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and control requirements associated with the development entitled Jaynes Property.  
 
This proposed mixed-use development consists of a variety of residential, neighborhood commercial 
and park land uses. The 132-acre development is located along the west side of Vollmer Road 
between Poco Road and Dines Boulevard in El Paso County, Colorado. 
 

Study Area Boundaries 
 
The study area to be examined in this analysis encompasses the Vollmer Road intersections with 
Poco Road, Briargate Parkway (future) and Dines Boulevard, and the Briargate Parkway (future) 
intersections with key site development roadways (future). 
 
Figure 1 illustrates location of the site and study intersections. 
 

Site Description 
 
Land for the development is vacant and surrounded predominately by existing or proposed residential 
land uses.  
 
The proposed development’s sketch plan is conceptual and not all land uses have been determined. 
However, for purposes of this analysis, there is assumed to be construction for approximately 311 
single-family housing dwelling units, 130 Duplex and Townhome dwelling units, and approximately 
4.1-acre (35,720 square feet at an assumed 0.20 FAR) of commercial land use. 
 
Considering the conceptual nature of the proposed development, future access will generally include 
multiple access drives along Vollmer Road and along future Briargate Parkway. For purposes of this 
analysis, primary points of entry to the overall development area are provided at the following locations: 
 

• One full-movement access serving as the west leg of the Vollmer Road and (future) Sam 
Bass Drive intersection. 

It is anticipated that access to Vollmer will be limited to the proposed
roadway intersections of Briargate and the proposed roadway aligned
with the existing roadways at sterling ranch. Please rephrase this
statement so that it does not give the impression that multiple access
points will be allowed along Vollmer.
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analysis, primary points of entry to the overall development area are provided at the following locations: 
 

• One full-movement access serving as the west leg of the Vollmer Road and (future) Sam 
Bass Drive intersection. 

• One full-movement access serving as the west leg of the Briargate Parkway and Vollmer 
Road intersection. 

• Two full-movement accesses on (future) Briargate Parkway serving as the north/south 
roadway connections to proposed development. These accesses are herein referred to as 
Street A and Street B. 

 
For purposes of this study, it is anticipated that development construction would be phased with 
completion by end of Year 2040. A sketch plan, as prepared by N.E.S. Inc., is shown on Figure 2. This 
plan is provided for illustrative purposes only.  The sketch plan shows an additional

roadway intersection aligned with Dines
blvd. Please revise your traffic analysis
accordingly.

Also, identify the anticipated classification of
the proposed roadway.
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r through lanes between Briargate Parkway to Poco Road. The long-term vision of Vollmer 
ad would remain as a two-lane roadway north of Poco Road. 

argate Parkway is a future east-west, four-lane principal arterial roadway. Briargate 
rkway design plans, for portion east of Vollmer Road to Sterling Ranch Road, are under 
unty review as of this study date. The Briargate Parkway extension west of Vollmer Road 
Black Forest Road, and ultimately to North Powers Boulevard, will be completed through 
ious future private development or public improvement projects. Briargate Parkway 
visioned to provide a posted speed limit of 45 MPH.  

intersections along Vollmer Road currently operate under a stop-controlled condition. A 
lled intersection is defined as a roadway intersection where vehicle rights-of-way are 

by one or more “STOP” signs. 

at described in this section, no other regional or specific improvements for the above-
oadways are known to be planned or committed at this time.  
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2 El Paso County Engineering Criteria Manual, El Paso County, October 2020. 
3 Major Thoroughfare Plan, City of Colorado Springs, August 2011. 
 The Retreat at Timber Ridge Preliminary Plan Transportation Memorandum, L

Discuss Poco Road and any planned
improvements at the intersection with
Vollmer.

Please indicate in your
narrative why
Marksheffel
Road/Vollmer Rd
intersection was not
included in your study
area.



Subject: Callout
Page Index: 16
Date: 9/28/2022 4:09:17 PM
Author: Daniel Torres
Color: 
Layer: 
Space: 
Page Label: 14

Please coordinate with the project planner and
update the units/type of land use if necessary.
EPC planning staff has provided comments that
may cause changes or further define what is
proposed.

16 (1)

Subject: Text Box
Page Index: 18
Date: 9/28/2022 5:03:02 PM
Author: Daniel Torres
Color: 
Layer: 
Space: 
Page Label: [1] F6A-Dis_Acc

Please also provide an analysis for only one
intersection at Briargate Pkwy. 

The current briargate-stapleton corridor access
control plan (see link below) only indicates one
allowed intersection along this section of Briargate.

https://www.briargate-stapleton.com/briargate-stapl
eton-documents

18 (1)

Subject: Callout
Page Index: 19
Date: 9/29/2022 10:11:29 AM
Author: Daniel Torres
Color: 
Layer: 
Space: 
Page Label: [1] F6B-Dis_Acc

With the development of the commercial site, it is
anticipated that the commercial site would
generate traffic from retreat at timber ridge via
Poco Rd. Please provide your reasoning for not
attributing any site generated traffic to Poco

19 (1)

Subject: Callout
Page Index: 20
Date: 9/28/2022 4:37:40 PM
Author: Daniel Torres
Color: 
Layer: 
Space: 
Page Label: 17

A northbound left turn decel lane along Vollmer at
Briargate is not mentioned yet the traffic volumes
provided support it. Please include.

20 (2)

Subject: Callout
Page Index: 20
Date: 9/28/2022 4:37:34 PM
Author: Daniel Torres
Color: 
Layer: 
Space: 
Page Label: 17

Please update to include the proposed roadway
aligned with Dines Blvd

Subject: Callout
Page Index: 21
Date: 9/28/2022 5:33:33 PM
Author: Daniel Torres
Color: 
Layer: 
Space: 
Page Label: [1] F7-STTOT

The submitted sketch plan identifies a proposed
access from Briargate to the commercial site.
Provide analysis at this access.

21 (1)

Jaynes Property – Traffic Impact Study  May 2022 

 

IV. Proposed Project Traffic 
 

Trip Generation 
 
Standard traffic generation characteristics compiled by the Institute of Transportation Engineers (ITE) 
in their report entitled Trip Generation Manual, 11th Edition, were applied to the proposed land use in 
order to estimate average daily traffic (ADT), AM Peak Hour, and PM Peak Hour vehicle trips. A vehicle 
trip is defined as a one-way vehicle movement from a point of origin to a point of destination. 
 
The ITE land use codes 210 (Single-Family Detached Housing), 215 (Single-Family Attached 
Housing), and 822 (Strip Retail Plaza) were used for estimating trip generation because of their best 
fit to the proposed land use descriptions. 
 
Due to the conceptual nature of the proposed development, no specific commercial land uses have 
been determined. As such, a floor-area-ratio (FAR) of 0.20 was applied to the assumed commercial 
area of development. 
 
As actual land uses, densities or site plans within the Jaynes Property sketch plan become defined 
over time and through additional County land use approval procedures, it is expected that traffic 
generation characteristics considered within this study will need to be updated by more specific traffic 
analyses or studies to help assess if transportation improvements are needed to mitigate potential 
traffic impacts. 
 
Trip generation rates used in this study are presented in Table 4. 
 
 

Table 4 – Trip Generation Rates 
 

ITE 24

CODE LAND USE UNIT HOUR ENTER EXIT TOTAL ENTER EXIT TOTAL

210 Single-Family Detached 9.43 0.18 0.52 0.70 0.59 0.35 0.94DU

TRIP GENERATION RATES

AM PEAK HOUR PM PEAK HOUR

Please coordinate with the project
planner and update the units/type
of land use if necessary. EPC
planning staff has provided
comments that may cause
changes or further define what is
proposed.

0

Please also provide an analysis for only
one intersection at Briargate Pkwy. 

The current briargate-stapleton corridor
access control plan (see link below) only
indicates one allowed intersection along
this section of Briargate.

https://www.briargate-stapleton.com/bria
rgate-stapleton-documents
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Figure 6-B
SITE DEVELOPMENT LONG-TERM DISTRIBUTION

(%) : Overall
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AM / PM Peak Hour
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attributing any site generated
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 Parkway and Street B intersection since the projected ingress 
ehicles per hour. 

o reveals that an exclusive left turn deceleration lane is required 
Vollmer Road at Street B, Street A, and Sam Bass Drive since 

exceeds the County’s threshold of 10 vehicles per hour. 

ormed throughout this study and the conceptual nature of site 
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c volumes and intersection geometry are shown in Figure 7

 traffic volumes and intersection geometry for Year 2040. 
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Briargate to the commercial site.
Provide analysis at this access.
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