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Executive Summary 

Purpose and Scope 

The Farmstead project proposes to construct a 443-lot subdivision of single-family residential housing in two 

phases within Burbank, Washington, an unincorporated urban community within Walla Walla County. Phase 1 

of the development, with 222 dwelling units, is assumed to be complete by the end of 2025. Phase 2 of the 

development, with 221 dwelling units, is assumed to be complete by the end of 2028. The proposed 

development will have three accesses: two on Quincy Road and one on Hanson Loop Road. See Figure 2 for 

the site plan. 

 

This report analyzes the traffic impacts generated by the completed development as required by Walla Walla 

County (County) and Washington State Department of Transportation (WSDOT). 

 

The following intersections were identified for analysis: 

1. State Route (SR) 124 / US Highway 12 Westbound Ramps 

2. SR 124 and 5th Avenue / Gateway Road and US Highway 12 Eastbound Ramps 

3. 5th Avenue / Jantz Road 

4. Jantz Road and Ray Boulevard / Humorist Road  

5. Quincy Road / Hanson Loop Road (assumes Hanson Loop Road as the east-west roadway) 

6. US Highway 12 / Hanson Loop Road (assumes Hanson Loop Road as the east-west roadway) 

7. Quincy Road / North Drive (site access; assumes North Drive as the east-west roadway) 

8. Quincy Road / South Drive (site access; assumes South Drive as the east-west roadway) 

9. Hanson Loop Road / Red Lane (site access; assumes Red Lane as the east-west roadway) 

 

Findings 

The findings of this traffic impact analysis (TIA) are listed below. 

 

Present Traffic Volumes 

All Traffic Data collected the data on January 20, 2022, a date with a typical school schedule, at the following 

intersections: 

• SR 124 / US Highway 12 Westbound Ramps 

• SR 124 and 5th Avenue / Gateway Road and US Highway 12 Eastbound Ramps 

• 5th Avenue / Jantz Road 

• Jantz Road and Ray Boulevard / Humorist Road  

• Quincy Road / Hanson Loop Road  

• US Highway 12 / Hanson Loop Road  

• Quincy Road / South Drive (South Drive exists as a gravel roadway) 

• Hanson Loop Road / Red Lane (Red Lane exists as a driveway that serves two lots) 

 

Turning movement counts (TMCs) at the Quincy Road / South Drive intersection were used to estimate the 

northbound and southbound through trips at the future North Drive site access.  

 

In-Process Projects 

The Burbank Business Park, a project by the Port of Burbank, was identified for inclusion in this TIA.  

 

The Huntsman’s Estates development, a proposed project adjacent to the Farmstead development, is 

evaluated in parallel with Farmstead to identify the projects’ individual and combined impacts.  
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Future Traffic Volumes 

An annually compounded background growth rate of 2% was applied to intersection movements between 

public roadways. This rate was calculated based on the Benton-Franklin Council of Governments’ (BFCG) 2025 

model link volumes and 2045 future model link volumes.  

 

Trip Generation 

When fully built out and occupied in 2028, the development is anticipated to generate 3,968 vehicle trips on a 

typical weekday, including 289 trips during the AM peak hour and 403 trips during the PM peak hour. 

 

Access and Circulation 

The distribution of site trips to the access intersections is based on the shortest path between the lots and 

either Quincy Road or Hanson Loop Road. This results in a site trip distribution with 70% using North Drive to 

access Quincy Road, 24% using South Drive to access Quincy Road, and 6% using Red Lane to access Hanson 

Loop Road.  

 

Intersection Performance 

• All studied intersections currently operate at an acceptable level of service (LOS) during the weekday 

AM and PM peak hours. 

• Seven out of the nine studied intersections operate at an acceptable LOS during the 2025 With Both 

Projects (Phase 1 of Both Estates) conditions during the AM and PM peak hours.  

• Four out of the nine studied intersections operate at an acceptable LOS during the 2028 and 2033 

With Both Projects (All Phases of Both Estates) conditions during the AM and PM peak hours.  

• The SR 124 / US Highway 12 WB Ramps intersection operates below the acceptable LOS during the 

2028 and 2033 With Both Projects (All Phases of Both Estates) conditions during the peak hour. 

• The SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps intersection operates 

below the acceptable LOS during the 2028 and 2033 With Both Projects (All Phases of Both Estates) 

conditions during the AM and PM peak hours. 

• The 5th Avenue / Jantz Road intersection operates below the acceptable LOS during the 2025, 2028, 

and 2033 With Both Projects (All Phases of Both Estates) conditions during the AM and PM peak 

hours. 

• The US Highway 12 / Hanson Loop Road intersection operates below the acceptable LOS during the 

2025, 2028, and 2033 With Both Projects (All Phases of Both Estates) conditions during the PM peak 

hour. The Farmstead and Huntsman’s Estates projects do not contribute trips to the failing movement 

at the US Highway 12 / Hanson Loop Road intersection. 

• WSDOT should monitor growth at the SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB 

Ramps and US Highway 12 / Hanson Loop Road intersections to ensure the intersections operate at 

an acceptable LOS and v/c ratio. 

 

Intersection Mitigation 

• A continuous southbound right-turn lane at the SR 124 / US Highway 12 WB Ramps intersection will 

bring the intersection to operate at an acceptable LOS in the 2033 PM With Both Projects conditions. 



Traffic Impact Analysis for Farmstead 

JF Engineering, PLLC 

Quincy Road 

Burbank, Washington 

 

 vii 

July 19, 2022 

PBS Project 71856.001 

 

• A two-lane roundabout and two circulating roundabout lanes at the SR 124 and 5th Avenue / 

Gateway Road and US Highway 12 EB Ramps intersection will bring the intersection to operate at an 

acceptable LOS in the 2033 With Both Projects conditions in the AM and PM peak hours. 

• Changing the intersection control at the Jantz Road and Ray Boulevard / Humorist Road intersection 

to allow for northbound and southbound free-flowing movement with the east and west legs stop-

controlled will bring the intersection to operate at an acceptable LOS in the 2033 With Both Projects 

conditions during the AM and PM peak hours. 

• Widening the eastbound approach at the US Highway 12 / Hanson Loop Road intersection to provide 

an exclusive eastbound right-turn lane will mitigate the impacts generated by the Farmstead project.  

 

Sensitivity Analysis 

Up to 500 dwelling units can be built out at the Farmstead and Huntsman’s Estates projects until the 5th 

Avenue / Jantz Road intersection operates below the acceptable LOS in the 2025 With Project PM peak hour 

conditions. This finding relies upon the amended BBP BSP and a 1% annual background growth rate. 

 

WSDOT should monitor growth at the US Highway 12 / Hanson Loop Road intersections to ensure the 

intersection operates at an acceptable LOS and v/c ratio. 

 

Collision Analysis 

The collision rate is below the critical collision rate at all the studied intersections. A pattern of object 

collisions at the SR 124 / US Highway 12 Westbound Ramps intersection is notable. 

 

Pedestrian, Bicycle Facilities, and Public Transportation 

Pedestrian, bicycle, and transit facilities are not readily available for future subdivision residents within the 

study area. 

 

Sight Distance at Site Access Locations 

Review of the current conditions along Quincy Road and Hanson Loop Road suggests that adequate 

intersection sight distance (ISD) is available.  

 

Recommendations 

This traffic impact analysis supports the following recommendations. 

 

Sensitivity Analysis 

Negotiate an equitable cost-sharing arrangement between the Farmstead developer and the Huntsman’s 

Estates developer to achieve the following mitigations to which both parties’ projects contribute. 

• At the US Highway 12 / Hanson Loop Road intersection, widen the eastbound approach to provide a 

shared left-through lane and an exclusive right-turn lane. 

• The County should approve 500 dwelling units (combined) for the Farmstead Estates and Huntsman 

Estates projects. The developers may determine the equitable division of the 500 dwelling units; PBS 

suggests they could be split equally between the projects, with 250 units for each. Additional traffic 

mitigation should be evaluated and approved before more than 500 dwelling units are approved.  

 

Intersection Mitigation for Full Buildout 
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Negotiate an equitable cost-sharing arrangement between the Farmstead developer and the Huntsman’s 

Estates developer to achieve the following mitigation to which both parties’ projects contribute. This 

mitigation would apply after more than 500 dwelling units are permitted.  

• At the Jantz Road and Ray Boulevard / Humorist Road intersection: 

o Reassign the stop-control to the eastbound and westbound movements. 

o Add high-visibility crosswalk features to both existing marked crosswalks.  

o Install rectangular rapid-flashing beacons (RRFB) alongside the crosswalk of the north leg to 

alert approaching drivers of pedestrians in the crosswalk.  

o Address site distance at the northwest and southeast corners. 

 

Intersection Mitigation Shared with the Port of Walla Walla 

Negotiate an equitable cost-sharing arrangement among the Farmstead developer, the Port of Walla Walla, 

and the Huntsman’s Estates developer to achieve the following mitigations to which all three parties’ projects 

contribute. These mitigations would apply after more than 500 dwelling units are permitted. 

• At the SR 124 / US Highway 12 WB Ramps intersection: 

o Construct a westbound receiving lane departing the intersection to the US Highway 12 on-

ramp. 

o Reconfigure the southbound right-turn movement to flow freely into the added lane, then to 

merge into the existing lane downstream before merging into the US Highway 12 mainline.  

• At the SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps intersection, consistent 

with the recommendation in the BBP TIA:  

o Expand the south leg roadway provide two travel lanes in each direction.  

o Designate the outer northbound approach lane exclusively for right turns to the eastbound 

US Highway 12 on-ramp.  

o Expand the roundabout to provide two circulating lanes. 

o Reconfigure the westbound approach to allow left turns from both approach lanes.  

• At the 5th Avenue / Jantz Road intersection, consistent with the recommendation in the BBP TIA:  

o Install a traffic signal with an exclusive southbound left-turn lane and a westbound right-turn 

lane with a receiving lane. 

 

Collision Analysis 

WSDOT should evaluate the intersection conditions and install advisory speed signage for all approaches at 

the SR 124 / US Highway 12 Westbound Ramps intersection. 

 

Pedestrian, Bicycle, and Public Transportation Facilities 

Construct standard frontage improvements, including sidewalks, along Quincy Road. Assure all driveways, 

sidewalks, crosswalks, and curb ramps constructed with the subdivision project comply with current Americans 

with Disabilities Act guidelines.  
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Sight Distance at Site Access Location 

Design the proposed site access intersections in accordance with American Association of State Highway and 

Transportation Officials guidelines for ISD based on the posted speed of the primary roadway. Install no 

objects within the sight distance triangles that would block exiting drivers’ view of approaching traffic. 

 



Traffic Impact Analysis for Farmstead 

JF Engineering, PLLC 

Quincy Road 

Burbank, Washington 

 

 1 

July 19, 2022 

PBS Project 71856.001 

 

1 INTRODUCTION 

The purpose of this study is to determine the impacts of the traffic generated by the Farmstead project on the 

surrounding roadway infrastructure. The project site is shown on the vicinity map (Figure 1). This study will 

determine if mitigation is required to keep the roadways operating safely and at capacity levels acceptable 

under the current level of service standards. This report documents the findings and conclusions of a traffic 

impact analysis (TIA) conducted for the proposed site plan (Figure 2) application for property located in 

Burbank, Washington, an unincorporated urban community within Walla Walla County.  

 

1.1 Scope of Study 

This study documents the existing and proposed conditions, traffic data, safety analysis, and intersection 

operations in accordance with the guidelines of Walla Walla County (County) and of the Washington State 

Department of Transportation (WSDOT) where applicable. 

 

The following intersections were identified for analysis: 

1. State Route (SR) 124 / US Highway 12 Westbound (WB) Ramps 

2. SR 124 and 5th Avenue / Gateway Road and US Highway 12 Eastbound (EB) Ramps 

3. 5th Avenue / Jantz Road 

4. Jantz Road and Ray Boulevard / Humorist Road  

5. Quincy Road / Hanson Loop Road (assumes Hanson Loop Road as the east-west roadway) 

6. US Highway 12 / Hanson Loop Road (assumes Hanson Loop Road as the east-west roadway) 

7. Quincy Road / North Drive (site access; assumes North Drive as the east-west roadway) 

8. Quincy Road / South Drive (site access; assumes South Drive as the east-west roadway) 

9. Hanson Loop Road / Red Lane (site access; assumes Red Lane as the east-west roadway) 

  

PBS evaluated the adjacent Huntsman’s Estates development within this TIA report to look at conditions with 

both the projects (Farmstead and Huntsman’s Estates). This TIA includes analysis of future background 

conditions based on an annually compounded growth rate and the addition of traffic from the Burbank 

Business Park in-process project. These background conditions are addressed later in this TIA. 

 

This TIA is prepared for submission to the County. The traffic-related issues addressed in this report are based 

on the County’s Traffic Impact Analysis Guidelines (see References) and the scope of work letter dated 

December 10, 2021, that was reviewed by County staff. The topics include: 

• Baseline traffic conditions, including existing counts, one in-process project, and background growth 

• Proposed site-generated traffic volumes and their distribution 

• Capacity analysis of the existing and future conditions during the weekday AM and PM peak hours for 

the following scenarios: 

o 2022 Existing Conditions 

o 2025 Without Project 

o 2025 With Project (Phase 1 of Farmstead) 

o 2025 With Both Projects (Phase 1 of Farmstead and Huntsman’s Estates) 

o 2028 Without Project 

o 2028 With Project (Phases 1 and 2 of Farmstead) 

o 2028 With Both Projects (Phases 1 and 2 of Farmstead and Huntsman’s Estates) 
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o 2033 (Horizon Year) Without Project 

o 2033 (Horizon Year) With Project (Phases 1 and 2 of Farmstead) 

o 2033 (Horizon Year) With Both Projects (Phases 1 and 2 of Farmstead and Huntsman’s 

Estates) 

• Safety analysis of the existing and future conditions 

• Recommendations for mitigation of traffic impacts and conclusions 

• Sensitivity analysis to provide the point at which both Farmstead and Huntsman’s Estates will cause 

the study intersections to operate below County standards  

 

1.2 Existing Site Conditions 

The site, which is identified with parcel numbers 300812510090, 300812510091, and 300812510092, is located 

in Burbank, Washington, an unincorporated urban community within the County. The site is currently 

undeveloped and was previously used for agricultural purposes. The site is zoned BR (Burbank Residential).  

 

1.3 Existing Infrastructure 

The existing infrastructure and operational traffic conditions in the study area were documented. Roadway 

conditions were studied to confirm that the roadways are currently operating in a safe and efficient manner.  

 

1.3.1 Land Uses 

The land uses surrounding the site are documented to help identify the site location and to provide reference 

for any discussion of conditions that might impact the adjacent properties. The land uses surrounding the site 

are shown in Table 1. 

 

Table 1. Land Uses Around the Site 

North of Site 

Zoning BR 

Description Burbank Residential 

Existing Use Residential Housing 

 

West of Site  S 

I 

T 

E 

 East of Site (across US Highway 12) 

Zoning BR   Zoning BR 

Description Burbank Residential   Description Burbank Residential 

Existing Use Residential Housing   Existing Use Residential Housing 

 

South of Site 

Zoning BR 

Description Burbank Residential 

Existing Use Undeveloped 
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1.3.2 Existing Roadways 

The existing collector roadway providing access to the site is Quincy Road. Data were gathered on this and 

other roadways in the study area to inform operations analysis of the existing roadway system. The pertinent 

information regarding the study area roadways is tabulated in Table 2.  

 

Table 2. Existing Roadway Information 

Roadway Name Classification 
Speed 

Limitb 

Lane Configuration 

Lanes Sidewalks Bike Lanes 

US Highway 12 
Urban/Rurala Other Freeways / 

Expressways 
60 4 No No 

SR 124 Urban Other Principal Arterial 40 2 No No 

Gateway Road Minor Arterial 25 2 No No 

5th Avenue Major Collector 25 2 Yes No 

Jantz Road Local Access 35 2 Partial No 

Ray Boulevard Local Access 25 2 No No 

Humorist Road Minor Arterial 25 2 Partial No 

Quincy Road Local Access 35 2 No No 

Hanson Loop Road 
Major Collector / Minor 

Collectorc 
35 2 No No 

a The US Highway 12 classification is urban within the Burbank UGA, including at the SR 124 interchange, and rural outside 

Burbank UGA, including at the Hanson Loop Road intersection.  
b Stated in miles per hour (mph). 
c The Hanson Loop Road classification is major collector south of Humorist Road within the Burbank urban growth area 

(UGA) and minor collector outside the Burbank UGA, beginning approximately 0.45 mile south of Harrison Place. 

 

1.3.3 Major Intersections and Traffic Control 

The existing lane geometrics and traffic controls at the study intersections were documented as relevant to 

the intersection operations analysis below in this TIA. Table 3 summarizes the existing intersection 

configurations.  

 

Table 3. Major Intersections: Existing Lanes and Traffic Controls 

Intersection SR 124 / US Highway 12 WB Ramps 

Leg NB SB WB EB 

Control Unc. Yield Yield NA 

Number of Lanes 1 2 1 NA 

 

Intersection SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps 

Leg NB SB WB EB 

Control Yield Yield Yield Yield 

Number of Lanes 1 1 2 1 

 

Intersection 5th Avenue / Jantz Road 

Leg NB SB WB EB 
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Control Unc. Unc. Stop NA 

Number of Lanes 1 1 1 NA 

 

Intersection Jantz Road and Ray Boulevard / Humorist Road 

Leg NB SB WB EB 

Control Stop Stop Unc. Unc. 

Number of Lanes 1 1 1 1 

 

Intersection Quincy Road / Hanson Loop Road 

Leg NB SB WB EB 

Control Stop Stop Unc. Unc. 

Number of Lanes 1 1 1 1 

 

Intersection US Highway 12 / Hanson Loop Road 

Leg NB SB WB EB 

Control Unc. Unc. Stop Stop 

Number of Lanes 4 4 1 1 

 

Intersection Quincy Road / South Drive 

Leg NB SB EB WB 

Control Unc. Unc. Stop NA 

Number of Lanes 1 1 1 NA 

 

Intersection Hanson Loop Road / Red Lane 

Leg NB SB EB WB 

Control Unc. Unc. NA Stop 

Number of Lanes 1 1 NA 1 

NA = approach does not exist 

Stop = Stop-controlled leg approaching intersection 

Unc. = Uncontrolled leg approaching intersection – does not stop or yield 

Yield = Yield-controlled leg approaching roundabout intersection 

 

The project area is defined as the vicinity of the site encompassed by the study intersections. The operation of 

the intersections can be controlled by signing, roundabouts, or signalization. Table 3 refers to the type of 

control and number of approach lanes for each leg of each intersection. The existing lane configurations and 

traffic controls for all existing intersections, as well as the proposed configurations for all proposed access 

intersections, are shown in Figure 3.  

 

1.4 Traffic Volumes 

1.4.1 Existing Traffic Volumes 

Turning movement counts (TMCs) were gathered for the weekday AM peak period (7:00–9:00 am) and the 

weekday PM peak period (4:00–6:00 pm). PBS retained All Traffic Data (ATD) to gather the counts. ATD 
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collected the data on January 20, 2022, a date that had a typical school schedule, at the following 

intersections. Copies of the count data used are provided in Appendix A. 

• SR 124 / US Highway 12 WB Ramps 

• SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps 

• 5th Avenue / Jantz Road 

• Jantz Road and Ray Boulevard / Humorist Road  

• Quincy Road / Hanson Loop Road  

• US Highway 12 / Hanson Loop Road  

• Quincy Road / South Drive (South Drive exists as a gravel roadway) 

• Hanson Loop Road / Red Lane (Red Lane currently exist as a driveway that serves two lots) 

 

TMCs at the Quincy Road / South Drive were used to estimate the northbound and southbound through trips 

past the future North Drive site access.  

 

The resulting existing peak hour volumes for the studied intersections are shown in Figure 4. These volumes 

were input to the intersection operations analyses addressed later in this TIA. 

 

1.4.2 Background Growth 

Background growth is a generic increase in traffic volumes that either is not attributable to specific 

developments or is attributable to influences outside the study area. An annually compounded background 

growth rate of 2% was applied to intersection movements between public roadways. This rate was calculated 

based on the Benton-Franklin Council of Governments’ (BFCG) 2025 and 2045 model link volumes along US 

Highway 12. The BFCG link volumes and detailed calculations are provided in Appendix A. 

 

Of note, the BFCG model volumes suggested a near-zero growth rate off the highway and within the Burbank 

community, suggesting that applying a 2% growth rate to the local roadways overestimates the future 

volumes. By comparison, the Burbank Business Park TIA (discussed below in the In-Process Projects section) 

applied a 1% growth rate.   

 

1.4.3 In-Process Projects 

In-process trips from approved projects were requested from the County, and the Burbank Business Park 

(BBP) in-process project was supplied for inclusion in this TIA. The BBP TIA was prepared by Transpo Group in 

April 2013 for the Port of Walla Walla (Port); excerpts are provided in Appendix B. The following land uses 

were proposed as part of the BBP development:  

• Approximately 53 acres of industrial land use  

• Approximately 186,200 gross square feet (gsf) of retail land use (on 17 acres)  

• Approximately 434,400 gsf of business park land use (on 40 acres) 

 

PBS reviewed aerial imagery (Google Earth Pro software, version 7.3.4.8642) dated April 14, 2021, and found 

that only a portion of the BBP has been developed. Here is the approximate percentage of undeveloped land 

area by land use: 

• 95% of industrial land use 

• 63% of retail land use 

• 100% of business park land use  

 

To estimate the number of remaining in-process trips that could be generated by the undeveloped area of the 

BBP project, PBS extrapolated the proposed trip generation for the entire development based on the 
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remaining undeveloped land area. The remaining undeveloped area is assumed to be built out linearly until 

full build-out in 2033, so the trips generated by the undeveloped area were added linearly to the baseline 

traffic. The in-process trips for the studied intersections are summarized on Figures 5, 11, and 17. Detailed 

calculations of the BBP trip accounting are provided in Appendix B.  

 

The BBP TIA addressed operational deficiencies at the SR 124 and 5th Avenue / Gateway Road and US 

Highway 12 EB Ramps intersection and the 5th Street / Jantz Road intersection. Since their timing is unknown, 

the intersection improvements recommended in the BBP TIA were not included in the scenarios evaluated 

within the Level of Service Analyses section of this Farmstead TIA for consistency. However, the improvements 

are discussed and addressed in the Intersection Mitigation section of this TIA. Details of the intersection 

mitigation improvements recommended in the BBP TIA are provided in Appendix B. 

 

Amendments to the binding site plan (BSP) for the BBP were adopted recently, and PBS learned of the 

amendments after preparing the Level of Service Analyses. Therefore, the BBP BSP amendments are addressed 

in the Sensitivity Analysis section below.  

 

1.4.4 Future Volumes 

The baseline volumes for 2025 intersection operations analyses, termed the 2025 Without Project volumes, 

represent the sum of 2022 existing traffic, in-process project volumes, and 3 years of background growth. 

Figure 6 presents the 2025 Without Project volumes for the weekday AM and PM peak hours.  

 

The baseline volumes for 2028 intersection operations analyses, termed the 2028 Without Project volumes, 

represent the sum of 2022 existing traffic, in-process project volumes, and 6 years of background growth. 

Figure 12 presents the 2028 Without Project volumes for the weekday AM and PM peak hours.  

 

The baseline volumes for 2033 intersection operations analysis, termed the 2033 Without Project volumes, 

represent the sum of 2022 existing traffic, in-process project volumes, and 11 years of background growth. 

Figure 18 presents the 2033 Without Project volumes for the weekday AM and PM peak hours.  

 

1.4.5 Traffic Volumes Findings 

Traffic volumes in the study area will continue to increase without or with the project. Trips from the 

undeveloped area of the BBP development were included in this analysis.  

 

Background growth (at 2% for 3 years) was estimated to add approximately 6.1% to the 2022 existing volumes 

to estimate 2025 Without Project volumes. 

 

Background growth (at 2% for 6 years) was estimated to add approximately 12.6% to the 2022 existing 

volumes to estimate 2028 Without Project volumes. 

 

Background growth (at 2% for 11 years) was estimated to add approximately 24.3% to the 2022 existing 

volumes to estimate 2033 Without Project volumes.  
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2 PROPOSED CONDITIONS 

The proposed development will add traffic to the roadway system. Where the project is located, the size of the 

project, and when it will be completed are all important elements that need to be considered to determine the 

impacts of this development on safety and capacity. It is also important to examine how the project will 

operate with the existing transportation system, estimate how much new traffic it will generate, and predict 

where traffic generated by the site will be distributed. Furthermore, this section will address any funded 

infrastructure changes planned by other agencies or developers. All of these elements are important in 

assessing the traffic impacts of this project. 

 

2.1 Project Description 

The Farmstead project proposes to construct 443 dwelling units of single-family detached housing on 

approximately 100 acres. The site is currently vacant and zoned BR (Burbank Residential). The developer plans 

on constructing approximately 50 dwelling unit phases per year stating from Quincy Road and progressing 

toward Hanson Loop Road. For the purposes of this TIA, the development is assumed to occur in two phases 

and is anticipated to be fully constructed and occupied by 2028. Phase 1 is assumed to include 222 dwelling 

units by 2025, and Phase 2 is assumed to include the remaining 221 dwelling units by 2028 for a total of 443 

dwelling units. The project proposes two accesses on Quincy Road and one on Hanson Loop Road. See Figure 

2 for site plan.  

 

The Huntsman’s Estates development, located adjacent to the south of the Farmstead site, may propose 

interconnecting roadways between the two properties. This may result in a reduced number of Farmstead 

dwelling units along the south property line to provide right-of-way for connecting streets. For the purposes 

of this TIA, and as a conservative approach, the total proposed 443 dwelling units of single-family detached 

housing was used in this analysis. 

 

2.2 Access and Circulation 

Quincy Road and Hanson Loop Road as the main accesses are proposed for this project. Vehicles will access 

Quincy Road via North Drive and South Drive, and will access Hanson Loop Road via Red Lane, as shown on 

the site plan on Figure 2.  

 

The Huntsman’s Estates development, located adjacent to the south of the Farmstead site, may propose 

interconnecting roadways between the two properties. This may result in some trips from Farmstead 

accessing Quincy Road via Huntsman’s Estates and its proposed site accesses. For the purposes of this TIA, 

and as a conservative approach, all Farmstead site trips are assumed to use only the three site accesses 

proposed with the Farmstead site. 

 

Finding: The proposed Farmstead development will have two accesses (North and South Drive) on Quincy 

Road and one access (Red Lane) on Hanson Loop Road. 

 

2.3 Trip Generation and Distribution 

The following sections rely on data provided in the Institute of Transportation Engineers’ (ITE) Trip Generation 

Manual (see References section). Detailed trip generation calculations are provided in Appendix C.  

 

2.3.1 Proposed Farmstead Trip Generation 

The Burbank roadway network will see some increase in traffic volume from the proposed Farmstead project. 

The weekday trip generation values are based on the ITE regression equations, and the independent variable 

is the number of dwelling units of single-family detached housing (ITE 210). The trips generated by the project 
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were estimated by calculating the trips for 443 dwelling units at the site’s full build-out. Trips were assigned as 

half each to Phase 1 and Phase 2. Table 4 presents the trip generation estimates.  

 

Table 4. New Trip Generation for Farmstead 

Phases Phase 1 Phase 2 Total, All Phases 

Land Use (ITE Code) Single-Family Dwelling (210) 

Independent Variable Dwelling Units 

Size 222 221 443 

Average Weekday Trips (ADT) 1,988 1,980 3,968 

Peak Hour Trips AM PM AM PM AM PM 

In 38 127 37 127 75 254 

Out 107 75 107 74 214 149 

Total Trips 145 202 144 201 289 403 

 

Finding: When fully built out and occupied in 2028, the Farmstead development is anticipated to generate 

3,968 vehicle trips on a typical weekday, including 289 trips during the AM peak hour and 403 trips during the 

PM peak hour.  

 

2.3.2 Proposed Farmstead Trip Distribution 

The proposed distribution of primary trips is based on the BFCG select zone distribution model, with values 

rounded to the nearest 5%. Copies of the transportation model outputs are provided in Appendix C.  

 

Trip distribution and trip generation are applied together to assign trips to access points and the studied 

intersections. Site-generated trips are estimated to distribute as follows: 

• 85% to and from US Highway 12, northwest of SR 124 

• 5% to and from SR 124, northeast of US Highway 12 

• 5% to and from Maple Street, west of Jantz Road 

• 5% to and from US Highway 12, southeast of Hanson Loop Road 

 

The distribution pattern above represents an external distribution of Farmstead trips entering and exiting the 

study area. The distribution and assignment of new trips to and from the project are shown on Figures 7 and 13.  

 

The proposed site was reviewed to estimate the route preference to and from the site. The distribution of site 

trips to the access intersection was based on the lots with the shortest path to either Quincy Road or Hanson 

Loop Road. The site trips were distributed from the site with 70% using North Drive, 24% using South Drive, 

and 6% using Hanson Loop Road. A copy of the internal site trip distribution to the access intersections is 

provided in Appendix C. 

 

2.3.3 Proposed Trip Generation and Distribution for Huntsman’s Estates 

For the Huntsman’s Estates project, the weekday peak hour trip generation values are based on the ITE land 

use for single-family detached housing (ITE 210). The ITE regression equations are applied, and the 

independent variable is the number of dwelling units. The trips generated by the project were estimated by 

the calculating the trips for 484 dwelling units at the site’s full build-out. Huntsman’s Estates is anticipated to 

generate 4,305 vehicle trips during a typical weekday, including 313 during the AM peak hour and 438 during 

the PM peak hour. 
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The proposed distribution of new (primary) trips at Huntsman’s Estates is based on the BFCG select zone 

distribution model, with values rounded to the nearest 5%, like the Farmstead project. See the Proposed 

Farmstead Trip Distribution section for details. The distribution and assignment of the new trips at the 

Huntsman’s Estates are shown on Figures 9 and 15.  

 

The Huntsman’s Estates site trips are distributed from the site with 82% using Road B (northern driveway) and 

18% using Road C (southern driveway). A copy of the internal site trip distribution to the access intersections 

is provided in Appendix C. 

 

2.3.4 Future Volumes with Project 

Figure 8 presents the 2025 With Project volumes for Phase 1 of Farmstead, or the sum of Without Project 

volumes and the Phase 1 site-generated trips, for the weekday AM and PM peak hours.  

 

Figure 10 presents the 2025 With Project volumes for Phase 1 of both Farmstead and Huntsman’s Estates, or 

the sum of Without Project volumes and the Phase 1 site-generated trips for both projects, for the weekday 

AM and PM peak hours.  

 

Figure 14 presents the 2028 With Project volumes for Phases 1 and 2 of Farmstead, or the sum of Without 

Project volumes and the Phases 1 and 2 site-generated trips, for the weekday AM and PM peak hours.  

 

Figure 16 presents the 2028 With Project volumes for Phases 1 and 2 of both Farmstead and Huntsman’s 

Estates, or the sum of Without Project volumes and the Phases 1 and 2 site-generated trips for both projects, 

for the weekday AM and PM peak hours.  

 

Figure 19 presents the 2033 With Project volumes for Phases 1 and 2 of Farmstead, or the sum of Without 

Project volumes and the Phases 1 and 2 site-generated trips, for the weekday AM and PM peak hours.  

 

Figure 20 presents the 2033 With Project volumes for Phases 1 and 2 of both Farmstead and Huntsman’s 

Estates, or the sum of Without Project volumes and the Phases 1 and 2 site-generated trips for both projects, 

for the weekday AM and PM peak hours.  
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3 INTERSECTION OPERATIONS ANALYSES 

3.1 Operations Description 

Traffic operations are assessed in terms of level of service (LOS), a concept developed by transportation 

engineers to qualify the level of operation of intersections and roadways (Highway Capacity Manual, see 

References). LOS measures are classified in grades “A” through “F,” indicating a range of operation, with LOS 

“A” signifying the best level of operation and LOS “F” representing the worst level.  

 

LOS is quantified in terms of average delay, expressed in seconds per vehicle. LOS “A” reflects full freedom of 

operation for a driver, while LOS “F” represents operational failure. At unsignalized intersections, the criteria 

are based on the theory of gap acceptance for the stop-controlled approaches. At signalized intersections, the 

criteria are based on driver behavior studies. LOS may be reported for individual lane groups, for an 

intersection approach (aggregating multiple lanes), or for an intersection as a whole (aggregating all entering 

vehicles).  

 

The volume-to-capacity (v/c) ratio quantifies the portion of the theoretical capacity consumed by traffic 

demand volume. A v/c ratio of zero (0.00) reflects none of the capacity is consumed and all the capacity is 

fully available. A v/c ratio of one (1.00) reflects all the capacity is consumed and represents operational failure. 

The v/c ratio typically is calculated for individual movements or lane groups.  

 

3.2 Operation Standards 

The County’s Traffic Impact Analysis Guidelines (see References) provide the following operation standards. 

• LOS D as the minimum acceptable LOS for a signalized intersection, critical movement of an 

unsignalized intersection, or roadway segment within any urban area under the jurisdiction of Walla 

Walla County.  

• In the urban area, an additional 10 second delay is the maximum allowed for any intersection 

currently operating at LOS D or lower.  

• LOS C is the minimum acceptable LOS for any intersection or roadway segment within the rural areas 

of Walla Walla County. 

• The LOS of any intersection or roadway segment may drop more than two levels of service, provided 

final level of service is not below the minimum acceptable LOS. 

 

The LOS C standard applies to the Quincy Road / Hanson Loop Road intersection. At all the other studied 

intersections within County authority, the LOS D standard applies. 

 

Within Walla Walla County, WSDOT has adopted LOS D as the minimum standard at intersections under state 

jurisdiction within urban areas and LOS C in rural areas (see References). The LOS C standard applies to the US 

Highway 12 / Hanson Loop Road intersection.  

 

In addition, the WSDOT guidelines for roundabout analysis (see References) recommend the maximum v/c 

ratio for any approach lane be within a range of 0.85 to 0.90. This standard applies to the US Highway 12 

ramp intersections. 

 

3.3 Analysis Methodology 

Traffic impacts were estimated to determine the extent of change in traffic conditions caused by the 

development of this project. In order to make this determination, PBS did the following: 

• The individual peak hour volumes were analyzed for 2022, 2025, 2028, and 2033.  
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• The peak hour factor (PHF) for the overall intersection, as calculated from the count data, was 

applied all analysis scenarios. The PHF at the North Drive access was assumed to be 0.64 in 

the AM peak hour and 0.69 in the PM peak hour, similar to the PHF observed at the nearby 

Quincy Road / South Drive intersection. 

• The heavy vehicle percentage (HV%) for each movement, as calculated from the count data, 

was applied for all analysis scenarios. A minimum of 2% was applied for all scenarios. 

• Baseline traffic volumes on the surrounding street system were determined prior to adding 

the traffic impacts of the proposed project. This was done to establish a baseline for 

measuring the project impacts at the time of its development. Baseline traffic volume 

estimates were prepared for 2025, 2028, and 2033 Without Project conditions. 

• As noted previously, trip generation estimates for the project were prepared for the weekday 

AM and PM peak hours on the surrounding street system. 

• Cumulative traffic impacts of the proposed project were determined by superimposing the 

project-generated traffic onto the background weekday AM and PM peak traffic at all studied 

intersections. These volumes are termed the 2025, 2028, and 2033 With Project conditions.  

• As noted previously, since their timing is unknown, the intersection improvements 

recommended in the BBP TIA were not included in the analysis scenarios for consistency. The 

improvements are addressed in the Intersection Mitigation section below.  

• The LOS for all signalized and stop-controlled intersections was calculated with Trafficware’s 

Synchro software, Version 11, based on Highway Capacity Manual (HCM, see References) 

methodologies.  

• The LOS for all roundabout intersections was calculated with Akcelik Associates’ SIDRA 

Intersection software, Version 9, based on WSDOT-recommended settings (see References). 

• Intersection results are reported differently depending on the control type. 

o Two-way stop-controlled intersection results report the critical movement LOS, delay, and 

v/c ratio. 

o All-way stop-controlled, roundabout, and signalized intersection results report the overall 

intersection LOS and delay as well as the critical lane v/c ratio.  

 

LOS calculation reports for the study area intersections are provided in Appendix D. The key analysis findings 

are listed in the following tables.  

 

3.4 Level of Service Analyses 

3.4.1 2022 Existing Conditions 

Table 5 describes the existing LOS for each intersection within the study area for the 2022 existing conditions 

during the weekday AM and PM peak hours.  
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Table 5. Estimated 2022 Level of Service for Existing Conditions  

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 WB 

Ramps 

(NB / SB RT)  

v/c< 

0.9 
A 6.9 0.278 A 5.9 0.456 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(NB / WB) 

v/c< 

0.9 
A 4.9 0.240 A 5.1 0.298 

3 
5th Avenue / Jantz Road 

(WB)  
D B 10.1 0.172 B 10.1 0.126 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB) 

D B 10.8 0.143 B 10.1 0.175 

5 

Quincy Road / Hanson Loop 

Road 

(SB) 

C A 8.9 0.017 A 9.2 0.020 

6 

US Highway 12 / Hanson 

Loop Road 

(WB) 

C B 11.9 0.043 C 23.7 0.044 

7 Quincy Road / North Drive  D NA NA NA NA NA NA 

8 Quincy Road / South Drive  D - - - - - - 

9 

Hanson Loop Road / Red 

Lane  

(SB) 

D - - - A 7.3 0.003 

NA = intersection does not yet exist 

 

As shown in Table 5, all studied intersections currently operate at an acceptable LOS during the weekday AM 

and PM peak hours.  

 

3.4.2 2025 Future Conditions Without Project 

Table 6 describes the LOS for each intersection within the study area for the 2025 Without Project conditions 

during the weekday AM and PM peak hours.  

 

Table 6. Estimated 2025 Level of Service Without Project Conditions  

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 

WB Ramps 

(NB / SB RT)  

v/c< 

0.9 
A 7.5 0.322 A 7.9 0.567 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB) 

v/c< 

0.9 
A 6.1 0.432 A 5.6 0.429 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

3 
5th Avenue / Jantz Road 

(EB)  
D E 35.9 0.021 E 36.0 0.141 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D B 11.4 0.171 B 10.3 0.203 

5 

Quincy Road / Hanson 

Loop Road 

(SB) 

C A 8.9 0.017 A 9.2 0.021 

6 

US Highway 12 / Hanson 

Loop Road 

(EB) 

C B 13.1 0.052 D 31.4 0.176 

7 Quincy Road / North Drive  D NA NA NA NA NA NA 

8 Quincy Road / South Drive  D - - - - - - 

9 

Hanson Loop Road / Red 

Lane  

(SB) 

D - - - A 7.3 0.003 

NA = intersection does not yet exist 

 

As shown in Table 6, seven out of the nine studied intersections operate at an acceptable LOS during 2025 

Without Project conditions during the AM and PM peak hours.  

 

The 5th Avenue / Jantz Road (#3) intersection will operate at LOS E during the AM and PM peak hours, below 

the County LOS D standard. The US Highway 12 / Hanson Loop Road (#6) intersection will operate at LOS D 

during the PM peak hour, below the WSDOT LOS C standard. Mitigation alternatives for these intersections 

are discussed below in the Intersection Mitigation section. 

 

3.4.3 2025 Future Conditions With Project (Phase 1 of Farmstead) 

Table 7 describes the LOS for each intersection within the study area for the 2025 With Project (Phase 1 of 

Farmstead) conditions during the weekday AM and PM peak hours. 

 

Table 7. Estimated 2025 Level of Service With Project Conditions (Phase 1 of Farmstead) 

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 

WB Ramps  

(WB / SB RT) 

v/c< 

0.9 
A 6.3 0.486 A 8.5 0.594 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(NB / WB) 

v/c< 

0.9 
A 8.0 0.389 A 6.3 0.530 

3 
5th Avenue / Jantz Road  

(EB) 
D F 54.6 0.033 F 77.4 0.281 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D B 13.6 0.382 B 12.3 0.390 

5 

Quincy Road / Hanson 

Loop Road 

(SB) 

C A 9.0 0.024 A 9.3 0.027 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C B 11.7 0.053 D 31.4 0.061 

7 
Quincy Road / North Drive  

(EB) 
D A 9.5 0.127 B 10.0 0.110 

8 
Quincy Road / South Drive  

(EB) 
D A 8.9 0.040 A 9.0 0.030 

9 

Hanson Loop Road / Red 

Lane  

(SB) 

D - - - A 7.3 0.003 

 

As shown in Table 7, seven out of the nine studied intersections operate at an acceptable LOS during the 2025 

With Project (Phase 1 of Farmstead) conditions during the AM and PM peak hours.  

 

The 5th Avenue / Jantz Road (#3) intersection will operate at LOS F during the AM and PM peak hours, below 

the County LOS D standard. The US Highway 12 / Hanson Loop Road (#6) intersection will operate at LOS D 

during the PM peak hour, below the WSDOT LOS C standard. Mitigation alternatives for these intersections 

are discussed below in the Intersection Mitigation section. 

 

3.4.4 2025 Future Conditions With Both Projects (Phase 1 of Both Estates) 

Table 8 describes the LOS for each intersection within the study area for the 2025 With Both Projects (Phase 1 

of Both Estates) conditions during the weekday AM and PM peak hours. 

 

Table 8. Estimated 2025 Level of Service With Both Projects Conditions (Phase 1 of Both Estates) 

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 WB 

Ramps  

(NB / SB RT) 

v/c< 

0.9 
A 8.5 0.463 A 9.2 0.627 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB) 

v/c< 

0.9 
A 6.8 0.557 A 7.4 0.654 

3 
5th Avenue / Jantz Road  

(EB) 
D F 96.0 0.059 F 245.9 0.637 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D C 18.6 0.616 C 16.2 0.600 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

5 

Quincy Road / Hanson Loop 

Road 

(SB) 

C A 9.0 0.032 A 9.3 0.032 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C B 10.5 0.053 D 32.9 0.064 

7 
Quincy Road / North Drive  

(EB) 
D B 11.5 0.173 B 13.3 0.171 

8 
Quincy Road / South Drive  

(EB) 
D B 10.1 0.052 B 11.1 0.045 

9 

Hanson Loop Road / Red 

Lane  

(SB) 

D - - - A 7.3 0.003 

 

As shown in Table 8, seven out of the nine studied intersections operate at an acceptable LOS during the 2025 

With Both Projects (Phase 1 of Both Estates) conditions during the AM and PM peak hours.  

 

The 5th Avenue / Jantz Road (#3) intersection will operate at LOS F during the AM and PM peak hours, below 

the County LOS D standard. The US Highway 12 / Hanson Loop Road (#6) intersection will operate at LOS D 

during the PM peak hour, below the WSDOT LOS C standard. Mitigation alternatives for these intersections 

are discussed below in the Intersection Mitigation section. 

 

3.4.5 2028 Future Conditions Without Project 

Table 9 describes the LOS for each intersection within the study area for the 2028 Without Project conditions 

during the weekday AM and PM peak hours.  

 

Table 9. Estimated 2028 Level of Service Without Project Conditions  

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 

WB Ramps 

(NB / SB RT)  

v/c< 

0.9 
A 8.2 0.368 B 10.7 0.706 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB LT-TH / NB) 

v/c< 

0.9 
A 8.0 0.635 A 7.3 0.671 

3 
5th Avenue / Jantz Road 

(EB)  
D F 109.1 0.224 F 378.4 1.124 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D B 12.1 0.201 B 10.7 0.238 

5 

Quincy Road / Hanson 

Loop Road 

(SB) 

C A 9.0 0.018 A 9.3 0.022 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

6 

US Highway 12 / Hanson 

Loop Road 

(EB) 

C B 14.3 0.064 E 43.7 0.255 

7 Quincy Road / North Drive  D NA NA NA NA NA NA 

8 Quincy Road / South Drive  D - - - - - - 

9 

Hanson Loop Road / Red 

Lane  

(SB) 

D - - - A 7.3 0.003 

NA = intersection does not yet exist 

 

As shown in Table 9, seven out of the nine studied intersections operate at an acceptable LOS during the 2028 

Without Project conditions during the AM and PM peak hours.  

 

The 5th Avenue / Jantz Road (#3) intersection will operate at LOS F during the AM and PM peak hours, below 

the County LOS D standard. The US Highway 12 / Hanson Loop Road (#6) intersection will operate at LOS E 

during the PM peak hour, below the WSDOT LOS C standard. Mitigation alternatives for these intersections 

are discussed below in the Intersection Mitigation section. 

 

3.4.6 2028 Future Conditions With Project (All Phases of Farmstead) 

Table 10 describes the LOS for each intersection within the study area for the 2028 With Project (All Phases of 

Farmstead) conditions during the weekday AM and PM peak hours. 

 

Table 10. Estimated 2028 Level of Service With Project Conditions (All Phases of Farmstead)  

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 WB 

Ramps  

(NB / SB-RT) 

v/c< 

0.9 
A 9.2 0.502 B 13.4 0.789 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB LT-TH) 

v/c< 

0.9 
B 12.2 0.868 C 21.4 1.020 

3 
5th Avenue / Jantz Road 

(EB)  
D F 376.0 0.581 F 2956 5.297 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D C 19.8 0.626 C 16.7 0.607 

5 

Quincy Road / Hanson Loop 

Road 

(SB) 

C A 9.0 0.032 A 9.3 0.031 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C B 11.5 0.065 E 39.3 0.088 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

7 
Quincy Road / North Drive  

(EB) 
D B 10.9 0.264 B 12.0 0.238 

8 
Quincy Road / South Drive  

(EB) 
D A 9.1 0.081 A 9.4 0.067 

9 

Hanson Loop Road / Red 

Lane  

(WB) 

D A 8.5 0.014 A 8.5 0.011 

 

As shown in Table 10, six out of the nine studied intersections operate at an acceptable LOS during the 2028 

With Project (All Phases of Farmstead) conditions during the AM and PM peak hours.  

 

The SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps (#2) intersection will operate with 

a v/c ratio of 1.020 during the PM peak hour, greater than the WSDOT-recommended maximum 0.9 v/c ratio 

for a roundabout approach. The 5th Avenue / Jantz Road (#3) intersection will operate at LOS F during the AM 

and PM peak hours, below the County LOS D standard. The US Highway 12 / Hanson Loop Road (#6) 

intersection will operate at LOS E during the PM peak hour, below the WSDOT LOS C standard. Mitigation 

alternatives for these intersections are discussed below in the Intersection Mitigation section. 

 

3.4.7 2028 Future Conditions With Both Projects (All Phases of Both Estates) 

Table 11 describes the LOS for each intersection within the study area for the 2028 With Both Projects (All 

Phases of Both Estates) conditions during the weekday AM and PM peak hours. 

 

Table 11. Estimated 2028 Level of Service With Both Projects Conditions (All Phases of Both Estates) 

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 

WB Ramps  

(NB / SB-RT) 

v/c< 

0.9 
B 11.2 0.647 C 20.2 0.914 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB LT-TH) 

v/c< 

0.9 
F 89.1 1.470 F 146.4 1.779 

3 
5th Avenue / Jantz Road 

(EB / WB)  
D F 2954.2 2.899 F 1232.2 3.649 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D F 94.8 1.112 F 71.5 1.053 

5 

Quincy Road / Hanson 

Loop Road 

(SB) 

C A 9.1 0.049 A 9.4 0.042 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C A 9.9 0.067 E 43.3 0.097 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

7 
Quincy Road / North Drive  

(EB) 
D C 19.2 0.465 D 33.5 0.571 

8 
Quincy Road / South Drive  

(EB) 
D B 12.3 0.135 C 16.0 0.154 

9 

Hanson Loop Road / Red 

Lane  

(WB) 

D A 8.5 0.014 A 8.5 0.011 

 

As shown in Table 11, four out of the nine studied intersections operate at an acceptable LOS during the 2028 

With Project (All Phases of Both Estates) conditions during the AM and PM peak hours.  

 

The SR 124 / US Highway 12 WB Ramps (#1) intersection will operate with a v/c ratio of 0.914 during the PM 

peak hour, greater than the WSDOT-recommended maximum 0.9 v/c ratio for a roundabout approach. The SR 

124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps (#2) intersection will operate with v/c 

ratios of 1.470 and 1.779 during the AM and PM peak hours, respectively, greater than the WSDOT-

recommended maximum 0.9 v/c ratio for a roundabout approach. The 5th Avenue / Jantz Road (#3) 

intersection will operate at LOS F during the AM and PM peak hours, below the County LOS D standard. The 

Jantz Road and Ray Boulevard / Humorist Road (#4) intersection will operate at LOS F during the AM and PM 

peak hours, below the County LOS D standard. The US Highway 12 / Hanson Loop Road (#6) intersection will 

operate at LOS E during the PM peak hour, below the WSDOT LOS C standard. Mitigation alternatives for 

these intersections are discussed below in the Intersection Mitigation section. 

 

3.4.8 2033 Future Conditions Without Project 

Table 12 describes the LOS for each intersection within the study area for the 2033 Without Project conditions 

during the weekday AM and PM peak hours.  

 

Table 12. Estimated 2033 Level of Service Without Project Conditions 

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 WB 

Ramps 

(NB / SB RT)  

v/c< 

0.9 
A 9.2 0.428 C 25.3 0.972 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(SB / WB LT-TH) 

v/c< 

0.9 
C 22.6 0.995 C 31.0 1.054 

3 
5th Avenue / Jantz Road 

(EB)  
D F 920.3 1.208 F 15384.6 27.528 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D B 13.2 0.249 B 11.2 0.282 

5 

Quincy Road / Hanson Loop 

Road 

(SB) 

C A 9.0 0.020 A 9.3 0.023 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

6 

US Highway 12 / Hanson 

Loop Road 

(EB) 

C C 16.8 0.087 F 74.6 0.407 

7 Quincy Road / North Drive  D NA NA NA NA NA NA 

8 Quincy Road / South Drive  D - - - - - - 

9 

Hanson Loop Road / Red 

Lane  

(SB) 

D - - - A 7.3 0.003 

NA = intersection does not yet exist 

 

As shown in Table 12, five out of the nine studied intersections operate at an acceptable LOS during the 2033 

Without Project conditions during the AM and PM peak hours.  

 

The SR 124 / US Highway 12 WB Ramps (#1) intersection will operate with a v/c ratio of 0.972 during the PM 

peak hour, greater than the WSDOT-recommended maximum 0.9 v/c ratio for a roundabout approach. The SR 

124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps (#2) intersection will operate with v/c 

ratios of 0.995 and 1.054 during the AM and PM peak hours, respectively, greater than the WSDOT-

recommended maximum 0.9 v/c ratio for a roundabout approach. The 5th Avenue / Jantz Road (#3) 

intersection will operate at LOS F during the AM and PM peak hours, below the County LOS D standard. The 

US Highway 12 / Hanson Loop Road (#6) intersection will operate at LOS F during the PM peak hour, below 

the WSDOT LOS C standard. Mitigation alternatives for these intersections are discussed below in the 

Intersection Mitigation section. 

 

3.4.9 2033 Future Conditions With Project (All Phases of Farmstead) 

Table 13 describes the LOS for each intersection within the study area for the 2033 With Project (All Phases of 

Farmstead) conditions during the weekday AM and PM peak hours. 

 

Table 13. Estimated 2033 Level of Service With Project Conditions (All Phases of Farmstead) 

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 

WB Ramps 

(NB / SB RT)  

v/c< 

0.9 
B 11.0 0.555 D 50.7 1.145 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB LT-TH) 

v/c< 

0.9 
E 74.5 1.328 F 112.8 1.506 

3 
5th Avenue / Jantz Road  

(EB) 
D F 5489.7 6.173 See table footnote  

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D C 24.9 0.710 C 18.9 0.666 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

5 

Quincy Road / Hanson 

Loop Road 

(SB) 

C A 9.0 0.034 A 9.3 0.033 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C B 13.5 0.088 F 77.1 0.187 

7 
Quincy Road / North Drive  

(EB) 
D B 11.0 0.265 B 12.1 0.240 

8 
Quincy Road / South Drive 

(EB) 
D A 9.1 0.081 A 9.4 0.067 

9 

Hanson Loop Road / Red 

Lane 

 (WB) 

D A 8.5 0.014 A 8.5 0.011 

The 5th Avenue / Jantz Road (#3) intersection LOS analysis does not provide the LOS during the PM peak hour due to 

excessive delay and over-capacity conditions. It is estimated that the eastbound LOS is F with the eastbound lane as the 

critical lane with delay over 2,000 seconds per vehicle. 

 

As shown in Table 13, five out of the nine studied intersections operate at an acceptable LOS during the 2033 

Without Project conditions during the AM and PM peak hours.  

 

The SR 124 / US Highway 12 WB Ramps (#1) intersection will operate with a v/c ratio of 1.145 during the PM 

peak hour, greater than the WSDOT-recommended maximum 0.9 v/c ratio for a roundabout approach. The SR 

124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps (#2) intersection will operate with v/c 

ratios of 1.328 and 1.506 during the AM and PM peak hours, respectively, greater than the WSDOT-

recommended maximum 0.9 v/c ratio for a roundabout approach. The 5th Avenue / Jantz Road (#3) 

intersection will operate at LOS F during the AM and PM peak hours, below the County LOS D standard. The 

US Highway 12 / Hanson Loop Road (#6) intersection will operate at LOS F during the PM peak hour, below 

the WSDOT LOS C standard. Mitigation alternatives for these intersections are discussed below in the 

Intersection Mitigation section. 

 

3.4.10 2033 Future Conditions With Both Projects (All Phases of Both Estates) 

Table 14 describes the LOS for each intersection within the study area for the 2033 With Both Projects (All 

Phases of Both Estates) conditions during the weekday AM and PM peak hours. 

 

Table 14. Estimated 2033 Level of Service With Both Projects Conditions (All Phases of Both Estates) 

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 

WB Ramps 

(WB / SB RT)  

v/c< 

0.9 
B 17.1 0.765 F 84.7 1.455 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB LT-TH) 

v/c< 

0.9 
F 238.5 2.265 F 229.7 2.022 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

3 
5th Avenue / Jantz Road  

(EB) 
D See table footnote 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D F 143.5 1.236 F 99.7 1.135 

5 

Quincy Road / Hanson 

Loop Road 

(SB) 

C A 9.1 0.051 A 9.4 0.044 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C B 11.4 0.088 F 88.7 0.211 

7 
Quincy Road / North Drive  

(EB) 
D C 19.4 0.468 D 33.9 0.575 

8 
Quincy Road / South Drive 

(EB) 
D B 12.4 0.136 C 16.1 0.155 

9 

Hanson Loop Road / Red 

Lane 

 (WB) 

D A 8.5 0.014 A 8.5 0.011 

The 5th Avenue / Jantz Road (#3) intersection LOS analysis does not provide the LOS during the AM and PM peak hours 

due to excessive delay and over-capacity conditions. It is estimated that the eastbound LOS is F with the eastbound lane 

as the critical lane with delay over 2,000 seconds per vehicle. 

 

As shown in Table 14, four out of the nine studied intersections operate at an acceptable LOS during the 2033 

With Both Projects (All Phases of Both Estates) conditions during the AM and PM peak hours.  

 

The SR 124 / US Highway 12 WB Ramps (#1) intersection will operate with a v/c ratio of 1.455 during the PM 

peak hour, greater than the WSDOT-recommended maximum 0.9 v/c ratio for a roundabout approach. The SR 

124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps (#2) intersection will operate with v/c 

ratios of 2.265 and 2.022 during the AM and PM peak hours, respectively, greater than the WSDOT-

recommended maximum 0.9 v/c ratio for a roundabout approach. The 5th Avenue / Jantz Road (#3) 

intersection will operate at LOS F during the AM and PM peak hours, below the County LOS D standard. The 

Jantz Road and Ray Boulevard / Humorist Road (#4) intersection will operate at LOS F during the AM and PM 

peak hours, below the County LOS D standard. The US Highway 12 / Hanson Loop Road (#6) intersection will 

operate at LOS F during the PM peak hour, below the WSDOT LOS C standard. Mitigation alternatives for 

these intersections are discussed below in the Intersection Mitigation section. 

 

At the SR 124 / US Highway 12 WB Ramps Intersection, a modeling methodology adjustment was tested to 

check the intersection’s sensitivity to certain inputs. With a background growth rate of 2%, the roundabout v/c 

ratio would be 1.049; however, with a background growth rate of 1%, consistent with the BBP TIA, the 

roundabout v/c ratio would be 0.867 or less. Since the BFCG model estimates no traffic growth on the local 

Burbank roadways, using a 1% growth rate appears reasonable. This finding suggests that the mitigations 

recommended with the BBP likely will provide adequate mitigation for the 2033 total traffic conditions, 

including trips from the BBP, Huntsman’s Estates, and Farmstead. A conceptual graphic of the mitigated 

intersection is provided in Appendix E.  
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3.5 Intersection Mitigation 

The LOS analyses above anticipate that five studied intersections will operate below the applicable operation 

standards during one or more future scenario. Mitigation improvements are required at these locations to 

maintain acceptable operations. All the following mitigation discussions reference the 2033 With Both Projects 

scenario to match the estimated BBP build-out year and to assess the mitigation responsibilities among all 

three projects (Farmstead, Huntsman’s Estates, and the BBP).  

 

Two of the deficient intersections are recommended for improvements within the BBP TIA, so, for consistency, 

this section evaluates these intersections with the recommended mitigation improvements in place. At the 

other three deficient intersections, new mitigation alternatives are evaluated for their effectiveness. This 

section recommends mitigation approaches for all five intersections.  

 

One modeling methodology adjustment was applied to the mitigated scenarios. Because of the increased 

traffic from the BBP in-process project and the Farmstead and Huntsman’s Estates projects, the PHF was 

adjusted to 1.0 at the WSDOT-controlled intersections and to 0.92 at all other intersections. This PHF 

adjustment is consistent with the BBP TIA approach. This adjustment alone did not bring the LOS results back 

within the applicable standards, so additional capacity improvements were evaluated.  

 

One adjustment was made to the project trip inputs for these mitigated scenarios. Subsequent to completing 

the Level of Service Analyses above, PBS received an updated site plan for the Farmstead project. The revised 

Farmstead lot layout includes 468 dwelling units, representing an increase of 25 units from the conditions 

evaluated above. This updated lot plan is projected to generate an additional 14 trips in the AM peak hour 

and 21 trips during the PM peak hour. The intersection mitigation sections below address the 2033 With Both 

Projects scenario with these increased trips. Note that this increase in proposed dwelling units will not cause 

any additional operational deficiencies beyond those already noted.  

 

3.5.1 SR 124 / US Highway 12 WB Ramps Intersection 

The SR 124 / US Highway 12 WB Ramps (#1) intersection shows a v/c ratio exceeding 0.9 in the southbound 

right-turn lane during the future PM peak hour. PBS finds that modeling the lane as a continuous right-turn 

lane, with an added westbound receiving lane on the on-ramp that merges downstream into the existing lane, 

would improve the intersection operations to an acceptable v/c ratio of 0.777 or less for all scenarios and peak 

hours. A conceptual graphic of the mitigated intersection is provided in Appendix E.  

 

3.5.2 SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps Intersection 

The SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps (#2) intersection shows high 

delays and over-capacity conditions, most especially in the westbound shared left-through lane, during the 

future AM and PM peak hours. Consistent with the BBP TIA, the intersection was modeled with a two-lane 

roundabout with two northbound circulating lanes and two westbound circulating lanes. Although these 

mitigations will reduce the intersection delay and LOS to acceptable levels (LOS B and C in the AM and PM 

peak hours, respectively), the v/c ratio would remain above 0.9 during the PM peak hour.  

 

 

3.5.3 5th Avenue / Jantz Road Intersection 

The 5th Avenue / Jantz Road (#3) intersection shows high delays and over-capacity conditions, most especially 

on the eastbound approach, during the future AM and PM peak hours. Consistent with the BBP TIA, the 

intersection was modeled with a traffic signal with an added southbound right-turn lane and with a westbound 

right-turn lane with an additional northbound receiving lane. This mitigation would improve the intersection 

operations from LOS F (during both AM and PM peak hours) to LOS C (AM) and LOS B (PM) with the v/c ratio 
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under 1.0 during the AM and PM peak hours. No additional mitigation improvements beyond those already 

considered are required to achieve acceptable intersection operations. A conceptual graphic of the mitigated 

intersection is provided in Appendix E. 

 

This mitigation finding relies upon the BBP TIA, which anticipated constructing and generating traffic on a new 

west leg of the 5th Avenue / Jantz Road intersection. The mitigation has been refined updated in the 

Sensitivity Analysis section below. 

 

3.5.4 Jantz Road and Ray Boulevard / Humorist Road Intersection 

The Jantz Road and Ray Boulevard / Humorist Road (#4) intersection shows high delays and over-capacity 

conditions, most especially on the northbound and southbound approaches, during the future AM and PM 

peak hours, respectively. PBS finds that changing the stop-controlled legs to the eastbound and westbound 

legs, which will have significantly lower volumes than the northbound and southbound legs as the Farmstead 

and Huntsman’s Estates projects develop, would improve the intersection operations to an acceptable LOS D 

for all scenarios and peak hours. A conceptual graphic of the mitigated intersection is provided in Appendix E. 

 

PBS also finds that reconfiguring the stop controls at the intersection could compromise drivers’ sight lines. 

Free-flowing northbound and southbound drivers may not clearly see the intersection as they approach 

through horizontal curves, which could adversely impact intersection safety, especially for pedestrians crossing 

Jantz Road or Ray Boulevard. Stopped eastbound and westbound drivers may not clearly see the approaching 

traffic in time to adequately judge the gaps in cross traffic. Additional verification of the driver sight lines, and 

possibly additional pedestrian safety improvements, are merited.  

 

3.5.5 US Highway 12 / Hanson Loop Road Intersection 

The US Highway 12 / Hanson Loop Road (#6) intersection shows high delays on the eastbound and 

westbound approaches during the PM peak hour. All turns from the stop-controlled approaches are provided 

acceleration and merge lanes along US Highway 12. The critical delay is 74.6 seconds per vehicle in the 2033 

Without Project conditions, which sets the mitigation target for the proposed project.  

 

The Farmstead project is anticipated to add eastbound right turns and northbound left turns at the 

intersection. PBS finds that widening the eastbound approach to provide an exclusive eastbound right-turn 

lane would reduce the critical delay from 88.7 seconds to 68.1 seconds during the 2033 With Project PM peak 

hour. A conceptual graphic of the mitigated intersection is provided in Appendix E. 

 

Additional improvements could involve restricting the eastbound and/or westbound turning movements or 

modifying the intersection traffic control. These improvements should be implemented only if the background 

growth rate of the intersection is observed to match the assumed 2% background growth. WSDOT would 

require a formal intersection control evaluation before pursuing such modifications.  

 

3.5.6 Mitigation Results and Next Steps 

The mitigation recommendations discussed in the sections above were evaluated for their effectiveness at 

mitigating the intersection operations deficiencies forecast for the 2033 With Both Projects conditions. Table 

15 presents the mitigated LOS results for the five deficient intersections. The mitigated LOS calculations are 

provided in Appendix E.  
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Table 15. Estimated 2033 Mitigated Level of Service With Both Projects Conditions  

Int. 

# 

INTERSECTION 

MITIGATION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 

WB Ramps 

With SB RT continuous 

movement and added 

merge lane to WB on-ramp 

(NB) 

v/c< 

0.9 
B 14.6 0.713 B 16.9 0.781 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

With added WB and NB 

lanes and 1% background 

growth 

(WB LT-TH) 

v/c< 

0.9 
A 7.9 0.594 B 12.7 0.880 

3 

5th Avenue / Jantz Road 

With traffic signal and 

added SB and WB lanes and 

added NB receiving lane 

(SB LT) 

D C 27.7 1.00 B 19.8 0.94 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

With TWSC on east and 

west legs 

(EB / SB) 

D D 28.1 0.270 D 28.4 0.160 

6 

US Highway 12 / Hanson 

Loop Road 

With added EB RT lane 

(EB LT-TH) 

C C 21.9 0.090 F 68.1 0.257 

TWSC: two-way stop-control 

 

As shown in Table 15, the mitigation improvements discussed above can mitigate the intersection operations 

to fall within acceptable ranges except the US Highway 12 / Hanson Loop Road intersection, which, as also 

discussed above, is required only to be mitigated back to the Without Project conditions.  

 

To achieve the following mitigations, it is recommended that the Farmstead developer and the Huntsman’s 

Estates developer negotiate a cost-sharing arrangement by which the burden of mitigation is shared 

equitably. The following mitigation improvements would be shared by both parties since both contribute trips 

at the deficient intersections:  

• At the Jantz Road and Ray Boulevard / Humorist Road intersection: 

o Reassign the stop-control to the eastbound and westbound movements. 

o Add high-visibility crosswalk features to both existing marked crosswalks.  
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o Install rectangular rapid-flashing beacons (RRFB) alongside the crosswalk of the north leg to 

alert approaching drivers of pedestrians in the crosswalk.  

o Address site distance at the northwest and southeast corners. 

• At the US Highway 12 / Hanson Loop Road intersection: 

o Widen the eastbound approach to provide a shared left-through lane and an exclusive right-

turn lane.  

 

To achieve the following mitigations, it is recommended that the Farmstead developer contact the Port of 

Walla Walla and the Huntsman’s Estates developer to negotiate a cost-sharing arrangement by which the 

burden of mitigation is shared equitably. The following mitigation improvements would be shared by the 

three parties since all contribute trips at the deficient intersections:  

• At the SR 124 / US Highway 12 WB Ramps intersection: 

o Construct a westbound receiving lane departing the intersection to the US Highway 12 on-

ramp. 

o Reconfigure the southbound right-turn movement to flow freely into the added lane, then to 

merge into the existing lane downstream before merging into the US Highway 12 mainline.  

• At the SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps intersection, consistent 

with the recommendation in the BBP TIA:  

o Expand the south leg roadway provide two travel lanes in each direction.  

o Designate the outer northbound approach lane exclusively for right turns to the eastbound 

US Highway 12 on-ramp.  

o Expand the roundabout to provide two circulating lanes. 

o Reconfigure the westbound approach to allow left turns from both approach lanes.  

• At the 5th Avenue / Jantz Road intersection, consistent with the recommendation in the BBP TIA:  

o Install a traffic signal with an exclusive southbound left-turn lane and a westbound right-turn 

lane with a receiving lane.  

 

Findings: A continuous southbound right-turn lane at the SR 124 / US Highway 12 WB Ramps intersection will 

bring the intersection to operate at an acceptable LOS in the 2033 PM With Both Projects conditions. 

 

A two-lane roundabout and two circulating roundabout lanes at the SR 124 and 5th Avenue / Gateway Road 

and US Highway 12 EB Ramps intersection will bring the intersection to operate at an acceptable LOS in the 

2033 With Both Projects conditions in the AM and PM peak hours. 

 

Changing the intersection control from two-way stop-control (TWSC) to signal at the 5th Avenue / Jantz Road 

intersection with an added southbound left-turn lane and an added westbound right-turn lane with a 

receiving lane will bring the intersection to operate at an acceptable LOS in the 2033 With Both Projects 

conditions in the AM and PM peak hours. 

 

Changing the intersection control at the Jantz Road and Ray Boulevard / Humorist Road intersection to allow 

for northbound and southbound free-flowing movement with the east and west legs stop-controlled will 
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bring the intersection to operate at an acceptable LOS in the 2033 With Both Projects conditions during the 

AM and PM peak hours. 

 

Widening the eastbound approach at the US Highway 12 / Hanson Loop Road intersection to provide an 

exclusive eastbound right-turn lane would mitigate the impacts generated by the Farmstead project.  

 

Recommendations: Negotiate an equitable cost-sharing arrangement between the Farmstead developer and 

the Huntsman’s Estates developer to achieve the following mitigations to which both parties’ projects 

contribute. 

• At the US Highway 12 / Hanson Loop Road intersection, widen the eastbound approach to provide a 

shared left-through lane and an exclusive right-turn lane. 

• At the Jantz Road and Ray Boulevard / Humorist Road intersection: 

o Reassign the stop-control to the eastbound and westbound movements. 

o Add high-visibility crosswalk features to both existing marked crosswalks.  

o Install rectangular rapid-flashing beacons (RRFB) alongside the crosswalk of the north leg to 

alert approaching drivers of pedestrians in the crosswalk.  

o Address site distance at the northwest and southeast corners. 

 

Negotiate an equitable cost-sharing arrangement among the Farmstead developer, the Port of Walla Walla, 

and the Huntsman’s Estates developer to achieve the following mitigations to which all three parties’ projects 

contribute.  

• At the SR 124 / US Highway 12 WB Ramps intersection: 

o Construct a westbound receiving lane departing the intersection to the US Highway 12 on-

ramp. 

o Reconfigure the southbound right-turn movement to flow freely into the added lane, then to 

merge into the existing lane downstream before merging into the US Highway 12 mainline.  

• At the SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps intersection, consistent 

with the recommendation in the BBP TIA:  

o Expand the south leg roadway provide two travel lanes in each direction.  

o Designate the outer northbound approach lane exclusively for right turns to the eastbound 

US Highway 12 on-ramp.  

o Expand the roundabout to provide two circulating lanes. 

o Reconfigure the westbound approach to allow left turns from both approach lanes.  

• At the 5th Avenue / Jantz Road intersection, consistent with the recommendation in the BBP TIA:  

o Install a traffic signal with an exclusive southbound left-turn lane and a westbound right-turn 

lane with a receiving lane. 

 

WSDOT should monitor growth at the SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps 

and US Highway 12 / Hanson Loop Road intersections to ensure the intersections operate at an acceptable 

LOS and v/c ratio. 
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3.6 Sensitivity Analysis 

The purpose of this sensitivity analysis is to identify what portion of the Farmstead and Huntman’s Estates 

projects could be built before mitigation might be required at one of the study intersections. This sensitivity 

analysis does not assume any of the mitigations discussed above to be in place; it relies upon the current 

intersection controls and configurations as does the Level of Service Analyses section earlier in this TIA. None 

of the three access intersections were found to drop below the adopted LOS standard, so they are omitted 

from this sensitivity analysis.  

 

As part of the sensitivity analysis, three adjustments were made to the analysis model inputs and assumptions.  

• The County approval of the BBP project requires the Port of Walla Walla to reevaluate the project’s 

traffic impacts after 40% of its projected trips are generated. In other words, no mitigation is required 

before at least 40% of the BBP trips are generated. Therefore, this sensitivity analysis assumes only 

40% of the BBP trips to be traveling on the roadway network.  

• Recent amendments to the BBP BSP do not include the west leg to the 5th Avenue / Jantz Road 

intersection as originally assumed in the BBP TIA. Therefore, the sensitivity analysis refines the LOS 

analyses above by omitting the west leg of the intersection and redistributing the BBP trips 

accordingly.  

• The background growth rate was reduced from 2% per year to 1% per year. This adjustment better 

aligns with the BFCG forecast models and with the BBP TIA assumptions.  

 

The sensitivity analysis increased the number of trips generated by the proposed dwelling units and checked 

the study intersections’ LOS until it dropped below the applicable operational standard at any one location. 

The first trial was with the proposed Phase 1 for both Farmstead Estates and Huntsman Estates, and the 

results are shown below in Table 16.  

 

Table 16 presents the LOS results for the study intersection in 2025 with 40% of the BBP built out and Phase 1 

of both Farmstead and Huntsman Estates (470 combined dwelling units). The amended BBP BSP and the LOS 

calculations are provided in Appendix G.  

 

Table 16. Estimated 2025 Level of Service with Both Projects Conditions (Phase 1 of Both Estates), 40% 

BBP Trips, and Amended BBP BSP  

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 WB 

Ramps  

(NB / SB RT) 

v/c< 

0.9 
A 8.4 0.455 A 9.0 0.606 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB) 

v/c< 

0.9 
A 6.7 0.544 A 7.3 0.640 

3 
5th Avenue / Jantz Road  

(WB) 
D C 15.6 0.574 D 29.7 0.798 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D C 18.4 0.611 C 16.0 0.592 
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Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

5 

Quincy Road / Hanson Loop 

Road 

(SB) 

C A 9.0 0.032 A 9.3 0.031 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C B 10.0 0.047 D 30.7 0.059 

 

As found in the 2025 Without Project conditions, the US Highway 12 / Hanson Loop Road intersection 

operates below the WSDOT LOS standard C during the PM peak hour. All other studied intersections remain 

within the applicable LOS standard in the 2025 With Phase 1 of Both Projects conditions and approximately 

40% of the BBP build-out during the AM and PM peak hour. 

 

The sensitivity analysis continued to increase the number of dwelling units in both projects beyond their 

Phase 1 values until one or another intersection LOS dropped below standards. Through these iterations, the 

5th Avenue / Jantz Road intersection was found to be the most sensitive intersection impacted by new trips 

from the proposed Farmstead and Huntsman’s Estates projects; in other words, it dropped below its 

applicable operational standard (LOS D) before any other study intersection.  

 

Table 17 presents the 2025 LOS results for the study intersections at the highest number of dwelling units that 

can be built without the 5th Avenue / Jantz Road exceeding the County’s LOS D standard. The results in Table 

17 also include 40% of the BBP built out and the BBP BSP amended. The amended BBP BSP and the LOS 

calculations are provided in Appendix G. 

 

Table 17. 2025 LOS With 500 Dwelling Units, 40% BBP Trips, and Amended BBP BSP  

Int. 

# 

INTERSECTION 

(Critical lane group,  

AM / PM) 

LOS 

Standard 

AM Peak Hour PM Peak Hour 

LOS 
Delay 

(sec/veh) 
v/c LOS 

Delay 

(sec/veh) 
v/c 

1 

SR 124 / US Highway 12 WB 

Ramps  

(NB / SB RT) 

v/c< 

0.9 
A 8.5 0.462 A 9.1 0.609 

2 

SR 124 and 5th Avenue / 

Gateway Road and US 

Highway 12 EB Ramps 

(WB) 

v/c< 

0.9 
A 6.8 0.552 A 7.4 0.654 

3 
5th Avenue / Jantz Road  

(WB) 
D C 15.9 0.591 D 33.3 0.829 

4 

Jantz Road and Ray 

Boulevard / Humorist Road 

(NB / SB) 

D C 22.8 0.699 C 16.6 0.616 

5 

Quincy Road / Hanson Loop 

Road 

(SB) 

C A 9.0 0.035 A 9.3 0.031 

6 

US Highway 12 / Hanson 

Loop Road 

(EB / WB) 

C B 11.3 0.065 D 31.1 0.060 
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As found in the 2025 Without Project conditions, the US Highway 12 / Hanson Loop Road intersection 

operates below the WSDOT LOS standard C during the PM peak hour. All others studied intersections remain 

within the applicable LOS standards in the 2025 conditions. Up to 500 dwelling units (combined between the 

Farmstead and Huntsman’s Estates projects) can be built out in the 2025 conditions, before another study 

intersection LOS drops below standards during either the AM or PM peak hour. The trips generated by 

additional dwelling units would cause the 5th Avenue / Jantz Road intersection to operate at LOS E, below the 

County’s LOS D standard.  

 

For full buildout of the Farmstead and Huntsman’s Estates projects, the improvements recommended above in 

the Intersection Mitigation section still apply. 

 

Findings: Up to 500 dwelling units can be built out at the Farmstead and Huntsman’s Estates projects until the 

5th Avenue / Jantz Road intersection operates below the acceptable LOS in the 2025 With Project PM peak 

hour conditions. This finding relies upon the amended BBP BSP and a 1% annual background growth rate.  

 

WSDOT should monitor growth at the US Highway 12 / Hanson Loop Road intersections to ensure the 

intersection operates at an acceptable LOS and v/c ratio. 

 

Recommendation: With the mitigation at the US Highway 12 / Hanson Loop Road, 500 dwelling units should be 

approved for the Farmstead Estates and Huntsman Estates projects. The developers may determine the 

equitable division of the 500 dwelling units; PBS suggests they could be split equally between the projects, with 

250 units for each. Additional traffic mitigation should be evaluated and approved before more than 500 

dwelling units are approved.  
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4 SAFETY ANALYSIS 

4.1 Collision Analysis 

Collision data from the study area were obtained from WSDOT for the five-year period spanning from January 

2016 through December 2020. This analysis assumes that a collision rate less than the critical collision rate for 

the intersection is typically considered to be within acceptable parameters. A collision rate above the critical 

rate is worthy of further examination. The detailed collision data are provided in Appendix F. Table 18 presents 

the results of the collision analysis.  

 

Table 18. Collision Analysis for Study Area Intersections (January 1, 2016, through December 31, 2020) 

Int. 

# 
Intersection 

Collision Type 
Total 

Collisions 

Critical 

Rate 

Collison 

Rate 
Rear-

end 
Angle Object 

Side-

swipe 

Head

-on 
Other 

1 

SR 124 / US 

Highway 12 WB 

Ramps  

1 2 5 - 1 3 12 0.88 0.71 

2 

SR 124 and 5th 

Avenue / 

Gateway Road 

and US 

Highway 12 EB 

Ramps 

- 1 2 1 - - 4 0.92 0.31 

3 
5th Avenue / 

Jantz Road  
2 - - - - 1 3 0.99 0.39 

4 

Jantz Road and 

Ray Boulevard / 

Humorist Road 

- 1 - - - - 1 1.12 0.26 

5 

Quincy Road / 

Hanson Loop 

Road 

- - - - - - 0 1.31 0 

6 

US Highway 12 

/ Hanson Loop 

Road 

- 1 - - - - 1 0.83 0.04 

7 
Quincy Road / 

North Drive  
- - - - - - 0 1.38 - 

8 
Quincy Road / 

South Drive  
- - - - - - 0 1.38 - 

9 

Hanson Loop 

Road / Red 

Lane  

- - - - - - 0 1.41 - 

 

To calculate the collision rate, the PM peak hour total entering volumes from the existing TMCs were 

multiplied by 10 to provide an approximation of the average daily trips. Detailed calculations of the critical 

rates and collision rates are provided in Appendix F. 

 

The collision rate is below the critical rate at all the studied intersections.  

 



Traffic Impact Analysis for Farmstead 

JF Engineering, PLLC 

Quincy Road 

Burbank, Washington 

 

 31 

July 19, 2022 

PBS Project 71856.001 

 

At the SR 124 / US Highway 12 WB Ramps intersection, the pattern of object collisions is notable. Of the 12 

total collisions at the intersection, five of them were object collisions with the roundabout curb or traffic 

island. If this pattern recurs in the future, PBS recommends WSDOT evaluate the intersection conditions and 

install advisory speed signage for all approaches. 

 

Findings: The collision rate is below the collision rate at all the studied intersections. A pattern of object 

collisions at the SR 124 / US Highway 12 WB Ramps intersection is notable. 

 

Recommendations: WSDOT should evaluate the intersection conditions and install advisory speed signage for 

all approaches at the SR 124 / US Highway 12 WB Ramps intersection. 

 

4.2 Pedestrian, Bicycle, and Public Transportation Facilities 

Pedestrian, bicycle, and transit facilities are not available for future residents to travel between the project site 

and the schools and businesses to the north. The nearest improved pedestrian facilities are located on the 

north side of the Jantz Road and Ray Boulevard / Humorist Road intersection, approximately 0.5 mile from the 

Farmstead site as measured along the existing roadways. Any potential pedestrian connection through the 

adjoining neighborhood to the north—for example, via Apple Lane and Harrison Road—would be 

approximately the same distance. The total distance to the Columbia School District schools along Maple is at 

least 1.0 to 1.2 miles, plus walking distance within Farmstead. Given these distances, it is likely that students 

living within Farmstead will be offered school bus transportation.  

 

Sidewalks will be provided throughout the proposed site. All driveways, sidewalks, crosswalks, and curb ramps 

constructed or modified with the development should be compliant with the current Americans with 

Disabilities Act (ADA) guidelines. Quincy Road will include frontage improvements that include sidewalks.  

 

Finding: Pedestrian, bicycle, and transit facilities are not readily available for future subdivision residents in the 

study area. A gap of approximately 0.5 mile exists between the Farmstead site and the nearest improved 

pedestrian facilities. It is likely that students living within Farmstead will be offered school bus transportation.  

 

Recommendation: Construct standard frontage improvements, including sidewalks, along Quincy Road. Assure 

all driveways, sidewalks, crosswalks, and curb ramps constructed with the subdivision project comply with 

current ADA guidelines.  

 

4.3 Sight Distance at Site Access Locations 

Two of three of the proposed Farmstead site accesses (South Drive and Red Lane) currently exist as gravel 

road driveways. South Drive is a gravel roadway that intersects Quincy Road and Red Lane is a gravel driveway 

that serves two existing properties fronting on Hanson Loop Road. The North Drive site access will intersect 

Quincy Road and does not currently exist. All sight distances were evaluated graphically. The generally flat 

terrain, straight alignment on both Quincy Road and Hanson Loop Road with a 35 mile per hour (mph) posted 

speed on Quincy Road and 25-mph posted speed on Hanson Loop Road suggest that adequate sight 

distances may be achievable through design and construction of the proposed site access intersections on 

both roadways. 

 

All proposed site accesses should be designed in accordance with Chapter 3.4 of the Walla Walla County Road 

Standards (September 8, 2015), based on the accessed roadways’ respective posted speeds. Based on the 

current 35-mph posted speed on Quincy Road and Hanson Loop Road, the proposed site access must have 

the following intersection sight distance (ISD) standard: 
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At Quincy Road / North Drive and Quincy Road / South Drive (Proposed Site Accesses): 

• At least 390 feet of ISD to the north and south for a left turn from the eastbound site access onto 

northbound Quincy Road. 

• At least 335 feet of ISD to the north and south for a right turn from the eastbound site access onto 

southbound Quincy Road. 

 

At Hanson Loop Road / Red Lane (Proposed Site Access): 

• At least 390 feet of ISD to the north and south for a left turn from the westbound site access onto 

southbound Hanson Loop Road. 

• At least 335 feet of ISD to the north and south for a right turn from the westbound site access onto 

northbound Hanson Loop Road. 

 

Findings: Review of the current conditions along Quincy Road and Hanson Loop Road suggests that adequate 

ISD is available. 

 

Recommendations: Design the proposed site access intersections in accordance with Walla Walla County Road 

Standards guidelines for ISD based on the posted speed. Install no objects within the sight distance triangles 

that would block exiting drivers’ view of approaching traffic. 
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5 STUDY FINDINGS  

The findings of this TIA are summarized below from the foregoing narrative.  

 

5.1 Present Traffic Volumes 

ATD collected the data on January 20, 2022, at the following intersections, which had a typical school 

schedule: 

• SR 124 / US Highway 12 WB Ramps 

• SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps 

• 5th Avenue / Jantz Road 

• Jantz Road and Ray Boulevard / Humorist Road  

• Quincy Road / Hanson Loop Road  

• US Highway 12 / Hanson Loop Road  

• Quincy Road / South Drive (South Drive exists as a gravel roadway) 

• Hanson Loop Road / Red Lane (Red Lane exists as a driveway that serves two lots) 

 

TMCs at the Quincy Road / South Drive intersection were used to estimate the northbound and southbound 

through trips that will travel past the future North Drive site access.  

 

5.2 In-Process Projects 

The Burbank Business Park (BBP) TIA was identified for inclusion in this TIA. 

 

5.3 Future Traffic Volumes 

Background growth is a generic increase in traffic volumes that either is not attributable to specific 

developments or is attributable to influences outside the study area. An annually compounded background 

growth rate of 2% was calculated based on the BFCG 2025 and 2045 model link volumes.  

 

5.4 Trip Generation 

When fully built out and occupied in 2028, the development is anticipated to generate 3,968 vehicle trips on a 

typical weekday, including 289 trips during the AM peak hour and 403 trips during the PM peak hour. 

 

5.5 Access and Circulation 

The distribution of site trips to the access intersection are based on the lots with the shortest path to either 

Quincy Road or Hanson Loop Road. The site trips will be distributed from the site with 70% using North Drive, 

24% using South Drive, and 6% using Hanson Loop Road. 

 

5.6 Intersection Performance 

• All studied intersections currently operate at an acceptable LOS during the weekday AM and PM peak 

hours. 

• Seven out of the nine studied intersections operate at an acceptable LOS during the 2025 With Both 

Projects (Phase 1 of Both Estates) conditions during the AM and PM peak hours.  

• Four out of the nine studied intersections operate at an acceptable LOS during the 2028 and 2033 

With Both Projects (All Phases of Both Estates) conditions during the AM and PM peak hours.  

• The SR 124 / US Highway 12 WB Ramps intersection operates below the acceptable LOS during the 

2028 and 2033 With Both Projects (All Phases of Both Estates) conditions during the peak hour. 



Traffic Impact Analysis for Farmstead 

JF Engineering, PLLC 

Quincy Road 

Burbank, Washington 

 

 34 

July 19, 2022 

PBS Project 71856.001 

 

• The SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps intersection operates 

below the acceptable LOS during the 2028 and 2033 With Both Projects (All Phases of Both Estates) 

conditions during the AM and PM peak hours. 

• The 5th Avenue / Jantz Road intersection operates below the acceptable LOS during the 2025, 2028, 

and 2033 With Both Projects (All Phases of Both Estates) conditions during the AM and PM peak 

hours. 

• The US Highway 12 / Hanson Loop Road intersection operates below the acceptable LOS during the 

2025, 2028, and 2033 With Both Projects (All Phases of Both Estates) conditions during the PM peak 

hour. The Farmstead and Huntsman’s Estates projects do not contribute trips to the failing movement 

at the US Highway 12 / Hanson Loop Road intersection. 

• WSDOT should monitor growth at the SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB 

Ramps and US Highway 12 / Hanson Loop Road intersections to ensure the intersections operate at 

an acceptable LOS and v/c ratio. 

 

5.7 Intersection Mitigation 

• A continuous southbound right-turn lane at the SR 124 / US Highway 12 WB Ramps intersection will 

bring the intersection to operate at an acceptable LOS in the 2033 PM With Both Projects conditions. 

• A two-lane roundabout and two circulating roundabout lanes at the SR 124 and 5th Avenue / 

Gateway Road and US Highway 12 EB Ramps intersection will bring the intersection to operate at an 

acceptable LOS in the 2033 With Both Projects conditions in the AM and PM peak hours. 

• Changing the intersection control at the Jantz Road and Ray Boulevard / Humorist Road intersection 

to allow for northbound and southbound free-flowing movement with the east and west legs stop-

controlled will bring the intersection to operate at an acceptable LOS in the 2033 With Both Projects 

conditions during the AM and PM peak hours. 

• Widening the eastbound approach at the US Highway 12 / Hanson Loop Road intersection to provide 

an exclusive eastbound right-turn lane will mitigate the impacts generated by the Farmstead project.  

 

5.8 Sensitivity Analysis 

Up to 500 dwelling units can be built out at the Farmstead and Huntsman’s Estates projects until the 5th 

Avenue / Jantz Road intersection operates below the acceptable LOS in the 2025 With Project PM peak hour 

conditions. This finding relies upon the amended BBP BSP and a 1% annual background growth rate. 

 

WSDOT should monitor growth at the US Highway 12 / Hanson Loop Road intersections to ensure the 

intersection operates at an acceptable LOS and v/c ratio. 

 

5.9 Collision Analysis 

The collision rate is below the critical collision rate at all the studied intersections. A pattern of object 

collisions at the SR 124 / US Highway 12 WB Ramps intersection is notable. 

 

5.10 Pedestrian, Bicycle Facilities, and Public Transportation 

Pedestrian, bicycle, and transit facilities are not readily available for future subdivision residents in the study 

area. A gap of approximately 0.5 mile exists between the Farmstead site and the nearest improved pedestrian 

facilities. It is likely that students living within Farmstead will be offered school bus transportation.  
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5.11 Sight Distance at Site Access Locations 

Review of the current conditions along Quincy Road and Hanson Loop Road suggests that adequate ISD is 

available. 
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6 RECOMMENDATIONS 

The traffic impact analysis supports the following recommendations. 

 

6.1 Sensitivity Analysis 

Negotiate an equitable cost-sharing arrangement between the Farmstead developer and the Huntsman’s 

Estates developer to achieve the following mitigations to which both parties’ projects contribute. 

• At the US Highway 12 / Hanson Loop Road intersection, widen the eastbound approach to provide a 

shared left-through lane and an exclusive right-turn lane. 

• The County should approve 500 dwelling units (combined) for the Farmstead Estates and Huntsman 

Estates projects. The developers may determine the equitable division of the 500 dwelling units; PBS 

suggests they could be split equally between the projects, with 250 units for each. Additional traffic 

mitigation should be evaluated and approved before more than 500 dwelling units are approved.  

 

6.2 Intersection Mitigation for Full Buildout 

Negotiate an equitable cost-sharing arrangement between the Farmstead developer and the Huntsman’s 

Estates developer to achieve the following mitigation to which both parties’ projects contribute. This 

mitigation would apply after more than 500 dwelling units are permitted.  

• At the Jantz Road and Ray Boulevard / Humorist Road intersection: 

o Reassign the stop-control to the eastbound and westbound movements. 

o Add high-visibility crosswalk features to both existing marked crosswalks.  

o Install rectangular rapid-flashing beacons (RRFB) alongside the crosswalk of the north leg to 

alert approaching drivers of pedestrians in the crosswalk.  

o Address site distance at the northwest and southeast corners. 

 

6.3 Intersection Mitigation Shared with Port of Walla Walla 

Negotiate an equitable cost-sharing arrangement among the Farmstead developer, the Port of Walla Walla, 

and the Huntsman’s Estates developer to achieve the following mitigations to which all three parties’ projects 

contribute. These mitigations would apply after more than 500 dwelling units are permitted. 

• At the SR 124 / US Highway 12 WB Ramps intersection: 

o Construct a westbound receiving lane departing the intersection to the US Highway 12 on-

ramp. 

o Reconfigure the southbound right-turn movement to flow freely into the added lane, then to 

merge into the existing lane downstream before merging into the US Highway 12 mainline.  

• At the SR 124 and 5th Avenue / Gateway Road and US Highway 12 EB Ramps intersection, consistent 

with the recommendation in the BBP TIA:  

o Expand the south leg roadway provide two travel lanes in each direction.  

o Designate the outer northbound approach lane exclusively for right turns to the eastbound 

US Highway 12 on-ramp.  

o Expand the roundabout to provide two circulating lanes. 

o Reconfigure the westbound approach to allow left turns from both approach lanes.  

• At the 5th Avenue / Jantz Road intersection, consistent with the recommendation in the BBP TIA:  
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o Install a traffic signal with an exclusive southbound left-turn lane and a westbound right-turn 

lane with a receiving lane. 

 

6.4 Collision Analysis 

WSDOT should evaluate the intersection conditions and install advisory speed signage for all approaches at 

the SR 124 / US Highway 12 WB Ramps intersection. 

 

6.5 Pedestrian, Bicycle, and Public Transportation Facilities 

Construct standard frontage improvements, including sidewalks, along Quincy Road. Assure all driveways, 

sidewalks, crosswalks, and curb ramps constructed with the subdivision project comply with current ADA 

guidelines.  

 

6.6 Sight Distance at Site Access Location 

Design the proposed site access intersections in accordance with American Association of State Highway and 

Transportation Officials guidelines for ISD based on the posted speed. Install no objects within the sight 

distance triangles that would block exiting drivers’ view of approaching traffic. 
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