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Introduction and Summary  

Introduction 

Deep Well Ranch includes approximately 1,800 acres of land generally located at the 
northwest corner of the Highway 89 and 89A interchange, approximately 6.5 miles north 
of downtown Prescott, 6.5 miles west of downtown Prescott Valley and 2.5 miles south of 
�&�K�L�Q�R�� �9�D�O�O�H�\�� ���W�K�H�� �³�3�U�R�S�H�U�W�\�´������ �� �5�H�I�H�U���W�R��Figure 1 �± Location Map. Proposed land uses 
within the Master Plan include commercial, residential, civic and open space. 

The Master Transportation Report provides local and regional connectivity congruent with 
th�H���&�L�W�\�¶�V���7�U�D�Q�V�S�R�U�W�D�W�L�R�Q���3�O�D�Q�������7�K�H���P�R�E�L�O�L�W�\���V�\�V�W�H�P���I�R�U���W�K�H���3�U�R�S�H�U�W�\���R�I�I�H�U�V���D�Q���D�O�W�H�U�Q�D�W�L�Y�H��
approach to the build out of a master planned community with a circulation system that 
seeks to create a sustainable environment by minimizing pavement footprint and by 
creating an appropriately sized functional street system.  A hierarchy of arterial, District 
Streets and Neighborhood Streets are intended to provide efficient vehicular, bike and 
pedestrian access, and high levels of connectivity while protecting the character of land 
uses along the transportation routes.  Actual on-site phasing and site development will 
dictate the timing and nature of the roadway and infrastructure improvements which are 
required to be constructed by the developer.  Construction of the roadways will logically 
coincide with future development phasing.  The conceptual Roadway Hierarchy Plan is 
included in the report as Figure 3 - Roadway Hierarchy Plan. 

There are two (2) regional highways adjacent to the Property that serve this area.  State 
Route 89 bisects the Property and is undergoing widening improvements in phases.  The 
existing improvements include a center median and installation of a traffic circle at Deep 
Well Ranch Road.  The next phase of improvements is from Deep Well Ranch Road to 
State Route 89A.  Proposed improvements include a center median, James Lane 
connecting State Route 89 to Willow Creek Road, and a traffic circle at James Lane.  
Pioneer Parkway/89A bounds the Property on the south.  On/off ramps provide vehicular 
connectivity to State Route 89 and a single signalized intersections provide current access 
to the Property at Willow Creek Road.  

Bicycle routes and pedestrian corridors will be incorporated into the development of the 
Property and will connect to the adjacent systems.  A multi-use path will be provided for 
connectivity within and through the Property.  The inclusion of multi-modal transportation 
features in the community will have a positive impact on the overall demands of the 
internal transportation system.  An expandable street system has been developed to serve 
the maximum residential unit count and commercial square footage set forth in the Master 
Plan. 

This Report analyzes the access and circulation potential within the Property, with specific 
requirements for infrastructure to be refined with future traffic impact analysis that will 
occur by phase or individual site development.  As provided in the Master Plan, the Master 
�7�U�D�Q�V�S�R�U�W�D�W�L�R�Q�� �5�H�S�R�U�W�����W�K�H�� �³�5�H�S�R�U�W�´���� �L�V�� �L�Q�W�H�Q�G�H�G�� �W�R�� �J�X�L�G�H�� �U�R�D�G�Z�D�\�� �G�H�Y�H�O�R�S�P�H�Q�W���Z�L�W�K�L�Q��
the Property and determine on-site and off-site roadway improvements needed to 
accommodate background traffic and site-related traffic demand.  This Report serves as a 
conceptual overall analysis of improvements that may be necessary to accommodate full 
build out.  The circulation plan and this Report will change and evolve based upon tenant 
demand characteristics, future roadway improvements, refinements of future traffic 
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volumes, and other revisions to site and non-site conditions.  The Master Plan 
Administrator will provide the City with traffic impact analysis, per the requirements of 
section 6.14 of the Prescott Land Development Code, as determined by the City, when 
individual phases or site specific plans for development are determined. These traffic 
impact analyses reports will outline the specific infrastructure obligations and mitigations 
to existing facilities that will be required by the owners for development. 

This Report is being provided for the City of Prescott to better understand the development 
potential of the Property and its impacts to the adjacent roadway system.  This Report is 
prepared as a guideline to determine the ultimate roadway cross-section application for the 
internal roadway network as well as the relationship to the existing and future adjacent 
roadway network at full site build-out (planned for 2040). 

 

Major Assumptions  
The existing roadway network within the general study area includes SR 89, SR 89A, 
Pioneer Parkway and Willow Creek Road/Deep Well Ranch Road.  Refinements to future 
regional and local roadway alignments through and around the Property are proposed and 
are consistent with the General Plan.  
 
Based on comments received from the client, future regional and local roadway 
connections projected previously by the City for the Property have changed or are to be 
modified based on the evolution of this development.  In addition, other external roadway 
segments outlined in the Regional Transportation Plan Update 2040 for consideration 
beyond 2040 may have to be accelerated, depending upon the volume growth estimated for 
SR 89 and SR 89A.  The major assumptions pertaining to this project are as follows: 

�x Traffic volume projections via use of the ITE Trip Generation Manual and other 
traditional engineering methods and techniques have been used. 

�x Vehicles were distributed and assigned to the roadway network based on existing 
traffic volumes and engineering judgement. 

�x No new regional connections, such as the Great Western Connector or other major 
roadway is anticipated for the area that may provide pass-by traffic relief to the 
study area is planned. 

�x Near-term programmed improvements to SR 89 to extend the divided 4-lane 
roadway network through the study area is anticipated to occur along with 
improvements to the SR 89/SR 89A interchange. 

�x Lee Engineering has not reviewed the construction drawings pertaining to the SR 
89/SR 89A roadway improvements, but has assumed these improvements to be in 
place under current conditions allowing the roadway segments and intersection to 
not act as significant source of vehicular delay.  

�x Background traffic volume growth has been based on straight-line projections using 
the latest state demographers information for population growth in Chino Valley, 
Prescott, Prescott Valley and the Paulden area. 

�x The population increase of these areas from 2016 to 2040 is projected to increase 
by a total growth rate of 31.1% during the 24-year time period; traffic volumes 
along the existing roadway network has been assumed to increase by this same 
factor.  
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�x Roadway capacity has been estimated based on daily traffic volume projections. 
�x Use of 24-hour planning level design capacities from the Maricopa County 

Department of Transportation for rural area roadways were used based on assumed 
roadway classifications for the study area. 

�x The number of lanes identified for each roadway segment is based on volume to 
capacity threshold values used in the CYMPO Regional Transportation Plan 
Update 2040 report. 

�x To determine roadway capacity requirements, the number of lanes were increased 
at full buildout such that LOS D (volume/capacity ratio <0.90) or better operation 
occurs.  
 
 

Study Area Conditions  

Study Area  

The Property is comprised of approximately 1,620 gross acres north of the SR 89A / 
Pioneer Parkway corridor and west of SR 89 and approximately 284 acres east side of SR 
89 and north of the Prescott Municipal Airport. The Property is within the City of Prescott, 
although some roadway connections through State land are indicated.  A location map of 
the Property and general study area is depicted in Figure 1. 

 

Site Plan  

The Property is anticipated to develop over an extended period (20 years or more) in three 
(3) districts. These are: 

�x Willow Creek District.  This district is located at the northwest corner of the SR 89/ 
SR 89A interchange, extending west for approximately one-half mile and north to 
the Deep Well Ranch roundabout alignment.  The district includes about 636± 
developable acres.  The land uses associated with this district include highway 
commercial, regional and neighborhood commercial areas, urban entertainment/ 
mixed use, multi-family residential, low density single-family residential, 
educational/civic, recreational/open space and flex uses assumed as residential 
dwelling units.  Initial phases of development are anticipated in areas having 
existing infrastructure.  

�x Bottleneck District.  This district is located at the northwest corner of the Property 
bounded by state land and Bottleneck Wash.  This 700± acre district is planned 
primarily residential.  

�x Ruger District. The approximately 284± acre district is located on the east side of 
SR 89 and north of the Prescott Airport.  Residential, educational, and 
industrial/office area are planned along with some commercial near the Deep Well 
Ranch Road roundabout as well as some flex space that has been assumed as 
residential to account for some transitional type land uses that may be appropriate 
for this area. 
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The conceptual site layout and land use plan for the Property is shown as Figure 2. The 
red shaded areas identify the commercial land uses; light red/brown shaded areas illustrate 
flex use; light brown areas illustrate higher density residential uses; tan areas low-density 
residential uses; and the green shades indicate civic/recreational and open space uses.  
 
A Roadway Hierarchy Plan, provided in Figure 3, displays �W�K�H�� �3�U�R�S�H�U�W�\�¶�V��current 
understanding of the existing roadway network and the roadway system planned for the 
site. The solid black lines indicate an existing agency roadway while the black dashed lines 
indicate the envisioned alignment of future agency roadways that are to be designed to 
agency standards. The solid green and red lines indicate planned 4-lane and 2-lane District 
streets, respectively.  The district streets are identified to be integral to the Property and are 
to be designed to the Property�¶�V Master Plan standards. It is assumed some additional 
refinements will occur to the roadway network as the site plan becomes more defined and 
as estimated by this Report.  For the most part, the roadway network minimizes any type 
of high-speed, direct by-pass routes between the SR 89 corridor and Pioneer Parkway 
although it does provide some alternative travel route potential.   
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