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June 1, 2026 
 
Ms. Kelly Nelson, 
Development Manager 
Reagan Ranch Metropolitan District No. 1 
90 South Cascade Ave., Suite 1500 
Colorado Springs, CO 80903 
 
RE:  Paint Mines at Reagan Ranch – Traffic Conformance Letter 
 
Dear Ms. Nelson, 
 
Matrix Design Group (Matrix) is pleased to provide this letter to compare the number of trips generated by 
Paint Mines at Reagan Ranch with what was previously provided in the Reagan Ranch Traffic Impact 
Analysis Addendum (November 2024). The proposed development is located in the northeast area of the 
Reagan Ranch development and consists of 102 single-family attached homes. This area was previously 
analyzed as part of the Corral Bluffs North development, which included 378 multi-family residential units. 
The proposed Paint Mines at Reagan Ranch development will generate fewer trips than were assumed for 
the previously studied Corral Bluffs North development in the traffic impact analysis (TIA) addendum. 
Therefore, the traffic impacts associated with the proposed development remain within the assumptions 
of the TIA addendum (November 2024), and all previously identified transportation improvements remain 
consistent with its findings and recommendations. 
 

Development  
The Paint Mines at Reagan Ranch is a 15.4-acre residential development located at the southeast corner of 
Space Village Avenue and Reagan Ranch Drive, as shown in Figure 1. The proposed development consists 
of 102 single-family attached housing. This site was previously analyzed in the TIA addendum (November 
2024) as part of the Corral Bluffs development, which assumed 378 multi-family dwelling units.   
 
Figure 1 – Park Mines at Reagan Ranch Conceptual Plan  
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The trip generation associated with the proposed Paint Mines at Reagan Ranch development is shown in 
Table 1, below. The anticipated number of trips generated by this development from the previous TIA 
(November 2024) are also included in this table for comparison. The vehicle trips associated with the 
project were calculated using the Institute of Transportation Engineers (ITE) Trip Generation Manual, 12th 
Edition. This methodology consists of choosing an independent variable for the land use for a particular 
time of day. The independent variable correlates to the variation in trip end and is related to the land use. 
The value of the independent variable is either multiplied by a weighted average or used in a regression 
equation to calculate the trips generated by the land use. The ITE Trip Generation Manual provides 
guidance on when to use the weighted average versus the regression equation. The trip generation 
estimates presented in Table 1 for both the Corral Bluffs and Paint Mines developments reflect traffic 
during the adjacent street network's peak periods, corresponding to the AM peak hours of 7:00–9:00 a.m. 
and the PM peak hours of 4:00–6:00 p.m. 
 
Table 1 - Trip Generation  

Development Code - Land Use - Units 
AM  PM Daily 

In Out Total In Out Total Total 

Reagan Ranch TIA (November 2024) 

Corral Bluffs North 220 - Multifamily Housing - 378 DU 34 106 140 115 68 183 2,498 

 Traffic Conformance Letter (June 2026) 

Paint Mines 215 - Single-Family Attached - 102 DU 11 34 45 29 22 51 670 

DIFFERENCE -23 -72 -95 -86 -46 -132 -1,828 

 
As summarized in Table 1, the Paint Mines at Reagan Ranch development is anticipated to generate 670 
daily trips, including 45 trips during the morning peak hour, and 51 trips during the afternoon peak hour. 
By comparison, the land use previously evaluated in the Reagan Ranch TIA Addendum was projected to 
generate 2,498 daily trips, with 140 of those trips occurring during the morning peak hour, and 183 trips 
occurring during the afternoon peak hour. As a result, the proposed Paint Mines at Reagan Ranch 
development is expected to generate 1,828 fewer weekday daily trips, 95 fewer morning peak hour trips, 
and 132 fewer afternoon peak hour trips than previously assumed in the TIA Addendum. Therefore, the 
proposed development will generate substantially less traffic than was originally anticipated for this area. 
As a result, the change in land use is not expected to have a negative impact on the surrounding roadway 
network. 
 
Please feel free to contact me at (719) 575-0100 or at mariaangelica.deeb@matrixdesigngroup.com  if you 
have any questions. 
 
Sincerely, 
 
 
MaríaAngélica Deeb, PE, PTOE, RSP1, PTP, ENV SP  

Matrix Design Group, Inc. 
 
 
Attachments: 
 
Paint Mines at Reagan Ranch Conceptual Plan 
Paint Mines at Reagan Ranch Trip Generation 
Trip Generation Excerpt from TIA Addendum (November 2024) 

Interim Regional Director
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Paint MinesMatrix Design Group 6/1/2026 10:50 AM

Project Name: Type of Project:
Project No: City:

Country: Built-up Area(Sq.ft):
Analyst Name: Clients Name:

Date: ZIP/Postal Code:
State/Province: No. of Scenarios:

Analysis Region:

Entry Exit Total
Scenario - 1 AM Peak Hour 1 1 0 11 34 45
Scenario - 1 PM Peak Hour 1 1 0 29 22 51
Scenario - 1 Weekday 1 1 0 335 335 670

PROJECT DETAILS

SCENARIO SUMMARY

Paint Mines

Timothy Cason
6/2/2026

3

User Group
Estimated New Vehicle Trips

Scenarios Name No. of Land Uses
Phases of 

Development
No. of Years to 
Project Traffic

Generated By OTISS Pro v2.1 1



Paint MinesMatrix Design Group 6/1/2026 10:50 AM

Scenario - 1
Scenario Name: User Group:

Dev. phase:
No. of Years to Project 

Traffic :
Analyst Note:

Warning:

Method Entry Exit
Rate/Equation Split% Split%
Best Fit (LIN) 11 34

T = 0.59(X) - 15.25 25% 75%

Entry (%) Exit (%) Entry Exit Entry (%) Exit (%)
100 100 1 1 25 75

Entry (%) Exit (%) Entry Exit Entry (%) Exit (%)
11 34 0 0 11 34

Baseline Site Vehicle Directional Split

215 - Single-Family Attached Housing
45 0 45

215 - Single-Family Attached Housing

ESTIMATED BASELINE SITE PERSON TRIPS:

Land Use
Baseline Site Vehicle Mode Share Baseline Site Vehicle Occupancy

Weekday, Peak Hour of 
Adjacent Street Traffic, 

45

VEHICLE TO PERSON TRIP CONVERSION

BASELINE SITE VEHICLE CHARACTERISTICS:

Land Use
Baseline Site Vehicle Mode Share Baseline Site Vehicle Occupancy Baseline Site Vehicle Directional Split

215 - Single-Family Attached Housing
Data Source: Trip Generation Manual, 12th Ed

General 
Urban/Suburban

Dwelling Units 102

AM Peak Hour

1 0

Land Use & Data Source Location IV Size Time Period

VEHICLE TRIPS BEFORE REDUCTION

Total

Generated By OTISS Pro v2.1 2



Paint MinesMatrix Design Group 6/1/2026 10:50 AM

Scenario - 2
Scenario Name: User Group:

Dev. phase:
No. of Years to Project 

Traffic :
Analyst Note:

Warning:

Method Entry Exit
Rate/Equation Split% Split%

Best Fit (LIN) 29 22
T = 0.57(X) - 7.84 57% 43%

Entry (%) Exit (%) Entry Exit Entry (%) Exit (%)
100 100 1 1 57 43

Entry (%) Exit (%) Entry Exit Entry (%) Exit (%)
29 22 0 0 29 22

Baseline Site Vehicle Directional Split

215 - Single-Family Attached Housing
51 0 51

215 - Single-Family Attached Housing

ESTIMATED BASELINE SITE PERSON TRIPS:

Land Use
Baseline Site Vehicle Mode Share Baseline Site Vehicle Occupancy

Weekday, Peak Hour of 
Adjacent Street Traffic, 

51

VEHICLE TO PERSON TRIP CONVERSION

BASELINE SITE VEHICLE CHARACTERISTICS:

Land Use
Baseline Site Vehicle Mode Share Baseline Site Vehicle Occupancy Baseline Site Vehicle Directional Split

215 - Single-Family Attached Housing
Data Source: Trip Generation Manual, 12th Ed

General 
Urban/Suburban

Dwelling Units 102

PM Peak Hour 

1 0

Land Use & Data Source Location IV Size Time Period

VEHICLE TRIPS BEFORE REDUCTION

Total

Generated By OTISS Pro v2.1 3



Paint MinesMatrix Design Group 6/1/2026 10:50 AM

Scenario - 3
Scenario Name: User Group:

Dev. phase:
No. of Years to Project 

Traffic :
Analyst Note:

Warning:

Method Entry Exit
Rate/Equation Split% Split%

Best Fit (LIN) 335 335
T = 6.53(X) + 3.25 50% 50%

Entry (%) Exit (%) Entry Exit Entry (%) Exit (%)
100 100 1 1 50 50

Entry (%) Exit (%) Entry Exit Entry (%) Exit (%)
335 335 0 0 335 335

Baseline Site Vehicle Directional Split

215 - Single-Family Attached Housing
670 0 670

215 - Single-Family Attached Housing

ESTIMATED BASELINE SITE PERSON TRIPS:

Land Use
Baseline Site Vehicle Mode Share Baseline Site Vehicle Occupancy

Weekday 670

VEHICLE TO PERSON TRIP CONVERSION

BASELINE SITE VEHICLE CHARACTERISTICS:

Land Use
Baseline Site Vehicle Mode Share Baseline Site Vehicle Occupancy Baseline Site Vehicle Directional Split

215 - Single-Family Attached Housing
Data Source: Trip Generation Manual, 12th Ed

General 
Urban/Suburban

Dwelling Units 102

Weekday

1 0

Land Use & Data Source Location IV Size Time Period

VEHICLE TRIPS BEFORE REDUCTION

Total

Generated By OTISS Pro v2.1 4
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Reagan Ranch  Traffic Impact Study 

Table 1. Reagan Ranch Trip Generation 
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