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Joseph L. Henderson PE, PTOE 

Traffic Engineer / Principal  
 

 
August 28, 2026 

Brian Krombein, PE, PLS 
Vermilion Peak Engineering 
1745 Shea Center Drive, 4th Floor 
Highlands Ranch, CO 80129 

RE: Traffic Conformance Letter to Support the Development of an Advance Auto Parts Store in 
the Lagae Family Trust Minor Development in Castle Pines 

Dear Brian, 

Sustainable Traffic Solutions has prepared this traffic conformance letter to support the 
development of an Advance Auto Parts store in the Lagae Family Trust Minor Development.  The 
following sections describe the project and compare the trip generation for the proposed land use 
to the land use assumed in the most current traffic impact study for the overall development.   

Introduction / Project Description 
The Advance Auto Parts store will be located on Lot 5 of the Lagae Family Trust Minor 
Development; the southwest corner of Castle Pines Parkway / Lagae Road.  Access to the store 
will be from an internal roadway that is adjacent to a right-in/right-out access to Lagae Road.  
Considering the roundabout at Lagae Road / Hyde Park Circle, this store will effectively have full 
movement access to Lagae Road.  A ¾ turn access from Castle Pines Parkway will also provide 
access to the store.  Figure 1 contains a vicinity map showing the location of the Advance Auto 
Parts store, and Figure 2 contains a site layout including a 6,912 ft2 building. 

Proposed Conditions 
The trip generation assumed in the traffic impact study for the Lagae Family Trust Minor 
Development 1 (Rick Engineering study) was compared against the trip generation for the proposed 
Advance Auto Parts store.  The Rick Engineering study assumed a 3,000 ft2 high turnover (sit-
down) restaurant for Lot 5.  Table 1 contains a comparison of the Advance Auto Parts store with 
the high turnover (sit-down) restaurant.  It shows that the Advance Auto Parts store is expected to 
generate 56 more trips on a daily basis, but the peak hour trip generation for the two land uses is 
expected to be very similar.  During the morning peak hour, 11 fewer trips are expected.  However, 
seven additional trips are expected during the evening peak hour. 

Conclusions / Recommendations 
Constructing the Advance Auto Parts store on Lot 5 in place of the 3,000 ft2 restaurant that was 
assumed in the Rick Engineering Study will have minimal impact on the traffic operations on the 
adjacent streets and intersections because the peak hour trip generation for the two uses is very 
similar.  The proposed site access will be sufficient for the operation of the store, so no changes 

 
1  Parkway Plaza Trip Generation Assessment.  Rick Engineering Company.  March 20, 2024. 
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will be required.  Therefore, the impact of the traffic generated by the Advance Auto Parts store will 
be comparable to the impact of the high turnover (sit-down) restaurant. 

Please contact me with questions. 

Sincerely,  

 
 

 
Joseph L. Henderson, PE, PTOE 
Project Manager / Principal 
Advance Auto Parts Traffic Conformance Letter 

Attachments 
Cover Page of the Rick Engineering Study 
Conclusion Pages from the Rick Engineering Study 
Lagae Family Trust Minor Development Final Plat 
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Rate Total In Out Rate Total In Out Rate Total In Out

High Turnover (Sit-Down) Restaurant2 932 3.0 1,000 ft2 107.20 322 161 161 9.57 29 16 13 9.05 27 16 11

Automotive Parts Sales3 843 6.912 1,000 ft2 54.57 378 189 189 2.51 18 10 8 4.86 34 17 17

Difference --- --- --- --- 56 28 28 --- -11 -6 -5 --- 7 1 6

Notes:

Table 1.  Trip Generation Estimate

Evening Peak Hour Trips

3.  The trip generation estimate is based on rates contained in Trip Generation Manual, 12th Edition (Institute of Transportation Engineers, August 2025).  The peak hour trip generation estimates are based on the 
peak hour of the adjacent street.

Land Use ITE Code Size Unit
Average Daily Trips Morning Peak Hour Trips

Proposed Land Use

Land Use Proposed in the Rick Engineering Company Study 1

1.  Parkway Plaza Trip Generation Assessment.  Rick Engineering Company.  March 20, 2024.

2.  The trip generation estimate is based on rates contained in Trip Generation Manual, 11th Edition (Institute of Transportation Engineers, September 2021).  The peak hour trip generation estimates are based on 
the peak hour of the adjacent street.

Trip Gen
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March 20, 2024 

 

 

Mr. Dalton Horan 

Ventana Capital 

8678 Concord Center Drive, Unit 200 

Englewood, Colorado 80112 

 

SUBJECT: PARKWAY PLAZA TRIP GENERATION ASSESSMENT  

 (RICK ENGINEERING COMPANY JOB NUMBER 19952) 

 

Dear Mr. Horan: 

 

The following letter has been prepared to quantify the expected traffic generation of the proposed Parkway 

Plaza, previously known as the Lagae Family Trust site, located on the southwest corner of the Castle 

Pines Parkway / Lagae Road intersection in the City of Castle Pines, Colorado. This letter compares the 

trip generation of the proposed project with the land uses that were previously proposed in the approved 

Lagae Family Trust Parcel Traffic Impact Analysis (Rick Engineering, May 14, 2020) and supersedes the 

previous trip generation letter that was prepared by Rick Engineering on June 23, 2021. The project 

proposes to construct the following land uses within the 10-acre site:  

• Lots 1 and 2 - 115,100 square-foot self-storage facility 

• Lot 3 - 3,900 square-foot fast food restaurant with drive-through service 

• Lot 4 - 20,000 square-foot proton therapy facility 

• Lot 5 - 3,000 square-foot high turnover (sit-down) restaurant 

• Lot 6 - 2,800 square-foot high turnover (sit-down) restaurant 

 

Access to the proposed project would remain unchanged from the approved TIA report. Exhibit 1 shows 

the project site plan.  

 

PROJECT TRIP GENERATION 

 

Based on the 11th edition of the Institute of Transportation Engineer’s (ITE) Trip Generation publication, 

the trip generation rates for Mini-Warehouse (Land Use 151), Fast-Food Restaurant with Drive-Through 

Window (Land Use 934), Research and Development Center (Land Use 760), and High-Turnover (Sit-

Down) Restaurant (Land Use 932) were utilized for the proposed project. Attachment A contains the trip 

generation rates sheets. Based on these rates the proposed project is estimated to generate 2,834 ADT with 

261 trips during the AM peak hour (143 inbound/118 outbound) and 218 (109 inbound/109 outbound) 

during the PM peak hour. Because the proposed uses include a mix of restaurant and office uses, project 

trips internal to the site were calculated using the NCHRP Report 684 Internal Capture Estimation Tool.  

The internal capture calculation worksheets are contained in Attachment B. Therefore, the project is 

estimated to generate a net total of 2,754 ADT with 251 trips during the AM peak hour (138 inbound/113 

outbound) and 214 (107 inbound/107 outbound) during the PM peak hour.   
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CONCLUSIONS 

 

This traffic letter evaluated the traffic conditions associated with proposed project that consists of the 

following land uses and compared the results with the previously approved TIA:  

• Lots 1 and 2 - 115,100 square-foot self-storage facility 

• Lot 3 - 3,900 square-foot fast food restaurant with drive-through service 

• Lot 4 - 20,000 square-foot proton therapy facility 

• Lot 5 - 3,000 square-foot high turnover (sit-down) restaurant 

• Lot 6 - 2,800 square-foot high turnover (sit-down) restaurant 
 

As a result of the intersection operations analysis and queueing analysis of the proposed project, it is 

expected that the change in land uses would not alter the findings and recommendations in the approved 

Lagae Family Trust Parcel Traffic Impact Analysis (Rick Engineering Company, May 14, 2020).   

 

If you have any questions, please contact me on my direct office line at (619) 908-3503 or by email at 

dmizell@rickengineering.com. 

 

Sincerely, 

 

RICK ENGINEERING COMPANY 
 

 

 

David Mizell, AICP      Brian Stephenson, PE, PTOE 

Associate Traffic Planner     Associate Principal 
 

K:\Files\19952\text\19952.005.ParkwayPlazaTripGenMemo_2024-0320.docx 
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