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LEGAL DESCRIPTION 

Tract 1 28.011 acres M. B. Jones Survey, Abstract No. 122 B. Jones Survey, Abstract No. 122 City of 

Rockwall Rockwall County, Texas  

BEING all that certain lot, tract or parcel of land situated in the M. B. Jones Survey, Abstract No. 122, City 

of Rockwall, Rockwall County, Texas, and being a portion of a called 41.921 acre tract of land described 

as Tract 3, in deed to John H. Cullins, recorded in Instrument No. 2008-00396743, Deed Records, 

Rockwall County, Texas, and being more particularly described as follows:  

BEGINNING at a 1/2 inch rebar found at the southeast corner of said 41.921 acre tract, and being the 

southwest corner of a called 73.2744 acre tract of land described in deed to Mike L. People, recorded in 

Volume 850, Page 15, Deed Records, Rockwall County, Texas, and being in the north line of U. S. 

Highway 66;  

THENCE S 88°18'19”W, with the north line of U. S. Highway 66, a distance of 490.46 feet to a 1/2 inch W, 

with the north line of U. S. Highway 66, a distance of 490.46 feet to a 1/2 inch rebar set with cap 

stamped “G&A CONSULTANTS”, being the most southeasterly corner of a called 3.989 G&A 

CONSULTANTS”, being the most southeasterly corner of a called 3.989 , being the most southeasterly 

corner of a called 3.989 acre tract of land being titled as “Highway 205 Bypass R.O.W.” in City of 

Rockwall vs. John Cullins and Highway 205 Bypass R.O.W.” in City of Rockwall vs. John Cullins and  in City 

of Rockwall vs. John Cullins and Burks T. Payne, Jr., Cause No. 180-633, recorded in Instrument No. 2009-

00410863, Deed Records, Rockwall County, Texas, also known as John King Boulevard;  

THENCE Northwesterly with the east line of said 3.989 acre tract and John King Boulevard, the following 

seven (7) calls:  

N 30°39'57” W, a distance of 19.43 feet to a 1/2 inch rebar set with cap stamped “G&A  W, a distance of 

19.43 feet to a 1/2 inch rebar set with cap stamped “G&A G&A CONSULTANTS”; ; 

 S 59°20'03” W, a distance of 21.30 feet to a 1/2 inch rebar set with cap stamped “G&A  W, a distance of 

21.30 feet to a 1/2 inch rebar set with cap stamped “G&A G&A CONSULTANTS”; ;  

N 30°39'57” W, a distance of 211.63 feet to a 1/2 inch rebar set with cap stamped “G&A  W, a distance 

of 211.63 feet to a 1/2 inch rebar set with cap stamped “G&A G&A CONSULTANTS”; ; 

 Northwesterly with a curve to the right having a radius of 1940.00 feet, a central angle of 25°25'15”, , 

and an arc length of 860.73 feet, whose chord bears N 17°57'20” W, a distance of 853.69 feet to a  W, a 

distance of 853.69 feet to a 1/2 inch rebar set with cap stamped “G&A CONSULTANTS”; G&A 

CONSULTANTS”; ; 

 N 05°14'42” W, a distance of 158.73 feet to a 1/2 inch rebar set with cap stamped “G&A  W, a distance 

of 158.73 feet to a 1/2 inch rebar set with cap stamped “G&A G&A CONSULTANTS”; ; 

 N 84°45'18” E, a distance of 20.00 feet to a 1/2 inch rebar set with cap stamped “G&A  E, a distance of 

20.00 feet to a 1/2 inch rebar set with cap stamped “G&A G&A CONSULTANTS”; ;  

N 05°14'42” W, a distance of 136.88 feet to a 1/2 inch rebar set with cap stamped “G&A  W, a distance 

of 136.88 feet to a 1/2 inch rebar set with cap stamped “G&A G&A CONSULTANTS” in the south line of a 

called 10.942 acre tract of land described in deed to City of  in the south line of a called 10.942 acre tract 



of land described in deed to City of Rockwall, recorded in Instrument No. 2007-00389123, Deed Records, 

Rockwall County, Texas; 

 THENCE N 89°26'01” E, with the south line of said 10.942 acre tract, a distance of 15.52 feet to a 1/2  E, 

with the south line of said 10.942 acre tract, a distance of 15.52 feet to a 1/2 inch rebar set with cap 

stamped “G&A CONSULTANTS”, being the southeast corner thereof; G&A CONSULTANTS”, being the 

southeast corner thereof; , being the southeast corner thereof;  

THENCE N 00°10'47” W, with the east line of said 10.942 acre tract, a distance of 271.63 feet to a 1/2  

W, with the east line of said 10.942 acre tract, a distance of 271.63 feet to a 1/2 inch rebar set with cap 

stamped “G&A CONSULTANTS”, being the southwest corner of a 16.000 acre G&A CONSULTANTS”, 

being the southwest corner of a 16.000 acre , being the southwest corner of a 16.000 acre tract of land 

described as Tract 2 in deed to Betty Bogard, recorded in Instrument No. 2008-00396742, Deed Records, 

Rockwall County, Texas; 

 THENCE N 89°54'11” E, with the south line of said 16.000 acres, a distance of 842.07 feet to a 1/2  E, 

with the south line of said 16.000 acres, a distance of 842.07 feet to a 1/2 inch rebar set with cap 

stamped “G&A CONSULTANTS”, being the southeast corner thereof and being in G&A CONSULTANTS”, 

being the southeast corner thereof and being in , being the southeast corner thereof and being in the 

west line of said 73.2744 acre tract;  

THENCE S 01°28'09” W, with the west line of said 73.2744 acre tract of land, a distance of 1555.42  W, 

with the west line of said 73.2744 acre tract of land, a distance of 1555.42 feet to the POINT OF 

BEGINNING and containing approximately 28.011 acres of land. 



Cascada Way

P

i
c

k

l
e

B

a

l
l

Activity

Center

Existing

Pond

L

a

d

e

r

a

 
B

l
v

d

.

V

i

e

n

t

o

 

L

a

n

e

L

a

g

o

C

a

s

c

a

d

a

 

W

a

y

Esplanade Blvd.

Dete
ntio

n

BETTY BOGARD

TRACT 2

CALLED 16.000 ACRES

INST. NO. 2008-00396742

Zoned: AG

MIKE L. PEOPLE

CALLED 73.2744 ACRES

VOL. 850, PG 15

Zoned: AG

CITY OF ROCKWALL

CALLED 10.942 ACRES

INST. NO. 2007-00389123

Zoned: AG

∆  

U.S
. H

W
Y 66

(C
alle

d 60' R
.O

.W
.)

J

O

H

N

 
K

I
N

G

 
B

L

V

D

.

(
 
V

a

r
i
a

b

l
e

 
W

i
d

t
h

 
R

.
O

.
W

.
)

Dete
ntio

n

28
29

27

26

30

32

31

37

40

35

34

36

39

42

54

55

69

1 2

3

4

5
6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

33

45

38

46

44

41

56

43

47

71

51

49

58

53

59

48

60

57

61

68

64

62

72

76

52

50

65

63

79

70

73

75

80

66

77

74

83

67

84

81

78

82

U.S
. H

W
Y 66

(C
alle

d 60' R
.O

.W
.)

JOHN H. CULLINS

 CALLED 9.894 ACRES

INST. NO. 2008-00396743

Zoned: AG

V

i
s
t
a

V

i
e

n

t
o

 
L

a

n

e

E
X

H
I
B

I
T

 
B

C
O

N
C

E
P

T
 
P

L
A

N

CP

17191

L
A

D
E

R
A

 
R

O
C

K
W

A
L

L

T
B

P
E

 
F

i
r
m

 
N

o
.
 
1
7
9
8

T
B

P
L
S

 
F

i
r
m

 
N

o
.
 
1
0
0
4
7
7
0
0

1
1
1
 
H

i
l
l
s
i
d
e
 
D

r
i
v
e
 
•
 
L
e
w

i
s
v
i
l
l
e
,
 
T

X
 
7
5
0
5
7

P
:
 
9
7
2
.
4
3
6
.
9
7
1
2
 
•
 
F

:
 
9
7
2
.
4
3
6
.
9
7
1
5

1
4
4
 
O

l
d
 
T

o
w

n
 
B

l
v
d
.
 
N

o
r
t
h
,
 
S

t
e
 
2
 
•
 
A

r
g
y
l
e
,
 
T

X
 
7
6
2
2
6

P
:
 
9
4
0
.
2
4
0
.
1
0
1
2
 
•
 
F

:
 
9
4
0
.
2
4
0
.
1
0
2
8

PROJECT

SITE

STREET

Unit 3

Unit 4

LEGAL DESCRIPTION

Tract 1 28.011 acres

M.B. Jones Survey, Abstract No. 122 B. Jones Survey, Abstract No. 122

City of Rockwall

Rockwall County, Texas

BEING all that certain lot, tract or parcel of land situated in the M. B. Jones Survey, Abstract No. 122, City of Rockwall, Rockwall

County, Texas, and being a portion of a called 41.921 acre tract of land described as Tract 3, in deed to John H. Cullins, recorded in

Instrument No. 2008-00396743,Deed Records, Rockwall County, Texas, and being more particularly described as follows:

BEGINNING at a 1/2 inch rebar found at the southeast corner of said 41.921 acre tract, and being the southwest corner of a called

73.2744 acre tract of land described in deed to Mike L. People, recorded in Volume 850, Page 15, Deed Records, Rockwall County,

Texas, and being in the northline of U. S. Highway 66;

THENCE S 88°18'19"W, with the north line of U. S. Highway 66, a distance of 490.46 feet to a 1/2 inch W, with the north line of U. S.

Highway 66, a distance of 490.46 feet to a 1/2 inch rebar set with cap stamped "G&A CONSULTANTS", being the most southeasterly

corner of a called 3.989 G&A CONSULTANTS", being the most southeasterly corner of a called 3.989 , being the most southeasterly

corner of a called 3.989 acre tract of land being titled as "Highway 205 Bypass R.O.W." in City of Rockwall vs. John Cullins and

Highway 205 Bypass R.O.W." in City of Rockwall vs. John Cullins and  in City of Rockwall vs. John Cullins and Burks T. Payne, Jr.,

Cause No. 180-633, recorded in Instrument No. 2009-00410863, Deed Records, Rockwall County, Texas, also known as John King

Boulevard;

THENCE Northwesterly with the east line of said 3.989 acre tract and John King Boulevard, the following seven (7) calls:

N 30°39'57" W, a distance of 19.43 feet to a 1/2 inch rebar set with cap stamped "G&A  W, a distance of 19.43 feet to a 1/2 inch

rebar set with cap stamped "G&A G&A CONSULTANTS";

S 59°20'03" W, a distance of 21.30 feet to a 1/2 inch rebar set with cap stamped "G&A  W, a distance of 21.30 feet to a 1/2 inch

rebar set with cap stamped "G&A G&A CONSULTANTS"; ;

N 30°39'57" W, a distance of 211.63 feet to a 1/2 inch rebar set with cap stamped "G&A  W, a distance of 211.63 feet to a 1/2 inch

rebar set with cap stamped "G&A G&A CONSULTANTS"; ;

Northwesterly with a curve to the right having a radius of 1940.00 feet, a central angle of 25°25'15", , and an arc length of 860.73

feet, whose chord bears N 17°57'20" W, a distance of 853.69 feet to a  W, a distance of 853.69 feet to a 1/2 inch rebar set with cap

stamped "G&A CONSULTANTS"; G&A CONSULTANTS"; ;

N 05°14'42" W, a distance of 158.73 feet to a 1/2 inch rebar set with cap stamped "G&A  W, a distance of 158.73 feet to a 1/2 inch

rebar set with cap stamped "G&A G&A CONSULTANTS"; ;

N 84°45'18" E, a distance of 20.00 feet to a 1/2 inch rebar set with cap stamped "G&A  E, a distance of 20.00 feet to a 1/2 inch

rebar set with cap stamped "G&A G&A CONSULTANTS"; ;

N 05°14'42" W, a distance of 136.88 feet to a 1/2 inch rebar set with cap stamped "G&A  W, a distance of 136.88 feet to a 1/2 inch

rebar set with cap stamped "G&A G&A CONSULTANTS" in the south line of a called 10.942 acre tract of land described in deed to

City of  in the south line of a called 10.942 acre tract of land described in deed to City of Rockwall, recorded in Instrument No.

2007-00389123, Deed Records, Rockwall County, Texas;

THENCE N 89°26'01" E, with the south line of said 10.942 acre tract, a distance of 15.52 feet to a 1/2  E, with the south line of said

10.942 acre tract, a distance of 15.52 feet to a 1/2 inch rebar set with cap stamped "G&A CONSULTANTS", being the southeast

corner thereof; G&A CONSULTANTS", being the southeast corner thereof; , being the southeast corner thereof;

THENCE N 00°10'47" W, with the east line of said 10.942 acre tract, a distance of 271.63 feet to a 1/2  W, with the east line of said

10.942 acre tract, a distance of 271.63 feet to a 1/2 inch rebar set with cap stamped "G&A CONSULTANTS", being the southwest

corner of a 16.000 acre G&A CONSULTANTS", being the southwest corner of a 16.000 acre , being the southwest corner of a 16.000

acre tract of land described as Tract 2 in deed to Betty Bogard, recorded in Instrument No. 2008-00396742, Deed Records, Rockwall

County, Texas;

THENCE N 89°54'11" E, with the south line of said 16.000 acres, a distance of 842.07 feet to a 1/2  E, with the south line of said

16.000 acres, a distance of 842.07 feet to a 1/2 inch rebar set with cap stamped "G&A CONSULTANTS", being the southeast corner

thereof and being in G&A CONSULTANTS", being the southeast corner thereof and being in , being the southeast corner thereof and

being in the west line of said 73.2744 acre tract;

THENCE S 01°28'09" W, with the west line of said 73.2744 acre tract of land, a distance of 1555.42  W, with the west line of said

73.2744 acre tract of land, a distance of 1555.42 feet to the POINT OF BEGINNING and containing approximately 28.011 acres of

land.
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Exhibit “C”: 
PD Development Standards 

 
 

1. Permitted Uses.  Unless specifically provided by this Planned Development (PD) ordinance, 
only those uses permitted within the ___________ (SF-?) District, as stipulated by the 
Permissible Use Charts contained in Article IV, Permissible Uses, of the Unified Development 
Code (UDC), are allowed on Tract 1 as shown on Exhibit “B”, the Concept Plan, in addition to 
the following uses: 
 

a. Activity Center 
b. Community Pool 
c. Gazebos/Pavilions 
d. Sport Courts 

 
2. Unit Composition.  The unit composition shall generally conform to Exhibit “B”, the Concept 

Plan and as follows:   
 
 

Unit 
Number 

Minimum Unit 
Area (SF) 

1 1,600 

2 1,600 

3 1,650 

4 2,100 

 
 

3. Density and Dimensional Requirements.   Unless specifically provided by this PD ordinance, 
the development standards stipulated by _____ (SF-?) District and the SH-205 By-Pass Overlay 
(SH205- BY-OV) District, as specified by Article V, District Development Standards of the UDC 
are applicable to all development on Tract 1.   
 

a. The maximum possible density on Tract 1 shall not exceed 3.2 dwelling units per gross 
acre of land of Tract 1.  
 

b. Dimensional Requirements:   
 

Minimum Lot Width N/A 

Minimum Lot Depth N/A 

Minimum Lot Area per Unit N/A 

Minimum Front Yard Setback from Access Easement/Back of Curb 15’ 

Minimum Side Yard Between Units 6’ 

Minimum Side Yard Adjacent to Access Easement/Back of Curb 15’ 

Minimum Rear Yard Between Units 20’ 

Maximum Height 35’ 

Maximum Lot Coverage N/A 

Minimum Landscape  N/A 



 
 

4. Deed Restrictions Requirement.  Prior to the recording of a plat for Tract 1, the owner shall 
establish a restrictive covenant on the property to limit residential uses by people fifty-five 
(55) years of age or older consistent with the Fair Housing Act and other applicable law.   
 

5. Condominium Requirement.  The property may be platted as a single lot provided that the 
property is established as a condominium development pursuant to Chapter 82 of the Texas 
Property Code, as amended.  
 

6. Homeowner’s Association Requirement.  There shall be established a Homeowner’s 
Association (HOA) that shall own and maintain the common areas and all common 
improvements located thereon and including landscaping, trees, shrubs, entrance features, 
fences/walls, and foundation plantings for each unit. 
 

7. Building Standards. The development of Tract 1 shall comply with single family residential 
architectural requirement and building materials contained within the UDC.  
 

a. Chimneys shall not be required.  Homes may include a direct-vent fireplace.   
 

b. The Developer shall offer a minimum of fourteen (14) different home floorplans with 
an average of four (4) different elevations per floorplan.  The Developer shall monitor 
floorplan locations and brick and stone selections to comply with the anti-monotony 
standards contained in Article X, Planned Development Regulations, of the UDC.   

 
8. Open Space Requirement.  The development of Tract 1 shall consist of 38 % open space (or 

10.6 acres).  Open space shall consist of all front yards, rear yards, common areas, buffers, 
and floodplain, except that only 50% of the floodplain shall be counted towards the overall 
open space area.  Side yards are excluded from the open space area.  All open space shall be 
maintained by the HOA.   
 

9. Access.  Access to the development shall be private and gated.  Access to residential units 
shall be provided by establishing a mutual access easement that shall grant all owners the 
right to ingress, egress, and passage both within the property and to and from John King Road 
and SH 66.   
 

a. The mutual access easement shall also grant the right to all federal, state, county, or 
municipal government entities, any special districts, and their respective 
departments or agencies, to enter onto said mutual access easement to perform law 
enforcement services, firefighting, emergency medical services, solid waste collection 
services, public utility repairs and maintenance, and other activities necessary for the 
enforcement of laws and regulations, provided as such the easement shall give 
authorization to enter individually owned dwelling units.   
 

b. The entrances shall be equipped with Knox Box for use by emergency personnel.   
 



c. The mutual access easement shall be a minimum width of 21 feet for a one-way street 
and a minimum width of 29 feet for a two-way street.  The two-way street shall be 
constructed based on the following street section: 

 

 
 

 
 

 



Kelly & Associates 
 
785 Sleepy Creek Drive, Frisco, Texas, 75034  (214) 697-1328 (972) 668-7867 fax 
 

TECHNICAL MEMORANDUM  
 
To:  Robert Dollak, P.E.    
  
  G & A Consultants, Inc.     
 
From:  Rod Kelly, P.E. 
  Kelly & Associates 
 
Date:  June 19, 2015 
 
RE:  Traffic Impact Analysis – Senior Adult Residential Development on Debbie 

Lane, in Mansfield, Texas 

  
 
PURPOSE 
 
The purpose of this memorandum is to document the results of a traffic impact analysis (TIA) for a 
proposed senior adult residential development, to be located on Debbie Lane, between Matlock Road 
and South Collins Street, in Mansfield, Texas (See Figure 1). The proposed development site plan is 
shown in Figure 2. This analysis was conducted to determine the possible impacts of the proposed 
development change on traffic operations in the vicinity of the proposed development access street 
intersection of Debbie Lane and Summer Glen Drive.  The analysis also examined the impact on a 
future street, currently shown in the City’s Thoroughfare Plan to connect the residential neighborhood 
to the southeast with Debbie Lane, bisecting the proposed development tract, and the impact of 
vehicles queuing at the proposed single gated entry to the proposed development.  This analysis is in 
response to a request from the City of Mansfield.   
 
ANALYSIS APPROACH  
 
The approach applied to the analysis was as follows: 
 
 Consulted with the traffic engineer for the City of Mansfield to verify the scope of the TIA 

 
 Conducted new traffic counts to establish existing traffic volumes at the development access 

street  
 

 Estimated the vehicle trips in and out of proposed development  
 

 Determined the directions of approach and departure for traffic coming to and  leaving from the 
proposed development 

 
 Entered the above traffic information as input data into the traffic analysis software package to 

determine the expected traffic conditions 
 

  Analyzed Impact on neighborhood traffic 
 

  Conducted queuing analysis at proposed development entry 
 

 Provided comments and conclusions associated with the analysis findings  
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Traffic Counts 
 
The first step in the analysis process was to conduct new traffic counts to establish existing traffic 
volumes at the development access street intersection with Debbie Lane and Summer Glen Drive.  
The counts were conducted for the morning and afternoon peak traffic conditions.  Turning 
movement traffic counts were conducted on Wednesday, June 3, 2015, at the intersection of Debbie 
Lane and Summer Glen Drive, directly across from the proposed development access street on the 
north side of Debbie Lane.  Intersection traffic counts were also made at the five main access streets 
serving the existing residential neighborhood directly southeast of the proposed development.  These 
counts were made to determine the vehicular traffic directions of approach to and departure from this 
neighborhood.  The intersection of Country Club Drive and South Collins Street was also counted to 
extend the directional distribution of neighborhood traffic.  These traffic volume counts are provided in 
Appendix A and summarized in Figure 3 
 
Proposed Development Access Analysis 
 
The next step was to estimate the vehicle trips in and out of proposed development. By comparing 
the AM and PM Peak Hour traffic generation rates (0.22 vs.0.27) trips per dwelling unit 
and the 2015 traffic counts on Debbie Lane, adjacent to the site (1504 vs. 1283),  it was 
determined that the PM Peak Hour should be analyzed  Using the 9th Edition of the ITE Trip 
Generation Manual, it was determined that, at a weekday trip generation rate of 3.68 trips per 
dwelling unit, the proposed one hundred and eighty-f ive (185) single-family housing units will 
generate a total of 50 vehicle trips during the PM Peak Hour. The PM Peak Hour trips generated 
by the senior adult housing land use proposed for the development are presented below in Table 1. 

 
Figure 1 – Site Location Map  
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Figure 2 – Site Plan 

 
 
Figure 3 – Existing PM Peak Hour Traffic 
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Table 1 – Development Trip Generation 

Use Dwelling 
Units 

ITE 
Cod

e 

AM Peak 
Hour 

PM Peak 
Hour 

In Out In Out 
Senior Adult 

Housing - 
Detached 

185 251 14 27 31 20 

 
The next step was to determine the directions of approach and departure for traffic coming to and 
leaving from the proposed development.  The directions of approach and  departure for traff ic 
coming to and leaving from the development were derived from the distribution shown in the 
traffic counts conducted at the existing neighborhood access intersections on Matlock Road, 
Country Club Drive, and South Collins Street., which indicated that the average PM peak hour 
approach/departure patterns for the subject site would be as follows: 
 

- 45% coming from the east 
- 55% coming from the west 
- 38% going to the east 
- 62% going to the west 

 
Trips generated by the development were then assigned to the appropriate approaches of the 
proposed development entry intersection to be analyzed. These volumes are shown in Figure 4. 

 
Figure 4 – PM Peak Hour Site Traffic 

 
 

The above traffic information was entered as input data into the Trafficware “SYNCHRO” 
computerized traffic analysis software package for determine the impact of the traffic conditions.  The 
analysis of impacts is measured in terms of traffic operating level of service (LOS).  According to the 
Highway Capacity Manual, capacity is defined as the maximum number of vehicles that can be 
expected to travel on a given section of roadway or a specific lane during a given period under 
prevailing traffic conditions.  The operational conditions of roadways are measured in terms of "Level 
of Service" (LOS).  Level of Service refers to the operational conditions within a traffic stream and 
their perception by motorists in terms of delay, freedom to maneuver, traffic interruptions, comfort, 
convenience and safety.  There are six levels of service (LOS) or capacity conditions for each 
roadway facility and they are designated from "A" to "F", with "A" representing an optimal, free-flow 
condition, and "F" representing a congested, forced flow condition.  These Delay/LOS relationships 
are shown in Table 2 for intersections with stop sign control.   
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Table 2 Relationship between Delay and LOS 
Vehicle Delay 
per Vehicle for 

Signalized 
Intersections 

LOS (Vol./Cap. Ratio Vehicle Delay 
per Vehicle for 
Stop Controlled 

Intersections 

LOS (Vol./Cap. Ratio 
< or = to 1 < or = to 1 

< or = to 10 A < or = to 10 A 
>10 & < or = 20 B >10 & < or = 15 B 
>20 & < or = 35  C >15 & < or = 25  C 
>35 & < or = 55 D >25 & < or = 35 D 
>55 & <or = 80 E >35 & <or = 50 E 

>80 F >50 F 
 
The existing non-site base traffic volumes and those that will be generated by the proposed 
development at the intersection of Debbie Lane and Summer Glen Drive were then combined, as 
shown in Figure 5.  The intersection lane configuration s  a n d  t r a f f i c  c o n t r o l  a r e  displayed 
in Figure 6.The result were then tabulated and conclus ions developed to  deter mine  the impact 
of the  added traffic. 

 
Figure 5 – PM Peak Hour Base + Site Traffic Volumes 

 
 

Figure 6 – Traffic Lane Configuration and Traffic Control 

 



Traffic Impact Analysis: Senior Adult Residential Development-Debbie Lane, Mansfield, TX 
Page 6 of 48      June 19, 2015 

A summary of the existing base + site analysis results are shown in Table 2.  The capacity analysis 
worksheets for the intersection analyzed are contained in Appendix B.   
 
Table 2 –Existing PM Peak Hour Traffic Analysis Results 

Intersection Approach 
Approach 

Delay 
(Seconds) 

Approach 
LOS 

Intersection 
Delay (Secs.) 

Intersection 
LOS 

Ladera Entry 
@ Debbie & 

Summer Glen 

NB 24.5 C 

0.4 A SB 11.8 B 
EB 0.0 A 
WB 0.1 A 

 
As can be seen from the results in Table 2, the existing + Site traffic operations in 2015 for the 
proposed development access intersection analyzed are at an LOS A, with no approach at less than 
LOS C for the PM peak traffic hour.  
 
Analysis of Neighborhood Traffic Patterns 
 
The next step was to analyze the impact on neighborhood traffic, by determining the current traffic 
patterns and assessing the impacts of several options for providing additional street connections 
shown in the Mansfield Master Thoroughfare Plan. 
 
At the present time, access to the 1086 single-family residential homes to the southeast of the 
proposed development is by 4 local street intersections with Matlock Road, 5 local street 
intersections with Country Club Drive, 1 local street intersection with South Collins Street, and 1 local 
street intersection with Debbie Lane, as shown in Figure 7.  Traffic counts were made at the 
neighborhood access streets shown in blue.  These counts are displayed above in Figure 3.  
Capacity analyses were conducted at these intersections and those results are shown in Table 3.  
The capacity analysis worksheets for the intersections analyzed are contained in Appendix B. 
 

Figure 7 – Residential Neighborhood Access 
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Table 3 –Existing PM Peak Hour Traffic Analysis Results 

Intersection Intersection 
Delay (Secs.) 

Intersection 
LOS 

Windcastle & Matlock 2.9 A 
Man & Matlock 3.8 A 

Logan & Country Club 1.7 A 
Hillary & Country Club 0.9 A 

S. Collins & Country Club 5.8 A 
S. Collins & Stiles 1.0 A 

 
As can be seen from the results in Table 3, the existing traffic operations in 2015 for the intersection 
analyzed are at a LOS A for the PM peak traffic hour.  However, on an approach basis, although 
Windcastle Drive and Man Avenue, the minor street approaches of the intersections with Matlock 
Road are currently operating at LOS E and F, respectively.  In order to reduce the delay they may be 
experiencing at the Matlock Road intersections, motorists have the opportunity to re-direct their 
access to the other neighborhood intersections on Matlock Road and Country Club Drive that 
operating at better LOSs. 
 
  
The directions of approach and volumes to and departure from the neighborhood are shown in 
Figures 8 and 9.  Table 4 shows a summary of the general directions.   
 
Figure 8 – AM Peak Hour Approach and Departure Volumes and Directions 
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Figure 9 – PM Peak Hour Approach and Departure Volumes and Directions 

 
 
Table 4 – AM and PM Peak Hour Traffic Approach and Departure Summary 

AM Peak Hour  
232 In 

AM Peak Hour 
570 Out 

PM Peak Hour 
523 In 

PM Peak Hour 
 368 Out 

96 EB 136 WB 237 WB 333 EB 287 EB 236 WB 229 WB 139 EB 
41% 59% 42% 58% 55% 45% 62% 38% 

 
The magnitude and distribution of neighborhood traffic shown in the figure and table above indicate 
that there is adequate access to and from the neighborhood and that the traffic is generally equally 
dispersed. With 11 points of access into this fully-developed residential neighborhood and access 
intersection levels of service well below capacity, it appears that traffic generated by the proposed 
development, with 1 access street on Debbie Lane, which has only 1 existing neighborhood access 
street intersections, will have little impact on the existing neighborhood traffic.   
 
Another consideration is that the City’s Master Thoroughfare Plan (MTP), shown in Figure 10, 
contains a future Minor Collector (circled in red) connecting the north end of Logan Drive, in the 
adjacent neighborhood, with Debbie Lane.  However, this connection would bisect the proposed 
development and prevent the gating of this enclosed community.  To minimize the impact on the 
planned development, it has been proposed that, if this Logan Drive collector is constructed, it be 
paired with Hearthside Lane, as shown in Figure 11, to create an access street couplet that would 
connect with the Logan Drive extension, with no residential frontage.  
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Figure 10 –Master Thoroughfare Plan Connector - Logan Drive Extension 

 
 

Figure 11 – Logan Drive / Hearthside Connector Alternative 

 
 

An option to the proposed connection in the MTP that has been suggested is to provide additional 
access to and from the neighborhood to Debbie Lane by extending Pyramid Lane northward to 
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Debbie Lane and/or extending Country Grove Trail northward, adjacent to and west of western 
boundary of the proposed development, as shown in Figure 12.  This option would allow for the 
proposed development to be screened and secured as a gated community, as planned, but would 
provide another access street for the existing residential neighborhood to Debbie Lane.    

 
Figure 12 – Pyramid Lane/ Country Grove Connector 

 
 

Queuing Analysis of Proposed Development Entrance 
 
Even though the proposed development will not generate a large amount of traffic at the access 
intersection, the City has asked for an analysis of this single entry and exit point to verify that there is 
adequate storage capacity for resident and visitor vehicles as they enter the development.  The entry 
point is proposed to be configured as shown in Figure 13.  Since the development is proposed to be 
gated, there will be a security stop required for residents and visitors alike.  Entering residents will 
only have to swipe the key pad to open the gate, while visitors will need to need to notify the resident 
to gain access, which will take only a short time longer.  There is queuing space between the property 
line and the entry key pad store 3 vehicles, with space for 1 more vehicle between the key pad and 
the gate, for a total of space for 4 vehicles.  With an estimated average of 1 vehicle every 2 minutes 
(31vehicles in the PM peak hour), this should be more than enough queuing space.  If a problem 
develops, the entry can accommodate 2 lanes of traffic, with queuing space for a total of 8 vehicles.  
With a garage door-type gate opener, residents would use the right lane and visitors would use the 
left lane to notify residents and gain entry.  
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Figure 13 – Proposed Development Entrance Detail 

 
 
Conclusions  
 
Based upon the analysis findings described above, the following conclusions can be drawn. 
 
Intersection Levels of Service – The overall intersection Levels of Service (LOSs) for existing 
conditions, and with development traffic added, were found to be at highly acceptable levels (LOS A); 
at all intersections analyzed, including the single access intersection to the proposed development;  
but two neighborhood access streets are operating at undesirable levels (LOS E & F).  However, 
neighborhood motorists have the opportunity to re-direct their access to any of the other 9 
neighborhood intersections on  Matlock Road and Country Club Drive that operating at better LOSs. 
 
Neighborhood Traffic Patterns - The magnitude and distribution of the adjacent neighborhood 
traffic indicate that there is adequate access to and from the neighborhood and that the traffic is 
generally equally dispersed.  Traffic generated by the proposed development will not have its access 
on any existing neighborhood access street intersections and will have little impact on the existing 
neighborhood traffic.  A short, separate future connector to Debbie Lane from the adjacent 
neighborhood, as an option to the City’s Master Thoroughfare Plan, will allow for the proposed 
development to be screened and secured as a gated community, as planned, but will provide another 
access street for the existing residential neighborhood. 
    
Vehicle Queuing at Proposed Development Entrance - There two possible options that will assure 
that there is adequate off-street, resident and visitor vehicle queuing space for entry into the 
proposed secure development.    
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Appendix A 
 

Traffic Volume Counts 
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APPENDIX B 
 

Capacity Analysis Worksheets 
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