
MURPHY CITY COUNCIL AGENDA 
REGULAR CITY COUNCIL MEETING 
TUESDAY, MAY 15, 2012 AT 6:00 PM 

206 NORTH MURPHY ROAD 
MURPHY, TEXAS 75094 

 
NOTICE is hereby given of a meeting of the City Council of the City of Murphy, Collin County, State of Texas, to be held on 05/15/2012 at Murphy 
City Hall for the purpose of considering the following items. The City Council of the City of Murphy, Texas, reserves the right to meet in closed 
session on any of the items listed below should the need arise and if applicable pursuant to authorization by Title 5, Chapter 551, of the Texas 
Government Code. 

 
1 CALL TO ORDER 

 
2 INVOCATION & PLEDGE OF ALLEGIANCE 

 
3 ROLL CALL & CERTIFICATION OF A QUORUM 

 
4 PROCLAMATIONS & PRESENTATIONS 

 
4.1 Proclamation for Motorcycle Safety Awareness Week 

 
4.2 Proclamation for EMS Week 

 
4.3 Presentation to C.E.R.T. Program Participants 

 
4.4 Presentation from Exchange Club of Murphy 

 
5 PUBLIC COMMENTS 

 
6 CONSENT ITEMS 

All consent agenda items are considered to be routine by the City Council and will be enacted by one motion. 
There will be no separate discussion of these items unless a Councilmember so requests, in which event the 
item will be removed from the Consent Agenda and voted on separately. 
 

6.1 Consider and/or act upon approval of a resolution denying Atmos Mid-Tex’s 
proposed rate increase. 
 

7 PUBLIC HEARINGS 
 

7.1 Hold a Public Hearing and Consider and/or act on the application of HELEN 
PICKARD/CVS PHARMACY requesting a change in zoning of approximately 
10.844 acres from SFR (Single Family Residential) to a PD (Planned Development) 
District for Retail Uses with conditions on property located at SWC FM 544 and 
McCreary Road. (ZF 2012-01) 
 

8 OTHER CONSIDERATION ITEMS 
 

8.1 Consider and/or act on the application of Landcore Development Company 
requesting approval of a site plan for a dialysis clinic with additional retail rental 
space on the property zoned Planned Development for Retail Uses, located at the 
northwest corner of FM 544 and Maxwell Creek. (Tract 1, Block C, Lot 3, Murphy 
Marketplace) 
 

8.2 Consider and/or act upon ratification of the City Council Focus Areas from the 
2012 Strategic Planning Session. 
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8.3 Consider and/or act upon the proposed Multi-Agency Recreation Center joint 

project with the City of Richardson. 
 

9 DISCUSSION ITEMS 
 

9.1 Update on site plan, landscape plan and elevations for 121 E FM544 (Pad 7 – 
Einstein’s / Chipotle) 
 

10 CITY MANAGERS REPORT 
• March Financial Reports 
• Stage 2 Water Restrictions 
• Primary Election - City Hall Voting 
• May 22 - Possible Work Session 
• May 28 - City offices closed 

 
11 EXECUTIVE SESSION 

The City Council will hold a closed Executive Session pursuant to the provisions 
of Chapter 551, Subchapter D, Texas Government Code, in accordance with the 
authority contained in: 
 

11.1 § 551.071 Consultation with City Attorney regarding pending litigation or 
contemplated litigation or settlement offer involving Michael Cantrell v. City of 
Murphy, et. al, Cause No. 6:09-cv-225. 
 

11.2 § 551.071 Consultation with City Attorney regarding pending litigation or 
contemplated litigation or settlement offer involving Johnny Boles v. City of 
Murphy, et al., Civil Action No. 4:11-cv-682. 
 

11.3 § 551.087  Deliberation regarding economic development negotiations (1) to 
discuss or deliberate regarding commercial or financial information that the 
governmental body has received from a business prospect that the governmental 
body seeks to have locate, stay, or expand in or near the territory of the 
governmental body and with which the governmental body is conducting 
economic development negotiations; (2) to deliberate the offer of a financial or 
other incentive to a business prospect described by Subdivision (1) regarding 
Murphy Marketplace, PD District Ordinance No. 09-02-784 and related 
development agreements. 
 

11.4 § 551.071.  Consultation with attorney on a matter in which the duty of the 
attorney to the governmental body under the Texas Disciplinary Rules of 
Professional Conduct of the State Bar of Texas clearly conflicts with this chapter 
regarding Murphy Marketplace, PD District Ordinance No. 09-02-784 and related 
development agreements; and the application of Landcore Development Co. 
requesting approval of a site plan. 
 

11.5 § 551.072.  Deliberation regarding real property; closed meeting; to deliberate the 
purchase, exchange, lease, or value of real property. 
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12 RECONVENE INTO REGULAR SESSION 
The City Council will reconvene into Regular Session, pursuant to the provision of 
Chapter 551, Subchapter D, Texas Government Code, to take any action 
necessary regarding: 
 

12.1 § 551.071 Consultation with City Attorney regarding pending litigation or 
contemplated litigation or settlement offer involving Michael Cantrell v. City of 
Murphy, et. al, Cause No. 6:09-cv-225. 
 

12.2 § 551.071 Consultation with City Attorney regarding pending litigation or 
contemplated litigation or settlement offer involving Johnny Boles v. City of 
Murphy, et al., Civil Action No. 4:11-cv-682. 
 

12.3 § 551.087  Deliberation regarding economic development negotiations (1) to 
discuss or deliberate regarding commercial or financial information that the 
governmental body has received from a business prospect that the governmental 
body seeks to have locate, stay, or expand in or near the territory of the 
governmental body and with which the governmental body is conducting 
economic development negotiations; (2) to deliberate the offer of a financial or 
other incentive to a business prospect described by Subdivision (1) regarding 
Murphy Marketplace, PD District Ordinance No. 09-02-784 and related 
development agreements. 
 

12.4 § 551.071.  Consultation with attorney on a matter in which the duty of the 
attorney to the governmental body under the Texas Disciplinary Rules of 
Professional Conduct of the State Bar of Texas clearly conflicts with this chapter 
regarding Murphy Marketplace, PD District Ordinance No. 09-02-784 and related 
development agreements; and the application of Landcore Development Co. 
requesting approval of a site plan. 
 

12.5 
 

§ 551.072.  Deliberation regarding real property; closed meeting; to deliberate the 
purchase, exchange, lease, or value of real property. 
 

13 ADJOURNMENT 
 

I certify that this is a true and correct copy of the Murphy City Council Meeting Agenda and that this notice was posted on 
the designated bulletin board at Murphy City Hall, 206 North Murphy Road, Murphy, Texas 75094; a place convenient and 
readily accessible to the public at all times, and said notice was posted on May 11, 2012 by 5:00 p.m. and will remain 
posted continuously for 72 hours prior to the scheduled meeting pursuant to Chapter 551 of the Texas Government Code. 

 
________________________ 

Aimee Nemer, TRMC, MMC 
City Secretary 

In compliance with the American with Disabilities Act, the City of Murphy will provide for reasonable accommodations for 
persons attending public meetings at City Hall. Requests for accommodations or interpretive services must be received at 
least 48 hours prior to the meeting. Please contact the City Secretary at 972.468.4011 or anemer@murphytx.org. 

mailto:anemer@murphytx.org�


 
Proclamation 

Motorcycle Safety and Awareness Month 
 

WHEREAS, today’s society is finding more citizens involved in 
motorcycling on the roads of our country; and 
 
WHEREAS, motorcyclists are roughly unprotected and therefore 
more prone to injury or death in a crash than other vehicle drivers; 
and 
 
WHEREAS, campaigns have helped inform riders and motorists alike 
on motorcycle safety issues to reduce motorcycle related risks, 
injuries, and, most of all, fatalities, though a comprehensive approach 
to motorcycle safety; and  
 
WHEREAS, it is the responsibility of all who put themselves behind 
the wheel, to become aware of motorcyclists, regarding them with the 
same respect as any other vehicle traveling the highways of this 
country; and it is the responsibility of riders and motorists alike to 
obey all traffic laws and safety rules; and 
 
WHEREAS, all citizens of our community are urged to become aware 
of the inherent danger involved in operating a motorcycle, and for 
riders and motorists alike to give each other the mutual respect they 
deserve;  
 
NOW, THEREFORE I, Bret Baldwin, Mayor of the City of Murphy, 
do hereby proclaim the month of May, 2012, as Motorcycle Safety 
and Awareness Month in Murphy.   
 
IN WITNESS WHEREOF, I have set my hand and caused the Seal 
of the City to be affixed this 15th day of May 2012. 

 
Proclaimed by 

 
______________________ 
Bret M. Baldwin, Mayor 



 
Proclamation 

Emergency Medical Services Week 
May 20 – 26, 2012 

 
 
WHEREAS, emergency medical services is a vital public service; and 
 
WHEREAS, the members of emergency medical services teams are ready to provide 
lifesaving care to those in need 24 hours a day, seven days a week; and 
 
WHEREAS, access to quality emergency care dramatically improves the survival and 
recovery rate of those who experience sudden illness or injury; and 
 
WHEREAS, the emergency medical services system consists of physicians, nurses, 
emergency medical technicians, paramedics, firefighters, educators, administrators and 
others; and 
 
WHEREAS, the members of emergency medical services teams, whether career or 
volunteer, engage in thousands of hours of specialized training and continuing education 
to enhance their lifesaving skills; and 
 
WHEREAS, it is appropriate to recognize the value and the accomplishments of 
emergency medical services providers by designating Emergency Medical Services 
Week. 
 
NOW THEREFORE, I, Bret Baldwin, do hereby proclaim May 20-26, 2012, 
 
 

EMERGENCY MEDICAL SERVICES WEEK 
 
 

Proclaimed this 15th Day of May 
 
 

_______________________________ 
Mayor Bret Baldwin 
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Issue 
Consider and/or act upon approval of a resolution denying Atmos Mid-Tex’s proposed rate 
increase. 
 
Staff Resource/Department 
James Fisher, City Manager 
Linda Truitt, Finance Director 
 
Summary 
The City, along with approximately 153 other cities served by Atmos Energy Corp., Mid-Tex 
Division (“Atmos Mid-Tex” or “Company”), is a member of the Atmos Cities Steering 
Committee (“ACSC” or “Steering Committee”).  On or about January 31, 2012, Atmos Mid-
Tex filed with the City a Statement of Intent to increase rates within the City. 
 
The City approved Resolution No. 12-R-746 on March 6, 2012 suspending the effective date 
of the proposed rate increase and sent the resolution on Atmos Mid-Tex on March 7, 2012. 
A settlement has not be reached; therefore, ACSC is recommending that the City deny 
Atmos Mid-Tex’s proposed rate increase pending further settlement discussions and to 
prevent Atmos’ proposed rate increase from automatically taking effect on June 11, 2012. 

Background 
In 2003, TXU Gas filed a statewide rate case which became known at the Railroad 
Commission of Texas (“RRC”) as Gas Utilities Docket (“GUD”) No. 9400.  That same year the 
Texas Legislature passed legislation referred to as the Gas Reliability Infrastructure Program 
(“GRIP”) which authorized annual piecemeal rate reviews that Texas courts have concluded 
significantly restrict city jurisdiction, participation, and input.  Shortly after GUD No. 9400 
was decided in 2004, Atmos Energy purchased TXU Gas and created what is known as Atmos 
Energy Corp., Mid-Tex Division.  The City is within the Atmos Mid-Tex Division. 
 
Atmos Mid-Tex filed four GRIP cases before filing a traditional rate case in September, 2007.  
As part of Cities’ Settlement Agreement with Atmos of the 2007 rate case, ACSC and Atmos 
created a substitute process for annual piecemeal GRIP cases.  That substitute process was 
called a Rate Review Mechanism (“RRM”) and was intended as an expedited but 
comprehensive rate review that included a number of fixed values and constraints.  The 
RRM was intended as a three-year experiment.  Last year, it was extended for a fourth year 
with some slight modifications to the original formulas.  ACSC negotiated with Atmos in the 
final quarter of last year to further extend the RRM process, but no agreement was reached.  
Atmos has expressed a desire to reach a settlement of the January 31, 2012 filing that 
includes a revised RRM process. 
 
Atmos Mid-Tex filed a Statement of Intent on January 31, 2012, seeking to increase system-
wide base rates (which exclude the cost of gas) by approximately $49 million or 11.94%.  
However, the Company is requesting an increase of 13.6%, excluding gas costs, for its 
residential customers.  Additionally, the application would change the way that rates are 
collected, by increasing the residential fixed-monthly (or customer) charge from $7.50 to 



 
 
 
$18.00 and decreasing the consumption charge from $0.25 per 100 cubic feet (“ccf”) to 
$0.07 per ccf. 
 
On March 6, 2012, the City Council approved a resolution suspending the effective date of 
the Atmos Mid-Tex’s proposed rate increase.  Motion made by Colleen Halbert to approve as 
presented with second by John Daugherty.  Motion passed unanimously.  Resolution was 
sent to Atmos on March 7, 2012.   
 
Since the filing by Atmos Mid-Tex, ACSC engaged attorneys and consultants to review Atmos 
Mid-Tex’s proposed rate increase.  Additionally, the ACSC cities passed suspension 
resolutions earlier this year, extending the effective date of Atmos Mid-Tex’s proposed rate 
increase to June 4, 2012, in order to permit the cities time to review Atmos Mid-Tex’s 
Statement of Intent.  During their review, ACSC’s consultants found justification that Mid-
Tex’s rates should be decreased.  On April 25, 2012, the Company extended the effective 
date of its proposed rate change, which similarly extended cities’ jurisdictional deadline to 
June 11, 2012. 

ACSC and the Company have engaged in some settlement discussions but have not yet 
reached agreement.  ACSC is hoping to achieve settlement with the Company in order to 
perpetuate the RRM process.  The ACSC Settlement Committee therefore recommends 
denial of the Company’s proposed rate increase rather than a rate decrease to facilitate 
further settlement discussions.  The resolution prevents the Company’s proposed rates from 
automatically going into effect on June 11.  The Company has expressed a desire for 
settlement while an appeal from the cities’ denial of the rate increase is pending at the RRC.  
Should a settlement be reached, the City may be required to pass an ordinance setting new 
rates pursuant to the settlement. 

The purpose of the resolution is to deny Atmos Mid-Tex’s proposed rate increase pending 
further settlement discussions and to prevent Atmos’ proposed rate increase from 
automatically taking effect on June 11, 2012. 

Financial Considerations 
N/A 
 
City Manager Comments 
Please see Exhibit A for the ACSC consultants recommended adjustment to Atmos Mid-Tex’s 
statement of intent to increase rates. 
  
Action Requested 
Motion to approve the resolution denying Atmos Mid-Tex’s proposed rate increase. 
  
Attachments 
1) Resolution 
2) Memo to ACSC Members 
3) Exhibit A to Memo 
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RESOLUTION NO. ____________________ 

 
RESOLUTION  OF  THE  CITY  OF  MURPHY,  TEXAS,  DENYING  ATMOS  ENERGY 
CORP., MID‐TEX DIVISION’S  (“ATMOS MID‐TEX”)  REQUESTED  RATE  CHANGE; 
REQUIRING  THE  COMPANY  TO  REIMBURSE  THE  CITY’S  REASONABLE 
RATEMAKING  EXPENSES;  FINDING  THAT  THE  MEETING  AT  WHICH  THIS 
RESOLUTION  IS  PASSED  IS  OPEN  TO  THE  PUBLIC  AS  REQUIRED  BY  LAW; 
REQUIRING  NOTICE  OF  THIS  RESOLUTION  TO  THE  COMPANY  AND  ACSC’S 
LEGAL COUNSEL 

 

  WHEREAS, the City of Murphy, Texas (“City”)  is a gas utility customer of Atmos Energy 
Corp., Mid‐Tex Division (“Atmos Mid‐Tex” or “Company”), and  is a regulatory authority under 
the Gas Utility Regulatory Act (“GURA”) and under Chapter 104, §104.001 et seq. of GURA, has 
exclusive original  jurisdiction over Atmos Mid‐Tex’s  rates, operations, and services within  the 
City; and 
 
  WHEREAS,  the City  is  a member of  the Atmos Cities  Steering Committee  (“ACSC”),  a 
coalition of over 150 similarly situated cities served by the Company that have joined together 
to facilitate the review and response to natural gas issues affecting rates charged in the Atmos 
Mid‐Tex Division; and 
 
  WHEREAS,  pursuant  to  the  terms  of  the  agreement  settling  the  Company’s  2007 
Statement of Intent to increase rates, ACSC and the Company worked collectively to develop a 
Rate  Review  Mechanism  (“RRM”)  tariff  that  allows  for  an  expedited  rate  review  process 
controlled  in  a  three‐year  experiment  by  ACSC  as  a  substitute  to  the  current GRIP  process 
instituted by the Legislature; and 
 
  WHEREAS, ACSC  and  the  Company  agreed  to  extend  the  RRM  process  in  reaching  a 
settlement in 2010 on the third RRM filing; and 
 
  WHEREAS,  in  2011,  ACSC  and  the  Company  engaged  in  good  faith  negotiations 
regarding  the  continuation  of  the  RRM  process,  but  were  unable  to  come  to  ultimate 
agreement; and 
 

WHEREAS, on or about January 31, 2012, the Company filed a Statement of Intent with 
the cities retaining original  jurisdiction within  its Mid‐Tex service division to  increase rates by 
approximately $49 million; and 
 

WHEREAS,  Atmos  Mid‐Tex  proposed  March  6,  2012,  as  the  effective  date  for  its 
requested increase in rates; and 
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  WHEREAS,  the  City  suspended  the  effective  date  of  Atmos Mid‐Tex’s  proposed  rate 
increase for the maximum period allowed by law and thus extended the City’s jurisdiction until 
June 4, 2012; and 
 
  WHEREAS, on April 25, 2012, the Company extended the effective date for its proposed 
rates by one week, which similarly extended the City’s jurisdiction until June 11, 2012; and 
 
  WHEREAS,  the  ACSC  Executive  Committee  hired  and  directed  legal  counsel  and 
consultants to prepare a common response to the Company’s requested rate  increase and to 
negotiate with the Company and direct any necessary litigation; and 
 
  WHEREAS,  ACSC’s  consultants  conducted  a  review  of  the  Company’s  requested  rate 
increase and found justification that the Company’s rates should be decreased; and 
 
  WHEREAS, ACSC and the Company have engaged  in settlement discussions but will be 
unable according to Company representations to reach settlement in sufficient time for cities to 
act before June 11, 2012; and 
 
  WHEREAS,  failure by ACSC members  to  take action before  June 11, 2012 would allow 
the Company the right to impose its full request on residents of said ACSC members; and 
 

WHEREAS,  the  ACSC  Settlement  Committee  recommends  denial  of  the  Company’s 
proposed  rate  increase  in  order  to  continue  settlement  discussions  pending  the  Company’s 
appeal of cities’ denials to the Railroad Commission of Texas; and 
 
  WHEREAS,  the  GURA  § 103.022  provides  that  costs  incurred  by  cities  in  ratemaking 
activities are to be reimbursed by the regulated utility. 
 
  THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF MURPHY, TEXAS: 
 

1. That the rates proposed by Atmos Mid‐Tex to be recovered through its gas rates 
charged to customers  located within the City  limits, are hereby found to be unreasonable and 
shall be denied. 

 
2. That the Company shall continue to charge its existing rates to customers within 

the City and that said existing rates are reasonable. 
 

  3.  That  the  City’s  reasonable  rate  case  expenses  shall  be  reimbursed  by  the 
Company. 
 

4.  That  it  is hereby officially found and determined that the meeting at which this 
Resolution is passed is open to the public as required by law and the public notice of the time, 
place, and purpose of said meeting was given as required. 
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5.  A copy of this Resolution shall be sent to Atmos Mid‐Tex, care of David Park, Vice 
President Rates & Regulatory Affairs, at Atmos Energy Corporation, Mid‐Tex Division, 5420 LBJ 
Freeway, Suite 1862, Dallas, Texas 75240, and  to Geoffrey Gay, General Counsel  to ACSC, at 
Lloyd Gosselink Rochelle & Townsend, P.C., P.O. Box 1725, Austin, Texas 78767‐1725. 
 

PASSED AND APPROVED this 15th day of May 2012. 
 
 
 
            _________________________________ 
            Bret M. Baldwin, Mayor 
 
ATTEST: 
 
 
 
__________________________________ 
Aimee Nemer, City Secretary 
 
APPROVED AS TO FORM: 
 
 
 
___________________________________ 
Wm. Andrew Messer, City Attorney 
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816 Congress Avenue, Suite 1900 
Austin, Texas 78701 
Telephone: (512) 322-5800 
Facsimile: (512) 472-0532 

www.lglawfirm.com 

Mr. Gay’s Direct Line:  (512) 322-5875 
Email:  ggay@lglawfirm.com 

 
 

M E M O R A N D U M 
 
 
TO:  Atmos Cities Steering Committee Members 
 
FROM: Geoffrey M. Gay 
  Georgia Crump 
  Eileen McPhee 
 
DATE:  April 30, 2012 
 
RE:  Denial Resolution For Atmos Mid-Tex’s Requested Rate Increase 
 
 
Background on Atmos Mid-Tex Rate Case 

On January 31, 2012, Atmos Energy Corporation, Mid-Tex Division (“Atmos Mid-Tex” 
or “Company”) filed with Atmos Cities Steering Committee (“ACSC”) city members that 
exercise original jurisdiction a request for a rate increase in excess of $49 million.  ACSC 
members passed resolutions suspending the effective date of the proposed increase to allow 
ACSC attorneys and consultants to study the request.  A summary of the consultants’ findings is 
attached as Exhibit A.  The ACSC Settlement Committee has met with Company officials to 
negotiate a settlement.  While ACSC has given the Company a settlement offer, Atmos Mid-Tex 
does not want to provide a written offer before the expiration of city jurisdiction on June 11, 
2012. 

Timing of City Action 

ACSC members with original jurisdiction suspended the proposed effective date of 
March 6, 2012, extending city jurisdiction until June 4, 2012.  On April 25, 2012, the Company 
extended its effective date by a week, which similarly extended the June 4, 2012 deadline to June 
11, 2012.  It does not appear that settlement could be achieved within a time frame that would 
allow the City to take action prior to June 11, 2012.  Thus, ACSC members are encouraged to 
pass a denial resolution.  Atmos Mid-Tex has promised to support the action which does not 
preclude a subsequent settlement.  If settlement is achieved, ACSC will return to member cities 
with a request for approval of the settlement. 
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Recommendation and Explanation of Denial Resolution 

The ACSC Settlement Committee recommends the ACSC cities pass resolutions denying 
Atmos Mid-Tex’s proposed rate increase.  The denial resolution will prevent the Company’s 
proposed rate increase from automatically taking effect on June 11, 2012, and allow more time to 
engage in settlement discussions.  Atmos will appeal your denial to the Railroad Commission 
which will trigger a 185-day time frame for action by the Commission.  Settlement will 
hopefully occur before a hearing takes place.  Please contact Geoffrey Gay if you have any 
questions or concerns. 
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Exhibit A 
 

ACSC Consultants’ Recommended Adjustments to Atmos Mid-Tex’s 2012 Statement of Intent 
to Increase Rates1  

 
Following a review of the Company’s 2012 Statement of Intent, ACSC consultants found 
justification for an approximately $77 million decrease to the Company’s requested revenue, 
resulting in a $23 million decrease to the current rates charged by Atmos Mid-Tex.  ACSC 
consultants’ recommendation for a rate decrease is based upon the following major components:2 

 
 Lowering the Company’s return on equity from 10.9% to 9.5%, resulting in a revenue 

requirement decrease of over $30 million  
 

 Removing the Company’s improper post-test year adjustment to add plant from January 
to March 2012, resulting in a revenue requirement decrease of approximately $5 million  

 
 Removing the Company’s proposal for an energy efficiency plan to be funded only by 

ratepayers, resulting in a revenue requirement decrease of over $1 million 
 

 Various adjustments to accumulated deferred income tax, resulting in a revenue 
requirement decrease of approximately $10 million 

 
 Recognizing new depreciation rates as filed by the Company (without adjustment by 

ACSC consultants), resulting in a revenue requirement decrease of approximately $15 
million 

 
 Various adjustments to the Company’s requested level of operating and maintenance 

(O&M) expense, resulting in a revenue requirement decrease of over $8 million 
 

 Reducing rate base to account for ratepayer supplied funds relating to other post-
employment  benefits (FASB 106), resulting in a revenue requirement decrease of over 
$8 million 
 

 Cap residential customer charge at $9.00, instead of Atmos’ requested $18.00. 
 

                                                 
1 All figures are adjustments resulting in a revenue requirement impact to Atmos’ filed case system-wide.  Factoring 
out Dallas, the ACSC cities would see slight decreases in the numbers listed above. 
2 Please note that the adjustments listed are on a stand-alone basis, and may have a different impact when combined 
with the other adjustments. 
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Issue 
Hold a Public Hearing and Consider and/or act on the application of HELEN PICKARD/CVS 
PHARMACY requesting a change in zoning of approximately 10.844 acres from SFR (Single 
Family Residential) to a PD (Planned Development) District for Retail Uses with conditions on 
property located at SWC FM 544 and McCreary Road. (ZF 2012-01) 
 
Staff Resource/Department 
Kristen Roberts, Director of Economic and Community Development 
 
Summary 
The proposed Planned Development District Conditions and concept plan depict three retail 
buildings on the full property, approximately 11 acres on the property located at the SWC 
FM544 and McCreary Road.  However, there are no immediate plans to develop the 
property as such with the exception of FM 544 frontage/northeast corner.  To address 
development specifics and details for the future of the entire approximate 11 acres and 
adjacent properties, the property must be zoned as a Planned Development District detailing 
uses and conditions.  

Background 
The property is currently zoned Single Family Residential (SFR).  The SFR District does not 
allow the requested uses; however, the applicant is requesting the approval of a Planned 
Development District in order to address certain development conditions.  The applicant is 
requesting to change the zoning on the subject property from the Single Family Residential 
District to a PD (Planned Development) District for Retail Uses with conditions in order to 
allow for the future development depicted on the submitted concept plan. 

Development of this property would be restricted to only those uses listed in the proposed 
Planned Development District.   

The 2008 Future Land Use Plan recommends Mixed Use for the subject property as well as 
the surrounding properties as shown on the Future Land Use Plan. Areas appropriate for this 
type of land use are intended to provide a mixture of non-residential and residential uses, 
with the non-residential component comprising a greater percentage of the development 
than the residential component – this would be approximately a 60/40 split. Generally, 
businesses within this use would be limited to office, retail and public uses.  

However, the majority of the adjacent properties as described above are directly within the 
floodway, making future development options limited.  

Other Considerations 
Planned Development District Conditions 
At the April 23, 2012 Planning & Zoning Commission, some Planned Development Conditions 
were edited as well as consideration of edits to be recommended by the applicant. The 
sections below detail the Staff Recommended verbiage vs. the Commission’s and/or 
applicant’s recommendations.  
 



 
 
 
A. 
Staff recommended verbiage: 
G. Landscape Standards – section 2) should now read: A landscape buffer shall be provided 
twenty-five (25) feet in depth adjacent to the right-of-way of FM 544, twenty-five (25) feet in 
depth adjacent to McCreary Road, and fifteen (15) feet from all other property lines.  No 
parking may be placed within any landscape buffer.  Pedestrian easements and sidewalks 
may be located within a landscape buffer. 

Planning & Zoning Commission recommendation:  
G. Landscape Standards – section 2) should now read: A landscape buffer shall be provided 
twenty-five (25) feet in depth adjacent to the right-of-way of FM 544, twenty-five (25) feet in 
depth adjacent to McCreary Road, and fifteen (15) feet from all other property lines.  No 
parking may be placed within any landscape buffer.  Pedestrian easements and sidewalks 
may be located within a landscape buffer. 

B.  
Staff Recommended verbiage: 
J. Signage and Graphics, 3. Shopping Center Sign, a. shall now read: The shopping center sign 
shall be constructed at a height of not to exceed thirty-five (35) feet upon approval of a 
building permit of an anchor tenant.  

Applicant recommendation:  
J. Signage and Graphics, 3. Shopping Center Sign, a.The shopping center sign shall be 
constructed in phases as referenced in Exhibit C. The total sign height shall not exceed 
theirty five (35‘) feet. Phase Two of the sign shall not be permitted until a building permit is 
received for development on Lot 2.  
 
C. 
Staff Recommended verbiage: 
K. Open Space, 1. Add the verbiage: All pedestrian areas and open space must be located 
away from vehicular traffic areas.  

Applicant recommendation:  
K. Open Space, 1. Add the verbiage: All pedestrian areas and open space must be located 
away from vehicular traffic areas as reflected generally on the concept plan attached.  

Planned Development District Permitted Uses 
Staff has continued to review the details of the proposed Planned Development. It is 
recommended to edit the following Permitted Uses: 
4. Artist Studio (SUP) 
6.         Bank or Credit Union (with Drive-thru)(one free standing only) (SUP) 
8.  Barber/Beauty Shop College (SUP) 
16. Financial Services (Advice/Invest) (SUP) 
21.  Health Club (Indoors) (SUP) 
23. Insurance Agency Offices (SUP) 
26.       Offices (Brokerage Services) (SUP) 



 
 
 
27.       Offices (Health Services) (SUP) 
28.       Offices (Legal Services)  (SUP) 
29.        Offices (Professional) (SUP) 
34.  Real Estate Offices (SUP) 
40.  Travel Agency  (SUP) 
 
For clarification, the following are defined in the Code of Ordinances for Restaurant and 
Cafeteria: 
Restaurant or cafeteria (with no drive-through service) means an eating establishment where 
customers are primarily served at tables or are self-served, where food is consumed on the 
premises, and which does not have a drive-through window.  
 
Concept Plan and Phasing Plan Schedule 

1. Staff understands that the front, northeast portion of the property (corner of FM544 
and McCreary and noted as Phase 1) has been sold off to CVS using metes and 
bounds. Collin CAD already shows them as the owner. The zoning is currently Single 
Family Residential and the property is not platted nor was this section subdivided 
from the approximate 11 acres prior to being sold.  

2. The applicant intends to phase development of this site in two Phases. Phase 1 
development is proposed at the front, northeast portion of the property (corner of 
FM544 and McCreary), leaving the remaining acreage, Phase 2, undeveloped with no 
current or planned users. Although CVS Pharmacy is one of the intended front piece 
users, that particular development is not an item for consideration at this time.  

3. Staff has met with the developer for many months and on numerous occasions 
communicated the concern of puzzle-piece developing this property. The 
development of the front piece dictates and limits the possibilities of potential 
development on the back portion of the property, including potential users, traffic 
management, building layouts, pedestrian flow, etc…all of which are unknown with 
no current plans.  

4. In an effort to address staff’s concerns with the unknown traffic flow, not only with 
the development but cross access openings with the adjacent City’s development, 
the applicant conducted a Site Access Assessment. A copy of this study has been 
included with this item for your review.   

5. A portion of the building shown on Lot 3 is within the floodplain area shown. A flood 
study at the developer’s expense will be completed for any grading improvements 
within the floodplain.  

6. A public hearing notification for this proposed zoning change was published in the 
newspaper as well as notification mailed to the property owners included in the 
required 200 feet notification radius prior to the May 15, 2012 Public Hearing on this 
item.  



 
 
 
Board Discussion/Action 
On April 23, 2012, the Planning & Zoning Commission approved 6-0 the application of Helen 
Pickard/CVS Pharmacy requesting a change in zoning of approximately 10.844 acres from 
SFR (single family Residential) to a PD (planned development) District for retail uses with the 
following conditions:  

 Deleting all reference of ‘15 ft from other property lines’ in Section G.  

 Section J – signage - to be reworked with verbiage agreeable to both parties by the 
City in regards to phasing 1 & 2 

 Section K -  more clarity will be given to Section K open space with verbiage agreeable 
to both parties 

  
City Manager Comments 
Kristen and I have met with the developers of this property multiple times. Our greatest 
concern is the piecemeal type of approach to the development. The proposed pharmacy is 
the only known piece and the other building drawings are just conceptual drawings. It is 
hard to make a recommendation regarding driveway placements, internal drives, signage, 
and landscape improvements that meet our community standards when the overall project 
is unknown. We have expressed our concerns to the developer with no avail. This is an 
important retail corner in our City and we only have one chance to do it right. 
 
Action Requested 
Staff recommends approval with the listed staff verbiage. 
  
Attachments 
1) Location Map 
2) Future Land Use Plan Map 
3) Concept Site Plan 
4) Exhibit B - Planned Development District Conditions 
5) Exhibit C - Signage 
6) Exhibit D – Landscape Plan 
7) Exhibit E – Exterior Elevation Plan and Color Renderings 
8) Exhibit E – Exterior Elevation Plan and Color Renderings 2 
9) Exhibit E – Exterior Elevation Plan and Color Renderings 3 
10) Phasing Exhibit 
11) Traffic Study from applicant 
12) Letter from Applicant 
13) Power Point from applicant 
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EXHIBIT B 

EXHIBIT B 
 

ZONING FILE NO. 2012-________ 
 

McCreary Marketplace 
SW Corner of FM 544 and McCreary Road 

 
PLANNED DEVELOPMENT CONDITIONS 

 
I. Statement of Intent:  The intent of this Planned Development District is to provide high 

quality retail development that is generally consistent with the Comprehensive Plan.   
 
II. Statement of Purpose:  The purpose of this Planned Development District is to ensure 

that any development that occurs within the area designated by this Planned Development 
encourage the following uses. 
 

 Larger anchor uses 
 Grocery Store 
 Family, sit-down restaurants 
 Upscale retail shops 
 Individual pad site uses 
 Other retail uses as outlined herein 
 

III. Statement of Effect:  This Planned Development shall not affect any regulation found in 
the Comprehensive Zoning Ordinance, Ordinance No. 04-05-610, as amended, except as 
specifically provided herein. 

 
IV. General Regulations: All regulations of the R (Retail) District set forth in Section 29 of 

the Comprehensive Zoning Ordinance are included by reference and shall apply except as 
otherwise specified by this ordinance. 

 
V. Development Plans:   

 A. Concept Plan: Development shall be in general conformance with the approved 
concept plan set forth in Exhibit C; however, in the event of conflict between the 
concept plan and the conditions, the conditions shall prevail. 

 
 B. Landscape Plan:  Development shall be in general conformance with the approved 

landscape plan set forth in Exhibit D; however, in the event of conflict between the 
landscape plan and the conditions, the conditions shall prevail. 

  
C. Exterior Elevation Plan:  Development shall be in general conformance with the 

approved exterior elevations as set forth in Exhibit E; however, in the event of 
conflict between the exterior elevations and the conditions, the conditions shall 
prevail. 

 
D. Signage Plan:  Development shall be in general conformance with the approved 

signage plan as set forth in Exhibit F; however, in the event of conflict between the 
signage plan and the conditions, the conditions shall prevail. 

 
 E. Concept Plan, Landscape Plan, Exterior Elevation Plan, and Signage Plan 

approval shall be for a period of one year from the date of City Council action on 
the plan.  If within that one-year period a site plan has been submitted and 
approved for a portion of the development, then the Concept Plan shall be deemed 
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to have no expiration date.  Site plans shall be valid for a period of one year from 
the date of City Council action on the plan. 

  
 F. Site Plan:  A Site Plan shall be submitted in accordance with the  

Requirements set forth in Chapter 86, Article II, and Division 7 of the City of 
Murphy Code of Ordinances.  The Site Plan may be for all or any part of the land 
within the Planned Development District. 
 

VI. Specific Regulations: 
 
 A. Permitted Uses 
 

1. Amusement Services (Indoors) (SUP) 
2. Antique Shop 
3. Art Dealer/Gallery 
4. Artist Studio (SUP) 
5. Bakery (Retail) 
6. Bank or Credit Union (with Drive-thru)(one free standing only) (SUP) 
7. Barber/Beauty Shop  
8. Barber/Beauty Shop College (SUP) 
9. Book Store 
10. Cafeteria 
11. Computer Sales 
12. Confectionery Store (Retail) 
13. Department Store 
14. Dinner Theatre (SUP Only) 
15. Electronics (Retail) 
16. Financial Services (Advice/Invest) (SUP) 
17. Florist 
18. Food or Grocery Store 
19. Furniture Sales (Indoor) 
20. Hardware Store 
21. Health Club (Indoors ) (SUP)  
22. Home Improvement Center 
23. Insurance Agency Offices (SUP) 
24. Laundry/Dry Cleaning (Drop Off/Pick Up Only) 
25. Motion Picture Theatre  
26. Offices (Brokerage Services) (SUP) 
27. Offices (Health Services) (SUP) 
28. Offices (Legal Services)  (SUP) 
29. Offices (Professional) (SUP) 
30. Pet Shop/Supplies 
31. Pharmacy(with Drive-thru) 
32. Photo Studio 
33. Photocopying /Duplicating  
34. Real Estate Offices (SUP) 
35. Restaurant 
36. Restaurant (Drive-In/Drive-Thru) (SUP) 
37. Retail Store  
38. Tailor Shop 
39. Theatre (Live Drama) 
40. Travel Agency (SUP) 
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B. Area and Yard Regulations 
 

1. Minimum Size of Lot/Tract: There shall be no minimum lot/tract area 
required. 
 

2. Minimum Lot/Tract Width: Minimum frontage requirements for lots 
adjacent to either FM 544 or McCreary Road shall be 100’. 

 
3. Minimum Lot/Tract Depth: There shall be no minimum lot/tract depth 

required. 
 
4. Pad Sites: The maximum number of pad sites allowed along FM 544 

shall be two (2). 
 

C. Parking, Driveways and Sidewalks: 
 
1.             Parking areas shall not be permitted within any landscape buffer strip. 
 
2.             Fire lanes, driveway, loading areas and access easementsshall be paved 

in accordance with the minimum design standards of the City of Murphy 
codes and ordinances. 

 
3. The number of required parking spaces shall be dependentupon the use 

and shall meet the requirements of the City of Murphy Comprehensive 
Zoning Ordinance. 

 
4. No required parking space may be occupied by signs, merchandise, or 

display items at any time except by specific 30 day permit. 
 
5. A special “signature” paving treatment shall be established as shown on 

the approved concept plan (Exhibit C).  Appropriate locations for the 
special paving treatment shall include street intersections, pedestrian 
crosswalks and driveway openings. 

 
6. Sidewalks along FM 544 and McCreary Road shall be 8 feet in width. 

 
 D. Loading and Unloading 

 
1.             Truck loading berths and apron space shall only be required for space 

that totals 30,000 square feet or more and shall not be located on the 
street side of any building or facing another building without adequate 
screening.   

 
2.             Truck loading berths shall not be located within any required setback or 

landscape buffer strip. 
 

E. Building Height 
 

1. All structures shall have a maximum building height of thirty-five (35) feet 
except that the maximum height may be increased to forty-five (45) feet 
to allow for architectural elements. 
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F. Minimum Exterior Construction Standards, Building Materials and Design- 
Exterior Construction and Design Requirements shall comply with the standards 
set forth in Chapter 28, Code of Ordinances, except as provided below. 
 
1.             All structures, including all building elevations, shall be constructed 

utilizing a unified design that is substantially consistent with the approved 
Exterior Elevation Plan (Exhibit E). 

 
2. All exterior elevations shall utilize a unified design as shown on the 

approved Exterior Elevation Plan (Exhibit E). At least two masonry 
materials shall be used in addition to glass on any single building. The 
following masonry materials shall be allowed: 
 a. Brick 
 b. Cast Stone 
 c. Scored & Textured concrete tilt wall 
 d. EIFS and Stucco (limited to no more than 12% total) 
 e. Integral-color split-face CMU – per elevation 
 f. Stone/simulated stone – per elevation 

 
3.             The use of primary or garish colors shall not be predominately used on 

the exterior façade of any structure. Corporate identities shall be allowed 
with owner review and approval. 

 
4.             Stand fans, skylights, cooling towers, communication towers, satellite 

dishes, vents, and any other structures or equipment, whether located on 
the roof or elsewhere, shall be architecturally compatible or effectively 
shielded from view from any immediately adjacent public dedicated 
street by an architecturally sound method. 

 
5.              Each commercial building, complex of buildings or separate commercial 

business enterprise shall have a trash bin on the premises adequate to 
handle the trash and waste items generated, manufactured, or acquired 
there on by such commercial activities. The sorting, handling, moving, 
storing, removing and disposing of all waste materials must be housed or 
screened from view. 

 
6.             In all cases, mechanical equipment on roofs and outcroppings shall be 

clad by a like building material or painted with a color scheme similar to 
the principal structure walls or roof. 

 
G. Landscape Standards 
 

Landscaping shall comply with the standards set forth in Chapter28, Code of 
Ordinances, except as provided below. 
 
1.  Landscaping shall generally be as shown on the approved Landscape Plan 

(Exhibit D).  Landscaping shall be required on all developments within the 
Planned Development District and shall be complete prior to the issuance 
of any certificate of occupancy for the specific development.  An automatic 
underground irrigation system including freeze and rainwater sensor shall 
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be installed and maintained for all required landscaping and shall be in 
place and operable at time of planting. 

 
2.  A landscape buffer shall be provided twenty-five (25) feet in depth adjacent 

to the right-of-way of FM 544, twenty-five (25) feet in depth adjacent to 
McCreary Road, and fifteen (15) feet from all other property lines.  No 
parking may be placed within any landscape buffer.  Pedestrian easements 
and sidewalks may be located within a landscape buffer. 
 

3.  Parking Lots 
a. A minimum percentage of the parking area shall be landscaped 

according to the following requirements.  Such landscaping shall be 
distributed within the parking area, occurring within medians, islands, 
or peninsulas.  All such landscape areas shall be protected by 
concrete curbing or other acceptable devices which prohibit vehicular 
access to landscaped areas.  Bumper overhang shall not be included 
as part of required landscaping.  A permeable area no less than six (6) 
feet by six (6) feet shall be provided surrounding each tree located in a 
surface parking area. Landscape islands within the parking lot shall be 
a minimum of 64 square feet. 
 
1. A total of seven (7) percent of the interior of the entire parking lot 

regardless of location, shall be landscaped.  One large tree or 
three (3) ornamental trees from the Plant List, shall be provided for 
each twelve (12) parking spaces, and planted within the seven (7) 
percent area.  Trees shall be distributed so that bays of parking 
spaces shall not exceed twenty (20) spaces in length. 
 

2. An additional 8% open space shall be provided.  This 8% will be 
for the entire development and not necessarily on a lot by lot basis.  
The 8% area will consist of two or more of the following amenities: 
 
a.   Pedestrian walkways 
b.   Benches 
c. Gazebo 
d. Constant level pool 
e. Landscape material 
f. Hardscape  
g. Pedestrian lighting 
  

 H. Screening 
 

Screening shall comply with the standards set forth in Chapter 28, Code of 
Ordinances, except as provided below. 

 
1.  All screening at the rear (South & West) of the property will be a live screen 

where required.  Plant materials shall conform to the standards of the 
approved plant list in Section 50 and the current edition of the “American 
Standard for Nursery Stock” (as amended), published by the American 
Association of Nurserymen.   

 
  2. All truck docks/loading areas for anchor stores with a footprint greater than 

30,000 square feet shall be screened from view through the use of 12-foot all 
masonry walls (which are the same colors and materials as main building).  
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All other screening of the rear of the site shall be living screens (eight foot 
height and at least 75 percent density within four years of planting unless 
such areas are screened from public views by a building. 

 
  3. Outside seasonal displays shall be permitted within the Planned 

Development District for no more than 30 days.  Outside storage shall not be 
permitted with the Planned Development District. 

 
I. Site Lighting: 

 
Lighting shall comply with the standards set forth in Chapter 28, Code of 
Ordinances, except as provided below. 
 

1. Site lighting fixtures used along entrance driveways and parking areas 
shall be uniform and a consistent design within the development.  Lighting 
standards for illuminating these areas shall be no taller than 30 ft. high.  
However, the height of all light standards shall be subject to review of the 
lighting plan during the Site Plan review. 

 
 J.    Signage and Graphics 
 

Signage will comply with the standards set forth in Chapter 28, Code of 
Ordinances, except as provided below. 
 
Signature Sign: Developer shall construct a signature sign depicting “City of 
Murphy” at the intersection of McCreary Road and FM 544 immediately adjacent 
(behind) the 50x50 visibility triangle. The developer shall submit the signature 
signage plans to the City for approval prior to construction. 
 

1. General 
 

a. All signage for the Planned Development District shall be allowed 
as shown on the approved Signage Plan (Exhibit G). 

  
b. Shared Tenant Monument Signs-Two (2) monument signs shall be allowed 

located on Lot 2 and Lot 3 (One per Lot) and shall be limited to a maximum 
sign area of 40 square feet. 

 
c. Shopping center signs-One (1) shopping center sign shall be permitted as 

shown on the approved Signage Plan (Exhibit G).  The shopping center 
sign shall be limited to a maximum sign area of 240 square feet. 

 
d. All signs must be surrounded by landscaping.  

 
2.  Shared Tenant Monument Signs 

 
a. Monument signs shall identify individual tenants or uses within the 

shopping center.  Monument signs shall be a maximum of eight (8) 
feet tall. 

 
b. All shared tenant monument signs shall be double-sided, internally 

illuminated sign panels within a masonry structure.  Shared tenant 
monument signage may also be lit by ground mounted flood 
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lighting or internal letter illumination either face lit or reverse 
channel lit. 

 
c. Monument signs shall be located at a setback distance of not less 

than five (5) feet from the right-of-way line of any adjacent street 
and maybe incorporated within the landscaping area or buffer. 

 
d. Construction of monument signs shall include a base of material 

similar to the material used for buildings. 
 
3. Shopping Center Sign 

   
a. The shopping center sign shall be constructed at a height not to 

exceed thirty-five (35) feet upon approval of a building permit of an 
anchor tenant. 

 
b. The base of the shopping center sign shall be located at a setback 

distance of not less than eight (8) feet from the right-of-way line of 
any adjacent street and may be incorporated within the 
landscaping area or buffer. 

 
c. The shopping center sign shall be double-sided, internally 

illuminated sign panels within atop a masonry structure.  Pylon 
signs may also be lit by ground mounted flood lighting or internal 
letter illumination either face lit or reverse channel lit. 

 
d. Construction of shopping center signs shall include a base of 

material similar to the material used for buildings. 
 

4. Temporary Marketing Signage 
 

a.          One (1) quality temporary marketing sign shall be permitted on the 
development on McCreary Road and on FM 544.  These signs 
shall for a term of twelve (12) months from the date of installation. 
Temporary signs must be approved by the City Manager or 
designee and are valid for 180 days.  

 
b.          The maximum signage area will be 64 square feet.  The maximum 

height shall be 8 feet. 
 
c.          All other temporary signage specifically referred to in the Signage 

Criteria package or in this section shall comply with the City of 
Murphy standards. 

 
d. Temporary signs are not required to be constructed of the material 

used for buildings. 
K. Open Space 

 
1. All open space amenities shall use a unified design as shown on 

theapproved Amenities Plan. Development with the Planned Development 
District should make a positive impact to the City by providing defined 
public spaces and activity centers so that varied activities are encouraged 
within these areas. This can be accomplished through the incorporation of 
open spaces that become public amenities and that provide interest within 
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the Tract at the pedestrian level. All pedestrian areas and open space must 
be located away from vehicular traffic areas as reflected on the concept 
plan attached.  

 
a.  Outdoor Seating. Any establishment serving food for 

consumptionon-premises is encouraged to provide an outdoor 
seating areaand shall be approved with the site plan.  

 
b.           An additional 8% of open space is required in addition to 

thelandscape, setback, and parking lot island requirements. The 
additional 8% may be located adjacent to the required setbacks or 
landscaping at the ROW and property lines or in front or in some 
cases to the side of the structure. The additional open space 
percentage may not include the building footprint or 
vehicularparking lot. This area and associated amenities shall be 
approved on the site plan. At least one of the following amenities 
shall be located within the additional 5% open space area and 
count towards the required percentage. 

 
1. Water feature, such as a fountain or detention pond with 

constant water level. 
 
2. Plaza or courtyard with art sculpture piece. 
 
3. Outdoor patio or gazebo with seating area. 
 
4. Other areas for pedestrian congregation, and may be approved 

on the site plan. 
 

VII. Special Regulations: 
 

A. Right Turn Deceleration Lanes: A right turn deceleration lane shall be requiredfor 
the driveway on FM 544 at the time construction begins on any pad site along FM 
544 and paid for by the developer and/or property owner. A right turn deceleration 
lane shall be required for the middle driveway on McCreary Road at the time 
construction begins on the anchor tenant. 

 
B. Utility Power Lines: Utility distribution and service lines for individual business 

establishments, buildings, and signs and for any other site development features 
shall be placed underground. 

 
C. Cross-Access Requirement: A joint access (i.e.-ingress, egress) easement shall be 

provided to minimize the number of driveway openings along FM 544 and 
McCreary Road. The location(s) of access easement(s) shall be shown onthe site 
plan and shall comply with the Texas Department of Transportation (TxDOT) 
Access Management Standards. Access shall be provided for property to the West 
of this site for future connectivity.  

 
D. Outside storage shall not be permitted with the Planned Development District. 
 
E. Outside display of merchandise and temporary seasonal items: Outside display of 

merchandise and temporary seasonal items, such as Christmas trees, pumpkins, 
etc., shall be limited to the following: 
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1. Shall not be placed/located more than 30 feet from the main building. 
 
2.       Shall not occupy any of the parking spaces that are required by this chapter 

for the primary use of the property, except on a temporary basis only, which 
is a maximum of 30 days per display and a maximum of two displays per 
calendar year. 

 
3.      Shall not pose a safety or visibility hazard, nor impede public vehicular or 

pedestrian circulation, either on site or off site, in any way. 
 
4.      Shall not extend into public right-of-way or onto adjacent property. 
 
5.       All outside display items shall be removed at the end of business each day, 

except for large seasonal items such as Christmas trees. 
 
6.       All merchandise shall be displayed in a neat, orderly manner, and the display 

area shall be maintained in a clean, litter-free manner. 
 

F. Maintenance: The developer and/or property owner of any part of the Planned 
Development District shall maintain the property in terms of quality landscape 
maintenance, trash removal, interior and exterior sign conditions, trash receptacles 
and other amenities to ensure a consistent high quality development.    
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EXECUTIVE SUMMARY 
The services of DeShazo Group, Inc (DeShazo) were retained by Winkelmann & 
Associates, Inc. to conduct a Site Access Assessment for a proposed development named 
McCreary Marketplace (the “Project”), a commercial development containing pharmacy, 
shopping center and bank uses.  The proposed Project is located on a 10.844-acre site at the 
southwest corner of FM 544-McCreary Road intersection in the City of Murphy, Texas.  A 
zoning change of the subject from “Single Family Low Density (SF-1)” to PD-Retail is 
proposed.  Completion of the Project is estimated to occur by 2014. 

The purpose of this report is to summarize the findings of the study for use by Winkelmann 
& Associates, Inc. in a request for a zoning change for the City of Murphy.  This study also 
addresses the concerns of the City Staff regarding the potential cut-through traffic and 
location of site driveway openings along McCreary Road. 

This study analyzed the anticipated impact of background traffic growth and site-related 
traffic at specified buildout conditions.  The intersection analysis indicated that the existing 
operational conditions at FM 544-McCreary Road intersection generally operate efficiently 
and at acceptable Levels of Service during weekday AM & PM peak hours.   This 
intersection is expected to experience some delays upon the addition of background growth 
and site-related traffic.  The site generates a moderate amount of traffic volume at the FM 
544-McCreary Road intersection; however the increased delays at this intersection are 
primarily attributed to the background through traffic volumes on FM 544.  This is a typical 
condition similar to what several other nearby signalized intersections along FM 544 in 
Murphy are experiencing currently. 

END 

 



�
Traffic. Transportation Planning. Parking. Design. 

 

 
400 South Houston Street, Suite 330    Dallas, Texas 75202     P. 214.748.6740     F. 214.748.7037     www.deshazogroup.com 

 

Technical Memorandum 
To: Michael Doggett � Winkelmann & Associates, Inc. 

From: DeShazo Group, Inc 

Date: March 23, 2012

Re: Site Access Assessment for McCreary Marketplace in Murphy, Texas 
 DeShazo Project No. 12044

INTRODUCTION
The services of DeShazo Group, Inc (DeShazo) were retained by Winkelmann & Associates, Inc. to 
conduct a Site Access Assessment for development of McCreary Marketplace (“the Project”).  
DeShazo is an engineering consulting firm providing licensed engineers skilled in the field of 
traffic/transportation engineering. 

The proposed Project is a commercial development located on a 10.844-acre site at the southwest 
corner of FM 544-McCreary Road intersection in the City of Murphy, Texas.  The subject site is 
currently zoned “Single Family Low Density (SF-1)”.   

Purpose
The purpose of this report is to summarize the findings of the assessment for use by Winkelmann & 
Associates, Inc. in a request for a zoning change from SF-1 to PD-Retail for the Project.   The study 
will be provided to the City of Murphy staff (“the Staff”) for technical review to fulfill the associated 
requirements of the local approval process. 

This study primarily was conducted to address the following concerns of the Staff. 

1. The potential of the proposed development to attract cut-through traffic from eastbound FM 
544 to southbound McCreary Road 

2. Location of the site driveway openings on McCreary Road   

Project Description 
The proposed development will include retail uses.  A summary of the proposed development 
program (Preliminary) is provided in Table 1. 
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Table 1.  Development Program 

USE LOT # AMOUNT 
Pharmacy LOT 1 12,900 SF 
Shopping Center LOT 2 69,800 SF 
Bank LOT 3 3,500 SF 

NOTE:  The development program provided above is based upon the 
most current information available at the time of this study publication.  
The actual development program may differ from this summary, 
however no appreciable differences are anticipated. 

The Project will be built in two phases with Lot 1 anticipated to be completed in Year 2013.  For the 
purpose of this assessment it was assumed that the entire project would be completed by Year 2014.  
A preliminary site plan for the Project as provided by Winkelmann & Associates, Inc., is provided 
in Exhibit 1. 

Study Parameters 
This study will analyze the day-to-day traffic operational conditions that are anticipated to be the 
most critically impacted by the proposed Project at buildout conditions.  Based upon the traffic 
generation characteristics of the Project and the prevailing background traffic conditions, the 
following periods shall be analyzed: 

� traditional weekday AM and PM peak hours of adjacent street traffic 
� at existing conditions 
� at site buildout year 2014 with site-generated traffic 

Study Area 
Based upon the scale of the proposed Project, the study area was defined in order to assess the most 
relevant traffic impacts to the local area.  The following intersections are included in the study area.   

(a) FM 544 and McReary Road: traffic-signal-controlled 

TRAFFIC IMPACT ANALYSIS 

Approach
The Traffic Impact Analysis presented in this report will analyze the operational conditions for the 
peak hours and study area as defined above using standardized analytical methodologies where 
applicable.  Existing traffic volume data were collected at the study area intersection to represent 
base traffic conditions.  Growth factors were applied to the base volumes to project future 
background traffic at site buildout year conditions.  Then, traffic generated by the proposed 
development was projected using the standard four-step approach:  Trip Generation, Mode Split, 
Trip Distribution, and Traffic Assignment.  By adding the site-generated traffic to the background 
traffic, the resulting site-plus-background traffic impact to operational conditions was assessed. 
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Background Traffic Volume Data 

Existing Volumes

Current peak period traffic volumes were collected by DeShazo at FM 544-McCreary Road 
intersection on March 20. 2012 and are summarized in Exhibit 2; detailed data are provided in 
Appendix B. 

Historical Traffic Characteristics

A compilation of historical traffic volume data available from North Central Texas Council of 
Governments (NCTCOG) and Texas Department of Transportation (TxDOT) were assembled in 
Table 2 for review and development of an approximate average annual growth rate for background 
traffic in the study area.  Generally, historical traffic volumes on the major area roadways followed a 
fluctuating traffic demand in recent years.  Although no positive growth factor is consistently 
evident, DeShazo assumed a 2.0 percent per year rate of growth in order to reflect a conservative 
condition. 

Table 2.  Historical Daily Traffic Volumes 

ROADWAY SEGMENT HISTORICAL DAILY 
VOLUME (DATE) 

ANNUAL 
GROWTH RATE 

FM 544 west of McCreary Road 42,000 (’10)A 
44,000 (’09)A 

37,000 (’08)A 

38,000 (’07)A 

37,418 (’04)B 

-4.55% 
18.92% 
-2.63% 
0.52% 

-- 
Data Source:  A = Texas Department of Transportation (TxDOT) – Statewide;    

B = North Central Texas Council of Governments (NCTCOG) – TxDOT Saturation Counts 

Projected Background Traffic Volumes

By applying the assumed growth rate, future background (non-site-related) peak period traffic 
volumes at the study area intersections in the Project buildout year of 2012 were derived. 

Site-Related Traffic 

Trip Generation and Mode Split

Trip generation for the Project was calculated using the Institute of Transportation Engineers (ITE) 
Trip Generation manual (8th Edition).  ITE Trip Generation is a compilation of actual traffic generation 
data by land use as collected over several decades by creditable sources across the country, and it is 
accepted as the standard methodology to determine trip generation volumes for various land uses 
where sufficient data exists.  It is assumed that “mode split” characteristics (i.e., consideration of 
vehicle occupancy, transit usage, and other factors that may effect site-generated traffic volume) for 
the subject uses are “typical” and are sufficiently incorporated in the default Trip Generation data. 

Trip generation is summarized in trip ends – a trip end is a one-way vehicular trip entering or 
leaving a site (i.e., one vehicle arriving and departing represents two trip ends).  This analysis 
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evaluates typical weekday AM and weekday PM peak hour conditions of the local street traffic.  
Table 3 provides a summary of the calculated trip ends generated by the project.  Excerpts from Trip 
Generation are provided in Appendix A. 

Table 3.  Projected Trip Generation Summary

ITE 
Code 

ITE 
Land Use Quantity Weekday AM Peak Hour PM Peak Hour 

Total In Out Total In Out 
820 Shopping Center 69,800 SF 5,376 125 76 49 500 245 255 

881 Pharmacy/Drugstore with 
Drive-Through 12,900 SF 1,137 34 20 15 134 67 67 

912 Drive-in Bank 3,500 SF 519 43 24 19 90 45 45 

 Total 7,032 202 120 83 724 357 367 

Trip Distribution and Assignment

Traffic generated by the existing and proposed development was distributed and assigned to the 
study area roadway network based upon existing traffic orientations using professional judgment 
and a technical understanding of the densities of the households and available roadway network.  
Detailed trip distribution and traffic assignment calculations and results are summarized in 
Exhibit 3. 

Site-Generated Traffic Volumes

Site-generated traffic is calculated by multiplying the trip generation value (from Table 3) by the 
corresponding traffic assignments (from Exhibit 3).  The resulting cumulative (for all uses) peak 
period site-generated traffic volumes at buildout of the Project are summarized in Exhibit 4. 

Traffic Operational Analysis

Analysis Methodology

Traffic operational conditions for traffic-signal-controlled (“signalized”) roadway intersections are 
quantitatively measured in terms of average delay per vehicle in a one-hour period through the 
intersection as a function of roadway capacity and operational characteristics of the traffic signal.  
The standardized methodology applied herein was developed by the Transportation Research 
Board as presented in the Highway Capacity Manual (HCM).  HCM also qualitatively rates the overall 
delay conditions in terms of “Level-of-Service” (LOS) ranging from “A” (free-flowing conditions) to 
“F” (over-capacity conditions).  Generally, LOS D or better is considered an acceptable condition for 
signalized intersections in urban and suburban conditions.  A detailed description of HCM LOS for 
signalized intersections is provided in Appendix C.  

Analysis Traffic Volumes

Exhibit 5 summarizes the background-plus-site peak period traffic volumes at the Project buildout 
year.  Existing roadway geometry used in the analysis is provided in Exhibit 6. 
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Summary of Results

Intersection capacity analyses presented in this study were performed using the Synchro 7 software 
package.  Table 4 provides a summary of the intersection operational conditions during the peak 
periods under the analysis conditions presented previously.  Detailed software output is provided 
in Appendix D.  NOTE:  Signalized intersection results were obtained directly from the optimized 
software output based upon an assumed traffic signal cycle length of 180 seconds and optimized 
traffic signal phasing and may differ slightly from actual traffic signal operations. 

Table 4.  Peak Hour Intersection Capacity Analysis Results 

Intersection Existing Conditions Site Buildout Conditions 

AM PM AM PM 

FM 544 & McCreary Road D (53.8) D (42.8) E (67.5) E (79.7) 

KEY: A, B, C, D, E, F = Overall Level-of-Service for the intersection 
  (##.#) = Overall Control Delay in seconds/vehicle  
  AM = AM Peak Hour of Adjacent Street 
  PM = PM Peak Hour of Adjacent Street   

As noted in the results, the capacity analysis indicates that the existing operational conditions at FM 
544-McCreary Road intersection generally operate efficiently and at acceptable Levels of Service 
during weekday AM & PM peak hours.    This intersection is expected to experience some delays 
upon the addition of background growth and site-related traffic.  The site generates a moderate 
amount of traffic volume at the FM 544-McCreary Road intersection; however the increased delays 
at this intersection are primarily attributed to the background through traffic volumes on FM 544.  
This is a typical condition similar to what several other nearby signalized intersections along FM 544 
in Murphy are experiencing currently. 

According to the ITE Trip Generation, certain commercial uses such as shopping centers, banks, 
pharmacies, service stations, and convenience markets attract a portion of their trips from traffic 
passing by the site on the adjacent roadways.  The net amount of traffic that is actually added to the 
roadway system by these land uses is the difference between the total site generated traffic and the 
“pass-by” traffic.  ITE defines pass-by trips as follows:   

Pass-by trips are made as intermediate stops on the way from an origin to a primary trip destination 
without a route diversion.  Pass-by trips are attracted from traffic passing the site on an adjacent 
street or roadway that offers direct access to the generator.  Pass-by trips are not diverted from another 
roadway.1   

Based on the average percentage of pass-by trips obtained from the ITE Trip Generation Handbook – 
Second Edition, the average number of pass-by trips generated by the proposed development would 
account for approximately 38% of the total site generated traffic during PM peak hour (Shopping 
Center – 34%, Pharmacy – 49%, and Bank-47%).  However, the effect of the “pass-by” trips 
generated by the retail uses have not been accounted for in this analysis and therefore the results 

                                                      
1 Obtained from Chapter 5 of ITE Trip Generation Handbook, 2nd Edition 
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shown in Table 1 should represent a very conservative scenario, especially during the PM peak 
hour.   

Cut-Through Traffic

The City Staff has expressed concerns that placing driveways at existing median openings may 
encourage cut-through traffic.  This is possible, but offsetting the driveways from the openings 
would not decrease the attractiveness of this maneuver and would create a need for U-turns 
downstream that may be more detrimental than an occasional cut-through.  The intersection 
analysis indicated that the eastbound approach is expected to get a large amount of “green time” per 
signal cycle during PM peak hour due to heavy approach volumes.  The intersection operates 
generally at acceptable conditions with moderate delays, which may provide less incentive for the 
right-turning vehicles to cut-through the site.  In addition, the potential cut-through traffic would 
incur additional delays having to go through the parked vehicles, the vehicles backing in & out of 
the parking spaces, and the vehicles going slower in order to find a parking space.  The delay would 
increase as the site gets developed to the ultimate buildout.  This would eventually discourage the 
cut-through traffic.   

Location of Site Driveways

The City Staff was also concerned with Driveways 1 and 2 of the proposed development being lined 
up with the existing median openings on McCreary Road.  There are two existing median openings 
on McCreary Road in the vicinity of the site that serve retail development located across the street 
from the Project.  Lining up the site driveways with the existing median openings would provide 
better efficiency and safety in traffic operations at these driveways and has following benefits. 

1. The existing median openings on McCreary Road in the vicinity of the site are located 
approximately 300’ apart.  This would prohibit the proposed development from having any 
additional full median openings and northbound left-turn bays on McCreary Road. 

If the site driveways are not lined up with the existing median openings than the 
northbound vehicles wishing to enter the proposed development would either have to make 
a U-turn at FM 544 traffic signal or turn left at the signal and make a U-turn further west on 
FM 544. 

2. If the driveway openings for Driveway 1 and 2 are provided elsewhere on McCreary road, 
these driveways will be limited to “right-in-right-out” access only.  These would force the 
outbound vehicles wanting to go north or east to turn right on McCreary Road drive 
southbound and make a U-turn at the exiting median opening.  This will be more unsafe 
than making a left-turn and these vehicles would incur more delay trying to find a sufficient 
gap in the northbound traffic on McCreary Road.  In addition these vehicles may hinder the 
southbound left-turning vehicles wishing to go to the retail development located on the east 
side of the McReary Road. 

Alternatively, the outbound vehicles wishing to go north or east may have to turn right on 
FM 544 and merge with heavy eastbound traffic especially in the PM peak hour. 
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3. If the driveway openings are lined up with existing median openings as shown in the 
preliminary site plan, the outbound vehicles wishing to go north or east would primarily use 
Driveways 1 and 2 and make left-turns to exit the site.  These vehicles are expected to queue 
up on site until they find sufficient gaps in the northbound traffic on McCreary Road and 
therefore the delays would be incurred by the site traffic only and would not adversely affect 
the through traffic on McCreary Road. 

CONCLUSIONS
Redevelopment of the subject property to a retail development containing pharmacy, shopping 
center, and bank uses is proposed.  The proposed Project is located on a 10.844-acre site at the 
southwest corner of FM 544-McCreary Road intersection in the City of Murphy, Texas.  A zoning 
change of the subject from “Single Family Low Density (SF-1)” to PD-Retail is proposed.     

The intersection analysis indicated that the existing operational conditions at FM 544-McCreary 
Road intersection generally operate efficiently and at acceptable Levels of Service during weekday 
AM & PM peak hours.   This intersection is expected to experience some delays upon the addition of 
background growth and site-related traffic.  The site generates a moderate amount of traffic volume 
at the FM 544-McCreary Road intersection; however the increased delays at this intersection are 
primarily attributed to the background through traffic volumes on FM 544.  This is a typical 
condition similar to what several other nearby signalized intersections along FM 544 in Murphy are 
experiencing currently. 

 

END OF MEMO 
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Appendix A.  Trip Generation Supplement 
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Appendix B.  Existing Peak Hour Intersection Traffic Volumes 
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Intersection Traffic Movements DeShazo Group, Inc.

Location:
1 City/State: Data Collector(s):

Day/Date: Weather Conditions:
Project-ID #: Traffic Control:

Data Source:

Begin End U L T R U L T R U L T R U L T R
6:30 AM 6:45 AM 0 14 9 21 0 29 28 96 0 7 97 3 0 22 497 13
6:45 AM 7:00 AM 0 17 12 21 0 38 34 135 0 21 141 8 0 24 469 27
7:00 AM 7:15 AM 0 31 19 20 0 38 51 161 0 36 88 5 0 23 365 18
7:15 AM 7:30 AM 0 60 31 28 0 63 47 209 0 26 126 6 0 10 438 8
7:30 AM 7:45 AM 0 46 30 30 0 47 53 159 0 24 140 7 0 29 614 18
7:45 AM 8:00 AM 0 47 24 45 0 79 44 116 0 28 154 9 0 20 513 38
8:00 AM 8:15 AM 0 23 19 28 0 45 23 94 0 39 100 8 0 32 436 40
8:15 AM 8:30 AM 0 21 16 22 0 48 26 117 0 39 113 18 0 21 402 17

0 176 104 131 0 234 167 578 0 117 520 30 0 91 2,001 104
0.00 0.73 0.84 0.73 0.00 0.74 0.79 0.69 0.00 0.75 0.84 0.83 0.00 0.71 0.81 0.65

Intersection Peak Hour: Intersection PHF: 0.89
0 176 104 131 0 234 167 578 0 117 520 30 0 91 2,001 104

0.00 0.73 0.84 0.73 0.00 0.74 0.79 0.69 0.00 0.75 0.84 0.83 0.00 0.71 0.81 0.65
Study Peak Hour: Study Area PHF: 0.89

4:30 PM 4:45 PM 0 39 50 14 0 25 35 70 0 105 411 46 0 23 203 42
4:45 PM 5:00 PM 0 28 46 40 0 32 31 68 0 115 516 44 0 22 225 33
5:00 PM 5:15 PM 0 34 57 28 0 32 32 63 0 102 502 50 0 22 241 41
5:15 PM 5:30 PM 0 28 77 34 0 34 25 62 0 112 584 40 0 26 209 30
5:30 PM 5:45 PM 0 36 62 37 0 44 30 61 0 99 536 46 0 28 182 30
5:45 PM 6:00 PM 0 31 51 44 0 37 30 50 0 109 506 41 0 17 207 33

Murphy, TX

7:15 AM - 8:15 AM

Time of
Count

Intersection PHV:
PHF:

Study Area PHV:
PHF:

7:15 AM - 8:15 AM

FM 544 & McCreary Road

Northbound on
McReary Road

Eastbound on
FM 544

Westbound on

Tuesday, March 20, 2012
12044-01
Quality Counts

na

Southbound on
McReary Road FM 544

Signalized

6:00 PM 6:15 PM 0 33 51 33 0 36 23 46 0 123 507 41 0 19 194 39
6:15 PM 6:30 PM 0 37 43 32 0 40 34 63 0 117 458 29 0 14 204 36

0 126 242 139 0 142 118 254 0 428 2,138 180 0 98 857 134
0.00 0.88 0.79 0.87 0.00 0.81 0.92 0.93 0.00 0.93 0.92 0.90 0.00 0.88 0.89 0.82

Intersection Peak Hour: Intersection PHF: 0.96
0 126 242 139 0 142 118 254 0 428 2,138 180 0 98 857 134

0.00 0.88 0.79 0.87 0.00 0.81 0.92 0.93 0.00 0.93 0.92 0.90 0.00 0.88 0.89 0.82
Study Peak Hour: Study Area PHF: 0.96
PHF:

4:45 PM - 5:45 PM

PHF:
4:45 PM - 5:45 PM

Study Area PHV:

Intersection PHV:

File: C2X3HRS - 4L&12Mv_Peds.XLS

Observations:
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Appendix C. Level-of-Service Definitions 
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g 
ef

fo
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s 
ty
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ca

lly
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 s

er
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ce
 fl
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 r

at
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S 

C 
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 D
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o 
en
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n 
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ce

pt
ab

le
 o

pe
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tin
g 

se
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ic
e 

fo
r f
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 u
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re
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t 
A
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SE
R

VI
C

E 
M
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R
ES
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ch
 ty

pe
 o

f f
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ili
ty

 ty
pe

, o
ne

 o
r 

m
or

e 
or

 th
e 

st
at

ed
 p

er
fo

rm
an

ce
 m

ea
su

re
s 

se
rv

es
 a

s 
th

e 
pr

im
ar

y 
de

te
rm

in
an

t 
of

 l
ev

el
s 

of
 s

er
vi

ce
. 
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hi

s 
LO

S-
de

te
rm

in
in

g 
pa

ra
m

et
er

 i
s 

ca
lle

d 
th

e 
se

rv
ic

e 
m

ea
su

re
 o

r s
om

et
im

es
 th

e 
m
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su

re
 o

f e
ffe

ct
iv

en
es

s 
(M

O
E)

 fo
r e
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h 
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ci

lit
y 

ty
pe
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H

A
PT

ER
 1

6 
– 
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G
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A
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R
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C
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O

N
S 
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O
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F 
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E 
M

ET
H

O
D

O
LO

G
Y 

Th
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pt
er

 c
on

ta
in

s 
a 

m
et

ho
do

lo
gy

 fo
r a
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ly

zi
ng

 th
e 

ca
pa

ci
ty

 a
nd

 le
ve

l o
f s

er
vi

ce
 (L

O
S)

 o
f 

si
gn

al
iz

ed
 in

te
rs

ec
tio

ns
.  

Th
e 

an
al

ys
is

 m
us

t c
on

si
de

r a
 w

id
e 

va
ri

et
y 

of
 p

re
va

ili
ng

 c
on

di
tio

ns
, 

in
cl

ud
in

g 
th

e 
am

ou
nt

 a
nd

 d
is

tr
ib

ut
io

n 
of

 tr
af

fic
 m

ov
em

en
ts

, t
ra

ffi
c 

co
m

po
si

tio
n,

 g
eo

m
et

ri
c 

ch
ar

ac
te

ri
st

ic
s,

 a
nd

 d
et

ai
ls

 o
f 

in
te

rs
ec

tio
n 
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gn

al
iz

at
io

n.
  

Th
e 

m
et

ho
do

lo
gy

 f
oc

us
es

 o
n 

th
e 

de
te

rm
in

at
io

n 
of

 L
O

S 
fo

r k
no

w
n 

or
 p

ro
je

ct
ed

 c
on

di
tio

ns
. 

 Th
e 

m
et

ho
do

lo
gy

 a
dd

re
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 c
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ac

ity
, L

O
S,

 a
nd

 o
th

er
 p

er
fo

rm
an

ce
 m

ea
su

re
s 

fo
r 

la
ne

 
gr

ou
ps

 a
nd

 in
te

rs
ec

tio
n 

ap
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oa
ch

es
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nd
 th

e 
LO

S 
fo

r t
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 in
te

rs
ec

tio
n 
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 a

 w
ho

le
.  

C
ap

ac
ity

 is
 

ev
al

ua
te

d 
in

 te
rm

s 
of
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e 

ra
tio

 o
f d

em
an

d 
flo

w
 r

at
e 

to
 c

ap
ac

ity
 (v

/c
 r

at
io

), 
w

he
re
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 L

O
S 
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ev
al

ua
te

d 
on

 th
e 

ba
si

s 
of
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on

tr
ol

 d
el

ay
 p

er
 v

eh
ic

le
 (i

n 
se

co
nd

s 
pe

r v
eh

ic
le

). 
 C

on
tr

ol
 d

el
ay
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th
e 

po
rt

io
n 

of
 

th
e 

to
ta

l 
de

la
y 

at
tr

ib
ut

ed
 

to
 

tr
af

fic
 

si
gn

al
 

op
er

at
io

n 
fo

r 
si

gn
al

iz
ed

 
in

te
rs

ec
tio

ns
. 

 C
on

tr
ol

 d
el

ay
 i

nc
lu

de
s 

in
iti

al
 d

ec
el

er
at

io
n 

de
la

y,
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ue
ue

 m
ov

e-
up

 t
im

e,
 

st
op

pe
d 

de
la

y,
 a

nd
 fi

na
l a

cc
el

er
at

io
n 

de
la

y.
 

 M
ET

H
O

D
O

LO
G

Y
Th

e 
pr

im
ar

y 
ou

tp
ut

 o
f 

th
e 

m
et

ho
d 

is
 l

ev
el

 o
f 

se
rv

ic
e 

(L
O

S)
.  

Th
is

 m
et

ho
do

lo
gy

 c
ov

er
s 

a 
w

id
e 

ra
ng

e 
of

 o
pe

ra
tio

na
l 

co
nf

ig
ur

at
io

ns
, 

in
cl

ud
in

g 
co

m
bi

na
tio

ns
 o

f 
ph

as
e 

pl
an

s,
 l

an
e 

ut
ili

za
tio

n,
 a

nd
 le

ft-
tu

rn
 t

re
at

m
en

t 
al

te
rn

at
iv

es
.  

It 
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 im
po

rt
an

t 
to

 n
ot

e 
th

at
 s

om
e 

of
 t

he
se

 
co

nf
ig

ur
at

io
ns

 m
ay

 b
e 

co
ns

id
er

ed
 u

na
cc

ep
ta

bl
e 

by
 s

om
e 

op
er

at
in

g 
ag

en
ci

es
 f
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m

 a
 s

af
et

y 
po
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t 

of
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ie
w

. 
 T
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 s

af
et

y 
as

pe
ct

 o
f 

si
gn

al
iz

ed
 i

nt
er

se
ct

io
ns

 c
an

no
t 

be
 i

gn
or

ed
, 

an
d 

th
e 

pr
ov

is
io

n 
in

 t
hi

s 
ch

ap
te

r 
of

 a
 c

ap
ac

ity
 a

nd
 L

O
S 

an
al

ys
is

 m
et

ho
do

lo
gy

 f
or

 a
 s

pe
ci

fic
 

op
er

at
io

na
l c

on
fig

ur
at

io
n 
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es

 n
ot

 im
pl

y 
an

 e
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or
se

m
en

t o
f t

he
 s

ui
ta

bi
lit

y 
fo

r a
pp

lic
at

io
n 

of
 

su
ch

 a
 c

on
fig

ur
at

io
n.

 
 LE

VE
L-
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SE
R
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C

E
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e 
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er
ag

e 
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nt
ro

l d
el

ay
 p

er
 v

eh
ic

le
 is

 e
st

im
at

ed
 f

or
 e
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h 

la
ne

 g
ro

up
 a

nd
 a

gg
re

ga
te

d 
fo

r 
ea

ch
 a

pp
ro

ac
h 

an
d 

fo
r 

th
e 

in
te

rs
ec

tio
n 
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 a

 w
ho

le
.  

LO
S 

is
 d

ir
ec

tly
 r

el
at

ed
 t

o 
th

e 
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nt
ro

l 
de
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y 

va
lu

e.
  T
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 c
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d 
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C
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 IN
PU

T 
PA

R
A

M
ET

ER
S 

Th
is

 in
fo

rm
at

io
n 

fo
rm

s 
th

e 
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si
s 

fo
r 

se
le

ct
in

g 
co

m
pu

ta
tio

na
l v

al
ue

s 
an

d 
pr

oc
ed

ur
es
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 t
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m
od

ul
es

 t
ha

t 
fo

llo
w

. 
 T

he
 d

at
a 

ne
ed

ed
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re
 d

et
ai

le
d 

an
d 

va
ri

ed
 a

nd
 f

al
l 

in
to

 t
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ee
 m
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n 

ca
te

go
ri

es
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ge
om

et
ri
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 tr

af
fic

, a
nd

 s
ig

na
liz

at
io

n.
 

 IN
TE

R
PR

ET
A

TI
O

N
 O

F 
R

ES
U

LT
S 

Th
e 

co
m

pu
ta

tio
ns

 d
is

cu
ss

ed
 in

 t
he

 p
re

vi
ou

s 
se

ct
io

n 
re

su
lt 

in
 a

n 
es

tim
at

io
n 

of
 t

he
 a

ve
ra

ge
 

de
la

y 
pe

r 
ve

hi
cl

e 
in

 e
ac

h 
la

ne
 g

ro
up

 fo
r 

ea
ch

 a
pp

ro
ac

h 
an

d 
fo

r 
th

e 
in

te
rs

ec
tio

n 
as

 a
 w

ho
le

.  
LO

S 
is

 d
ir

ec
tly

 re
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te
d 

to
 d

el
ay

 v
al

ue
s 

an
d 

is
 a

ss
ig

ne
d 

on
 th

at
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is

.  
LO

S 
is

 a
 m

ea
su

re
 o

f t
he

 
ac

ce
pt

ab
ili

ty
 o

f 
de

la
y 

le
ve

ls
 t

o 
m

ot
or
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 a
t 

a 
gi

ve
n 

in
te

rs
ec

tio
n.

  
W

he
n 

de
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ys
 a
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un
ac

ce
pt
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le

, t
he

 c
au

se
s 

of
 d

el
ay

 s
ho

ul
d 

be
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ef

ul
ly

 e
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m
in

ed
.  

A
lth

ou
gh

 d
is
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ss

io
n 

be
lo

w
 

is
 c

le
ar

ly
 n

ot
 e

xh
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st
iv

e,
 s

om
e 

of
 th

e 
m

or
e 

co
m

m
on

 s
itu

at
io

ns
 a

re
 a

s 
fo

llo
w

s.
 

 1.
LO

S 
is

 a
n 

in
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tio

n 
of
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e 

ge
ne
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l a
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ep

ta
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lit
y 

of
 d

el
ay
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ri
ve

rs
.  
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ou
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 b
e 

no
te

d 
th
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s 
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ha
t 

su
bj
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tiv
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w
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t 
m
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 b
e 
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pt
ab

le
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a 
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e 
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ty
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s 
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t 
ne
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ss

ar
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 a
cc

ep
ta
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e 
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m

al
le

r c
ity
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ur
al
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re
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2.
W

he
n 

de
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y 
le

ve
ls

 a
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 a
cc

ep
ta

bl
e 

fo
r t

he
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te
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ec
tio

n 
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 a
 w

ho
le

 b
ut

 a
re

 u
na

cc
ep

ta
bl

e 
fo

r 
ce

rt
ai

n 
la

ne
 g

ro
up

s,
 th

e 
ph
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e 

pl
an

, a
llo

ca
tio

n 
of

 g
re

en
 ti

m
e,

 o
r 

bo
th

 m
ig

ht
 b

e 
ex

am
in

ed
 

to
 p

ro
vi

de
 fo

r m
or

e 
ef

fic
ie

nt
 h

an
dl

in
g 

of
 th

e 
di

sa
dv

an
ta

ge
d 

m
ov

em
en

t o
r m

ov
em

en
ts
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3.
W

he
n 

de
la

y 
le

ve
ls

 a
re

 u
na

cc
ep

ta
bl

e 
bu

t 
v/

c 
ra

tio
s 

ar
e 

re
la

tiv
el

y 
lo

w
, t

he
 c

yc
le

 l
en

gt
h 

m
ay

 b
e 

to
o 

lo
ng

 fo
r 

pr
ev

ai
lin

g 
co

nd
iti

on
s,

 th
e 

ph
as

e 
pl

an
 m

ay
 b

e 
in

ef
fic

ie
nt

, o
r 

bo
th

.  
It 

sh
ou

ld
 b

e 
no

te
d,

 h
ow

ev
er

, t
ha

t w
he

n 
si

gn
al

s 
ar

e 
pa

rt
 o

f a
 c

oo
rd

in
at

ed
 s

ys
te

m
, t

he
 c

yc
le

 
le

ng
th

 
at

 
in

di
vi

du
al

 
in

te
rs

ec
tio

ns
 

is
 

de
te

rm
in

ed
 

by
 

sy
st

em
 

co
ns

id
er

at
io

ns
, 

an
d 

al
te

ra
tio

ns
 a

t i
so

la
te

d 
lo

ca
tio

ns
 m

ay
 n

ot
 b

e 
pr

ac
tic

al
. 

4.
W

he
n 

bo
th

 d
el

ay
 le

ve
ls

 a
nd

 v
/c

 ra
tio

s 
ar

e 
un

ac
ce

pt
ab

le
, t

he
 s

itu
at

io
n 

is
 c

ri
tic

al
.  

D
el

ay
 is

 
al

re
ad

y 
hi

gh
, a

nd
 d

em
an

d 
is

 n
ea

r 
or

 o
ve

r 
ca

pa
ci

ty
.  

In
 s

uc
h 

si
tu

at
io

ns
, t

he
 d

el
ay

 m
ay

 
in

cr
ea

se
 r

ap
id

ly
 w

ith
 s

m
al

l c
ha

ng
es

 in
 d

em
an

d.
  

Th
e 

fu
ll 

ra
ng

e 
of

 p
ot

en
tia

l g
eo

m
et
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c 

an
d 

si
gn

al
 d

es
ig

n 
im
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ov
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en
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be

 c
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de
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d 

in
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 fo
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m
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em

en
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s A
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A
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en
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x  

Th
e 
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llo

w
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g 
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us
t b

e 
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iz
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ac
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pt
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ay

 c
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st
 w
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 c
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 a

 
pr

ob
le

m
 a

s 
w

el
l a

s 
in

 c
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es
 in

 w
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ch
 it

 is
 a

de
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at
e.

  F
ur

th
er

, a
cc

ep
ta

bl
e 

de
la

y 
le

ve
ls

 d
o 

no
t 

au
to

m
at

ic
al

ly
 e

ns
ur

e 
th

at
 c

ap
ac

ity
 is

 s
uf

fic
ie

nt
.  

D
el
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O
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 c
om
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ex

 
va

ri
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le
s 
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flu

en
ce

d 
by

 a
 w

id
e 

ra
ng

e 
of

 tr
af

fic
, r
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ay
, a

nd
 s

ig
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liz
at

io
n 

co
nd

iti
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s.
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er

at
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l 

an
al
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is

 t
ec
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iq

ue
s 

pr
es

en
te

d 
he
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 u

se
fu

l 
in

 e
st

im
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g 
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e 
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or
m

an
ce

 
ch

ar
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te
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st
ic

s 
of
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he
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nt
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se
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n 
an

d 
in

 p
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vi
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ng
 b
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ic
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ns

ig
ht

s 
in

to
 p

ro
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y 

ca
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al
 

fa
ct

or
s.

 
 Th

e 
de

te
rm

in
at

io
n 

of
 L

O
S 

is
 b
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ed

 o
n 

av
er

ag
e 

co
nt

ro
l 

de
la

y.
  

It 
is

 p
os

si
bl

e,
 h

ow
ev

er
, f

or
 

av
er

ag
e 

de
la

y 
to

 d
ec

re
as

e 
w

ith
 i

nc
re
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in

g 
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lu
m

es
 i

f 
th

e 
vo

lu
m

e 
in

cr
ea

se
d 

oc
cu

r 
in

 
m

ov
em

en
ts

 w
ith

 l
es

s 
th

an
 t

he
 a

ve
ra

ge
 d

el
ay

. 
 E

ve
n 

w
ith

 i
nc

re
as

es
 i

n 
m

or
e 

th
an

 o
ne

 
m

ov
em

en
t 

on
 a

n 
ap
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ch
, 

th
e 

ne
t 

ef
fe

ct
 c

an
 s

til
l 

be
 a

 d
ec

re
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e 
in

 a
ve

ra
ge

 d
el

ay
 i

f 
th

e 
m

ov
em

en
ts

 w
ith

 le
ss

 th
an

 a
ve

ra
ge

 d
el

ay
 in

cr
ea

se
 s

uf
fic

ie
nt

ly
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 O
ne

 w
ay

 to
 a

vo
id

 th
is

 a
no

m
al

y 
is

 to
 c

on
si

de
r t

he
 c

ha
ng

e 
in

 m
ea

n 
de

la
y 

on
 a

 la
ne

-g
ro

up
-b

y-
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ne
-g

ro
up

 b
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is
 ra

th
er

 th
an

 b
y 

av
er

ag
in

g 
de

la
y 

ov
er
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e 

en
tir

e 
in

te
rs

ec
tio

ns
.  

A
dd

in
g 

tr
af

fic
 

to
 a

 p
ar

tic
ul

ar
 la

ne
 g

ro
up

 w
ill

 a
lw

ay
s 

in
cr

ea
se

 th
e 

de
la

y 
fo

r 
th

at
 la

ne
 g

ro
up

 (a
s 

lo
ng

 a
s 

al
l 

ot
he

r f
ac

to
rs

 re
m

ai
n 

un
ch

an
ge

d)
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 Th
es

e 
pr

oc
ed

ur
es

 d
o 

no
t, 

ho
w

ev
er

, a
cc

ou
nt

 f
or

 a
ll 

po
ss

ib
le

 c
on

di
tio

ns
.  
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en
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s 
of
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ct
er
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fic

 c
ur
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er

 r
ad
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 in

te
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tio

n 
an
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e,

 c
om
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tio
ns

 o
f g

ra
de

s 
on

 v
ar

io
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 a
pp

ro
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 o
dd

 g
eo

m
et

ri
c 

fe
at

ur
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of
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et

 i
nt

er
se

ct
io

ns
, 

na
rr

ow
in

g 
on

 t
he

 
de

pa
rt

ur
e 

la
ne

s,
 e

tc
.),

 a
nd

 o
th

er
 u

nu
su

al
 s

ite
-s

pe
ci

fic
 c

on
di

tio
ns

 a
re

 n
ot

 a
dd

re
ss

ed
 i

n 
th

e 
m

et
ho

do
lo

gy
. 

 Th
e 

ca
pa

ci
ty

 o
f 

an
 i

nt
er

se
ct

io
n 

is
 c

om
pl

ex
 v

ar
ia

bl
e 

de
pe

nd
in

g 
on

 a
 l

ar
ge

 n
um

be
r 

of
 

pr
ev

ai
lin

g 
tr

af
fic

, r
oa

dw
ay

, a
nd

 s
ig

na
liz

at
io

n 
co

nd
iti

on
s.

  S
ug

ge
st

io
ns

 o
n 

in
te

rp
re

ta
tio

n 
ar

e 
no

t m
ea

nt
 to

 b
e 

ex
ha

us
tiv

e 
or

 c
om

pl
et

e 
bu

t m
er

el
y 

to
 p

oi
nt

 o
ut

 s
om

e 
of

 th
e 

m
or

e 
co

m
m

on
 

pr
ob

le
m

s 
th

at
 c

an
 b

e 
id

en
tif

ie
d 

fr
om

 th
e 

C
ap

ac
ity

 a
nd

 L
O

S 
W

or
ks

he
et

 re
su

lts
. 



DeShazo Group, Inc. 
 

 
McCreary Marketplace 
Site Access Assessment 

Appendix 

Appendix D.  Detailed Intersection Capacity Analysis Results 
 



A
M

 P
ea

k 
H

ou
r

E
xi

st
in

g
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 1

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
La

ne
 C

on
fig

ur
ati

on
s

Vo
lum

e (
vp

h)
11

7
52

0
30

91
20

01
10

4
17

6
10

4
13

1
23

4
16

7
57

8
Ide

al 
Flo

w 
(vp

hp
l)

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

St
or

ag
e L

en
gth

 (f
t)

17
5

0
27

5
0

10
0

0
22

5
0

St
or

ag
e L

an
es

1
0

1
0

1
1

1
1

Ta
pe

r L
en

gth
 (f

t)
25

25
25

25
25

25
25

25
La

ne
 U

til.
 F

ac
tor

1.0
0

0.9
1

0.9
1

1.0
0

0.9
1

0.9
1

1.0
0

1.0
0

1.0
0

1.0
0

0.9
5

0.9
5

Fr
t

0.9
92

0.9
93

0.8
50

0.9
15

0.8
50

Flt
 P

ro
tec

ted
0.9

50
0.9

50
0.9

50
0.9

50
Sa

td.
 F

low
 (p

ro
t)

17
70

50
45

0
17

70
50

50
0

17
70

18
63

15
83

17
70

16
19

15
04

Flt
 P

er
mi

tte
d

0.0
45

0.3
94

0.0
88

0.5
87

Sa
td.

 F
low

 (p
er

m)
84

50
45

0
73

4
50

50
0

16
4

18
63

15
83

10
93

16
19

15
04

Ri
gh

t T
ur

n o
n R

ed
Ye

s
Ye

s
Ye

s
Ye

s
Sa

td.
 F

low
 (R

TO
R)

7
6

14
6

37
91

Lin
k S

pe
ed

 (m
ph

)
30

30
30

30
Lin

k D
ist

an
ce

 (f
t)

60
3

63
0

39
2

50
0

Tr
av

el 
Tim

e (
s)

13
.7

14
.3

8.9
11

.4
Pe

ak
 H

ou
r F

ac
tor

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

Ad
j. F

low
 (v

ph
)

13
0

57
8

33
10

1
22

23
11

6
19

6
11

6
14

6
26

0
18

6
64

2
Sh

ar
ed

 La
ne

 T
ra

ffic
 (%

)
38

%
La

ne
 G

ro
up

 F
low

 (v
ph

)
13

0
61

1
0

10
1

23
39

0
19

6
11

6
14

6
26

0
43

0
39

8
En

ter
 B

loc
ke

d I
nte

rse
cti

on
No

No
No

No
No

No
No

No
No

No
No

No
La

ne
 A

lig
nm

en
t

Le
ft

Le
ft

Ri
gh

t
Le

ft
Le

ft
Ri

gh
t

Le
ft

Le
ft

Ri
gh

t
Le

ft
Le

ft
Ri

gh
t

Me
dia

n W
idt

h(
ft)

12
12

12
12

Lin
k O

ffs
et(

ft)
0

0
0

0
Cr

os
sw

alk
 W

idt
h(

ft)
16

16
16

16
Tw

o w
ay

 Le
ft T

ur
n L

an
e

He
ad

wa
y F

ac
tor

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

Tu
rn

ing
 S

pe
ed

 (m
ph

)
15

9
15

9
15

9
15

9
Nu

mb
er

 of
 D

ete
cto

rs 
1

2
1

2
1

2
1

1
2

1
De

tec
tor

 T
em

pla
te 

Le
ft

Th
ru

Le
ft

Th
ru

Le
ft

Th
ru

Ri
gh

t
Le

ft
Th

ru
Ri

gh
t

Le
ad

ing
 D

ete
cto

r (
ft)

20
10

0
20

10
0

20
10

0
20

20
10

0
20

Tr
ail

ing
 D

ete
cto

r (
ft)

0
0

0
0

0
0

0
0

0
0

De
tec

tor
 1 

Po
sit

ion
(ft

)
0

0
0

0
0

0
0

0
0

0
De

tec
tor

 1 
Si

ze
(ft

)
20

6
20

6
20

6
20

20
6

20
De

tec
tor

 1 
Ty

pe
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
De

tec
tor

 1 
Ch

an
ne

l
De

tec
tor

 1 
Ex

ten
d (

s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 1 
Qu

eu
e (

s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 1 
De

lay
 (s

)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 2 
Po

sit
ion

(ft
)

94
94

94
94

De
tec

tor
 2 

Si
ze

(ft
)

6
6

6
6

De
tec

tor
 2 

Ty
pe

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

De
tec

tor
 2 

Ch
an

ne
l

De
tec

tor
 2 

Ex
ten

d (
s)

0.0
0.0

0.0
0.0

Tu
rn

 T
yp

e
pm

+p
t

pm
+p

t
pm

+p
t

Pe
rm

pm
+p

t
Pe

rm
Pr

ote
cte

d P
ha

se
s

7
4

3
8

5
2

1
6

Pe
rm

itte
d P

ha
se

s
4

8
2

2
6

6
De

tec
tor

 P
ha

se
7

4
3

8
5

2
2

1
6

6
Sw

itc
h P

ha
se

Mi
nim

um
 In

itia
l (s

)
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
Mi

nim
um

 S
pli

t (
s)

8.0
20

.0
8.0

20
.0

8.0
20

.0
20

.0
8.0

20
.0

20
.0

To
tal

 S
pli

t (
s)

15
.0

94
.0

0.0
10

.0
89

.0
0.0

21
.0

53
.0

53
.0

23
.0

55
.0

55
.0

To
tal

 S
pli

t (
%

)
8.3

%
52

.2%
0.0

%
5.6

%
49

.4%
0.0

%
11

.7%
29

.4%
29

.4%
12

.8%
30

.6%
30

.6%

A
M

 P
ea

k 
H

ou
r

E
xi

st
in

g
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 2

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
Ma

xim
um

 G
re

en
 (s

)
11

.0
90

.0
6.0

85
.0

17
.0

49
.0

49
.0

19
.0

51
.0

51
.0

Ye
llo

w 
Tim

e (
s)

3.5
3.5

3.5
3.5

3.5
3.5

3.5
3.5

3.5
3.5

Al
l-R

ed
 T

im
e (

s)
0.5

0.5
0.5

0.5
0.5

0.5
0.5

0.5
0.5

0.5
Lo

st 
Tim

e A
dju

st 
(s)

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

To
tal

 Lo
st 

Tim
e (

s)
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
Le

ad
/La

g
Le

ad
La

g
Le

ad
La

g
Le

ad
La

g
La

g
Le

ad
La

g
La

g
Le

ad
-L

ag
 O

pti
mi

ze
?

Ye
s

Ye
s

Ye
s

Ye
s

Ye
s

Ye
s

Ye
s

Ye
s

Ye
s

Ye
s

Ve
hic

le 
Ex

ten
sio

n (
s)

3.0
3.0

3.0
3.0

3.0
3.0

3.0
3.0

3.0
3.0

Re
ca

ll M
od

e
No

ne
No

ne
No

ne
No

ne
No

ne
No

ne
No

ne
No

ne
No

ne
No

ne
W

alk
 T

im
e (

s)
5.0

5.0
5.0

5.0
5.0

5.0
Fla

sh
 D

on
t W

alk
 (s

)
11

.0
11

.0
11

.0
11

.0
11

.0
11

.0
Pe

de
str

ian
 C

all
s (

#/h
r)

0
0

0
0

0
0

Ac
t E

ffc
t G

re
en

 (s
)

10
0.1

90
.1

91
.1

85
.1

62
.3

45
.4

45
.4

65
.5

47
.0

47
.0

Ac
tua

ted
 g/

C 
Ra

tio
0.5

7
0.5

1
0.5

2
0.4

8
0.3

5
0.2

6
0.2

6
0.3

7
0.2

7
0.2

7
v/c

 R
ati

o
0.8

5
0.2

4
0.2

4
0.9

6
0.9

2
0.2

4
0.2

8
0.5

4
0.9

4
0.8

5
Co

ntr
ol 

De
lay

82
.6

24
.3

20
.5

54
.3

93
.1

52
.9

8.0
43

.8
85

.9
64

.2
Qu

eu
e D

ela
y

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

To
tal

 D
ela

y
82

.6
24

.3
20

.5
54

.3
93

.1
52

.9
8.0

43
.8

85
.9

64
.2

LO
S

F
C

C
D

F
D

A
D

F
E

Ap
pr

oa
ch

 D
ela

y
34

.5
52

.9
55

.8
67

.9
Ap

pr
oa

ch
 LO

S
C

D
E

E
Qu

eu
e L

en
gth

 50
th 

(ft
)

10
3

14
6

55
98

4
17

8
10

7
0

21
6

47
8

37
0

Qu
eu

e L
en

gth
 95

th 
(ft

)
#2

38
17

5
89

#1
10

2
#3

45
16

9
60

29
9

#6
92

52
8

Int
er

na
l L

ink
 D

ist
 (f

t)
52

3
55

0
31

2
42

0
Tu

rn
 B

ay
 Le

ng
th 

(ft
)

17
5

27
5

10
0

22
5

Ba
se

 C
ap

ac
ity

 (v
ph

)
15

3
25

86
41

5
24

45
21

4
51

9
54

6
48

3
49

6
50

1
St

ar
va

tio
n C

ap
 R

ed
uc

tn
0

0
0

0
0

0
0

0
0

0
Sp

illb
ac

k C
ap

 R
ed

uc
tn

0
0

0
0

0
0

0
0

0
0

St
or

ag
e C

ap
 R

ed
uc

tn
0

0
0

0
0

0
0

0
0

0
Re

du
ce

d v
/c 

Ra
tio

0.8
5

0.2
4

0.2
4

0.9
6

0.9
2

0.2
2

0.2
7

0.5
4

0.8
7

0.7
9

Int
er

se
cti

on
 S

um
ma

ry
Ar

ea
 T

yp
e:

Ot
he

r
Cy

cle
 Le

ng
th:

 18
0

Ac
tua

ted
 C

yc
le 

Le
ng

th:
 17

6
Na

tur
al 

Cy
cle

: 9
0

Co
ntr

ol 
Ty

pe
: A

ctu
ate

d-
Un

co
or

din
ate

d
Ma

xim
um

 v/
c R

ati
o: 

0.9
6

Int
er

se
cti

on
 S

ign
al 

De
lay

: 5
3.8

Int
er

se
cti

on
 LO

S:
 D

Int
er

se
cti

on
 C

ap
ac

ity
 U

tili
za

tio
n 9

1.1
%

IC
U 

Le
ve

l o
f S

er
vic

e F
An

aly
sis

 P
er

iod
 (m

in)
 15

#  
  9

5th
 pe

rce
nti

le 
vo

lum
e e

xc
ee

ds
 ca

pa
cit

y, 
qu

eu
e m

ay
 be

 lo
ng

er
.

    
 Q

ue
ue

 sh
ow

n i
s m

ax
im

um
 af

ter
 tw

o c
yc

les
.

Sp
lits

 an
d P

ha
se

s: 
    

1: 
FM

 54
4 &

 M
cC

re
ar

y R
oa

d



P
M

 P
ea

k 
H

ou
r

E
xi

st
in

g
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 1

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
La

ne
 C

on
fig

ur
ati

on
s

Vo
lum

e (
vp

h)
42

8
21

38
18

0
98

85
7

13
4

12
6

24
2

13
9

14
2

11
8

25
4

Ide
al 

Flo
w 

(vp
hp

l)
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
St

or
ag

e L
en

gth
 (f

t)
17

5
0

27
5

0
10

0
0

22
5

0
St

or
ag

e L
an

es
1

0
1

0
1

1
1

1
Ta

pe
r L

en
gth

 (f
t)

25
25

25
25

25
25

25
25

La
ne

 U
til.

 F
ac

tor
1.0

0
0.9

1
0.9

1
1.0

0
0.9

1
0.9

1
1.0

0
1.0

0
1.0

0
1.0

0
0.9

5
0.9

5
Fr

t
0.9

88
0.9

80
0.8

50
0.9

41
0.8

50
Flt

 P
ro

tec
ted

0.9
50

0.9
50

0.9
50

0.9
50

Sa
td.

 F
low

 (p
ro

t)
17

70
50

24
0

17
70

49
84

0
17

70
18

63
15

83
17

70
16

65
15

04
Flt

 P
er

mi
tte

d
0.1

45
0.0

60
0.3

16
0.1

63
Sa

td.
 F

low
 (p

er
m)

27
0

50
24

0
11

2
49

84
0

58
9

18
63

15
83

30
4

16
65

15
04

Ri
gh

t T
ur

n o
n R

ed
Ye

s
Ye

s
Ye

s
Ye

s
Sa

td.
 F

low
 (R

TO
R)

12
17

14
5

16
19

7
Lin

k S
pe

ed
 (m

ph
)

30
30

30
30

Lin
k D

ist
an

ce
 (f

t)
60

3
63

0
39

2
50

0
Tr

av
el 

Tim
e (

s)
13

.7
14

.3
8.9

11
.4

Pe
ak

 H
ou

r F
ac

tor
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
0.9

0
Ad

j. F
low

 (v
ph

)
47

6
23

76
20

0
10

9
95

2
14

9
14

0
26

9
15

4
15

8
13

1
28

2
Sh

ar
ed

 La
ne

 T
ra

ffic
 (%

)
30

%
La

ne
 G

ro
up

 F
low

 (v
ph

)
47

6
25

76
0

10
9

11
01

0
14

0
26

9
15

4
15

8
21

6
19

7
En

ter
 B

loc
ke

d I
nte

rse
cti

on
No

No
No

No
No

No
No

No
No

No
No

No
La

ne
 A

lig
nm

en
t

Le
ft

Le
ft

Ri
gh

t
Le

ft
Le

ft
Ri

gh
t

Le
ft

Le
ft

Ri
gh

t
Le

ft
Le

ft
Ri

gh
t

Me
dia

n W
idt

h(
ft)

12
12

12
12

Lin
k O

ffs
et(

ft)
0

0
0

0
Cr

os
sw

alk
 W

idt
h(

ft)
16

16
16

16
Tw

o w
ay

 Le
ft T

ur
n L

an
e

He
ad

wa
y F

ac
tor

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

Tu
rn

ing
 S

pe
ed

 (m
ph

)
15

9
15

9
15

9
15

9
Nu

mb
er

 of
 D

ete
cto

rs 
1

2
1

2
1

2
1

1
2

1
De

tec
tor

 T
em

pla
te 

Le
ft

Th
ru

Le
ft

Th
ru

Le
ft

Th
ru

Ri
gh

t
Le

ft
Th

ru
Ri

gh
t

Le
ad

ing
 D

ete
cto

r (
ft)

20
10

0
20

10
0

20
10

0
20

20
10

0
20

Tr
ail

ing
 D

ete
cto

r (
ft)

0
0

0
0

0
0

0
0

0
0

De
tec

tor
 1 

Po
sit

ion
(ft

)
0

0
0

0
0

0
0

0
0

0
De

tec
tor

 1 
Si

ze
(ft

)
20

6
20

6
20

6
20

20
6

20
De

tec
tor

 1 
Ty

pe
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
De

tec
tor

 1 
Ch

an
ne

l
De

tec
tor

 1 
Ex

ten
d (

s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 1 
Qu

eu
e (

s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 1 
De

lay
 (s

)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 2 
Po

sit
ion

(ft
)

94
94

94
94

De
tec

tor
 2 

Si
ze

(ft
)

6
6

6
6

De
tec

tor
 2 

Ty
pe

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

De
tec

tor
 2 

Ch
an

ne
l

De
tec

tor
 2 

Ex
ten

d (
s)

0.0
0.0

0.0
0.0

Tu
rn

 T
yp

e
pm

+p
t

pm
+p

t
pm

+p
t

Pe
rm

pm
+p

t
Pe

rm
Pr

ote
cte

d P
ha

se
s

7
4

3
8

5
2

1
6

Pe
rm

itte
d P

ha
se

s
4

8
2

2
6

6
De

tec
tor

 P
ha

se
7

4
3

8
5

2
2

1
6

6
Sw

itc
h P

ha
se

Mi
nim

um
 In

itia
l (s

)
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
Mi

nim
um

 S
pli

t (
s)

8.0
20

.0
8.0

20
.0

8.0
20

.0
20

.0
8.0

20
.0

20
.0

To
tal

 S
pli

t (
s)

63
.0

10
4.0

0.0
18

.0
59

.0
0.0

16
.0

40
.0

40
.0

18
.0

42
.0

42
.0

To
tal

 S
pli

t (
%

)
35

.0%
57

.8%
0.0

%
10

.0%
32

.8%
0.0

%
8.9

%
22

.2%
22

.2%
10

.0%
23

.3%
23

.3%

P
M

 P
ea

k 
H

ou
r

E
xi

st
in

g
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 2

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
Ma

xim
um

 G
re

en
 (s

)
59

.0
10

0.0
14

.0
55

.0
12

.0
36

.0
36

.0
14

.0
38

.0
38

.0
Ye

llo
w 

Tim
e (

s)
3.5

3.5
3.5

3.5
3.5

3.5
3.5

3.5
3.5

3.5
Al

l-R
ed

 T
im

e (
s)

0.5
0.5

0.5
0.5

0.5
0.5

0.5
0.5

0.5
0.5

Lo
st 

Tim
e A

dju
st 

(s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
To

tal
 Lo

st 
Tim

e (
s)

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

Le
ad

/La
g

Le
ad

La
g

Le
ad

La
g

Le
ad

La
g

La
g

Le
ad

La
g

La
g

Le
ad

-L
ag

 O
pti

mi
ze

?
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ve

hic
le 

Ex
ten

sio
n (

s)
3.0

3.0
3.0

3.0
3.0

3.0
3.0

3.0
3.0

3.0
Re

ca
ll M

od
e

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

W
alk

 T
im

e (
s)

5.0
5.0

5.0
5.0

5.0
5.0

Fla
sh

 D
on

t W
alk

 (s
)

11
.0

11
.0

11
.0

11
.0

11
.0

11
.0

Pe
de

str
ian

 C
all

s (
#/h

r)
0

0
0

0
0

0
Ac

t E
ffc

t G
re

en
 (s

)
11

4.3
99

.9
77

.5
67

.1
40

.7
29

.0
29

.0
44

.3
30

.8
30

.8
Ac

tua
ted

 g/
C 

Ra
tio

0.6
8

0.5
9

0.4
6

0.4
0

0.2
4

0.1
7

0.1
7

0.2
6

0.1
8

0.1
8

v/c
 R

ati
o

0.8
4

0.8
7

0.7
1

0.5
5

0.6
2

0.8
4

0.3
9

0.8
0

0.6
8

0.4
5

Co
ntr

ol 
De

lay
47

.0
34

.1
69

.6
42

.8
62

.2
90

.8
13

.0
77

.8
71

.2
10

.2
Qu

eu
e D

ela
y

0.0
0.0

0.0
0.0

0.0
4.8

0.1
0.0

0.0
0.0

To
tal

 D
ela

y
47

.0
34

.1
69

.6
42

.8
62

.2
95

.6
13

.1
77

.8
71

.2
10

.2
LO

S
D

C
E

D
E

F
B

E
E

B
Ap

pr
oa

ch
 D

ela
y

36
.1

45
.2

64
.7

52
.0

Ap
pr

oa
ch

 LO
S

D
D

E
D

Qu
eu

e L
en

gth
 50

th 
(ft

)
36

3
85

9
66

34
5

12
3

29
3

8
14

0
22

2
0

Qu
eu

e L
en

gth
 95

th 
(ft

)
51

3
10

54
15

8
47

7
19

2
41

5
78

#2
24

33
1

77
Int

er
na

l L
ink

 D
ist

 (f
t)

52
3

55
0

31
2

42
0

Tu
rn

 B
ay

 Le
ng

th 
(ft

)
17

5
27

5
10

0
22

5
Ba

se
 C

ap
ac

ity
 (v

ph
)

70
9

29
92

19
2

19
89

22
8

39
9

45
3

20
3

38
8

49
2

St
ar

va
tio

n C
ap

 R
ed

uc
tn

0
0

0
0

0
76

36
0

0
0

Sp
illb

ac
k C

ap
 R

ed
uc

tn
0

0
0

0
0

0
0

0
0

0
St

or
ag

e C
ap

 R
ed

uc
tn

0
0

0
0

0
0

0
0

0
0

Re
du

ce
d v

/c 
Ra

tio
0.6

7
0.8

6
0.5

7
0.5

5
0.6

1
0.8

3
0.3

7
0.7

8
0.5

6
0.4

0

Int
er

se
cti

on
 S

um
ma

ry
Ar

ea
 T

yp
e:

Ot
he

r
Cy

cle
 Le

ng
th:

 18
0

Ac
tua

ted
 C

yc
le 

Le
ng

th:
 16

8.9
Na

tur
al 

Cy
cle

: 8
0

Co
ntr

ol 
Ty

pe
: A

ctu
ate

d-
Un

co
or

din
ate

d
Ma

xim
um

 v/
c R

ati
o: 

0.8
7

Int
er

se
cti

on
 S

ign
al 

De
lay

: 4
2.8

Int
er

se
cti

on
 LO

S:
 D

Int
er

se
cti

on
 C

ap
ac

ity
 U

tili
za

tio
n 8

4.7
%

IC
U 

Le
ve

l o
f S

er
vic

e E
An

aly
sis

 P
er

iod
 (m

in)
 15

#  
  9

5th
 pe

rce
nti

le 
vo

lum
e e

xc
ee

ds
 ca

pa
cit

y, 
qu

eu
e m

ay
 be

 lo
ng

er
.

    
 Q

ue
ue

 sh
ow

n i
s m

ax
im

um
 af

ter
 tw

o c
yc

les
.

Sp
lits

 an
d P

ha
se

s: 
    

1: 
FM

 54
4 &

 M
cC

re
ar

y R
oa

d



A
M

 P
ea

k 
H

ou
r

S
ite

 B
ui

ld
ou

t
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 1

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
La

ne
 C

on
fig

ur
ati

on
s

Vo
lum

e (
vp

h)
13

4
55

8
31

13
1

20
82

10
8

21
6

11
2

14
5

24
3

19
8

60
1

Ide
al 

Flo
w 

(vp
hp

l)
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
19

00
St

or
ag

e L
en

gth
 (f

t)
17

5
0

27
5

0
10

0
0

22
5

0
St

or
ag

e L
an

es
1

0
1

0
1

1
1

1
Ta

pe
r L

en
gth

 (f
t)

25
25

25
25

25
25

25
25

La
ne

 U
til.

 F
ac

tor
1.0

0
0.9

1
0.9

1
1.0

0
0.9

1
0.9

1
1.0

0
1.0

0
1.0

0
1.0

0
0.9

5
0.9

5
Fr

t
0.9

92
0.9

93
0.8

50
0.9

22
0.8

50
Flt

 P
ro

tec
ted

0.9
50

0.9
50

0.9
50

0.9
50

Sa
td.

 F
low

 (p
ro

t)
17

70
50

45
0

17
70

50
50

0
17

70
18

63
15

83
17

70
16

32
15

04
Flt

 P
er

mi
tte

d
0.0

48
0.3

47
0.0

80
0.6

09
Sa

td.
 F

low
 (p

er
m)

89
50

45
0

64
6

50
50

0
14

9
18

63
15

83
11

34
16

32
15

04
Ri

gh
t T

ur
n o

n R
ed

Ye
s

Ye
s

Ye
s

Ye
s

Sa
td.

 F
low

 (R
TO

R)
6

6
16

1
30

11
5

Lin
k S

pe
ed

 (m
ph

)
30

30
30

30
Lin

k D
ist

an
ce

 (f
t)

60
3

63
0

39
2

50
0

Tr
av

el 
Tim

e (
s)

13
.7

14
.3

8.9
11

.4
Pe

ak
 H

ou
r F

ac
tor

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

Ad
j. F

low
 (v

ph
)

14
9

62
0

34
14

6
23

13
12

0
24

0
12

4
16

1
27

0
22

0
66

8
Sh

ar
ed

 La
ne

 T
ra

ffic
 (%

)
36

%
La

ne
 G

ro
up

 F
low

 (v
ph

)
14

9
65

4
0

14
6

24
33

0
24

0
12

4
16

1
27

0
46

0
42

8
En

ter
 B

loc
ke

d I
nte

rse
cti

on
No

No
No

No
No

No
No

No
No

No
No

No
La

ne
 A

lig
nm

en
t

Le
ft

Le
ft

Ri
gh

t
Le

ft
Le

ft
Ri

gh
t

Le
ft

Le
ft

Ri
gh

t
Le

ft
Le

ft
Ri

gh
t

Me
dia

n W
idt

h(
ft)

12
12

12
12

Lin
k O

ffs
et(

ft)
0

0
0

0
Cr

os
sw

alk
 W

idt
h(

ft)
16

16
16

16
Tw

o w
ay

 Le
ft T

ur
n L

an
e

He
ad

wa
y F

ac
tor

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

1.0
0

Tu
rn

ing
 S

pe
ed

 (m
ph

)
15

9
15

9
15

9
15

9
Nu

mb
er

 of
 D

ete
cto

rs 
1

2
1

2
1

2
1

1
2

1
De

tec
tor

 T
em

pla
te 

Le
ft

Th
ru

Le
ft

Th
ru

Le
ft

Th
ru

Ri
gh

t
Le

ft
Th

ru
Ri

gh
t

Le
ad

ing
 D

ete
cto

r (
ft)

20
10

0
20

10
0

20
10

0
20

20
10

0
20

Tr
ail

ing
 D

ete
cto

r (
ft)

0
0

0
0

0
0

0
0

0
0

De
tec

tor
 1 

Po
sit

ion
(ft

)
0

0
0

0
0

0
0

0
0

0
De

tec
tor

 1 
Si

ze
(ft

)
20

6
20

6
20

6
20

20
6

20
De

tec
tor

 1 
Ty

pe
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
De

tec
tor

 1 
Ch

an
ne

l
De

tec
tor

 1 
Ex

ten
d (

s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 1 
Qu

eu
e (

s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 1 
De

lay
 (s

)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
De

tec
tor

 2 
Po

sit
ion

(ft
)

94
94

94
94

De
tec

tor
 2 

Si
ze

(ft
)

6
6

6
6

De
tec

tor
 2 

Ty
pe

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

De
tec

tor
 2 

Ch
an

ne
l

De
tec

tor
 2 

Ex
ten

d (
s)

0.0
0.0

0.0
0.0

Tu
rn

 T
yp

e
pm

+p
t

pm
+p

t
pm

+p
t

Pe
rm

pm
+p

t
Pe

rm
Pr

ote
cte

d P
ha

se
s

7
4

3
8

5
2

1
6

Pe
rm

itte
d P

ha
se

s
4

8
2

2
6

6
De

tec
tor

 P
ha

se
7

4
3

8
5

2
2

1
6

6
Sw

itc
h P

ha
se

Mi
nim

um
 In

itia
l (s

)
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
Mi

nim
um

 S
pli

t (
s)

8.0
20

.0
8.0

20
.0

8.0
20

.0
20

.0
8.0

20
.0

20
.0

To
tal

 S
pli

t (
s)

15
.0

88
.0

0.0
14

.0
87

.0
0.0

24
.0

54
.0

54
.0

24
.0

54
.0

54
.0

To
tal

 S
pli

t (
%

)
8.3

%
48

.9%
0.0

%
7.8

%
48

.3%
0.0

%
13

.3%
30

.0%
30

.0%
13

.3%
30

.0%
30

.0%

A
M

 P
ea

k 
H

ou
r

S
ite

 B
ui

ld
ou

t
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 2

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
Ma

xim
um

 G
re

en
 (s

)
11

.0
84

.0
10

.0
83

.0
20

.0
50

.0
50

.0
20

.0
50

.0
50

.0
Ye

llo
w 

Tim
e (

s)
3.5

3.5
3.5

3.5
3.5

3.5
3.5

3.5
3.5

3.5
Al

l-R
ed

 T
im

e (
s)

0.5
0.5

0.5
0.5

0.5
0.5

0.5
0.5

0.5
0.5

Lo
st 

Tim
e A

dju
st 

(s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
To

tal
 Lo

st 
Tim

e (
s)

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

Le
ad

/La
g

Le
ad

La
g

Le
ad

La
g

Le
ad

La
g

La
g

Le
ad

La
g

La
g

Le
ad

-L
ag

 O
pti

mi
ze

?
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ve

hic
le 

Ex
ten

sio
n (

s)
3.0

3.0
3.0

3.0
3.0

3.0
3.0

3.0
3.0

3.0
Re

ca
ll M

od
e

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

W
alk

 T
im

e (
s)

5.0
5.0

5.0
5.0

5.0
5.0

Fla
sh

 D
on

t W
alk

 (s
)

11
.0

11
.0

11
.0

11
.0

11
.0

11
.0

Pe
de

str
ian

 C
all

s (
#/h

r)
0

0
0

0
0

0
Ac

t E
ffc

t G
re

en
 (s

)
95

.2
84

.2
92

.8
83

.0
70

.1
50

.1
50

.1
69

.0
49

.6
49

.6
Ac

tua
ted

 g/
C 

Ra
tio

0.5
3

0.4
7

0.5
2

0.4
6

0.3
9

0.2
8

0.2
8

0.3
8

0.2
8

0.2
8

v/c
 R

ati
o

0.9
9

0.2
8

0.3
7

1.0
4

1.0
0

0.2
4

0.2
9

0.5
3

0.9
7

0.8
6

Co
ntr

ol 
De

lay
11

6.3
29

.3
23

.4
76

.5
11

1.9
51

.7
7.6

41
.9

94
.4

62
.0

Qu
eu

e D
ela

y
0.0

0.0
0.0

0.0
0.0

0.0
0.6

0.0
0.0

0.0
To

tal
 D

ela
y

11
6.3

29
.3

23
.4

76
.5

11
1.9

51
.7

8.2
41

.9
94

.4
62

.0
LO

S
F

C
C

E
F

D
A

D
F

E
Ap

pr
oa

ch
 D

ela
y

45
.4

73
.5

65
.9

70
.2

Ap
pr

oa
ch

 LO
S

D
E

E
E

Qu
eu

e L
en

gth
 50

th 
(ft

)
12

8
17

0
84

~1
13

4
~2

40
11

4
0

22
1

54
1

38
9

Qu
eu

e L
en

gth
 95

th 
(ft

)
#2

93
20

2
12

7
#1

20
9

#4
39

17
7

61
30

5
#7

93
#5

90
Int

er
na

l L
ink

 D
ist

 (f
t)

52
3

55
0

31
2

42
0

Tu
rn

 B
ay

 Le
ng

th 
(ft

)
17

5
27

5
10

0
22

5
Ba

se
 C

ap
ac

ity
 (v

ph
)

15
0

23
69

39
7

23
38

23
9

52
0

55
8

51
0

47
6

50
2

St
ar

va
tio

n C
ap

 R
ed

uc
tn

0
0

0
0

0
0

17
6

0
0

0
Sp

illb
ac

k C
ap

 R
ed

uc
tn

0
0

0
0

0
0

0
0

0
0

St
or

ag
e C

ap
 R

ed
uc

tn
0

0
0

0
0

0
0

0
0

0
Re

du
ce

d v
/c 

Ra
tio

0.9
9

0.2
8

0.3
7

1.0
4

1.0
0

0.2
4

0.4
2

0.5
3

0.9
7

0.8
5

Int
er

se
cti

on
 S

um
ma

ry
Ar

ea
 T

yp
e:

Ot
he

r
Cy

cle
 Le

ng
th:

 18
0

Ac
tua

ted
 C

yc
le 

Le
ng

th:
 17

9.6
Na

tur
al 

Cy
cle

: 1
10

Co
ntr

ol 
Ty

pe
: A

ctu
ate

d-
Un

co
or

din
ate

d
Ma

xim
um

 v/
c R

ati
o: 

1.0
4

Int
er

se
cti

on
 S

ign
al 

De
lay

: 6
7.5

Int
er

se
cti

on
 LO

S:
 E

Int
er

se
cti

on
 C

ap
ac

ity
 U

tili
za

tio
n 9

8.0
%

IC
U 

Le
ve

l o
f S

er
vic

e F
An

aly
sis

 P
er

iod
 (m

in)
 15

~ 
   V

olu
me

 ex
ce

ed
s c

ap
ac

ity
, q

ue
ue

 is
 th

eo
re

tic
all

y i
nfi

nit
e.

    
 Q

ue
ue

 sh
ow

n i
s m

ax
im

um
 af

ter
 tw

o c
yc

les
.

#  
  9

5th
 pe

rce
nti

le 
vo

lum
e e

xc
ee

ds
 ca

pa
cit

y, 
qu

eu
e m

ay
 be

 lo
ng

er
.

    
 Q

ue
ue

 sh
ow

n i
s m

ax
im

um
 af

ter
 tw

o c
yc

les
.

Sp
lits

 an
d P

ha
se

s: 
    

1: 
FM

 54
4 &

 M
cC

re
ar

y R
oa

d



P
M

 P
ea

k 
H

ou
r

S
ite

 B
ui

ld
ou

t
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 1

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
La

ne
 C

on
fig

ur
ati

on
s

Vo
lum

e (
vp

h)
50

0
22

98
18

7
20

9
89

2
13

9
27

8
27

0
18

1
14

8
19

4
26

4
Ide

al 
Flo

w 
(vp

hp
l)

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

19
00

St
or

ag
e L

en
gth

 (f
t)

17
5

0
27

5
0

10
0

0
22

5
0

St
or

ag
e L

an
es

1
0

1
0

1
1

1
1

Ta
pe

r L
en

gth
 (f

t)
25

25
25

25
25

25
25

25
La

ne
 U

til.
 F

ac
tor

1.0
0

0.9
1

0.9
1

1.0
0

0.9
1

0.9
1

1.0
0

1.0
0

1.0
0

1.0
0

0.9
5

0.9
5

Fr
t

0.9
89

0.9
80

0.8
50

0.9
69

0.8
50

Flt
 P

ro
tec

ted
0.9

50
0.9

50
0.9

50
0.9

50
Sa

td.
 F

low
 (p

ro
t)

17
70

50
29

0
17

70
49

84
0

17
70

18
63

15
83

17
70

17
15

15
04

Flt
 P

er
mi

tte
d

0.0
90

0.0
71

0.1
25

0.3
79

Sa
td.

 F
low

 (p
er

m)
16

8
50

29
0

13
2

49
84

0
23

3
18

63
15

83
70

6
17

15
15

04
Ri

gh
t T

ur
n o

n R
ed

Ye
s

Ye
s

Ye
s

Ye
s

Sa
td.

 F
low

 (R
TO

R)
11

16
19

2
6

23
7

Lin
k S

pe
ed

 (m
ph

)
30

30
30

30
Lin

k D
ist

an
ce

 (f
t)

60
3

63
0

39
2

50
0

Tr
av

el 
Tim

e (
s)

13
.7

14
.3

8.9
11

.4
Pe

ak
 H

ou
r F

ac
tor

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

0.9
0

Ad
j. F

low
 (v

ph
)

55
6

25
53

20
8

23
2

99
1

15
4

30
9

30
0

20
1

16
4

21
6

29
3

Sh
ar

ed
 La

ne
 T

ra
ffic

 (%
)

19
%

La
ne

 G
ro

up
 F

low
 (v

ph
)

55
6

27
61

0
23

2
11

45
0

30
9

30
0

20
1

16
4

27
2

23
7

En
ter

 B
loc

ke
d I

nte
rse

cti
on

No
No

No
No

No
No

No
No

No
No

No
No

La
ne

 A
lig

nm
en

t
Le

ft
Le

ft
Ri

gh
t

Le
ft

Le
ft

Ri
gh

t
Le

ft
Le

ft
Ri

gh
t

Le
ft

Le
ft

Ri
gh

t
Me

dia
n W

idt
h(

ft)
12

12
12

12
Lin

k O
ffs

et(
ft)

0
0

0
0

Cr
os

sw
alk

 W
idt

h(
ft)

16
16

16
16

Tw
o w

ay
 Le

ft T
ur

n L
an

e
He

ad
wa

y F
ac

tor
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
1.0

0
Tu

rn
ing

 S
pe

ed
 (m

ph
)

15
9

15
9

15
9

15
9

Nu
mb

er
 of

 D
ete

cto
rs 

1
2

1
2

1
2

1
1

2
1

De
tec

tor
 T

em
pla

te 
Le

ft
Th

ru
Le

ft
Th

ru
Le

ft
Th

ru
Ri

gh
t

Le
ft

Th
ru

Ri
gh

t
Le

ad
ing

 D
ete

cto
r (

ft)
20

10
0

20
10

0
20

10
0

20
20

10
0

20
Tr

ail
ing

 D
ete

cto
r (

ft)
0

0
0

0
0

0
0

0
0

0
De

tec
tor

 1 
Po

sit
ion

(ft
)

0
0

0
0

0
0

0
0

0
0

De
tec

tor
 1 

Si
ze

(ft
)

20
6

20
6

20
6

20
20

6
20

De
tec

tor
 1 

Ty
pe

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
Cl

+E
x

De
tec

tor
 1 

Ch
an

ne
l

De
tec

tor
 1 

Ex
ten

d (
s)

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

De
tec

tor
 1 

Qu
eu

e (
s)

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

De
tec

tor
 1 

De
lay

 (s
)

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

De
tec

tor
 2 

Po
sit

ion
(ft

)
94

94
94

94
De

tec
tor

 2 
Si

ze
(ft

)
6

6
6

6
De

tec
tor

 2 
Ty

pe
Cl

+E
x

Cl
+E

x
Cl

+E
x

Cl
+E

x
De

tec
tor

 2 
Ch

an
ne

l
De

tec
tor

 2 
Ex

ten
d (

s)
0.0

0.0
0.0

0.0
Tu

rn
 T

yp
e

pm
+p

t
pm

+p
t

pm
+p

t
Pe

rm
pm

+p
t

Pe
rm

Pr
ote

cte
d P

ha
se

s
7

4
3

8
5

2
1

6
Pe

rm
itte

d P
ha

se
s

4
8

2
2

6
6

De
tec

tor
 P

ha
se

7
4

3
8

5
2

2
1

6
6

Sw
itc

h P
ha

se
Mi

nim
um

 In
itia

l (s
)

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

Mi
nim

um
 S

pli
t (

s)
8.0

20
.0

8.0
20

.0
8.0

20
.0

20
.0

8.0
20

.0
20

.0
To

tal
 S

pli
t (

s)
62

.0
96

.0
0.0

23
.0

57
.0

0.0
29

.0
46

.0
46

.0
15

.0
32

.0
32

.0
To

tal
 S

pli
t (

%
)

34
.4%

53
.3%

0.0
%

12
.8%

31
.7%

0.0
%

16
.1%

25
.6%

25
.6%

8.3
%

17
.8%

17
.8%

P
M

 P
ea

k 
H

ou
r

S
ite

 B
ui

ld
ou

t
1:

 F
M

 5
44

 &
 M

cC
re

ar
y 

R
oa

d
3/2

3/2
01

2

La
ne

s, 
Vo

lum
es

, T
im

ing
s

Sy
nc

hr
o 7

 - 
 R

ep
or

t
JP

T
Pa

ge
 2

La
ne

 G
ro

up
EB

L
EB

T
EB

R
W

BL
W

BT
W

BR
NB

L
NB

T
NB

R
SB

L
SB

T
SB

R
Ma

xim
um

 G
re

en
 (s

)
58

.0
92

.0
19

.0
53

.0
25

.0
42

.0
42

.0
11

.0
28

.0
28

.0
Ye

llo
w 

Tim
e (

s)
3.5

3.5
3.5

3.5
3.5

3.5
3.5

3.5
3.5

3.5
Al

l-R
ed

 T
im

e (
s)

0.5
0.5

0.5
0.5

0.5
0.5

0.5
0.5

0.5
0.5

Lo
st 

Tim
e A

dju
st 

(s)
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
0.0

0.0
To

tal
 Lo

st 
Tim

e (
s)

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

4.0
4.0

Le
ad

/La
g

Le
ad

La
g

Le
ad

La
g

Le
ad

La
g

La
g

Le
ad

La
g

La
g

Le
ad

-L
ag

 O
pti

mi
ze

?
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ye

s
Ve

hic
le 

Ex
ten

sio
n (

s)
3.0

3.0
3.0

3.0
3.0

3.0
3.0

3.0
3.0

3.0
Re

ca
ll M

od
e

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

No
ne

W
alk

 T
im

e (
s)

5.0
5.0

5.0
5.0

5.0
5.0

Fla
sh

 D
on

t W
alk

 (s
)

11
.0

11
.0

11
.0

11
.0

11
.0

11
.0

Pe
de

str
ian

 C
all

s (
#/h

r)
0

0
0

0
0

0
Ac

t E
ffc

t G
re

en
 (s

)
11

5.0
92

.0
75

.6
56

.6
57

.0
42

.0
42

.0
39

.0
28

.0
28

.0
Ac

tua
ted

 g/
C 

Ra
tio

0.6
4

0.5
1

0.4
2

0.3
1

0.3
2

0.2
3

0.2
3

0.2
2

0.1
6

0.1
6

v/c
 R

ati
o

0.9
4

1.0
7

1.0
2

0.7
3

1.0
8

0.6
9

0.3
9

0.7
5

1.0
0

0.5
5

Co
ntr

ol 
De

lay
72

.9
82

.3
12

1.8
57

.8
12

5.8
72

.4
10

.0
73

.0
12

6.4
12

.0
Qu

eu
e D

ela
y

0.0
0.0

0.0
0.0

5.6
54

.9
0.6

0.0
0.0

0.0
To

tal
 D

ela
y

72
.9

82
.3

12
1.8

57
.8

13
1.4

12
7.4

10
.6

73
.0

12
6.4

12
.0

LO
S

E
F

F
E

F
F

B
E

F
B

Ap
pr

oa
ch

 D
ela

y
80

.7
68

.6
99

.9
73

.1
Ap

pr
oa

ch
 LO

S
F

E
F

E
Qu

eu
e L

en
gth

 50
th 

(ft
)

55
6

~1
31

8
~2

43
45

0
~3

53
32

8
8

14
7

~3
37

0
Qu

eu
e L

en
gth

 95
th 

(ft
)

#7
76

#1
38

3
#4

36
50

9
#5

63
44

4
83

#2
36

#5
56

92
Int

er
na

l L
ink

 D
ist

 (f
t)

52
3

55
0

31
2

42
0

Tu
rn

 B
ay

 Le
ng

th 
(ft

)
17

5
27

5
10

0
22

5
Ba

se
 C

ap
ac

ity
 (v

ph
)

62
4

25
76

22
8

15
79

28
7

43
5

51
7

21
8

27
2

43
4

St
ar

va
tio

n C
ap

 R
ed

uc
tn

0
0

0
0

4
16

0
11

0
0

0
0

Sp
illb

ac
k C

ap
 R

ed
uc

tn
0

0
0

0
0

0
0

0
0

0
St

or
ag

e C
ap

 R
ed

uc
tn

0
0

0
0

0
0

0
0

0
0

Re
du

ce
d v

/c 
Ra

tio
0.8

9
1.0

7
1.0

2
0.7

3
1.0

9
1.0

9
0.4

9
0.7

5
1.0

0
0.5

5

Int
er

se
cti

on
 S

um
ma

ry
Ar

ea
 T

yp
e:

Ot
he

r
Cy

cle
 Le

ng
th:

 18
0

Ac
tua

ted
 C

yc
le 

Le
ng

th:
 18

0
Na

tur
al 

Cy
cle

: 1
10

Co
ntr

ol 
Ty

pe
: A

ctu
ate

d-
Un

co
or

din
ate

d
Ma

xim
um

 v/
c R

ati
o: 

1.0
8

Int
er

se
cti

on
 S

ign
al 

De
lay

: 7
9.7

Int
er

se
cti

on
 LO

S:
 E

Int
er

se
cti

on
 C

ap
ac

ity
 U

tili
za

tio
n 1

04
.4%

IC
U 

Le
ve

l o
f S

er
vic

e G
An

aly
sis

 P
er

iod
 (m

in)
 15

~ 
   V

olu
me

 ex
ce

ed
s c

ap
ac

ity
, q

ue
ue

 is
 th

eo
re

tic
all

y i
nfi

nit
e.

    
 Q

ue
ue

 sh
ow

n i
s m

ax
im

um
 af

ter
 tw

o c
yc

les
.

#  
  9

5th
 pe

rce
nti

le 
vo

lum
e e

xc
ee

ds
 ca

pa
cit

y, 
qu

eu
e m

ay
 be

 lo
ng

er
.

    
 Q

ue
ue

 sh
ow

n i
s m

ax
im

um
 af

ter
 tw

o c
yc

les
.

Sp
lits

 an
d P

ha
se

s: 
    

1: 
FM

 54
4 &

 M
cC

re
ar

y R
oa

d



1

Kristen Roberts

From: Kristen Roberts  
Sent: Wednesday, April 18, 2012 2:44 PM 
To: Planning & Zoning; Aimee Nemer 
Cc: Andy Messer 
Subject: Packets and meeting preparation 

�
Dear�Planning�and�Zoning�Commission�Members:���
�
Attached�is�the�power�point�presentation�of�our�zoning�submittal�which�includes�the�Concept�Plan�with�
supporting�elevations,�landscape,�and�signage�details.�We�have�also�enclosed�some�more�general�exhibits�to�
clarify�the�pedestrian�and�vehicular�access�for�the�overall�property.��
�
We�have�worked�diligently�with�staff�to�produce�the�detailed�drawings�presented�at�the�initial�hearing�and�to�
our�knowledge,�there�are�no�additional�staff�comments�related�to�the�documents�provided�for�the�PD�and�
exhibits.�
�
There�may�have�been�some�confusion�as�to�concept�plan.���We�are�fully�aware�that�a�site�plan�and�plat�with�
additional�detailed�information�will�be�required�as�the�next�step�in�the�development�process�for�the�CVS�
Pharmacy.�
�
We�believe�the�submittal�represents�a�reasonable�concept�for�the�10.8�acre�tract�which�will�allow�for�the�
development�of�the�desired�CVS�Pharmacy�store�at�the�corner.�
�
Please�contact�us�should�you�have�any�questions.�
�
�
Barry R. Knight,�Attorney��
Winstead PC  |  5400 Renaissance Tower  |  1201 Elm Street  |  Dallas, Texas 75270��
214.745.5274 direct  |  214.745.5390 fax  |  bknight@winstead.com  | �www.winstead.com��
�
�
�

�



MCCREARY MARKETPLACEMCCREARY MARKETPLACE

Presentation To The Murphy City 
Council 

May 15, 2012.



ZONING REQUESTZONING REQUEST

• PD for Retail UsesPD for Retail Uses
• Approximately 10.8 acres of land at the 

southwest corner of FM 544 and McCrearysouthwest corner of FM 544 and McCreary 
Road

• PD standards modeled after standardsPD standards modeled after standards 
previously  approved by the city

• PD has a concept plan, landscape plan,PD has a concept plan, landscape plan, 
elevations and signage plan that govern 
development.p



MURPHY COMPREHENSIVE 
PLAN 

• The proposed zoning is in accordance withThe proposed zoning is in accordance with 
the Murphy Comprehensive Plan which 
allows retail uses among mixed uses andallows retail uses among mixed uses and 
expressly encourages the establishment of 
new businesses by attracting retail andnew businesses by attracting retail and 
commercial development along FM 544, 
Murphy Road and McCreary RoadMurphy Road and McCreary Road.



CVS, A FORTUNE 18 
COMPANY

• CVS owns the corner tractCVS owns the corner tract

• CVS has quality developments throughout 
the Dallas/Fort Worth area and the countrythe Dallas/Fort Worth area and the country

• CVS developments provide significant 
t d l tproperty and sales tax revenue

• City representatives contacted Orange 
Development, Inc., CVS' representative in 
May 2011 and encouraged CVS to locate 
in Murphy.



MASTER PLANNED TWO PHASE 
DEVELOPMENTDEVELOPMENT

• First phase is CVS on the corner which willFirst phase is CVS on the corner which will 
be developed upon site plan approval.

• Retail pad site on FM 544• Retail pad site on FM 544.

• Large retail user on balance of the 
tproperty.

• Timing and users of second phase will be 
dictated by the market but CVS will attract 
development to the remainder of the site.





CONCEPT PLAN/LANDSCAPE 
PLANPLAN

• Single access off of FM 544 with dedicated g
right turn lane;

• Access points on McCreary Road which line 
up with existing median breaks and meetsup with existing median breaks and meets 
traffic engineering standards;

• Internal circulation patterns that serve theInternal circulation patterns that serve the 
entire development and discourages cut 
through traffic;
Pl t ili id lk• Pleasant curvilinear sidewalks;

• Abundant landscaping that meets city 
standardsstandards.











BUILDING 
ELEVATIONS/SIGNAGE PLANSELEVATIONS/SIGNAGE PLANS

• Pleasing architectural design thatPleasing architectural design that 
incorporates brick, stone and anodized 
aluminum trim and accents;aluminum trim and accents; 

• Monument signage that tastefully 
incorporates the building materials andincorporates the building materials and 
meets city requirements.













APPROVAL OF QUALITY RETAIL 
DEVELOPMENT 

• We respectfully request that the City CouncilWe respectfully request that the City Council 
approve this PD for Retail Uses to allow a 
quality development to serve the citizens ofquality development to serve the citizens of 
Murphy.  Thank you.
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Issue 
Consider and/or act on the application of Landcore Development Company requesting 
approval of a site plan for a dialysis clinic with additional retail rental space on the property 
zoned Planned Development for Retail Uses, located at the northwest corner of FM 544 and 
Maxwell Creek. (Tract 1, Block C, Lot 3, Murphy Marketplace) 
 
Staff Resource/Department 
Kristen Roberts, Director of Economic and Community Development 
 
Summary 
The applicant is requesting approval of a site plan for the property and a variance to the 
City’s parking requirements. The site plan identifies a dialysis center as well as a retail rental 
space with an unidentified tenant. 
 
Background 
The property is currently zoned PD 09-02-784.  The Planned Development conditions identify 
Clinic (Medical) and Retail as permitted uses.  
The Landscape Plan submitted is in general conformance with the PD Landscape 
requirements.  The plan does include existing landscaping along FM544 which is being 
included in the proposed Landscape Plan. 
The applicant does not have an identified retail user for the 1,464 SF retail space. 
 
The applicant requested to re-plat Tract 1, Lot 3, Block C, Murphy Marketplace. The re-plat 
changed the configuration of the existing fire lane and accesses easements across Lot 3, 
Block C.  This change was made at the request of the applicant to accommodate their 
proposed site plan. This re-plat does not change the Lot line.  
 
This re-plat was approved by City Council on April 17, 2012. The site plan was postponed to a 
future City Council meeting.  
 
Variance Requested 

1. Total parking per City requirement is 1/150 SF for medical and 1/200 SF for Retail. In 
this case: 39 (Medical) + 7 (Retail) = 46 stalls. The applicant is requesting a variance to 
this City standard to equal total parking = 40 stalls (33 Medical + 7 Retail).  

 
Other Considerations 

1. Staff has concern with the location of the handicap parking spaces. Although it is 
located in close proximity to the front entrance of the dialysis facility, it forces those 
who parked there to back into traffic flow of the ‘cut through’ drive of Murphy 
Marketplace. 

2. Although the retail parking space requirement is met, staff has a concern with the 
retail space and the unknown user at this time.  

3. Any retaining wall to be built that is greater than four (4) foot shall be designed, 
signed and sealed by a Professional Engineer licensed in the State of Texas and 
submitted to the City for review and approval prior to construction.   



 
 
 

4. City standard for fire hydrants is either Mueller or Clow. 
5. Remove or insure that the meter can, which is located in the fire access road to the 

east of the proposed FDC location, meets the city requirements for the weight of the 
fire department fire fighting apparatus.  

 
Board Discussion / Action 
The Planning & Zoning Commission considered this item on March 26, 2012.  Mike Silvaggio 
with Landcore Development Company provided a power point presentation for the 
Commission and gave a brief overview of the development.  Mr. Silvaggio answered 
questions from the Commission regarding proposed delivery door, parking, entrance ways 
and landscape.  
 
Commissioner Holcomb moved to approve the application of Landcore Development 
Company requesting approval of a re-plat and site plan for a dialysis clinic with additional 
retail rental space on the property zoned Planned Development for Retail Uses, located at 
the northwest corner of FM 544 and Maxwell Creek with the four conditions as listed by 
staff in the Planning & Zoning agenda item.  One of the four, as required by Engineering, has 
been addressed. The other three are as noted in the Other Consideration section of this 
Council agenda item (no. 3, 4, and 5).  Commissioner King seconded the motion. Motion 
passed 5-1 with Commissioner Levy opposing. 
 
City Manager Comments 
An Executive Session under § 551.071.  Consultation with attorney   on a matter in which the 
duty of the attorney to the governmental body under the Texas Disciplinary Rules of 
Professional Conduct of the State Bar of Texas clearly conflicts with this chapter. 
 
Action Requested 
Council direction is requested. 
  
Attachments 
Proposed Site Plan 
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ZONING

TC - TOWN CENTER (MURPHY MARKETPLACE PLANNED
DEVELOPMENT)

SURROUNDING ZONES:
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DEVELOPMENT)
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Issue 
Consider and/or act upon ratification of the City Council Focus Areas from the 2012 Strategic 
Planning Session. 
 
Staff Resource/Department 
James Fisher, City Manager; Joe Gonzalez, Strategic Planning Session Facilitator 
 
Key Focus Area 
TBD 
 
Summary 
The City Council and staff met with facilitator Joe Gonzalez February 23-24 for a Strategic 
Planning Session to determine objectives for the next three years. Follow-up Work Sessions 
were held on March 6, March 20, March 27, and April 24. 
 
Board Discussion/Action 
Council determined several focus areas and set Council goals and staff objectives for each of 
the focus areas.  
 
City Manager Comments 
Council should formally adopt the focus areas and objectives so that both Council and staff 
have clear direction for the FY 2013 Budget year and moving forward.  
  
Action Requested 
Staff recommends ratifying the work that City Council completed during the Strategic 
Planning Session and follow-up Work Sessions by adoption of the Council Focus Areas and 
Objectives. 
 
Attachments 
Council Focus Areas and Objectives 
 
 



Focus Area: Community Character 
Goal: Protect the City’s open spaces and natural amenities. 
Staff direction:  
1) Develop Land Inventory to include inventory of open space, natural amenities, land availability and 

options, and tools available for protecting the identified land. 
2) Review non-residential development standards and uses and determine if they are appropriate. 
3) FY 2013 Budget – consider funding update of Comprehensive Plan. 
 
Goal: Preserve the integrity of neighborhoods and commercial development. 
Staff direction:  
4) Continue code compliance and review development/re-development standards; guard against over-

development. 
 
Goal: Community Events –focus on what we have and make them the best they can be. 
Staff direction:  
5) Maintain current events; formalize funding in budget;  and add event that will focus on arts and cultural 

diversity. 
 
Goal: Public Relations – tell our story; help instill community pride. 
Staff direction:  
6) Develop Murphy “App” that defines, delivers, and manages a consistent and standardized Murphy 

message. 
7) FY 2013 Budget – consider funding Public Information Officer 
 

Focus Area: Mobility 
Goal: Trails –develop connected trails throughout the City with connections to neighboring city trails. 
Staff direction: 
8) Identify and prioritize trail gaps. 
9) Review funding opportunities and options. 
10) Complete sidewalk inventory. 
 
Goal: Traffic Management 
Staff direction: 
11) Establish partnerships to facilitate traffic management planning and resolutions. 
12) Develop Southeast Collin County Traffic Management Coalition. 
 

Focus Area: Finances 
Goal: Economic Development –proactive, involved, and aggressive. 
Staff direction: 
13) Attract and retain appropriate, sales tax generating businesses. 
 
Goal: Tax Rate (This discussion was postponed to budget work session.) 
 
 



 

Focus Area: Employee Development 
Goal: Employee Development –greatest City resource. 
Staff direction: 
14) Develop a succession plan; review pay/benefits plan; provide tools for training and development; and 

determine acceptable level of service and define future operational needs. 
 

Focus Area: Public Safety 
Goal: Level of Service – what are the expectations of the community and what will it take to meet them? 
Staff direction: 
15) Define current level of service and cost for the Police and Fire department; determine what is needed to 

improve level of service if desired, including cost. 
 
Goal: Programming 
Staff direction: 
16)  Assess current level of programming and cost; determine if additional programming should be created 

and funded. 
a) Feasibility of Murphy Leadership Program (Not under Public Safety) 

 
Goal: Public Facilities and Infrastructure –all public buildings should be safe and efficient. 
Staff direction: 
17) Assess public facilities and infrastructure; determine routine maintenance repair items versus capital 

replacement items. 
 

Focus Area: Infrastructure 
Goal: Roads –should have the proper maintenance to ensure safety and accessibility for the residents and 
public safety. 
Staff direction: 
18) Develop a comprehensive road improvement plan and maintain/improve 20% of City roads each year. 
 
Goal: Infrastructure – ensure the investment is adequate for current and future use. 
Staff direction: 
19) Inventory and maintenance schedule of City’s water/wastewater system. 
20)  Review Animal Control Facility Needs Assessment. 
21)  Provide a plan on how to maintain and maximize use of City buildings. 
22)  Identify, define, and prioritize maintenance and repairs of City facilities. 
23)  Determine staffing level of parks to include maintenance and expertise. 
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Issue 
Consider and/or act upon the proposed Multi-Agency Recreation Center joint project with the 
City of Richardson. 
 
Staff Resource/Department 
James Fisher, City Manager 
 
Key Focus Area 
TBD 
 
Summary 
The City has held two joint meetings with the Richardson City Council on January 17th and 
April 30th to hear input on the proposed Multi Agency Recreation Center. A Public Hearing 
was also held in January to receive input from Murphy and Richardson residents. At the April 
30th meeting, the consultant presented two alternatives with three options for consideration 
by both cities. The City Council needs to evaluate the information and decide how the City is 
going to move forward with this idea.  
 
Background/History 
Some discussion points for Council to consider are: 
 

 Is this the right thing for Murphy?  

 What could we do on our own?  

 Location of Recreation Center outside of our city limits, is that a cause for concern?  

 What is Murphy’s time frame?  

 What is Richardson’s time frame?  

 Do we really want to do this? If so, what other information is needed?  

 If the City determines not to partner in this project, the decision needs to be made 
and communicated to the City of Richardson timely. 

 
These are only some questions that will need to be addressed by the City Council. The cost 
of the proposed facility is critical, but should not be the driving or deciding factor in this 
decision. The proposed MARC provides a great opportunity for both cities to get a facility 
that will meet the needs and expectations of the residents in both communities. Murphy has 
a lot of competing interest for capital projects in the future and we have to decide how this 
opportunity fits into those plans. 
 
Action Requested 
Council should decide what additional information is needed in order to evaluate and 
determine if the City is going to move forward with the next phase of this project and/or 
schedule further meetings for discussion. 
 
Attachments 
N/A 
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Issue 
Update on site plan, landscape plan and elevations for 121 E FM544 (Pad 7 – Einstein’s / 
Chipotle) 
 
Staff Resource/Department 
James Fisher, City Manager; Kristen Roberts, Director of Economic and Community 
Development 
 
Summary 
The final site plan has been submitted to the City for the development of Pad 7 in Murphy 
Marketplace. This site currently includes Einstein’s, Chipotle and Super Cuts. A user must still 
be identified for the 2,232 square foot restaurant space adjacent to the patio. Plans are 
being reviewed and site work is intended to begin in mid May 2012. Following the update on 
this project to City Council, staff will finalize plan review and issue permits.  
 
Background 
On November 4, 2006, the City Council adopted Ordinance No. 06-11-707 creating a Planned 
Development District for Retail Uses with conditions.  The Planned Development District was 
subsequently amended on October 20, 2008 (Ordinance No. 08-10-766) to allow restaurants 
with drive-thru windows by the approval of a SUP (Specific Use Permit) only.  The current 
Planned Development District allows a restaurant with a drive-thru window only with the 
approval of a SUP (Specific Use Permit).  On August 22, 2011, the Planning & Zoning 
Commission approved the applicant’s request for a Special Use Permit (SUP) for a drive 
through. At the September 6, 2011, City Council meeting, City Council did not take action on 
the SUP agenda item. They requested it be brought back to the October 4, 2011 City Council 
meeting in addition to the Site Plan agenda item.  

At the October 4, 2011 meeting, City Council approved the site plan, landscape plan and 
elevations for 121 E FM 544, east of North Murphy Road (ZF 2001-03) to included enhanced 
patio embellishments, enhanced landscaping around the patio and final approval of the site 
plan by staff.  Since that time, staff has continued to meet with the developer to discuss 
details of the final site plan, landscape plan and elevations.  

Financial Considerations 
N/A 
 
Other Considerations 
The developer has also agreed, in the case that this building does not come to fruition, that 
the site be leveled and hydro mulched.  
 
Board Discussion/Action 
On August 22, 2011, the Planning & Zoning Commission held a public hearing to consider the 
application requesting approval of an SUP for a Drive-In window for Einstein’s Bros in 
Murphy Marketplace. There were no comments at the public hearing. Planning & Zoning 
Commission unanimously approved the SUP request, 7-0.  



 
 
 
On September 26, 2011, the Planning & Zoning Commission approved the site plan, 
landscape plan and elevations by a vote of 7-0. 
 
City Manager Comments 

This item is being brought before Council to discuss the status of the site plan and 
development. The developer had a tenant for the restaurant pad between Einstein’s and 
Chipotle, but there was development conflict with a related tenant. The developer is moving 
forward with Einstein’s, Supercuts, and Chipotle with expectations that the restaurant 
tenant will come later. 
 
Action Requested 
There is no action requested on this item as Council as previously approved. This item has 
been provided to update Council on the status of the development. 
  
Attachments 
1) Patio view North 
2) Patio View South 
3) Patio View Overall 
4) Patio - Fireplace 
5) Exterior Elevation 
6) Landscape Plan 
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