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May 20, 2021 

 
To: Jeff Koch, Roers Companies 
  
 
From: Vernon Swing, PE 
 
Re:        Trip Generation and Parking Analysis for Havenwood of Blaine, Blaine, MN 
 
 
Per your request, Swing Traffic Solutions, LLC has conducted a trip generation and parking demand 
analysis for the proposed Havenwood of Blaine development in Blaine, MN.  The site is located on the 
south side of 125th Avenue NE and on the west side of Jefferson Street NE.  The proposed plan will 
create a 187-unit continuing care senior residential community and will include 203 parking spaces, 86 
of which will be in an underground garage and 117 of which will be surface spaces.  The purpose of this 
study is to estimate the number of trips the site will generate, and to estimate the peak parking 
demands for the proposed use and determine if sufficient parking capacity will be provided with the 
development.   
 
Trip Generation 
The trip generation for the proposed Havenwood of Blaine has been estimated based on the 
methodology described by the Institute of Transportation Engineers (ITE) in Trip Generation, 10th 
Edition.  The proposed use corresponds with ITE Land Use Codes 255, Continuing Care Retirement 
Community.  Table 1 summarizes the findings based on the number units and assumes conditions 
consistent with suburban areas. 

Table 1 
Trip Generation – Continuing Care Community  

Land Use ITE Code AM Peak Hour Trips PM Peak Hour Trips 
Enter Exit Enter Exit 

Continuing Care Retirement 
Community 255 17 Trips 9 Trips 12 Trips 18 Trips 

TOTAL Trips  26 Trips 30 Trips 

As shown in Table 1, the new use is estimated to generate 26 trips, 17 trips entering and 9 trips exiting 
trips during the AM traffic peak hour time, and 30 trips, 12 entering and 18 exiting during the PM traffic 
peak time.  Based on the results reported in Table 1, the traffic impacts of this development are 
minimal. 

Parking Demand 
The parking demand forecast for the proposed Havenwood of Blaine continuing care retirement 
community development utilized Parking Generation, 5th Edition, published by ITE, the Institute of 
Transportation Engineers.  The ITE information for Land Use Code 255 associated with Continuing Care 



   

2 | P a g e                           H a v e n w o o d  o f  B l a i n e ,  B l a i n e ,  M N  
 

Retirement Communities indicates the number of parking spaces needed to address the demand 
associated with this land use can be estimated based on the number of dwelling units or on the number 
of occupied dwelling units included with the project.  As the number of occupied dwelling units is 
unknown at this time, the number of dwelling units was used for this estimate.  In this case, there are 
187 residential units.  

The parking demand calculation includes two methods.  The first method is based on a rate of parking 
demand per “unit” determined from a weighted average of collected data.  The second method is based 
on a fitted curve equation generated to fit the collected data.  ITE recommendations as to the 
appropriate method are as follows: 

From ITE: 

“When the data plot includes at least 20 points and when a fitted curve is provided the fitted curve 
equation should be used if the R square value is 0.75 or greater. 

Coefficient of Determination (R squared )— the percent of the variance in the number of parked vehicles 
associated with the variance in the independent variable value. This value is presented for every fitted 
curve equation. If the R squared value is 0.75, then 75 percent of the variance in the number of parked 
vehicles is accounted for by the variance in the size of the independent variable. As the R squared value 
approaches 1.0 the better the fit; as the R squared value approaches zero, the worse the fit.” 

In this case, there are only 4 data points but the fitted curve equation was chosen as the regression 
analysis resulted in the R squared value of 0.99 (nearly perfect) indicating this is the most accurate 
method for estimating demand (see attached sheet from ITE).  The Parking Demand is calculated as 
follows, with P representing Parking Demand, and X representing the number of bedrooms: 

Ln(P) = 0.95Ln(X) + 0.32 
P = 198 Spaces 

As mentioned earlier the proposed development is planning to provide 203 parking spaces, exceeding 
the anticipated peak demand calculated at 198 spaces.   

Conclusion 
In conclusion, the development will generate new traffic, however, the roadway system providing access 
to this area has sufficient capacity to handle the increase in traffic and the development will have a 
minimal impact on the surrounding roadway system.  Also, the proposed Havenwood of Blaine 
development along has sufficient parking for the anticipated demand.  The parking supplied as part of 
the overall development exceeds the anticipated needs.  Please contact Vernon Swing at 
vswingtraffic@gmail.com or 612-968-4142 with any questions. 
 
Attachment:  ITE Parking Demand Sheet 
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From: Kelsey Brodt
To: Robinson, Patricia
Subject: CASE: 21-0038
Date: Monday, June 7, 2021 10:46:38 AM

To Whom it may Concern,
 

I am writing to oppose Kaas Wilson Architects application to build on 125th Ave NE.  There appears
to already be 7 similar facilities in the vicinity and I think that the community and nature needs the
open space instead of a large multicomplex senior center.  I also don’t think we fully understand the
value of that wetland like space.
 
Thank you for your time and consideration.
Kelsey Brodt
 
 
Sent from Mail for Windows 10
 

mailto:kelseybrodt@gmail.com
mailto:probinson@blainemn.gov
https://go.microsoft.com/fwlink/?LinkId=550986

