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MEMORANDUM 
 

 
To: Mr. Eric Widstrand, P.E., T.E., P.T.O.E. 

City Traffic Engineer – City of Long Beach 
Date: December 14, 2016 

From: Richard E. Barretto, P.E., Principal 
Daniel A. Kloos, P.E., Senior Trans. Engineer 
Linscott, Law & Greenspan, Engineers 

LLG Ref: 2.16.3779.1 

Cc: Abraham Bandegan, T.E., P.T.P, Assistant City Traffic Engineer 
Craig Chalfant, Senior Planner, 
Long Beach Development Services, Planning Bureau 
Stephanie Eyestone-Jones, President 
Ashley Rogers, Principal Planner 
Eyestone Environmental 

Subject: 
2nd + PCH Project, Long Beach 
Traffic Impact Analysis Scope of Work 

Linscott, Law & Greenspan, Engineers (LLG) is pleased to submit the following 
Traffic Study Scope of Work for the proposed 2nd + PCH Project, located in the City 
of Long Beach for your review and approval. The traffic study is required as part of the 
entitlement process of the proposed Project and will be included in the environmental 
document to be prepared for the Project. 

Traffic Study Scope of Work  
The Traffic Impact Analysis for the proposed 2nd + PCH Project will satisfy the 
traffic impact requirements of the City of Long Beach and will be consistent with the 
requirements and procedures outlined in the most current Congestion Management 
Program (CMP) for Los Angeles County.  Give the location of the subject property 
on Pacific Coast Highway (PCH), which is under the State of California Department 
of Transportation (Caltrans) jurisdiction, the requirements published in the current 
Caltrans Guide for the Preparation of Traffic Impact Studies is also considered. 

A. Project Location: The proposed project site is bound by 2nd Street to the north, 
the Marina Shores Shopping Center to the south, Marina Drive to the west and 
Pacific Coast Highway to the east in the City of Long Beach, California.  The 
Project site is in an urbanized area and is surrounded by a variety of retail and 
commercial uses, including the Alamitos Bay Marina to the west.  The project site 
is currently occupied primarily by the 248-room Seaport Marina Hotel.  Based on 
information provided by Eyestone Environmental and the City of Long Beach, 
170-rooms are currently in operation (to be confirmed by City staff/Project 
Applicant).  See attached Figure 1-1 – Vicinity Map. 
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B. Project Description: The proposed 2nd + PCH Project is expected to redevelop 

the 10.77-acre site at 6400 East Pacific Coast Highway.  According to information 
provided by Eyestone Environmental and the City of Long Beach, the Project is 
designated as Land Use District (LUD) No. 7, Mixed Use District, by the City’s 
General Plan and is zoned as Subarea 17 with Planned Development District 1 
(PD-1), Southeast Area Development and Improvement Plan (SEADIP). Per the 
City’s General Plan, LUD No.7 uses included development of employment 
centers, inclusive of retail/commercial uses like that of the proposed Project and 
hence is consistent with the General Plan land use designation for the subject 
property. The SEADIP identifies commercial uses within Subarea 17, and with 
the exception of the general developments provisions applicable to the entire 
development area, does not include specific development and use standards for 
Subarea 171.    

The proposed development will include the construction of up to 245,000 square 
feet (SF) of retail/commercial floor area, including as shown below, 95,000 SF of 
retail uses, a 55,000 SF grocery store, a 25,000 SF fitness/health club, and 70,000 
SF of restaurant uses consisting of 40,000 SF of full service dining, 25,000 SF of 
high-turnover restaurant/fast-food uses, and 5,000 SF of ready to eat/take-out 
food. 

Land Use Gross Floor Area (SF) 

 Retail Sales 95,000 SF 
 Grocery Store 55,000 SF 
 Restaurant – Full Service 40,000 SF 
 Restaurant – Fast Food 25,000 SF 
 Restaurant – Ready To Eat 5,000 SF 
 Fitness/Health Club 25,000 SF 

Total Floor Area (Maximum) 245,000 SF 

 
The Project would provide a total of 1,150 parking spaces within two main 
parking structures, including a second-level parking deck above some the single-
story uses.   

                                                 
1  The SEADIP states that Subarea 17 is fully developed in accordance with the Retail Center (CR) zone. Based on 

modifications for the City’s Zoning Regulations, the CR zone now corresponds to the City’s Community Commercial 
Automobile-Oriented (CCA) District. In accordance with the Long Beach Municipal Code, uses allowed in the CCA 
District include retail and service uses for an entire community, such as convenience and comparison shopping goods and 
associated services.  
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The Project is expected to be constructed in one phase over the next two years or 
so and completed by 2018. However, to provide a conservative assessment, Year 
2019 has been utilized to assess the Project’s potential traffic impacts at full 
occupancy of the retail center within an opening year traffic setting. 

Access to the proposed Project will be provided via Pacific Coast Highway, 2nd 
Street and Marina Drive with the following assumptions.  See attached Figure 2-
2 – Proposed Site Plan. 

Pacific Coast Highway: 
 Driveway No. 1: Left-turn in/right-turn in and out driveway.  
 Driveway No. 2: Full access signalized intersection, to be located opposite an 

existing driveway that now serves the Long Beach Marketplace. 
 

Marina Drive: 
 Driveway No. 3: Right-turn in and out driveway. 
 Driveway No. 4: Right-turn in and out driveway. 
 Driveway No. 5: Right-turn in and out driveway. 
 
2nd Street: 
 Driveway No. 6: Right-turn in and out driveway.  

 
This proposed driveway at the signalized intersection on Pacific Coast Highway, 
to be located opposite a driveway that now serves the Long Beach Marketplace, 
will serve as the primary access for the Project.  The improvements to be 
completed as a part of the proposed signalized driveway are subject to review and 
approval of the City of Long Beach and Caltrans.  

C. Traffic Study Intersections: The twenty-seven (27) key study intersections listed 
below, located within the City of Long Beach and City of Seal Beach, plus the six 
(6) Project driveways, are locations that could potentially be impacted by the 
proposed Project and hence will be evaluated.  The intersections were selected 
based on consideration of the “50 trip threshold” criteria and discussions with the 
City of Long Beach Traffic Engineer (See Figure 1-1).  

1. Atherton Street at Bellflower Blvd. - (City of Long Beach) 
2. Pacific Coast Hwy at Clark Avenue - (City of Long Beach) 
3. Anaheim Street at Pacific Coast Hwy - (City of Long Beach) 
4. Anaheim Street at Studebaker Road - (City of Long Beach) 
5. 7th Street at Park Avenue - (City of Long Beach) 
6. 7th Street at Pacific Coast Hwy - (City of Long Beach) 
7. 7th Street at Bellflower Blvd - (City of Long Beach) 
8. SR 22 WB Ramps at Studebaker Road - (City of Long Beach) 
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9. Pacific Coast Hwy at Bellflower Blvd - (City of Long Beach) 
10. SR 22 EB Ramps at Studebaker Road - (City of Long Beach) 
11. Loynes Drive at Pacific Coast Hwy - (City of Long Beach) 
12. Loynes Drive at Studebaker Road - (City of Long Beach) 
13. 2nd Street at Livingston Drive - (City of Long Beach) 
14. 2nd Street at Bay Shore Avenue - (City of Long Beach) 
15. 2nd Street at Naples Plaza - (City of Long Beach) 
16. 2nd Street at Marina Drive - (City of Long Beach) 
17. 2nd Street at Pacific Coast Hwy - (City of Long Beach) 
18. 2nd Street at Shopkeeper Road - (City of Long Beach) 
19. 2nd Street at Studebaker Road - (City of Long Beach) 
20. Westminster Ave at Seal Beach Blvd - (City of Seal Beach) 
21. Marina Drive at Studebaker Road - (City of Long Beach) 
22. Studebaker Rd at Pacific Coast Hwy - (City of Long Beach)  
23. Marina Drive at Pacific Coast Hwy - (City of Seal Beach)  
24. Main/Bolsa Ave at Pacific Coast Hwy - (City of Seal Beach) 
25. Seal Beach Blvd at Pacific Coast Hwy - (City of Seal Beach)  
26. Seal Beach Blvd at Bolsa Ave - (City of Seal Beach) 
27. Santiago Avenue at 7th Street - (City of Long Beach) 

D. Traffic Counts:  Weekday AM peak period (7:00 AM – 9:00 AM) and weekday 
PM peak period (4:00 PM – 6:00 PM) traffic counts for the above listed 
intersections were conducted in November 2016 when local area schools were in 
session.  Traffic counts for the focused Saturday Midday peak period analysis will 
be based on summer traffic counts collected as part of a Draft TIA prepared for 
the site before the project was suspended.  The Year 2013 Saturday traffic count 
data will be factored up by 3.0% (i.e. one percent per year for three years subject 
to approval by the City Traffic Engineer) to bring them up to current Year 2016 
existing Saturday baseline traffic conditions. 

E. Project Traffic Generation:  The trip generation potential of the proposed 
Project was estimated using rates and/or equations contained in the 9th Edition of 
Trip Generation, published by the Institute of Transportation Engineers (ITE), 
[Washington, D.C., 2012].  See attached Table 5-1 – Project Traffic Generation 
Rates/Equations and Table 5-2 – Project Traffic Generation Forecast for the 
existing and proposed Project uses. 

Please note that for this analysis, trip credits for the existing (occupied) land uses 
on site (i.e. Seaport Marina Hotel) will be incorporated into the analysis.  The 
existing trip generation potential for the Seaport Marina Hotel will be based on 
170-rooms that are currently in operation.  Therefore, the net project trips 
analyzed in the traffic study will total 13,666 weekday daily trips, 412 weekday 
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AM peak hour trips, 792 weekday PM peak hour trips, 17,611 weekend day 
(Saturday) daily trips and 1,439 weekend day (Saturday) Midday peak hour trips. 
 
Please note that the aforementioned trip generation includes adjustments for pass-
by, to account for trips that come directly from the everyday traffic stream on the 
adjoining streets (i.e. Pacific Coast Highway and 2nd Street).  The following pass-
by reduction factors were utilized: 
 
 Retail Weekday (Daily: 10%, AM: 10% and PM: 34%) 
 Retail Weekend (Daily: 10% and Midday: 26%) 
 Quality Restaurant Weekday (Daily: 10%, AM: 0% and PM: 44%) 
 Quality Restaurant Weekend (Daily: 10% and Midday: 22%) 
 High-Turnover Restaurant Weekday (Daily: 10%, AM: 0% and PM: 43%) 
 High-Turnover Restaurant Weekend (Daily: 10% and Midday: 22%) 
 

F. Project Traffic Distribution Pattern: See attached Figure 5-1.  Project traffic 
volumes both entering and exiting the site have been distributed and assigned to 
the adjacent street system based on the following considerations:  

 location of site access points in relation to the surrounding street system, 
 the site's proximity to major traffic carriers and regional access routes, 
 physical characteristics of the circulation system such as lane channelization 

and presence of traffic signals that affect travel patterns, and 
 ingress/egress availability at the project site, plus parking layout and 

allocation within the subject property. 

G. Near-Term Cumulative Traffic: 

 Project Completion Year: 2019 
 Ambient Growth Rate:  1.0% per year (to be confirmed/approved by the City 

Traffic Engineer; the information contained within the Los Angeles County 
CMP will also be considered in the determination of the appropriate ambient 
growth rate). 

 Cumulative Projects:  Obtain information regarding cumulative projects in the 
vicinity of the proposed project (i.e. within a 2-mile radius) from the City of 
Long Beach, City of Seal Beach and City of Los Alamitos. 

 
In addition to development projects within the project study area, the Marina 
Drive “Complete Streets” improvement project will also be considered. 
Implementation of this project would include the installation of bike lanes, 
allowance for on-street parking along the east side, along the Project site 
frontage, realignment of an existing Alamitos Bay Marina driveway to align 
directly with Driveway No. 4, thus allowing for this intersection to be 
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signalized, and installation of a midblock pedestrian crosswalk across Marina 
Drive, just north of Driveway No. 3.   
 
Attachment 1 illustrates the proposed improvement to Marina Drive, inclusive 
of a new traffic signal at Driveway No. 4, plus a proposed layout of the 
signalized intersection of Pacific Coast Highway at Driveway No. 2. 

 
H. Analysis Scenarios:  A weekday AM and PM peak hour intersection capacity 

analysis will be conducted at the twenty-seven (27) key study intersections for the 
following scenarios: 

(a) Existing Traffic Conditions; 
(b) Existing Plus Project Traffic Conditions; 
(c) Scenario (b) with Improvements, if necessary; 
(d) Near-Term Cumulative (Opening Year 2019) Traffic Conditions (Existing 

plus Ambient Growth plus Cumulative Projects); 
(e) Near-Term Cumulative (Opening Year 2019) Plus Project Traffic Conditions; 

and; 
(f) Scenario (e) with Improvements, if necessary.  

Based on discussions with City of Long Beach staff and review of the Project 
description and consistency with General Plan, the proposed Project is consistent 
with the existing land use designation for the site.  Therefore, a long-term 
(General Plan Buildout) evaluation is not required. It is noted that per Caltrans 
guidelines, given a General Plan Amendment is not proposed, the traffic analysis 
scenarios listed above would only be required as well. 

A Saturday Midday peak hour intersection capacity analysis will also be 
conducted at the following key study intersections for the same aforementioned 
traffic analysis scenarios: 

13. 2nd Street at Livingston Drive - (City of Long Beach) 
14. 2nd Street at Bay Shore Avenue - (City of Long Beach) 
15. 2nd Street at Naples Plaza - (City of Long Beach) 
16. 2nd Street at Marina Drive - (City of Long Beach) 
17. 2nd Street at Pacific Coast Hwy - (City of Long Beach) 
18. 2nd Street at Shopkeeper Road - (City of Long Beach) 
19. 2nd Street at Studebaker Road - (City of Long Beach) 
21. Marina Drive at Studebaker Road - (City of Long Beach) 
22. Studebaker Rd at Pacific Coast Hwy - (City of Long Beach)  
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The LOS calculations will be based on the ICU method for signalized 
intersections and the Highway Capacity Manual method for unsignalized 
intersections.  The project’s potential impact will be based on the following 
significant impact criteria: 

 
 The City of Long Beach considers LOS D to be the minimum acceptable service 

level that should be maintained during the peak commute hours, or the current 
LOS if that existing LOS is worse than LOS D (i.e. LOS E or F).  For this study, 
a significant project impact is defined as an increase in the intersection volume-
to-capacity (V/C) of 0.020 or greater at any location where the final (future) 
LOS is deficient or adverse (LOS E or worse); or a two percent (2%) change in 
delay at unsignalized intersections where the final LOS is E or F. 
 

 The City Traffic Engineer will be consulted on the development of traffic 
mitigation measures at a scheduled meeting before such measures are 
completed and included in the traffic study. 

I. Other Issues:  

 Caltrans analysis will be performed using the Highway Capacity Manual 
(HCM 2010) Methodology for those intersections within the state’s 
jurisdiction. The potential impacts associated with the proposed traffic signal 
on Pacific Coast Highway at Driveway No. 2/Long Beach Market Place, as 
well as the potential traffic signal on Marina Drive at Driveway No. 
4/Alamitos Bay Marina with be assessed via the use of Synchro 9.0 software.  

 Freeway analysis will be prepared consistent with Caltrans requirements, 
inclusive of the following three (3) State Route freeway segments, as 
requested by Caltrans staff: 

1) SR-22 from San Gabriel River Bridge to I-605/I-405 Interchange 
2) I-605 NB from just North of the I-605/I-405 Interchange to Katella 

Avenue 
3) I-405 NB and SB, from Bellflower Boulevard to Orange County Line. 

 Marina Drive alternative access assessment for Project Driveway No. 4 based 
on the Marina Drive Complete Streets Project. 

 VMT assessment.  
 Conduct Traffic Signal Warrant Analyses for unsignalized study intersections 

based on existing and future traffic volumes.  
 Evaluate Site Access and Internal Circulation, inclusive service/delivery truck 

access and circulation. 
 Conduct a CMP compliance assessment. 
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We appreciate the opportunity to provide this scope of work. Should you have any 
questions, please call us at (949) 825-6175. Thank you. 

Approved by: 

 

________________________________________ 

  

   

City of Long Beach  Date 
 
Attachments 
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TABLE 5-1 

PROJECT TRAFFIC GENERATION RATES/EQUATIONS2 
 
ITE Land Use Code/Description 

Time 
Period 

 
Rates/Equations 

Percent 
Entering 

Percent 
Exiting 

 310: Hotel (TE/Room) 

Daily T = 8.17 (X) 50% 50% 

AM Peak T = 0.53 (X) 59% 41% 

PM Peak T = 0.60 (X) 51% 49% 

Saturday Daily T = 8.19 (X) 50% 50% 

Saturday Midday T = 0.72 (X) 56% 44% 

 820: Shopping Center 
(TE/1,000SF) 

Daily LN (T) = 0.65 LN(X) + 5.83 50% 50% 

AM Peak LN (T) = 0.61 LN(X) + 2.24 62% 38% 

PM Peak LN (T) = 0.67 LN (X) + 3.31 48% 52% 

Saturday Daily LN (T) = 0.63 LN(X) + 6.23 50% 50% 

Saturday Midday LN (T) = 0.65 LN(X) + 3.78 52% 48% 

 931: Quality Restaurant 
(TE/1,000 SF) 

Daily T = 89.95 (X) 50% 50% 

AM Peak T = 0.81 (X) 50% 50% 

PM Peak T = 7.49 (X) 67% 33% 

Saturday Daily T = 94.36 (X) 50% 50% 

Saturday Midday T = 10.82 (X) 59% 41% 

 932: High-Turnover (Sit-Down) 
Restaurant    (TE/1,000 SF) 

Daily T = 127.15 (X) 50% 50% 

AM Peak T = 10.81 (X) 55% 45% 

PM Peak T = 9.85 (X) 60% 40% 

Saturday Daily T = 158.37 (X) 50% 50% 

Saturday Midday T = 14.07 (X) 53% 47% 

 
                                                 
2 Source: Trip Generation, 9th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2012). 
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TABLE 5-2 

PROJECT TRAFFIC GENERATION FORECAST3 

Project Description 
Daily 

2-Way 

AM Peak Hour PM Peak Hour Saturday Midday 

Enter Exit Total Enter Exit Total Daily Enter Exit Total 

Existing Land Use:            

 Hotel (170 Rooms) 1,389 53 37 90 52 50 102 1,392 68 54 122 

Proposed Project Uses:            

 Retail (180,000 SF) 9,951 138 85 223 426 462 888 13,381 666 615 1,281 

Pass-By Reduction4 -995 -14 -9 -23 -145 -157 -302 -1,338 -173 -160 -333 

Subtotal 8,956 124 76 200 281 305 586 12,043 493 455 948 

 Quality Restaurant (40,000 SF) 3,598 16 16 32 201 99 300 3,774 255 178 433 

Pass-By Reduction3 -360 -- -- -- -88 -44 -132 -377 -56 -39 -95 

Subtotal 3,238 16 16 32 113 55 168 3,397 199 139 338 

 High-Turnover Restaurant (25,000 SF) 3,179 149 121 270 148 98 246 3,959 187 165 352 

Pass-By Reduction3 -318 -- -- -- -64 -42 -106 -396 -41 -36 -77 

Subtotal 2,861 149 121 270 84 56 140 3,563 146 129 275 

Total Project Trip Generation  15,055 289 213 502 478 416 894 19,003 838 723 1,561 

Less Existing Trip Generation -1,389 -53 -37 -90 -52 -50 -102 -1,392 -68 -54 -122 

Total Net Project Trip Generation 13,666 236 176 412 426 366 792 17,611 770 669 1,439 
 

 

                                                 
3 Source: Trip Generation, 9th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2012). 
4 Source: Trip Generation Handbook, Institute of Transportation Engineers, (ITE) [Washington, D.C. (2012)].  Pass-by reductions for the retail, quality restaurant and high-turnover restaurant project uses are as follows: 

 Retail: Weekday (Daily: 10%, AM: 10% and PM: 34%); Weekend (Daily: 10% and Midday: 26%) 
 Quality Restaurant: Weekday (Daily: 10%, AM: 0% and PM: 44%); Weekend (Daily: 10% and Midday: 22%) 
 High-Turnover Restaurant: Weekday (Daily: 10%, AM: 0% and PM: 43%); Weekend (Daily: 10% and Midday: 22%) 
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Figure 3: Project Site Plan and External Configurations 
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