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EXECUTIVE SUMMARY  

The purpose of this study is to evaluate potential traffic and mobility projects within and around 
the proposed Redtail Ridge development. The project site is generally bounded by S. 88th Street 
to the west, Campus Drive to the north, S. 96th Street/Northwest Parkway to the east and US 36 
to the south. The first phase of the proposed development is anticipated to be completed in  
Year 2025 and includes approximately 414,000 square feet of industrial park and 287,000 square 
feet of general office building space. The full build out of the project includes a total of 15,000 
square feet of general retail space, 1,380,000 square feet of industrial park, and 1,720,000 square 
feet of general office building space. Accounting for anticipated non-single occupancy vehicle 
(non-SOV) trips and internal capture trip reduction, the full build out of the project site is estimated 
to generate approximately 20,104 daily, 1,923 AM peak hour, and 2,010 PM peak hour trips.  

Traffic Changes Since Storage Tek Closure 

While the project area is currently vacant, this site was previously occupied by Storage Tek. Many 
changes have taken place in the Redtail Ridge project area since Storage Tek was an active 
campus in the late 1990’s. New single-family residential neighborhoods and a mixed-use town 
center have been built in Superior; in Broomfield, a major regional shopping center at Flatiron 
Crossing and a mix of uses along the eastern side of what is now the Northwest Parkway and 
Interlocken Loop have been constructed; and the City of Louisville has added new uses to the 
Colorado Technology Center. Over this timeline the number of open enrollment students 
attending Monarch K8 and Monarch High School, who are not provided school bus services, has 
remained consistent. This growth has utilized the vehicle traffic capacity previously used by traffic 
generated by Storage Tek on the S. 88th Street, Dillon Road, and S.96th Street corridors. 

Project Area Trip Generation Comparison  

After Storage Tek vacated the project area, ConocoPhillips proposed to build a new research, 
training, and office development on the former Storage Tek site. At build out, the total 
development was not to exceed 2,500,000 square feet of building area. ConocoPhillips completed 
a traffic study as part of its development proposal. The project was approved by the City of 
Louisville in Year 2010; however, ConocoPhillips did not move forward with the project. Table E.1
provides a comparison of the trip generation estimates for the full buildout of the Redtail Ridge 
development with the former Storage Tek site and the formerly approved ConocoPhillips 
development.
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Table E.1. Trip Generation Comparison 

Development 
Trip Generation Estimates  

Daily AM Peak Hour PM Peak Hour 

Storage Tek 12,400 1,600 1,400 
ConocoPhillips 17,500 2,660 2,455 
Redtail Ridge 20,104 1,923 2,010

Redtail % Diff. to Storage Tek 62% 20% 44%

Redtail % Diff. to ConocoPhillips 15% -28% -18%

Comparing the estimated peak hour trips indicates the current proposal generates 20 to 44 
percent more trips than Storage Tek; and 18 to 28 percent fewer trips compared to the formally 
approved ConocoPhillips development. The AM and PM peak hour trips were used for 
comparison since detailed traffic operation analysis is based on the peak hours. While it is noted 
that the currently proposed mix of office and industrial uses on the Redtail site may generate more 
daily trips than the previously approved Conoco Phillips project, the current proposal of more 
diverse office and industrial uses will likely have trips more widely dispersed over the course of 
the day rather than concentrated in the AM and PM peak commuting hours as was the case with 
the single corporate user in the Conoco Phillips project.  The Redtail project has also utilized the 
most current Institute of Transportation Engineers trip generation rates which are updated over 
time.  These factors account for why the Redtail Project may have fewer peak hour trips than the 
previous proposal.  While daily traffic volumes provide planning level thresholds for roadway 
capacities, improvements are recommended based on the peak hour intersection capacity 
analysis. 

Current Study Area Traffic and Safety Conditions 

Current conditions have been evaluated based on traffic counts collected during August of 2019, 
while schools were in session during pre-COVID19 conditions.  The Dillon Road/S. 88th Street 
and S. 88th Street/Campus Drive intersections are currently operating at LOS E or worse during 
the AM peak hour. Both intersections are heavily influenced by traffic generated by the Monarch 
school campus. Queues on S. 88th Street from Campus Drive were observed to extend to Dillon 
Road, and westbound left-turn queues on Dillon Road were observed to extend more than 2,500 
feet. To address the existing operational issues during the AM peak hour, previous studies have 
recommended that Campus Drive be extended from where it dead ends 2,200 feet east of S. 88th 
Street to S. 96th Street to provide an alternative access to the Monarch school campus.

In addition, under existing conditions the Northwest Parkway/S. 96th Street/Via Varra intersection 
is approaching capacity in the AM peak and the Dillon Road/S. 96th Street intersection is 
approaching capacity in the PM peak hour. Both Dillon Road and S. 96th Street are currently two-
lane roadways, but the existing daily traffic volumes on both roadways are pushing the planning 
level daily traffic volume thresholds that are typically assumed for a two-lane roadway [note that 
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traffic engineers generally consider 18,000 to 20,000 vehicles per day to be the daily capacity of 
a 2-lane roadway]. Dillon Road and S. 96th Street are two-lane roadways but expand to provide 
two through lanes in all directions at the Dillon Road/S. 96th Street intersection. While this 
increases the capacity through the intersection, this also results in poor lane utilization and 
occasionally some inefficiencies when vehicles exit the intersection and merge back down to one-
lane.

The roadways around the project site are currently designed to optimize motor vehicle travel 
during peak times at speeds that present challenges for non-motorized travelers. Based on 
information provided in the City of Louisville Transportation Master Plan (TMP), four (4) existing 
arterial intersections near the Redtail Ridge project were identified as high crash locations, 
including the Dillon Road/S. 88th Street, Dillon Road/S. 96th Street, S. 88th Street/Campus Drive, 
and Northwest Parkway/S. 96th Street/Via Varra intersections.  Also, three of the locations have 
documented bicycle crashes. The Dillon Road/S. 88th Street intersection has the highest number 
of bicycle crashes in the City of Louisville.   

Near-Term Improvements 

To address the expected issues at the study intersections, the improvements listed below are 
recommended to accommodate the project development anticipated to be completed by  
Year 2025. In addition to safety and improving traffic operations, these improvements are also 
designed to reduce crashes and improve operations for the Monarch school campus.    

 Extend Campus Drive from where it dead ends east of S. 88th Street to S. 96th Street 

 S. 88th Street/Campus Drive** extend the northbound right-turn lane

 S. 96th Street/Dillon Road** construct dual eastbound and westbound left-turn lanes on Dillon 
Road

 Widen S. 96th Street** to a four-lane roadway between Dillon Road and Northwest Parkway 
and extend the four-lane roadway to the north of the Dillon Road intersection a minimum of 
one-half mile 

 S. 96th Street/Campus Drive (new intersection) construct a southbound right-turn lane, dual 
eastbound left-turn lanes with an eastbound right-turn lane, dual northbound left-turn lanes, 
and provide three northbound through lanes that extend from the Northwest Parkway/S. 96th 
Street/Via Varra intersection through the Campus Drive intersection. The three northbound 
through lanes will merge to two through lanes north of Campus Drive. 

 Northwest Parkway/S. 96th Street** construct triple northbound left-turn lanes on Northwest 
Parkway to turn onto northbound S. 96th Street and modify the southbound right-turn lane 
movement to be controlled on Northwest Parkway.

** Indicates an improvement that was also recommended under Year 2025 background 
conditions (without the project). 
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Additional improvements beyond which have asterisks above were recommended under Year 
2025 background conditions without the project to accommodate anticipated traffic volumes and 
conditions without the Campus Drive extension project. The Campus Drive extension project is 
located on the Redtail Ridge property and will only be constructed as part of a development 
project. The additional improvements needed to accommodate Year 2025 background conditions 
without the Campus Drive extension are listed below:   

 Widen S. 88th Street between Dillon Road and Campus Drive to a four-lane roadway 

 Dillon Road/S. 88th Street modify the westbound approach on Dillon Road from one left-turn 
lane and two through lanes, to dual left-turn lanes and one through lane  

 S. 88th Street/Campus Drive construct a second northbound through lane that would begin 
approximately 500 feet south of Campus Drive

Potential Network Improvements  

There are currently multiple ongoing projects that have the potential to affect traffic volumes, traffic 
patterns, and future transportation improvement assumptions in the study area in the mid- to long-
term scenarios. While it is currently unknown if/when these projects will move forward, the projects 
are important to consider when determining future infrastructure needs for the study area:  

Jefferson Parkway: The Level 1 Traffic and Revenue Study for Jefferson Parkway was 
completed for the Jefferson Parkway Public Highway Authority (JPPHA) and finalized in  
April 2018. The purpose of the study was to provide forecasts of traffic and revenue for the 
proposed Jefferson Parkway. The proposed Jefferson Parkway is a 9.2-mile toll road running 
along the northwestern perimeter of the Denver Metro area. The future roadway will be a limited 
access expressway with two lanes of travel in each direction from SH 128 (south of US 36) to  
SH 93 (south of SH 72). One of the scenarios considered in the study was the “Northwest Parkway 
Extension”, which includes the Redtail Ridge study area on Northwest Parkway between S. 96th 
Street/Via Varra and the US 36 interchange. The study noted that Northwest Parkway would be 
reconstructed to separate toll and local traffic which would include constructing new interchanges 
and a frontage road system to accommodate local traffic. If the Northwest Parkway Extension 
project is constructed, the future interchanges and frontage road system would provide additional 
capacity to the Redtail Ridge study network. 

RTD Bus Rapid Transit (BRT): The Northwest Area Mobility Study (NAMS) study identified the 
S. 96th Street/Highway 42 as one of the six candidate Arterial Bus Rapid Transit corridors. All 
corridors were evaluated, and recommendations were made for transit priority elements such as 
transit signal priority, queue jump lanes and headway-based scheduling. Operations and 
maintenance costs for the corridors were also prepared. The NAMS Policy Advisory Committee 
(PAC) recommended that all six (6) arterial BRT projects be implemented with system-wide 
service improvements. This corridor was recently identified as a Priority 3 corridor in the RTD 
Regional Bus Rapid Transit Study, the Metro Mayors Caucus is reviewing a ballot initiative to fund 
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this corridor as part of regional ballot initiative, and the City of Louisville has applied for a grant to 
further study this service as part of a revised Highway 42 corridor study (see below).  

State Highway 42 (SH 42): The City of Louisville is in the process of securing Denver Regional 
Council of Governments (DRCOG) funding for an updated study and plan for the SH 42 corridor. 
The proposed plan will provide design for improvements that address transportation, growth and 
land development challenges outlined in the DRCOG Metro Vision plan, including: increasing 
mobility options for individuals without a car or with mobility challenges, reducing traffic 
congestion, reducing traffic crashes and improving overall safety, and addressing access issues 
related to population and economic growth and development along this corridor.  

Long-Term Improvements 

The City of Louisville’s TMP recommends building more Great/Complete streets citywide. The 
Redtail Ridge project team is recommending helping build Great/Complete Street design 
treatments for the S. 88th Street, Dillon Road, and S. 96th Street corridors and intersections 
consistent with the TMP’s policies. Such streets and intersections will be designed and operated 
to be safe and accessible for all users, regardless of ability, age, or mode. Most importantly, Great 
Streets have been shown to reduce conflicts that lead to crashes.   

To accommodate the trips generated by the full buildout of the Redtail Ridge development in  
Year 2040, the following capacity improvements are expected to be needed:  

 Northwest Parkway/US 36 interchange – the South Ramps are expected to be at capacity 
with Year 2040 background traffic volumes and over capacity with Year 2030 + project traffic 
volumes. Additional capacity is needed to accommodate the projected traffic volumes with 
and without the project site trips. The additional capacity will likely require that the bridge be 
widened. A coordinated study should occur to begin to look at interchange concepts. 

 Northwest Parkway between S. 96th Street/Via Varra and US 36 – continue coordination with 
Northwest Parkway Authority, City of Louisville, and City and County of Broomfield to study 
the future corridor needs. The Northwest Parkway intersections at 96th Street/Via Varra and 
at Rockcress Drive/Via Varra are anticipated to be near/at capacity between Year 2035-2040 
with the project trips.  

o One option to improve operations through Year 2040 would be to add a third southbound 
through lane on Northwest Parkway from northeast of the 96th Street/Via Varra 
intersection to the US 36 interchange.  

o Additional study is needed to determine the optimal design for this corridor to 
accommodate the future needs and if/how the corridor will tie into the future US 36 
interchange design. Further, if Jefferson Parkway is built, additional traffic volumes beyond 
what were projected for this study would be anticipated on Northwest Parkway and should 
be considered. As previously noted, previous studies have suggested that the future 
Northwest Parkway will be grade separated with frontage roads for local access.  
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Note that additional improvements beyond what are listed above were recommended under Year 
2040 background conditions to accommodate anticipated traffic volumes/conditions without the 
Campus Drive extension project. The additional improvements under Year 2040 background 
conditions include:  

 Widen Dillon Road between S. 88th Street and S. 96th Street to a four-lane roadway 

 Dillon Road/S. 96th Street: construct dual northbound and southbound left-turn lanes  

A summary of the recommended improvements and estimated year the improvement is needed 
is illustrated in Figure E1 and Figure E2 and summarized in Table E.2.
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Internal Intersections 

Fox Tuttle Transportation Group has worked with the Redtail Ridge team to design an internal 
roadway network that can accommodate the full buildout of the project trips safely and efficiently. 
The internal roadway consists of the Campus Drive extension to S. 96th Street, construction of 
Rockcress Drive between S. 88th Street and Northwest Parkway, as well as construction of Sorrel 
Avenue between Campus Drive and Rockcress Drive. 

 Campus Drive: recommended to be a three-lane roadway between S. 88th Street and the 
Monarch High School eastern roundabout and a four-lane roadway between Sorrel Avenue 
and S. 96th Street, the section between the Monarch High School eastern roundabout and 
Sorrel Avenue is anticipated to operated acceptably as a two-lane roadway. Roundabout 
access is recommended at the Monarch school campus to the K-8 and High School main 
accesses as well as at Sorrel Avenue. The Campus Drive access to the Zone 3 office area is 
anticipated to operate acceptably as an unsignalized intersection with side-street stop control.  

 Rockcress Drive: recommended to be a four-lane roadway between Sorrel Avenue and 
Northwest Parkway and to transition to two-lane collector west of Sorrel Avenue. The Sorrel 
Avenue intersection is anticipated to operate acceptably as a roundabout; the remaining 
intersections are expected to operate acceptably as unsignalized.  

 Sorrel Avenue: recommended to be a two-lane roadway; the driveway accesses and internal 
intersections are expected to operate acceptably as unsignalized.  

Next Steps 

 Additional study and concept development are needed for the Northwest Parkway corridor 
and at the US 36 interchange. 

 After the GDP submittal, vertical developers will be required to submit PUD documents prior 
to construction, including traffic conformance letters. The PUD documents will identify if/when 
traffic signals at the internal intersections are projected to be warranted as well as signal timing 
modifications/adjustments needed to the study intersections. In addition, the vertical 
developers will be required to submit building specific Travel Demand Management (TDM) 
Plans. The projected non-single occupancy vehicle (non-SOV) goals will be evaluated and 
adjusted as needed to reach goals. The Metro District will monitor the plan’s effectiveness 
and make changes as needed to reach goals.  
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7.2 Proposed Multimodal Network  

The Redtail Ridge project will be built over the next 20 years. During this time major shifts in 
transportation mobility and regional transportation project completion are expected to take place. 

Transit projects such Northwest Rail, SH 42 BRT, and the RTD local circulator will potentially be 
operating before Year 2040. In addition, enhancements/construction of complete streets on  

S. 88th Street, Dillon Road, and S. 96th Street as well as the new connections within the project 
on Campus Drive, Rockcress Drive, and Sorrel Avenue will be a major part of the multimodal 

transformation in Louisville. As outlined in the policy documents in the background section of this 
report, these corridors will serve many more travelers and modes in the future. The 

transformations will use the current right of way to move more people using safe, reliable, 
connected and sustainable transportation options. 

The enhanced-future multimodal network that is recommended with the Redtail Ridge project is 
shown in Table 9. Additional details regarding at-grade signalized crossings, underpasses, trail 

connections, transit stops, shared ride mobility, and other multimodal infrastructure will be detailed 

as this project continues ahead in the PUD process.     

Table 9. Enhanced-Future Multimodal Network Assumption with Redtail Ridge Project 

Corridor Bike Lanes 
Multi-use 
pathways 

Sidewalks Bus Lanes 

S. 88th Street
(US 36 to Dillon Road) 

buffered or 
protected 

westside or 
eastside 

westside and 
eastside 

none 

Dillon Road
(S. 88th to S. 96th Street) 

buffered or 
protected 

northside 
northside and 

southside 
none 

S. 96th Street (Northwest Parkway to 
County Road) 

buffered or 
protected 

westside
westside and 

eastside 
yes

Northwest Parkway
(S. 96th Street to US 36) 

None eastside eastside 
shoulder 
running 

Campus Drive 
(S. 88th Street to S. 96th Street)

buffered or 
protected

southside northside none 

Rockcress Drive 
(S. 88th Street to Northwest Parkway)

buffered or 
protected 

none 
northside and 

southside 
none 

Sorrel Avenue 
(Campus Drive to Rockcress Drive)

buffered or 
protected 

none 
eastside and 

westside
none 

* Expanded future multimodal network will include on-site and off-site improvements including connections beyond Louisville that do 
not exist today but have been identified. See the links to the documents in the “Previous Studies” Section for additional details. 

The proposed regional and local trail network for the Redtail Ridge project area is also illustrated 
in Figure 24. As shown in the graphic, the project proposes to connect the gap in the Rock Creek 
Regional Trail as well as provide new east/west and north/south connections through the project, 
giving users more route options to travel through the area.











Land Use Size Rate Total Rate Total In Out Rate Total In Out

Year 2025 Completion

#130 Industrial Park 414 KSF 12% 3% 85% * 1,678 0.4 141 114 27 0.4 141 30 111

#710 General Office Building 287 KSF 12% 3% 85% ** 2,516 *** 253 218 35 **** 264 42 222

4,194 394 332 62 405 72 333

Year 2030 Completion

#820 Shopping Center 15.0 KSF 12% 75% 22% 37.75 125 0.94 3 2 1 3.81 13 6 7

#130 Industrial Park 690 KSF 12% 3% 85% * 2,188 0.4 236 191 45 0.40 236 50 186

#710 General Office Building 717 KSF 12% 3% 85% ** 6,119 *** 598 514 84 **** 631 101 530

8,432 837 707 130 880 157 723

Year 2035 Completion

#130 Industrial Park 276 KSF 12% 3% 85% * 1,359 0.4 94 76 18 0.40 94 20 74

#710 General Office Building 717 KSF 12% 3% 85% ** 6,119 *** 598 514 84 **** 631 101 530

7,478 692 590 102 725 121 604

20,104 1,923 1,629 294 2,010 350 1,660

* ITE Equation: EXP(0.52LNX+4.45)
** ITE Equation: EXP(0.97LNX+2.5)
*** ITE Equation: (0.94X+ 26.49)
**** ITE Equation EXP(0.95LNX+0.36)

Full Buildout Total

Subtotal

Subtotal

Subtotal

Unit
Non
SOV

Internal
Capture

Net
Reduction
Factor

Average
Weekday Trips

Weekday AM
Peak Hour Trips

Weekday PM
Peak Hour Trips
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