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Memorandum 
  

To:  Spring Creek Apartments, LLC 
 c/o Inter-Mountain Engineering 
 Attn: Jeffery M. Spanel, PE 
 

 From: Andrew Amend, PE, PTOE 
 
 Date: December 6, 2016 

 Re:  Gypsum Tower Center Development TIS Update 

 
The Tower Center Development Traffic Impact Study (TCDTIS) was completed in May 2006 
and has been attached to this update letter. The study evaluated the mixed-use development of 
a site located at the southeast corner of the intersection of US 6 and Jules Drive in Gypsum, 
Colorado. The planned development consisted of 140 single family residential units, 190 multi-
family residential units, 71,400 square feet of office, a 120 room hotel, and 446,471 square feet 
of retail space. Six existing intersections along state highways were evaluated in the TCDTIS 
along with multiple commercial driveways proposed along US 6. US 6 at this location falls within 
the R-A CDOT access category and is posted at a 55 mph speed limit. 

At the time of this update, 44 single family homes and 46 multi-family homes have been built or 
are partially completed on the site. No development of commercial uses has started. An 
increase in the density of residential use on the site, resulting in 44 single family units and 425 
multi-family units at buildout, is now proposed. The resulting impact on site trip generation was 
determined using the 9th Edition of ITE’s Trip Generation Manual and is summarized in the 
following table: 

  AM Peak Hour PM Peak Hour 

  In Out Total In Out Total 

2006 TCDTIS             

Residential Trips 26 127 153 104 37 141 

Commercial Trips 233 253 486 876 847 1,723 

Total Trips 259 380 639 980 884 1,864 

              

2016 Update             

   44 Single Family Units 7 15 22 19 10 29 

   425 Multi-Family Units 32 155 187 148 73 221 

Residential Trips 39 170 209 167 83 250 

Commercial Trips 233 253 486 876 847 1,723 

Total Trips 272 423 695 1,043 930 1,973 

 
In the TCDTIS, all residential traffic accessed US 6 via Jules Drive. At the buildout year of 2025, 
it was estimated that both background and project traffic would sum to 228 trips at the 
intersection in the morning peak hour and 276 trips in the afternoon peak hour. The proposed 
increase in residential density raises this projection of turning traffic at the access by 25% and 
39% in the morning and afternoon peak hours, respectively.  
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Buildout calculations from the TCDTIS predicted Level-Of-Service (LOS) ‘D’ operations at the 
Jules Drive/US 6 intersection. The increase in site traffic may worsen operations for the 
northbound left turn movement beyond acceptable levels if it remains under stop control. 
However, traffic counts were not collected as part of this update and present-day operations at 
the intersection cannot be evaluated without that data. 

The residential trip distribution shown in Figures 6 and 7 of the TCDTIS are based on traffic 
counts from December 2005. Traffic patterns at that time suggested that 75% of residential trips 
were to/from the east on US 6 and only 25% went west toward the I-70 interchange. US 6 has 
become more congested since the time the TCDTIS was completed and it is likely that a 
percentage of traffic at Jules Drive much less than 75% is now going to/from the east.  

Because updated count data was not available for this update, it was assumed that residential 
trip distribution matched that of the TCDTIS, resulting in minimal expected change in the 
impacts at the US 6 intersections with Oak Ridge Road, Valley Road, or I-70 Frontage Road. 
Only right turn traffic at the I-70 Eastbound Ramp terminal will increase with the increase in site 
traffic, so no significant impact is anticipated at that location. The TCDTIS did identify the need 
for signalization at the US 6/I-70 Westbound Ramp intersection at site buildout. The proposed 
increase in residential density is expected to increase left turn traffic from the ramp by 29 in the 
PM peak hour, but is unlikely to require additional traffic lanes. 

 
Findings and Recommendations 

- Traffic at the US 6/Jules Drive Intersection is expected to increase more than 20% 
beyond what was forecasted for 2025 in the TCDTIS. This exceeds the threshold for a 
CDOT Access Permit and a pre-application meeting with CDOT is recommended to 
determine permit requirements. 

- Traffic counts used in the TCDTIS were collected in December 2005. More recent 
counts are required to update detailed operational analyses at any of the locations 
originally evaluated. 

- With the increase in residential density, the US 6/Jules Drive intersection may not 
operate within acceptable levels as a stop-controlled intersection under full site 
development. Updated traffic counts at this location are needed to determine if 
intersection improvements are needed. 

- Consistent with the TCDTIS, only increased through traffic is expected at US 6 
intersections between Jules Drive and I-70. The additional traffic at these intersections is 
not expected to have a significant impact on operations. 

- As identified in the TCDTIS, signalization at the I-70 Westbound ramp terminal is likely 
needed by site buildout to mitigate unacceptable LOS. With only minor increases to 
intersection traffic, additional lanes are unlikely to be required. 

 


































































































































