
 

City of La Vernia 

PLANNING & ZONING COMMISSION MEETING 

102 E. Chihuahua St., La Vernia, Texas 78121 

November 12, 2025  

6:30 PM 

AGENDA 

1. Call to Order 

2. Invocation, Pledge of Allegiance and Texas Pledge 

3. Citizens to Be Heard 
(At this time, citizens who have filled out a registration form prior to the start of the meeting 
may speak on any topic they wish to bring to the attention of the governing body so long as 
that topic is not on the agenda for this meeting. Citizens may speak on specific agenda 
items when that item is called for discussion. During the Citizens to Be Heard section no 
commission action may take place and no commission discussion or response is required 
to the speaker. A time limit of three minutes per speaker is permitted; the commission may 
extend this time at their discretion.) 

4. Consent Agenda 
(All consent agenda items are considered routine by Planning & Zoning and will be 
enacted by one motion. There will be no separate discussion of these items unless a 
commission member requests an item be removed and considered separately.) 

A. Minutes from the 10/07/2025 Planning and Zoning meeting 

5. Public Hearing 

A. The La Vernia Planning and Zoning Commission will host a public hearing to discuss 
and consider a recommendation to the City Council on Ordinance No. 111325-01, a 
re-zone application for the property described as 376 DRY HOLLOW RD LA 
VERNIA, TX 78121 CITY OF LA VERNIA, LOT 163A, ACRES 4.34, requesting to 
change from the current zoning R-A Residential Agriculture to  R-2 General 
Residence District. 

A.1 Open Public Hearing 

 

A.2 Requestor Presentation 

 

A.3 Staff Presentation 

 

A.4 Receive Public Comments 

 

A.5 Close Public Hearing 

 

A.6 Discuss and consider a 
recommendation to the City Council on 
Ordinance No. 11325-01, a re-zone 
application for the property described 
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as 376 DRY HOLLOW RD LA VERNIA, 
TX 78121 CITY OF LA VERNIA, LOT 
163A, ACRES 4.34, requesting to change 
from the current zoning R-A Residential 
Agriculture to R-2 General Residence 
District. 

B. Public Hearing to receive public comments regarding the replat (Final) of 15010 US 
HWY 87 W LA VERNIA, TX 78121, CITY OF LA VERNIA, LOT 101B, ACRES 
45.75,  out of the City of La Vernia subdivision plat and establishing the plat of The 
Heights At La Vernia Subdivision, a proposed development 

A.1 Open Public Hearing 

A.2 Requester Presentation 

A.3 Staff Presentation 

A.4 Receive Public Comments 

A.5 Close Public Hearing 

A.6 Discuss and consider a recomendation to the City Council on the replat 
(Final) of 15010 US HWY 87 W LA VERNIA, TX 78121, CITY OF LA VERNIA, LOT 
101B, ACRES 45.75,  out of the City of La Vernia subdivision plat and establishing 
the plat of The Heights At La Vernia Subdivision, a proposed development 

6. Discussion Only 

A. Update on Boondockers  

B. Update on home occupation Ordinance  

7. Items Specific to Future Line Items on the Agenda 

8. Adjourn 

DECORUM REQUIRED 

Any disruptive behavior, including shouting or derogatory statements or comments may be ruled 
out of order by the Presiding Officer. Continuation of this type of behavior could result in a request 
by the Presiding Officer that the individual leave the meeting, and if refused, an order of removal. 

The Planning & Zoning Commission for the City of La Vernia reserves the right to adjourn into 
executive session at any time during the course of this meeting to discuss any of the matters listed 
above, as authorized by the Texas Open Meetings Act, Texas Governmental Code §551.071 
(Consultation with Attorney), §551.072 (Deliberations about Real Property), §551.073 
(Deliberations about Gifts and Donations), §551.074 (Personnel Matters), §551.076 
(Deliberations about Security Devices), and §551.087 (Economic Development), and any other 
previsions under Texas law that permits a governmental body to discuss a matter in closed 
executive session. 

The City of La Vernia Planning & Zoning Commission meetings are available to all persons 
regardless of disability. The facility is wheelchair accessible and parking spaces are available. 
Request for accommodations, should you require special assistance, must be made 48 hours 
prior to this meeting. Braille is not available. Please contact the City Secretary at (830) 779-4541 
or email mfarrow@lavernia-tx.gov. 
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I, the undersigned authority, do hereby certify that the above Notice of Meeting of the governing 
body of the above named La Vernia Planning and Zoning Commission is a true and correct copy 
of said Notice and that I posted true and correct copy of said Notice on the bulletin boards of the 
City Hall of said La Vernia, Texas, a place convenient and readily accessible to the general public 
at all times, and said Notice was posted on November 07, 2025 at 5:30 PM and remained so 
posted continuously for at least3 business days preceding the scheduled time of said meeting. 

 

 

_________________________________ 
Madison Farrow, City Secretary 
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City of La Vernia 

PLANNING & ZONING COMMISSION MEETING 

102 E. Chihuahua St., La Vernia, Texas 78121 

October 07, 2025  

6:30 PM 

MINUTES 

1. Call to Order 

Chris Jacobs called the meeting to order at 6:30 PM. 

Chris Jacobs, Wayne Robbins, and Kevin Hyland were present, Marlin Tanneberger, 
and Kyle Real were absent. 

2. Invocation, Pledge of Allegiance and Texas Pledge 

Chris Jacobs lead the prayer and Pledge 

3. Citizens to Be Heard 
(At this time, citizens who have filled out a registration form prior to the start of the meeting 
may speak on any topic they wish to bring to the attention of the governing body so long as 
that topic is not on the agenda for this meeting. Citizens may speak on specific agenda 
items when that item is called for discussion. During the Citizens to Be Heard section no 
commission action may take place and no commission discussion or response is required 
to the speaker. A time limit of three minutes per speaker is permitted; the commission may 
extend this time at their discretion.) 

There were no citizens to be heard 

4. Consent Agenda 
(All consent agenda items are considered routine by Planning & Zoning and will be 
enacted by one motion. There will be no separate discussion of these items unless a 
commission member requests an item be removed and considered separately.) 

A. Minutes from the 8/12/2025 Planning and Zoning meeting 

Kevin Hyland made a motion to accept the consent agenda as listed, seconded by 
Wayne Robbins. All in favor. 

5. Public Hearing 

A. Public hearing regarding AMENDING LA VERNIA CODE OF ORDINANCES 
CHAPTER 38 ZONING 

A.1 Open Public Hearing 

A.2 Requestor presentation 

A.3 Staff presentation 

A.4 Receive Public Comments 

A.5 Close Public Hearing 

A.6 Discuss and consider a recommendation to the City Council 
regarding Ordinance No. 100925-01 AMENDING LA VERNIA CODE 
OF ORDINANCES CHAPTER 38 ZONING 
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A.1 Open Public Hearing 

The Public Hearing was opened @ 6:32PM 

 

A.2 Requestor presentation 

There was no requester presentation as this was not being requested by anyone.  

 

A.3 Staff presentation 

There was no staff presentation.  

 

A.4 Receive Public Comments 

There were no public comments. 

 

A.5 Close Public Hearing 

The Public Hearing was closed @6:32PM 

 

A.6 Discuss and consider a recommendation to the City Council regarding Ordinance 
No. 100925-01 AMENDING LA VERNIA CODE OF ORDINANCES CHAPTER 38 
ZONING 

Chris Jacobs: Concerns about what control the City will have over signage and 
traffic.  How will this impact neighboring properties.  Who determines the 
measurement for substantial increase?  What limitations will be placed on signage? 
There is a lot of gray areas that need to be clarified.  There is not enough information 
to move forward with a motion.  The conflicting information between State and City 
regulations needs to be clarified.  Also needing clarification are the effects on City 
zoning, increase of traffic, and how will the city manage the changes.  The current 
ordinance is written as on large block of information and would have to be approved 
or denied as such.  Per the verbiage, a permit is not required for None Impact Home 
Occupations, however farther down it reads that permits need to be renewed every 2 
years.  

Kevin Hyland: Clarification is needed on the signage and controls need to be put in 
place.  Signs are currently not allowed in certain zoning, however it’s redlined in the 
proposed document.  Request for better wording and balance on the red lined areas; 
but a definition of substantial is needed.   

Wayne Robbins: Currently on street parking is not allowed, but there are no 
limitations on what driveways can hold or on property parking.   

Assistant City Administrator Xavier Millan states residents would continue following 
local ordinances.  Substantial impact can be determined by citizen complaints.  No 
impact home business is a gray area for the City of La Vernia. 

Kevin Hyland made a motion to table the topic until the next meeting and more 
clarification, seconded byChris Jacobs, all in favor. 

6. Discussion & Action 

A. Boondockers  

Wayne Robbins offered to table or present, Chris Jacobs moved forward with 
discussion.  

Chris Jacobs states to review the zoning, a specific permit could be utilized or a 
discussion to change the zoning regulations to allow Recreational Vehicles (RVs) in / 
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on Industrial Zoning.  Suggestion of controlling those parking on the property to the 
same standard RV parks would. 

Recommendation from, Chris Jacobs: Either submit the Specific Use Permit (SUP) or 
request a change to the Ordinance Permitted Use Chart to allow RV parking on 
Industrial zoning 

 

7. Items Specific to Future Line Items on the Agenda 

Possible Circle K at the corner of FM 775 and Woodbridge Drive. 

8. Adjourn 

Kevin Hyland motioned to adjourn the meeting at 7:00PM, seconded by Chris Jacobs. All 
in favor 

DECORUM REQUIRED 

Any disruptive behavior, including shouting or derogatory statements or comments may be ruled 
out of order by the Presiding Officer. Continuation of this type of behavior could result in a request 
by the Presiding Officer that the individual leave the meeting, and if refused, an order of removal. 

The Planning & Zoning Commission for the City of La Vernia reserves the right to adjourn into 
executive session at any time during the course of this meeting to discuss any of the matters listed 
above, as authorized by the Texas Open Meetings Act, Texas Governmental Code §551.071 
(Consultation with Attorney), §551.072 (Deliberations about Real Property), §551.073 
(Deliberations about Gifts and Donations), §551.074 (Personnel Matters), §551.076 
(Deliberations about Security Devices), and §551.087 (Economic Development), and any other 
previsions under Texas law that permits a governmental body to discuss a matter in closed 
executive session. 

The City of La Vernia Planning & Zoning Commission meetings are available to all persons 
regardless of disability. The facility is wheelchair accessible and parking spaces are available. 
Request for accommodations, should you require special assistance, must be made 3 days prior 
to this meeting. Braille is not available. Please contact the City Secretary at (830) 779-4541 or 
email mfarrow@lavernia-tx.gov. 

 

I, the undersigned authority, do hereby certify that the above Notice of Meeting of the governing 
body of the above named La Vernia Planning and Zoning Commission is a true and correct copy 
of said Notice and that I posted true and correct copy of said Notice on the bulletin boards of the 
City Hall of said La Vernia, Texas, a place convenient and readily accessible to the general public 
at all times, and said Notice was posted on October 02, 2025 at 5:30 PM and remained so posted 
continuously for at least 3 days preceding the scheduled time of said meeting. 
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_________________________________ 
Madison Farrow, City Secretary 
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ORDINANCE NO. 111325-01 
 

 

AN ORDINANCE OF THE CITY OF LA VERNIA, TEXAS AMENDING 

ZONING CODE CHAPTER 38 AND THE CITY’S OFFICIAL ZONING 

MAP PROVIDING FOR THE CHANGE OF ZONING DISTRICT 

CLASSIFICATION FROM PRESENT CLASSIFICATION OF SINGLE 

RESIDENTIAL AGRICULTURE (R-A) TO (R-2) GENERAL RESIDENCE 

DISTRICT FOR THE PROPERTY DESCRIBED AS CITY OF LA VERNIA, 

LOT 163A, 376 DRY HOLLOW RD LA VERNIA, TX 78121, ACRES 4.34; 

AND PROVIDING FOR AN EFFECTIVE DATE. 

 

WHEREAS, Chapter 211 of the Vernon’s Local Government Code empowers a city to enact 

zoning regulations and provide for their administration, enforcement, and amendment; and 

 

WHEREAS, the City has previously deemed it necessary and desirable to adopt zoning 

regulations to provide for the orderly development of property within the City in order to promote 

the public health, safety, morals and general welfare of the residents of the City, and 

 

WHEREAS, Chapter 38 of the City of La Vernia Code of Ordinances which constitutes the City’s 

zoning code requires property to be zoned in accordance with proper designations as defined by 

this ordinance; and 

 

WHEREAS, an application has been filed with the City of La Vernia Planning and Zoning 

Commission to re-zone properties as more particularly described herein (“Property”); and 

 

WHEREAS, the Property has been zoned as Residential Agriculture (R-A); and 

 

WHEREAS, the Planning and Zoning Commission of the City of La Vernia provided adequate 

notice and held a public hearing in accordance with Chapter 38 Zoning and has considered the re-

zoning of properties specified herein; and 

 

WHEREAS, the Planning and Zoning Commission of the City of La Vernia has recommended 

approval for the re-zoning of the designated property to General Residence District (R-2) and has 

confirmed that the re-zoning is uniform and conforms to the plan and design of the City of La 

Vernia’s Zoning code; and  

 

WHEREAS, the City Council of the City of La Vernia has also held a public hearing regarding 

the re-zoning of the affected property and has issued adequate notice to all the affected parties; 

and 

 

WHEREAS, the City Council of the City of La Vernia believes the re-zoning of the affected 

property will not adversely affect the character of the area of the neighborhood in which it is 

proposed to be located; will not substantially depreciate the value of adjacent or nearby properties; 

will be in keeping with the spirit and intent of the City’s Zoning code; will comply with applicable 

standards of the district in which located; and will not adversely affect traffic, public health, public 
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utilities, public safety and the general welfare of the residents of the City of  

La Vernia; 

 

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

LA VERNIA, TEXAS: 

 

SECTION 1.  Chapter 38 and the City's Zoning Map of the City of La Vernia, Texas are hereby 

amended as follows: 

Change of Zoning District Classification from the present classification of Residential 

Agriculture (R-A) to General Residence District (R-2)  for the following property:  

 

CITY OF LA VERNIA, LOT 163A, ACRES 4.34, located at 376 DRY 

HOLLOW RD LA VERNIA, TX 78121, AS DISPLAYED IN ATTACMENT 

A 

 

SECTION 2. The caption of this ordinance shall be published one (1) time in a newspaper having 

general circulation in the City of La Vernia, Texas. 

 
PASSED AND APPROVED BY THE CITY COUNCIL OF THE CITY OF LA VERNIA, 
TEXAS, ON THIS 13TH DAY OF NOVEMBER, 2025. 
 
 

_________________________________ 
       Martin Poore, Mayor 
       City of La Vernia 
 
ATTEST: 
 
 
__________________________________ 
Madison Farrow, City Secretary 
City of La Vernia 
 
 
 
APPROVED AS TO FORM: 
 
 
__________________________________ 
City Attorney's Office 
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                                ATTACMENT A 
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NOTICE OF PUBLIC HEARINGS
PROPOSED CHANGE OF ZONING DISTRICT 

CLASSIFICATION
LA VERNIA PLANNING AND ZONING

& CITY COUNCIL

The La Vernia Planning and Zoning Commission 
will hold a public hearing on Wednesday, Novem-
ber 12th, 2025, at 6:30 p.m & La Vernia City Coun-
cil on Thursday, November 13th, 2025, at 6:30 p.m 
in the City Council Chambers located at 102 E. Chi-
huahua Street, La Vernia, Texas 78121 to receive 
public comment and testimony on the application 
to rezone 376 DRY HOLLOW RD LA VERNIA, TX 
78121 LOT 163A, ACRES 4.34

All property subject to the rezoning is located in Wil-
son County, Texas.

From present classification of R-A Residential Agri-
culture to R-2 General Residence District 

All interested persons are invited to attend and 
be heard. Draft materials, if available, may be re-
viewed at City Hall during regular business hours 
or by request to Madison Farrow, 830-779-4541x5, 
Mfarrow@lavernia-tx.gov

If you require auxiliary aids or services to participate, 
please contact City Hall at least 48 hours in advance.

Legal Public Notice
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Date Received _________________

Permit/Receipt No._______________

Fee Paid_______________________

City of La Vernia
Zoning Change Application

Land ownership must be verified with a notarized statement. If the applicant is acting as the agent for
the property owner, the property owner must provide a signed and notarized letter authorizing the
agent to act on their behalf, and the letter must accompany the application.

Name

Mailing Address

Telephone Fax Mobile Email

Property Address/Location

Legal Description
Name of Subdivision

Lot(s) Block(s) Acreage

Existing Use of Property

Proposed Use of Property (attach additional or supporting information if necessary)

Zoning Change Request: Current Zoning Proposed Zoning

If “PDD Planned Development District”, check if: Concept Plan or Detail Plan

Reason for request (please explain in detail and attach additional pages if needed)

Attachments:

Accurate metes and bounds description of the subject property (or other suitable legal description)

Survey exhibit and other appropriate exhibits as deemed necessary by the city including, but not limited to, site
plans, maps, architectural elevations, and information about proposed uses.

Notarized statement verifying land ownership and if applicable, authorization of land owner’s agent to file the
zoning change request.

A denied application is ineligible for reconsideration for one year.

The undersigned hereby requests rezoning of the above described property as indicated:

___________________________________ ____________________________
Signature of Owner(s)/Agent Date

For Office Use Only
Date of Publication _______________ Date of P&Z Public Hearing_____________

Date of 200 Ft Notices_____________ Date of Council Public Hearing___________

Ordinance No.___________________ Approved__________ Denied___________

City of La Vernia
Zoning Change Application

102 E. Chihuahua Street
P.O. Box 225, La Vernia, TX 78121

(830) 779- Metro/Fax (830) 253-1198

Dominion Holdings Management Group | Michael Gobart

P.O. Box 1208

210 382-4924 210 382-4924 questions@dominionhmg.com

376 Dry Hollow, La Vernia, 78121

CITY OF LA VERNIA, LOT 163A, ACRES 4.34

163A 4.34

Raw Land

Multi Family Housing

R - A Residential R-2 General Residence District

Current zoning does not permit multi-family housing. We are seeking to develop and building housing for growing workforce needs in the La Vernia area.

x

x

x

10/14/2025
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MG Legacy Custom Homes

From: Lindsey Wheeler <lboyd@lavernia-tx.gov>

Sent: Monday, June 9, 2025 3:47 PM

To: michael mglegacycustomhomes.com

Subject: Re: (163A) - 376 Dry Hallow: Water & Sewer

Hi! I chatted with our engineer about these questions. 

 

We discussed that neither water nor sewer should be an issue. The slope is the correct direction for the 

sewer as well. This will likely put the 6” gravity line close to capacity, however there is limited land that 

remains for development outside of the floodplain.  

Their biggest concern in this area is drainage and ensuring you do not create additional flooding issues 

for the residents. Are you planning to build on more than just the 4 acres shown as 376 Dry Hollow Rd?  

 

Lindsey Wheeler, MPA 

City Administrator  

City of La Vernia  

O: 830-779-4541 

C: 830-391-1206 

lboyd@lavernia-tx.gov  

 

 Book time to meet with me  

 

From: michael mglegacycustomhomes.com  

Sent: Monday, June 9, 2025 2:12 PM 

To: Lindsey Wheeler  

Subject: (163A) - 376 Dry Hallow: Water & Sewer  

Lindsey, thank you for speaking with me earlier this afternoon. 

Current infrastructure shows an existing 6” water main and an existing 6” sanitary sewer gravity main. 

Would you let me know what the city’s perspective is on servicing (48) 2 Bed | 2 Bath units with existing infrastructure? 
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I appreciate your help. 

Michael Gobart 

Builder | Manager 

MG Legacy Custom Homes, LLC 

michael@mglegacycustomhomes.com 

www.mglegacycustomhomes.com 

23

Section 5, Item A.



24

Section 5, Item A.



25

Section 5, Item A.



26

Section 5, Item A.



27

Section 5, Item A.



 

NOTICE OF PUBLIC HEARING 

 

The City of La Vernia Planning & Zoning Commission & City Council will hold a public hearing at the request of: 
MICHAEL GOBART Dominion Holdings Management Group who is representing JOHANSON, KEITH the 
landowner. 

Property: Current Legal Description: 376 DRY HOLLOW RD LA VERNIA, TX 78121 CITY OF LA VERNIA, LOT 
163A, ACRES 4.34 proposed as a General Residence District. 

Request: to change from current zoning R-A Residential Agriculture to R-2 General Residence District. 

Because your property is located within 200 feet of the request, State Law requires that we notify you of the 
public hearing. However, the zoning of your property will not be affected. The public hearing process lets you 
provide your written opinion of the request. This will aid the Planning & Zoning Commission in making a 
recommendation to the City Council. 

A public hearing for this request is scheduled before the Planning & Zoning Commission on Wednesday, 
November 12th, 2025, at 6:30 pm & City Council on Thursday, November 13th, 2025, at 6:30 pm. The meeting 
will be held in the City Hall Council Chambers, 102 E. Chihuahua St., open to the public. To submit written 
comments, please complete the information below, including your signature, and return (before the meeting) 
to:  

Mail: City of La Vernia 
 Madison Farrow 
 P.O. Box 225 
 La Vernia, Texas 78121   Email: MFarrow@lavernia-tx.gov  
 

If you have questions, please call Madison Farrow at (830) 779-4541 ext. 5 
 

______________________________ 
Madison Farrow, City Secretary     

YOUR OPINION MATTERS – DETACH AND RETURN 
         circle one 

I am (in favor) (opposed to) the proposed re-zone for the property- Current Legal Description: Current Legal 
Description: 376 DRY HOLLOW RD LA VERNIA, TX 78121 CITY OF LA VERNIA, LOT 163A, ACRES 4.34 proposed 
to be General Residence District. 

 
 

Name:_______________________________________ 

Address:_________________________________________________________________________________ 

Signature:______________________________________            Date: _________________________ 

Comments: ____________________________________________________________________ 

By State Law – Unsigned submission cannot be counted as an official comment. 
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NOTES: 1. ELECTRIC SERVICE IS TO BE PROVIDED BY: GUADALUPE VALLEY ELECTRIC SERVICE IS TO BE PROVIDED BY: GUADALUPE VALLEY  SERVICE IS TO BE PROVIDED BY: GUADALUPE VALLEY SERVICE IS TO BE PROVIDED BY: GUADALUPE VALLEY  IS TO BE PROVIDED BY: GUADALUPE VALLEY IS TO BE PROVIDED BY: GUADALUPE VALLEY  TO BE PROVIDED BY: GUADALUPE VALLEY TO BE PROVIDED BY: GUADALUPE VALLEY  BE PROVIDED BY: GUADALUPE VALLEY BE PROVIDED BY: GUADALUPE VALLEY  PROVIDED BY: GUADALUPE VALLEY PROVIDED BY: GUADALUPE VALLEY  BY: GUADALUPE VALLEY BY: GUADALUPE VALLEY  GUADALUPE VALLEY GUADALUPE VALLEY  VALLEY VALLEY ELECTRIC COOPERATIVE, INC.  2. WHERE UNDERGROUND SERVICES ARE UTILIZED GVEC WILL WHERE UNDERGROUND SERVICES ARE UTILIZED GVEC WILL  UNDERGROUND SERVICES ARE UTILIZED GVEC WILL UNDERGROUND SERVICES ARE UTILIZED GVEC WILL  SERVICES ARE UTILIZED GVEC WILL SERVICES ARE UTILIZED GVEC WILL  ARE UTILIZED GVEC WILL ARE UTILIZED GVEC WILL  UTILIZED GVEC WILL UTILIZED GVEC WILL  GVEC WILL GVEC WILL  WILL WILL POSSESS A 5-FOOT WIDE EASEMENT TO THE SERVICE METER  A 5-FOOT WIDE EASEMENT TO THE SERVICE METER A 5-FOOT WIDE EASEMENT TO THE SERVICE METER  5-FOOT WIDE EASEMENT TO THE SERVICE METER 5-FOOT WIDE EASEMENT TO THE SERVICE METER  WIDE EASEMENT TO THE SERVICE METER WIDE EASEMENT TO THE SERVICE METER  EASEMENT TO THE SERVICE METER EASEMENT TO THE SERVICE METER  TO THE SERVICE METER TO THE SERVICE METER  THE SERVICE METER THE SERVICE METER  SERVICE METER SERVICE METER  METER METER LOCATION.  EASEMENT TO FOLLOW SERVICE LINE AND WILL VARY   EASEMENT TO FOLLOW SERVICE LINE AND WILL VARY  EASEMENT TO FOLLOW SERVICE LINE AND WILL VARY EASEMENT TO FOLLOW SERVICE LINE AND WILL VARY  TO FOLLOW SERVICE LINE AND WILL VARY TO FOLLOW SERVICE LINE AND WILL VARY  FOLLOW SERVICE LINE AND WILL VARY FOLLOW SERVICE LINE AND WILL VARY  SERVICE LINE AND WILL VARY SERVICE LINE AND WILL VARY  LINE AND WILL VARY LINE AND WILL VARY  AND WILL VARY AND WILL VARY  WILL VARY WILL VARY  VARY VARY DEPENDING ON LOCATION OF BUILDING OR STRUCTURE. 3. GVEC SHALL HAVE ACCESS TO METER LOCATIONS FROM THE GVEC SHALL HAVE ACCESS TO METER LOCATIONS FROM THE  SHALL HAVE ACCESS TO METER LOCATIONS FROM THE SHALL HAVE ACCESS TO METER LOCATIONS FROM THE  HAVE ACCESS TO METER LOCATIONS FROM THE HAVE ACCESS TO METER LOCATIONS FROM THE  ACCESS TO METER LOCATIONS FROM THE ACCESS TO METER LOCATIONS FROM THE  TO METER LOCATIONS FROM THE TO METER LOCATIONS FROM THE  METER LOCATIONS FROM THE METER LOCATIONS FROM THE  LOCATIONS FROM THE LOCATIONS FROM THE  FROM THE FROM THE  THE THE FRONT YARD WITH THE LOCATION NOT BEING WITHIN A FENCED  YARD WITH THE LOCATION NOT BEING WITHIN A FENCED YARD WITH THE LOCATION NOT BEING WITHIN A FENCED  WITH THE LOCATION NOT BEING WITHIN A FENCED WITH THE LOCATION NOT BEING WITHIN A FENCED  THE LOCATION NOT BEING WITHIN A FENCED THE LOCATION NOT BEING WITHIN A FENCED  LOCATION NOT BEING WITHIN A FENCED LOCATION NOT BEING WITHIN A FENCED  NOT BEING WITHIN A FENCED NOT BEING WITHIN A FENCED  BEING WITHIN A FENCED BEING WITHIN A FENCED  WITHIN A FENCED WITHIN A FENCED  A FENCED A FENCED  FENCED FENCED AREA. 4. ANY EASEMENT DESIGNED AS A GVEC 20'X20' UTILITY EASEMENT ANY EASEMENT DESIGNED AS A GVEC 20'X20' UTILITY EASEMENT  EASEMENT DESIGNED AS A GVEC 20'X20' UTILITY EASEMENT EASEMENT DESIGNED AS A GVEC 20'X20' UTILITY EASEMENT  DESIGNED AS A GVEC 20'X20' UTILITY EASEMENT DESIGNED AS A GVEC 20'X20' UTILITY EASEMENT  AS A GVEC 20'X20' UTILITY EASEMENT AS A GVEC 20'X20' UTILITY EASEMENT  A GVEC 20'X20' UTILITY EASEMENT A GVEC 20'X20' UTILITY EASEMENT  GVEC 20'X20' UTILITY EASEMENT GVEC 20'X20' UTILITY EASEMENT  20'X20' UTILITY EASEMENT 20'X20' UTILITY EASEMENT  UTILITY EASEMENT UTILITY EASEMENT  EASEMENT EASEMENT SHALL REMAIN OPEN FOR ACCESS AT ALL TIMES AND SHALL NOT  REMAIN OPEN FOR ACCESS AT ALL TIMES AND SHALL NOT REMAIN OPEN FOR ACCESS AT ALL TIMES AND SHALL NOT  OPEN FOR ACCESS AT ALL TIMES AND SHALL NOT OPEN FOR ACCESS AT ALL TIMES AND SHALL NOT  FOR ACCESS AT ALL TIMES AND SHALL NOT FOR ACCESS AT ALL TIMES AND SHALL NOT  ACCESS AT ALL TIMES AND SHALL NOT ACCESS AT ALL TIMES AND SHALL NOT  AT ALL TIMES AND SHALL NOT AT ALL TIMES AND SHALL NOT  ALL TIMES AND SHALL NOT ALL TIMES AND SHALL NOT  TIMES AND SHALL NOT TIMES AND SHALL NOT  AND SHALL NOT AND SHALL NOT  SHALL NOT SHALL NOT  NOT NOT BE WITHIN A FENCED AREA. 5. ALL UTILITY EASEMENTS ARE FOR THE CONSTRUCTION, ALL UTILITY EASEMENTS ARE FOR THE CONSTRUCTION,  UTILITY EASEMENTS ARE FOR THE CONSTRUCTION, UTILITY EASEMENTS ARE FOR THE CONSTRUCTION,  EASEMENTS ARE FOR THE CONSTRUCTION, EASEMENTS ARE FOR THE CONSTRUCTION,  ARE FOR THE CONSTRUCTION, ARE FOR THE CONSTRUCTION,  FOR THE CONSTRUCTION, FOR THE CONSTRUCTION,  THE CONSTRUCTION, THE CONSTRUCTION,  CONSTRUCTION, CONSTRUCTION, MAINTENANCE (INCLUDING BUT NOT LIMITED TO REMOVAL OF  (INCLUDING BUT NOT LIMITED TO REMOVAL OF (INCLUDING BUT NOT LIMITED TO REMOVAL OF  BUT NOT LIMITED TO REMOVAL OF BUT NOT LIMITED TO REMOVAL OF  NOT LIMITED TO REMOVAL OF NOT LIMITED TO REMOVAL OF  LIMITED TO REMOVAL OF LIMITED TO REMOVAL OF  TO REMOVAL OF TO REMOVAL OF  REMOVAL OF REMOVAL OF  OF OF TREES AND OTHER OBSTRUCTIONS), READING OF METERS, AND  AND OTHER OBSTRUCTIONS), READING OF METERS, AND AND OTHER OBSTRUCTIONS), READING OF METERS, AND  OTHER OBSTRUCTIONS), READING OF METERS, AND OTHER OBSTRUCTIONS), READING OF METERS, AND  OBSTRUCTIONS), READING OF METERS, AND OBSTRUCTIONS), READING OF METERS, AND  READING OF METERS, AND READING OF METERS, AND  OF METERS, AND OF METERS, AND  METERS, AND METERS, AND  AND AND REPAIR OF ALL OVERHEAD AND UNDERGROUND UTILITIES. 6. WATER SERVICES IS TO BE PROVIDED BY: CITY OF LA VERNIA. WATER SERVICES IS TO BE PROVIDED BY: CITY OF LA VERNIA. 7. SEWER SERVICES IS TO BE PROVIDED BY: CITY OF LA VERNIA.NO SEWER SERVICES IS TO BE PROVIDED BY: CITY OF LA VERNIA.NO  SERVICES IS TO BE PROVIDED BY: CITY OF LA VERNIA.NO SERVICES IS TO BE PROVIDED BY: CITY OF LA VERNIA.NO  IS TO BE PROVIDED BY: CITY OF LA VERNIA.NO IS TO BE PROVIDED BY: CITY OF LA VERNIA.NO  TO BE PROVIDED BY: CITY OF LA VERNIA.NO TO BE PROVIDED BY: CITY OF LA VERNIA.NO  BE PROVIDED BY: CITY OF LA VERNIA.NO BE PROVIDED BY: CITY OF LA VERNIA.NO  PROVIDED BY: CITY OF LA VERNIA.NO PROVIDED BY: CITY OF LA VERNIA.NO  BY: CITY OF LA VERNIA.NO BY: CITY OF LA VERNIA.NO  CITY OF LA VERNIA.NO CITY OF LA VERNIA.NO  OF LA VERNIA.NO OF LA VERNIA.NO  LA VERNIA.NO LA VERNIA.NO  VERNIA.NO VERNIA.NO STRUCTURE MAY BE OCCUPIED, UNLESS CONNECTED TO A PUBLIC  MAY BE OCCUPIED, UNLESS CONNECTED TO A PUBLIC MAY BE OCCUPIED, UNLESS CONNECTED TO A PUBLIC  BE OCCUPIED, UNLESS CONNECTED TO A PUBLIC BE OCCUPIED, UNLESS CONNECTED TO A PUBLIC  OCCUPIED, UNLESS CONNECTED TO A PUBLIC OCCUPIED, UNLESS CONNECTED TO A PUBLIC  UNLESS CONNECTED TO A PUBLIC UNLESS CONNECTED TO A PUBLIC  CONNECTED TO A PUBLIC CONNECTED TO A PUBLIC  TO A PUBLIC TO A PUBLIC  A PUBLIC A PUBLIC  PUBLIC PUBLIC SEWAGE SYSTEM, 8. NO BUILDINGS, OR OTHER OBSTRUCTIONS OR WELL OF ANY KIND NO BUILDINGS, OR OTHER OBSTRUCTIONS OR WELL OF ANY KIND  BUILDINGS, OR OTHER OBSTRUCTIONS OR WELL OF ANY KIND BUILDINGS, OR OTHER OBSTRUCTIONS OR WELL OF ANY KIND  OR OTHER OBSTRUCTIONS OR WELL OF ANY KIND OR OTHER OBSTRUCTIONS OR WELL OF ANY KIND  OTHER OBSTRUCTIONS OR WELL OF ANY KIND OTHER OBSTRUCTIONS OR WELL OF ANY KIND  OBSTRUCTIONS OR WELL OF ANY KIND OBSTRUCTIONS OR WELL OF ANY KIND  OR WELL OF ANY KIND OR WELL OF ANY KIND  WELL OF ANY KIND WELL OF ANY KIND  OF ANY KIND OF ANY KIND  ANY KIND ANY KIND  KIND KIND SHALL BE PLACED ON ANY ELECTRIC EASEMENTS, NOR SHALL  BE PLACED ON ANY ELECTRIC EASEMENTS, NOR SHALL BE PLACED ON ANY ELECTRIC EASEMENTS, NOR SHALL  PLACED ON ANY ELECTRIC EASEMENTS, NOR SHALL PLACED ON ANY ELECTRIC EASEMENTS, NOR SHALL  ON ANY ELECTRIC EASEMENTS, NOR SHALL ON ANY ELECTRIC EASEMENTS, NOR SHALL  ANY ELECTRIC EASEMENTS, NOR SHALL ANY ELECTRIC EASEMENTS, NOR SHALL  ELECTRIC EASEMENTS, NOR SHALL ELECTRIC EASEMENTS, NOR SHALL  EASEMENTS, NOR SHALL EASEMENTS, NOR SHALL  NOR SHALL NOR SHALL  SHALL SHALL ANY TREES BE PLANTED THEREON. 9. THERE ARE A TOTAL OF ONE HUNDRED TWENTY-SIX (126) THERE ARE A TOTAL OF ONE HUNDRED TWENTY-SIX (126)  ARE A TOTAL OF ONE HUNDRED TWENTY-SIX (126) ARE A TOTAL OF ONE HUNDRED TWENTY-SIX (126)  A TOTAL OF ONE HUNDRED TWENTY-SIX (126) A TOTAL OF ONE HUNDRED TWENTY-SIX (126)  TOTAL OF ONE HUNDRED TWENTY-SIX (126) TOTAL OF ONE HUNDRED TWENTY-SIX (126)  OF ONE HUNDRED TWENTY-SIX (126) OF ONE HUNDRED TWENTY-SIX (126)  ONE HUNDRED TWENTY-SIX (126) ONE HUNDRED TWENTY-SIX (126)  HUNDRED TWENTY-SIX (126) HUNDRED TWENTY-SIX (126)  TWENTY-SIX (126) TWENTY-SIX (126)  (126) (126) RESIDENTIAL, ONE (1) COMMERCIAL, NINE (9) OPEN SPACE  ONE (1) COMMERCIAL, NINE (9) OPEN SPACE ONE (1) COMMERCIAL, NINE (9) OPEN SPACE  (1) COMMERCIAL, NINE (9) OPEN SPACE (1) COMMERCIAL, NINE (9) OPEN SPACE  COMMERCIAL, NINE (9) OPEN SPACE COMMERCIAL, NINE (9) OPEN SPACE  NINE (9) OPEN SPACE NINE (9) OPEN SPACE  (9) OPEN SPACE (9) OPEN SPACE  OPEN SPACE OPEN SPACE  SPACE SPACE AND/OR DRAINAGE LOTS. 10. THIS SUBDIVISION IS ENTIRELY WITHIN THE LA VERNIA THIS SUBDIVISION IS ENTIRELY WITHIN THE LA VERNIA  SUBDIVISION IS ENTIRELY WITHIN THE LA VERNIA SUBDIVISION IS ENTIRELY WITHIN THE LA VERNIA  IS ENTIRELY WITHIN THE LA VERNIA IS ENTIRELY WITHIN THE LA VERNIA  ENTIRELY WITHIN THE LA VERNIA ENTIRELY WITHIN THE LA VERNIA  WITHIN THE LA VERNIA WITHIN THE LA VERNIA  THE LA VERNIA THE LA VERNIA  LA VERNIA LA VERNIA  VERNIA VERNIA INDEPENDENT SCHOOL DISTRICT BOUNDARY.  11. A PORTION OF THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING A PORTION OF THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING  PORTION OF THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING PORTION OF THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING  OF THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING OF THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING  THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING THIS SUBDIVISION HAS BEEN DESIGNATED AS BEING  SUBDIVISION HAS BEEN DESIGNATED AS BEING SUBDIVISION HAS BEEN DESIGNATED AS BEING  HAS BEEN DESIGNATED AS BEING HAS BEEN DESIGNATED AS BEING  BEEN DESIGNATED AS BEING BEEN DESIGNATED AS BEING  DESIGNATED AS BEING DESIGNATED AS BEING  AS BEING AS BEING  BEING BEING IN A SPECIAL FLOOD HAZARD ZONE "A" OR "AE" AS DELINEATED  A SPECIAL FLOOD HAZARD ZONE "A" OR "AE" AS DELINEATED A SPECIAL FLOOD HAZARD ZONE "A" OR "AE" AS DELINEATED  SPECIAL FLOOD HAZARD ZONE "A" OR "AE" AS DELINEATED SPECIAL FLOOD HAZARD ZONE "A" OR "AE" AS DELINEATED  FLOOD HAZARD ZONE "A" OR "AE" AS DELINEATED FLOOD HAZARD ZONE "A" OR "AE" AS DELINEATED  HAZARD ZONE "A" OR "AE" AS DELINEATED HAZARD ZONE "A" OR "AE" AS DELINEATED  ZONE "A" OR "AE" AS DELINEATED ZONE "A" OR "AE" AS DELINEATED  "A" OR "AE" AS DELINEATED "A" OR "AE" AS DELINEATED  OR "AE" AS DELINEATED OR "AE" AS DELINEATED  "AE" AS DELINEATED "AE" AS DELINEATED  AS DELINEATED AS DELINEATED  DELINEATED DELINEATED ON COMMUNITY-PANEL NO. 48493C0150D, DATED JULY 19, 2023,  COMMUNITY-PANEL NO. 48493C0150D, DATED JULY 19, 2023, COMMUNITY-PANEL NO. 48493C0150D, DATED JULY 19, 2023,  NO. 48493C0150D, DATED JULY 19, 2023, NO. 48493C0150D, DATED JULY 19, 2023,  48493C0150D, DATED JULY 19, 2023, 48493C0150D, DATED JULY 19, 2023,  DATED JULY 19, 2023, DATED JULY 19, 2023,  JULY 19, 2023, JULY 19, 2023,  19, 2023, 19, 2023,  2023, 2023, AS PUBLISHED BY FEMA. 12. TOPOGRAPHIC INFORMATION SHOWN HEREON WAS OBTAINED FROM TOPOGRAPHIC INFORMATION SHOWN HEREON WAS OBTAINED FROM  INFORMATION SHOWN HEREON WAS OBTAINED FROM INFORMATION SHOWN HEREON WAS OBTAINED FROM  SHOWN HEREON WAS OBTAINED FROM SHOWN HEREON WAS OBTAINED FROM  HEREON WAS OBTAINED FROM HEREON WAS OBTAINED FROM  WAS OBTAINED FROM WAS OBTAINED FROM  OBTAINED FROM OBTAINED FROM  FROM FROM A COMBINATION OF SAN ANTONIO RIVER AUTHORITY (SARA)  LIDAR AND AN ON THE GROUND SURVEY PERFORMED BY  INTREPID SURVEYING & ENGINEERING JUNE 2023. CONTOUR  SURVEYING & ENGINEERING JUNE 2023. CONTOUR SURVEYING & ENGINEERING JUNE 2023. CONTOUR  & ENGINEERING JUNE 2023. CONTOUR & ENGINEERING JUNE 2023. CONTOUR  ENGINEERING JUNE 2023. CONTOUR ENGINEERING JUNE 2023. CONTOUR  JUNE 2023. CONTOUR JUNE 2023. CONTOUR  2023. CONTOUR 2023. CONTOUR  CONTOUR CONTOUR INTERVALS ARE 2 FEET FOR THIS PLAT. 13. DRAINAGE STUDY: A DRAINAGE STUDY HAS BEEN COMPLETED FOR DRAINAGE STUDY: A DRAINAGE STUDY HAS BEEN COMPLETED FOR  STUDY: A DRAINAGE STUDY HAS BEEN COMPLETED FOR STUDY: A DRAINAGE STUDY HAS BEEN COMPLETED FOR  A DRAINAGE STUDY HAS BEEN COMPLETED FOR A DRAINAGE STUDY HAS BEEN COMPLETED FOR  DRAINAGE STUDY HAS BEEN COMPLETED FOR DRAINAGE STUDY HAS BEEN COMPLETED FOR  STUDY HAS BEEN COMPLETED FOR STUDY HAS BEEN COMPLETED FOR  HAS BEEN COMPLETED FOR HAS BEEN COMPLETED FOR  BEEN COMPLETED FOR BEEN COMPLETED FOR  COMPLETED FOR COMPLETED FOR  FOR FOR THIS PLAT AND IS AVAILABLE FOR REVIEW AT THE CITY OF LA  PLAT AND IS AVAILABLE FOR REVIEW AT THE CITY OF LA PLAT AND IS AVAILABLE FOR REVIEW AT THE CITY OF LA  AND IS AVAILABLE FOR REVIEW AT THE CITY OF LA AND IS AVAILABLE FOR REVIEW AT THE CITY OF LA  IS AVAILABLE FOR REVIEW AT THE CITY OF LA IS AVAILABLE FOR REVIEW AT THE CITY OF LA  AVAILABLE FOR REVIEW AT THE CITY OF LA AVAILABLE FOR REVIEW AT THE CITY OF LA  FOR REVIEW AT THE CITY OF LA FOR REVIEW AT THE CITY OF LA  REVIEW AT THE CITY OF LA REVIEW AT THE CITY OF LA  AT THE CITY OF LA AT THE CITY OF LA  THE CITY OF LA THE CITY OF LA  CITY OF LA CITY OF LA  OF LA OF LA  LA LA VERNIA CITY HALL. AREAS IDENTIFIED  BY THE STUDY AS BY THE STUDY AS  THE STUDY AS THE STUDY AS  STUDY AS STUDY AS  AS AS BEING INUNDATED DURING CERTAIN STORM EVENTS HAVE BEEN  INUNDATED DURING CERTAIN STORM EVENTS HAVE BEEN INUNDATED DURING CERTAIN STORM EVENTS HAVE BEEN  DURING CERTAIN STORM EVENTS HAVE BEEN DURING CERTAIN STORM EVENTS HAVE BEEN  CERTAIN STORM EVENTS HAVE BEEN CERTAIN STORM EVENTS HAVE BEEN  STORM EVENTS HAVE BEEN STORM EVENTS HAVE BEEN  EVENTS HAVE BEEN EVENTS HAVE BEEN  HAVE BEEN HAVE BEEN  BEEN BEEN PLACED WITHIN DRAINAGE EASEMENTS. 14. DRAINAGE EASEMENT: CITY OF LA VERNIA IS A BENEFICIARY OF DRAINAGE EASEMENT: CITY OF LA VERNIA IS A BENEFICIARY OF  EASEMENT: CITY OF LA VERNIA IS A BENEFICIARY OF EASEMENT: CITY OF LA VERNIA IS A BENEFICIARY OF  CITY OF LA VERNIA IS A BENEFICIARY OF CITY OF LA VERNIA IS A BENEFICIARY OF  OF LA VERNIA IS A BENEFICIARY OF OF LA VERNIA IS A BENEFICIARY OF  LA VERNIA IS A BENEFICIARY OF LA VERNIA IS A BENEFICIARY OF  VERNIA IS A BENEFICIARY OF VERNIA IS A BENEFICIARY OF  IS A BENEFICIARY OF IS A BENEFICIARY OF  A BENEFICIARY OF A BENEFICIARY OF  BENEFICIARY OF BENEFICIARY OF  OF OF EACH DRAINAGE EASEMENT, AND HAS THE RIGHT, BUT NOT THE  DRAINAGE EASEMENT, AND HAS THE RIGHT, BUT NOT THE DRAINAGE EASEMENT, AND HAS THE RIGHT, BUT NOT THE  EASEMENT, AND HAS THE RIGHT, BUT NOT THE EASEMENT, AND HAS THE RIGHT, BUT NOT THE  AND HAS THE RIGHT, BUT NOT THE AND HAS THE RIGHT, BUT NOT THE  HAS THE RIGHT, BUT NOT THE HAS THE RIGHT, BUT NOT THE  THE RIGHT, BUT NOT THE THE RIGHT, BUT NOT THE  RIGHT, BUT NOT THE RIGHT, BUT NOT THE  BUT NOT THE BUT NOT THE  NOT THE NOT THE  THE THE DUTY, TO ENFORCE DRAINAGE EASEMENTS. NO DRAINAGE  TO ENFORCE DRAINAGE EASEMENTS. NO DRAINAGE TO ENFORCE DRAINAGE EASEMENTS. NO DRAINAGE  ENFORCE DRAINAGE EASEMENTS. NO DRAINAGE ENFORCE DRAINAGE EASEMENTS. NO DRAINAGE  DRAINAGE EASEMENTS. NO DRAINAGE DRAINAGE EASEMENTS. NO DRAINAGE  EASEMENTS. NO DRAINAGE EASEMENTS. NO DRAINAGE  NO DRAINAGE NO DRAINAGE  DRAINAGE DRAINAGE EASEMENT MAY BE UTILIZED FOR ANY PURPOSE DETRIMENTAL TO  MAY BE UTILIZED FOR ANY PURPOSE DETRIMENTAL TO MAY BE UTILIZED FOR ANY PURPOSE DETRIMENTAL TO  BE UTILIZED FOR ANY PURPOSE DETRIMENTAL TO BE UTILIZED FOR ANY PURPOSE DETRIMENTAL TO  UTILIZED FOR ANY PURPOSE DETRIMENTAL TO UTILIZED FOR ANY PURPOSE DETRIMENTAL TO  FOR ANY PURPOSE DETRIMENTAL TO FOR ANY PURPOSE DETRIMENTAL TO  ANY PURPOSE DETRIMENTAL TO ANY PURPOSE DETRIMENTAL TO  PURPOSE DETRIMENTAL TO PURPOSE DETRIMENTAL TO  DETRIMENTAL TO DETRIMENTAL TO  TO TO ITS INTENDED USE (I.E. NO FENCES, SHRUBBERY, STRUCTURES, OR  INTENDED USE (I.E. NO FENCES, SHRUBBERY, STRUCTURES, OR INTENDED USE (I.E. NO FENCES, SHRUBBERY, STRUCTURES, OR  USE (I.E. NO FENCES, SHRUBBERY, STRUCTURES, OR USE (I.E. NO FENCES, SHRUBBERY, STRUCTURES, OR  (I.E. NO FENCES, SHRUBBERY, STRUCTURES, OR (I.E. NO FENCES, SHRUBBERY, STRUCTURES, OR  NO FENCES, SHRUBBERY, STRUCTURES, OR NO FENCES, SHRUBBERY, STRUCTURES, OR  FENCES, SHRUBBERY, STRUCTURES, OR FENCES, SHRUBBERY, STRUCTURES, OR  SHRUBBERY, STRUCTURES, OR SHRUBBERY, STRUCTURES, OR  STRUCTURES, OR STRUCTURES, OR  OR OR ON-SITE SEWAGE FACILITIES). CITY OF LA VERNIA RESERVES THE  SEWAGE FACILITIES). CITY OF LA VERNIA RESERVES THE SEWAGE FACILITIES). CITY OF LA VERNIA RESERVES THE  FACILITIES). CITY OF LA VERNIA RESERVES THE FACILITIES). CITY OF LA VERNIA RESERVES THE  CITY OF LA VERNIA RESERVES THE CITY OF LA VERNIA RESERVES THE  OF LA VERNIA RESERVES THE OF LA VERNIA RESERVES THE  LA VERNIA RESERVES THE LA VERNIA RESERVES THE  VERNIA RESERVES THE VERNIA RESERVES THE  RESERVES THE RESERVES THE  THE THE RIGHT OF ACCESS TO SUCH EASEMENTS. 15. THE LOTS IN THIS SUBDIVISION ARE SUBJECT TO AN   THE LOTS IN THIS SUBDIVISION ARE SUBJECT TO AN   ASSESSMENT (FEE PAYABLE BY THE LOT OWNER) BY AN HOA  (FEE PAYABLE BY THE LOT OWNER) BY AN HOA (FEE PAYABLE BY THE LOT OWNER) BY AN HOA  PAYABLE BY THE LOT OWNER) BY AN HOA PAYABLE BY THE LOT OWNER) BY AN HOA  BY THE LOT OWNER) BY AN HOA BY THE LOT OWNER) BY AN HOA  THE LOT OWNER) BY AN HOA THE LOT OWNER) BY AN HOA  LOT OWNER) BY AN HOA LOT OWNER) BY AN HOA  OWNER) BY AN HOA OWNER) BY AN HOA  BY AN HOA BY AN HOA  AN HOA AN HOA  HOA HOA (HOME OWNERS ASSOCIATION). THE HOME OWNERS ASSOCIATION  OWNERS ASSOCIATION). THE HOME OWNERS ASSOCIATION OWNERS ASSOCIATION). THE HOME OWNERS ASSOCIATION  ASSOCIATION). THE HOME OWNERS ASSOCIATION ASSOCIATION). THE HOME OWNERS ASSOCIATION  THE HOME OWNERS ASSOCIATION THE HOME OWNERS ASSOCIATION  HOME OWNERS ASSOCIATION HOME OWNERS ASSOCIATION  OWNERS ASSOCIATION OWNERS ASSOCIATION  ASSOCIATION ASSOCIATION MAY USE ASSESSMENTS TO ENFORCE THE RESTRICTIVE  COVENANTS COVERING THIS SUBDIVISION. NO STATE OR LOCAL  COVERING THIS SUBDIVISION. NO STATE OR LOCAL COVERING THIS SUBDIVISION. NO STATE OR LOCAL  THIS SUBDIVISION. NO STATE OR LOCAL THIS SUBDIVISION. NO STATE OR LOCAL  SUBDIVISION. NO STATE OR LOCAL SUBDIVISION. NO STATE OR LOCAL  NO STATE OR LOCAL NO STATE OR LOCAL  STATE OR LOCAL STATE OR LOCAL  OR LOCAL OR LOCAL  LOCAL LOCAL GOVERNMENT ENFORCES THE RESTRICTIVE COVENANTS COVERING  ENFORCES THE RESTRICTIVE COVENANTS COVERING ENFORCES THE RESTRICTIVE COVENANTS COVERING  THE RESTRICTIVE COVENANTS COVERING THE RESTRICTIVE COVENANTS COVERING  RESTRICTIVE COVENANTS COVERING RESTRICTIVE COVENANTS COVERING  COVENANTS COVERING COVENANTS COVERING  COVERING COVERING THIS SUBDIVISION. THE DUTY TO ENFORCE THE RESTRICTIVE  SUBDIVISION. THE DUTY TO ENFORCE THE RESTRICTIVE SUBDIVISION. THE DUTY TO ENFORCE THE RESTRICTIVE  THE DUTY TO ENFORCE THE RESTRICTIVE THE DUTY TO ENFORCE THE RESTRICTIVE  DUTY TO ENFORCE THE RESTRICTIVE DUTY TO ENFORCE THE RESTRICTIVE  TO ENFORCE THE RESTRICTIVE TO ENFORCE THE RESTRICTIVE  ENFORCE THE RESTRICTIVE ENFORCE THE RESTRICTIVE  THE RESTRICTIVE THE RESTRICTIVE  RESTRICTIVE RESTRICTIVE COVENANTS IS THE RESPONSIBILITY OF THE HOA. 16. THE DETENTION POND LOCATED IN LOT 900 IS TO BE DEDICATED THE DETENTION POND LOCATED IN LOT 900 IS TO BE DEDICATED  DETENTION POND LOCATED IN LOT 900 IS TO BE DEDICATED DETENTION POND LOCATED IN LOT 900 IS TO BE DEDICATED  POND LOCATED IN LOT 900 IS TO BE DEDICATED POND LOCATED IN LOT 900 IS TO BE DEDICATED  LOCATED IN LOT 900 IS TO BE DEDICATED LOCATED IN LOT 900 IS TO BE DEDICATED  IN LOT 900 IS TO BE DEDICATED IN LOT 900 IS TO BE DEDICATED  LOT 900 IS TO BE DEDICATED LOT 900 IS TO BE DEDICATED  900 IS TO BE DEDICATED 900 IS TO BE DEDICATED  IS TO BE DEDICATED IS TO BE DEDICATED  TO BE DEDICATED TO BE DEDICATED  BE DEDICATED BE DEDICATED  DEDICATED DEDICATED TO THE HOA AND COVERS A TOTAL AREA OF 69931.89 SF (1.605  THE HOA AND COVERS A TOTAL AREA OF 69931.89 SF (1.605 THE HOA AND COVERS A TOTAL AREA OF 69931.89 SF (1.605  HOA AND COVERS A TOTAL AREA OF 69931.89 SF (1.605 HOA AND COVERS A TOTAL AREA OF 69931.89 SF (1.605  AND COVERS A TOTAL AREA OF 69931.89 SF (1.605 AND COVERS A TOTAL AREA OF 69931.89 SF (1.605  COVERS A TOTAL AREA OF 69931.89 SF (1.605 COVERS A TOTAL AREA OF 69931.89 SF (1.605  A TOTAL AREA OF 69931.89 SF (1.605 A TOTAL AREA OF 69931.89 SF (1.605  TOTAL AREA OF 69931.89 SF (1.605 TOTAL AREA OF 69931.89 SF (1.605  AREA OF 69931.89 SF (1.605 AREA OF 69931.89 SF (1.605  OF 69931.89 SF (1.605 OF 69931.89 SF (1.605  69931.89 SF (1.605 69931.89 SF (1.605  SF (1.605 SF (1.605  (1.605 (1.605 ACRES).THE HOA IS RESPONSIBLE FOR THE MAINTENANCE OF ANY  HOA IS RESPONSIBLE FOR THE MAINTENANCE OF ANY HOA IS RESPONSIBLE FOR THE MAINTENANCE OF ANY  IS RESPONSIBLE FOR THE MAINTENANCE OF ANY IS RESPONSIBLE FOR THE MAINTENANCE OF ANY  RESPONSIBLE FOR THE MAINTENANCE OF ANY RESPONSIBLE FOR THE MAINTENANCE OF ANY  FOR THE MAINTENANCE OF ANY FOR THE MAINTENANCE OF ANY  THE MAINTENANCE OF ANY THE MAINTENANCE OF ANY  MAINTENANCE OF ANY MAINTENANCE OF ANY  OF ANY OF ANY  ANY ANY DETENTION PONDS OR COMMON AREAS. 17. ALL OF THIS SUBDIVISION LIES WITHIN WILSON COUNTY   ALL OF THIS SUBDIVISION LIES WITHIN WILSON COUNTY   EMERGENCY SERVICES DISTRICT NO. 1 AND  IS SUBJECT TO  SERVICES DISTRICT NO. 1 AND  IS SUBJECT TO SERVICES DISTRICT NO. 1 AND  IS SUBJECT TO  DISTRICT NO. 1 AND  IS SUBJECT TO DISTRICT NO. 1 AND  IS SUBJECT TO  NO. 1 AND  IS SUBJECT TO NO. 1 AND  IS SUBJECT TO  1 AND  IS SUBJECT TO 1 AND  IS SUBJECT TO  AND  IS SUBJECT TO AND  IS SUBJECT TO   IS SUBJECT TO  IS SUBJECT TO IS SUBJECT TO  SUBJECT TO SUBJECT TO  TO TO TAXATION AND  REGULATION BY THE  EMERGENCY SERVICES REGULATION BY THE  EMERGENCY SERVICES EMERGENCY SERVICES  SERVICES SERVICES DISTRICT. 18. LOTS 900, 901, 902, 903, 950, 951, 952, 953, AND 954 ARE LOTS 900, 901, 902, 903, 950, 951, 952, 953, AND 954 ARE  900, 901, 902, 903, 950, 951, 952, 953, AND 954 ARE 900, 901, 902, 903, 950, 951, 952, 953, AND 954 ARE  901, 902, 903, 950, 951, 952, 953, AND 954 ARE 901, 902, 903, 950, 951, 952, 953, AND 954 ARE  902, 903, 950, 951, 952, 953, AND 954 ARE 902, 903, 950, 951, 952, 953, AND 954 ARE  903, 950, 951, 952, 953, AND 954 ARE 903, 950, 951, 952, 953, AND 954 ARE  950, 951, 952, 953, AND 954 ARE 950, 951, 952, 953, AND 954 ARE  951, 952, 953, AND 954 ARE 951, 952, 953, AND 954 ARE  952, 953, AND 954 ARE 952, 953, AND 954 ARE  953, AND 954 ARE 953, AND 954 ARE  AND 954 ARE AND 954 ARE  954 ARE 954 ARE  ARE ARE INTENDED AS OPEN SPACE AND/OR DRAINAGE LOTS THAT WILL  AS OPEN SPACE AND/OR DRAINAGE LOTS THAT WILL AS OPEN SPACE AND/OR DRAINAGE LOTS THAT WILL  OPEN SPACE AND/OR DRAINAGE LOTS THAT WILL OPEN SPACE AND/OR DRAINAGE LOTS THAT WILL  SPACE AND/OR DRAINAGE LOTS THAT WILL SPACE AND/OR DRAINAGE LOTS THAT WILL  AND/OR DRAINAGE LOTS THAT WILL AND/OR DRAINAGE LOTS THAT WILL  DRAINAGE LOTS THAT WILL DRAINAGE LOTS THAT WILL  LOTS THAT WILL LOTS THAT WILL  THAT WILL THAT WILL  WILL WILL BE OWNED AND MAINTAINED BY THE HOA OR ITS SUCCESSORS  OWNED AND MAINTAINED BY THE HOA OR ITS SUCCESSORS OWNED AND MAINTAINED BY THE HOA OR ITS SUCCESSORS  AND MAINTAINED BY THE HOA OR ITS SUCCESSORS AND MAINTAINED BY THE HOA OR ITS SUCCESSORS  MAINTAINED BY THE HOA OR ITS SUCCESSORS MAINTAINED BY THE HOA OR ITS SUCCESSORS  BY THE HOA OR ITS SUCCESSORS BY THE HOA OR ITS SUCCESSORS  THE HOA OR ITS SUCCESSORS THE HOA OR ITS SUCCESSORS  HOA OR ITS SUCCESSORS HOA OR ITS SUCCESSORS  OR ITS SUCCESSORS OR ITS SUCCESSORS  ITS SUCCESSORS ITS SUCCESSORS  SUCCESSORS SUCCESSORS AND/OR ASSIGNS, AND ARE NOT INTENDED FOR DEVELOPMENT. 19. LOTS 950, 951, 952, 953, AND 954 CONTAIN EASEMENTS FOR LOTS 950, 951, 952, 953, AND 954 CONTAIN EASEMENTS FOR  950, 951, 952, 953, AND 954 CONTAIN EASEMENTS FOR 950, 951, 952, 953, AND 954 CONTAIN EASEMENTS FOR  951, 952, 953, AND 954 CONTAIN EASEMENTS FOR 951, 952, 953, AND 954 CONTAIN EASEMENTS FOR  952, 953, AND 954 CONTAIN EASEMENTS FOR 952, 953, AND 954 CONTAIN EASEMENTS FOR  953, AND 954 CONTAIN EASEMENTS FOR 953, AND 954 CONTAIN EASEMENTS FOR  AND 954 CONTAIN EASEMENTS FOR AND 954 CONTAIN EASEMENTS FOR  954 CONTAIN EASEMENTS FOR 954 CONTAIN EASEMENTS FOR  CONTAIN EASEMENTS FOR CONTAIN EASEMENTS FOR  EASEMENTS FOR EASEMENTS FOR  FOR FOR THE USE OF GVEC.  20. ACCESS TO LOT 950 IS PROVIDED FROM MELODY STREET, LOT 901 ACCESS TO LOT 950 IS PROVIDED FROM MELODY STREET, LOT 901  TO LOT 950 IS PROVIDED FROM MELODY STREET, LOT 901 TO LOT 950 IS PROVIDED FROM MELODY STREET, LOT 901  LOT 950 IS PROVIDED FROM MELODY STREET, LOT 901 LOT 950 IS PROVIDED FROM MELODY STREET, LOT 901  950 IS PROVIDED FROM MELODY STREET, LOT 901 950 IS PROVIDED FROM MELODY STREET, LOT 901  IS PROVIDED FROM MELODY STREET, LOT 901 IS PROVIDED FROM MELODY STREET, LOT 901  PROVIDED FROM MELODY STREET, LOT 901 PROVIDED FROM MELODY STREET, LOT 901  FROM MELODY STREET, LOT 901 FROM MELODY STREET, LOT 901  MELODY STREET, LOT 901 MELODY STREET, LOT 901  STREET, LOT 901 STREET, LOT 901  LOT 901 LOT 901  901 901 AND LOT 952.  21. THE COMMERCIAL LOTS IN THIS SUBDIVISION CONSIST OF LOTS: THE COMMERCIAL LOTS IN THIS SUBDIVISION CONSIST OF LOTS:  COMMERCIAL LOTS IN THIS SUBDIVISION CONSIST OF LOTS: COMMERCIAL LOTS IN THIS SUBDIVISION CONSIST OF LOTS:  LOTS IN THIS SUBDIVISION CONSIST OF LOTS: LOTS IN THIS SUBDIVISION CONSIST OF LOTS:  IN THIS SUBDIVISION CONSIST OF LOTS: IN THIS SUBDIVISION CONSIST OF LOTS:  THIS SUBDIVISION CONSIST OF LOTS: THIS SUBDIVISION CONSIST OF LOTS:  SUBDIVISION CONSIST OF LOTS: SUBDIVISION CONSIST OF LOTS:  CONSIST OF LOTS: CONSIST OF LOTS:  OF LOTS: OF LOTS:  LOTS: LOTS: 127 CONSISTING OF A TOTAL OF 3.425 ACRES. 22. THE 60' GVEC EASEMENT RECORDED IN VOLUME 2014 PAGE 290 THE 60' GVEC EASEMENT RECORDED IN VOLUME 2014 PAGE 290  60' GVEC EASEMENT RECORDED IN VOLUME 2014 PAGE 290 60' GVEC EASEMENT RECORDED IN VOLUME 2014 PAGE 290  GVEC EASEMENT RECORDED IN VOLUME 2014 PAGE 290 GVEC EASEMENT RECORDED IN VOLUME 2014 PAGE 290  EASEMENT RECORDED IN VOLUME 2014 PAGE 290 EASEMENT RECORDED IN VOLUME 2014 PAGE 290  RECORDED IN VOLUME 2014 PAGE 290 RECORDED IN VOLUME 2014 PAGE 290  IN VOLUME 2014 PAGE 290 IN VOLUME 2014 PAGE 290  VOLUME 2014 PAGE 290 VOLUME 2014 PAGE 290  2014 PAGE 290 2014 PAGE 290  PAGE 290 PAGE 290  290 290 OF THE WILSON COUNTY OFFICIAL PUBLIC RECORDS WILL BE  THE WILSON COUNTY OFFICIAL PUBLIC RECORDS WILL BE THE WILSON COUNTY OFFICIAL PUBLIC RECORDS WILL BE  WILSON COUNTY OFFICIAL PUBLIC RECORDS WILL BE WILSON COUNTY OFFICIAL PUBLIC RECORDS WILL BE  COUNTY OFFICIAL PUBLIC RECORDS WILL BE COUNTY OFFICIAL PUBLIC RECORDS WILL BE  OFFICIAL PUBLIC RECORDS WILL BE OFFICIAL PUBLIC RECORDS WILL BE  PUBLIC RECORDS WILL BE PUBLIC RECORDS WILL BE  RECORDS WILL BE RECORDS WILL BE  WILL BE WILL BE  BE BE RELEASED BY SEPARATE INSTRUMENT AFTER THE RELOCATION OF  BY SEPARATE INSTRUMENT AFTER THE RELOCATION OF BY SEPARATE INSTRUMENT AFTER THE RELOCATION OF  SEPARATE INSTRUMENT AFTER THE RELOCATION OF SEPARATE INSTRUMENT AFTER THE RELOCATION OF  INSTRUMENT AFTER THE RELOCATION OF INSTRUMENT AFTER THE RELOCATION OF  AFTER THE RELOCATION OF AFTER THE RELOCATION OF  THE RELOCATION OF THE RELOCATION OF  RELOCATION OF RELOCATION OF  OF OF GVEC'S TRANSMISSION LINE FACILITIES ARE COMPLETE.  22. THE 60' TXDOT CHANNEL EASEMENT IS TO BE RELEASED UPON THE 60' TXDOT CHANNEL EASEMENT IS TO BE RELEASED UPON  60' TXDOT CHANNEL EASEMENT IS TO BE RELEASED UPON 60' TXDOT CHANNEL EASEMENT IS TO BE RELEASED UPON  TXDOT CHANNEL EASEMENT IS TO BE RELEASED UPON TXDOT CHANNEL EASEMENT IS TO BE RELEASED UPON  CHANNEL EASEMENT IS TO BE RELEASED UPON CHANNEL EASEMENT IS TO BE RELEASED UPON  EASEMENT IS TO BE RELEASED UPON EASEMENT IS TO BE RELEASED UPON  IS TO BE RELEASED UPON IS TO BE RELEASED UPON  TO BE RELEASED UPON TO BE RELEASED UPON  BE RELEASED UPON BE RELEASED UPON  RELEASED UPON RELEASED UPON  UPON UPON COMPLETION OF THE GRADING IMPROVEMENTS SHOWN ON THE  OF THE GRADING IMPROVEMENTS SHOWN ON THE OF THE GRADING IMPROVEMENTS SHOWN ON THE  THE GRADING IMPROVEMENTS SHOWN ON THE THE GRADING IMPROVEMENTS SHOWN ON THE  GRADING IMPROVEMENTS SHOWN ON THE GRADING IMPROVEMENTS SHOWN ON THE  IMPROVEMENTS SHOWN ON THE IMPROVEMENTS SHOWN ON THE  SHOWN ON THE SHOWN ON THE  ON THE ON THE  THE THE GRADING PLAN.
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EXECUTIVE SUMMARY 

 

Project Description 
As required by the Texas Department of Transportation (TxDOT), a Traffic Impact Analysis (TIA) 
has been prepared on behalf of Intrepid Surveying & Engineering for the proposed NP Homes 
Subdivision to be located along US Highway 87 and FM 1346 in La Vernia, Texas.  The proposed 
NP Homes Subdivision will include as many as 81 Single-Family Residential (ITE Code: 210) lots 
and as many as 220 Multi-family (ITE Code: 220) residential units.  The proposed subdivision 
would generate 145 morning peak hour trips and 188 evening peak hour trips. 
 

Access Driveways 
Access to the proposed NP Homes Subdivision will include three proposed driveways along US 
Highway 87 and one proposed driveway along FM 1346.  The three proposed driveways along 
US Highway 87 will be located approximately 4,115’ (Driveway No. 1), 3,260’ (Driveway No. 2), 
and 2,920’ (Driveway No. 3) west of FM 1346.  The one proposed driveway along FM 1346 will 
be located approximately 2,850’ (Driveway No. 4) north of US Highway 87.   
 

Traffic Impact Analysis 
Based on trip generation and distribution projections for the proposed NP Homes Subdivision, it 
is not anticipated that trips entering or exiting the proposed subdivision would have a 
significant impact on the surrounding roadway system, specifically US Highway87 and FM 1346.   
 

Turn Lane Analysis 
Table 2-3 of the TxDOT Access Management Manual requires that a left or right-turn lane be 
installed when turn volumes exceed 50 vehicles per hour in a 45 mile per hour (or greater) 
speed zone and 60 vehicles per hour in speed zones less than 45 miles per hour.  US Highway 87 
and FM 1346 both have a posted speed limit of 45 miles per hour in the vicinity of the proposed 
development; therefore the 50 vehicle per hour threshold was used for the determination of 
turn lane requirements.  Based on entering and exiting trip projects, none of the proposed 
access intersections are forecasted to exceed the 50 vehicle per hour threshold and would not 
be required turn lane installations. 
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TRAFFIC IMPACT ANALYSIS 

NP Homes Subdivision 
La Vernia, Texas 

 

PROJECT SCOPE 

 
As required by the Texas Department of Transportation (TxDOT), a Traffic Impact Analysis (TIA) 
has been prepared on behalf of Intrepid Surveying & Engineering for the proposed NP Homes 
Subdivision to be located along US Highway 87 and FM 1346 in La Vernia, Texas.  The proposed 
NP Homes Subdivision will include as many as 81 Single-Family Residential (ITE Code: 210) lots 
and as many as 220 Multi-family (ITE Code: 220) residential units.  The proposed subdivision 
would generate 145 morning peak hour trips and 188 evening peak hour trips.  Figure 1 below 
shows a location map for the proposed NP Homes Subdivision at the intersection of US Highway 
87 and FM 1346 in La Vernia, Texas. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1.  Location Map for the Proposed NP Homes Subdivision 

NP Homes 

40

Section 5, Item B.



NP Homes Subdivision   Traffic Impact Analysis 
US Highway 87                                                  March 2024 
 

 

 

  Page | 5  
              

Access to the proposed NP Homes Subdivision will include three proposed driveways along US 
Highway 87 and one proposed driveway along FM 1346.  The three proposed driveways along 
US Highway 87 will be located approximately 4,115’ (Driveway No. 1), 3,260’ (Driveway No. 2), 
and 2,920’ (Driveway No. 3) west of FM 1346.  The one proposed driveway along FM 1346 will 
be located approximately 2,850’ (Driveway No. 4) north of US Highway 87.  Figure 2 below 
shows an aerial location map of the proposed NP Homes Subdivision at US Highway 87 and FM 
1346.  Figure 3 shows a site layout of the proposed NP Homes Subdivision. 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 2.  Aerial Location Map for the Proposed NP Homes Subdivision 
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Figure 3. Site Plan for Proposed NP Homes Subdivision with Proposed Driveways 
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STUDY AREA 

 
The study area for this traffic impact analysis includes each of the proposed access driveways 
along US Highway 87 and FM 1346.  The Texas Department of Transportation (TxDOT) does 
require a traffic impact analysis during the access permitting process and would include each of 
the proposed access driveways, as shown in Figure 4 below.   
 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 

Figure 4.  Study Intersections for the Proposed NP Homes Subdivision Traffic Impact Analysis 
 
 
 
 
 
 
 
 

 Existing Intersection / Driveway 

 Proposed Driveway 
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LAND USE AND ZONING 

 
The proposed NP Homes Subdivision Development is to be located on a site zoned as General 
Commercial (C-2) and has a legal description of CITY OF LA VERNIA, LOT 101B, ACRES 45.75.  
The surrounding zoning districts include other General Commercial (C-2) and Single Family 
Agriculture (R-A) along US Highway 87, as shown in Figure 5 below.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 5.  City of La Vernia Zoning in the Vicinity of the Proposed NP Homes Subdivision 
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EXISTING ROADWAYS 

 
US Highway 87 is an uncurbed 70’ wide paved roadway with two 12’ lanes in each direction of 
travel and 11’ shoulders.  US Highway 87 has no sidewalks and no bicycle lanes in the vicinity of 
the proposed development.  US Highway 87 is classified as an Existing Arterial Street (100’ 
ROW) on the City of La Vernia Master Thoroughfare Plan (October 2019) and has a posted 
speed limit of 45 miles per hour adjacent to the proposed development.  US Highway 87 
currently has fair pavement conditions with visible pavement markings.  Figure 6 below shows 
US Highway 87 adjacent to the proposed development.  Appendix G includes the City of La 
Vernia 2019 Master Thoroughfare Plan updated in October 2019. 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 6. US Highway87 – Facing east towards FM 1346 
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FM 1346 is an uncurbed 30’ wide paved roadway with one 12’ lane in each direction of travel 
and 3’ shoulders.  FM 1346 has no sidewalks and no bicycle lanes in the vicinity of the proposed 
development.  FM 1346 is classified as an Existing Arterial Street (100’ ROW) on the City of La 
Vernia Master Thoroughfare Plan (October 2019) and has a posted speed limit of 45 miles per 
hour adjacent to the proposed development.  FM 1346 currently has fair pavement conditions 
with visible pavement markings.  Figure 7 below shows FM 1346 north of US Highway 87 and 
adjacent to the proposed development.   
   
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 7.  FM 1346 – Facing North from US Highway 87 
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ACCESS DRIVEWAYS 

 
Access to the proposed NP Homes Subdivision will include three proposed driveways along US 
Highway 87 and one proposed driveway along FM 1346.  The three proposed driveways along 
US Highway 87 will be located approximately 4,115’ (Driveway No. 1), 3,260’ (Driveway No. 2), 
and 2,920’ (Driveway No. 3) west of FM 1346.  The one proposed driveway along FM 1346 will 
be located approximately 2,850’ (Driveway No. 4) north of US Highway 87.  Figure 8 below 
shows the location of each of the proposed access driveways along US Highway87 and FM 
1346. 
 
   

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 

Figure 8. Existing and Proposed Access Driveways for the NP Homes    
 
 
 
 
 

 Existing Intersection / Driveway 

 Proposed Driveway 
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EXISTING TRAFFIC DATA 
 

The TxDOT Traffic Count Database System (TCDS) shows that US Highway 87 east of FM 1346 
had an average daily traffic (ADT) volume of 14,427 vehicles per day in 2020 and 16,809 
vehicles per day in 2022.  Traffic data count sheets are included in Appendix D. 
 
 

BACKGROUND TRAFFIC GROWTH 
 

An annual average growth rate (AAGR) was estimated at 8.00% per year based on historical 
average daily traffic (ADT) counts available on the Texas Department of Transportation (TxDOT) 
Traffic Count Database System (TCDS) for 2020 and 2022.  Historical average daily traffic data 
was available for US Highway 87 east of FM 1346.  This rate represents the annual average 
growth rate (AAGR) for the area surrounding in the vicinity of the proposed development.   The 
table below illustrates ADT data for US Highway 87 east of FM 1346.  

 

Table 1.  Annual Average Growth Rate for US Highway 87, East of FM 1346 
 

        Proposed 
Location  Year  ADT  Rate of Growth AAGR (%)   

   2020  14,427   -     
US Hwy 87  2022  16,809        0.07940     8 .00%   

 
 

PROJECTED TRAFFIC DATA 
 

Projected traffic volume data may be calculated for a 2025 project completion using a 8.00% 
annual average growth rate (AAGR), as determined in the previous section.  The 2025 projected 
average daily traffic (ADT) volume for US Highway 87 east of FM 1346 and in the vicinity of the 
proposed development, was calculated as 21,174 vehicles per day.   
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TRIP GENERATION 
 

Using the Eleventh Edition of the ITE TRIP GENERATION MANUAL reference, the proposed NP 
Homes Subdivision is projected to generate trips based on the total number of Single-Family 
Detached Housing (ITE Code: 210) lots and multi-family Housing (ITE Code: 220) units.  Table 2 
shows projected trip generation trips for the proposed NP Homes Subdivision with 81 single-
family residential lots and 220 multifamily housing units. 
 
The ITE Trip Generation Manual describes Single-Family Detached Housing (ITE Code: 210) as a 
site that includes any single-family detached home on an individual lot. A typical site surveyed is 
a suburban subdivision.  
 
The ITE Trip Generation Manual describes a Multifamily Housing (Low-Rise) (ITE Code: 220) as 
housing that includes apartments, townhouses, and condominiums located within the same 
building with at least three other dwelling units and that have two or three floors (levels). 
Various configurations fit this description, including walkup apartment, mansion apartment, 
and stacked townhouse.  
 

- A walkup apartment typically is two or three floors in height with dwelling units that are 
accessed by a single or multiple entrances with stairways and hallways.  

- A mansion apartment is a single structure that contains several apartments within what 
appears to be a single-family dwelling unit.  

- A fourplex is a single two-story structure with two matching dwelling units on the 
ground and second floors. Access to the individual units is typically internal to the 
structure and provided through a central entry and stairway.  

- A stacked townhouse is designed to match the external appearance of a townhouse. 
But, unlike a townhouse dwelling unit that only shares walls with an adjoining unit, the 
stacked townhouse units share both floors and walls. Access to the individual units is 
typically internal to the structure and provided through a central entry and stairway.  
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Table 2.  ITE Trip Generation for the Proposed NP Homes Subdivision 

TRIP GENERATION 

ITE Code 
Weekday 
24 Hour 

Weekday 
AM Peak 

Weekday 
PM Peak 

Saturday 
24 Hour 

Saturday 
Peak 

210 Single-Family Detached Housing 

Rate / Lot 9.43 0.70 0.94 9.48 0.92 

Lots 81 81 81 81 81 

Trips 764 57 76 768 75 

% Enter/Exit 50% 50% 26% 74% 63% 37% 50% 50% 54% 46% 

# Enter/Exit 382 382 15 42 48 28 384 384 41 34 

220 Multifamily Housing (Low Rise) 

 Rate / Unit 6.74 0.40 0.51 4.55 0.41 

Units 220 220 220 220 220 

Trips 1,483 88 112 1,001 90 

% Enter/Exit 50% 50% 24% 76% 63% 37% 50% 50% 50% 50% 

# Enter/Exit 741 742 21 67 71 41 500 501 45 45 

Total Trips 
1,123 1,124 36 109 119 69 884 885 86 79 

2,247 145 188 1,769 165 

Source:  ITE Trip Generation Manual, Eleventh Edition 
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TRIP DISTRIBUTION 
 

Trip distribution for the proposed NP Homes Subdivision was based on the surrounding 
roadway system and anticipated routes to and from the surrounding major highway system, 
specifically US Highway 87 and FM 1346.  Trip distribution for the proposed NP Homes 
Subdivision was forecasted as 10% from areas west of the proposed development traveling 
along US Highway87, 40% from areas east of the proposed development traveling along US 
Highway 87, 10% from areas north of the proposed development traveling along FM 1346, and 
40% from areas south of the proposed development traveling along FM 1346.  Table 3 below 
shows projected trip distribution for trips to be generated by the proposed NP Homes 
Subdivision to be located on the north-west corner of the US Highway 87 and FM 1346 
intersection (west of the HEB retail center) in La Vernia, Texas. 
  
 

Table 3.  Trip Distribution for the Proposed NP Homes Subdivision 
 

TRIP DISTRIBUTION 

 AM Peak PM Peak 

Enter 

EB 
US 87 

WB 
US 87 

NB 
FM 1346 

SB 
FM 1346 

EB 
US 87 

WB 
US 87 

NB 
FM 1346 

SB 
FM 1346 

10% 40% 40% 10% 10% 40% 40% 10% 

4 14 14 4 12 47 48 12 

36 119 

Exit 

EB 
US 87 

WB 
US 87 

NB 
FM 1346 

SB 
FM 1346 

EB 
US 87 

WB 
US 87 

NB 
FM 1346 

SB 
FM 1346 

40% 10% 10% 40% 40% 10% 10% 40% 

43 11 11 44 277 7 7 28 

109 69 
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TURN LANE ANALYSIS 

 
Table 2-3 of the TxDOT Access Management Manual requires that a left or right-turn lane be 
installed when turn volumes exceed 50 vehicles per hour in a 45 mile per hour (or greater) 
speed zone and 60 vehicles per hour in speed zones less than 45 miles per hour.  US Highway 87 
and FM 1346 both have a posted speed limit of 45 miles per hour in the vicinity of the proposed 
development; therefore the 50 vehicle per hour threshold was used for the determination of 
turn lane requirements. 
 
Proposed Access No. 1 along US Highway 87 has a projected eastbound left-turn volume of 2 
vehicles per hour during the morning peak hour and 6 vehicles per hour during the evening 
peak hour.  Based on turning volume criteria, a left-turn lane would NOT be required for 
proposed Access No. 1 along eastbound US Highway 87. 
 
Proposed Access No. 1 also has a projected westbound right-turn volume of 4 vehicles per hour 
during the morning peak hour and 12 vehicles per hour during the evening peak hour.  Based 
on turning volume criteria, a right-turn lane would NOT be required for proposed Access No. 1 
along westbound US Highway 87. 
 
Proposed Access No. 2 along US Highway 87 has a projected eastbound left-turn volume of 0 
vehicles per hour during the morning peak hour and 0 vehicles per hour during the evening 
peak hour.  Based on turning volume criteria, a left-turn lane would NOT be required for 
proposed Access No. 2 along eastbound US Highway 87. 
 
Proposed Access No. 2 also has a projected westbound right-turn volume of 4 vehicles per hour 
during the morning peak hour and 12 vehicles per hour during the evening peak hour.  Based 
on turning volume criteria, a right-turn lane would NOT be required for proposed Access No. 2 
along westbound US Highway 87. 
 
Proposed Access No. 3 along US Highway 87 has a projected eastbound left-turn volume of 2 
vehicles per hour during the morning peak hour and 6 vehicles per hour during the evening 
peak hour.  Based on turning volume criteria, a left-turn lane would NOT be required for 
proposed Access No. 3 along eastbound US Highway 87. 
 
Proposed Access No. 3 also has a projected westbound right-turn volume of 12 vehicles per 
hour during the morning peak hour and 47 vehicles per hour during the evening peak hour.  
Based on turning volume criteria, a right-turn lane would NOT be required for proposed Access 
No. 3 along westbound US Highway 87. 
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Proposed Access No. 4 along FM 1346 has a projected northbound left-turn volume of 8 
vehicles per hour during the morning peak hour and 24 vehicles per hour during the evening 
peak hour.  Based on turning volume criteria, a left-turn lane would NOT be required for 
proposed Access No. 4 along northbound FM 1346. 
 
Proposed Access No. 4 also has a projected southbound right-turn volume of 4 vehicles per 
hour during the morning peak hour and 12 vehicles per hour during the evening peak hour.  
Based on turning volume criteria, a right-turn lane would NOT be required for proposed Access 
No. 4 along southbound FM 1346. 
 
 

CONCLUSION 

 
Based on trip generation and distribution projections for the proposed NP Homes Subdivision, it 
is not anticipated that trips entering or exiting the proposed subdivision would have a 
significant impact on the surrounding roadway system, specifically US Highway 87 and FM 
1346.   
 
Turn Lane Analysis 
Table 2-3 of the TxDOT Access Management Manual requires that a left or right-turn lane be 
installed when turn volumes exceed 50 vehicles per hour in a 45 mile per hour (or greater) 
speed zone and 60 vehicles per hour in speed zones less than 45 miles per hour.  US Highway 87 
and FM 1346 both have a posted speed limit of 45 miles per hour in the vicinity of the proposed 
development; therefore the 50 vehicle per hour threshold was used for the determination of 
turn lane requirements.  Based on entering and exiting trip projects, none of the proposed 
access intersections are forecasted to exceed the 50 vehicle per hour threshold and would not 
be required turn lane installations. 
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TRIP DISTRIBUTION EXHIBITS 
 

•  Exhibit C – Trip Generation and Distribution Percentages 

•  Exhibit D – Trip Generation and Distribution Volumes 
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