












  

   

 

Responses to Traffic and Parking Comments 

 

 
To: Mr. Erik Zandvliet, City Traffic Engineer 
 Mr. Ted Faturos, Assistant Planner 

 City of Manhattan Beach 

From: Pranesh Tarikere, PE 

 Jason Melchor, PE  

Date: April 22, 2021 

Subject: Response to Traffic Comments – Manhattan Beach Hotel Project 
   600 S. Sepulveda Boulevard, Manhattan Beach, CA 

 

 
Kimley-Horn is pleased to submit the following traffic and parking responses to the comment 
letters, dated February 2, 2021 and provided to City Council in regard to the Manhattan Beach 
Hotel project (the Project). The proposed use best fits the description of a Business Hotel as 
described in the ITE Trip Generation and Parking Generation manuals. Specifically, this memo 
provides reasoning for the use of ITE Land Use Code 311 All-Suites Hotel in lieu of ITE Land Use 
Code 312 Business Hotel in the traffic analysis. 
 

Traffic Generation Rates 
 
Trip Generation Rate Comparison for All-Suites Hotel (311) and Business Hotel (312) per 
available room based on ITE Trip Generation Manual, 10th Edition are shown below: 
 

Avg. Rate per Available 

Room 

Daily AM PM 

All Suites Hotel (311) 4.46 (6 studies) 0.34 (8 studies) 0.36 (9 studies) 

Business Hotel  (312) 4.02 (10 studies) 0.39 (18 studies) 0.32 (23 studies) 

  
The daily and PM peak hour trip generation for All-Suites Hotel (311) is higher than the Business 
Hotel (312). The AM peak hour rate is higher for the Business Hotel, however, the PM peak hour 
trips for All-Suites Hotel represent the worst case scenario for potential traffic impacts in any 
scenario (whether considering 311 or 312 or AM or PM peak traffic) since the percent increase 
in volume-to-capacity ratio is highest for the All-Suites Hotel (311) in the PM peak hour (1.2% in 
PM peak hour as compared to 0.8% in the AM peak hour analysis).  
 
The relevant pages from the ITE Trip Generation Manual are attached to this memo. 
 
As shown in the table above, the evening peak hour rate for the All Suites Hotel (311) is higher 
than the rate for a Business Hotel (312). Therefore, the rate for All Suites Hotel (311) was chosen 
for the traffic analysis in the Scoping Agreement, dated March 10, 2020 and approved by the City.  



  

   

As previously stated, the highest increase in volume-to-capacity ratio, which is used to measure 
potential project impact is 0.8% in AM peak hour and 1.2% in PM peak hour, which is 
substantially lower than the 2% threshold for significant impact per City’s guidelines. Conversely, 
the anticipated project impact would be lower if Business Hotel (312) rates were to be used in 
the traffic analysis. 
 
The qualitative VMT analysis is based on daily trip generation. Using All-Suites Hotel (311) rates 
provides a more conservative daily trip generation as compared to a Business Hotel (312) for 
VMT analysis. In other words, the daily trip generation and in turn CEQA VMT impact would be 
lower than what has been presented in the traffic study if Business Hotel (312) rates are used. 
  
In conclusion, use of the trip generation rates for All Suites Hotel (311) provides a result with the 
greater calculated impact to traffic in terms of the peak hour project trips in the traffic analysis 
and the daily trips as evaluated in the qualitative VMT analysis. 

Parking Generation Rates 
 
The proposed use is a Business Hotel and the rate used in the parking study is therefore 
appropriate. Further, the ITE Parking Generation Manual does not provide a parking rate per 
available room for an All-Suites Hotel, but only provides parking rate per occupied room. The 
difference between the two measures is subject to assumptions on average occupancy not 
provided in the ITE Manual. Parking Generation Rate Comparison per available room for All-
Suites Hotel (311) and for Business Hotel (312) based on ITE Parking Generation Manual, 
5th Edition is shown below: 
  

Parking Rate per 

Available Room 

All Suites Hotel  (311) Data Not Available 

Business Hotel  (312) 0.72  (11 studies) 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  

   

 

 



  

   



  

   

  
 

 



  

   

 



  

   



  

   

 


