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EXECUTIVE SUMMARY  
 

March 2024 Update Note: To address comments provided by the City of Dallas, this TIA has 

been updated to include peak hour link analysis, a crash analysis for the intersection of Belt 

Line Road and Preston Road, and a theoretical discussion of the effects of removing a driveway 

along Preston Road. 

 

November 2023 Update Note: This TIA has been updated to match a reduced site plan and to 

add the Alexis Tonti background development to the background traffic. The southern areas of 

the site, along Alexis Drive, are no longer included in the site plan. 

 

The proposed Pepper Square Redevelopment is located south of Belt Line Road and east of 

Preston Road in Dallas, Texas. The site is proposed to be built in three separate phases. At 

buildout, the proposed building plan was modeled in this analysis with 350 mid-rise multifamily 

apartment units, 1,200 high-rise multifamily apartment units, 30,000 SF of retail uses, and 

37,000 SF of high-turnover restaurant uses. The redevelopment also includes renovating and 

rejuvenating a considerable amount of the existing Pepper Square retail area. Since the 

buildings themselves are already there, these renovations are not technically new 

developments, but they are either unused or underutilized today. The intention of the Pepper 

Square Redevelopment is to revitalize a well-positioned commercial area, so these renovated 

developments are included in the trip generation for the site. It was observed that these retail 

areas were generating very low amounts of traffic, so there was no attempt to remove their trip 

generation from the proposed trip generation for the Pepper Square Redevelopment. It was 

conservatively assumed that the removed retail was not generating any trips and that the 

renovated retail will generate new trips. 

 

This study is intended to identify traffic generation characteristics, identify potential traffic related 

impacts on the local street system, and to develop mitigation measures required for identified 

impacts. 

 

The proposed changes to the existing Pepper Square site will be referred to as the “Pepper 

Square Redevelopment”, and the existing site will be referred to as the “Pepper Square Existing 

Site”. 

 

The following existing intersections were selected to be part of this study: 

▪ Belt Line Road at Preston Road (SH 289) 

▪ Preston Road at Arapaho Road 

▪ Preston Road at Belt Line Village Driveway 

▪ Preston Road at Alexis Drive 

▪ Preston Road at Spring Valley Road 

▪ Belt Line Road at Prestonwood Boulevard 

▪ Belt Line Road at median opening east of Preston Road 

▪ Belt Line Road at Berry Trail 
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▪ Belt Line Road at median opening between Berry Trail and Alexis Drive 

▪ Belt Line Road at Alexis Drive 

▪ Belt Line Road at Meadowcreek Drive 

▪ Preston Road at Pepper Square Driveway 

 

The development is not adding any access points to the Pepper Square existing site. The 

analysis included the following existing minor driveways having access in and out of the site: 

▪ Drive 1, which is a right-in/right-out driveway (RIRO) to Preston Road between Alexis 

Drive and the Pepper Square Driveway. 

▪ Drive 2, which is a RIRO driveway to Preston Road between the Pepper Square 

Driveway and the Belt Line Village Driveway. 

▪ Drive 3, which is a RIRO driveway to Preston Road between the Belt Line Village 

Driveway and Belt Line Road. 

▪ Drive 4, which is a RIRO driveway to Preston Road between the Belt Line Village 

Driveway and Belt Line Road north of Drive 3. 

▪ Drive 5, which is a RIRO driveway to Belt Line Road just east of Preston Road. 

▪ Drive 6, which is a RIRO driveway just west of Berry Trail. 

▪ Drive 7, which is a RIRO driveway just east of Berry Trail. Drive 7 will be removed 

with Phase 1 of the development.  

 

Traffic operations were analyzed at the study intersections for existing volumes, 2026 (Phase 

1), 2028 (Phase P), and 2033 (Phase N) background traffic volumes, and 2026 (Phase 1), 2028 

(Phase P), and 2033 (Phase N) background plus site-generated traffic volumes. Conditions 

were analyzed for the weekday AM and PM peak hours.  

 

The background traffic conditions included existing traffic with compound growth rates, plus 

explicit modeling of the following development in the vicinity: 

▪ TerraCap Multi-Family Residential Redevelopment Project, a development consisting of 

912 mid-rise multifamily units, 1,120 high-rise multifamily units, 16,000 SF shopping 

center, and 16,000 SF restaurant, located north of Belt Line Road and west of Preston 

Road in Dallas, Texas. Halff Engineering performed a TIA for this site, dated May 11, 

2022, which was provided by the City of Dallas for this report. The TerraCap 

development will replace 353 existing low-rise multifamily units, so the trips generated 

from these units were deducted from the proposed TerraCap trip generation. The 

development is expected to be built out in three phases, spaced out to be completed 

every other year until the final completion year of 2033. The site was assumed to be 

20% complete by 2026, 40% complete by 2028, and 100% complete by 2033. The total 

site traffic was factored down by these percentages for the specific study years for each 

of the traffic scenarios of this report. 

▪ Alexis Tonti Residential Development, a development consisting of 1,268 mid-rise 

multifamily units, located south of Alexis Drive and east of Preston Road in Dallas, 

Texas. A formal TIA has not been prepared for the development. Spiars Engineering 

has provided a site plan and the site details. The development is expected to be built in 
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4 phases. The first phase is assumed to open in 2025, and the phases are assumed to 

be spaced out every two years, for a final completion of 2031. In 2026, Phase 1 will be 

complete; in 2028, Phases 1 and 2 will be complete; by 2033, all four phases will be 

complete. 

 

The Pepper Square Redevelopment is expected to generate approximately 757 new weekday 

AM peak hour one-way vehicle trips and 588 new weekday PM peak hour one-way vehicle trips 

at buildout. The distribution of the site-generated traffic volumes onto the street system was 

based on the surrounding roadway network, existing traffic patterns, and the project's proposed 

access locations. 

 

By right, the Pepper Square site could be developed with approximately 400,000 SF of retail, 

75,000 SF of supermarket, and 275,000 SF of restaurant, which would lead to over 40,000 daily 

trips, nearly 3,200 AM peak hour trips, and over 2,400 PM peak hour trips. The proposed site 

generates 76% fewer daily, AM peak hour, and PM peak hour trips. A full lease-up of the existing 

Pepper Square businesses would generate approximately half of the full by-right trips, so the 

proposed Pepper Square redevelopment generates approximately 50% fewer trips than the 

existing site would generate if fully leased. The proposed redevelopment plan significantly 

reduces the by-right trip generation for the Pepper Square site. 

 

The intersection of Belt Line Road and Preston Road recorded 75,464 daily vehicles. The 

Pepper Square redevelopment is projected to send 42.5% of its daily traffic through the 

intersection, which amounts to just under 4,300 daily vehicles, an increase of less than 6% of 

the current traffic at the intersection after the buildout of the site. 

 

Based on the analysis presented in this report, the proposed Pepper Square Redevelopment 

can be successfully incorporated into the surrounding roadway network. The proposed site 

driveways provide the appropriate level of access for the development.  

 

The following improvements to the external roadway network are required for the site: 

▪ Signalize the intersection of Berry Trail and Belt Line Road. According to a traffic 

signal warrant analysis performed by the City of Dallas, the intersection meets traffic 

signal warrants with existing traffic. This was confirmed with the traffic counts 

collected for this report.  

▪ Construct the westbound approach of the Belt Line Village Driveway to Preston Road 

as a two-lane approach. This improvement is recommended to coincide with the 

opening of Phase P of the redevelopment, the western portion of the site. 

▪ Construct a right-turn deceleration lane for the northbound right-turning movement 

from Preston Road to the Belt Line Village Driveway. This is recommended only at 

the opening of Phase N and is not required for Phase 1 or P. 

▪ Construct a right-turn deceleration lane for the northbound right-turning movement 

from Preston Road to the Pepper Square Driveway. This is recommended only at the 

opening of Phase P and is not required for Phase 1. 
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I. INTRODUCTION 

A. Purpose 

Kimley-Horn was retained to conduct a Traffic Impact Analysis (TIA) of future traffic 

conditions associated with the redevelopment of the Pepper Square existing site located 

in Dallas, Texas. A site vicinity map is provided as Exhibit 1. Exhibit 2 shows the 

proposed conceptual site plan. This study is intended to identify traffic generation 

characteristics and identify potential traffic related impacts on the local street system.  

 

B. Methodology 

Traffic operations were analyzed at the study intersections for AM and PM peak hours for 

the following scenarios:  

▪ 2022 existing traffic  

▪ 2026 background traffic  

▪ 2026 background plus Phase 1 site traffic  

▪ 2028 background traffic  

▪ 2028 background plus Phase 1 and P site traffic  

▪ 2033 background traffic  

▪ 2033 background plus Phase 1, P and N site traffic  

 

The capacity analyses were conducted using the SynchroTM software package and its 

associated Intersection reports for signalized intersections and Highway Capacity Manual 

reports for unsignalized intersections.  
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EXHIBIT 2
Conceptual Site Plan
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II. EXISTING AND FUTURE AREA CONDITIONS 

A. Roadway Characteristics 

The following signalized intersections were evaluated as part of this study: 

 

▪ Belt Line Road at Preston Road (SH 289) 

▪ Preston Road at Arapaho Road 

▪ Preston Road at Belt Line Village Driveway 

▪ Preston Road at Alexis Drive 

▪ Preston Road at Spring Valley Road 

▪ Belt Line Road at Prestonwood Boulevard 

 

The following unsignalized intersections were evaluated as part of this study: 

 

▪ Belt Line Road at median opening east of Preston Road 

▪ Belt Line Road at Berry Trail 

▪ Belt Line Road at median opening between Berry Trail and Alexis Drive 

▪ Belt Line Road at Alexis Drive 

▪ Belt Line Road at Meadowcreek Drive 

▪ Preston Road at Pepper Square Driveway 

▪ The seven existing Pepper Square driveways to Preston Road and Belt Line Road 

 

The major study area roadways are described below. 

 

Preston Road – is a six-lane divided arterial and is a TxDOT facility (SH 289). Preston 

Road runs north/south through the City of Dallas. Per the City of Dallas Thoroughfare 

Plan, Preston Road is considered a principal arterial with a M-6-D(A) roadway 

classification. Preston Road has been constructed to its full thoroughfare potential. There 

are numerous median openings on Preston Road for driveway access to large commercial 

and industrial land uses as well as residential developments within the study area. The 

posted speed limit near the proposed redevelopment is 45 MPH.  

 

Belt Line Road – is a six-lane divided arterial that runs east/west through the City of 

Dallas. Per the City of Dallas Thoroughfare Plan, Belt Line Road is considered a principal 

arterial with a M-6-D(A) roadway classification. Like Preston Road, Belt Line Road has 

been constructed to its full thoroughfare potential. There are numerous median openings 

on Belt Line Road for driveway access to large commercial and industrial land uses as 

well as residential developments within the study area. The posted speed limit near the 

proposed redevelopment is 40 MPH.  

 

B. Existing Study Area 

Currently, the Pepper Square existing site is zoned for Community Retail (CR). However, 

the area is being rezoned to Mixed-Use 3 (MU-3) which allows for multifamily residential 
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uses to be places into the existing commercial area. The Pepper Square existing site 

currently contains commercial and retail developments as well as restaurants.   

 

C. Planned Area Developments by Others 

Currently, there is a proposed redevelopment project for the existing multifamily residential 

complex located on the west side of Preston Road, between Belt Line Road and Arapaho 

Road. TerraCap Management Inc. will be redeveloping the site with new mid-rise and 

high-rise multifamily buildings, restaurants, and retail. For purposes of this TIA, the 

redevelopment site has been referred to as the TerraCap development. The Alexis Tonti 

development is located south of Alexis Drive and east of Preston Road and includes mid-

rise multifamily buildings. 

 

The traffic included for these developments is described later in this report in Table 5 and 

Table 6. 

 

D. Proposed Site Improvements 

The development as proposed includes, at full buildout, 350 mid-rise multifamily 

apartment units, 1,200 high-rise multifamily apartment units, 30,000 SF of retail uses, and 

37,000 SF of high-turnover restaurant uses. The development is located south of Belt Line 

Road and east of Preston Road. The redevelopment also includes renovating and 

rejuvenating a considerable amount of the existing Pepper Square retail area. Since the 

buildings themselves are already there, these renovations are not technically new 

developments, but they are either unused or underutilized today. 

 

As shown in the lane assignment exhibits (Exhibit 3 - Exhibit 5), the Redevelopment will 

utilize existing driveways to the Pepper Square existing site. With the proposed 

Redevelopment, Drive 7 will be removed. The major site driveways, those located at 

median openings, in this analysis are as follows: 

 

Pepper Square Driveway – is an existing full-access driveway that provides access from 

Preston Road to the Pepper Square Redevelopment north of Alexis Drive. The driveway 

currently has one inbound and one outbound lane. 

 

Belt Line Village Driveway – is an existing, signalized, full-access driveway which 

provides access to Preston Road. The driveway currently has one inbound and one 

outbound lane. An extra outbound lane will be added with the Redevelopment. 

 

Berry Trail – is an existing, full-access driveway to Belt Line Road. The redevelopment 

would modify the existing driveway by extending Berry Trail further south within the site. 

The driveway currently has one inbound and one outbound lane. An extra outbound lane 

will be added with the Redevelopment. The intersection of Berry Trail and Belt Line Road 

meets traffic signal volume warrants with existing traffic and will be signalized with the 

development of the site. 
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Median Opening Drive between Berry Trail and Alexis Drive – is an existing full-access 

driveway to the median opening. The driveway was modeled with one inbound and one 

outbound lane. 

 

E. Existing Traffic Volumes 

24-hour machine counts were collected in 2021 near the site Berry Trail. In addition, 24-

hour turning movement counts were collected at Belt Line Road at Preston Road. The raw 

count sheets, as well as a comparison between the 24-hour volumes collected and 

previous 24-hour counts, are provided in Volume 2 of this report.  

 

The 2021 24-hour counts showed the daily volume on the roadway links as follows: 

• Preston Road: 47,957 vehicles per day (vpd) 

• Belt Line Road: 22,233 vpd 

• Berry Trail: 1,801 vpd 

 

In 2022, traffic counts were recollected to compare to the 2021 and other historical counts. 

48-hour traffic counts were collected near the site along Preston Road and Belt Line Road. 

These counts are also available in Volume 2. 

 

The 24-hour average of the 2022 counts showed the daily volume on the roadway links 

as follows: 

• Preston Road: 50,014 vehicles per day (vpd) 

• Belt Line Road: 24,303 vpd 

 

Due to the traffic volume impacts of the circumstances surrounding COVID-19, the peak 

hours of the traffic counts on Belt Line Road and Preston Road were analyzed to historical 

traffic counts to find an appropriate adjustment factor. Table 1 shows the historical and 

observed traffic counts and the applied adjustment factors. Exhibit 6 shows the existing 

weekday AM and PM peak hour traffic volumes, adjusted to account for the impact of 

COVID-19 on traffic volumes. 
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Table 1 – COVID-19 Traffic Count Adjustment Factors 

 
 

AM Peak Period

(7:30 - 8:30am)

PM Peak Period

(4:30 - 5:30am)

Volume (veh) Volume (veh)

2019 (Observed) 556 1,303

2021 (Observed) 510 1,134

Higher Volume 556 1,303

2022 (Observed, Wednesday) 543 1,290

2022 (Observed, Thursday) 590 1,236

2022 Average Volume 567 1,263

Correction Factor 0.0% 3.2%

2019 (Observed) 1,303 731

2021 (Observed) 942 805

Higher Volume 1,303 805

2022 (Observed, Wednesday) 1,237 773

2022 (Observed, Thursday) 1,257 756

2022 Average Volume 1,247 765

Correction Factor 4.5% 5.2%

2014 (Observed) 1,542 2,160

2021 (Observed) 1,645 2,161

Higher Volume 1,645 2,161

2022 (Observed, Wednesday) 1,600 2,224

2022 (Observed, Thursday) 1,500 2,176

2022 Average Volume 1,550 2,200

Correction Factor 6.1% 0.0%

2014 (Observed) 2,202 1,779

2021 (Observed) 1,907 1,684

Higher Volume 2,202 1,779

2022 (Observed, Wednesday) 2,151 1,827

2022 (Observed, Thursday) 2,147 1,793

2022 Average Volume 2,149 1,810

Correction Factor 2.5% 0.0%

Street Year

EB

Belt Line Road

 (east of Preston 

Road)

SB

Preston Road 

(south of Belt 

Line Road)

WB

Belt Line Road

 (east of Preston 

Road)

NB

Preston Road 

(south of Belt 

Line Road)
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EXHIBIT 5
Lane Assignment and Intersection Control - Phase 1, P, and N, Buildout

Not To Scale

NorthPepper Square - Dallas, Texas

Belt Line Road

Pr
es

to
n

R
oa

d

Spring Valley Road

Alexis Drive

Arapaho Road
Pr

es
to

nw
oo

d
Bo

ul
ev

ar
d

La
de

ra
D

riv
e

M
ed

ia
n

O
pe

ni
ng

ea
st

of
Pr

es
to

n
R

oa
d

Be
rry

Tr
ai

l

M
ed

ia
n

O
pe

ni
ng

be
tw

ee
n

Be
rry

Tr
ai

la
nd

Al
ex

is
D

riv
e

M
ea

do
wc

re
ek

D
riv

e

Belt Line Village Driveway

Pepper Square Driveway

Drive 1

Drive 2

Drive 3

Drive 4

D
riv

e
5

D
riv

e
6

Driveways along Alexis Drive are shown for illustrative purposes only. Not
included in the analysis of this report.

STOP

*

STOPSTOP

*STOP

STOP

*STOP

STOP

**

*
*

*

**

**

*
*

*
*

**

* *

**

*STOP

*

STOP

*

* *

**

*

ST
O

P
ST

O
P

ST
O

P
ST

O
P

*

*

*
*

**

* *

*
*

*
*

*
*

**

* *

*

*

*

*

*

*

*

STO
P

STOP

Phase 1

Phase P

ST
O

P

*
*

* *

Phase Boundaries are diagrammatic, intended to show which
driveways each phase can access directly.

Phase N



164 (146)
210 1767 98 4 709 (558)

(177) (1323) (208) (5) 112 (155)
0 (0)

3 (1)
129 (264) 1 105 1618 79
248 (911) (3) (180) (1715) (196)
136 (171)

47 (102) 112 (97) 17 (5)
62 1 38 1322 (1223) 79 0 15 9 (46) 226 1685 121 2 807 (613) 3 0 1 995 (830) 61 7 34 21 (31) 7 1 6 11 (12) 79 9 8 17 (18)

(80) (2) (146) 4 (2) (59) (1) (15) 1236 (1227) (243) (1317) (129) (2) 66 (89) (21) (1) (20) 13 (13) (33) (6) (26) 970 (808) (7) (1) (4) 991 (837) 997 (866) (59) (5) (12) 1021 (947)
0 (3) 22 (74) 0 (1) 984 (801) 0 (1) 1031 (844) 3 (18) 994 (856) 11 (26) 145 (184) 3 (7)

4 (7) 36 (97) 10 (44) 510 (1162) 4 (6) 481 (1179) 13 (39) 498 (1155) 5 (8) 518 (1179) 28 (86)
40 (77) 1 0 5 690 (1553) 40 0 63 140 (332) 0 222 1502 21 0 (0) 0 20 (6) 1 2 0 0 (8) 0 464 (1125) 1 1 0 12 (4) 12 515 (1188) 1 0 0 3 (10) 2 107 567 (1283) 20 3 6

695 (1504) (6) (1) (2) 15 (55) (16) (1) (47) 372 (966) (0) (447) (1775) (60) (5) 481 (1134) (2) (0) (2) (8) 4 (14) (3) (9) (4) (25) 0 (2) (3) (4) (11) (1) (285) 15 (43) (18) (11) (9)
3 (7) 200 (337) 4 (12)

1987 5 (10)
(1842)

1745 3
(2282) (9)

1987 3 (29)
(1842)

1745 0
(2282) (17)

0 (18)
28 1949 8 3 2 (6)

(25) (1753) (56) (8) 4 (24)
0 (0)

0 (0)
39 (77) 0 24 1683 3

1 (5) (1) (65) (2120) (12)
27 (52)

1987
(1842) 2 (14)

1710 0
(2198) (8)

8 (52)
66 1900 15 1 1 (2)

(67) (1663) (23) (6) 7 (9)
0 (0)

0 (0)
10 (11) 1 50 1725 18

3 (5) (4) (92) (2152) (33)
25 (59)

1931
(1684) 0 (2)

1794 0
(2281) (2)

35 (65)
22 1836 74 0 21 (23)

(22) (1549) (113) (0) 126 (208)
0 (0)

0 (0)
15 (64) 3 20 1760 90

5 (23) (7) (42) (2185) (230)
27 (62)

140 (147)
161 1882 133 1 711 (467)

(174) (1481) (147) (6) 87 (100)
0 (0)

0 (0)
139 (279) 0 111 1499 73
353 (760) (1) (184) (2082) (191)
244 (217)

LEGEND:
X (Y)
X = Weekday AM Peak Hour Turning Movements
Y = Weekday PM Peak Hour Turning Movements
Volumes may not sum from point to point due to rounding
and presence of smaller driveways not included in analysis.

EXHIBIT 6
2021 Adjusted Existing Traffic Volumes
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Driveways along Alexis Drive are shown for illustrative purposes only. Not
included in the analysis of this report.

To account for circumstances surrounding COVID-19, EB Belt
Line Road volumes were raised by 0% (AM) and 3% (PM).

Likewise, the WB Belt Line Road volumes were raised by 4%
(AM) and 5% (PM).

To account for circumstances surrounding
COVID-19, NB Preston Road volumes were

raised by 6% (AM) and 0% (PM). Likewise, the
SB Preston Road volumes were raised by 2%

(AM) and 0% (PM).



Page 12 

 

kimley-horn.com 2600 N Central Expressway, Suite 400, Richardson, TX 75080 214 617 0535 

 

III. PROJECT TRAFFIC CHARACTERISTICS 

A. Site-Generated Traffic 

Site-generated traffic estimates are determined through a process known as trip 

generation. Rates and equations are applied to the proposed land use to estimate traffic 

generated by the development during a specific time interval. The acknowledged source 

for trip generation rates is the 11th edition of Trip Generation Manual published by the 

Institute of Transportation Engineers (ITE). ITE has established trip rates in nationwide 

studies of similar land uses. The trips indicated are actually one-way trips or trip ends, 

where one vehicle entering and exiting the site is counted as one inbound trip and one 

outbound trip.  

 

Reductions to the base trip generation estimates are sometimes applied due to internal 

capture. Internal capture is the tendency for customers or tenants to visit several parts of 

the mixed-use development in one trip but be counted twice in the trip generation since 

the formulae assume the residential, retail, restaurant, and office developments are 

isolated. Since the development will be mixed land use, reductions for internal capture 

were taken. Internal capture worksheets can be found in Volume 2 of this report.  

 

The term “pass-by trips” describes how some drivers that use retail and restaurant uses 

often have a different primary purpose for their trip, and the retail or restaurant use is 

simply a stop along the way. These trips are already present in the main street traffic 

volumes. They only patronize the specific retail or restaurant use because that use 

happens to be along their already-chosen route. Therefore, these trips are not added to 

the main street volumes. Rather, they are removed from the through volumes of the major 

street where they enter the site and they are added back into the main street traffic 

volumes where they exit the site. According to the ITE 2021 Pass-By Tables (located in 

the Trip Gen Appendices), the pass-by rates for the uses of the Pepper Square 

Redevelopment are as follows: 

▪ 40% for PM peak hour of Retail/Shopping Center (Shopping Plaza 40k-150k) (ITE 

821) 

• Pass-by rates were not provided for retail sites less than 40,000 SF, so the 

40% PM peak hour was used for all the retail included in this analysis, 

regardless of size 

▪ 43% for PM peak hour of High-Turnover (Sit-Down) Restaurant (ITE 932) 

▪ AM pass-by rates were not available for any of the included uses, so the AM pass-by 

rates were assumed to be 0% 

▪ Only the two uses above had pass-by data available 

 

The proposed development is approximately 1.5 miles away from the Knoll Trail station of 

the proposed Silver Line (previously known as the “Cotton Belt”) DART rail line. However, 

no reductions were taken for multimodal use. 
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The redevelopment also includes renovating and rejuvenating a considerable amount of 

the existing Pepper Square retail area. Since the buildings themselves are already there, 

these are not technically new developments, but they are either unused or underutilized 

today. The intention of the Pepper Square Redevelopment is to revitalize a well-positioned 

commercial area, so these renovated developments are included in the trip generation for 

the site. It was observed that these retail areas were generating very low amounts of 

traffic, so there was no attempt to remove their trip generation from the proposed trip 

generation for the Pepper Square Redevelopment. It was conservatively assumed that 

the removed retail was not generating any trips and that the renovated retail will generate 

new trips. 

 

The resulting daily and weekday AM and PM peak hour trip generation for the proposed 

development, showing new external trips, are shown in the following tables: 

▪ Phase 1 – Table 2 

▪ Phases 1 and P – Table 3 

▪ Phases 1, P and N – Table 4  

Table 2 – Trip Generation – Phase 1 

 

Table 3 – Trip Generation – Phases 1 and P 

 

 

Daily

One-Way

Trips IN OUT TOTAL IN OUT TOTAL

Multifamily Housing (Mid-Rise) 350 Units 221 1,623 33 109 142 31 87 118

High-Turnover (Sit-Down) Restaurant 7,000 SF 932 785 39 31 70 42 26 68

Development Totals

Raw Trip Generation Total: 2,408 72 140 212 73 113 186

Internal Capture Total: 220 9 9 18 6 6 12

External Trips: 2,188 63 131 194 67 107 174

Pass-By Trips (43% for Restaurant PM Peak): 0 0 0 0 18 11 29

Total Net New External Vehicle Trips: 2,188 63 131 194 49 96 145

Trip Generation rates based on ITE's Trip Generation Manual , 11th Edition. 

Pass-by percentages from ITE 2021 Pass-By Tables for ITE Trip Gen Appendices.

Internal Capture procedure from ITE Trip Generation Handbook , 3rd Edition (2017).

PM Peak Hour                                               

One-Way TripsLand Uses Amount Units
ITE           

Code

AM Peak Hour                                               

One-Way Trips

Phase 1

Daily

One-Way

Trips IN OUT TOTAL IN OUT TOTAL

Multifamily Housing (Mid-Rise) 350 Units 221 1,623 33 109 142 31 87 118

High-Turnover (Sit-Down) Restaurant 7,000 SF 932 785 39 31 70 42 26 68

Multifamily Housing (High-Rise) 750 Units 222 3,197 63 121 184 122 96 218

High-Turnover (Sit-Down) Restaurant 20,000 SF 932 2,144 105 86 191 110 71 181

Retail/Shopping Center (Strip Retail Plaza < 40k) 20,000 SF 822 1,074 27 18 45 64 63 127

Development Totals

Raw Trip Generation Total: 8,823 267 365 632 369 343 712

Internal Capture Total: 1,716 17 17 34 66 66 132

External Trips: 7,107 250 348 598 303 277 580

Pass-By Trips (40% for Retail PM Peak, 43% for Restaurant PM Peak): 0 0 0 0 91 67 158

Total Net New External Vehicle Trips: 7,107 250 348 598 212 210 422

Trip Generation rates based on ITE's Trip Generation Manual , 11th Edition. 

Pass-by percentages from ITE 2021 Pass-By Tables for ITE Trip Gen Appendices.

Internal Capture procedure from ITE Trip Generation Handbook , 3rd Edition (2017).

Phase 1

Phase P

PM Peak Hour                                               

One-Way TripsLand Uses Amount Units
ITE           

Code

AM Peak Hour                                               

One-Way Trips
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Table 4 – Trip Generation – Phases 1, P and N 

 
 

B. Other Development Traffic Modeling 

For the Terracap site, located on the west side of Preston Road between Belt Line Road 

and Arapaho Road, the trip distribution and assignment were obtained from the TIA 

completed for the Terracap site by Halff Engineering, dated May 2022. The distribution for 

the Terracap site has been attached for references purposes in Volume 2 of this report. 

The TerraCap development is expected to be built out in three phases, spaced out to be 

completed every other year until the final completion year of 2033. The site was assumed 

to be 20% complete by 2026, 40% complete by 2028, and 100% complete by 2033. The 

total site traffic was factored down by these percentages for the specific study years for 

each of the traffic scenarios of this report. Likewise, the Alexis Tonti site is expected to be 

completed by 2031, with Phase 1 complete by 2026, Phases 1-2 complete by 2028, and 

all four phases complete by 2033. Table 5 shows the trip generation calculations for the 

TerraCap background site, and Table 6 shows calculations for the Alexis Tonti Site. 

  

Daily

One-Way

Trips IN OUT TOTAL IN OUT TOTAL

Multifamily Housing (Mid-Rise) 350 Units 221 1,623 33 109 142 31 87 118

High-Turnover (Sit-Down) Restaurant 7,000 SF 932 785 39 31 70 42 26 68

Multifamily Housing (High-Rise) 750 Units 222 3,197 63 121 184 122 96 218

High-Turnover (Sit-Down) Restaurant 20,000 SF 932 2,144 105 86 191 110 71 181

Retail/Shopping Center (Strip Retail Plaza < 40k) 20,000 SF 822 1,074 27 18 45 64 63 127

Multifamily Housing (High-Rise) 450 Units 222 2,069 40 78 118 78 62 140

High-Turnover (Sit-Down) Restaurant 10,000 SF 932 1,072 53 43 96 56 35 91

Retail/Shopping Center (Strip Retail Plaza < 40k) 10,000 SF 822 652 17 12 29 39 39 78

Development Totals

Raw Trip Generation Total: 12,616 377 498 875 542 479 1,021

Internal Capture Total: 2,562 59 59 118 102 102 204

External Trips: 10,054 318 439 757 440 377 817

Pass-By Trips (40% for Retail PM Peak, 43% for Restaurant PM Peak): 0 0 0 0 131 98 229

Total Net New External Vehicle Trips: 10,054 318 439 757 309 279 588

Trip Generation rates based on ITE's Trip Generation Manual , 11th Edition. 

Pass-by percentages from ITE 2021 Pass-By Tables for ITE Trip Gen Appendices.

Internal Capture procedure from ITE Trip Generation Handbook , 3rd Edition (2017).

Phase N

Phase 1

Phase P

Land Uses Amount Units
ITE           

Code

AM Peak Hour                                               

One-Way Trips

PM Peak Hour                                               

One-Way Trips
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Table 5 – Background Site (TerraCap) Trip Generation 

 
 

Table 6 – Background Site (Alexis Tonti) Trip Generation 

 
 

C. Trip Distribution and Assignment 

The distribution of the site-generated traffic volumes in to and out of the site driveways 

and onto the street system was based on the area street system characteristics, existing 

traffic patterns, relative land use density, and the locations of the proposed driveway 

access to/from the site. 

 

The corresponding inbound and outbound traffic assignment, where the directional 

distribution is applied using the most probable paths to and from the site, can be found in 

the exhibits as described in Table 7. The resulting site-generated weekday AM and 

weekday PM peak hour turning movements, calculated by multiplying the new external 

trip generation by the respective traffic assignment percentages, are also found in the 

exhibits described by Table 7.  

  

Daily

One-Way

Trips IN OUT TOTAL IN OUT TOTAL

Multifamily Housing (Low-Rise) 353 Units 220 2,628 36 122 158 114 67 181

Proposed Development Raw Trip Generation: 13,477 259 569 828 646 440 1,086

Development Totals

Difference between Existing Development and Buildout Development: 10,849 223 447 670 532 373 905

% Expect to be Complete by 2026: 20% 20% 20% 20% 20% 20% 20%

Total Net New External Vehicle Trips 2026: 2,170 45 89 134 106 75 181

% Expect to be Complete by 2028: 40% 40% 40% 40% 40% 40% 40%

Total Net New External Vehicle Trips 2028: 4,340 89 179 268 213 149 362

% Expect to be Complete by 2033: 100% 100% 100% 100% 100% 100% 100%

Total Net New External Vehicle Trips 2033: 10,849 223 447 670 532 373 905

Trip Generation rates based on ITE's Trip Generation Manual , 10th Edition. 

Internal Capture was not used in the Halff TIA.

PM Peak Hour                                               

One-Way Trips

Existing Development (2019)

Buildout Development (2033)

Land Uses Amount Units
ITE           

Code

AM Peak Hour                                               

One-Way Trips

Daily

One-Way

Trips IN OUT TOTAL IN OUT TOTAL

Multifamily Housing (Mid-Rise) - Phase 1 326 Units 221 1,509 18 114 132 94 33 127

Multifamily Housing (Mid-Rise) - Phase 2 279 Units 221 1,284 16 95 111 81 28 109

Multifamily Housing (Mid-Rise) - Phase 3 263 Units 221 1,208 15 89 104 76 27 103

Multifamily Housing (Mid-Rise) - Phase 4 400 Units 221 1,862 23 141 164 115 41 156

Development Totals

Total Net New External Vehicle Trips 2026 (Phase 1): 1,509 18 114 132 94 33 127

Total Net New External Vehicle Trips 2028 (Phases 1-2): 2,793 34 209 243 175 61 236

Total Net New External Vehicle Trips 2033 (Phases 1-4, All Phases): 5,863 72 439 511 366 129 495

Trip Generation rates based on ITE's Trip Generation Manual , 11th Edition. 

PM Peak Hour                                               

One-Way TripsLand Uses Amount Units
ITE           

Code

AM Peak Hour                                               

One-Way Trips
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Table 7 – Development Scenario Included Traffic 

 

D. Development of Background and Total Traffic 

The growth rates, background developments, and site-generated traffic included in each 

scenario is summarized in Table 7. The site trip distributions for new trips and pass-by 

trips are listed as well.  

  

  

Scenario Percent Growth Development Traffic Added Exhibit 

2021 Adjusted 

Existing 
0.5% 

2021 Turning Movement Counts 

Adjusted to Address COVID Effects 
2021 Adjusted Existing Volume: Exhibit 6 

2026 

Background 
0.5% 

20% Terracap Background 

Development 

Phase 1 Alexis Tonti Background 

Development 

2026 Background Volume: Exhibit 10 

2026 

Background + 

Site 

N/A 

20% Terracap Background 

Development 

Phase 1 Alexis Tonti Background 

Development 

 

Phase 1 Site Traffic 

Site Trip Distribution: Exhibit 7 

Pass By Trip Distribution: Exhibit 8 

Site Generated Volumes: Exhibit 9 

2026 Total Volume: Exhibit 11 

2028 

Background 
0.5% 

40% Terracap Background 

Development 

Phases 1-2 Alexis Tonti 

Background Development 

2028 Background Volume: Exhibit 15 

2028 

Background + 

Site 

N/A 

40% Terracap Background 

Development 

Phases 1-2 Alexis Tonti 

Background Development 

 

Phases 1 & P Site Traffic 

Site Trip Distribution: Exhibit 12 

Pass By Trip Distribution: Exhibit 13 

Site Generated Volumes: Exhibit 14 

2028 Total Volume: Exhibit 16 

2033 

Background 
0.5% 

100% Terracap Background 

Development 

Phases 1-4 Alexis Tonti 

Background Development 

2033 Background Volume: Exhibit 20 

2033 

Background + 

Site 

N/A 

100% Terracap Background 

Development 

Phases 1-4 Alexis Tonti 

Background Development 

 

Phases 1, P, and N Site Traffic 

Site Trip Distribution: Exhibit 17 

Pass By Trip Distribution: Exhibit 18 

Site Generated Volumes: Exhibit 19 

2033 Total Volume: Exhibit 21 
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EXHIBIT 7
Trip Distribution and Traffic Assignment - Phase 1

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1
40% of the inbound new trips and 10% 
of inbound pass-by trips enter the site 
from the south and west and use the 

cross access available to Phase 1. This 
totals 25 AM trips and 21 PM trips. 

Outbound trips also make use of the 
cross access.
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 X% = Percentage of Inbound Site-Generated Traffic

(Y%) = Percentage of Outbound Site-Generated Traffic

 

 

EXHIBIT 8
Trip Distribution and Traffic Assignment - Phase 1, Pass-By Trips

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1
40% of the inbound new trips and 10% 
of inbound pass-by trips enter the site 
from the south and west and use the 

cross access available to Phase 1. This 
totals 25 AM trips and 21 PM trips. 

Outbound trips also make use of the 
cross access.
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LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 9
Site-Generated Traffic Volumes - Phase 1, Total

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1
40% of the inbound new trips and 10% 
of inbound pass-by trips enter the site 
from the south and west and use the 

cross access available to Phase 1. This 
totals 25 AM trips and 21 PM trips. 

Outbound trips also make use of the 
cross access.



168 (150)

216 1818 100 4 731 (581)

(183) (1374) (213) (5) 117 (166)

0 (0)

3 (1)

134 (272) 1 118 1677 89

261 (940) (3) (191) (1767) (204)

142 (185)

48 (105) 119 (105) 17 (5)

64 1 39 1400 (1280) 94 0 28 16 (63) 241 1749 128 2 834 (640) 3 0 1 1033 (869) 63 7 35 22 (32) 7 1 6 11 (12) 81 9 8 17 (18)
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(1941)
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8 (53)

68 1976 15 1 1 (2)
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0 (0)
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10 (11) 1 51 1820 18

3 (5) (4) (94) (2245) (34)

26 (60)

2008

(1779) 0 (2)

1890 0

(2378) (2)

59 (74)

23 1904 82 0 22 (24)

(23) (1607) (149) (0) 163 (223)

0 (0)

0 (0)

15 (66) 3 21 1832 92

5 (24) (7) (43) (2272) (236)

28 (64)

145 (156)

176 1969 142 1 729 (479)

(181) (1542) (153) (6) 89 (103)

0 (0)

0 (0)

145 (295) 0 114 1551 75

362 (779) (1) (189) (2176) (196)

250 (222)

LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 10
2026 Background Traffic Volumes

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1
40% of the inbound new trips and 10% 
of inbound pass-by trips enter the site 
from the south and west and use the 

cross access available to Phase 1. This 
totals 25 AM trips and 21 PM trips. 

Outbound trips also make use of the 
cross access.



168 (150)

216 1824 100 4 731 (581)

(183) (1379) (213) (5) 120 (168)

0 (0)

3 (1)

134 (272) 1 125 1690 96

261 (940) (3) (196) (1777) (209)

145 (187)

48 (105) 139 (119) 17 (5)

64 1 39 1426 (1299) 94 0 28 16 (63) 241 1752 137 2 854 (654) 3 0 1 1085 (907) 63 7 35 22 (32) 7 1 6 11 (12) 81 9 8 17 (18)
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41 (79) 1 0 5 728 (1632) 41 0 65 148 (351) 0 256 1577 22 0 (0) 0 21 (6) 1 2 0 0 (8) 0 496 (1167) 47 1 26 568 (1249) 8 0 13 4 (15) 8 144 667 (1365) 21 3 6
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(2389) (9)

2084 3 (30)
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0 (18)

29 2045 8 3 2 (6)
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0 (0)

0 (0)
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15 (59)
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26 (60)

2027
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66 (79)

23 1917 88 0 22 (24)
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0 (0)
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15 (66) 3 21 1835 108

5 (24) (7) (43) (2274) (248)

28 (64)

148 (158)

189 1989 149 1 729 (479)

(191) (1556) (158) (6) 89 (103)

0 (0)

0 (0)

151 (300) 0 114 1560 75

362 (779) (1) (189) (2183) (196)

250 (222)

LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 11
2026 Background Plus Site-Generated Traffic Volumes - Phase 1

Not To Scale

NorthPepper Square - Dallas, Texas
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1
40% of the inbound new trips and 10% 
of inbound pass-by trips enter the site 
from the south and west and use the 

cross access available to Phase 1. This 
totals 25 AM trips and 21 PM trips. 

Outbound trips also make use of the 
cross access.



 

     

 10%   5% 

 

 

  (5%) (10%) (5%)

     

5%

 (10%)  

   (20%)         (10%)    (25%)             

       (20%)  10% 10%  (5%)        (5%)    20% 30%    30% 

   (25%)  (25%) 20% 10%   

   20%  20%    (30%)  

    20%      (10%) (10%)          5% (20%)  (20%)  (20%) (5%)  (10%)     (30%)    

20%        10%      20%     15%    5%          

 10%  

20%  

 (5%) 

(20%)  

  

20%  

 (5%) 

(20%)  

  

(5%) 

 5%    

  (5%) 15%  (10%) 

 

 

   (15%) 5%

     

 

5%

 (15%) (5%) 

5% 5%

(10%)  

(5%) 

 5%    

  (15%)    

 

 

   10% 5%

   (5%)  

 

5%

 (15%)  

15%  

(5%)  

(5%) 

     

  (15%) 5%  (15%) 

 

 

   15% 15%

     

 

5% 

     

 (10%)  (15%)  (5%)   

 

 

10%   15%  

     

 

LEGEND:

X% (Y%)

 X% = Percentage of Inbound Site-Generated Traffic

(Y%) = Percentage of Outbound Site-Generated Traffic

 

 

EXHIBIT 12
Trip Distribution and Traffic Assignment- Phase 1 and P

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.
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Phase P
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LEGEND:

X% (Y%)

 X% = Percentage of Inbound Site-Generated Traffic

(Y%) = Percentage of Outbound Site-Generated Traffic

 

 

EXHIBIT 13
Trip Distribution and Traffic Assignment- Phase 1 and P, Pass-By Trips

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P
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0 (0) (0) (11) (21) (11)

13 (11)

0 (0) 35 (21) 0 (0)

0 0 0 70 (42) 0 0 0 0 (0) 0 25 25 0 35 (21) 0 0 0 87 (53) 0 0 0 0 (0) 0 0 0 0 (0) 0 0 0 0 (0)

(0) (0) (0) 0 (0) (0) (0) (0) 70 (42) (0) (21) (21) (0) 17 (11) (0) (0) (0) 0 (0) (0) (0) (0) -33 (-31) (0) (0) (0) 50 (42) 75 (64) (0) (0) (0) 75 (64)

0 (0) 0 (0) 0 (0) 87 (53) 0 (0) 87 (53) 100 (84) 25 (21) 0 (0) 0 (0)

0 (0) 0 (0) 0 (0) 50 (42) 0 (0) 50 (42) 0 (0) 0 (0) 104 (63) 0 (0)

0 (0) 0 0 0 50 (42) 0 0 0 0 (0) 0 35 35 0 0 (0) 0 0 (0) 0 0 0 0 (0) 0 -37 (-31) 140 0 140 45 (21) 17 0 70 0 (0) 0 0 104 (63) 0 0 0

50 (42) (0) (0) (0) 0 (0) (0) (0) (0) 25 (21) (0) (21) (21) (0) (0) 50 (42) (0) (0) (0) (0) 88 (74) (84) (0) (84) 38 (32) (11) (0) (42) (0) (0) 0 (0) (0) (0) (0)

0 (0) 25 (21) 0 (0)

67 0 (0)

(53)

70 0

(42) (0)

67 0 (0)

(53)

70 0

(42) (0)

52 (32)

0 -20 88 0 0 (0)

(0) (-21) (74) (0) 105 (63)

0 (0)

0 (0)

0 (0) 0 0 27 38

0 (0) (0) (0) (11) (32)

0 (0)

65

(42) 52 (32)

22 38

(11) (32)

52 (32)

0 65 0 0 0 (0)

(0) (42) (0) (0) 0 (0)

0 (0)
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0 (0)
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LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 14
Site-Generated Traffic Volumes- Phase 1 and P, Total

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P
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3 (7) 222 (386) 4 (12)

2115 5 (10)

(2005)

1902 3

(2437) (9)

2115 3 (30)

(2005)

1902 0

(2437) (18)

0 (19)

29 2075 8 3 2 (6)

(26) (1913) (58) (8) 4 (25)

0 (0)

0 (0)

40 (80) 0 25 1838 3

1 (5) (1) (67) (2269) (12)

28 (54)

2115

(2005) 2 (14)

1866 0

(2350) (8)

8 (54)

68 2025 16 1 1 (2)

(69) (1820) (24) (6) 7 (9)

0 (0)

0 (0)

10 (11) 1 52 1881 19

3 (5) (4) (95) (2302) (34)

26 (61)

2057

(1842) 0 (2)

1953 0

(2436) (2)

78 (79)

23 1946 89 0 22 (24)

(23) (1641) (178) (0) 193 (233)

0 (0)

0 (0)

16 (66) 3 21 1876 93

5 (24) (7) (43) (2325) (238)

28 (64)

147 (161)

188 2025 148 1 736 (484)

(186) (1580) (155) (6) 90 (104)

0 (0)

0 (0)

147 (307) 0 115 1579 76

366 (787) (1) (191) (2235) (198)

253 (225)

LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 15
2028 Background Traffic Volumes

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P



170 (151)

219 1865 101 4 741 (595)

(187) (1426) (215) (5) 133 (185)

0 (0)

3 (1)

138 (276) 1 145 1745 113

271 (955) (3) (207) (1815) (220)

160 (208)

49 (106) 159 (133) 18 (5)

64 1 39 1526 (1357) 109 0 43 22 (80) 252 1812 160 2 886 (679) 3 0 1 1140 (947) 63 7 35 22 (32) 7 1 6 11 (12) 82 9 8 18 (19)

(83) (2) (151) 4 (2) (83) (1) (38) 1410 (1340) (267) (1447) (166) (2) 85 (103) (22) (1) (21) 13 (13) (34) (6) (27) 994 (841) (7) (1) (4) 1099 (944) 1120 (993) (61) (5) (12) 1155 (1130)

0 (3) 23 (77) 0 (1) 1129 (917) 0 (1) 1178 (962) 103 (103) 36 (48) 160 (244) 3 (7)

4 (7) 50 (132) 10 (46) 607 (1276) 4 (6) 577 (1294) 13 (40) 5 (8) 667 (1306) 29 (89)

41 (80) 1 0 5 781 (1706) 41 0 65 154 (365) 0 305 1646 22 0 (0) 0 21 (6) 1 2 0 0 (8) 0 472 (1165) 141 1 140 607 (1282) 18 0 70 5 (19) 12 174 781 (1432) 21 3 6

799 (1687) (6) (1) (2) 16 (57) (17) (1) (49) 429 (1041) (0) (505) (1913) (62) (5) 577 (1247) (2) (0) (2) (8) 92 (88) (87) (9) (88) 38 (34) (14) (4) (53) (4) (313) 16 (45) (19) (11) (9)

3 (7) 247 (407) 4 (12)

2182 5 (10)

(2058)

1972 3

(2479) (9)

2182 3 (30)

(2058)

1972 0

(2479) (18)

52 (51)

29 2055 96 3 2 (6)

(26) (1892) (132) (8) 109 (88)

0 (0)

0 (0)

40 (80) 0 25 1865 41

1 (5) (1) (67) (2280) (44)

28 (54)
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(2047) 54 (46)

1888 38

(2361) (40)

60 (86)

68 2090 16 1 1 (2)

(69) (1862) (24) (6) 7 (9)

0 (0)

0 (0)

10 (11) 1 52 1898 57

3 (5) (4) (95) (2313) (66)

26 (61)

2122

(1884) 0 (2)

2008 0

(2478) (2)

95 (90)

23 1998 102 0 22 (24)

(23) (1673) (189) (0) 245 (265)

0 (0)

0 (0)

16 (66) 3 21 1914 131

5 (24) (7) (43) (2357) (270)

28 (64)

160 (172)

223 2077 165 1 736 (484)

(207) (1612) (166) (6) 90 (104)

0 (0)

0 (0)

172 (328) 0 115 1617 76

366 (787) (1) (191) (2267) (198)

253 (225)

LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 16
2028 Background Plus Site-Generated Traffic Volumes- Phase 1 and P

Not To Scale

NorthPepper Square - Dallas, Texas
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P
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LEGEND:

X% (Y%)

 X% = Percentage of Inbound Site-Generated Traffic

(Y%) = Percentage of Outbound Site-Generated Traffic

 

 

EXHIBIT 17
Trip Distribution and Traffic Assignment- Phase 1, P, and N

Not To Scale

NorthPepper Square - Dallas, Texas
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P

Phase Boundaries are diagrammatic, intended to show 
which driveways each phase can access directly.
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LEGEND:

X% (Y%)

 X% = Percentage of Inbound Site-Generated Traffic

(Y%) = Percentage of Outbound Site-Generated Traffic

 

 

EXHIBIT 18
Trip Distribution and Traffic Assignment- Phase 1, P, and N, Pass-By Trips

Not To Scale

NorthPepper Square - Dallas, Texas
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P

Phase Boundaries are diagrammatic, intended to show 
which driveways each phase can access directly.

Phase N



0 (0)

0 32 0 0 0 (0)

(0) (31) (0) (0) 16 (15)

0 (0)

0 (0)

0 (0) 0 22 44 22

0 (0) (0) (14) (28) (14)

16 (15)

0 (0) 44 (28) 0 (0)

0 0 0 88 (56) 0 0 0 0 (0) 0 32 32 0 44 (28) 0 0 0 101 (64) 0 0 0 0 (0) 0 0 0 0 (0) 0 0 0 0 (0)
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0 (0) 0 (0) 0 (0) 110 (70) 0 (0) 117 (80) 112 (108) 32 (31) 0 (0) 0 (0)

0 (0) 0 (0) 0 (0) 38 (38) 0 (0) 63 (47) 0 (0) 0 (0) 132 (84) 0 (0)

0 (0) 0 0 0 64 (62) 0 0 0 0 (0) 0 44 44 0 26 (24) 44 0 (0) 9 0 44 26 (24) 44 43 (20) 176 0 88 94 (55) 13 0 44 0 (0) 0 0 132 (84) 0 0 0

64 (62) (0) (0) (0) 0 (0) (0) (0) (0) 32 (31) (0) (28) (28) (0) (28) 50 (42) (6) (0) (28) (28) 57 (56) (112) (0) (56) 26 (24) (8) (0) (28) (0) (0) 0 (0) (0) (0) (0)

0 (0) 32 (31) 26 (24)

86 31 (20)

(76)

63 26

(35) (24)

86 31 (20)

(76)

64 29

(39) (27)

66 (42)

0 -26 112 0 0 (0)

(0) (-33) (108) (0) 154 (98)

0 (0)

0 (0)

0 (0) 0 0 39 48

0 (0) (0) (0) (21) (46)

0 (0)

104

(71) 35 (22)

57 29

(44) (27)

35 (22)

0 104 0 0 0 (0)

(0) (71) (0) (0) 0 (0)

0 (0)

0 (0)

0 (0) 0 0 57 29

0 (0) (0) (0) (48) (27)

0 (0)

104

(71) 0 (0)

86 0

(76) (0)

22 (14)

0 88 16 0 0 (0)

(0) (56) (15) (0) 44 (28)

0 (0)

0 (0)

0 (0) 0 0 64 32

0 (0) (0) (0) (62) (31)

0 (0)

16 (15)

44 66 22 0 0 (0)

(28) (42) (14) (0) 0 (0)

0 (0)

0 (0)

32 (31) 0 0 48 0

0 (0) (0) (0) (46) (0)

0 (0)

LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 19
Site-Generated Traffic Volumes- Phase 1, P, and N, Total

Not To Scale

NorthPepper Square - Dallas, Texas
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P

Phase Boundaries are diagrammatic, intended to show 
which driveways each phase can access directly.

Phase N



174 (155)

227 1901 104 4 771 (635)

(199) (1485) (221) (5) 127 (194)

0 (0)

3 (1)

146 (287) 1 155 1798 115

299 (997) (3) (216) (1864) (221)

159 (227)

50 (108) 139 (133) 18 (5)

66 1 40 1604 (1417) 151 0 83 43 (129) 285 1891 151 2 892 (708) 3 0 1 1111 (967) 65 7 36 22 (33) 7 1 6 12 (13) 84 10 8 18 (19)

(85) (2) (155) 4 (2) (119) (1) (72) 1445 (1366) (295) (1539) (163) (2) 70 (94) (22) (1) (21) 14 (14) (35) (6) (28) 1085 (944) (7) (1) (4) 1107 (975) 1091 (999) (63) (5) (13) 1139 (1195)

0 (3) 23 (79) 0 (1) 1100 (936) 0 (1) 1150 (982) 3 (19) 12 (28) 176 (305) 3 (7)

4 (7) 71 (183) 11 (47) 612 (1308) 4 (6) 582 (1326) 14 (41) 5 (8) 617 (1308) 30 (91)

42 (82) 1 0 5 769 (1775) 42 0 67 171 (405) 0 322 1719 22 0 (0) 0 21 (6) 1 2 0 0 (8) 0 564 (1268) 1 1 0 618 (1335) 1 0 0 7 (29) 24 246 801 (1457) 21 3 6

808 (1803) (6) (1) (2) 16 (58) (17) (1) (50) 442 (1074) (0) (524) (2013) (64) (5) 582 (1278) (2) (0) (2) (8) 4 (15) (3) (10) (4) 0 (2) (3) (4) (12) (7) (342) 16 (46) (19) (12) (10)

3 (7) 246 (439) 4 (13)

2247 5 (11)

(2177)

2063 3

(2601) (10)

2247 3 (31)

(2177)

2063 0

(2601) (18)

0 (19)

30 2206 8 3 2 (6)

(27) (2082) (59) (8) 4 (25)

0 (0)

0 (0)

41 (82) 0 25 1997 3

1 (5) (1) (69) (2429) (13)

29 (55)

2247

(2177) 2 (15)

2025 0

(2512) (8)

8 (55)

70 2154 16 1 1 (2)

(71) (1987) (24) (6) 7 (10)

0 (0)

0 (0)

11 (12) 1 53 2041 19

3 (5) (4) (98) (2463) (35)

27 (63)

2187

(2009) 0 (2)

2115 0

(2600) (2)

125 (95)

23 2061 104 0 22 (24)

(23) (1738) (248) (0) 266 (260)

0 (0)

0 (0)

16 (68) 3 21 1991 96

5 (24) (7) (45) (2472) (244)

29 (66)

153 (174)

215 2176 163 1 755 (496)

(198) (1684) (162) (6) 92 (106)

0 (0)

0 (0)

155 (333) 0 118 1658 78

375 (807) (1) (195) (2398) (203)

259 (230)

LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 20
2033 Background Traffic Volumes

Not To Scale

NorthPepper Square - Dallas, Texas
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.

Phase 1

Phase P

Phase Boundaries are diagrammatic, intended to show 
which driveways each phase can access directly.

Phase N



174 (155)

227 1933 104 4 771 (635)

(199) (1516) (221) (5) 143 (209)

0 (0)

3 (1)

146 (287) 1 177 1842 137

299 (997) (3) (230) (1892) (235)

175 (242)

50 (108) 183 (161) 18 (5)

66 1 40 1692 (1473) 151 0 83 43 (129) 285 1923 183 2 936 (736) 3 0 1 1212 (1031) 65 7 36 22 (33) 7 1 6 12 (13) 84 10 8 18 (19)

(85) (2) (155) 4 (2) (119) (1) (72) 1533 (1422) (295) (1570) (194) (2) 92 (108) (22) (1) (21) 30 (29) (35) (6) (28) 1050 (906) (7) (1) (4) 1171 (1037) 1186 (1092) (63) (5) (13) 1234 (1288)

0 (3) 23 (79) 0 (1) 1210 (1006) 0 (1) 1267 (1062) 115 (127) 44 (59) 176 (305) 3 (7)

4 (7) 71 (183) 11 (47) 650 (1346) 4 (6) 645 (1373) 14 (41) 5 (8) 749 (1392) 30 (91)

42 (82) 1 0 5 833 (1837) 42 0 67 171 (405) 0 366 1763 22 26 (24) 44 21 (6) 10 2 44 26 (32) 44 607 (1288) 177 1 88 712 (1390) 14 0 44 7 (29) 24 246 933 (1541) 21 3 6

872 (1865) (6) (1) (2) 16 (58) (17) (1) (50) 474 (1105) (0) (552) (2041) (64) (33) 632 (1320) (8) (0) (30) (36) 61 (71) (115) (10) (60) 26 (26) (11) (4) (40) (7) (342) 16 (46) (19) (12) (10)

3 (7) 278 (470) 30 (37)

2333 36 (31)

(2253)
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(2636) (34)

2333 34 (51)
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(2640) (45)

66 (61)

30 2180 120 3 2 (6)

(27) (2049) (167) (8) 158 (123)

0 (0)
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41 (82) 0 25 2036 51

1 (5) (1) (69) (2450) (59)

29 (55)
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(2556) (35)

43 (77)

70 2258 16 1 1 (2)

(71) (2058) (24) (6) 7 (10)

0 (0)

0 (0)

11 (12) 1 53 2098 48

3 (5) (4) (98) (2511) (62)

27 (63)
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(2080) 0 (2)

2201 0

(2676) (2)

147 (109)

23 2149 120 0 22 (24)

(23) (1794) (263) (0) 310 (288)

0 (0)

0 (0)

16 (68) 3 21 2055 128

5 (24) (7) (45) (2534) (275)

29 (66)

169 (189)

259 2242 185 1 755 (496)

(226) (1726) (176) (6) 92 (106)

0 (0)

0 (0)

187 (364) 0 118 1706 78

375 (807) (1) (195) (2444) (203)

259 (230)

LEGEND:

X (Y)

X = Weekday AM Peak Hour Turning Movements

Y = Weekday PM Peak Hour Turning Movements

Volumes may not sum from point to point due to rounding

and presence of smaller driveways not included in analysis.

EXHIBIT 21
2033 Background Plus Site-Generated Traffic Volumes- Phase 1, P, and N

Not To Scale
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Driveways along Alexis Drive are shown for illustrative purposes only. Not 
included in the analysis of this report.
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Phase P

Phase Boundaries are diagrammatic, intended to show 
which driveways each phase can access directly.

Phase N
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IV. TRAFFIC SIGNAL WARRANT ANALYSIS 
A traffic signal warrant analysis (TSWA) was performed for Belt Line Road at Berry Trail 

using procedures outlined in the 2011 TxMUTCD. Traffic volume data was collected at the 

intersection on Wednesday, May 12, 2021.  

 

Several variables affect the thresholds needed to meet the nine signal warrants outlined 

in the 2011 TxMUTCD. For example, speed on the major road, population characteristics 

of the surrounding area, number of crashes, and distance to the nearest signal all impact 

the volumes needed to warrant a traffic signal. It is stated in the TxMUTCD that if the 

posted speed limit or the 85th percentile speed exceeds 40 MPH for the major street, then 

traffic volumes in the 70 percent column of Table 4C-1 in the TxMUTCD may be used in 

place of the 100 percent traffic volumes. The City of Dallas 2017 signal warrant analysis 

lists the 85th percentile speed on Belt Line Road as 44 MPH. This exceeds the 40 MPH 

speed limit threshold, so the reduction was applied to the volumes for the TSWA. The 

results from the 2017 City of Dallas study and the updated 2021 results from this study 

are included in Table 8. Traffic volume data and further TSWA details are provided 

separately in Volume 2 of this report.  

 

Table 8 – Belt Line Rd at Berry Trail TSWA Results 

 
 

As seen in Table 8, the intersection meets the eight-hour signal warrant with existing traffic 

volumes before the addition of the site-generated trips from the Pepper Square 

Redevelopment.  

  

Traffic Signal Warrant Dallas (2017) Existing (2021)

1. Eight Hour Vehicle Volume Met Met

Hours Met for Warrant 1A

Minimum Vehicular Volume
0 0

Hours Met for Warrant 1B 

Interruption of Continuous Traffic
9 8

2. Four Hour Vehicular Volume Not Met Not Met

Hours Met for Warrant 2 3 2

3. Peak Hour Vehicular Volume N/A N/A

4. Pedestrian Volume Not Evaluated Not Evaluated

5. School Crossing N/A N/A

6. Coordinated Signal System N/A N/A

7. Crash Experience Not Evaluated Not Evaluated

8. Roadway Network N/A N/A

9. Intersection near a Grade Crossing N/A N/A
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V. TRAFFIC OPERATIONS ANALYSIS 
Kimley-Horn conducted a traffic operations analysis to determine potential capacity 

deficiencies in the 2022, 2026 (Phase 1), 2028 (Phases 1 and P), and 2033 (Phase 1, P, 

and N, total buildout) study years at the study intersections.  

 

The acknowledged source for determining overall capacity is the current edition of the 

Highway Capacity Manual.  

 

A. Analysis Methodology 

Capacity analysis results are listed in terms of Level of Service (LOS). Level of service 

and the corresponding analysis methodology are explained in Appendix A. 

 

Signal timings for the signalized intersections are based on Dallas signal timing sheets. 

The timing was held constant across the traffic scenarios. Calculations for the level of 

service at the key intersections identified for study are provided in Volume 2 of this report. 

The analyses assumed the lane geometry and intersection control shown in Exhibit 3 

through Exhibit 5. 

 

B. Analysis Results  

Table 9 and Table 10 show the signalized and unsignalized intersection operational 

results for the weekday AM peak hour. Table 11 and Table 12 show the signalized and 

unsignalized intersection operational results for the weekday PM peak hour.  
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Table 9 – Traffic Operational Results – Weekday AM Peak Hour – Signalized Intersections  

  

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

Signalized Intersection

EB 38.5 D 39.3 D 39.4 D 39.8 D 40.1 D 42.3 D 43.6 D

WB 57.0 E 28.5 C 31.4 C 29.3 C 35.9 D 31.4 C 40.6 D

NB 31.3 C 34.9 C 35.8 D 37.3 D 71.9 E 47.5 D 71.1 E

SB 17.2 B 17.8 B 18.3 B 18.5 B 20.4 C 20.6 C 23.8 C

Overall 31.6 C 28.0 C 29.1 C 29.3 C 42.4 D 34.1 C 44.8 D

EB 39.4 D 39.2 D 39.2 D 39.2 D 37.0 D 39.3 D 33.1 C

WB 61.2 E 61.2 E 61.2 E 61.2 E 58.8 E 61.2 E 63.1 E

NB 4.5 A 6.6 A 6.6 A 6.5 A 11.9 B 7.2 A 11.4 B

SB 2.5 A 2.6 A 2.6 A 2.8 A 3.0 A 3.2 A 4.3 A

Overall 4.2 A 5.2 A 5.1 A 5.2 A 9.6 A 5.7 A 10.7 B

EB 32.7 C 32.2 C 32.2 C 33.0 C 33.0 C 32.0 C 32.0 C

WB 63.1 E 60.4 E 60.9 E 59.7 E 60.5 E 59.8 E 60.0 E

NB 4.4 A 5.3 A 5.7 A 6.0 A 7.2 A 7.9 A 9.5 A

SB 1.4 A 1.7 A 1.9 A 2.0 A 3.7 A 2.9 A 5.4 A

Overall 6.0 A 7.0 A 7.8 A 8.0 A 10.1 B 10.3 B 12.7 B

EB - - 3.8 A 6.7 A 3.8 A 10.2 B 4.0 A 11.4 B

WB - - 1.0 A 1.7 A 1.0 A 2.9 A 1.2 A 3.4 A

NB - - 71.0 E 57.1 E 71.0 E 48.3 D 71.0 E 69.3 E

SB - - 51.9 D 49.1 D 51.9 D 46.2 D 51.9 D 44.9 D

Overall - - 5.2 A 8.4 A 5.1 A 13.3 B 5.1 A 15.6 B

EB 2.7 A 1.3 A 1.3 A 1.4 A 3.3 A 1.6 A 4.3 A

WB 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A

NB 39.7 D 40.0 D 39.9 D 39.9 D 39.7 D 39.7 D 39.0 D

SB 15.6 B 15.5 B 15.5 B 15.4 B 15.3 B 15.4 B 16.7 B

Overall 2.6 A 2.1 A 2.0 A 2.1 A 2.7 A 2.1 A 3.1 A

EB 1.6 A 1.6 A 1.6 A 1.7 A 1.7 A 1.8 A 1.8 A

WB 1.8 A 1.8 A 1.8 A 1.8 A 1.7 A 1.9 A 1.8 A

NB 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A

SB 38.2 D 38.2 D 38.2 D 38.2 D 38.2 D 38.1 D 38.1 D

Overall 3.4 A 3.4 A 3.3 A 3.3 A 3.2 A 3.3 A 3.2 A

EB 52.4 D 53.7 D 53.5 D 54.5 D 54.3 D 56.9 E 56.5 E

WB 63.2 E 63.8 E 63.9 E 64.2 E 64.5 E 65.1 E 65.5 E

NB 27.5 C 28.4 C 29.3 C 28.9 C 31.5 C 30.5 C 34.3 C

SB 45.9 D 47.1 D 47.3 D 47.6 D 48.3 D 49.3 D 50.1 D

Overall 43.5 D 44.4 D 44.8 D 44.9 D 46.0 D 46.4 D 47.9 D

EB 62.3 E 63.1 E 63.6 E 63.4 E 65.4 E 64.2 E 67.6 E

WB 59.9 E 60.0 E 59.9 E 60.0 E 60.0 E 60.2 E 60.2 E

NB 53.9 D 51.7 D 51.4 D 50.8 D 49.0 D 48.4 D 47.4 D

SB 40.3 D 42.8 D 43.7 D 44.6 D 47.1 D 49.1 D 53.1 D

Overall 50.7 D 51.0 D 51.3 D 51.5 D 52.2 D 52.6 D 54.4 D

2033 Background + 

Site Traffic

INTERSECTION APPROACH

Existing Traffic
2026 Background 

Traffic

2026 Background + 

Site Traffic

2028 Background 

Traffic

AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR

2028 Background + 

Site Traffic

2033 Background 

Traffic

Alexis Drive

@

Preston Road

Belt Line Road

@

Berry Trail

Belt Line Road

@

Meadowcreek Drive

Belt Line Road

@

Preston Road

Belt Line Village 

Driveway

@

Preston Road

Belt Line Road

@

Prestonwood Boulevard

Arapaho Road

@

Preston Road

Spring Valley Road

@

Preston Road



Page 35 

 

kimley-horn.com 2600 N Central Expressway, Suite 400, Richardson, TX 75080 214 617 0535 

 

Table 10 – Traffic Operational Results – Weekday AM Peak Hour – Unsignalized Intersections  

  

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

Unsignalized Intersection

WBL 13.3 B 9.8 A 10.1 B 10.0 A 10.0 A 10.2 B 10.4 B

NBL* 15.4 C 12.4 B 12.5 B 12.6 B 12.9 B 13.3 B 13.9 B

NBR* 12.7 B 10.7 B 10.7 B 11.0 B 11.4 B 12.2 B 12.7 B

EBL 9.6 A 9.5 A 9.6 A 9.7 A 9.6 A 9.7 A 9.8 A

WBL 10.9 B 8.8 A 9.0 A 8.9 A 9.2 A 8.9 A 9.5 A

NB* 10.7 B 11.2 B 10.4 B 11.2 B 10.8 B 11.4 B 10.7 B

SB* 11.9 B 11.1 B 11.3 B 11.3 B 11.8 B 11.4 B 12.3 B

Drive 7 @ 

Belt Line Road
NBR* 10.9 B - - - - - - - - - - - -

EBL 16.6 C - - - - - - - - - - - -

WBL 10.6 B - - - - - - - - - - - -

NB* 22.2 C - - - - - - - - - - - -

SBL* 43.3 E - - - - - - - - - - - -

SBR* 18.3 C - - - - - - - - - - - -

Drive 6 @ 

Belt Line Road
NBR* - - - - - - - - - - - - 12.1 B

EBL 14.8 B 9.1 A 9.2 A 9.1 A 9.3 A 9.2 A 9.4 A

WBL 10.5 B 10.6 B 10.7 B 10.8 B 11.1 B 11.1 B 11.9 B

NB* 21.8 C 13.8 B 14.1 B 14.1 B 14.6 B 14.7 B 12.6 B

SB* 17.5 C 10.8 B 10.9 B 10.8 B 11.0 B 11.0 B 11.5 B

Drive 5 @ 

Belt Line Road
NBR* - - - - - - - - - - - - 12.1 B

Drive 4 @ 

Preston Road
WBR* 21.5 C 22.9 C 23.0 C 23.8 C 25.0 C 26.6 D 34.9 D

Drive 3 @ 

Preston Road
WBR* 21.3 C 22.7 C 22.8 C 23.6 C 24.7 C 26.3 D 34.4 D

Drive 2 @ 

Preston Road
WBR* 20.7 C 22.0 C 22.2 C 22.9 C 31.6 D 25.5 D 33.7 D

NBL 12.3 B 12.8 B 13.2 B 13.9 B 14.2 B 14.7 B 14.6 B

SBL 35.7 E 40.4 E 41.2 E 44.4 E 49.0 E 56.5 F 64.9 F

EB* 26.6 D 29.2 D 30.6 D 32.7 D 42.0 E 42.1 E 55.1 F

WB* 110.0 F 134.7 F 118.7 F 154.3 F 66.7 F 200.0+ F 106.5 F

WBL* - - - - - - - - 200.0+ F - - 200.0+ F

WBR* - - - - - - - - 37.1 E - - 39.7 E

Drive 1 @ 

Preston Road
WBR* - - - - - - - - - - - - - -

EBL 21.4 C 24.0 C 24.8 C 26.2 D 28.9 D 36.3 E 42.6 E

WBL 9.0 A 9.2 A 8.9 A 9.0 A 9.3 A 9.2 A 9.2 A

NBL* 25.1 D 31.4 D 31.6 D 38.4 E 44.9 E 183.0 F 200.0+ F

NBR* 10.2 B 10.2 B 10.3 B 10.3 B 10.3 B 10.3 B 10.4 B

SBL* 65.0 F 100.3 F 116.2 F 194.3 F 200.0+ F 200.0+ F 200.0+ F

SBR* 19.5 C 21.8 C 22.3 C 24.3 C 26.2 D 36.4 E 42.1 E

2033 Background + 

Site Traffic

INTERSECTION APPROACH

Existing Traffic
2026 Background 

Traffic

2026 Background + 

Site Traffic

2028 Background 

Traffic

AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR AM PEAK HOUR

2028 Background + 

Site Traffic

2033 Background 

Traffic

Berry Trail

@

Belt Line Road

Median Opening east of 

Preston Road

@

Belt Line Road

Pepper Square 

Driveway

@ 

Preston Road

Alexis Drive

@

Belt Line Road

Median Opening 

between Berry Trail and 

Alexis Drive

@

Belt Line Road

Ladera Drive

@

Belt Line Road
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Table 11 – Traffic Operational Results – Weekday PM Peak Hour – Signalized Intersections  

 
 

  

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

Signalized Intersection

EB 60.0 E 59.7 E 54.7 D 59.6 E 55.0 D 60.1 E 56.4 E

WB 95.1 F 73.2 E 91.9 F 84.6 F 112.1 F 123.6 F 160.2 F

NB 24.3 C 26.6 C 29.2 C 28.6 C 33.1 C 39.5 D 49.4 D

SB 41.9 D 42.9 D 42.6 D 43.5 D 46.4 D 46.2 D 54.7 D

Overall 47.0 D 45.3 D 47.4 D 47.6 D 52.4 D 57.2 E 67.0 E

EB 41.2 D 41.4 D 41.4 D 41.3 D 40.2 D 41.7 D 37.9 D

WB 44.7 D 46.1 D 46.1 D 45.6 D 57.3 E 45.6 D 63.9 E

NB 2.6 A 2.6 A 2.5 A 2.7 A 2.8 A 3.0 A 4.7 A

SB 3.6 A 4.0 A 3.8 A 4.3 A 7.5 A 5.2 A 13.9 B

Overall 4.7 A 4.9 A 4.8 A 5.1 A 7.6 A 5.5 A 11.8 B

EB 47.8 D 47.9 D 47.9 D 47.9 D 47.9 D 48.0 D 48.0 D

WB 63.1 E 63.1 E 64.6 E 63.6 E 65.8 E 65.1 E 67.7 E

NB 14.8 B 16.2 B 16.5 B 16.9 B 17.9 B 19.5 B 21.1 C

SB 4.7 A 6.1 A 6.4 A 7.8 A 9.1 A 18.3 B 22.4 C

Overall 15.3 B 16.6 B 17.2 B 17.6 B 19.1 B 23.2 C 25.9 C

EB - - 1.7 A 2.4 A 1.8 A 3.3 A 1.9 A 4.2 A

WB - - 1.1 A 1.7 A 1.1 A 3.0 A 1.2 A 4.5 A

NB - - 69.2 E 58.8 E 69.2 E 50.0 D 70.3 E 60.8 E

SB - - 49.7 D 53.8 D 49.7 D 52.2 D 49.5 D 50.9 D

Overall - - 3.4 A 5.5 A 3.4 A 7.9 A 3.5 A 9.4 A

EB 1.6 A 1.0 A 1.1 A 1.0 A 0.9 A 1.1 A 0.9 A

WB 0.1 A 0.1 A 0.1 A 0.1 A 0.1 A 0.1 A 0.2 A

NB 95.2 F 95.8 F 95.8 F 99.9 F 99.9 F 98.7 F 98.7 F

SB 35.7 D 35.6 D 35.6 D 35.5 D 35.5 D 35.7 D 35.7 D

Overall 3.5 A 3.1 A 3.1 A 3.1 A 2.9 A 3.0 A 2.8 A

EB 4.9 A 5.2 A 5.3 A 5.4 A 5.6 A 6.0 A 6.3 A

WB 21.2 C 21.1 C 20.8 C 21.3 C 20.8 C 20.9 C 20.7 C

NB 67.0 E 67.0 E 67.0 E 67.0 E 67.0 E 67.0 E 67.0 E

SB 55.7 E 55.8 E 55.8 E 55.7 E 55.7 E 55.6 E 55.6 E

Overall 15.6 B 15.6 B 15.5 B 15.7 B 15.5 B 15.6 B 15.6 B

EB 57.7 E 58.6 E 58.6 E 59.3 E 59.4 E 61.3 E 61.7 E

WB 60.3 E 63.8 E 64.8 E 66.8 E 70.7 E 75.1 E 82.3 F

NB 31.3 C 32.6 C 33.0 C 33.8 C 35.3 D 38.0 D 42.9 D

SB 38.5 D 39.8 D 40.1 D 40.5 D 41.2 D 42.9 D 43.8 D

Overall 43.4 D 45.0 D 45.3 D 46.2 D 47.5 D 50.1 D 53.1 D

EB 56.3 E 56.9 E 57.0 E 57.3 E 57.5 E 58.0 E 58.2 E

WB 50.8 D 51.7 D 51.9 D 52.4 D 53.1 D 53.6 D 54.7 D

NB 59.6 E 68.8 E 69.5 E 76.2 E 80.5 F 100.6 F 107.9 F

SB 28.1 C 28.9 C 29.4 C 29.5 C 31.0 C 31.3 C 33.5 C

Overall 48.8 D 52.9 D 53.3 D 56.1 E 58.2 E 66.7 E 70.2 E

2028 Background 

Traffic

2028 Background + 

Site Traffic

2033 Background 

Traffic

2033 Background + 

Site Traffic

INTERSECTION APPROACH

Existing Traffic
2026 Background 

Traffic

2026 Background + 

Site Traffic

Alexis Drive

@

Preston Road

Belt Line Road

@

Berry Trail

Belt Line Road

@

Meadowcreek Drive

Belt Line Road

@

Preston Road

Belt Line Village 

Driveway

@

Preston Road

PM PEAK HOUR PM PEAK HOUR PM PEAK HOUR PM PEAK HOURPM PEAK HOUR PM PEAK HOUR PM PEAK HOUR

Belt Line Road

@

Prestonwood Boulevard

Arapaho Road

@

Preston Road

Spring Valley Road

@

Preston Road
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Table 12 – Traffic Operational Results – Weekday PM Peak Hour – Unsignalized Intersections  

 

 

C. Belt Line Road at Preston Road 

Belt Line Road and Preston Road are two of the largest arterials in the City of Dallas. The 

intersection serves as a funnel point for many converging traffic flows. There are the two 

natural traffic flows along both arterials, but there is also a third traffic flow to and from the 

Dallas North Tollway to the west of the site. This is evidenced in the 24-hour counts 

collected along Belt Line Road to the east and west of Preston Road, where the traffic 

volumes to the west are 50% higher than those to the east.  

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

Unsignalized Intersection

WBL 37.8 E 11.3 B 11.3 B 11.6 B 11.8 B 12.8 B 13.1 B

NBL* 35.8 E 13.8 B 13.8 B 14.2 B 14.7 B 16.0 C 16.8 C

NBR* 46.9 E 16.1 C 16.1 C 16.5 C 17.1 C 18.4 C 19.3 C

EBL 9.0 A 9.0 A 9.0 A 9.0 A 9.1 A 9.1 A 9.2 A

WBL 18.7 C 9.6 A 9.7 A 9.6 A 9.9 A 9.8 A 10.1 B

NB* 22.8 C 11.7 B 11.8 B 11.8 B 12.3 B 12.1 B 12.5 B

SB* 13.6 B 11.2 B 11.3 B 11.2 B 11.7 B 11.5 B 12.1 B

Drive 7 @ 

Belt Line Road
NBR* 15.6 C - - - - - - - - - - - -

EBL 14.0 B - - - - - - - - - - - -

WBL 17.4 C - - - - - - - - - - - -

NB* 31.9 D - - - - - - - - - - - -

SBL* 31.5 D - - - - - - - - - - - -

SBR* 17.3 C - - - - - - - - - - - -

Drive 6 @ 

Belt Line Road
NBR* 15.3 C 15.7 C 15.8 C 15.9 C 16.3 C 16.6 C 18.7 C

EBL 12.0 B 8.6 A 8.6 A 8.6 A 8.6 A 8.6 A 8.7 A

WBL 17.2 C 17.9 C 18.1 C 18.3 C 19.1 C 19.8 C 22.7 C

NB* 25.8 D 29.5 D 29.5 D 30.2 D 31.9 D 32.8 D 28.4 D

SB* 21.7 C 13.6 B 13.8 B 13.8 B 14.1 B 14.3 B 15.9 C

Drive 5 @ 

Belt Line Road
NBR* 15.0 B 15.3 C 15.5 C 15.6 C 16.0 C 16.2 C 18.1 C

Drive 4 @ 

Preston Road
WBR* 30.6 D 33.0 D 33.2 D 34.4 D 35.6 E 39.4 E 51.0 F

Drive 3 @ 

Preston Road
WBR* 35.0 D 38.7 E 39.0 E 40.6 E 42.5 E 48.3 E 66.5 F

Drive 2 @ 

Preston Road
WBR* 29.4 D 31.6 D 31.8 D 33.0 D 44.6 E 37.9 E 49.9 E

NBL 11.1 B 11.4 B 11.6 B 11.6 B 11.9 B 12.5 B 12.9 B

SBL 56.2 F 66.6 F 68.6 F 74.0 F 89.7 F 100.2 F 129.4 F

EB* 59.3 F 101.7 F 108.0 F 137.1 F 200.0+ F 200.0+ F 200.0+ F

WB* 200.0+ F 200.0+ F 200.0+ F 200.0+ F 137.5 F 200.0+ F 200.0+ F

WBL* - - - - - - - - 200.0+ F - - 200.0+ F

WBR* - - - - - - - - 61.9 F - - 74.1 F

Drive 1 @ 

Preston Road
WBR* 29.0 D 31.1 D 31.3 D 32.3 D 33.4 D 36.3 E 38.4 E

EBL 25.9 D 31.6 D 32.6 D 38.4 E 42.2 E 88.8 F 108.7 F

WBL 10.8 B 11.0 B 11.0 B 11.0 B 11.2 B 11.5 B 11.7 B

NBL* 41.9 E 62.4 F 66.2 F 142.2 F 96.5 F 118.3 F 200.0+ F

NBR* 12.1 B 12.3 B 12.3 B 12.3 B 12.6 B 12.9 B 13.2 B

SBL* 172.4 F 200.0+ F 200.0+ F 200.0+ F 200.0+ F 200.0+ F 200.0+ F

SBR* 17.6 C 19.1 C 19.4 C 20.4 C 21.2 C 26.2 D 28.0 D

2028 Background 

Traffic

2028 Background + 

Site Traffic

2033 Background 

Traffic

2033 Background + 

Site Traffic

INTERSECTION APPROACH

Existing Traffic
2026 Background 

Traffic

2026 Background + 

Site Traffic

Berry Trail

@

Belt Line Road

Median Opening east of 

Preston Road

@

Belt Line Road

Pepper Square 

Driveway

@ 

Preston Road

Alexis Drive

@

Belt Line Road

Median Opening 

between Berry Trail and 

Alexis Drive

@

Belt Line Road

PM PEAK HOUR PM PEAK HOUR PM PEAK HOUR PM PEAK HOURPM PEAK HOUR PM PEAK HOUR PM PEAK HOUR

Ladera Drive

@

Belt Line Road
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Without changing the traffic signal timings, the intersection of Belt Line Road can operate 

at LOS C overall during AM peak with the addition of Phase 1 site-generated traffic. After 

the addition of Phase P site-generated traffic, the intersection changes to LOS D overall 

during the AM peak hour and maintains LOS D through the addition of Phase N traffic. 

The PM peak hour maintains LOS D overall through the addition of the traffic from Phases 

1 and P but changes to LOS E with the 2033 background traffic. Simply put, if background 

traffic levels continue to rise at a given rate, this intersection will operate at LOS E by the 

2033 buildout year of Phase N. After Phase N traffic is added, the intersection maintains 

LOS E. 

 

The westbound approach is the smallest of the four approaches, with only a single left-

turn lane and no right-turn lane, and consequently operates at LOS F during the PM peak 

hour. The very heavy eastbound left-turn is served twice during the cycle, each for longer 

than the westbound left-turning movement is served. If only 5 seconds of time were taken 

from one of the eastbound left-turning phases and given to the westbound through phase, 

the approach would cut its delay in half, and the eastbound approach delay would only 

increase by 5 seconds. 

 

The intersection of Belt Line Road and Preston Road can accommodate the projected 

site-generated traffic volumes of the Pepper Square Redevelopment. A slight timing 

adjustment may be necessary, but this intersection is very likely to be retimed at some 

point before the 2033 opening year of Phase N.  

 

There are a number of regional mitigations that can be employed at this intersection. The 

westbound approach would benefit from dual left-turn lanes and a right-turn lane, but the 

site does not own the Belt Line Road frontage where this improvement would be made 

and does not have the power to dedicate the right-of-way. Likewise, the southbound 

approach needs dual left-turn lanes, and the development does not own the right-of-way 

required to provide the space for the extra lane. 

 

For the site-generated traffic, there are multiple routes to the east and south that have 

relatively low delays and can accommodate the site traffic that does not wish to use the 

intersection of Preston Road and Belt Line Road. The site’s main contribution to alleviating 

the delays experienced at the intersection of Belt Line Road and Preston Road will be to 

ensure that the site drivers have well-functioning routes in the directions away from the 

intersection. 

 

D. Belt Line Village Driveway at Preston Road 

The Belt Line Village Driveway is a signalized access point that serves the western portion 

of the Pepper Square existing and proposed developments. When Phase P is constructed, 

a second westbound lane is added to accommodate the Pepper Square Redevelopment. 

The intersection timing naturally heavily favors the Preston Road traffic flow. The delays 

experienced by the Belt Line Village Driveway approaches are exactly as one would 
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expect – LOS D and E in both peak hours. The volume-to-capacity (v/c) ratios are below 

1.0 for all approaches, and, besides the westbound approach expansion, no 

improvements are required for this intersection to accommodate the trips generated by 

Phases 1 and 2 of the Pepper Square Redevelopment. 

 

As the Preston Road side of the Pepper Square Redevelopment is reconstructed, the 

westbound approach needs to be lengthened before it intersects a parking circulation 

aisle. It is recommended that a minimum of 50’ of queue storage is provided before the 

approach interacts with the parking circulation. 

E. Alexis Drive at Preston Road 

The intersection of Alexis Drive at Preston Road serves as the access point to the 

southern portion of the Pepper Square area. It operates at LOS C or better overall and 

each of the approaches operates with a v/c ratio of less than 1.0, which is acceptable. No 

alterations are necessary to this intersection to accommodate the site-generated trips. 

 

F. Berry Trail at Belt Line Road 

The intersection of Belt Line Road and Berry Trail is currently unsignalized but meets the 

8-hour traffic signal warrant with existing traffic volumes, so it was analyzed as a signalized 

intersection in each of the future scenarios of this report. 

 

This intersection will serve as the main access point for the eastern half of the Pepper 

Square Redevelopment and needs no further improvements to accommodate the site-

generated trips of the development. 

 

G. Remaining Signalized Intersections 

The remaining signalized intersections are included primarily to ensure that the traffic 

flows at the intersections adjacent to the site are properly coordinated. Each of these 

intersections experiences increases in delay with the growth in background and site-

generated traffic, but in each case the growth is mainly due to background growth. No 

mitigations are needed at these intersections due to the site-generated traffic of the 

Pepper Square Redevelopment. 

 

H. Unsignalized Development Intersections Along Belt Line Road 

The unsignalized development intersection approaches and movements along Belt Line 

Road operate at LOS D or better after the site-generated trips are added to the network. 

The traffic volumes along Belt Line Road to the east of Preston Road are significantly 

lower than those along Belt line Road to the west and those along Preston Road, so the 

turning movements into and out of the site are able to be made. No mitigations are 

required for the site driveways. 
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I. Unsignalized Development Intersections Along Preston Road 

The unsignalized development intersection approaches and movements along Preston 

Road operate at LOS E and F with background traffic and with background plus site-

generated traffic. The Preston Road traffic volumes are among the highest arterial 

volumes in the DFW area and are near their saturation point. The corridor is well 

coordinated, so the site-generated volumes can access the network only when there are 

gaps in the coordinated traffic flow. 

 

The site has two signalized access points to Preston Road, Belt Line Village Driveway and 

Alexis Drive, and if drivers are uncomfortable making an unsignalized turn onto Preston 

Road, they may elect to use these signalized access points. 

 

J. Link Volume Analysis 

The volume to capacity ratio (V/C) of the different roadway links that would be impacted 

by the proposed development’s traffic was calculated for the 2021 existing traffic, 2026 

background and background plus site traffic, 2028 background and background plus site 

traffic scenarios, and 2033 background and background plus site traffic scenarios. The 

daily link capacity for each roadway is taken from the NCTCOG model capacity volumes 

assuming the suburban residential area type. Belt Line Road and Preston Road, as 

Principal Arterials, have capacities of 925 vehicles per hour per lane (vphpl). 

 

The daily volume link analyses, displayed below in Table 13, shows that Belt Line Road 

east of Preston Road currently operates with ample capacity at LOS A/B with current traffic 

volumes. This should be qualified by noting that the section of Belt Line Road west of 

Preston Road operates with over 50% more traffic than the analyzed segment to the east 

of Preston Road which is adjacent to the site. Furthermore, at its intersection with Preston 

Road, the peak hour turning movements are high even though the link volumes appear 

rather modest. After the traffic from the background growth, background sites, and the 

project site are added to the network, the roadway operates at LOS C through 2023 

background plus site traffic. After the full buildout of the site, Belt Line Road is left with 

41% of its capacity available in regard to daily traffic. 

 

Preston Road currently operates at LOS E. Preston Road is known throughout the region 

as a very heavily traveled roadway. It serves as a crucial arterial and carries an additional 

burden of north-south drivers wishing to avoid the Dallas North Tollway fees due to its 

proximity to the facility. After the 2026 background growth and site generated traffic, it 

maintains its LOS E operation. Through 2030 background growth and the TerraCap and 

Alexis Tonti site traffic, Preston Road operates at LOS E, and performs at LOS F after the 

addition of site-generated traffic by the buildout of Phase N. 
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Table 13 – Link Operational Results – Daily Volumes 

 

  

From To Volume V/C Ratio LOS Volume Daily Volume Volume V/C Ratio LOS Assignment Daily Volume Volume V/C Ratio LOS

Belt Line Road

Preston Road Berry Trail 24,303 0.44 A/B TerraCap 325 25,317 0.46 C 35.0% 766 26,083 0.47 C

15.0%

Alexis Tonti 75

Volume Limit 6 Lanes = 55,500 5.0% 0.5% growth for 5 years

Preston Road

Alexis Drive Belt Line Road 50,325 0.91 E TerraCap 542 52,665 0.95 E 15.0% 328 52,993 0.95 E

25.0%

Alexis Tonti 528

Volume Limit 6 Lanes = 55,500 35.0% 0.5% growth for 5 years

From To Volume Daily Volume Volume V/C Ratio LOS Assignment Daily Volume Volume V/C Ratio LOS

Belt Line Road

Preston Road Berry Trail TerraCap 651 26,571 0.48 C 22.5% 2,262 28,833 0.52 C

15.0%

Alexis Tonti 140

Volume Limit 6 Lanes = 55,500 5.0% 0.5% growth for 2 additional years

Preston Road

Alexis Drive Belt Line Road TerraCap 1,085 55,446 1.00 E 22.5% 2,262 57,708 1.04 F

25.0%

Alexis Tonti 978

Volume Limit 6 Lanes = 55,500 35.0% 0.5% growth for 2 additional years

From To Volume Daily Volume Volume V/C Ratio LOS Assignment Daily Volume Volume V/C Ratio LOS

Belt Line Road

Belt Line Road Berry Trail TerraCap 1,627 29,199 0.53 C 27.0% 3,587 32,786 0.59 C

15.0%

Alexis Tonti 293

Volume Limit 6 Lanes = 55,500 5.0% 0.5% growth for 5 additional years

Preston Road

Preston Road Belt Line Road TerraCap 2,712 61,251 1.10 F 25.0% 3,321 64,572 1.16 F

25.0%

Alexis Tonti 2,052

Volume Limit 6 Lanes = 55,500 35.0% 0.5% growth for 5 additional years

Volume Limit Based on NCTCOG DFWRTM Hourly Capacity Per Lane

Greater Than Less Than / Equal To

- 0.45 A or B

0.45 0.65 C

0.65 0.80 D

0.80 1.00 E

1.00 - F

Volume to Service (Capacity) Ratio LOS 

Ranking

Roadway Link 2028 Background 2028 Site-Generated 2028 Background+Site

Roadway Link 2033 Background 2033 Site-Generated 2033 Background+Site

Roadway Link 2021 Existing 2026 Background 2026 Site-Generated 2026 Background+Site
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The link analysis is repeated for the AM and PM peak-hour volumes in Table 14 and Table 

15. As with the daily volumes, Belt Line Road operates at LOS C or better with the full 

background growth, background development traffic, and site-generated traffic. 

 

Preston Road currently operates at LOS D in both peak hours. 7.9% of the daily traffic of 

Preston Road occurs during the PM peak hour (the overall peak hour of the day). The 

daily link analysis assumes that all the traffic for a roadway should be carried in the top 10 

hours of the day, the overall daily roadway capacity is calculated by multiplying the hourly 

capacity by 10. If the peak hour contains less than 10% of the daily traffic, then the peak 

hour link operational analysis will register a lower volume-to-capacity ratio than will the 

daily link hour analysis. This is the case with Preston Road. After the full addition of 

background and site-generated traffic, the roadway operates at LOS E or better.  

 

Table 14 – Link Operational Results – Daily Volumes 

 

  

From To AM Volume V/C Ratio LOS Assignment Site Volume AM Volume V/C Ratio LOS Assignment Site Volume AM Volume V/C Ratio LOS

Belt Line Road

Preston Road Berry Trail 1,499 0.27 A/B TerraCap 20 1,564 0.28 A/B 35.0% 68 1,632 0.29 A/B

15.0%

Alexis Tonti 7

Volume Limit 6 Lanes = 5,550 5.0% 0.5% growth for 5 years

Preston Road

Alexis Drive Belt Line Road 3,696 0.67 D TerraCap 34 3,869 0.70 D 15.0% 29 3,898 0.70 D

25.0%

Alexis Tonti 46

Volume Limit 6 Lanes = 5,550 35.0% 0.5% growth for 5 years

From To Assignment Site Volume AM Volume V/C Ratio LOS Assignment Site Volume AM Volume V/C Ratio LOS

Belt Line Road

Preston Road Berry Trail TerraCap 40 1,642 0.30 A/B 22.5% 170 1,812 0.33 A/B

15.0%

Alexis Tonti 12

Volume Limit 6 Lanes = 5,550 5.0% 0.5% growth for 2 additional years

Preston Road

Alexis Drive Belt Line Road TerraCap 67 4,073 0.73 D 22.5% 170 4,243 0.76 D

25.0%

Alexis Tonti 85

Volume Limit 6 Lanes = 5,550 35.0% 0.5% growth for 2 additional years

From To Assignment Site Volume AM Volume V/C Ratio LOS Assignment Site Volume AM Volume V/C Ratio LOS

Belt Line Road

Belt Line Road Berry Trail TerraCap 101 1,810 0.33 A/B 27.0% 312 2,122 0.38 A/B

15.0%

Alexis Tonti 26

Volume Limit 6 Lanes = 5,550 5.0% 0.5% growth for 5 additional years

Preston Road

Preston Road Belt Line Road TerraCap 168 4,496 0.81 E 25.0% 289 4,785 0.86 E

25.0%

Alexis Tonti 179

Volume Limit 6 Lanes = 5,550 35.0% 0.5% growth for 5 additional years

Volume Limit Based on NCTCOG DFWRTM Hourly Capacity Per Lane

Greater Than Less Than / Equal To

- 0.45 A or B

0.45 0.65 C

0.65 0.80 D

0.80 1.00 E

1.00 - F

Roadway Link 2021 Existing 2026 Background 2026 Site-Generated

Volume to Service (Capacity) Ratio LOS 

Ranking

2026 Background+Site

Roadway Link 2028 Background 2028 Site-Generated 2028 Background+Site

Roadway Link 2033 Background 2033 Site-Generated 2033 Background+Site
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Table 15 – Link Operational Results – Daily Volumes 

 

 

  

From To PM Volume V/C Ratio LOS Assignment Site Volume PM Volume V/C Ratio LOS Assignment Site Volume PM Volume V/C Ratio LOS

Belt Line Road

Preston Road Berry Trail 1,956 0.35 A/B TerraCap 27 2,038 0.37 A/B 35.0% 51 2,089 0.38 A/B

15.0%

Alexis Tonti 6

Volume Limit 6 Lanes = 5,550 5.0% 0.5% growth for 5 years

Preston Road

Alexis Drive Belt Line Road 4,025 0.73 D TerraCap 45 4,216 0.76 D 15.0% 22 4,238 0.76 D

25.0%

Alexis Tonti 44

Volume Limit 6 Lanes = 5,550 35.0% 0.5% growth for 5 years

From To Assignment Site Volume PM Volume V/C Ratio LOS Assignment Site Volume PM Volume V/C Ratio LOS

Belt Line Road

Preston Road Berry Trail TerraCap 54 2,141 0.39 A/B 22.5% 132 2,273 0.41 A/B

15.0%

Alexis Tonti 12

Volume Limit 6 Lanes = 5,550 5.0% 0.5% growth for 2 additional years

Preston Road

Alexis Drive Belt Line Road TerraCap 91 4,444 0.80 E 22.5% 132 4,576 0.82 E

25.0%

Alexis Tonti 83

Volume Limit 6 Lanes = 5,550 35.0% 0.5% growth for 2 additional years

From To Assignment Site Volume PM Volume V/C Ratio LOS Assignment Site Volume PM Volume V/C Ratio LOS

Belt Line Road

Belt Line Road Berry Trail TerraCap 136 2,357 0.42 A/B 27.0% 301 2,658 0.48 C

15.0%

Alexis Tonti 25

Volume Limit 6 Lanes = 5,550 5.0% 0.5% growth for 5 additional years

Preston Road

Preston Road Belt Line Road TerraCap 226 4,917 0.89 E 25.0% 279 5,196 0.94 E

25.0%

Alexis Tonti 173

Volume Limit 6 Lanes = 5,550 35.0% 0.5% growth for 5 additional years

Volume Limit Based on NCTCOG DFWRTM Hourly Capacity Per Lane

Greater Than Less Than / Equal To

- 0.45 A or B

0.45 0.65 C

0.65 0.80 D

0.80 1.00 E

1.00 - F

Roadway Link 2021 Existing 2026 Background 2026 Site-Generated

Volume to Service (Capacity) Ratio LOS 

Ranking

2026 Background+Site

Roadway Link 2028 Background 2028 Site-Generated 2028 Background+Site

Roadway Link 2033 Background 2033 Site-Generated 2033 Background+Site
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K. Right-Turn Lane Analysis 

Where justified, the addition of right-turn deceleration lanes can help inbound turning 

vehicles separate from the through traffic, avoiding conflicts and smoothing traffic flow. 

Both TxDOT and the City has identified right-turning volume thresholds where right-turn 

lanes are justified. TxDOT has stated that a right-turn deceleration lane should be 

considered on roads with a posted speed limit greater than 45 MPH if the projected right-

turn volume into a driveway is projected to be greater than 50 vph. The TxDOT threshold 

was applied to driveways located along Preston Road, a TxDOT facility. For the driveways 

along Belt Line Road, City of Dallas right-turn thresholds were applied. Table 16 shows 

the driveway locations with right-turn driveway access to the site, and how they compare 

with the applicable threshold. A deceleration lane is recommended for the northbound 

right-turning movements from Preston Road to the Belt Line Village Driveway and to the 

Pepper Square Driveway after the Phase P traffic volumes are added to the network. Until 

Phase P, a deceleration lane is not required. No other driveways require a right-turn 

deceleration lane. 

Table 16 – Right-Turn Lane Analysis 

 

 
  

TxDOT 

Threshold

City of Dallas 

Threshold

(Access 

Management 

Manual, Table 2-3)

(Off-Street Parking 

and Driveways 

Handbook, III.A.5)

Drive 1 at Preston Rd NBR 2 vph 2 vph 2 vph 50 vph - No

Pepper Square 

Driveway at Preston 

Rd

NBR 38 vph 66 vph 62 vph 50 vph - Yes

Drive 2 at Preston Rd NBR 8 vph 40 vph 35 vph 50 vph - No

Belt Line Village at 

Preston Rd
NBR 12 vph 44 vph 59 vph 50 vph - Yes

Drive 3 at Preston Rd NBR 17 vph 18 vph 45 vph 50 vph - No

Drive 4 at Preston Rd NBR 9 vph 9 vph 34 vph 50 vph - No

Drive 5 at Belt Line 

Rd
EBR 0 vph 0 vph 26 vph - 120 vph No

Median opening east 

of Preston Rd at Belt 

Line Rd

EBR 12 vph 12 vph 37 vph - 120 vph No

Drive 6 at Belt Line 

Rd
EBR 8 vph 8 vph 32 vph - 120 vph No

Berry Trail at Belt Line 

Rd
EBR 31 vph 92 vph 71 vph - 120 vph No

Median Opening b/w 

Berry Tr and Alexis Dr 

at Belt Line Rd

EBR 11 vph 38 vph 26 vph - 120 vph No

Right-Turn 

Location

Right-Turn Lane 

Recommended?

Phase 1 and P

Site-Generated

Peak Hour 

Right-Turn 

Volume

Direction

Buildout

Site-Generated

Peak Hour 

Right-Turn 

Volume

Phase 1 and P

Site-Generated

Peak Hour 

Right-Turn 

Volume
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VI. CRASH ANALYSIS – BELT LINE ROAD AT PRESTON ROAD 
In response to a request by the City of Dallas, a crash analysis was prepared for the 

intersection of Belt Line Road and Preston Road using TxDOT’s CRIS (Crash Records 

Information System) Query tool to obtain publicly available crash data. This data is 

summarized in Figure 1 and can be found in total in Volume 2 of this report.  

 

The data shows that there were 206 crashes near the intersection from 2016 to 2022. 202 

of the accidents involved either no reported injury or non-serious injury. The remaining 4 

crashes involved serious injury. There were no documented fatal injury crashes in the 

CRIS database in the seven studied years and less than one serious injury crash per year. 

 

While the 29-30 crashes per year may cause some to believe that the intersection is 

dangerous, the lack of serious or fatal injuries does not support this conclusion. 

 

 

Figure 1 – Belt Line Road at Preston Road CRIS Data 
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VII.  DRIVEWAY REMOVAL DISCUSSION 
At the request of the City of Dallas, this section discusses the ramifications of removing a 

driveway to Preston Road. No driveways are currently proposed to be removed – this is a 

theoretical analysis of the consequences of removing a driveway.  

 

In this hypothetical analysis, Drive 4, the closest to Belt Line Road, is removed and its 

existing, background, and proposed traffic is reassigned to Belt Line Village Driveway. 

The delays for the following intersections are calculated for the 2033 scenarios and 

compared to those calculated in the main analysis section of the report to quantify the 

theoretical ramifications of removing a driveway along Preston Road: 

▪ Belt Line Road at Preston Road 

▪ Drive 4 at Preston Road 

▪ Drive 3 at Preston Road 

▪ Belt Line Village Driveway at Preston Road 

 

As shown in Table 17, the signalized intersection of Belt Line Village Drive and Preston 

Road can accommodate the volumes of any individual driveway along Preston Road 

(represented here by the removal of Drive 4) if one were to be removed. The delay at the 

intersection of Belt Line Road and Preston Road and Belt Line Village Driveway is 

essentially the same with or without the driveway. As previously mentioned, no driveways 

are proposed to be removed with the Pepper Square Redevelopment. The volumes used 

for this analysis can be found in Volume 2 of this report. 

 

Table 17 – Traffic Operations Analysis – Theoretical Removal of Drive 4 

 

  

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

D ELA Y 

(SEC / VEH )
LOS

Signalized Intersection

EB 43.6 D 43.6 D 56.4 E 56.4 E

WB 40.6 D 40.6 D 160.2 F 160.2 F

NB 71.1 E 71.3 E 49.4 D 49.6 D

SB 23.8 C 23.8 C 54.7 D 54.7 D

Overall 44.8 D 44.9 D 67.0 E 67.1 E

EB 33.1 C 33.3 C 37.9 D 38.4 D

WB 63.1 E 55.7 E 63.9 E 56.1 E

NB 11.4 B 11.5 B 4.7 A 4.7 A

SB 4.3 A 4.3 A 13.9 B 13.9 B

Overall 10.7 B 10.7 B 11.8 B 11.8 B

Unsignalized Intersection

Drive 4 @ Preston Road WBR* 34.9 D 0.0 A 51.0 F 0.0 A

Drive 3 @ Preston Road WBR* 34.4 D 34.4 D 66.5 F 66.5 F

2033 Background + 

Site Traffic

AM PEAK HOUR

Belt Line Road

@

Preston Road

Belt Line Village Driveway

@

Preston Road

PM PEAK HOUR PM PEAK HOURAM PEAK HOUR

2033 Background + 

Site Traffic - Drive 

4 Removed

2033 Background + 

Site Traffic

2033 Background + 

Site Traffic - Drive 

4 Removed

INTERSECTION APPROACH
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VIII. CONCLUSIONS AND RECOMMENDATIONS 
Based on the analysis presented in this report, the proposed Pepper Square Redevelopment 

can be successfully incorporated into the surrounding roadway network. The proposed site 

driveways provide the appropriate level of access for the development.  

 

The following improvements to the external roadway network are required for the site: 

▪ Signalize the intersection of Berry Trail and Belt Line Road. According to a traffic 

signal warrant analysis performed by the City of Dallas, the intersection meets traffic 

signal warrants with existing traffic. This was confirmed with the traffic counts 

collected for this report.  

▪ Construct the westbound approach of the Belt Line Village Driveway to Preston Road 

as a two-lane approach. This improvement is recommended to coincide with the 

opening of Phase P of the redevelopment, the western portion of the site. 

▪ Construct a right-turn deceleration lane for the northbound right-turning movement 

from Preston Road to the Belt Line Village Driveway. This is recommended only at 

the opening of Phase N and is not required for Phase 1 or P. 

▪ Construct a right-turn deceleration lane for the northbound right-turning movement 

from Preston Road to the Pepper Square Driveway. This is recommended only at the 

opening of Phase P and is not required for Phase 1. 
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APPENDIX A 
Analysis Methodology 

Capacity analysis results are listed in terms of Level of Service (LOS). LOS is a qualitative 

term describing operating conditions a driver will experience while traveling on a particular 

street or highway during a specific time interval. It ranges from A (very little delay) to F 

(long delays and congestion). Table A-1 shows the definition of level of service for 

signalized and unsignalized intersections.  

 

Table A-1 – Level of Service Definitions 

Level of 

Service 

Signalized Intersection 

Average Total Delay 

(sec/veh) 

Unsignalized Intersection 

Average Total Delay 

(sec/veh) 

A ≤10 ≤10 

B >10 and ≤20 >10 and ≤15 

C >20 and ≤35 >15 and ≤25 

D >35 and ≤55 >25 and ≤35 

E >55 and ≤80 >35 and ≤50 

F >80 >50 

_______________ 
Definitions provided from the Highway Capacity Manual, Special Report 209, Transportation Research Board, 2010. 

 

Study area intersections were analyzed based on average total delay analysis for 

signalized and unsignalized intersections. For the unsignalized analysis, the level of 

service (LOS) for a two-way stop-controlled intersection is defined for each movement. 

Unlike signalized intersections which define LOS for each approach and for the 

intersection as a whole, LOS for two-way stop-controlled intersections is not defined as a 

whole.  

 

Signal timings for the signalized intersections are based on Dallas signal timing sheets. 

The timing was held constant across different phases. The analyses assumed the lane 

geometry and intersection control shown in Exhibit 3, Exhibit 4, and Exhibit 5 for Phase 

1 (2026), Phase P (2028), and Phase N (2033, ultimate buildout), respectively. 

 

The peak hour factors (PHF) for the existing traffic are known from the counts collected at 

the site. PHF for the future traffic and the site-generated traffic is unknown, so where this 

occurred the PHF was assumed to be 0.92. 
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