
 

PLANNING AND ZONING 
COMMISSION AGENDA 

MONDAY, JUNE 22, 2026 
6:00 PM 

  
CITY OF ENNIS CITY HALL 
COMMISSION CHAMBERS 

107 N. SHERMAN 
ENNIS, TEXAS 75119 

(972) 875-1234 
  
As authorized by Texas Government Code Section 551.071 - this meeting may be convened into closed 
Executive Session for the purposes of seeking confidential legal advice from the City Attorney on any item on 
the agenda at any time during the meeting. 
The City of Ennis reserves the right to re-align, recess, or reconvene the Regular Session or called Executive 
Session or order of business at any time prior to adjournment.   
A. CALL TO ORDER 

 Roll Call 
 Invocation 
 Pledge of Allegiance   

B. CITIZEN PUBLIC COMMENT PERIOD 
The Planning and Zoning Commission invites citizens to address the Commission on any 
topic not already scheduled for a Public Hearing. Citizens wishing to speak should complete 
a “Citizen Comment Period” form and present it to staff prior to the meeting. Speakers are 
limited to 3 minutes. In accordance with the Texas Open Meetings Act, the Planning and 
Zoning Commission cannot take action on items not listed on the agenda. However, your 
concerns may be addressed by City Staff, placed on a future agenda, or responded to by 
some other course.   

C. CONSENT ITEMS 
The following may be acted upon in one motion.  A Planning and Zoning Commissioner may 
request items to be removed from the Consent Agenda for individual consideration.     

 C.1. Approval of the June 8, 2026 Regular Meeting Minutes  
2026 06 08_P&Z Minutes  

D. ITEMS FOR DISCUSSION AND INDIVIDUAL  CONSIDERATION  
 D.1. Consider approving a PRELIMINARY PLAT for the Ideal Storage, Phase 3 Addition 

consisting of 1 commercial lot and measuring approximately 2.94 acres, located in the 
C. Garrett Survey, Abstract No. 383, City of Ennis, Ellis County, Texas. Located at 
2317 N Preston St and 2319 N Preston St. Ellis CAD IDs 183803 and 183923. 
P&Z Case No.: PLAT-26-12 
Owner: Erwin Properties I LP 
Applicant: 8G Construction  
PLAT-26-12  

 D.2. Consider approving a FINAL PLAT for the Forest Cove Addition consisting of 1 multi-
family residential lot and measuring approximately 14.448 acres, located in the J. 
Douthet Survey, Abstract No. 305, City of Ennis, Ellis County, Texas. Located at 1600 
W Ennis Ave. Ellis CAD ID 182694. 
P&Z Case No.: PLAT-26-13 
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Owner: DENT Properties LTD 
Applicant: Westfall Engineering  
PLAT-26-13  

E. TABLED ITEMS 
Pursuant to Ennis Unified Development Ordinance, Section 3.2.7 (1) (3), the item(s) below 
were tabled at the June 8, 2026 meeting and will remain tabled until additional information is 
received from the applicant.  

 E.1. Conduct a public hearing and discuss and consider a request for ZONING CHANGE 
from Agricultural (A) and Single-Family Residential District – 10 (R-10) to Planned 
Development (PD) for an approximately 124.289-acre tract of land situated in the 
William Garrett Survey, Abstract No. 382, John Holt Survey, Abstract No. 452, John F. 
Reagor Survey, Abstract No. 931 and B.F. Reagor Survey, Abstract No. 943, City of 
Ennis, Ellis County, Texas. Located at 2200 Country Club Road. Ellis CAD ID 183729. 
This request includes a concept plan containing approximately 86 single-family 
residential lots and 1.27 acres of common area open space. Tranquility Subdivision. 
P&Z Case No.: ZAXA-26-6 
Owner: Land of Tranquility LLC 
Applicant: Chad Adams, Oakhull Investments LLC   

F. ADJOURNMENT 
I, the undersigned authority, do hereby certify that this Notice of Meeting was posted in accordance 
with the regulations of the Texas Open Meetings Act on the bulletin board located at the entrance to 
the City of Ennis City Hall, a place convenient and readily accessible to the general public, as well as 
to the City's website at www.ennistx.gov and said Notice was posted prior to the following date and 
time: MONDAY, JUNE 15, 2026 AT 5:00 P.M. and will remain posted for at least two hours after said 
meeting was convened. 
  

 
Jorge Barake, City Planner  
Community Health and Development Department 
  

 
Erica Stubbs, Senior Planner  
Community Health and Development Department  
 
Planning and Zoning Commission Meetings are available to all persons regardless of disability. If you require 
special assistance, please contact the City of Ennis at (972) 875-1234 ext. 2236 or write to: PO Box 220, Ennis, TX 
75120, at least 48 hours in advance of the meeting.  
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 PLANNING AND ZONING COMMISSION 

AGENDA SUMMARY FORM 

 
 
To: Planning and Zoning Commission 
Subject: Approval of the June 8, 2026 Regular Meeting Minutes. 
Meeting: PLANNING AND ZONING COMMISSION - 22 Jun 2026 
Department: Planning & Development 
Staff Contact: Jorge Barake, Planner 
 
BACKGROUND INFORMATION: 
Minutes for the June 8, 2026 Regular Meeting are submitted for Planning and Zoning Commission's 
review and approval.           
 
ATTACHMENTS: 
2026 06 08 P&Z Meeting Minutes 
 
 

C.1.
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MINUTES 
CITY OF ENNIS 

PLANNING AND ZONING COMMISSION   
Monday, June 8, 2026, 6:00 P.M 

 

 

A. CALL TO ORDER 
 

Chairperson Ian Coleman called a Regular Session of the Ennis Planning and Zoning Commission to order Monday, 
June 8, 2026, at 6:05 P.M. in the Ennis City Hall Commission Chambers, 107 N Sherman St, Ennis, Texas 75119. 

 

City Planner, Jorge Barake called roll and verified a quorum: 
 

Chairperson Coleman Present Commissioner McCauley Present 
Vice-Chairperson Hughes Absent Commissioner Sacha Present 
Commissioner Estes Present Commissioner Snodgrass Absent 
Commissioner Garrett Present   

 

The Pledge of Allegiance was recited. 
 

The Invocation was given by Commissioner McCauley 
 
B. CITIZEN PUBLIC COMMENT PERIOD 

 

No one from the public spoke. 
 
C. CONSENT ITEMS 
 

 C.1 Approval of the May 11, 2026 Regular Meeting Minutes 
 

Motion by Commissioner Sacha; second by Commissioner McCauley to approve the May 11, 2026, regular 
meeting minutes as submitted. 

 

A vote was cast, 5 in favor, 0 against. Motion adopted. 
 

E. ITEMS FOR DISCUSSION AND INDIVIDUAL CONSIDERATION 
                {Chairperson Coleman reordered this agenda} 
 

E.1 Consider approving a FINAL PLAT for the Sonoma Trail Retail Addition consisting of 2 commercial lots 
and measuring approximately 2.66 acres, located in the Thomas Havens Survey, Abstract No. 489, City of Ennis, 
Ellis County, Texas. Generally located in the 300 to 400-Block of N Sonoma Trl. Ellis CAD ID 185436. 
P&Z Case No.: PLAT-26-11 
Owner: Sonoma Trail 45 LLC 
Applicant: Vasquez Engineering LLC 

 

Item presented by Jorge Barake, City Planner 
 

Julian Castillo, 1919 S Shiloh Rd., Garland, TX, with Vasquez Engineering, was available for questions. 
 

Motion to approve the item as presented by Commissioner Estes; second by Commissioner McCauley. 
 

Brief discussion was had regarding access easements and the buildable area of lot 2. 
 

A vote was cast, 5 in favor; 0 against. Motion adopted. 
 

D. PUBLIC HEARING 
 

D.1 Conduct a public hearing and discuss and consider a request for ZONING CHANGE from Agricultural (A) 
and Single-Family Residential District – 10 (R-10) to Planned Development (PD) for an approximately 124.89-
acre tract of land situated in the William Garrett Survey, Abstract No. 382, John Holt Survey, Abstract No. 452, 
John F. Reagor Survey, Abstract No. 931 and B.F. Reagor Survey, Abstract No. 943, City of Ennis, Ellis County, 
Texas. Located at 2200 Country Club Road. Ellis CAD ID 183729. This request includes a concept plan 
containing approximately 86 single-family residential lots and 1.27 acres of common area open space. Tranquility 
Subdivision.  
P&Z Case No.: ZAXA-26-6 
Owner: Land of Tranquility LLC 
Applicant: Chad Adams, Oakhull Investments LLC 
 

Item presented by Erica Stubbs, Senior Planner 
 

Applicant, Chad Adams, was available for questions and presented information regarding the proposed 
subdivision to commission members and staff. Mr. Adams stated he had reserved a room at the Ennis Public 

C.1.
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MINUTES 
CITY OF ENNIS 

PLANNING AND ZONING COMMISSION   
Monday, June 8, 2026, 6:00 P.M 

 

 

Library for a public meeting to address concerns from the public. Meeting scheduled for Thursday, June 11, 2026 
at 6 p.m. 
 

Todd Wintters, 1600 N. Collins Blvd, Richardson, Texas, Engineer addressed the request. He spoke to the 
property's topography and drainage and indicated that the installation of a lift station would be necessary. 
 

Commissioner Sacha inquired regarding the property's current zoning and asked about the percentage of 
response letters necessary for approval or denial of the proposed subdivision. Staff explained that the City 
Commission may consider the percentage of response letters received when determining whether to approve or 
deny the request. 
 

Commissioner Garrett inquired regarding setback requirements pertaining to OSSF adjacent the floodplain. 
 

Chairperson Coleman opened the public hearing at 6:41 pm.  
 

Russell Thomas, 2105 Country Club Rd, voiced concerns regarding the development of the property and the 
compatibility of the proposed home sizes on the lot, etc. 
 

Walter Erwin, 1137 Mockingbird Cir, spoke against the request, specifically allowing lots to be on septic systems 
when he was not allowed to put a septic system on his 5-acre property directly adjacent to the proposed 
subdivision. 
 

Gina Favaro, 2205 Country Club Rd, spoke against the request and voiced concerns regarding rainwater runoff 
into Lake Clark, public safety, emergency response times, adequate education resources and loss of agricultural 
land. 
 

John Payne, 1121 Mockingbird Cir, spoke against the request, specifically drainage issues, drinking water 
concerns and the elementary school adjacent to the proposed subdivision with septic systems. 
 

Chairperson Coleman closed the public hearing at 6:59 pm. 
 

Commissioner Garrett voiced some conditions that would be appropriate for the proposed subdivision. 
Discussion ensued regarding different motions that can be made from the commission. Staff clarified. 
 

Motion to table the item as presented by Commissioner Sacha; second by Commissioner McCauley. 
 

A vote was cast, 5 in favor; 0 against. Item tabled to the next meeting. 
 

 

F. ADJOURNMENT 
 

With no other business, Chairperson Coleman declared the meeting adjourned at approximately 7:09 P.M. 
 

ATTEST:      APPROVED: 
 

___________________________   ___________________________ 
Erica Stubbs, Senior Planner    Ian Coleman, Chairperson 

 

 
 
___________________________ 
Jorge Barake, City Planner 
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 PLANNING AND ZONING COMMISSION 

AGENDA SUMMARY FORM 

 
 
To: Planning and Zoning Commission 
Subject: Consider approving a PRELIMINARY PLAT for the Ideal Storage, Phase 3 

Addition consisting of 1 commercial lot and measuring approximately 2.94 acres, 
located in the C. Garrett Survey, Abstract No. 383, City of Ennis, Ellis County, 
Texas. Located at 2317 N Preston St and 2319 N Preston St. Ellis CAD IDs 
183803 and 183923. 
P&Z Case No.: PLAT-26-12 
Owner: Erwin Properties I LP 
Applicant: 8G Construction 

Meeting: PLANNING AND ZONING COMMISSION - 22 Jun 2026 
Department: Planning & Development 
Staff Contact: Jorge Barake, Planner 
 
BACKGROUND INFORMATION: 
The subject site measuring 2.94 acres is currently zoned Light Industrial manufacturing and 
encompasses two parcels located at 2317 N. Preston Street and 2319 N. Preston Street respectively. 
  
The applicant, 8G Construction, on behalf of the property owner, Erwin Properties I LP, is requesting 
approval of a Preliminary Plat for the Ideal Storage, Phase 3 Addition. The proposed plat will support 
continued development in the area and represents the next phase of the Ideal Storage project.  
  
The Preliminary Plat is currently under review by our Department of Public Works and has been 
reviewed by franchise utilities.   
 
ATTACHMENTS: 
PLAT-26-12_Application 
PLAT-26-12_Vicinity Map 
PLAT-26-12_Drone Photo 
PLAT-26-12_Zoning Map 
PLAT-2612_2317 N Preston St 
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ƒ|•€�„•…x‚
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CL

BLOCK 2
BRITTAIN ADDITION
CABINET C, PG. 19

M.R.E.C.T.

ZONED
L-IM: LIGHT

INDUSTRIAL AND
MANUFACTURING

CALLED 1.74 ACRES
SWAG

VOL. 635, PG. 327
D.R.E.C.T.

ZONED
L-IM: LIGHT

INDUSTRIAL AND
MANUFACTURING

CALLED 1.9330 ACRES
ERWIN PROPERTIES I, LP

DOC. NO. 1834571
O.P.R.E.C.T.

CALLED 1.880 ACRES
ERWIN PROPERTIES I, LP

VOL. 2565, PG. 2355
O.P.R.E.C.T.

ZONED
L-IM: LIGHT INDUSTRIAL
AND MANUFACTURING

TRACT 1
CALLED 5.7469 ACRES
2400 N. PRESTON, LLC

VOL. 2831, PG. 221
O.P.R.E.C.T.

ZONING
H-IM: HEAVY INDUSTRIAL

AND MANUFACTURING

CALLED 6.664 ACRES
JAIME YANEZ

DOC. NO. 1922095
O.P.R.E.C.T.

ZONED
L-IM: LIGHT

INDUSTRIAL AND
MANUFACTURING

TRACT 2
CALLED 1.0 ACRES

PRESTON PARTNERS
VOL. 785, PG. 152

D.R.E.C.T.

ZONED
L-IM: LIGHT

INDUSTRIAL AND
MANUFACTURING

CALLED 1.0086 ACRES
ERWIN PROPERTIES I, LP

DOC. NO. 2131586
O.P.R.E.C.T.

N. PRESTON STREET

C. GARRETT SURVEY,

ABSTRACT NO. 383

LOT 1
BLOCK A

 2.94 AC
127,909 SQ. FT.

S 31°18'44" E  452.93'

N 31°15'47" W
  210.70'

S 58°41'32" W
  142.00'

N 30°17'01" W
  242.06'

N 58°44'42" E
  345.40'

10' BUILDING LINE

10' BUILDING
 LINE

10' BUILDING LINE

10' BUILDING LINE

10' BUILDING
 LINE

20' BUILDING
 LINE

L1

L2

L3

L4

L5

L6

L7

L8

L9
L10

L11

L12

L13

L14

C1

C2

C3

C4

C5

C6
C7

C8

S 58°50'14" W
  207.93'

CIRS

1/2" IRF
N:6814054.51
E:2541316.88

1/2" IRF
N:6813875.30
E:2541021.61

4" METAL
POST FOUND

1/2" IRF
N:6813667.56
E:2541552.27

24' MUTUAL ACCESS
EASEMENT

BY THIS PLAT

24' MUTUAL ACCESS
EASEMENT

BY THIS PLAT

60' MUTUAL ACCESS
EASEMENT

BY THIS PLAT

POB

61.0'

61.0'

30.5'

30.5'

30.5'

30.5'

4" METAL
POST FOUND

ZONED
L-IM: LIGHT

INDUSTRIAL AND
MANUFACTURING

LINE TABLE
LINE BEARING DISTANCE
L1 S 31°18'44" E 54.32'
L2 S 31°18'44" E 24.84'
L3 S 58°41'00" W 168.53'
L4 S 31°19'00" E 104.00'
L5 N 58°41'00" E 20.00'
L6 S 31°19'00" E 201.00'
L7 N 58°41'00" E 125.47'
L8 S 31°18'44" E 24.76'
L9 S 58°41'00" W 173.19'
L10 N 31°19'00" W 198.00'
L11 S 58°41'00" W 39.77'
L12 N 31°19'00" W 160.00'
L13 N 58°40'59" E 35.92'
L14 N 58°41'00" E 168.45'

CURVE TABLE
CURVE RADIUS ARC LENGTH DELTA ANGLE CHORD BEARING CHORD LENGTH

C1 15.00' 3.52' 13°26'54" S 65°24'27" W 3.51'
C2 24.00' 37.91' 90°30'55" S 74°09'49" E 34.09'
C3 15.00' 3.36' 12°50'33" N 52°15'43" E 3.36'
C4 15.00' 3.39' 12°58'02" S 65°10'01" W 3.39'
C5 11.41' 21.72' 109°05'59" N 88°45'57" W 18.59'
C6 10.00' 7.87' 45°05'55" N 36°08'01" E 7.67'
C7 24.00' 18.89' 45°05'56" N 36°08'02" E 18.41'
C8 15.00' 3.60' 13°45'35" N 51°48'12" E 3.59'
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2603.029-02 EAGLE SURVEYING, LLC
222 S. Elm Street, Suite: 200

Denton, TX 76201
(940) 222-3009

TX Firm #10194177

1" = 60'
0 6030

N

= POINT OF BEGINNINGPOB

= DOCUMENT NUMBERDOC. NO.
= IRON ROD FOUNDIRF

= VOLUMEVOL.
= PAGEPG.

OFFICIAL PUBLIC RECORDSO.P.R.E.C.T. ELLIS COUNTY, TEXAS=

LEGEND

1. The purpose of this plat is to create one (1) lot
of record from two (2) unplatted tracts of land
and to dedicate easements.

2. This property is located in Non-shaded Zone
"X" as scaled from the F.E.M.A. Flood
Insurance Rate Map dated June 3, 2013 as
shown on Map Number 48139C0360F.

3. Bearings and grid coordinates shown based on
observations utilizing the AllTerra RTK
Network; North American Datum of 1983
(Adjustment Realization 2011); Texas State
Plane Coordinate System, North Central Zone
(4202).

4. Selling a portion of any lot within this addition
by metes and bounds is a violation of City
Ordinance and State Law and is subject to
fines and withholding of utility services and
building permits.

5. All interior lot corners are marked with a 1/2
inch iron rod with a green plastic cap stamped
"EAGLE SURVEYING" unless otherwise noted.

6. This property is zoned L-IM: Light Industrial and
Manufacturing

GENERAL PLAT NOTES

MAP RECORDSM.R.E.C.T. ELLIS COUNTY, TEXAS=

SURVEYOR
Eagle Surveying, LLC

Contact: Richard Spicer, Jr.
222 S. Elm Street, Suite 200

Denton, TX 76201
(940) 222-3009

VICINITY MAP
NOT TO SCALE

CASA LINDA

ST

SITE

N

= PLASTIC CAP STAMPEDCIRS
1/2" IRON ROD WITH GREEN

"EAGLE SURVEYING" SET

ENGINEER
8G Construction

Contact: Chance Delashaw
217 South 28th Street

Waco, TX 76710
(469) 500-0774

N. PRESTON ST.

LAKE SHORE

DR

DEED RECORDSD.R.E.C.T. ELLIS COUNTY, TEXAS=

PRELIMINARY PLAT
LOT 1, BLOCK A

IDEAL STORAGE,
PHASE 3

ADDITION
2.94 ACRES OUT OF THE

C. GARRETT SURVEY, ABSTRACT NUMBER 383
CITY OF ENNIS, ELLIS COUNTY, TEXAS

CITY CASE NO. XX-XXXX

DATE OF PREPARATION: 03/24/2026

OWNER
Erwin Properties I, LP
Contact: Walter Erwin
1137 Mockingbird Cir

Ennis, TX 75119
(214) 642-4046

OWNER
Erwin Properties I, LP
Contact: Chris Martin
1137 Mockingbird Cir

Ennis, TX 75119
(254) 299-7588

NW
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2603.029-02 EAGLE SURVEYING, LLC
222 S. Elm Street, Suite: 200

Denton, TX 76201
(940) 222-3009

TX Firm #10194177

PRELIMINARY
this document shall not be recorded for any
purpose and shall not be used or viewed or

relied upon as a final survey document

OWNER'S DEDICATION

STATE OF TEXAS §
COUNTY OF ELLIS §

NOW, THEREFORE, KNOWN ALL MEN BY THESE PRESENTS:
That ERWIN PROPERTIES I, LP(owners) acting herein by and through its duly authorized officers, do/does hereby adopt this plat
designating the hereinabove described property as IDEAL STORAGE, PHASE 3, ADDITION, LOT 1, BLOCK A, an addition to the
City of Ennis, Texas and do(es) hereby dedicate, in fee simple, to the public use forever, the streets and alleys shownhereon and
does hereby dedicate the easements shown on the plat for the purposes indicated to the public use forever, said dedications being
free and clear of all liens and encumbrances except as shown herein. No buildings, fences, trees, shrubs, or other improvements
shall be constructed or placed upon, over, or across the easements on said plat. Utility easements may also be used for the mutual
use and accommodation of all public utilities desiring to use or using the same unless the easement limits the use to a particular
utility or utilities, said use by public utilities being subordinate to the public’s and City of Ennis’ use thereof. The City of Ennis or any
public utility shall have the right to remove and keep removed all or part of any buildings, fences, trees, shrubs or other
improvements or growths which in any way endanger or interfere with the construction, maintenance or efficiency of its respective
systems on any of these easements and the City of Ennis or any public utility shall at all times have the right of ingress and egress
to and from and upon any of said easements for the purpose of constructing, reconstructing, inspecting, patrolling, maintaining, and
adding to or removing all of part of its respective system without the necessity at any time of procuring the permission of anyone.

ERWIN PROPERTIES I, LP (owner(s)) do/does hereby bind itself, its successors and assigns to forever warrant and defend all and
singular the above described street, alleys, easements, and rights unto the public against every person whomsoever lawfully
claiming or to claim the same of any part thereof. This plat is approved subject to all platting and subdivision ordinances, rules,
regulations, and resolutions of the City of Ennis, Texas.

The plat approved subject to all ordinances, rules, regulation and resolutions of the City of Ennis, Texas.

WITNESS my hand on  this ________ day of _______________, 20___.

OWNER:  ERWIN PROPERTIES I, LP,

               By:          _____________________________________                       
                              Walter Erwin

               By:          _____________________________________                       
                             Chris Martin

STATE OF _______ §
COUNTY OF _______ §

BEFORE ME, the undersigned authority, on this day personally appeared WALTER ERWIN, known to me to be the person whose
name is subscribed to the foregoing instrument, and acknowledged to me that he executed the same for the purposes and
considerations therein expressed.

GIVEN UNDER MY HAND AND SEAL OF THE OFFICE this _______ day of ________________________, 20___.

_________________________________________

Notary Public in and for the State of ____________

My Commission Expires:  ____________________

STATE OF _______ §
COUNTY OF _______ §

BEFORE ME, the undersigned authority, on this day personally appeared CHRIS MARTIN, known to me to be the person whose
name is subscribed to the foregoing instrument, and acknowledged to me that he executed the same for the purposes and
considerations therein expressed.

GIVEN UNDER MY HAND AND SEAL OF THE OFFICE this _______ day of ________________________, 20___.

_________________________________________

Notary Public in and for the State of ____________

My Commission Expires:  ____________________

CERTIFICATE OF SURVEYOR

STATE  OF TEXAS §
COUNTY OF DENTON §

I, CALEB McCANLIES, Registered Professional Land Surveyor, do hereby certify that this plat was prepared from an actual and
accurate survey of the land and that the corner monuments shown thereon as set were properly placed under my supervision.

________________________________ _________________
Caleb McCanlies, R.P.L.S. # 7036                 Date

STATE OF TEXAS §
COUNTY OF DENTON §

BEFORE ME, the undersigned authority, on this day personally appeared CALEB McCANLIES, known to me to be the person
whose name is subscribed to the foregoing instrument, and acknowledged to me that he executed the same for the purposes and
considerations therein expressed.

GIVEN UNDER MY HAND AND SEAL OF THE OFFICE this ______ day of ________________, 20___.

_________________________________________
Notary Public in and for the State of Texas

My Commission Expires:  ____________________

OWNER'S CERTIFICATE

STATE  OF TEXAS §
COUNTY OF ELLIS §

WHEREAS ERWIN PROPERTIES I, LP is the owner of a 2.94 acre tract of land out of the C. Garrett Survey, Abstract Number 383,
situated in City of Ennis, Ellis County, Texas, being all of a called 1.9330 acre tract of land conveyed to Erwin Properties I, LP by
deed of record in Document Number 1834571 of the Official Public Records of Ellis County, Texas and all of a called 1.0086 acre
tract of land conveyed to Erwin Properties I, LP by deed of record in Document Number 2131586 of said Official Public Records,
and being more particularly described by metes and bounds as follows:

BEGINNING at a 1/2 inch iron rod found in the southwest right-of-way line of N. Preston Street, being the east corner of a called
1.74 acre tract of land conveyed to Swag by deed of record in Volume 635, Page 327 of the Deed Records of Ellis County, Texas,
and being the north corner of said 1.9330 acre tract;

THENCE, S31°18'44"E, along the southwest right-of-way line of N. Preston Street, in part being the commo northeast line of said
1.9330 acre tract, and in part being the common northeast line of said 1.0086 acre tract, a distance of 452.93 feet to a 1/2 inch iron
rod found at the easternmost north corner of a called 6.664 acre tract of land conveyed to Jaime Yanez by deed of record in
Document Number 1922095 of said Official Public Records, being the east corner of said 1.0086 acre tract;

THENCE, S58°50'14"W, leaving the southwest right-of-way line of N. Preston Street, along the southeast line of said 1.0086 acre
tract, being the common easternmost northwest line of said 6.664 acre tract, a distance of 207.93 feet to a 4 inch metal post found
at the south corner of said 1.0086 acre tract, being an interior ell corner of said 6.664 acre tract;

THENCE, N31°15'47"W, along the southwest line of said 1.0086 acre tract, being a common northeast line of said 6.64 acre tract, a
distance of 210.70 feet to a 1/2 inch iron rod with green plastic cap stamped "EAGLE SURVEYING" set in the southeast line of said
1.9330 acre tract, being the west corner of said 1.0086 acre tract, and being an exterior ell corner of said 6.664 acre tract;

THENCE, S58°41'32"W, along the southeast line of said 1.9330 acre tract, being a common northwest line of said 6.664 acre tract,
a distance of 142.00 feet to a 4 inch metal post found at the south corner of said 1.9330 acre tract, being an interior ell corner of said
6.664 acre tract;

THENCE, N30°17'01"W, along the southwest line of said 1.9330 acre tract, in part being the common westernmost northeast line of
said 6.664 acre tract, and in part being the common northeast line of Block 2 of Brittain Addition, a subdivision of record in Cabinet
C, Page 19 of the Map Records of Ellis County, Texas, a distance of 242.06 feet to a 1/2 inch iron rod found at the west corner of
said 1.9330 acre tract, being the south corner of said 1.74 acre tract;

THENCE, N58°44'42"E, leaving the northeast line of said Block 2, along the northwest line of said 1.9330 acre tract, being the
common southeast line of said 1.74 acre tract, a distance of 345.40 feet to the POINT OF BEGINNING, and containing an area of
2.94 acres (127,909 square feet) of land, more or less.

PAGE 2 OF 2

SURVEYOR
Eagle Surveying, LLC

Contact: Richard Spicer, Jr.
222 S. Elm Street, Suite 200

Denton, TX 76201
(940) 222-3009

ENGINEER
8G Construction

Contact: Chance Delashaw
217 South 28th Street

Waco, TX 76710
(469) 500-0774

OWNER
Erwin Properties I, LP
Contact: Walter Erwin
1137 Mockingbird Cir

Ennis, TX 75119
(214) 642-4046

OWNER
Erwin Properties I, LP
Contact: Chris Martin
1137 Mockingbird Cir

Ennis, TX 75119
(254) 299-7588

PRELIMINARY PLAT
LOT 1, BLOCK A

IDEAL STORAGE,
PHASE 3

ADDITION
2.94 ACRES OUT OF THE

C. GARRETT SURVEY, ABSTRACT NUMBER 383
CITY OF ENNIS, ELLIS COUNTY, TEXAS

CITY CASE NO. XX-XXXX

DATE OF PREPARATION: 03/24/2026

STATE OF TEXAS §
COUNTY OF ELLIS §

I hereby certify that the above and foregoing plat of the IDEAL STORAGE, PHASE
3, ADDITION, LOT 1, BLOCK A, was approved by the City of Ennis, Texas, according
to Chapter 212 of the Texas Local Government Code on this ________ day of
___________________, 20____.

__________________________
City Manager

CERTIFICATE OF APPROVAL

The undersigned does covenant and agree that the mutual/cross access easement may be utilized by any person or the
general public for ingress and egress to other real property, and for the purpose of General Public vehicular and
pedestrian use and access, and for Fire Department and emergency use, in, along, upon, and across said premises, with
the right and privilege at all times of the City of Ennis, its agents, employees, workmen, and representatives having
ingress, egress, and regress in, along, upon, and across said premises.

WITNESS our hands at Ennis, Texas, this ___ day of _____________________, 20___.

Owner Signature: _______________________ Owner Signature: ________________________

Printed Name: _________________________ Printed Name: ___________________________

MUTUAL ACCESS EASEMENT STATEMENT

D
.1.
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 PLANNING AND ZONING COMMISSION 

AGENDA SUMMARY FORM 

 
 
To: Planning and Zoning Commission 
Subject: Consider approving a FINAL PLAT for the Forest Cove Addition consisting of 1 

multi-family residential lot and measuring approximately 14.448 acres, located in 
the J. Douthet Survey, Abstract No. 305, City of Ennis, Ellis County, Texas. 
Located at 1600 W Ennis Ave. Ellis CAD ID 182694. 
P&Z Case No.: PLAT-26-13 
Owner: DENT Properties LTD 
Applicant: Westfall Engineering 

Meeting: PLANNING AND ZONING COMMISSION - 22 Jun 2026 
Department: Planning & Development 
Staff Contact: Jorge Barake, Planner 
 
BACKGROUND INFORMATION: 
The 14.448-acre subject property, located at 1600 W. Ennis Avenue, is currently zoned Multi-Family 1 
(MF-1). The developer is proposing to construct a 256-unit apartment community on the site. 
  
The civil plans were submitted on February 27, 2026 and reviewed and conditionally approved by the 
Department of Public Works on June 8, 2026.   
  
Please be advised that the Final Plat is currently under review by the franchise utilities, with feedback 
due by June 23, 2026.  
  
The Final Plat application was submitted to the Department of Community Health and Development 
on June 9, 2026. 
  
In accordance with Texas’ “shot-clock” under Local Government Code 212.009, municipalities must 
approve, conditionally approve or disapprove a plat within 30 days of filing, or it is automatically 
deemed approved.   
To ensure compliance with state deadlines, staff are presenting this plat to the Commission for review 
and consideration in advance of both the franchise utilities’ response deadline and the July 9, 2026 
city's shot-clock deadline. 
 
RECOMMENDATION: 
Staff recommends conditional approval of the Final Plat. The following requirements shall be 
addressed prior to recording. 
1. Address staff comments. 
2. Address franchise utility comments, if any. 
3. Update the Traffic Impact Analysis to reflect the current site plan. 
4. Address any possible TxDOT concerns. 

D.2.
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ATTACHMENTS: 
PLAT-26-13_Application 
PLAT-26-13_Vicinity Map 
PLAT-26-13_Drone Photo 
PLAT-26-13_Zoning Map 
PLAT-26-13_Forest Cove Final Plat 
PLAT-26-13_Forest Cove Final Plat_Staff Comments 20260611 
PLAT-26-13_Civil Plans Conditional Approval 
PLAT-26-13_TIA 
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£y�vy’�š•›x�••�•wŵy›x̃�‘}›}|�„|••�¢x›}x¤ ‚

¡gm

‘}›}|�„|••�¢x›}x¤�…’†œx̂�‚

‡b—•¥¦•¥

D.2.

Page 17 of 66



���������	
��

�����������������
�

����������

������������������������������
�

����������

���� �!"�#$%&�$'�$(()�%&*�+,%,-�.-$'�/&%,&0�$'*�$(()�%$-�*$"&�"��()�1&&*�0,"#�"#&�.-$"

2((-,1$",�'�()�1&!!�34�"�$((-,1$5-&�"��()&-, ,'$)6�(-$"�$((-,1$",�'!78�9:�6���*��'�"�#$%&�$'

$(()�%&*�+,%,-�.-$'�/&%,&0�$'*�!"$::�1$''�"�*&"&) ,'&�$(()�%$-;�6��)�$((-,1$",�'�0,--�5&

)&<&1"&*�$'*�)&"�)'&*8�=�)�+,%,-�.-$'�/&%,&0;�(-&$!&�$((-6�$"�&'',!">8(�)"$-8�(&'?�%81� 

@����A�	�
��	
��B���C�������A����D�����E��DF������G

HI�J	���
������D���D�K
��������L�

MN

OPQRS�TQUNSVWXYNQ

Z[����\���

]̂ M_�̀SNaRSXYRb�c_]

Z[������������dd��



�e��fg�̂QQYb�hiR

Z[�������Aj�������k��

Q̂QYbl�_m��neeo

Z[����C����F����

�epqr�eq���o

Z[����s�����

tuWvwNWxuyzzYQiRbXVRQXbgtNV

h{RQX�|RaSRbRQXWXYiR�TQUNSVWXYNQ

D.2.

Page 18 of 66



����������	


��
����������������

������������	

��������
��
����

�  ��!!	

"#"$�%�����&��'(�)*��
��+,,-.,/

���01�2�����3�4	

%����*�56�#7,,.

8�9�4:���	

."+-;+/-$<$#

=���9	

>(��
����?(��
�������@�A>

BC�D�)A�E���������F��A�>�
�A�

���������	

5�G���H����
)�I�J
C��

2K�L�0��M=�N����������	

5�>�O��'�A�

�  ��!!	

&P�QP6�.7.

���01�2�����3�4	


�G�������*�56�#7"/;

8�9�4:���	

+/$-7";-,<<;

=���9	


�>R��'�A�?
�G�����@�A>

B����
C��

�449������2�N���K��	

STUVWXY�ZX[\]WYY
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Executive Summary and Recommendations 
 
This development is located on northside of US Business Hwy 287 (W. Ennis Ave), just west of 
S. Hall Street and east of Jeter Drive in Ennis.   The development will have access to only to US 
Business Hwy 287. The property is surrounded by a cemetery and bank to the west, a cemetery to 
the north, retail/commercial uses and a church and to the east and south. 
 
This development, Forest Cove, will contain a 254-unit, 4 story multi-family apartment complex 
that will ultimately contain 5 buildings.  The complex will be built in one phase with a build-
out/occupant completion timeframe in the year 2027.  This development is proposing 2 access 
points onto US Business Hwy 287.  Both access points will be gated.  The west access point will 
serve the entire apartment complex and will function as the only public access.  The east access 
point will be “emergency access only” and will not be open to public access.  The 2nd point of 
access is required by the Fire Department.   Since the complex is gated, the west access point 
includes a turn-around facility for those unable to enter the complex.  This turn-around will be 
located approximately 200 feet from US Business Hwy 287.  The gate will be located 
approximately  300 feet from US  Business Hwy 287.  The distances of the turnaround and gate 
from US Business will  allow sufficient queuing and will not create any queuing issues on 
roadway.  The west access point will serve passenger vehicles and delivery trucks.  The east 
“emergency access only” gate will be located approximately 60 feet from US Business Hwy 287.  
It is recommended “emergency access only” signage with reflectorized material be placed on 
the east gate.   In addition, it is recommended sidewalks be provided along the development 
frontage. 
 
The west access point will be 36 feet wide with 30-foot radii which will allow for separate right 
and left-turn egress movements, while the east access point will be 24 feet wide with 30-foot 
radii.  The proposed west driveway is located approximately 797 feet east of the driveway that 
serves PNC Bank.  The east driveway is proposed to be located 437 feet east of the west driveway 
and 603 feet west of a driveway that serves Ellis County Appliance. The driveway spacing for 
both proposed both driveways meet TxDOT’s Spacing Criteria (360 feet required) as presented 

in the TxDOT Access Manual for a 45 MPH speed limit. 
 
The visibility available from the proposed east “emergency access only” and west access point 

meets AASHTO’s required sight distances for all turning and stopping sight distances for the 
45 MPH posted speed limit.   The City of Ennis was initially concerned with visibility from the 
east  access point which will only be used by emergency vehicles (i.e. fire trucks) which are taller 
and will have emergency lights flashing.  Vehicles on US Business Hwy 287 in both directions 
will be able see these vehicles from a distance. In addition, this access point will be used very 
infrequently, if at all, since it is only for situations when the main access point is blocked and not 
accessible to emergency services.  Visibility from the east driveway does meet AASHTO 
required sight distances.   
 
This development at build-out (Year 2027) can be expected to generate 1,164 daily trips (582 
entering and 582 exiting), 100 AM peak hour of roadway trips (23 entering and 77 exiting) and 
100 PM peak hour of roadway trips (61 entering and 39 exiting).    
 
The collected traffic count in the vicinity of the development indicated a total daily traffic volume 
of 15,199 vehicles with 7,420 vehicles eastbound and 7,779 vehicles westbound (49%/51%), an 
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AM peak hour traffic volume of 1,392 vehicles with 642 vehicles eastbound and 750 vehicles 
westbound (46%/54% split) and a PM peak hour traffic volume of 1,313 vehicles with 690 
vehicles eastbound and 623 vehicles westbound (52%/48% split).  The AM peak occurs from 
7:15 to 8:15 and the PM peak occurs from 5:00 to 6:00.    
 
The right-turn ingress movements generated by this development for either the peak hour of 
adjacent traffic or the peak hour of generator at the proposed west access point does not exceed 
the TxDOT threshold of 60 vph for a deceleration lane, Thus a right-turn lane on US Business 
Hwy 287 is not recommend.  
 
The right-turns out of the development for either the peak hour of adjacent traffic or the peak 
hour of generator are below the TxDOT criteria to install an acceleration lane.   The installation 
of an acceleration lane is not recommended. 
 
Based upon the Synchro analysis the west access point for the Forest Cove development will 
function at a level-of-service of “C” during the AM and PM peaks for the build-out year of 2027.  
In the horizon year of 2032, the driveway during the AM peak will operate at a level-of-service of 
“D” and during the PM peak it will function at a “C”.  The eastbound direction on US Business 

Hwy 287 will experience minimal delay (0.1 to 0.4 second/vehicle). The “D” level-of-service for 
the west driveway is due to the higher traffic volumes on US Business Hwy 287 and the Synchro 
analysis takes into account a vehicle making the eastbound left-turn of the driveway in one 
maneuver.  In reality the driveway will function better then is indicated due to the ability of a left-
turn eastbound vehicle to pull into the continuous left-turn lane and wait for a gap in eastbound 
traffic to enter the traffic stream, thus making 2 maneuvers and only having to cross the 
westbound traffic in one maneuver.  No improvements are recommended. 
 
US Business Hwy 287 currently functions at a link level-of-service of “B” for the eastbound and 

westbound directions in the AM and PM peaks.  With or without this development at build-out 
the westbound level-of-service will drop to “C” during the AM Peak while the eastbound AM 

peak and both directions in the PM peak remain at “B”.  In the horizon year of 2032 without or 

without this development the eastbound AM peak will remain at “B”, the westbound peak will 

remain at “C” and the PM peak will have a level-of-service of “C” in the eastbound direction and 

“B” in the westbound direction. No improvements are recommended. 
 
US Business Hwy 287 has the capacity to handle traffic from this development.  
 
Calculations and data stated in this document are provided in back of the report.  If you have any 
questions regarding this analysis, please do not hesitate to call me at 817-734-2078. 
 
Sincerely,  

     
David J. Boski, P.E. 
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Traffic  Impact Analysis for 
Forest Cove Multi-Family Development 

US Business Hwy 287 – Ennis 
 

Scope 
 

David J. Boski Engineering has been contracted to analyze the traffic impact that developing a 
254-unit multi-family apartment complex (Forest Cove) located on the northside of US Business 
Hwy 287 (W. Ennis Ave), just west of S. Hall Street in Ennis will have on the adjacent street 
system.  The following scope will be provided: collection of a traffic count on US  Business Hwy 
287, trip generation and distribution of developmentthe  traffic, evaluation of right-turn 
deceleration lane and acceleration lane criteria, driveway spacing along with a visibility study for 
the proposed access point.  In addition, an intersection level-of-service analysis will be performed 
at new access driveway location and a roadway link capacity analysis will be provided on US 
Business Hwy 287 for build-out of the development (year 2027) and the horizon year (2032).  
Below are the results of this analysis. 
 
 
Project Location, Land Uses, Roadway Characteristics and Speed Limit  
 
This development is located on northside of US Business Hwy 287 (W. Ennis Ave), just west of 
S. Hall Street and east of Jeter Drive in Ennis.   This development will have access to only to US 
Business Hwy 287. The property is surrounded by a cemetery and bank to the west, a cemetery to 
the north, retail/commercial uses and a church and to the east and south.  An aerial view of this 
project overall location is presented in Exhibit #1.  Exhibit #2 presents a close-up aerial view of 
the location. 
 
US Business Hwy 287 in the vicinity of this development is a 5-lane undivided asphalt roadway 
with twelve-foot lanes thru-lanes, 14 to 15-foot-wide two-way continuous left-turn lane and 10-
foot-wide outside shoulders.  The roadway contains concrete curbs that carry the drainage to 
inlets.  The pavement and markings appear in good condition.  The roadway in the vicinity of this 
development is straight with a positive vertical slope to the east and a negative vertical slope to 
the west. There are no sidewalks present on the northside of the road and a few nonconnected 
sidewalks on the southside.   The City of Ennis’ Master Thoroughfare Plan classifies this roadway 
as a Principal Thoroughfare.  The City’s Master Thoroughfare Plan for this area is presented in 

Exhibit #3.  The speed limit on  US Hwy Business Hwy 287 in the vicinity of the development is 
45 MPH.  According to the TxDOT Open Data Portal, there are no significant capacity 
improvements scheduled for this section of US Business Hwy 287 in the next 10 years.  
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Exhibit #1 - Location Map 

 

 
Exhibit #2 - Location Map (Close view) 
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Exhibit #3 – Master Thoroughfare Plan for Area 

 
 
Site Layout and Driveway Spacing 
 
This development, Forest Cove, will contain a 254-unit, 4 story multi-family apartment complex 
that will ultimately contain 5 buildings.  The complex will be built in one phase with a build-
out/occupant completion timeframe in the year 2027.  This development is proposing 2 access 
points on US Business Hwy 287.  Both access points will be gated.  The west access point will 
serve the entire apartment complex and will function as the only public access.  The east access 
point will be “emergency access only” and will not be open to public access.  The 2nd point of 
access is required by the Fire Department.   Since the complex is gated, the west access point 
includes a turn-around facility for those unable to enter the complex.  This turn-around will be 
located approximately 200 feet from US Business Hwy 287.  The gate will be located 
approximately  300 feet from US  Business Hwy 287.  The distances of the turnaround and gate 
from US Business will  allow sufficient queuing and will not create any queuing issues on 
roadway.  The west access point will serve passenger vehicles and delivery trucks.  The east 
“emergency access only” gate will be located approximately 60 feet from US Business Hwy 287.  
It is recommended “emergency access only” signage with reflectorized material be placed on the 

east gate.    
 
The west access point will be 36 feet wide with 30-foot radii, while the east access point will be 
24 feet wide with 30-foot radii.  The proposed west driveway is located approximately 797 feet 
east of the driveway that serves PNC Bank.  The east driveway is proposed to be located 437 feet 
east of the west driveway and 603 feet west of a driveway that serves Ellis County Appliance. 
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Location 

Major 
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The driveway spacing for both proposed both driveways meet TxDOT’s Spacing Criteria (360 
feet required) as presented in the TxDOT Access Manual for a 45 MPH speed limit. 
 
The site plan for the development is presented in Exhibit #4 and in the Appendix of the report.   
The driveway spacing is presented in Exhibit #5. 
 

 
Exhibit #4 – Site Plan 
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Access Point 
“Emergency 
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Exhibit #5 – Driveway Spacing 

 

Sight Distance Study 
 
A sight distance study was conducted on August 12, 2024 at the proposed access points US 
Business Hwy 287.  Photos from the proposed access locations are shown in Exhibits #6 thru #9.   
Exhibits #6 and #7 are from the west driveway location and Exhibits #8 and #9 are from the east 
“emergency access only” driveway location.   The proposed intersections on US Business Hwy 
287 were evaluated for 3 different intersection visibility scenarios for a 45 MPH speed limit:  left 
turn from stop (AASHTO Case – B1), right turn from stop (AASHTO Case – B2) and left turn 
from major road (AASHTO Case F).  The sight distance was measured from a point 4 feet above 
the ground and approximately 14 feet from the edge of the travel way looking toward the middle 
of the outside lanes to view an object 2 feet above the ground.   The required sight distances along 
with provided sight distances at the driveways are provided in Tables #1 and #2. 
 
 
 
 
 
 
 
 
 
 

603’ 
 

437’ 
 

797’ 
 

Proposed West 
Access Point 

Proposed East 
Access Point 
“Emergency 

Access Only” 
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Sight Distance Summary for US Business Hwy 287 @ West Access Point – 45 MPH 

Table #1 
 

Sight Distance Summary for US Business Hwy 287 @ Emergency Access – 45 MPH 

Table #2 
 

The visibility available from the proposed east “emergency access only” and west access point 

meets AASHTO’s required sight distances for all turning and stopping sight distances for the 45 
MPH posted speed limit.   The City of Ennis was initially concerned with visibility from the east  
access point which will only be used by emergency vehicles (i.e. fire trucks) which are taller and 
will have emergency lights flashing.  Vehicles on US Business Hwy 287 in both directions will 
be able see these vehicles from a distance. In addition, this access point will be used very 
infrequently, if at all, since it is only for situations when the main access point is blocked and not 
accessible to emergency services.  Visibility from the east driveway does meet AASHTO 
required sight distances.   
 

 

Scenario Required 
Stopping Sight 

Distance 

Required  
Intersection Sight 

Distance 

Current Sight 
Distance Met 

Left turn from stop  
(AASHTO Case B1) 360 feet 530 feet Yes –725 feet 

looking to the west 
Right turn from stop 
(AASHTO Case B2) 360 feet 430 feet Yes –800+ feet 

looking to the east 
Left turn from major road 

(AASHTO Case F) 360 feet 365 feet Yes – 800+ feet 
looking to the east 

Scenario Required 
Stopping Sight 

Distance 

Required  
Intersection Sight 

Distance 

Current Sight 
Distance Met 

Left turn from stop  
(AASHTO Case B1) 360 feet 530 feet Yes –550 feet  

looking to the west 
Right turn from stop 
(AASHTO Case B2) 360 feet 430 feet Yes –545 feet  

looking to the east 
Left turn from major road 

(AASHTO Case F) 360 feet 365 feet Yes – 560 feet  
looking to the east 
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Exhibit #6 – View from West Access Point look east 

 

 
Exhibit #7 – View from West Access Point look west 

 

Sight distance 
800+ feet 
 

Sight distance  
725+ feet  
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Exhibit #8 – View from East “Emergency Access” Point looking east 

 

 
Exhibit #9 – View from East “Emergency Access” Point looking east 

 

Sight distance  
550 feet 

Sight distance 
545 feet 
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Trip Generation 
 

generation for this proposed development was performed using the Institute ofTrip 
Transportation Engineers (ITE) Trip Generation Manual 11th Edition for Multi-family Housing 
(Mid-Rise – 4 stories), ITE Land Use #221.  The mid-rise category covers multi-family units 4 to 
10 stories tall.  The trip generation was based upon the total unit count of 254. Table #3 below 
depicts the Daily, AM and PM peak hour trip generation equations for peak hour of adjacent 
traffic and peak hour of generator along with the distributions for this development as provided 
by the ITE Trip Generation Manual.   
 

Trip Generation Equations and Distributions 

*AM and PM rates reflect peak hour of adjacent traffic 
Red = Peak hour of generator 

Table #3 
 

Table #4 indicates the Total trips generated by the Multi-Family Development based upon the trip 
equations and distributions listed above.  The peak hour of adjacent traffic will be used in the 
evaluation of the driveway intersection level-of-service, while the peak hour of generator will be 
used for the auxiliary lane analysis. 

 
Forest Cove Trip Generation 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

*AM and PM rates reflect peak hour of adjacent traffic 
Red = Peak hour of generator 

Table #4 

Category/ITE Use 
Daily Trip Rate/ 

Distribution % 
In/Out 

AM Trip Rate*/ 
Distribution % 

In/Out 

PM Trip Rate*/ 
Distribution % 

In/Out 

Multi-family Housing 
(Mid Rise)  #221 

T=4.771(X)-46.46 
50/50 

T=0.44(X)-11.61* 
23/77 

T=0.32(X)+5.84 
26/74 

T=0.39(X)+0.34* 
61/39 

T=0.32(X)+15.57 
60/40 

Category/ITE 
Use 

Multi-Family 
Housing  

(220) 

Total 
Trips 

Total 
Traffic 
In/Out 

# of Units 254   

Daily Trips 1,164 
582/582 1,164 582/582 

AM Peak 
Trips* 

100* 
23/77 

87 
23/64 

100* 
87 

23/77* 
23/64 

PM Peak 
Trips* 

100* 
61/39 

97 
58/39 

100* 
97 

61/39* 
58/39 
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This development at build-out (Year 2027) can be expected to generate 1,164 daily trips (582 
entering and 582 exiting), 100 AM peak hour of roadway trips (23 entering and 77 exiting) and 
100 PM peak hour of roadway trips (61 entering and 39 exiting).    

 

Background Traffic (Traffic Counts) and Site Traffic Distribution  
 
To determine the impact this development will have on the adjacent street, a 24-hour bi-
directional collcount wastraffic ected thethe vicinity of287HwyBusiness inon US
development.  The counts were collected on Tuesday August 13, 2024 by Accurate Counts.  
School was in session when the counts were collected.  

 
The collected traffic count in the vicinity of the development indicated a total daily traffic volume 
of 15,199 vehicles with 7,420 vehicles eastbound and 7,779 vehicles westbound (49%/51%), an 
AM peak hour traffic volume of 1,392 vehicles with 642 vehicles eastbound and 750 vehicles 
westbound (46%/54% split) and a PM peak hour traffic volume of 1,313 vehicles with 690 
vehicles eastbound and 623 vehicles westbound (52%/48% split).  The AM peak occurs from 
7:15 to 8:15 and the PM peak occurs from 5:00 to 6:00.    
 
To account for background traffic on US Business Hwy 287, to predict the traffic at build-out of 
this development in 2027,  information was researched on the TxDOT Statewide Traffic Analysis 
and Reporting System.  Table #5 represents the collected traffic volumes per TxDOT and the 
traffic growth over a period from 2018 to 2023 for a location  east of the development near S. 
Clay Street (71T47). The traffic growth on this section of roadway is very inconsistent.  The 
average yearly traffic growth is 0.64%.  For the purpose of this study a 2.0% yearly growth rate 
was used to determine the background traffic at the time of the development build-out – year 
2027 and horizon year of 2032 on US Business Hwy 287. 
 

Traffic Volume Growth per TxDOT Statewide Traffic Analysis and Reporting System 
Year Volume Growth Rate per 

Year 
2018 14,974  
2019 15,313 2.3% 
2020 13,918 -9.1% 
2021 15,044 8.1% 
2022 13,031 -13.4% 
2023 15,025 15.3% 

 Yearly Average Growth 
Rate 

0.64% 

Table #5 
 
The traffic distribution for this development is predicted to follow the following traffic patterns 
based upon the traffic counts.  In the AM peak hour 46% of the site traffic will be eastbound and 
54% of the site traffic will be westbound.  In the PM peak hour 52% of the site traffic will 
eastbound and 48% of the site traffic will be westbound.  Since this development will only 
contain one public access point, 100% of the site traffic will use the west driveway. The site 
traffic is presented in Exhibit #10.   
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 Exhibit #10 – Site Traffic Distribution 

 
 

Peak Hour Site Traffic & Auxiliary Lane Analysis 
 
Based upon the traffic distribution and assumptions listed previously, the total AM and PM Peak 
hour trips for generated by development at the proposed access point is shown in Table #6.   

 
Total Peak Hour Trips  

Access Point AM PEAK HOUR TRIPS PM PEAK HOUR TRIPS 
 TOTAL ENTER EXIT TOTAL ENTER EXIT 

West Access  100* 
87 

23* 
23 

77* 
64 

100* 
97 

61* 
58 

39* 
39 

*AM and PM rates reflect peak hour of adjacent traffic 
Red = Peak hour of generator 

Table #6 
 
Exhibit #11 shows the anticipated peak hour turning movement traffic volumes for this 
development at the proposed west access location.   
 

 

North 

46 %AM 
52% PM 

46% AM 
52% PM 

54% AM 
48% PM 

54% AM 
48% PM 

100% of site 
traffic uses west 
driveway 
 

Emergency 
Access Only – 
No site traffic 
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Exhibit #11 - Peak Hour Turning Movements at Driveway 
 

Based upon the traffic distribution and assumptions listed previously, a deceleration lane analysis 
was performed for this development at the proposed west access point on US Business Hwy 287.  
This analysis was based upon Table 2-3 of the TxDOT Access Management Manual for a 45 
MPH speed limit.  The results of the peak hour of adjacent traffic and peak hour of generator 
analysis are presented in Table #7. 

 
Deceleration Lane Analysis 

Access 
Location 

AM peak hour 
right turns 

into the 
development 

PM peak 
hour right 
turns into 

the 
development 

TxDOT 
Threshold 

for 
deceleration 
lane (vph) 

TxDOT 
Threshold met 

West Access 13* 
13 

29 
28 60 No 

*AM and PM rates reflect peak hour of adjacent traffic 
Red = Peak hour of generator 

Table #7 
 
The right-turn ingress movements generated by this development for either the peak hour of 
adjacent traffic or the peak hour of generator at the proposed west access point does not exceed 
the TxDOT threshold of 60 vph for a deceleration lane, thus a right-turn lane on US Business 
Hwy 287 is not recommend.  

10 AM 
10 AM 
32 PM 
30 PM 

35 AM 
30 AM 
20 PM 
20 PM 

42 AM 
34 AM 
19 PM 
19 PM 

13 AM 
13 AM 
29 PM 
28 PM 

Emergency 
Access Only – 
No site traffic 

Black = peak hour of adjacent traffic 
Red = peak hour of generator 
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In addition, an acceleration lane analysis was performed for this development at the west access 
point.  This analysis was based upon the TxDOT criteria for the 45 MPH posted speed limit (200 
right-turns out of the development in a peak hour).  Table 2-3 of the TxDOT Access Management 
Manual was used as a basis for the analysis of the auxiliary lanes.   Table #8 reflects the results of 
the deceleration lane analysis. 
 

Acceleration Lane Analysis 

Access Point 
AM peak hour 
right-turns out 

of the 
development 

PM peak 
hour right-
turns out of 

the 
development 

TxDOT 
Threshold 

for 
acceleration 
lane (vph) 

TxDOT 
Threshold met 

West Access 
Point 

 
42* 
34 

 

19* 
19 200 vph No 

*AM and PM rates reflect peak hour of adjacent traffic 
Red = Peak hour of generator 

Table #8 
 
The right-turns out of the development for either the peak hour of adjacent traffic or the peak 
hour of generator are below the TxDOT criteria to install an acceleration lane.   The installation 
of an acceleration lane is not recommended. 
 
The current configuration of US Business Hwy 287 contains a continuous center left-turn lane; 
thus a left-turn lane analysis was not conducted. 
 
 
Intersection (Driveway) Level-of-Service  
 
AM and PM peak hour intersection levels-of-service analysis was performed for the unsignalized 
future intersection of US Business Hwy 287/West Driveway using Synchro traffic simulation 
software which is based upon Highway Capacity Methodology for the level-of-service.   The 
analysis was based upon the collected traffic count peak hour factors and a 5% heavy truck factor 
for US Business Hwy 287 as provided in the TxDOT Statewide Planning Map.   A 2.0% growth 
rate was used for the background traffic. Table #9 indicates the anticipated background traffic on 
US Business Hwy 287 at build-out (year 2027) and the horizon year (year 2032). 
 

Traffic Volumes - 2% growth rate 
US Business Hwy 287 Traffic Volumes 

  
AM 
EB 

AM 
WB 

PM 
EB 

PM 
WB 

Current 642 750 690 623 
Build out - 3 years - year 2027 682 796 733 662 

Horizon - year 2032 753 880 810 731 
 

Table #9 – Future Traffic Volumes 
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Based upon the predicted traffic volumes, the anticipated levels-of-service and delay at build-out 
and the horizon year (5 years past build-out) for the intersection of US Business Hwy 287/West 
Driveway are presented in Table #10. 
 

Intersection Level-of-Service  
US Business Hwy 287/West Driveway  

Evaluation 

Hour 

Build-Out 

 (Year 2027) 

 

Horizon Build-Out 

(Year 2032) 

 

Intersection & 

Approach 

LOS/ 

delay (sec)) 

Intersection & 

Approach 

LOS/ 

delay (sec) 

 

AM Peak 

 

Int.  Delay 

 (1.3 sec/v) 

EB/(0.1) 

WB/(0.0) 

SB “C”/(24.8) 

Int.  Delay 

 (1.4 sec/v) 

EB/(0.1) 

WB/(0.0) 

SB “D”/(30.7) 

 

PM Peak 

 

Int.  Delay 

 (0.7 sec/v) 

EB/(0.4) 

WB/(0.0) 

SB “C”/(20.8) 

Int.  Delay 

 (0.8 sec/v) 

EB/(0.4) 

WB/(0.0) 

SB “C”/(24.0) 

Table #10 
  

Based upon the Synchro analysis the west access point for the Forest Cove development will 
function at a level-of-service of “C” during the AM and PM peaks for the build-out year of 2027.  
In the horizon year of 2032, the driveway during the AM peak will operate at a level-of-service of 
“D” and during the PM peak it will function at a “C”.  The eastbound direction on US Business 
Hwy 287 will experience minimal delay (0.1 to 0.4 second/vehicle). The “D” level-of-service for 
the west driveway is due to the higher traffic volumes on US Business Hwy 287 and the Synchro 
analysis takes into account a vehicle making the eastbound left-turn of the driveway in one 
maneuver.  In reality the driveway will function better then is indicated due to the ability of a left-
turn eastbound vehicle to pull into the continuous left-turn lane and wait for a gap in eastbound 
traffic to enter the traffic stream, thus making 2 maneuvers and only having to cross the 
westbound traffic in one maneuver. 
 
 
Roadway Capacity and Peak Hour Link Level-of-Service 
 
A roadway link capacity level-of-service was performed for the existing and future traffic for the 
AM and PM Peak hours on US Business Hwy 287 just east of the west access point.  US 
Business Hwy 287 in the vicinity of the development currently functions as an Undivided 
Suburban Residential ArterialPrincipal TexasCentralNorth The CouncilRoadway. of
Governments (NCTCOG) lists an Undivided Suburban Residential Principal Arterial Roadway as 
having a capacity of 875 vehicles per hour per lane; Table #11 indicates the level-of-service and 
volume to capacity ratio for the existing roadway (year 2024) and roadway at build-out with and 
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without the development (year 2027) and the horizon year of 2032 (5 years past build-out).  The 
future traffic volumes were based information provided in the Intersection (Driveway) Levels-of-
Service section of the report and the site traffic generated as presented in Exhibit #11 - Peak Hour 
Turning Movements at Driveway. 
 
The level-of-service grade was based upon the following volume to capacity ratios. 
 
   Volume to Capacity Ratio Level-of-Service 
    0 to 0.35   LOS “A” 
    0.36 to 0.45   LOS “B” 
    0.46 to 0.65   LOS “C” 
    0.66 to 0.80    LOS “D” 
    0.81 to 0.99    LOS “E” 
    1. 00 and greater  LOS “F” 
 

US Business Hwy 287 Link Level-of-Service (2-lanes each direction) 
 EB AM Peak 

Hour 
WB AM Peak 

Hour 
EB PM Peak 

Hour 
WB  PM Peak 

Hour 
Existing 
Roadway (2024) 

LOS B 
v/c=0.37 

LOS B 
v/c=0.43 

LOS B 
v/c=0.39 

LOS B 
v/c=0.36 

Roadway at 
Build-Out (2027) 
without site 

LOS B 
v/c=0.39 

LOS C 
v/c=0.46 

LOS B 
v/c=0.42 

LOS B 
v/c=0.38 

Roadway at 
Build-Out with 
site (2027) 

LOS B 
v/c=0.41 

LOS C 
v/c=0.46 

LOS B 
v/c=0.43 

LOS B 
v/c=0.39 

Roadway at 
Horizon (2032) 
without site 

LOS B 
v/c=0.43 

LOS C 
v/c=0.50 

LOS C 
v/c=0.46 

LOS B 
v/c=0.42 

Roadway at 
Horizon (2032) 
with site 

LOS B 
v/c=0.45 

LOS C 
v/c=0.51 

LOS C 
v/c=0.47 

LOS B 
v/c=0.43 

  Table #11 
 

US Business Hwy 287 currently functions at a link level-of-service of “B” for the eastbound and 
westbound directions in the AM and PM peaks.  With or without this development at build-out 
the westbound level-of-service will drop to “C” during the AM Peak while the eastbound AM 

peak and both directions in the PM peak remain at “B”.  In the horizon year of 2032 without or 
without this development the eastbound AM peak will remain at “B”, the westbound peak will 

remain at “C” and the PM peak will have a level-of-service of “C” in the eastbound direction and 

“B” in the westbound direction.  
 
US Business Hwy 287 has the capacity to handle traffic from this development.  
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TRASH
COMPACTOR

1719 ANGEL PARKWAY
STE 400 - 206, ALLEN, TX 75002

PHONE NO. (214) 846-9397
TBPE FIRM REG. #19101

PROPOSED MULTI-FAMILY DEVELOPMENT
CITY OF ENNIS, TEXAS
DATE: AUGUST 15, 2024

SITE PLAN EXHIBIT

N

WE

s

0'0' 20' 40' 80'

GRAPHIC SCALE
1" = 40'

SITE DATA TABLE

LOT AREA

UNIT MIX

629,651.31 SF, 14.45 AC

TOTAL PARKING REQUIRED 429 SPACES

EXISTING  ZONING: MF-1

1 BED: 188 UNITS
2 BED: 59 UNITS
3 BED: 7 UNITS

TOTAL PARKING PROVIDED 431 SPACES

UNITS PROVIDED 254 UNITS @ 17.58 DU / ACRE

EMERGENCY ACCESS ONLY
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ITE Use #
Trip Generation (# of Units) Daily Trips Split Daily in Daily out AM Trips Split AM in AM out PM Trips Split PM in PM out

multi family (mid-rise) 221 254 1164 "50/50" 582 582 100 "23/77" 23 77 100 "61/39" 61 39
4 story buildings
AM peak hour of generator 254 87 "26/74" 23 64 97 "60/40" 58 39
Total 254 1164 582 582 100 23 77 100 61 39

Daily Trips Daily in Daily out AM Trips AM in AM out PM Trips PM in PM out
Access Point Trips - 1.00 1164 1.0 582 582 100 1.0 23 77 100 1.0 61 39

0.00 0 0 0 0 0 0
check 1164 582 582 100 23 77 100 61 39

Total Traffic Distribution
Site Traffic 
 Access Point - main Split Daily Trips Daily in Daily out AM Split AM Trips AM in AM out PM Split PM Trips PM in PM out
east direction 0.49 570 285 285 0.46 45 10 35 0.52 52 32 20
west direction 0.51 594 297 297 0.54 55 13 42 0.48 48 29 19
Check 1.00 1164 582 582 1.0 100 23 77 1.0 100 61 39

Peak hour of generator
 Access Point - main Split Daily Trips Daily in Daily out AM Split AM Trips AM in AM out PM Split PM Trips PM in PM out
east direction 0.49 #VALUE! #VALUE! #VALUE! 0.46 40 10 30 0.52 50 30 20
west direction 0.51 #VALUE! #VALUE! #VALUE! 0.54 47 13 34 0.48 47 28 19
Check 1.00 #VALUE! #VALUE! #VALUE! 1.0 87 23 64 1.0 97 58 39

Ennis US Bus 287 Multi-Family -  Trip Generation - ITE 11th Edition
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AM EB AM WB PM EB PM WB
Current - 2024 642 750 690 623 0
Build out - 3 years 2027 682 796 733 662
Site traffic 35 13 20 29
Site plus background -2027 717 809 753 691
Horizon - 2032 753 880 810 731
horizon with site - 2032 788 893 830 760

AM EB AM WB PM EB PM WB
Current 0.37 0.43 0.39 0.36
Build out -3 years 0.39 0.46 0.42 0.38
Site traffic
Site plus background 0.41 0.46 0.43 0.39
Horizon 0.43 0.50 0.46 0.42
Horizon with site 0.45 0.51 0.47 0.43

LOS - 875 vplph

Traffic Volumes
US Bus Hwy 287 east of West Driveway
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