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GOODNIGHT RANCH PUD
PARKING Regulations and ratios “exhibit I” “exhibit J”

Following are the proposed Goodnight Ranch PUD parking requirements, adapted from the City of Austin Code for Traditional Neighborhood Developments (TND), Section 
25-3-83

PARKING
(A) The following parking regulations apply within the Goodnight Ranch PUD:

(1) There is no off-street loading requirement for a building with less than 10,000 square feet of gross building area.  The Director shall determine the location, number, and
dimensions of the off-street loading for a larger building.
(2) Except as approval by the Director, parking in alleys in prohibited.
(3) A parking lot located at the rear or side of a building is preferred and allowed.  If a parking lot is located at the front of the building, buffering, in the form of
landscaping, berming, decorative walls or fences, is required to buffer pedestrian activity along the street where adjacent to the parking lot.  If located at the side of a
building, screening shall be provided at, or near, the lot line by landscaping or decorative walls or fences.
(4) Compact parking spaces are prohibited.
(5) Minimum parking requirements are as follows:

(a) Except as otherwise provided in these parking requirements, a commercial use, other than restaurant, must provide a minimum of one parking space for every 300
square feet of gross building area.  A restaurant use must provide a minimum of one parking space for every 100 square feet of gross building area.
(b) General offices, professional offices and other commercial office uses must provide a minimum of one parking space for every 500 square feet of gross building
area.
(c) Medical offices must provide a minimum of one parking space for every 500 square feet of gross building area.
(d) For condominium, multi-family, group residential, and retirement housing, one parking space for the first bedroom and 0.5 spaces for each additional bedroom.
For row house, yard house, and mansion home, two parking spaces for each dwelling unit [See 25-3-83(6)(d)].
(e) A townhouse, single-family residential, duplex, group home, or family home use, yard house, row house and mansion home must provide two parking spaces for
each dwelling unit.
(f) A daycare services, primary educational facilities, or secondary educational facilities use must provide one parking space for each employee.
(g) Hospitals must provide one visitor parking space for every 4 beds and one parking space for every two employees (largest work shift).
(h) The Director shall determine the parking requirement for an amphitheater and/or auditoriums based on similar uses, location and characteristics of the use, and
the appropriate traffic engineering and planning data.
(i) The Director shall determine the parking requirement for community centers based on similar uses, location and characteristics of the use, and the appropriate
traffic engineering and planning data.
(j) The Director shall determine the parking requirement for playing fields based on similar uses, location and characteristics of the use, and the appropriate traffic
engineering and planning data.
(k) The Director shall determine the parking requirement for neighborhood parks, pavilions, picnic shelters or tables, playgrounds, swimming pools, boat rental
facilities, basketball/sports courts, or bike rental facilities based on similar uses, location and characteristics of the use, and the appropriate traffic engineering and
planning data.
(l) The Director shall determine the parking requirement for any use not listed in this subsection.
(m) A 25-foot turning radius shall be provided for parking accessed from the alley.
(n) Parking spaces are not required for Accessory Dwelling Units.

Goodnight Ranch PUD
February 28, 2006

Revised April 08, 2019
C814.04.0187 SH

C814.04.0187.02 SH



(4) Bicycle parking shall be provided in accordance with Chapter 25-6, Appendix A of the City Code, except as follows:
(a) A commercial use parking lot or garage must provide not less than one bicycle parking space for every 10 motor vehicle parking spaces.
(B) The following regulations apply in the Goodnight Ranch Neighborhood Mixed Use Area (NMA) and NMA-V:

(1) A commercial or a multi-family use may apply adjacent on-street parking toward the minimum parking requirements in the Neighborhood Mixed Use Area
(NMA).

A commercial or multi-family use and specific development with these usese may apply adjacent on-street parking (public or private street) toward the minimum 
parking requirements of that given specific development within the Neighborhood Mixed Used Area (NMA) and the Neighborhood Mixed Use-Vertical Area 
(NMA-V)

Goodnight Ranch PUD
February 28, 2006

Revised April 08, 2019
C814.04.0187 SH

C814.04.0187.02 SH
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MEMORANDUM 

Date: January 4, 2021 
To: Kathy Smith, P.E., PTOE (HDR)  
CC: Curtis Beaty, P.E. (ATD); Joan Minyard EIT (ATD) 
Reference: Goodnight Ranch PUD 2nd Amendment – TIA Final Memo 

C814-04-0187.02.SH 

Summary of the Transportation Impact Analysis (TIA): 

The Austin Transportation Department (ATD) has reviewed the March 15, 2019 (received 
March 18, 2019) “Goodnight Ranch” Transportation Impact Study (TIA), prepared by HDR, 
Inc. and discussed with the applicant the 06-21-19 City of Austin TIA Memorandum. This 
PUD proposed land uses consist of 1,157 dwelling units of Single-Family Detached Housing 
(includes 104 dwelling units existing on site), 1,015 dwelling units of Multifamily (low-rise), 
3,861 dwelling units of Multifamily (mid-rise), 15,000 square feet of Recreational 
Community Center, Elementary School of 560 students (existing on site), Middle School of 
1,100 students (305 students are existing on site at Elementary School), High School of 
1,200 students, 15,000 square feet of Day Care Center, 310,000 square feet of General Office 
Building, and 160,000 square feet of Shopping Center. The Goodnight Ranch development is 
located along East Slaughter Lane, between Nuckols Crossing Road and Capitol View Drive, 
northeast of Old Lockhart Highway, in southeast Austin. The development is anticipated to 
be fully constructed by 2027. 

The following is a summary of the review findings and recommendations: 

1. The applicant shall design and construct the improvements identified in Table 3,
below, including any utility relocation and transportation infrastructure
replacement such as sidewalks, transit stops, etc. which may be impacted by these
improvements. Improvements to be built by the applicant should be included with
the first site plan of the associated phase. No temporary certificate of occupancy
(TCO) or certificate of occupancy (CO) shall be issued until the construction of the
identified improvements is complete. Note: Cost estimates should not be assumed
to represent the maximum dollar value of improvements the applicant may be
required to construct. See Exhibit B for phasing information.

2. Fee-in-lieu contribution to the City of Austin shall be made for the improvements
identified in Table 3 totaling $300,000 before the first site development permit for
the associated phase is issued. See Exhibit B for phasing information.

3. Development of this property should not vary from the approved uses or deviate
from the approved intensities and estimated traffic generation assumptions within

Attachment A
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the finalized PUD TIA memo, including land uses, trip generation, trip distribution, 
and other identified conditions. Applicant should consult with ATD and other 
responsible authority (TxDOT and/or Travis County) for driveway locations and 
traffic controls based on the Transportation Criteria Manual and Land Development 
Code in future site plan submittals. Any change in the assumptions made in the PUD 
TIA document shall be reviewed by ATD and may require a new or updated TIA. 

4. One electronic copy of the final TIA shall be provided to ATD prior to the issuance of
any site development permit. At time of submittal, one physical copy and one
electronic copy of the final TIA shall also be provided to Travis County.

Site Location and Existing Conditions: 

The proposed development is intending to use eleven driveways for site access. The 
driveway details are as mentioned below:  

 Driveway A – Full access at Pleasant Valley Drive.
 Driveway B – Full purpose at Nuckols Crossing Road.
 Driveway C – Right-in/right-out at Slaughter Lane.
 Driveway D – Full purpose at Slaughter Lane.
 Driveway E – Full purpose at Slaughter Lane.
 Driveway F – Full purpose at Slaughter Lane.
 Driveway G – Right-in/right-out at Slaughter Lane.
 Driveway I – Full purpose at Old Lockhart Highway.
 Driveway J – Full purpose at Old Lockhart Highway.
 Driveway K - Full purpose at Old Lockhart Highway.

Assumptions: 

1. A 34% reduction for pass-by was assumed for PM peak trip retail land uses only.
2. Based on TxDOT AADT volume data, a two (2) percent annual growth rate was

assumed to account for the increase in background traffic.
3. Below are the background projects that were assumed to contribute trips to

surrounding roadway network in addition to forecasted traffic for 2027:
 Onion Creek Metro Park
 Legends Way
 Bella Fortuna
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Proposed Conditions: 

Trip Generation and Land Use 
Based on the Institute of Transportation Engineers (ITE) Trip Generation Manual (10th 
Edition), the development would generate approximately 56,633 average daily trips (ADT) 
upon final build-out. Table 1, below, shows the trip generation by land uses for the 
proposed development which has been split into two tracts, north and south. 

Table 1: Trip Generation 

Tract Proposed Land Use 
(ITE Code) 

Size 

24-Hour
Two
Way

Volume 

AM Peak Hour PM Peak Hour 

Enter Exit Enter Exit 

North 

Single- Family 
Detached Housing 
(210) 

353 DU 3,318 64 191 215 126 

Multifamily Low-
Rise (220) 177 DU 1,297 19 63 62 36 

Multifamily Mid-
Rise (221) 653 DU 3,557 56 159 163 105 

Middle School 
(522) 

795 
students 1,693 249 212 66 69 

Day Care Center 
(565) 

15,000 SF 714 87 78 78 89 

General Office 
Building (710) 

60,000 SF 646 71 12 11 59 

Shopping Center 
(820) 

60,000 SF 4,248 113 69 178 194 

Total 15,473 659 784 773 678 

South 

Single- Family 
Detached Housing 
(210) 

700 DU 6,229 125 377 414 244 

Multifamily Low-
Rise (220) 

838 DU 6,294 83 276 247 145 

Multifamily Mid-
Rise (221) 

3,208 DU 17,482 266 758 755 482 

High School (530) 
1,200 

Students 2,562 418 206 81 87 

General Office 
Building (710) 

250,000 
SF 2,581 224 37 44 228 

Shopping Center 
(820) 

100,000 
SF 6,012 125 77 260 283 

Total 41,160 1,241 1,731 1,801 1,469 

Sum Total 56,633 1,900 2,515 2,574 2,147 
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Summary of Recommended Improvements 

Table 2: Recommended Improvements and Developer’s Share 

Intersection Improvement Cost Pro-Rata Share % Pro-Rata Share $ 
Bluff Springs 
Road and 
Nuckols Crossing 
Road 

Install traffic signal $300,000 65.8% $197,400 

Bluff Spring 
Road and 
Slaughter Lane 

Install traffic signal $300,000 89.1% $267,300 

Construct SB right-turn lane $110,000 89.1% $98,010 

Construct WB right-turn lane $104,000 66.8% $69,472 

Pleasant Valley 
Road/ Old 
Lockhart 
Highway and 
Slaughter Lane 

Install traffic signal $300,000 69.6% $208,800 

Construct EB left-turn lane $108,000 69.6% $75,168 

Construct EB right-turn lane $120,000 64.2% $77,040 

Construct WB left-turn lane $111,000 48.5% $53,835 

Construct dual NB left-turn 
lanes 

$183,000 24.8% $45,384 

Old Lockhart 
Highway and 
Bradshaw Road 

Install traffic signal $ 300,000 33.9% $ 101,700 

Construct SB right-turn lane $ 107,000 32.4% $ 34,668 

Construct EB right-turn lane $ 117,000 74.5% $ 87,165 

Vertex 
Boulevard/ 
Driveway F and 
Slaughter Lane 

Install traffic signal $ 300,000 
100% 

$ 300,000 

Construct SB left-turn lane $ 101,000 $ 101,000 

Pleasant Valley 
Road and 
Nuckols Crossing 
Road/ Driveway 
A 

Install all-way stop control $ 15,000 100% $ 15,000 

Driveway D and 
Slaughter Lane 

Install traffic signal $ 300,000 100% $ 300,000 

Driveway E and 
Slaughter Lane 

Install traffic signal $ 300,000 100% $ 300,000 

Driveway H and 
Slaughter Lane Install traffic signal $ 300,000 100% $ 300,000 

Total $2,631,942 
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 As part of the site development, the developer shall pay the required fee-in-lieu and
build the following improvements including any utility relocation and
transportation infrastructure replacement such as sidewalks, transit stops, etc.
which may be impacted by these improvements. See Exhibit B for phasing
information.

Table 3 – Summary of Improvements 

Phase Location Improvement 
Developer 

Requirement 
Improvement 

Trigger 

1 

Slaughter Lane from Bluff 
Springs Road to Old 
Lockhart Highway / 
Pleasant Valley Road 

Construct sidewalk on 
north side 

Construct as part 
of site plan 

First site plan 
in Phase 1 

Slaughter Lane & Old 
Lockhart Highway / 
Pleasant Valley Road 

Install traffic signal and 
construct eastbound left-
turn lane and westbound 
left-turn lane 

Pleasant Valley Road & 
Nuckols Crossing Road / 
Driveway A 

Install all-way stop 
control 

2 
Slaughter Lane & Vertex 
Boulevard / Driveway F 

Install traffic signal and 
construct southbound 
left-turn lane 

Construct as part 
of site plan 

First site plan 
in Phase 2 

3 
Slaughter Lane & 
Driveway D 

Install traffic signal 
Construct as part 

of site plan 
First site plan 

in Phase 3 

4 
Slaughter Lane & 
Driveway E Install traffic signal 

Construct as part 
of site plan 

First site plan 
in Phase 4 

5 
Slaughter Lane & 
Driveway H 

Install traffic signal 
Construct as part 

of site plan 
First site plan 

in Phase 5 

6 
Slaughter Lane & Old 
Lockhart Highway / 
Pleasant Valley Road 

Intersection capacity 
improvements 

Fee-in-lieu 
payment of 

$300,000 to City 
of Austin 

First site plan 
in Phase 6 

If you have any questions or require additional information, please contact me at 974-1449. 

Justin Good, P.E. 
Austin Transportation Department 
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EXHIBIT A 

SITE LOCATION MAP 
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  EXHIBIT B 

DEVELOPMENT PHASING MAP 



PHASE 2

PHASE 1

PHASE 3

PHASE 4

PHASE 5

PHASE 6

D
E

F

H

APPROVED
PRELIMINARY PLAN
C8-2018 -0171.SH

NOTE: THE LAND PLAN SOUTH IS FOR CONCEPTUAL
PURPOSES ONLY.

AUSTIN GOODNIGHT RANCH MITIGATION MAP
DECMEBER 23,2020
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ENVIRONMENTAL COMMISSION MOTION 20210120 003c 

Date: January 20, 2021 

Subject: Goodnight Ranch Planned Unit Development (PUD) – 2nd Amendment, C814-04-0187.02.SH 

Motion by: Kevin Ramberg Seconded by: Katie Coyne 

RATIONALE: 

WHEREAS, the Environmental Commission recognizes the applicant is requesting to amend an existing PUD. 

WHEREAS, the Environmental Commission recognizes the amendment includes environmental code 

modification to: 1) LDC 25-8-92: critical water quality zones, 2) LDC 25-8-281: Critical Environmental 

Features and 3) LDC 25-8-392: Impervious cover in uplands; and, 

WHEREAS, the Environmental Commission recognizes that staff recommends the PUD amendment (with 

conditions). 

Therefore, the Environmental Commission recommends the requested PUD amendment with the 

following Staff Conditions: 

1. The PUD will provide a minimum of 129 acres of Open Space;

2. Impervious cover on the portion of the PUD south of Slaughter Lane will be capped at 67% gross

site area;

3. The critical water quality zone will be reconstructed per Exhibit D and D-1; and

4. The project will restore the creek and wetland buffers per Exhibit D and D-1.

and the following Environmental Commission Conditions: 

1. The Environmental Commission directs staff to work with the applicant to consider additional dark

skies standards above Subchapter E.

VOTE 9-0 

For: Thompson, Coyne, Maceo, Guerrero, Gordon, Bedford, Creel, Barrett Bixler 

Against: None 

Abstain: None 

Recuse: None 

Absent: None 



2  

Approved By: 

Linda Guerrero, Environmental Commission Chair 



Good Night Ranch PUD

Second Amendment 
C814-04-0187.02.SH 

Atha Phillips

Environmental Officer’s Office



Site Location
Austin ETJ
Austin City Limits
Edwards Aquifer Recharge Zone
Edwards Aquifer Contributing Zone North



NorthSite Location

Onion Creek 
Watershed

Marble Creek 
WatershedRinard Creek 

Watershed

Slaughter Lane

I-35



Area south of Slaughter Lane is the focus of the second amendment.

Slaughter Lane

I-35



Background:

• 695.53 acres
• Onion Creek and Marble Creek Watersheds
• Smart Housing Development
• PUD proposes a mix of uses
• Amendment #2 shuffles uses and adds housing units
• Amendment #2 redesigned site layout



Land Use PlanNorth

Total: 129 acres



North Environmental Features



NorthSite Location

Proposed Critical Water Quality Zone



Recommended with the following conditions:
1. PUD will provide a minimum of 129 acres of Open Space.
2. Impervious cover on the portion of the PUD south of Slaughter Lane will

be capped at 67% gross site area.
3.   The critical water quality zone will be reconstructed per Exhibit D and D-1.
4.   Restore the creek and wetland buffers per Exhibit D and D-1.

Environmental Code Modifications
1. 25-8-92: Critical Water Quality Zone Established
2. 25-8-281: Critical Environmental Features
3. 25-8-392: Impervious Cover in Uplands



Questions?
Contact Information:

Atha Phillips
Environmental Officer’s Office

(512) 974-2132
Atha.Phillips@austintexas.gov
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GOODNIGHT RANCH AFFRODABLE HOUSING AGREEMENT 

REVISED TERMS 

1. Acknowledgement of Current Affordable Rental Units.  The City acknowledges that the current
PUD did not require affordable housing and that the Applicant has voluntarily provided 709
affordable rental units in exchange for receiving fee waiver benefits from the S.M.A.R.T. Housing
program.

2. Using a standard 10% rental Affordable Housing requirement, the existing affordable rental
housing provided by the applicant would support 7,009 rental units.  A maximum of 4451 rental
units are allowed with the PUD Amendment, and, if built, 16% of the maximum rental units would
be affordable.   The applicant has, therefore, provided a minimum of 264 more affordable rental
units than would be required using a 10% standard for rental units. As far as ownership units, the
PUD has, prior to this PUD Amendment, not been required to produce and has not provided any
long-term affordable ownership units.

3. As a result of Items 1 and 2 above, no additional rental affordable units are required in
connection with the PUD Amendment.  The HPD support memo and City Staff Zoning Report
affirmatively acknowledge these Items and the additional requirements in this term sheet are a
basis for recommending the proposed PUD Amendment as complying with superiority standards.
However, Items 1 and 2 need not be stated in the PUD Ordinance.

4. The PUD Amendment will be in line with the current standards in the City Code PUD
Requirements to meet superiority standards for affordable housing which would be to set aside
5% of the new amendment proposed ownership units at 80% MFI.

5. As a condition to PUD Amendment support from the Housing and Planning Department, the
Applicant will dedicate 5% of the new amendment proposed ownership units as affordable
units at 80% MFI with an affordability period of 99 years to be sold to income-eligible
households. This is currently estimated to be 92 units.  The PUD Amendment Ordinance would
detail this commitment and the process for which units are to be sold, with the expectation that
the developer submit a yearly updated sales price calculation sheet for approval from the City,
based on the agreed to example sales price calculation sheet that was shared with the department 
on February 8, 2021 . An affordable housing agreement will not be needed.
SMART Housing Fee Waivers will be addressed in the PUD Amendment and updated SMART

letter. SMART Housing Fee Waivers will be addressed in an updated SMART letter. The current
Goodnight Ranch SMART letter granted the waiver of capital recovery fees for both affordable
and market rate units and the City has agreed to honor that letter, which is limited to the original
3,533 PUD units. With the amendment increasing the total number of units allowed in the PUD
an updated letter will have to be issued. The updated letter will make clear that while the City
agrees to allow waiver of the capital recovery fee as in the original letter—including waiver for
market rate units—the City is making no such agreement for the additional units granted as part
of the PUD Amendment. The site plan that crosses the 3,533 unit threshold shall include a note
demarking the remaining number of market rate units eligible for capital recovery fee waivers. All
new units granted by the PUD amendment will  only be granted capital recovery fee waivers for
affordable units. In order to determine when the PUD has reached the 3,533 unit mark, the
developer will submit quarterly tracking reports including subdivision and site plan case numbers,
along with the total number of units completed, under construction and proposed.
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From:
To:
Cc:
Subject:
Date:
Attachments:

Terry Mitchell
Rivera, Andrew
Rhoades, Wendy; Myra Goepp 
Planning commission speaker 
Tuesday, May 18, 2021 9:55:10 AM 
image001[53].png

*** External Email - Exercise Caution ***

Andrew,

I have been out of town for several days and realized that the Goodnight zoning is
coming up on the Planning Commission agenda tonight:  I realize this is too late for
me to sign up and speak, but I wanted to register my support for this zoning case:

C814-04-0187.02.SH – Goodnight Ranch PUD – 2nd Amendment; District 2

Here are my reasons for supporting this request:

As a nation, the median new home sales price was $397,000 last month.  That
means that households making $110,000 can barely qualify.  If interest rates
climb to 4.5%, households must make around $120,000 to qualify.  If interest
rates go to 6%, households will need to earn about $132,000. 

In Austin, the median new home price is higher.  The median “existing home
price” (always lower) is $425,000 in the entire metro area and inside the City is
$515,000.  That means that a household must around $116,500 to afford the
median existing home in the entire metro area, or about $137,750 to afford the
median home price inside the City limits.

This requested amendment allows Goodnight Ranch to provide a denser housing
product that will reach households earning around $35,000 and up.   Our company is
seeking to provide this housing.

It is an incontrovertible fact that to lower price of housing, a developer has just two
tools – the developer can increase the density (that is what we are doing) and,
second, make the units smaller (again, we are doing this).  By using both of these
strategies, we are seeking to serve the majority of our households, not just the top 20
to 30% of our households.

Terry Mitchell

Please let me know if you have any questions or comments.

Terry

mailto:Andrew.Rivera@austintexas.gov
mailto:Wendy.Rhoades@austintexas.gov

MOMARK

HUMANIST - HOUSING





Terry Mitchell
Momark Development LLC
P.O. Box 5654
Austin, Texas 78763
O: (512) 391-1789
F: (512) 233-2331
C: (512) 924-8066
www.momarkdevelopment.com

CAUTION: This email was received at the City of Austin, from an EXTERNAL source.
Please use caution when clicking links or opening attachments. If you believe this to be a
malicious and/or phishing email, please forward this email to cybersecurity@austintexas.gov.

https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.momarkdevelopment.com%2F&data=04%7C01%7CAndrew.Rivera%40austintexas.gov%7C4bb2086e989b4cdaa2f208d91a0ced7a%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637569465101764110%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=TG1xpfXZXgMSZa5UQdIIvbD10EYt5xIAV%2F8C2dutdQ4%3D&reserved=0








































Nuestra area es muy tranquila y tiene un muy buen hambiente familiar creo que un parque 
recreacional seria una major opcion, 
Our area is very quiet and has a good family atmosphere. I think a recreational park would be a better 
option. 
 
Además los caminos no están bien diseñados para soportar el aumento de trafico con el transito de 
vehiculos acutal.  
Furthermore, the roads were not designed to withstand the increase in traffic with the vehicles currently 
on the road. 
 
Hay demasiado accidentes. 
There are too many accidents. 
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