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July 31, 2025 
 
City of Boerne 
Planning Department 
447 N. Main Street 
Boerne, TX 78006 
 

RE:  Variance Request for approximately 18.143 acres, located at 109 Ammann Rd., in 
the Extraterritorial Jurisdiction (“ETJ”) of Boerne, Texas (KCAD Property ID Nos. 
310823 and 11864; see Exhibit “A”) 

 
To Whom It May Concern: 
 
The Bridge Boerne d/b/a The Bridge Fellowship respectfully submits this request for a variance 
from Section 2.11.10(a) of the City of Boerne (“City”) Engineering Design Manual (“Code”) for 
the construction of a church located at 109 Ammann Road, Boerne, Texas 78006 (“Subject 
Property”). The Code provision requires a full left-turn lane when projected turning movements 
exceed five vehicles per hour. On behalf of The Bridge Fellowship, we request that the City review 
and approve this variance based on the considerations outlined below. Due to the unique 
characteristics of the proposed development and its minimal and infrequent traffic impact, we 
believe the turn lane requirement should be waived. 
 
The proposed development consists of a new church facility (“Project”). The Project’s primary 
operations are limited to Sunday mornings between 10:15 a.m. and 11:15 a.m., with an estimated 
559 trips during that single weekly peak hour. Outside of that timeframe, the Project will generate 
minimal, if any, traffic. As confirmed by the Traffic Impact Analysis (“TIA”) prepared by Kimley-
Horn, while a left-turn lane is technically triggered by City code, it is not required under Texas 
Department of Transportation (“TxDOT”) thresholds and is not operationally recommended given 
the infrequency and short duration of the turning volumes. The TIA excerpts are included with this 
request (see Exhibit “C”).  
 
The Subject Property is in the City’s ETJ, along a relatively rural section of Ammann Road with 
limited surrounding development and low traffic activity. The Project’s weekly use pattern 
distinguishes it from higher intensity projects that generate consistent weekday traffic. In this 
context, the standard left-turn lane requirement does not align with the actual use or setting and 
imposes an unnecessary burden that does not improve overall traffic operations. 
 
The need for this variance arises from the nature of the proposed land use and the characteristics 
of the surrounding area. Applying infrastructure requirements designed for high-volume, multi-
day uses to a one-day-per-week operation results in a disproportionate and unnecessary obligation. 
The variance requested is narrow and well-supported. It seeks only to omit the full left-turn lane 
at Driveway 1 (see Exhibit “D”). To ensure safe site access, the Project will utilize a uniformed 
police officer on-site during Sunday services to direct traffic, simulating the effect of signalized 



control. This solution supports safety and traffic flow without requiring permanent infrastructure. 
The variance does not conflict with the City’s development standards.  
 
Additionally, under the City’s rough proportionality standard in Section 4.5 of the Engineering 
Design Manual, infrastructure requirements must be reasonably related to the development’s 
impact. The TxDOT turn lane analysis, combined with the TIA and Level of Service (“LOS”) 
projections, shows that the construction of a full left-turn lane may exceed what is proportionate 
for this Project. The TIA confirms all relevant intersections are projected to operate at a LOS B 
level under full build-out conditions (see Exhibit “C”). 
 
The proposed variance does not negatively impact nearby properties or future development. The 
traffic generated by the Project occurs during off-peak periods, and nearby land uses are low-
density and low-traffic. With police-directed traffic control in place and no existing congestion, 
there is no anticipated adverse impact to adjacent parcels. Moreover, the variance supports the 
City’s planning principles and goals by avoiding unnecessary infrastructure that provides no 
functional benefit. Importantly, the variance will not compromise public health, safety, or welfare. 
With traffic management in place during the singular day peak period, the Project is expected to 
operate efficiently and safely. Low background traffic volumes, limited turning activity, and on-
site traffic control prevent potential risks to the traveling public. 
 
In summary, the Project meets all the findings required for a variance under Section 2.06.002 of 
the Subdivision Ordinance. We respectfully request that the Planning and Zoning Commission 
approve this variance request and allow the Project to proceed without construction of the full left-
turn lane. 
 
Included with this correspondence please find the following documents: 
 

1. Property Information (see Exhibit “A”);  
2.  Property Maps (see Exhibit “B”); 
2. TIA Excerpts (see Exhibit “C”); and   
3. Site Plan (see Exhibit “D”). 

 
If you have any questions regarding this matter, please do not hesitate to email me at 
rob@kgftx.com or call me at (210) 960-2750. 
 

Sincerely, 
 

KILLEN, GRIFFIN & FARRIMOND, PLLC 
 
 

BY:   
Rob Killen 

mailto:rob@kgftx.com
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Exhibit A – Kendall County Appraisal District Property ID Nos. 310823 and 11864 
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Exhibit B – Property Maps 
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Exhibit C –  Select Excerpts from the Traffic Impact Analysis ("TIA")



Traffic Impact Analysis 

Bridge Fellowship Church TIA 

City of Boerne, Texas 
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Bridge Fellowship 

Prepared by: 

10814 Jollyville Road, Building IV, Suite 200 
Austin, Texas 78759 
(512) 418-1771

KH Project No. 068725800 

May 19, 2025 

5/19/2025 



  

Bridge Fellowship Church TIA 

 
MAY 19, 2025 

Prepared By: 

  



EXECUTIVE SUMMARY 

The proposed Bridge Fellowship Church Development is located south of Ammann Road between 
Wyatt Trail and Savanajon Boulevard in the City of Boerne, Texas. The project is assumed to be 
completed in one phase. The development is projected to be completed in 2026. This study 
determines traffic generation characteristics, analyzes potential traffic-related impacts on the 
adjacent road network, and identifies mitigation measures. The site is anticipated to contain 54,980 
square feet of church. 

The site will have access to the surrounding roadway network via Ammann. The westernmost 
driveway, Driveway 1, is a full-access driveway, and the easternmost driveway, Driveway 2, is an 
emergency access only driveway. After discussions with review agency staff, the existing 
intersection of SH 46 at Ammann Road was determined to be analyzed. 

Turning movement counts were obtained at the intersection on Sunday, February 9th, 2025. Traffic 
operations were analyzed at SH 46 at Ammann Road for 2025 Existing conditions, 2027 No Build, 
and 2027 Site Build-Out conditions. Background traffic was projected to 2027 by applying a 4.5% 
annual growth factor determined using historical traffic counts in the area. 
 
Site traffic is distributed into and out of the site driveways and onto the street system based on the 
area street system characteristics, existing traffic patterns, and the location of driveway access 
to/from the site.  
 
For the proposed land uses, projected site traffic is calculated using the Institute of Transportation 
Engineers (ITE) Trip Generation Manual 11th Edition. The full development is anticipated to 
generate approximately 269 trips entering and 291 trips exiting on Sunday.  
 
A left-turn lane is warranted per City of Boerne code. A left-turn lane is not warranted per 
TxDOT code. A left-turn lane is not recommended due to the proposed left-turning traffic 
occurring only one day per week.  

A right-turn lane is recommended at Ammann Road and Driveway 1. The developer will 
design and construct the turn lane.  

No additional improvements are recommended. 

The TxDOT area office has given concurrence that no additional action is required on TxDOT 
facilities as a result of this TIA. Appendix H provides the correspondence from TxDOT.  
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BUILD WITH MITIGATIONS OPERATING CONDITIONS 

A mitigation plan must be developed for every development phase considered in a Traffic Impact Analysis. 
Mitigation plans are designed to show the recommended improvements to bring intersection operations 
back to Level of Service (LOS) D or to at least the operating conditions of the No Build scenario.  

Analysis of the 2027 Build-Out scenarios showed all intersections operate at acceptable LOS. 
 
All vehicles are projected to be able to queue on-site. Detailed Synchro reports are provided in Appendix 

E.  

INTERSECTION CAPACITY ANALYSIS 

Kimley-Horn conducted a traffic operations analysis to determine potential capacity deficiencies in 2027 
and at the study intersections. The acknowledged source for determining overall capacity is the Highway 
Capacity Manual.  

ANALYSIS METHODOLOGY 

Capacity analysis results are listed in terms of Level of Service (LOS). LOS is a qualitative term 
describing operating conditions a driver will experience while traveling on a particular street or highway 
during a specific time interval. It ranges from “A” (very little delay) to “F” (long delays and congestion). 
Table 5 shows the definition of level of service for signalized and unsignalized intersections. LOS D is 
the threshold for acceptable operations for signalized intersections. 

Table 5 – Level of Service 

Level of 
Service 

Signalized Intersection 
Average Total Delay 
(sec/veh) 

Unsignalized Intersection 
Average Total Delay 
(sec/veh) 

A ≤10 ≤10 
B >10 and ≤20 >10 and ≤15 
C >20 and ≤35 >15 and ≤25 
D >35 and ≤55 >25 and ≤35 
E >55 and ≤80 >35 and ≤50 
F >80 >50 

Definitions provided from the Highway Capacity Manual, Special Report 209, Transportation Research Board, 2010. 

Study area intersections were analyzed based on average total delay for signalized intersections. For 
the unsignalized analysis, the level of service (LOS) is defined for each controlled approach.  

Where possible, HCM 7th analysis is used. For intersections not possible to analyze using HCM 7th, 
HCM 2000 is used. Calculations for the level of service at the study intersections are provided in 
Appendix E. 
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TURN LANE ANALYSIS 

Amann Road is currently maintained by Kendall County, the county does not currently have posted turn 
lane criteria, therefore both TxDOT and City of Boerne criteria were considered in the turn lane analysis. 
The results of both the City of Boerne and TxDOT analysis are as follows:  

A left-turn lane is warranted per City of Boerne code. A left-turn lane is not warranted per TxDOT 
code. A left-turn lane is not recommended due to the proposed left-turning traffic occurring only 
one day per week.  

A right-turn lane is recommended at Ammann Road and Driveway 1. The developer will design and 
construct the turn lane.  

TXDOT TURN LANE ANALYSIS 

TxDOT’s Table 4-17, Guide for Left-Turn Lane Warrants for Urban and Suburban Arterials, from their 
Roadway Design Manual, requires that a left turn lane be constructed when the left-turning volume on the 
minor road is at least 15 vehicles and the major road volume is at least 300 vehicles during the peak hour. 

Similarly, per the TxDOT Roadway Design Manual, a right deceleration turn lane must be provided at the 
approach to a driveway that generates 50 or more peak-hour vehicles turning into a driveway on a roadway 
with a posted speed limit above 45 MPH.  

Tables 8 and 9 show the results of the TxDOT standards turn lane analysis.  

 

Table 8 – TxDOT Left-Turn Lane Analysis 

Location 
SUN Peak Left-Turn 

Lane 
Required? 

Westbound-Left 
Volume 

EB Thru-
Volume 

WB Thru-
Volume 

Ammann Road 
& Driveway 1 13 94 117 No 

Table 9 – TxDOT Right-Turn Lane Analysis 

Location 
SUN Peak Right-Turn 

Lane 
required? 

Eastbound-Right 
Volume  

EB Thru-
Volume 

WB Thru-
Volume 

Ammann Road 
& Driveway 1 256  94 117 Yes 
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CITY OF BOERNE TURN LANE ANALYSIS 

The City of Boerne’s Engineering Design Manual requires left-turn lanes when projected turning movements 
are 5 vehicles or more per hour.  

Table 10 shows the results of the City of Boerne turn lane analysis.  

Table 10 – City of Boerne Turn Lane Analysis 

Location 
SUN Peak Left-Turn 

Lane 
required? Left-Turn 

Ammann Road 
& Driveway 1 13 Yes 

While a left-turn lane is warranted per City of Boerne code, it is not recommended due to the proposed left-
turning traffic occurring only one day per week (Sunday) during a relatively short timeframe. Additionally, 
adjacent street traffic unrelated to the site is relatively low during this period and TxDOT thresholds are not 
met for a left-turn lane. 

SIGHT DISTANCE 

ISD should be measured from a 3.5-foot height of the driver’s eye (as they are turning out of the proposed 
driveway) to an object 4.25 feet above the roadway surface (approaching the driveway from either 
direction). The location of the driver’s eye should be 18 feet from the edge of the major roadway to represent 
the typical position of the driver’s eye on a minor road or driveway. 

The speed limit on Ammann Road is 45 mph. The following are the intersection sight distance (ISD) 
requirements for Driveway 1: 

• Per AASHTO’s A Policy on Geometric Design of Highways and Streets: 
• Design ISD – Case B1, Left turn from stop: 500’  
• Design ISD – Case B2, Right turn from stop: 430’ 

 
Appendix F shows that the proposed driveway meets and satisfies the sight distance requirements.  
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ROUGH PROPORTIONALITY 

Per Section 4.5 of the City of Boerne Engineering Design Manual (EDM), the developer’s portion of the 
costs may not exceed the amount required for infrastructure improvements that are roughly proportionate 
to the proposed development. An analysis using vehicle-miles of travel in the PM peak hour for the proposed 
development was conducted. The acknowledged source for trip generation rates is the 11th edition of Trip 
Generation Manual published by the Institute of Transportation Engineers (ITE). 

Based on the data in Table 11, the developer’s proportionate share to the proposed development is 
$2,221,748.83.  

Table 11 – Rough Proportionality Calculation 
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RECOMMENDATIONS, MITIGATIONS, AND CONCLUSIONS 

This study analyzes traffic impacts of the proposed development located in the City of Boerne, Texas. The 
scenarios studied include – Existing conditions, 2027 No Build, and 2027 Build-Out.  

Analysis of the 2027 Build-Out scenarios showed all intersections operate at acceptable LOS. 

A left-turn lane is warranted per City of Boerne code. A left-turn lane is not warranted per TxDOT 
code. A left-turn lane is not recommended due to the proposed left-turning traffic occurring only 
one day per week.  

A right-turn lane is recommended at Ammann Road and Driveway 1. The developer will design and 
construct the turn lane.  

No additional improvements are recommended. 

The TxDOT area office has given concurrence that no additional action is required on TxDOT facilities as 
a result of this TIA. Appendix H provides the correspondence from TxDOT.  

CERTIFICATION STATEMENT 

I hereby certify that this report complies with the City Guidelines and with applicable technical requirements 
of the City of Boerne and is complete to the best of my knowledge. 

KIMLEY-HORN AND ASSOCIATES 

 

Benjamin Plett, P.E., PTOE 
Project Manager 
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