips / ksf 2.36 0.60 : 0.40 6.59 0.50 : 0.50 
Fast-Food Restaurant w/Drive-Through Window 934 467.48 trips / ksf 44.61 0.51 : 0.49 33.03 0.52 : 0.48 
Convenience Store/Gas Station - GFA (5.5-10k) 945 345.75 trips / vfp 31.60 0.50 : 0.50 26.90 0.50 : 0.50 
Automated Car Wash3 948 775.00 trips / tunnel 38.75 0.50 : 0.50 77.50 0.50 : 0.50 

TRIP GENERATION CALCULATIONS 

Land Use Amount ADT 
AM PEAK PM PEAK 

In Out Total In Out Total 
PHASE 1 
Convenience Store/Gas Station 16 vfp 5,532 253 253 506 216 215 431 

Less Passby (AM & Daily-76%, PM-75%)2, 3 -4,177 -193 -192 -385 -162 -161 -323 
Fast-Food Restaurant w/Drive-Through Window 2.064 ksf 965 48 45 93 36 33 69 

Less Passby (AM-50%, PM-55%, Daily-53%)2, 3 -507 -24 -23 -47 -20 -18 -38 
Strip Retail 11.000 ksf 599 16 10 26 37 36 73 

Less Passby (AM, PM, & Daily-40%)2, 3 -240 -6 -4 -10 -15 -14 -29 
Carwash 1 tunnel 775 20 19 39 39 39 78 

Less Passby (AM, PM, & Daily-25%)2, 4 -194 -5 -5 -10 -10 -10 -20 
Phase 1 Driveway Trips 7,871 337 327 664 328 323 651 

Less Passby -5,118 -228 -224 -452 -207 -203 -410 
Phase 1 Subtotal 2,753 109 103 212 121 120 241 
PHASE 2 
Apartments 24 du 162 3 7 10 9 4 13 
Phase 2 Driveway Trips 162 3 7 10 9 4 13 

Less Passby 0 0 0 0 0 0 0 
Phase 2 Subtotal 162 3 7 10 9 4 13 

Phases 1 to 2 Driveway Trips 8,033 340 334 674 337 327 664 

Phases 1 to 2 Net New Traffic 2,915 112 110 222 130 124 254 
Notes: 
ksf: 1,000 square feet, du: dwelling units, vfp: vehicle fueling positions 
1.  The trip rates for the project’s land use are based on the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition.  
2.  The passby trip rates are based on the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition.  
3.  The daily passby trip rate was estimated by the average of the AM & PM peak-hour passby rates. 
4.  There are no published passby trip rates for a Carwash land use.  The passby trip rates were estimated at 25%. 
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4.2 Trip Distribution and Assignment 

The Project trip distribution was estimated based on existing travel patterns and/or on logical routes to 
regional facilities.  Two different distributions at the project driveways were prepared for the Project based 
on the project phasing.   
 
The north project driveway on Highway 74 would operate as right-in/right-out only.  The south project 
driveway on Highway 74 would provide full access and include a traffic signal as a project feature.  The 
project driveway on Greenwald Avenue would also provide full access, with stop control on the driveway 
approach. 
 
The following list summarizes the overall proposed trip distribution by phase: 
 
Phase 1 Trip Distribution 

 40 percent to/from the north via Highway 74 
 60 percent to/from the south 

o 50 percent via Highway 74 
o 10 percent via Greenwald Avenue 

 
Phase 2 Trip Distribution 

 45 percent to/from the north via Highway 74 
 50 percent to/from the south via Highway 74 
 5 percent to/from the east/west via the South Project Driveway 

 
The 5 percent residential-to-retail internal capture assumption is supported by the NCHRP 684 Internal 
Trip Capture Estimation Tool for the project’s land uses.  The NCHRP 684 results indicate a potential for 
internal capture that is equal to or greater than the 5 percent value assumed; therefore, the 5 percent 
assumption is conservative.  Appendix E contains a copy of the NCHRP 684 Internal Trip Capture 
Worksheet. 
 
Figures 4-1 to 4-2 display the assumed Project trip distribution through the study intersections and 
project driveways for Phases 1 and 2, respectively.   
 
Based on the Project trip generation and distribution, the Project trips were assigned to the study area.  
Figures 4-3 to 4-4 display the Project trip assignment for Phases 1 and 2, respectively.  Figure 4-5 
illustrates the Phase 1 passby trip assignment.  Figure 4-6 illustrates the total Phase 1 Project trip 
assignment.  Figure 4-7 illustrates the total Phases 1 & 2 Project trip assignment.   
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Figure 4-1

Phase 1 Project Trip Distribution
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The naming convention for intersections is North / South & East / West
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Figure 4-1a

Phase 1 Project Trip Distribution

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

xx%

10
%10%

5%

10
%

Phase 1

21

-



xx% / (yy%) = Enter % / (Exit %) Trip Distribution Percentage
The naming convention for intersections is North / South & East / West
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Figure 4-2

Phase 2 Project Trip Distribution
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xx% / (yy%) = Enter % / (Exit %) Trip Distribution Percentage
The naming convention for intersections is North / South & East / West
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Meadowbrook Market
Figure 4-2a

Phase 2 Project Trip Distribution

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

21 22 23 24

0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

17 18 19 20

0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (50%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (45%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (5%)

50
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%)

13 14 15 16

0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

5%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

45
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%  /  (0%)

0%  /  (0%) 0%  /  (0%)

5%

xx%

Phase 2

23

-



xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West

Hwy 74 & River Rd Hwy 74 & Greenwald Ave / Meadowbrook Ave Hwy 74 & Wasson Canyon Rd Hwy 74 & Riverside St
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Figure 4-3

Phase 1 Primary Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Phase 1 Primary Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West

Hwy 74 & River Rd Hwy 74 & Greenwald Ave / Meadowbrook Ave Hwy 74 & Wasson Canyon Rd Hwy 74 & Riverside St

V V V V
W W W W

S T U X S T U X S T U X S T U X

d a Z Y d a Z Y d a Z Y d a Z Y
c c c c
b b b b

Hwy 74 & Trellis Ln Hwy 74 & El Toro Cut Off Rd Hwy 74 & Rosetta Canyon Dr Hwy 74 & Ardenwood Wy

V V V V
W W W W

S T U X S T U X S T U X S T U X

d a Z Y d a Z Y d a Z Y d a Z Y
c c c c
b b b b

Hwy 74 & Allan St Hwy 74 & Conrad Ave Hwy 74 & Cambern Ave Hwy 74 & N Proj Dwy

V V V V
W W W W

S T U X S T U X S T U X S T U X

d a Z Y d a Z Y d a Z Y d a Z Y
c c c c
b b b b

Meadowbrook Market
Figure 4-4

Phase 2 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West

Hwy 74 & S Proj Dwy Greenwald Ave & Proj Dwy  &  & 
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Meadowbrook Market
Figure 4-4a

Phase 2 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West

Hwy 74 & River Rd Hwy 74 & Greenwald Ave / Meadowbrook Ave Hwy 74 & Wasson Canyon Rd Hwy 74 & Riverside St
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Meadowbrook Market
Figure 4-5

Phase 1 Passby Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Meadowbrook Market
Figure 4-5a

Phase 1 Passby Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West

Hwy 74 & River Rd Hwy 74 & Greenwald Ave / Meadowbrook Ave Hwy 74 & Wasson Canyon Rd Hwy 74 & Riverside St
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Meadowbrook Market
Figure 4-6

Total Phase 1 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Meadowbrook Market
Figure 4-6a

Total Phase 1 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Figure 4-7

Total Phases 1 & 2 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Figure 4-7a
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Meadowbrook Market   
Traffic Analysis 

5 EAP (2027 P1) CONDITIONS 

This section provides a summary of operations at the study area intersections anticipated with the opening 
of the commercial only project in the Year 2027 with the addition of ambient and Phase 1 project traffic. 

5.1 Roadway Network 

The lane configuration and traffic controls for the EAP (2027 P1) conditions are consistent with Existing 
Conditions as shown in Figure 3-3 with the following exceptions.  
 

 Highway 74 & El Toro Road (Int #6): Traffic signal constructed by City of Lake Elsinore 

 Highway 74 & North Project Driveway (Int #12): Stop controlled and restricted to right-in 
movements only.   

 Highway 74 & South Project Driveway (Int #13): Traffic signal and operating as a 3-leg 
intersection (no west leg).  

 Greenwald Avenue & Project Driveway (Int #14): Stop controlled and full access.   
 
Figure 5-1 illustrates the intersection geometrics at the study area intersections under the EAP (2027 P1) 
conditions. 

5.2 Background Traffic 

An ambient growth rate was calculated to account for area-wide growth not reflected by the cumulative 
development projects.  An ambient annual growth rate of 2 percent per year was utilized to increase 
existing traffic volumes.  This growth rate is consistent with other development projects in the study area.  
A total growth of 4 percent was utilized (2 percent per year for 2 years of growth). 

5.3 Traffic Volumes 

The EAP (2027 P1) traffic volumes were estimated by applying the ambient growth factor of 2 percent for 
two years to the existing traffic volumes and adding the Phase 1 traffic volumes.  Figure 5-2 illustrates the 
EAP (2027 P1) traffic volumes. 

5.4 Intersection Analysis 

Table 5-1 displays the LOS analysis results for the study intersections under the EAP (2027 P1) conditions.  
As shown in the table, all intersections and project driveways would continue to operate at LOS D or better 
during the weekday peak-hours except for the following location: 
 

 Highway 74 & South Project Driveway (LOS F – AM & PM Peak) 
 
This location is considered deficient and would require improvements because the Project would add more 
than 50 peak hour trips at each intersection. Appendix D contains the intersection LOS worksheets. 
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Meadowbrook Market 

Traffic Analysis 

Table 5-1 
EAP (2027 P1) Peak Hour Intersection LOS Summary 

# Intersection 
Traffic 

Control 
Peak 
Hour 

EAP (2027 P1) 
Delay1 LOS2 

1 Hwy 74 & River Rd OWSC 
AM 17.4 C 
PM 29.4 D 

2 Hwy 74 & Greenwald Ave/Meadowbrook Ave Signal 
AM 19.1 B 
PM 19.5 B 

3 Hwy 74 & Wasson Canyon Rd Signal 
AM 4.3 A 
PM 5.6 A 

4 Hwy 74 & Riverside St Signal 
AM 9.0 A 
PM 13.0 B 

5 Hwy 74 & Trellis Ln Signal 
AM 5.1 A 
PM 5.9 A 

6 Hwy 74 & El Toro Cut Off Rd Signal 
AM 7.9 A 
PM 5.9 A 

7 Hwy 74 & Rosetta Canyon Dr Signal 
AM 14.4 B 
PM 6.9 A 

8 Hwy 74 & Ardenwood Wy Signal 
AM 10.7 B 
PM 7.3 A 

9 Hwy 74 & Allan St OWSC 
AM 13.1 B 
PM 30.8 D 

10 Hwy 74 & Conrad Ave Signal 
AM 14.5 B 
PM 16.7 B 

11 Hwy 74 & Cambern Ave Signal 
AM 20.5 C 
PM 48.9 D 

12 Hwy 74 & N Proj Dwy OWSC 
AM 13.1 B 
PM 24.4 C 

13 Hwy 74 & S Proj Dwy OWSC 
AM >300 F 
PM >300 F 

14 Greenwald Ave & Proj Dwy OWSC 
AM 8.9 A 
PM 10.5 B 

Notes: 
Bold values indicate deficient intersections operating at LOS E or F. 
1. Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement
at unsignalized intersections. 
2. LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed
using Synchro 12. 
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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5.5 Signal Warrant Analysis 

The signal warrant analysis was performed at the deficient unsignalized intersections using the criteria 
outlined in Chapter 4C of the California Manual on Uniform Traffic Control Devices (MUTCD) 2014, Revision 7 for 
Warrant 3, Peak-Hour.  Table 5-2 summarizes the results of the peak-hour signal warrant analyses.   
 
As shown in the table, the Highway 74 & South Project Driveway intersection meets the peak hour volume 
criteria for a traffic signal under the EAP (2027 P1) scenario in both peak periods.   
 
Appendix F contains the signal warrant analyses worksheets and supporting data. 

Table 5-2 
EAP (2027 P1) Peak-Hour Traffic Signal Warrant Analysis Summary 

# Intersection 
Peak 
Hour 

Warrant 3 Met?1 
EAP (2027 P1) 

13 Hwy 74 & S Proj Dwy 
AM Yes 
PM Yes 

Notes: 
1.  The signal warrant analysis was performed using the criteria outlined in Chapter 4C of the CA MUTCD 2014 for Warrant 3, 
Peak-Hour. 

5.6 Recommended Improvements 

Table 5-3 displays the LOS analysis results for the recommended improvements at the deficient study 
intersection under the EAP (2027 P1) conditions.  As shown in the table, installing a traffic signal would 
improve operations to LOS B or better during the weekday peak hours.   
 
Appendix G contains the improved LOS worksheets. 

Table 5-3 
EAP (2027 P1) Improved Peak Hour Intersection LOS Summary 

# Intersection 
Peak 
Hour 

EAP (2027 P1) 
With 

Improvements 
Improvement Delay1 LOS2 Delay1 LOS2 

13 Hwy 74 & S Proj Dwy 
AM >300 F 9.3 A Install traffic 

signal PM >300 F 14.2 B 
Notes: 
1.  Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement 
at unsignalized intersections. 
2.  LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed using 
Synchro 12. 
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6 EAP (2030 P2) CONDITIONS 

This section provides a summary of operations at the study area intersections anticipated with the opening 
of the residential only project in the Year 2030 with the addition of ambient and Phase 2 project traffic. 

6.1 Roadway Network 

The lane configuration and traffic controls for the EAP (2030 P2) conditions are consistent with the EAP 
(2027 P1) scenario as shown in Figure 5-1 with the following exceptions.  
 

 Highway 74 & South Project Driveway (Int #13): Stop controlled and operating as a 3-leg 
intersection.  

 
Figure 6-1 illustrates the intersection geometrics at the study area intersections under the EAP (2030 P2) 
conditions. 

6.2 Background Traffic 

An ambient growth rate was calculated to account for area-wide growth not reflected by the cumulative 
development projects.  An ambient annual growth rate of 2 percent per year was utilized to increase 
existing traffic volumes.  This growth rate is consistent with other development projects in the study area.  
A total growth of 14 percent was utilized (2 percent per year for 7 years of growth). 

6.3 Traffic Volumes 

The EAP (2030 P2) traffic volumes were estimated by applying the ambient growth factor of 2 percent for 
seven years to the existing traffic volumes and adding the Phase 2 traffic volumes.  Figure 6-2 illustrates 
the EAP (2030 P2) traffic volumes. 

6.4 Intersection Analysis 

Table 6-1 displays the LOS analysis results for the study intersections under the EAP (2030 P2) conditions.   
 
As shown in the table, all intersections and project driveways would continue to operate at LOS D or better 
during the weekday peak-hours.  
 
Appendix D contains the intersection LOS worksheets. 
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Traffic Analysis 

Table 6-1 
EAP (2030 P2) Peak Hour Intersection LOS Summary 

# Intersection 
Traffic 

Control 
Peak 
Hour 

EAP (2030 P2) 
Delay1 LOS2 

1 Hwy 74 & River Rd OWSC 
AM 16.0 C 
PM 25.1 D 

2 Hwy 74 & Greenwald Ave/Meadowbrook Ave Signal 
AM 19.4 B 
PM 22.1 C 

3 Hwy 74 & Wasson Canyon Rd Signal 
AM 4.1 A 
PM 5.8 A 

4 Hwy 74 & Riverside St Signal 
AM 9.2 A 
PM 14.8 B 

5 Hwy 74 & Trellis Ln Signal 
AM 5.9 A 
PM 6.0 A 

6 Hwy 74 & El Toro Cut Off Rd Signal 
AM 8.8 A 
PM 6.0 A 

7 Hwy 74 & Rosetta Canyon Dr Signal 
AM 16.1 B 
PM 6.9 A 

8 Hwy 74 & Ardenwood Wy Signal 
AM 12.6 B 
PM 7.5 A 

9 Hwy 74 & Allan St OWSC 
AM 13.5 B 
PM 33.9 D 

10 Hwy 74 & Conrad Ave Signal 
AM 17.2 B 
PM 20.4 C 

11 Hwy 74 & Cambern Ave Signal 
AM 22.2 C 
PM 54.0 D 

12 Hwy 74 & N Proj Dwy OWSC 
AM 

DNE3 
PM 

13 Hwy 74 & S Proj Dwy OWSC 
AM 21.7 C 
PM 23.3 C 

14 Greenwald Ave & Proj Dwy OWSC 
AM 

DNE3 
PM 

Notes: 
Bold values indicate deficient intersections operating at LOS E or F. 
1. Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement
at unsignalized intersections. 
2. LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed
using Synchro 12. 
3. DNE: Does not Exist.  Intersection does not exist for this scenario. 
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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7 EAP (2030 P1&2) CONDITIONS 

This section provides a summary of operations at the study area intersections anticipated with the opening 
of the commercial and residential projects in the Year 2030 with the addition of ambient and Phases 1 & 2 
project traffic. 

7.1 Roadway Network 

The lane configuration and traffic controls for the EAP (2030 P1&2) conditions are consistent with 
Existing Conditions as shown in Figure 3-3 with the following exceptions.  

 Highway 74 & North Project Driveway (Int #12): Stop controlled and restricted to right-in
movements only.

 Highway 74 & South Project Driveway (Int #13): Traffic signal and operating as a 4-leg
intersection.

 Greenwald Avenue & Project Driveway (Int #14): Stop controlled and full access.

Figure 7-1 illustrates the intersection geometrics at the study area intersections under the EAP (2030 
P1&2) conditions. 

7.2 Background Traffic 

An ambient growth rate was calculated to account for area-wide growth not reflected by the cumulative 
development projects.  An ambient annual growth rate of 2 percent per year was utilized to increase 
existing traffic volumes.  This growth rate is consistent with other development projects in the study area. 
A total growth of 14 percent was utilized (2 percent per year for 7 years of growth). 

7.3 Traffic Volumes 

The EAP (2030 P1&2) traffic volumes were estimated by applying the ambient growth factor of 2 percent 
for seven years to the existing traffic volumes and adding the Phases 1 & 2 traffic volumes.  Figure 7-2 
illustrates the EAP (2030 P1&2) traffic volumes. 
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Meadowbrook Market 

Traffic Analysis 

7.4 Intersection Analysis 

Table 7-1 displays the LOS analysis results for the study intersections under the EAP (2030 P1&2) 
conditions.   

As shown in the table, all intersections and project driveways would continue to operate at LOS D or better 
during the weekday peak-hours except for the following location: 

 Highway 74 & South Project Driveway (LOS F – AM & PM Peak)

This location is considered deficient and would require improvements because the Project would add more 
than 50 peak hour trips at each intersection.  Appendix D contains the intersection LOS worksheets. 

Appendix D contains the intersection LOS worksheets. 
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Table 7-1 
EAP (2030 P1&2) Peak Hour Intersection LOS Summary 

# Intersection 
Traffic 

Control 
Peak 
Hour 

EAP (2030 P1&2) 
Delay1 LOS2 

1 Hwy 74 & River Rd OWSC 
AM 18.7 C 
PM 33.9 D 

2 Hwy 74 & Greenwald Ave/Meadowbrook Ave Signal 
AM 21.7 C 
PM 26.3 C 

3 Hwy 74 & Wasson Canyon Rd Signal 
AM 4.4 A 
PM 6.5 A 

4 Hwy 74 & Riverside St Signal 
AM 9.8 A 
PM 16.8 B 

5 Hwy 74 & Trellis Ln Signal 
AM 5.8 A 
PM 6.9 A 

6 Hwy 74 & El Toro Cut Off Rd Signal 
AM 9.4 A 
PM 6.2 A 

7 Hwy 74 & Rosetta Canyon Dr Signal 
AM 16.6 B 
PM 7.1 A

8 Hwy 74 & Ardenwood Wy Signal 
AM 12.8 B 
PM 7.5 A 

9 Hwy 74 & Allan St OWSC 
AM 13.6 B 
PM 34.4 D 

10 Hwy 74 & Conrad Ave Signal 
AM 18.0 B 
PM 21.7 C 

11 Hwy 74 & Cambern Ave Signal 
AM 22.4 C 
PM 54.9 D 

12 Hwy 74 & N Proj Dwy OWSC 
AM 13.6 B 
PM 26.9 D 

13 Hwy 74 & S Proj Dwy TWSC 
AM >300 F 
PM >300 F 

14 Greenwald Ave & Proj Dwy OWSC 
AM 9.0 A 
PM 10.7 B 

Notes: 
Bold values indicate deficient intersections operating at LOS E or F. 
1. Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement
at unsignalized intersections. 
2. LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed
using Synchro 12. 
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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7.5 Signal Warrant Analysis 

The signal warrant analysis was performed at the deficient unsignalized intersections using the criteria 
outlined in Chapter 4C of the California Manual on Uniform Traffic Control Devices (MUTCD) 2014, Revision 7 for 
Warrant 3, Peak-Hour.  Table 7-2 summarizes the results of the peak-hour signal warrant analyses.   

As shown in the table, the Highway 74 & South Project Driveway intersection meets the peak hour volume 
criteria for a traffic signal under the EAP (2030 P1&2) scenario in both peak periods.   

Table 7-2 
EAP (2030 P1&2) Peak-Hour Traffic Signal Warrant Analysis Summary 

# Intersection 
Peak 
Hour 

Warrant 3 Met?1 
EAP (2030 P1&2) 

13 Hwy 74 & S Proj Dwy 
AM Yes
PM Yes

Notes: 
1. The signal warrant analysis was performed using the criteria outlined in Chapter 4C of the CA MUTCD 2014 for Warrant 3,
Peak-Hour. 

7.6 Recommended Improvements 

Table 7-3 displays the LOS analysis results for the recommended improvements at the deficient study 
intersection under the EAP (2030 P1&2) conditions.  As shown in the table, installing a traffic signal would 
improve operations to LOS B or better during the weekday peak hours.   

Appendix G contains the improved LOS worksheets. 
Table 7-3 

EAP (2030 P1&2) Improved Peak Hour Intersection LOS Summary 

# Intersection 
Peak 
Hour 

EAP (2030 P1&2) 
With 

Improvements 
Improvement Delay1 LOS2 Delay1 LOS2 

13 
Hwy 74 & S 
Proj Dwy 

AM >300 F 11.6 B
Install traffic signal 

PM >300 F 34.5 C 
Notes:
1. Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement
at unsignalized intersections. 
2. LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed using
Synchro 12. 
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8 EAPC (2030) CONDITIONS 

This section provides a summary of operations at the study area intersections anticipated with the opening 
of the project buildout in the Year 2030 with the addition of ambient, cumulative, and Phases 1 and 2 
project traffic. 

8.1 Roadway Network 

The lane configuration and traffic controls for the EAPC (2030) conditions are consistent with the EAP 
(2030 P1&2) condition as shown in Figure 7-1.  

8.2 Background Traffic 

An ambient growth rate was calculated to account for area-wide growth not reflected by the cumulative 
development projects.  An ambient annual growth rate of 2 percent per year was utilized to increase 
existing traffic volumes.  This growth rate is consistent with other development projects in the study area. 
A total growth of 14 percent was utilized (2 percent per year for 7 years of growth). 

8.3 Cumulative Projects 

A list of reasonably foreseeable development projects that are either approved or being processed were 
provided by the County and City of Lake Elsinore.  Each project was mapped and reviewed and resulted 
in a total of 12 projects located within a 1.5-mile radius from the Project site that would contribute traffic 
to the study area network.  Table 8-1 summarizes the trip generation of each cumulative project.  Figure 

8-1 illustrates the locations of the cumulative projects.

As shown in the table, the total trip generation for the cumulative projects results in approximately 18,424 
daily trips with 1,449 AM peak-hour trips and 1,902 PM peak-hour trips.    

Figure 8-2 illustrates the traffic volumes of the cumulative projects in the study area.  Appendix H 
contains additional details on the cumulative projects. 
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Table 8-1 
Cumulative Trip Generation Summary 

Cumulative Projects1 
Amount ADT 

AM PEAK PM PEAK 
Project Name/Case ID Land Use In Out Total In Out Total 

R1 PPT250018 Light Industrial 60.000 ksf 293 40 5 45 6 33 39 
R2 TPM38931 Single Family 2 du 19 1 1 2 2 0 2 
R3 TPM38731 Single Family 4 du 38 1 2 3 3 1 4 
R4 PM36453 Single Family 4 du 38 1 2 3 3 1 4 
R5 CUP230002 Cemetery 25.000 ac 151 4 1 5 4 8 12 
R6 CUP240026 Mini Storage Units 109.709 ksf 160 6 4 10 8 9 17 
R7 TPM38731 Single Family 4 du 38 1 2 3 3 1 4 
R8 PP26246 Retail 9 ksf 496 14 8 22 30 30 60 
R9 CUP03765 Office 3 ksf 37 6 0 6 1 4 5 
R10 CUP200051 C-Store w/Gas Station 4 ksf 1,662 68 67 135 65 65 130 

Subtotal County of Riverside 2,932 142 92 234 125 152 277 
E1 Ramsgate Single Family 1306 du 12,329 242 725 967 815 478 1293 
E2 Tuscany Crest Single Family 335 du 3,163 62 186 248 210 122 332 

Subtotal City of Lake Elsinore 15,492 304 911 1,215 1,025 600 1,625 
TOTAL 18,424 446 1,003 1,449 1,150 752 1,902 

Notes: 
du: dwelling unit, ksf: 1,000 square feet, ac: acres 
1.  The cumulative projects were provided by the Riverside County (R) and the City of Lake Elsinore (E) and located within a 1.5-mile radius from the Project site.  All cumulative 
projects are either pending or approved with a non-expired application.   
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Figure 8-1
Location of Cumulative Projects
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Figure 8-2

Cumulative Project Traffic Volumes
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Figure 8-2a

Cumulative Project Traffic Volumes
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Meadowbrook Market 

Traffic Analysis 

8.4 Traffic Volumes 

The EAPC (2030) traffic volumes were estimated by applying the ambient growth factor of 2 percent for 
seven years to the existing traffic volumes, adding the cumulative traffic volumes, and adding Phases 1 and 
2 project traffic.  Figure 8-3 illustrates the EAPC (2030) traffic volumes. 

8.5 Intersection Analysis 

Table 8-2 displays the LOS analysis results for the study intersections under the EAPC (2030) conditions. 

As shown in the table, all intersections and project driveways would continue to operate at LOS D or better 
during the weekday peak-hours except for the following locations: 

 Highway 74 & River Road (LOS F – PM Peak)

 Highway 74 & Allan Street (LOS E – PM Peak)

 Highway 74 & Cambern Avenue (LOS E – PM Peak)

 Highway 74 & South Project Driveway (LOS F – AM & PM Peak)

Although the intersections above would operate at LOS E or F, the Project would not contribute 50 or 
more peak-hour trips to the Allan Street and Cambern Avenue intersections along Highway 74.  As a result, 
while these intersections are deficient, the Project would not result in a significant contribution to the 
deficient conditions.  The other intersections are considered deficient and would require improvements 
because the Project would add more than 50 peak hour trips at each intersection. 

Appendix D contains the intersection LOS worksheets. 
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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EAPC (2030) Traffic Volumes

0  /  0

0 
 / 

 0

0 
 / 

 0

0 
 / 

 0

0  /  0 0  /  0 0  /  0 0  /  00 
 / 

 0

0 
 / 

 0 0  /  0

0 
 / 

 0

0 
 / 

 0

0 
 / 

 0

59



 
 
 

 

Meadowbrook Market   
Traffic Analysis 

Table 8-2 
EAPC (2030) Peak Hour Intersection LOS Summary 

# Intersection 
Traffic 

Control 
Peak 
Hour 

EAPC (2030) 
Delay1 LOS2 

1 Hwy 74 & River Rd OWSC 
AM 22.3 C 
PM 69.1 F 

2 Hwy 74 & Greenwald Ave/Meadowbrook Ave Signal 
AM 35.2 D 
PM 36.8 D 

3 Hwy 74 & Wasson Canyon Rd Signal 
AM 4.9 A 
PM 10.2 B 

4 Hwy 74 & Riverside St Signal 
AM 12.0 B 
PM 37.2 D 

5 Hwy 74 & Trellis Ln Signal 
AM 9.0 A 
PM 10.1 B 

6 Hwy 74 & El Toro Cut Off Rd Signal 
AM 12.0 B 
PM 7.2 A 

7 Hwy 74 & Rosetta Canyon Dr Signal 
AM 21.0 C 
PM 7.2 A 

8 Hwy 74 & Ardenwood Wy Signal 
AM 22.0 C 
PM 11.8 B 

9 Hwy 74 & Allan St OWSC 
AM 14.6 B 
PM 38.4 E 

10 Hwy 74 & Conrad Ave Signal 
AM 19.6 B 
PM 27.4 C 

11 Hwy 74 & Cambern Ave Signal 
AM 23.4 C 
PM 66.9 E 

12 Hwy 74 & N Proj Dwy OWSC 
AM 14.9 B 
PM 30.2 D 

13 Hwy 74 & S Proj Dwy TWSC 
AM >300 F 
PM >300 F 

14 Greenwald Ave & Proj Dwy OWSC 
AM 9.0 A 
PM 10.7 B 

Notes: 
Bold values indicate deficient intersections operating at LOS E or F. 
1.  Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement 
at unsignalized intersections. 
2.  LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed 
using Synchro 12. 

8.6 Signal Warrant Analysis 

The signal warrant analysis was performed at the deficient unsignalized intersections using the criteria 
outlined in Chapter 4C of the California Manual on Uniform Traffic Control Devices (MUTCD) 2014, Revision 7 for 
Warrant 3, Peak-Hour.  Table 8-3 summarizes the results of the peak-hour signal warrant analyses.   
 
As shown in the table, the Highway 74 & South Project Driveway intersection meets the peak hour volume 
criteria for a traffic signal under the EAPC (2030) scenario in both peak periods.  The Highway 74 & River 
Road intersection does not meet the signal warrant in either peak period. 
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Appendix F contains the signal warrant analyses worksheets and supporting data. 

Table 8-3 
EAPC (2030) Peak-Hour Traffic Signal Warrant Analysis Summary 

# Intersection 
Peak 
Hour 

Warrant 3 Met?1 
EAPC (2030) 

1 Hwy 74 & River Rd 
AM No
PM No

13 Hwy 74 & S Proj Dwy 
AM Yes
PM Yes

Notes: 
1. The signal warrant analysis was performed using the criteria outlined in Chapter 4C of the CA MUTCD 2014 for Warrant 3,
Peak-Hour. 

8.7 Recommended Improvements 

Table 8-4 displays the LOS analysis results for recommended improvements at the deficient study 
intersections under the EAP (2030) conditions.  As shown in the table, installing a traffic signal would 
improve operations to LOS B or better during the weekday peak hours.  However, because the signal 
warrant is not met at the Highway 74 & River Road intersection, a traffic signal is not recommended at 
that location.  No other feasible improvements are available that would improve operations without a 
signal, so the intersection is expected to continue operating at its current LOS under the analyzed 
conditions. 

Appendix G contains the improved LOS worksheets. 
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Table 8-4 
EAPC (2030) Improved Peak Hour Intersection LOS Summary 

# Intersection 
Peak 
Hour 

EAPC (2030) 
With 

Improvements 
Improvement Delay1 LOS2 Delay1 LOS2 

1 
Hwy 74 & 
River Rd 

AM 23.3 C 6.6 A 
Install traffic signal 

PM 81.9 F 9.1 A 

13 
Hwy 74 & S 
Proj Dwy 

AM >300 F 11.9 B 
Install traffic signal 

PM >300 F 19.9 B 
Notes: 
1.  Delays are reported as the average control delay for the entire intersection at signalized intersections and the worst movement 
at unsignalized intersections. 
2.  LOS calculations are based on the methodology outlined in the Highway Capacity Manual 7th Edition (HCM7) and performed using 
Synchro 12. 

8.8 Fair Share Contribution 

Table 8-5 summarizes the Project’s fair share of new traffic added to the deficient intersections. As shown 
in the table, the Project contributes 11.2 percent of the new traffic added to the deficient intersection in the 
County of Riverside and between 4.8 and 6.7 percent to the deficient intersections in the City of Lake 
Elsinore. Therefore, the Project would provide its fair share toward the cost of improvements at these 
locations, which may include payment of applicable fees, construction of specific improvements, a fair 
share contribution toward future improvements, or a combination of these approaches, as determined by 
the approving jurisdiction. Where appropriate, improvements constructed by the Project may be eligible 
for fee credit or reimbursement through an established program. These fair share contributions would be 
applied as part of a funding mechanism intended to help ensure that regional highways and arterial 
improvements keep pace with projected growth.   

Table 8-5 
EAPC (2030) Fair Share Contribution Summary 

# Intersection 
Peak 
Hour Existing 

EAPC 
(2030) 

Project 
Traffic 

Project % of 
New 

1 Hwy 74 & River Rd 
AM 1,872 2,478 68 11.2% 
PM 2,514 3,299 78 9.9% 

9 Hwy 74 & Allen St 
AM 2,956 3,511 37 6.7% 
PM 3,334 3,986 43 6.6% 

11 Hwy 74 & Cambern Ave 
AM 2,912 3,451 26 4.8% 
PM 3,661 4,336 31 4.6% 

Notes:      
Bold values represent the peak-hour with the highest percentage of project traffic. 
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9 SITE ACCESS 

This section evaluates the access to the Project for the site access along SR-74 and Greenwald Avenue. 

9.1 Acceleration and Deceleration Lanes 

Speed data were collected along Highway 74 and Greenwald Avenue along the project frontage to 
establish representative operating speeds on the adjacent roadway network.  The collected data were 
reviewed to determine the 85th percentile speeds, which represent the speed at or below which 85 
percent of vehicles travel under free-flow conditions.  The 85th percentile speed is commonly used in 
roadway design because it reflects typical driver behavior and provides a conservative basis for determining 
geometric design elements. 

Based on the collected data, the following 85th percentile speeds were observed: 

 SR-74 (northbound): 63 mph
 Greenwald Avenue (southbound): 24 mph

These speeds were used to determine the recommended lengths of auxiliary acceleration and deceleration 

lanes at the proposed project driveways. 

Recommended auxiliary lane lengths were determined using guidance from the American Association of State 
Highway and Transportation Officials (AASHTO) A Policy on Geometric Design of Highways and Streets (commonly 

referred to as the “Green Book”) and the California Department of Transportation Highway Design Manual (HDM).  
These design references provide recommended lengths for speed-change lanes based on roadway operating 
speeds and the conditions under which vehicles enter or leave the through traffic stream. 

Deceleration lanes allow vehicles turning into a driveway or side street to slow down outside of the 
through travel lane, while acceleration lanes allow vehicles exiting a driveway to increase speed before 
merging with through traffic.  The required lengths for these lanes are based on the operating speed of the 
adjacent roadway and are intended to provide sufficient distance for comfortable and safe vehicle 
deceleration or acceleration. 

Using the observed 85th percentile speeds and applicable design guidance, the following auxiliary lane 
lengths are recommended for the project driveways: 

SR-74 Driveway 
 Deceleration lane: approximately 530 feet
 Acceleration lane: not required due to the signalized driveway condition

Greenwald Avenue Driveway 
 Deceleration lane: approximately 235 feet
 Acceleration lane: approximately 115 feet
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These lengths include the necessary distance for vehicles to change speed outside of the through travel lane 
in accordance with established design guidance. 
 
Appendix I contains the speed survey data. 

9.2 Queuing Analysis 

A queuing analysis was conducted at the project driveways for movements with potential to affect site 
access operations. The reported queue lengths represent the 95th percentile queue, which is the queue 
length that would be exceeded approximately five percent of the time.  Table 9-1 summarizes the results 
of the queuing analyses.  

Table 9-1 
Project Driveways Queuing Analysis Summary 

Intersection 
Peak 
Hour Movement1 

Storage 
Length 

(ft)2 

Queue Length (ft)3  
EAP 

(2027 P1) 
EAP 

(2030 P2) 
EAP 

(2030 P1&2) 
EAPC 
(2030) 

12 
Hwy 74 & N Proj 
Dwy 

AM 
WB RT 100 

15 
n/a 

15 18 
PM 33 35 43 

13 
Hwy 74 & S Proj 
Dwy 

AM 
NB LT 100 n/a 

0 10 10 
PM 0 21 21 
AM 

NB RT 530 
37 

n/a 
34 33 

PM 50 51 40 
AM 

SB LT 350 
193 

n/a 
214 233 

PM 318 298 326 
AM 

SB RT 530 n/a 
0 0 0 

PM 0 0 0 
AM 

EB LT-RT 100 n/a 
0 0 0 

PM 0 0 0 
AM 

WB LT 250 
73 

n/a 
82 82 

PM 118 215 114 
AM 

WB RT 100 
45 

n/a 
0 0 

PM 61 0 36 

14 
Greenwald Ave & 
Proj Dwy 

AM 
NB LT-TH 400 

0 
n/a 

0 0 
PM 0 0 0 
AM 

SB RT 235 
0 

n/a 
0 0 

PM 0 0 0 
AM 

EB LT-RT 100 
0 

n/a 
0 0 

PM 3 3 3 
Notes: 
Values shown in bold indicate movements where the queue length exceeds the available storage length.   
1.  Only movements that could affect the project driveway(s) are shown in the table. 
2.  The storage length was measured from the site plan. 
3.  The queue length shown represents the 95th percentile queue length for each respective movement and reported from Synchro 
12. 

 
As shown in the table, the projected 95th percentile queues would generally be accommodated within the 
available storage lengths for the analyzed driveway movements.  
 
For the westbound left-turn movement at Intersection #13, the reported 250-foot storage length is based 
on the available internal storage within the project site, as shown on the site plan. The projected 95th 
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percentile queues for this movement (maximum 215 feet) would remain within the available internal 
storage. 

Figure 9-1 illustrates the 95th percentile queue lengths for the respective movements at the project 
driveways. 

Appendix J contains the queuing worksheets. 
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10 SUMMARY OF FINDINGS AND RECOMMENDATIONS 

The following list summarizes the key findings for the Project: 
 

 The Project proposes a two-phase mixed-use development consisting of: 
o Phase 1 (2027): A 16-pump fueling station, a 7,243-square-foot country store, 11,000 square 

feet of retail, a 2,064-square-foot fast-food restaurant with a drive-through, and a car wash 
o Phase 2 (2030): 24 multifamily apartment units 

 The Project is estimated to generate 2,915 net daily trips (ADT), including 222 net AM peak-hour 
trips (112 inbound / 110 outbound) and 254 net PM peak-hour trips (130 inbound / 124 outbound). 

 Under Existing Conditions, all study intersections operate at LOS D or better. 

 Under EAP (2027 P1), all intersections operate acceptably except: 
o Highway 74 & South Project Driveway: LOS F without signal control but satisfies the 

signal warrant; installing a traffic signal improves operations to LOS B or better. 

 Under EAP (2030 P2), all intersections would operate at LOS D or better. 

 Under EAP (2030 P1&2), all intersections operate acceptably except: 
o Highway 74 & South Project Driveway: LOS F without signal control but satisfies the 

signal warrant; installing a traffic signal improves operations to LOS C or better. 

 Under EAPC (2030), additional cumulative deficiencies occur, but the Project again does 
not add 50 or more peak-hour trips at the off-site Allan Street or Cambern Avenue 
intersections, so no fair-share or off-site improvements are required.  The Project does 
contribute to the deficiencies at River Road and the South Project Driveway, and 
improvements are required at those locations. 

 The 95th-percentile driveway queues are generally manageable can be accommodated on site 
and/or in the respective turn pockets.  

 The Project provides standard auxiliary accel/decel lanes at the driveways to support orderly 
ingress and egress. Lane needs and lengths were based on observed 85th-percentile speeds and 
established design guidance (AASHTO/Caltrans). 

 With the recommended access improvements, including installation of a traffic signal at the South 
Project Driveway, the Project would not create any significant intersection LOS impacts at 
locations where it does not meet the County’s deficiency threshold. The only off-site cumulative 
improvement identified in the updated report is a fair-share traffic signal contribution at Highway 
74 & River Road. 

 
This traffic study has been prepared in accordance with the County of Riverside Transportation Analysis 
Guidelines for LOS and VMT, December 2020, and is consistent with the County of Riverside General Plan 
Circulation Element requirements. 
 
Table 10-1 summarizes the recommended improvements per phase.  
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Table 10-1 
Summary of Recommended Improvements by Phase 

# Intersection 

Scenario 
EAP (2027 P1) EAP (2030 P1&2) EAPC (2030) 

Improvement Responsibility Improvement Responsibility Improvement Responsibility 

1 
Hwy 74 & 
River Rd 

n/a1 Install traffic signal Fair Share 

13 
Hwy 74 & S 
Proj Dwy 

Install traffic signal Construct Install traffic signal Construct Install traffic signal Construct 

Notes: 
1. Project does not require any improvements in this scenario. 
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TAGSA v03092022  

✔ 

✔ 

SCOPING AGREEMENT FOR TRANSPORTATION LOS ANALYSIS 

This letter acknowledges the Riverside County Transportation Department requirements for transportation 
level of service analysis of the following project. The analysis must follow the Riverside County 
Transportation Department Transportation Analysis Guidelines, December 2020. 

 

Case No. 

Related Cases 

Project Name: 

Project Address: 

Project Description: 

CUP 220022 
 
 

Meadowbrook Market (CUP 220022) 

27401 & 27410 Highway 74 

Phase 1: 16-pump fueling station & 7,243 sf country store, development of 11,000 sf of 
retail, a 2,064 sf fast-food restaurant with a drive through, and car wash. Phase 2: 24-unit 
apartment. 

 
Traffic Consultant Applicant/Developer 

Name: 
Address: 

 
Telephone: 

E-mail: 

Mizuta Traffic Consulting 

5694 Mission Center Rd #602-121 

San Diego, CA 92108 

858-752-8212 

marc@mizutatraffic.com 

DNJ Construction & Engineering, Inc. 
 

 

 
 

909-831-1236 
 

 

zaidafanan@yahoo.com 
  

 

Current GP Land Use 

Current Zoning 

 
MUA 

MU 

Proposed Land Use 

Proposed Zoning 

 
MUA 

MU 

A. Trip Generation Source: 
 

ITE Trip Generation Manual, 11th Edition 
 

 

Current Trip Generation Proposed Trip Generation 
 In  Out  Total  In  Out  Total 
AM Trips 0  0  0  112  110  222 

 
PM Trips 

 
0 

  
0 

  
0 

  
130 

  
112

4 

  
254 

 
Internal Trip Allowance Yes No ( % Trip Discount) 

Pass-By Trip Allowance Yes No ( varies % Trip Discount) 
 

 

A pass-by trip discount of 25% is allowed for appropriate land uses. The pass-by trips at adjacent study area intersections and project 
driveways shall be indicated on a report figure. 

 
B. Trip Geographic Distribution: N % S % E % W % 

(attach exhibit for detailed assignment) 
 
C. Background Traffic 

 

Project Build-out Year: 2032 Annual Ambient Growth Rate: 2 % 
Phase Year(s) 

Other projects to be analyzed: 

Model/Forecast methodology 

Phase 1: 2027, Phase 2: 2032 

Cumulative projects to be provided by County of Riverside 

n/a 

□ □ 
□ □ 

mailto:marc@mizutatraffic.com
mailto:zaidafanan@yahoo.com


TAGSA v03092022  

✔ 

D. Study intersections: (NOTE: Subject to revision after other projects, trip generation and distribution are determined, 
or comments from other agencies.) 

 

1. See Attachment A 

2.  

3.  

4.  

5.  

6.  
 

 

7. 
 

 

8. 
 

 

9. 
 

 

10.    
 

  

 

E. Study Roadway Segments: (NOTE: Subject to revision after other projects, trip generation and distribution are 
determined, or comments from other agencies.) 

 

1.   6. 

2.   7. 
  

3.   8. 

4.   9. 
  

5. 10. 
 

F. Other Jurisdictional 
 

Is this project within a City’s Sphere of Influence or one-mile radius of City boundaries? Yes No 
If yes, name of jurisdiction(s): City of Lake Elsinore 

 
 

 

G. Site Plan (please attach reduced copy) 

 
H. Specific issues to be addressed in the Study (in addition to the standard analysis described in the 

Guideline) (To be filled out by Transportation Department) 
(NOTE: If the traffic study states that “a traffic signal is warranted” (or “a traffic signal appears to be warranted,” or similar 
statement) at an existing unsignalized intersection under existing conditions, 8-hour approach traffic volume information must be 
submitted in addition to the peak hourly turning movement counts for that intersection.) 

Signal warrant analysis at all unsignalized intersections and proposed driveways, queuing analysis at all signalized 
 

I.  Existing Conditions 
 
Traffic count data must be new or recent. Provide traffic count dates if using other than new counts. 
Date of counts_April 2025 

 

*NOTE* Traffic Study Submittal Form and appropriate fee must be submitted with this form. 
 

Recommended by: Approved Scoping Agreement 
 
 

  

Traffic Consultant Date Riverside County Transportation 
Department 

Date 

Scoping Agreement Submitted on     
Revised on     

□ □ 
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PARKING REQUIREMENTS
Per Ordinance No. 348.4997 - Section 18.12 Off-Street Vehicle Parking
MEADOWBROOK MARKET: 5 ½ spaces/1,000 sq. ft. of net leasable floor area | 7220 SF/181 SF = 39 SPACES
C-STORE: : 5 ½ spaces /1,000 sq. ft. of net leasable floor area| 323 SF/181 SF  = 2 SPACES
CARWASH: 1 Spaces per/3 employees                            | 3 Employees     = 2 SPACES
RETAIL BUILDING:           5 ½ spaces/1,000 sq. ft. of net leasable floor area |8643 SF/181 SF = 48 SPACES
\QSR: 1 spaces/45 sq. ft. of serving area         | 1464 Gross Floor Area

548 Serving Area = 12 SPACES
1 spaces/2 Employees          | 2 Employees        = 1 SPACE

TOTAL REQUIRED           = 104 SPACES REQUIRED

PARKING PROVIDED

STANDARD PARKING: = 82 SPACES
ADA Per Ordinance No. 348.4997 - Article XVIII-27 General Provisions = 4 SPACES REQUIRED 
ADA STANDARD PARKING PROVIDED: = 6   SPACES
EVSE Per Ordinance No. 348.4997 - Article XVIII-20 General Provisions = 4 SPACES REQUIRED
EVSE SPACES PROVIDED: = 9 SPACES
ADA-EVSE PROVIDED: = 2 SPACES 
FUEL CANOPY SPACES: = 16 SPACES
VACUUM: = 17 SPACES

TOTAL PROVIDED =132 SPACES PROVIDED

1 LOADING SPACES PROVIDED                                                                                                                         

BICYCLE PARKING REQUIRED

Per ordinance No. 348.4997 - Article XVIII-30 General Provisions
Section D - Bicycle Parking Facilities
1 employee Bicycle space for every 25 Parking Spaces
139 ParkingSpaces / 25 = 6 BICYCLE PARKING REQUIRED
1 patron or visitor bicycle Space for every 33 Parking Spaces
139 Parking Spaces / 33 = 4 BICYCLE PARKING REQUIRED
with a minimum 4 bicycle spaces provided for the development. 

Total = 14 BICYCLE SPACE

California Building Code 2022 Chapter 5
Occupancies : M,                   Construction Type : VB S or S1= Automatic Sprinkler System

Allowable Building Heights : 60 Feet

Allowable Number of Stories : 2 Stories

Allowable Area Factor : 36,000
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RESIDENTIAL - MULTI-FAMILY PARKING REQUIREMENTS
Ordinance No. 348.4997 - Article XVIII-17 General Provisions

APARTMENT A & B REQUIRED 
TWO BEDROOM UNIT: 2.25 SPACES/UNIT 12 UNITS X 2.25 = 27 SPACES  
THREE BEDROOM UNIT: 2.75 SPACES/UNIT    12 UNITS X 2.75 = 33 SPACES 
ADA PARKING SPACES REQUIRED 
Ordinance No. 348.4997 - Article XVIII-27 General Provisions- Table of Number Accessible Parking Spaces
Total Number of Parking Spaces 51 to 75 3 Parking Spaces Required 
TOTAL REQUIRED         = 60 SPACES REQUIRED

APARTMENT A & B PROVIDED
STANDARD PARKING: = 40 SPACES
ADA: = 4 SPACES
EVCS: = 16 SPACES

TOTAL UNITS: 24 UNITS

TOTAL PROVIDED       = 60 SPACES PROVIDED

BICYCLE PARKING REQUIRED

Per ordinance No. 348.4997 - Article XVIII-30 General Provisions
Section  - D (e) Multiple Family Developments
1 Bicycle space for each residential dwelling unit.
Proposed Dwelling Unites: 24          Bicycle Parking Required:  / 24

Proposed Bicycle Parking : 24 Spaces 
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Rate Rate

Multifamily Housing (Low-Rise 220 6.74 trips / du 0.40 0.24 : 0.76 0.51 0.63 : 0.37
Strip Retail Plaza (<40K) 822 54.45 trips / ksf 2.36 0.60 : 0.40 6.59 0.50 : 0.50
Fast-Food Restaurant w/Drive-Through Window 934 467.48 trips / ksf 44.61 0.51 : 0.49 33.03 0.52 : 0.48
Convenience Store/Gas Station - GFA (5.5-10k 945 345.75 trips / vfp 31.60 0.50 : 0.50 26.90 0.50 : 0.50
Automated Car Wash3

948 775.00 trips / tunnel 38.75 0.50 : 0.50 77.50 0.50 : 0.50

In Out In Out

Convenience Store/Gas Station 5,532 253 253 216 215

-4,177 -193 -192 -162 -161

Fast-Food Restaurant w/Drive-Through Window 965 48 45 36 33

-507 -24 -23 -20 -18

Strip Retail 599 16 10 37 36

-240 -6 -4 -15 -14

Carwash 775 20 19 39 39
-194 -5 -5 -10 -10

7,871 337 327 328 323
-5,118 -228 -224 -207 -203
2,753 109 103 121 120

Apartments 162 3 7 9 4

162 3 7 9 4
0 0 0 0 0

162 3 7 9 4

8,033 340 334 337 327

2,915 112 110 130 124

TRIP GENERATION CALCULATIONS

Land Use Amount ADT

AM PEAK PM PEAK

Total Total

TRIP GENERATION RATES1

Land Use

ITE 

Code Weekday Daily

AM PEAK PM PEAK

In:Out Ratio In:Out Ratio

PHASE 1

16 vfp 506 431

Phase 1 Subtotal 212 241

Less Passby (AM & Daily-76%, PM-75%) 2, 3 -385 -323

11.000 ksf 26 73

Less Passby (AM, PM, & Daily-40%) 2, 3 -10 -29

2.064 ksf 93 69

Less Passby (AM-50%, PM-55%, Daily-53%) 2, 3 -47 -38

Phase 1 Driveway Trips 664 651
Less Passby -452 -410

1 tunnel 39 78
Less Passby (AM, PM, & Daily-25%) 2, 4 -10 -20

Phase 2 Driveway Trips 10 13

PHASE 2

24 du 10 13

Phases 1 to 2 Driveway Trips 674 664

Phases 1 to 2 Net New Traffic 222 254

Less Passby 0 0
Phase 2 Subtotal 10 13

4.  There are no published passby trip rates for a Carwash land use.  The passby trip rates were estimated at 25%.

Notes:
ksf: 1,000 square feet, du: dwelling units, vfp: vehicle fueling positions
1.  The trip rates for the project’s land use are based on the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition. 
2.  The passby trip rates are based on the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition . 
3.  The daily passby trip rate was estimated by the average of the AM & PM peak-hour passby rates.
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Phase 1 Project Trip Distribution
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The naming convention for intersections is North / South & East / West
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Figure 4-1a

Phase 1 Project Trip Distribution
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Phase 2 Project Trip Distribution

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
45

%
)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

50
%

  /
  (

0%
)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

50
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

50
%

  /
  (

0%
)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

9 10 11 12

0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

45
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

50
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

50
%

  /
  (

0%
)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

50
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

50
%

  /
  (

0%
)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

5 6 7 8

0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

50
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%
  /

  (
45

%
)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

50
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%)

0%
  /

  (
0%

)

0%
  /

  (
45

%
)

0%
  /

  (
0%

) 0%  /  (0%)

0%
  /

  (
0%

)

0%  /  (0%) 0%  /  (0%)

1 2 3 4

0%  /  (0%) 0%  /  (0%) 0%  /  (0%)

0%  /  (0%) 0%  /  (0%) 0%  /  (0%) 0%  /  (0%)0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

0%
  /

  (
50

%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

45
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%
  /

  (
0%

)

45
%

  /
  (

0%
)

0%
  /

  (
0%

)

0%  /  (0%)

0%  /  (0%) 0%  /  (0%)

xx%

Phase 2

5%



xx% / (yy%) = Enter % / (Exit %) Trip Distribution Percentage
The naming convention for intersections is North / South & East / West

Hwy 74 & S Proj Dwy Greenwald Ave & Proj Dwy  &  & 

V V V V
W W W W

S T U X S T U X S T U X S T U X

d a Z Y d a Z Y d a Z Y d a Z Y
c c c c
b b b b

 &  &  &  & 

V V V V
W W W W

S T U X S T U X S T U X S T U X

d a Z Y d a Z Y d a Z Y d a Z Y
c c c c
b b b b

 &  &  &  & 

V V V V
W W W W

S T U X S T U X S T U X S T U X

d a Z Y d a Z Y d a Z Y d a Z Y
c c c c
b b b b
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Figure 4-2a

Phase 2 Project Trip Distribution
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Meadowbrook Market
Figure 4-3a

Phase 1 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West

Hwy 74 & River Rd Hwy 74 & Greenwald Ave / Meadowbrook Ave Hwy 74 & Wasson Canyon Rd Hwy 74 & Riverside St
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Meadowbrook Market
Figure 4-4

Phase 2 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Figure 4-4a

Phase 2 Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Meadowbrook Market
Figure 4-5a

Passby Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Meadowbrook Market
Figure 4-6

Total Project Trip Assignment
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xx / yy = AM / PM Peak-Hour Turning Movement Volumes
The naming convention for intersections is North / South & East / West
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Meadowbrook Market
Figure 4-6a

Total Project Trip Assignment
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