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This memorandum provides a comparison of trip generation potentials for the 40-Acre LLC development
proposed in Spokane County. Shown is the differential in forecasts for site traffic based on the current
heavy industrial (HI) zoning designation versus what is being proposed by Harley Douglass Homes as
a regional commercial (RC) center with occupancy by residential homes. In addition, this study qualifies
the increase in road network capacity as Holland Avenue will be extended from Nevada Street to Market
Street with the project. This is a supplement that should be reviewed in context with the 40-Acre LLC,
Trip Generation & Distribution Letter submitted to Spokane County by T-O Engineers in May of 2022,
identified from here on as TG&D letter only.
Trip Generation Comparison. The TG&D letter and land use proposal includes development of up to
70-detached single family homes, 40-attached single family homes, and 400-apartment units on 45.7acres. The theoretical development proposal would result in the generation of 3,620 weekday trips with
216 trips during the AM peak hour and 284 during the PM peak hour, forecast using the Trip Generation
Manual (ITE, 11th Edition, 2021).
There is a range of land use assumptions from the Trip Generation Manual that can be related to an HI
zone, given use of ITE Codes. Code 110 for General Light Industrial, Code 130 for Industrial Park, Code
140 for Manufacturing, and Code 150 for Warehousing are typical of an HI zone. Normally, industrial
buildings will occupy 30 to 40% of a site with the balance occupied by parking lots, stormwater facilities,
ped/bike accommodations, and landscaping. For this study, 35% of the 45.7-acres were assumed as
facilities that generate trips, 650,000 square-feet of building area, a balance in the facility footprint range.
ITE Trip Generation Manual rates were applied to this building footprint assumption to estimate a range
of trip totals for the HI land uses noted above:
•

Code 110, General Light Industrial: 3,165 weekday, 481 AM peak hour, and 423 PM peak hour

•

Code 130, Industrial Park: 2,190 weekday, 221 AM peak hour, and 221 PM peak hour

•

Code 140, Manufacturing: 3,090 weekday, 442 AM peak hour, and 481 PM peak hour

•

Code 150, Warehousing: 1,115 weekday, 111 AM peak hour, and 117 PM peak hour

Generation potentials between the proposed residential of the RC and the range of industrial land uses
for the HI zone were compared to estimate differentials. A summary of this comparison is provided with
Table 1. What is shown is the trip generation potential of the residential assumption compared with the
average of the industrial land uses highlighted above. In summary, a positive indication denotes a gain
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in trips by developing RC residential over the HI industrial with the negative a loss. The comparison was
provided for the weekday and peak hours.
Table 1. Trip Generation Potentials, RC versus HI Zones, 40-Acre LLC
Land Uses
Residential Development, RC Zone1
Industrial Land Use Range, HI
- Light Industrial (Code 110)
- Industrial Park (Code 130)
- Manufacturing (Code 140)
- Warehousing (Code 150)
Industrial Average

Zone2

Delta, Residential less Industrial

Units

Weekday
Trips

AM Peak
Trips

PM Peak
Trips

510-dwellings

3,620

216

284

650.000 s.f.
-----

-3,165
2,190
3,090
1,115
2,390

-481
221
442
111
314

-423
221
481
117
311

--

+ 1,230

- 98

- 27

(11th

1. Source: ITE Trip Generation Manual
Edition)
2. Conclusion 40-Acre LLC TG&D Letter (T-O, 2022)

As shown, the proposed residential proposal associated with the RC zone results in a gain of weekday
trips over the average trips of HI zone land-uses, however there is a reduction of trip generation during
both peak hours. The disparity occurs because there are consistent traffic activities associated with
residential development throughout the weekday, whereas the bulk of traffic occurs with work commutes
at industrial developments.
Concurrency. Under the growth management act (GMA) of Washington, there is a requisite for local
agencies to assure the sufficiency of capital facilities to accommodate new land use development, or at
least have a plan in place to address this growth. Agencies such as Spokane County must review the
growth potentials of suitably zoned, vacant parcels and provide a confirmation of “concurrency,” which
is the term that affirms the ability of roads, sewer, and water facilities, etc. to address new development.
Transportation concurrency refers to the adequacy of transportation infrastructure (roads, intersections,
pedestrian/bike facilities, transit service, etc.) to accommodate growth.
This is important to this 40-Acre supplemental statement because, given current site HI zoning, County
officials have reviewed trip generation potentials of the area and have affirmed the capacity of the street
network to accommodate new traffic gains. A concurrency conclusion is inferred with the Transportation
Element of the Spokane County Capital Facilities Plan for the County. As commute peak hours are the
primary metric of transportation concurrency within Spokane County, per Table 1 (above), the 40-Acre
LLC site should have been addressed by County staff with the approximate trip generation potential of
314 AM and 311 PM peak hour trips with HI industrial development. Thus, concurrency can be affirmed
with RC residential development so long trip generation does not exceed these peak hourly thresholds.
To that end, through coordination with County staff, a trip “cap” or threshold is an anticipated condition
of the zoning amendment for the 40-Acre LLC. It is understood a traffic impact analysis (TIA) process
may be required if the proposal exceeds 314 AM peak hour and 311 PM peak hour trips, when the
proponent submits a land use action and site plan in the future.
Roadway Capacity. Existing Holland Avenue is an urban major collector that extends from Wall Street
to Nevada Street through Spokane County and the City of Spokane. The project proponent will need to
secure access to the site and has offered to extend Holland Avenue to achieve this, which will have the
benefits of broadening the multimodal capacity of City/County road network and offering a utility corridor.
The proposal would result in signal revisions to the current Holland Avenue/Nevada Street intersection

Page 2

40-Acre LLC, Trip Generation and Roadway Capacity Comparisons

with a potential signal or roundabout at the new Holland Avenue/Market Street intersection, pending
warrant analyses during the building permit phase of the project.
Hawthorne Road is an urban principal arterial aligned ½-mile to the north of this potential alignment with
Magnesium Road, an urban minor arterial, aligned ½-mile to the south. Per County and City GIS, these
roadways collectively support 17,000 average daily trips (ADT). The Transportation Element of the
Capital Facilities Plan indicates these two-lane arterials have a cumulative practical capacity of 14,600
ADT to maintain a LOS C standard and 29,600 ADT to maintain a LOS D standard in supporting traffic
between Nevada Street and Market Street.
Though the LOS D standard is maintained, an exception is noted for the higher LOS C mobility standard
for these roadways. The extension of a two-lane Holland Avenue section would increase the capacity
of this east-west area road network to 21,900 ADT to maintain a LOS C standard and 44,400 ADT to
maintain a LOS D standard. Compliance for the more restrictive LOS C standard would be achieved
with Holland Avenue extension. In addition, this will provide an additional route for accessing the North
Spokane Corridor (NCS) for this area, albeit via travel along Market Street to the Hawthorne Road or
Francis Avenue interchange. In turn, this will reduce turning vehicle demand on the arterial intersections
of Hawthorne Road with Nevada Street and the Market Street connector, and Magnesium Road at
Nevada Street and Market Street.
More importantly, though shoulders are available for some level of walking and biking activity, it should
be noted that both Hawthorne Road and Magnesium Road lack dedicated accommodations for active
mobility. The current design standard for a Spokane County urban collector is a 37-foot roadway section
with curbs and buffered swales from new sidewalk, for a total ROW of just over 80-feet. The Holland
Avenue extension provides a needed active transportation route and diversifies east-west opportunity
to a ½-mile basis for the area.
Conclusion. A zoning amendment from HI to RC should not impact County concurrency determinations
so long as development associated with the 40-Acre LLC site generates less than 314 AM and 311 PM
peak hour trips. An updated trip generation letter would verify this upon application for site disturbance
or building permit in the future, with it understood that an exception could result in requirement of a TIA.
To the contrary, given observance with peak hourly trip thresholds, this zoning proposal offers benefits
to Spokane County with an extension of Holland Avenue between Nevada Street and Market Street as:
1. A higher practical capacity standard is achieved, LOS C for east-west traffic mobility in the area.
2. An additional approach is provided to the NSC, reducing impact on arterial intersections.
3. Establishes a dedicated and protected active transportation mobility route.
4. Provides east-west active transportation opportunity on a ½-mile basis.
5. Allows the County an opportunity to extend utilities for utility services.
Here ends the supplemental analysis to the 40-Acre LLC TG&D letter. Please contact us with questions.
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