
NOTICE OF APPLICATION 

City of Liberty Lake Planning, Engineering & Building Services (Review Authority) has published this Notice of Application 

to provide the opportunity to comment on the described proposal. The comment period ends 14 calendar days from the 

date issued. During this period, written comments may be submitted to the Review Authority. The file may be examined 

8:00 a.m. to 5:00 p.m. Monday through Friday (except holidays) at City Hall. Project info is also available on the City 

website at www.libertylakewa.gov/development/public_notices.asp. Questions may be directed to the Project 

Coordinator listed below. 

Proposal File #: LUA2025-0012 Zoning: RD-C 

Proposal: Telido Station Preliminary Binding Site Plan 

Proposal Description: 

Divide 2 parcels consisting of 91.7 acres into 20 parcels; the land uses anticipated 

include commercial, residential and mixed use, all allowed uses in the RD-C . 

Site Address: None Assigned 

General Location: Southwest Corner of Mission Avenue & Kramer Parkway 

Abbreviated Legal Description - Section: 16 Township: 25 N Range: 45E 

Owner: Centennial Properties Phone: 509-227-5756 

Contact: Matt Kelly, Simpson Engineers Phone: 509-926-1322 

 Application Date: 03/25/2025 

Determination of Completeness 

Issued: 03/31/2025 

Notice of Application Issued: 03/31/2025 Comment Deadline: 4/14/2025 at 4 p.m. 

 

City of Liberty Lake Permits Included in Application: City Building Permits will need to be issued prior to beginning 

construction. 

Other Permits: Liberty Lake Sewer District approval, WA State Dept. of Ecology (DOE) permits & approvals, Spokane 

Clean Air permits & approvals, and Spokane Regional Health District permits & approvals may need to be issued prior to 

construction. 

Required & Existing Studies: A SEPA Checklist has been completed, along with a Trip Generation & Distribution 

Letter. 

Environmental Review: City of Liberty Lake Planning & Building Services is reviewing the proposed project for probable 

adverse environmental impacts and expects to issue a Mitigated Determination of Nonsignificance (MDNS) for this 

project. Any SEPA appeal is governed by the City of Liberty Lake Environmental Ordinance and such appeal shall be filed 

within fourteen (14) days after the notice that the determination has been made and is appealable. The optional DNS 

process in WAC 197-11-355 is being used and this may be your only opportunity to comment on the environmental 

impacts of this portion of the proposal. The proposal may include mitigation measures under applicable codes, and the 

project review process may incorporate or require mitigation measures regardless of whether an EIS is prepared. A copy 

of the subsequent threshold determination for this proposal may be obtained upon request and will be supplied to 

reviewing agencies. Probable MDNS Conditions: Harvard Road Mitigation Fees and other conditions as recommended by 

reviewing agencies. 

Development Regulations: City of Liberty Lake Development & Building Codes, River District Development Regulations, 

Liberty Lake Engineering Design Standards, and the Regional Stormwater Management Manual are the primary City 

regulations applicable to the site. 



Consistency: In consideration of the above referenced development regulations and typical conditions and/or mitigating 

measures, the proposal is found to be consistent, as provided in RCW 36.70B.040, with the "type of land use", "level of 

development", "infrastructure", and "character of development". 

Written Comments: Agencies, tribes, and the public are encouraged to review and provide written comments on the 

proposed project and its probable environmental impacts. All comments received within 14 calendar days of the date 

this Notice of Application is issued, will be considered prior to making a decision on this application. 

Public Hearing: As a Type I Project Permit, this action is not subject to a future public hearing. 

               

REVIEW AUTHORITY:  PROJECT COORDINATOR: Lisa D. Key, Director                                                     

    Community Development Department 

    22710 E. Country Vista, Liberty Lake, WA 99019 

    Phone: (509) 755-6708, Fax: (509) 755-6713, www.libertylakewa.gov 

  

    Date Issued: 03/31/2025                

    Signature:         













































 
 
 
 
 
 
 

March 7, 2025 
Lisa Key 
Community Development Director 
22710 East Country Vista Drive 
Liberty Lake, WA 99019 
 
Re:  Trip Generation and Distribution Letter for Telido Station Binding Site Plan 
 
Dear Lisa: 
 
The applicant, Centennial Properties, Inc., has asked me to complete a trip generation and 
distribution letter for the proposed Telido Station Binding Site Plan as required by the City of 
Liberty Lake. The site is located on parcels 55162.9078 and 55162.9071, bounded between 
Mission Avenue, Cataldo Avenue, Harvest Parkway and Kramer Parkway within Liberty Lake as 
shown on Exhibits 1 and 2. A total of 20 lots are proposed within the development. Proposed 
development includes mixed density residential, retail, and light industrial uses. Exhibit 3 shows 
the layout and anticipated uses of the individual parcels. This letter will address the anticipated 
traffic generated by the proposed improvements. 
 
Current zoning for the site is River District-Freeway Commercial, (RD-C). Land to the west of 
the site is zoned Freeway Commercial (C2) and contains heavy equipment rental, RV sales and 
service, the HUB sports center, and construction material supply. Selkirk Middle School is 
adjacent to the northwest corner of the project at the intersection of Mission Avenue and Harvest 
Parkway. The area to the north of the project is zoned River District-Residential and contains 
primarily single family detached housing, 4-plexes and townhomes as well as Orchard Park. 
Land to the northeast and east is currently vacant. Interstate-90 bounds the property to the south. 
 
Mission Avenue and Kramer Parkway are identified in the most recent edition of the Liberty 
Lake Comprehensive Plan as arterials. Mission avenue provides the primary east-west access to 
the site. To the west on Mission is Barker Road which provides access to I-90 and continues on 
to Broadway Avenue, Appleway Avenue and Sprague Avenue south of the interstate. To the 
north on Barker is Indiana Avenue, Euclid Avenue and Trent Avenue. To the east, Mission 
Avenue connects to Kramer Parkway and Harvard Road. Access to the interstate is also available 
via Harvard Road. Significant barriers to regional north-south travel are presented by I-90 to the 
south of the project, and the Spokane River and railroad crossings to the north of the project (see 
Exhibit 1). I-90 is spanned by Barker Road, Kramer Parkway and Harvard Road. Bridges across 
the Spokane River are located on Barker Road and Harvard Road. The project proposes an 
extension of Cataldo Avenue fronting I-90 to provide access to the southern portion of the site, 
and new connections to Mission Avenue from Cataldo Avenue at Harvest Parkway and 
Snoqualmie Road. Harvest Parkway continues to the north and connects to Indiana Avenue. A 
future extension of Kramer Parkway between Mission and Indiana is identified for 2026 in the 
Liberty Lake 2024-2029 Transportation Improvement Plan (Exhibit 2). Proposed internal 
connections are shown on Exhibit 3. 
 



 
 
 
 
 
 
 
STA operates bus service to and from Liberty Lake. Route 74 provides transit access along 
Mission Avenue with stops at Harvest Parkway and Kramer Parkway, at the northwest and 
northeast corners of the project respectively. This route provides connectivity to an existing park 
and ride facility on Mission Avenue north of the intersection with Country Vista Drive, as well 
as the Greenacres Transit Center. A future park and ride is planned near the intersection of 
Mission Avenue and Harvard Road approximately 0.6 miles to the northeast. Bicycle lanes are 
provided on both sides of Mission Avenue east of Harvest Parkway along the north of the project 
as well as Kramer Parkway along the east. A shared use path has been constructed along the 
north side of Mission Avenue and the west side of Kramer Parkway. 
 
At present, the 91.78-acre site to be developed is vacant. Northern portions of the project area are 
anticipated to be developed as residential with a combination of attached single family housing 
and low-rise multifamily units. Commercial/retail development is expected in the southern 
portion of the site. Given the wide flexibility of land uses allowed under current zoning, Lots 2, 
3, 7, 8, 11 and 12 were designated as “Business Park” per the “Institute of Transportation 
Engineers Manual, Trip Generation Manual, 11th Edition” description:  

A business park consists of a group of flex-type or incubator one- or two-story buildings 
served by a common roadway system. The tenant space is flexible and lends itself to a 
variety of uses. The rear side of the building is often served by a garage door. Tenants 
may be start-up companies or small mature companies that require a variety of space. 
The space may include offices, retail and wholesale stores, restaurants, recreational 
areas and warehousing, manufacturing, light industrial, or scientific research functions. 
A common mix is 20 to 30 percent office/commercial and 70 to 80 percent 
industrial/warehousing. 

Although tentative at this time, a conservative estimate of trips generated from this project would 
also include higher intensity commercial uses to be developed such as automobile sales on Lots 9 
and 10, and a shopping center anchored by a big-box store on parcels 17, 18 and 19. Access to 
individual parcels is dispersed between Harvest Parkway, Cataldo Avenue, Snoqualmie Road, 
Mission Avenue and Kramer Parkway. The final mix of uses and number of units will be 
determined at the time of building permit by individual property owners. It is the intent of this 
Trip Generation and Distribution Letter to provide an upper-limit of the project area as a whole 
for regional transportation planning purposes, and to streamline the permit application process 
for future property owners. Construction of the roadway infrastructure is anticipated to begin in 
Summer of 2025. Proposed land uses are detailed in Exhibit 3 and Table 1. 



 
 
 
 
 
 
 
Table 1 – Estimated Land Use Yields 

Lot Number Gross Area 
(Acres) 

Assumed Land 
Use

Assumed 
Density

Yield 

Residential
Harvest Parkway Access

Lot 1 5.30 Multifamily 20 DU/Acre 106 DU
Lot 4 2.66 Multifamily 20 DU/Acre 54 DU
Lot 5 2.47 Multifamily 20 DU/Acre 50 DU
Lot 6 3.56 Multifamily 20 DU/Acre 72 DU
Subtotal 13.99 282 DU

Mission/Snoqualmie Access
Lot 13 5.16 Multifamily 20 DU/Acre 104 DU
Lot 14 3.22 Single Family 

Attached
15 DU/Acre 48 DU 

Lot 15 3.25 Single Family 
Attached

15 DU/Acre 48 DU 

Lot 16 5.05 Multifamily 20 DU/Acre 102 DU
Lot 20 8.05 Multifamily 20 DU/Acre 160 DU
Subtotal 24.73 462
Total: 38.72 744 DU

Commercial
Lot 2 4.41 Business Park 10k GFA/Acre 44.1k GFA
Lot 3 2.15 Business Park 10k GFA/Acre 21.5k GFA
Lot 7 2.69 Business Park 10k GFA/Acre 26.9k GFA
Lot 8 3.40 Business Park 10k GFA/Acre 34.0k GFA
Lot 9 2.37 Automobile 

Sales (New)
10k GFA/Acre 23.7k GFA 

Lot 10 2.93 Automobile 
Sales (New)

10k GFA/Acre 29.3k GFA 

Lot 11 2.94 Business Park 10k GFA/Acre 29.4k GFA
Lot 12 2.74 Business Park 10k GFA/Acre 27.4k GFA
Lot 17 5.06 Shopping Center 

>150k GFA
8.7k GFA/Acre 44.0k GFA 

Lot 18 4.42 Shopping Center 
>150k GFA

8.7k GFA/Acre 38.5k GFA 

Lot 19 14.38 Shopping Center 
>150k GFA

8.7k GFA/Acre 125.1k GFA 

Total: 47.49 443.9k GFA
 



 
 
 
 
 
 
 
The trip generation characteristics of the proposed uses are found in the “Institute of 
Transportation Engineers Manual, Trip Generation Manual, 11th Edition”.  Land Use Code LU-
220 Multifamily Housing (Low-Rise). Land Use Code LU-215 Single-Family Attached Housing 
was applied to the lower density residential parcels. Anticipated yields were estimated based on 
densities achieved by similar developments in the immediate vicinity within the River District 
and to the southeast along Kramer Parkway and Country Vista Drive. Dwelling units was 
selected as the independent variable for estimating trip volumes for both land uses. New trips 
anticipated from the proposed residential development are shown in Tables 2-4. 
 
Table 2 – Estimated Trip Generation Volumes for LU-220, Harvest Parkway Access 
Dwelling 

Units 
A.M. Peak Hour Adjacent Street P.M. Peak Hour Adjacent Street ADT

Volume at  
T = 0.31(X) + 

22.85 

Directional 
Distribution

Volume at  
T = 0.43(X) 

+ 20.55 

Directional 
Distribution 

Volume at  
T = 6.41(X) + 

75.31 24% 
In 

76% 
Out

63% 
In

37% 
Out 

282 110 26 84 142 89 53 1,883
 
Table 3 – Estimated Trip Generation Volumes for LU-220, Snoqualmie/Mission Access 
Dwelling 

Units 
A.M. Peak Hour Adjacent Street P.M. Peak Hour Adjacent Street ADT

Volume at  
T = 0.31(X) + 

22.85 

Directional 
Distribution

Volume at  
T = 0.43(X) 

+ 20.55 

Directional 
Distribution 

Volume at  
T = 6.41(X) + 

75.31 24% 
In 

76% 
Out

63% 
In

37% 
Out 

366 136 33 103 178 112 66 2,421
 
Table  4– Estimated Trip Generation Volumes for LU-215, Snoqualmie/Mission Access 
Dwelling 

Units 
A.M. Peak Hour Adjacent Street P.M. Peak Hour Adjacent Street ADT

Volume at  
T = 0.52(X) – 

5.70 

Directional 
Distribution

Volume at  
T = 0.60 (X) 

– 3.93 

Directional 
Distribution 

Volume at  
T = 7.62 (X) – 

50.48 25% 
In 

75% 
Out

61% 
In

39% 
Out 

96 44 11 33 54 32 22 681
 
The commercial properties were evaluated using Land Use Codes LU-770 Business Park, LU-
840 Automobile Sales (New), and LU-820 Shopping Center > 150k. Yields for Business Park 
and Automobile Sales were calculated at 10,000 square feet of gross floor area per acre, or 
roughly 23% of the total parcel area. Yield for the Shopping Center land use was calculated at 
20% of the total parcel area, or 8,700 square feet of gross floor area per acre. These yields reflect 
the approximate densities of development to the east along Country Vista Drive. Gross Floor 
Area was selected as the independent variable for estimating trip volumes for the three land uses. 
New trips anticipated from the proposed commercial development are shown in Tables 5-7. 
 
 



 
 
 
 
 
 
 
Table 5 – Estimated Trip Generation Volumes for LU-770, Business Park 
1,000 Sq. 
Ft. Gross 

Floor 
Area 

A.M. Peak Hour Adjacent Street P.M. Peak Hour Adjacent Street ADT
Volume at  
Ln(T) = 

0.94Ln(X) + 
0.59 

Directional 
Distribution

Volume at  
Ln(T) = 

0.88Ln (X) + 
0.93 

Directional 
Distribution 

Volume at  
T = 3.76(X) + 

50.47 85% 
In 

15% 
Out

26% 
In

74% 
Out 

183.3 242 206 36 249 65 184 2,662
 
Table 6 – Estimated Trip Generation Volumes for LU-840, Automobile Sales (New) 
1,000 Sq. 
Ft. Gross 

Floor 
Area 

A.M. Peak Hour Adjacent Street P.M. Peak Hour Adjacent Street ADT
Volume at  

T = 1.86(X) 
Directional 
Distribution

Volume at  
T = 1.81 (X) 

+ 20.91 

Directional 
Distribution 

Volume at  
T = 28.65(X) – 

29.45 73% 
In 

27% 
Out

40% 
In

60% 
Out 

53.0 99 72 27 117 47 70 1,489
 
Table 7 – Estimated Trip Generation Volumes for LU-820, Shopping Center > 150k 
1,000 Sq. 
Ft. Gross 

Floor 
Area 

A.M. Peak Hour Adjacent Street P.M. Peak Hour Adjacent Street ADT
Volume at  

T = 0.59(X) + 
133.55 

Directional 
Distribution

Volume at  
Ln(T) = 

0.72Ln (X) + 
3.02 

Directional 
Distribution 

Volume at  
T = 26.11(X) + 

5,863.73 62% 
In 

38% 
Out

48% 
In

52% 
Out 

207.6 256 159 97 955 458 497 11,284
 
 
Distribution pattern analysis began with the Liberty Lake Network Analysis Update, September 
3, 2020 completed by Parametrix, since that was part of the basis for the currently scheduled 
improvements shown in Exhibit 2. The Network Analysis Update utilized the SRTC Travel 
Demand Model to forecast a design year of 2040. Telido Station is included within the traffic 
analysis zone (TAZ) 447, included as “Figure 6”. Anticipated growth in this TAZ was limited to 
zero residential and 556 new employees. It is clear that the assumptions of the model were 
incorrect however, TAZ 448, on the north side of Mission, included the anticipated addition of 
1,324 new homes over the same period. Since both TAZ 447 and 448 will include residential 
development generating trips along Mission at the intersections of Harvest Parkway and Kramer 
Parkway, this provided the starting point for travel patterns along that corridor. Further analysis 
focused on the three primary access points into the project: Mission/Harvest Parkway, 
Mission/Snoqualmie and Cataldo/Harvest Parkway, and then distributed towards Barker Road, 
Indiana Avenue, Kramer Parkway and Harvard Road. A superposition method was used, where 
the individual land uses and nearest access points for each portion of the proposed project were 
evaluated separately and then combined to generate an overall total for the project. This method 
did not account for any internal capture between the residential and commercial portions of the 
project, and therefore the trip totals should be viewed as the upper threshold for anticipated trips 
according to the proposed land uses and densities. A new subarea study is currently being 



 
 
 
 
 
 
 
conducted by Fehr and Peers on behalf of the cities of Liberty Lake and Spokane Valley, 
Spokane County, WSDOT and major developers. The trip generation totals provided within this 
report, as well as the distribution patterns at the site’s primary access points are intended to 
provide additional support to that ongoing study, and are not to be taken in opposition to any of 
the conclusions presented by that study. Anticipated trip distribution and intersection counts are 
provided in Exhibit 5. 
 
If there are any concerns, please feel free to contact me. 
 
Sincerely, 
 

 
 
Aaron Simpson, P.E. 03/07/     2025 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

909 N. Argonne Rd., Spokane Valley, WA 
Phone: (509) 926-1322 | Fax: (509) 926-132 

Email: aaron@simpsonengineers.com 
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Figure 6: SRTC Model TAZ Revisions 

 
 

across
Polygon

across
Typewritten Text
TELIDO STATION




	NOA
	Preliminary BSP
	17401-SEPA REVIEW APPLICATION & CHECKLIST Signed
	17401-Trip Distribution Letter 3-7-2025



