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September 9, 2014 
 
 
Ms. Kim Wise 
Property Evolution Investors, LLC 
12400 Coit Road, Suite 800 
Dallas, TX 75251 
 
Re: Trip Generation and Trip Distribution Study – Mansfield Multifamily Development 
 
Dear Ms. Wise: 
 
Lee Engineering has completed the trip generation and trip distribution analysis for the proposed 
multi-family development located southwest of the intersection of Walnut Creek Drive and US 287 
in Mansfield, Texas.   
 
Background Information 
 
A 237-unit multi-family development is proposed to be located southwest of the intersection of 
Walnut Creek Drive and US 287 in Mansfield, Texas.  The site is currently undeveloped.  The 
eastern half of the site is zoned C-2 (Community Business District) and the western half is zoned 
PR (Pre-Development District) based on the City of Mansfield Zoning Map updated July 2013.  
The proposed zoning for this site is multi-family.  Figure 1 provides an aerial view of the location.  
Access to this development will be provided by two existing driveways along US 287 Eastbound 
Frontage Road and one existing driveway on Walnut Creek Drive.  The proposed site plan is 
provided in Figure 2. 
 
Walnut Creek Drive is a five-lane roadway with a two-way center left turn lane and a posted speed 
limit of 40 miles per hour (mph).  Walnut Creek Drive is classified as a Minor Arterial (M5U) in 
the Mansfield Thoroughfare Plan from February 2010.  The US 287 eastbound frontage road is a 
two-lane one-way roadway with a posted speed limit of 40 mph.  The existing interchange of 
Walnut Creek Drive and the US 287 frontage roads is signalized.   
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Figure 1:  Proposed Development Vicinity Map 

 
 
AM and PM peak period traffic volumes were collected by Lee Engineering at the intersections of 
Walnut Creek Drive and the US 287 frontage roads as part of another traffic study on Tuesday, 
February 5, 2013.  These traffic volumes are shown in Figure 3.   
 
Trip Generation 
 
The number of trips generated by the development is a function of the type and quantity of land 
use for the development.  The number of vehicle trips generated by the proposed development was 
estimated based on the trip generation rates and equations provided in the publication entitled Trip 
Generation Manual, Ninth Edition, by the Institute of Transportation Engineers (ITE).  Estimates 
of the number of trips generated by the site were made for the AM and PM peak hour, as well as 
on a daily basis.  The trip generation rates, directional splits and estimated number of trips 
generated by the proposed multi-family development at build-out are provided in Table 1. 
 

Proposed Site 
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Table 1:  Trip Generation Calculations for Proposed Multi-Family Development 

Land Use 
ITE 

Code 
AM Peak Hour PM Peak Hour Average Weekday 

Equation/Rates1 

Apartment 220 T = 0.49*X + 3.73 T = 0.55*X + 17.65 T = 6.06*X + 123.56 

Directional Splits2 

Apartment 220 20 / 80 65 / 35 50 / 50 

Trips Generated (237 Dwelling Units) 

Apartment 220 
Total Enter Exit Total Enter Exit Total Enter Exit 

120 24 96 148 96 52 1,436 718 718 
1T = Trip Ends; X = Dwelling Units 

  2XX / YY = % entering vehicles / % exiting vehicles 

 
Based on current commercial zoning, the site could support approximately 110,000 square feet 
of retail and 35,000 square feet of office space.  Table 2 shows the trip generation for the site 
under the existing zoning for comparison. 
 

Table 2:  Trip Generation Calculations for Existing Commercial Zoning 

Land Use 
ITE 
Code 

AM Peak Hour PM Peak Hour Average Weekday 

Equation/Rates1 

Shopping Center 820 
Ln(T) = 0.61*Ln(X) 

+ 2.24 
Ln(T) = 0.67*Ln(X) 

+ 3.31 
Ln(T) = 0.65*Ln(X) 

+ 5.83 

General Office 
Building 

710 
Ln(T) = 0.80*Ln(X) 

+ 1.57 
T = 1.12*X + 78.45 

Ln(T) = 0.76*Ln(X)  
+ 3.68 

Directional Splits2 

Shopping Center 820 62 / 38 48 / 52 50 / 50 

General Office 
Building 

710 88 / 12 17 / 83 50 / 50 

Trips Generated 

Land Use Amount Total Enter Exit Total Enter Exit Total Enter Exit 

Retail 110,000 ft2 165 102 63 639 307 332 7,226 3,613 3,613 

Office 35,000 ft2 83 73 10 118 20 98 592 296 296 

TOTAL 248 175 73 757 327 430 7,818 3,909 3,909 
1T = Trip Ends; X = 1,000 Square Feet 

  2XX / YY = % entering vehicles / % exiting vehicles 

 
As shown in Table 2, the site would generate significantly more trips under the existing 
commercial zoning when compared to the trips generated by the proposed multi-family 
development.  A commercial development would generate approximately 6,380 more trips on a 
daily basis than the proposed multi-family development.  During the AM peak hour, based on the 




















