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December 23, 2019 
 
Lisa Peterson 
Hammers Construction 
1411 Woolsey Heights 
Colorado Springs, CO 80915 

RE: Mancave Storage 
 El Paso County, CO 
 Transportation Memorandum 

 LSC #195110 
Dear Ms. Peterson, 

 
LSC Transportation Consultants, Inc. has prepared this trip generation technical memorandum 
the proposed Mancave Storage site in El Paso County, CO.  Located at El Paso County parcel ID 
5301000016, the 17.35-acre site is located approximately one-quarter mile north of the 
intersection of Bent Grass Meadows Drive/Woodmen North Frontage Road.  Access to the site is 
to Bent Grass Meadows Drive.  This report presents the estimated vehicle-trip generation for the 
currently planned development and has been prepared for submittal to El Paso County. 
 
PROPOSED LAND USE 
 
The site plan for Mancave Storage shows the following proposed land uses: 

• 104 mini storage units (ranging from 400 square feet to 1,400 square feet) 
• 65 individual RV/boat storage parking spaces (each 34.5 feet x 15 feet) 

 
SITE ACCESS 
 
Proposed access to the site is to Bent Grass Meadows Drive approximately 1,550 feet north of 
the intersection of Bent Grass Meadows Drive/Woodmen Frontage Road (centerline spacing).    
The access point  would align with the existing storage access point on the west side of the street. 
The access would be full-movement and stop sign-controlled.. A copy of the site plan is attached 
for reference. 
 
ACCESS SIGHT DISTANCE 
 
Bent Grass Meadows Boulevard north and south of the site access has (and will have) a straight 
horizontal alignment and no vertical curves within the distance required for ECM standard sight 
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distance. Site landscaping, signs, buildings and any other features should not be placed within 
the ECM-required line of sight “triangles” to the north and south of the access point.    
 
AREA STREETS & ROADWAYS 
 
Streets & roads in the vicinity of the site are identified below, followed by a brief description of 
each: 
 
Bent Grass Meadows Drive is a Non-Residential Collector that currently extends north from the 
Woodmen North frontage road for about 2,000 feet and west from Meridian Road for just under 
one-half mile. Bent Grass Meadows Drive will be extended further west and then curve south to 
connect to the existing section adjacent to this site with Bent Grass Residential Filing No. 2. The 
Bent Grass Meadows Drive/Meridian Road intersection is planned to be signalized in the short-
term.   
 
Woodmen Road is shown on the El Paso County 2040 Major Transportation Corridors Plan and 
the Preserved Corridor Network Plan as a four-lane Expressway in the vicinity of the site. The 
posted speed limit on Woodmen Road in the vicinity of Golden Sage Road is 55 mph. 
 
Woodmen North Frontage Road is a paved two-lane frontage road along the north side of 
Woodmen Road. The Woodmen frontage road extends west from just west of Meridian Road to 
its current terminus west of Golden Sage Road.  The Woodmen North Frontage Road will soon 
be extended east through the Falcon Marketplace development to the intersection of Meridian 
Road/Eastonville Road. 
 
TRIP GENERATION ESTIMATE 

 
Estimates of the vehicle-trips projected to be generated by the proposed Mancave Storage have 
been made using the nationally published average trip generation rates from the following land 
use codes in Trip Generation, 10th Edition, 2017 by the Institute of Transportation Engineers (ITE): 

• 151 – Mini-Storage 
• 416 – RV/Boat Storage 

 
Table 1 below presents a summary of the estimated additional site trip generation. A detailed 
trip generation estimate for the site, including ITE rates for the proposed land uses, is presented 
in Table 2 (attached). 
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Table 1:  Estimated Site Vehicle-Trip Generation 

Analysis Period 
Weekday 

In Out Total 
Morning peak hour (vehicle-trips/hour) 2 2 4 
Evening peak hour (vehicle-trips/hour) 2 3 5 
Weekday – 24-hour total (vehicle-trips/day) 16 16 32 

Based on the ITE estimate for the proposed land use, Mancave Storage would generate about 32 
vehicle-trips on the average weekday, with half entering and half exiting the site.  During the 
weekday morning peak hour, approximately 2 vehicles would enter, and 2 vehicles would exit the 
site. During the weekday afternoon peak hour, approximately 2 entering vehicles and 3 exiting 
vehicles are projected for the site. 

ROADWAY IMPROVEMENTS 

• Given the projected low trip generation, auxiliary turn lanes would not be necessary on
Bent Grass Meadows Boulevard with this development. The Non-Residential Collector cross 
section allows for potential future striping for a center, two-way left turn lane (or dedicated
left turn lanes).

• This project may be required to participate in a fair and equitable manner towards future
improvements at Golden Sage/Woodmen N. Frontage Road, Golden Sage Woodmen Road,
Woodmen N. Frontage Road/Bent Grass Meadows Drive. Any required pro-rata share
would be a small amount due to the low relative traffic impacts.

ROADWAY IMPROVEMENT FEE PROGRAM 

This site is located within the Woodmen Road Metropolitan District, and as such will be 
required to pay applicable Woodmen Road District fees in leu of participation in the El Paso 
County Road Improvement Fee Program. 

*  *  *  *  *
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Lisa Peterson 
Mancave Storage 

Please contact me if you have any questions. 

Respectfully Submitted,  

LSC TRANSPORTATION CONSULTANTS, INC. 

By: Colleen Guillotte, P.E., PTOE, RSP
  Engineer

JCH:JAB:CRG:jas 

Enclosures:  Table 2 
Site Plan Exhibit 



Table 2:  Trip Generation Table 

Code Description In Out In Out In Out In Out

E, J 416 RV/Vehicle Storage 0.65 Occupied Spaces (100s) 20.00 2.28 1.37 1.98 2.81 13 1 1 1 2
A-D, F-I 151 Mini-Warehousing 1.04 Storage Units (100s) 17.96 0.71 0.68 0.98 0.98 19 1 1 1 1

Total 32 2 2 2 3

P.M.

1 KSF = 1,000 square feet of gross floor area, HOC = hundred occupied spaces, SU = storage units (multiple of 100)
2 Source:  Trip Generation , 10th Edition, 2017, by the Institute of Transportation Engineers (ITE)

Value Units 1
Trip Generation Rates 2 Total Trips Generated

Average 
Weekday

A.M. P.M. Average 
Weekday

A.M.
ITE

Buildings

Note:  "RV/Vehicle Storage" rates based on RV storage facility turning movement counts conducted by LSC in El Paso County (2018)
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