
ZONING CHANGE REVIEW SHEET 
 
CASE:  C14-2020-0131 – FPT Apartments   DISTRICT:  5 
               
ZONING FROM:  DR     ZONING TO:  MF-4-CO,  
          as amended 
 
ADDRESS:  1434 Genoa Drive 
 
TOTAL SITE AREA:  5.20 acres  
 
PROPERTY OWNERS:  David Malone, Molly Denham, Jimmye Malone 
 
AGENT:  FPT Holdings LLC (Saad Fidai) 

  
CASE MANAGER:  Wendy Rhoades (512-974-7719, wendy.rhoades@austintexas.gov) 
            
STAFF RECOMMENDATION:   
 
The Staff recommendation is to grant multifamily residence – medium density (MF-3) 
district zoning.  For a summary of the basis of Staff’s recommendation, see case manager 
comments.      
 
The Restrictive Covenant includes all recommendations listed in the Neighborhood 
Traffic Analysis memo, dated November 12, 2020, as provided in Attachment A.     
 
ZONING AND PLATTING COMMISSION ACTION / RECOMMENDATION: 
March 16, 2021:  TO FORWARD TO CITY COUNCIL WITHOUT A 
RECOMMENDATION 
 
February 16, 2021:  MEETING CANCELLED DUE TO INCLEMENT WEATHER; 
RENOTIFICATION REQUIRED 
 
January 19, 2021:  APPROVED A POSTPONEMENT REQUEST BY THE 
NEIGHBORHOOD TO FEBRUARY 16, 2021 
 [J. DUNCAN; C. ACOSTA – 2ND] (11-0) 
 
January 5, 2021:  APPROVED A POSTPONEMENT REQUEST BY THE APPLICANT TO 
JANUARY 19, 2021 
 [A. DENKLER; H. SMITH – 2ND] (10-0) D. KING – ABSENT    
 
CITY COUNCIL ACTION:   
April 22, 2021:   
 
ORDINANCE NUMBER:   
 

mailto:wendy.rhoades@austintexas.gov


C14-2020-0131  Page 2  

ISSUES:   
The Applicant would like to discuss the Staff recommendation.  On February 10, 2021, he 
Applicant amended the request from MF-5 to MF-4-CO with the -CO, Conditional Overlay 
limiting the number of dwelling units to 240 and the impervious cover to 65% (the maximum 
allowed by the MF-3 district).  Photos of the site, a property survey, and renderings of the 
proposed project are located at the back of the packet.     
  
The Applicant has met with representative of the Texas Oaks South Neighborhood 
Association and the Hollow at Slaughter Creek subdivision.  A position statement on the 
proposed rezoning signed by neighborhood residents and photos of the subject property is 
located at the back of this packet.   
     
CASE MANAGER COMMENTS:   
 
The subject undeveloped 5.2 acre tract is located on Genoa Drive, a four-lane roadway and 
west of its intersection with Bilbrook Place.  Billbrook is a signalized intersection at West 
Slaughter Lane which is an above-grade roadway abutting the tract to the north.  It is a 
primary conduit for vehicular traffic from the existing Hollow at Slaughter Creek and the 
Texas Oaks South subdivisions, the Malone subdivision under construction, and the proposed 
condominium development on the Messinger Tract, all to the south.   
 
The property is used for agricultural purposes and contains groupings of trees along its 
boundaries, with a 100-foot wide drainage easement along the west side of the property.  It 
has been zoned development reserve (DR) district since annexation into the City limits in 
1984.  To the east is an oil and lube shop (LR; CS-1), to the south is the Hollow at Slaughter 
Creek single family subdivision (SF-4A), and to the west is Slaughter Creek Drive which 
provides access to mini-warehouses and terminates below the Slaughter Drive bridge 
structure (CS-CO).  Railroad tracks are further west.  Please refer to Exhibits A and A-1 – 
Zoning Map and Aerial Exhibit. 
 
The Applicant’s amended request is to rezone the property to the multi-family residence – 
moderate-high density – conditional overlay (MF-4-CO) combining district so that it may be 
developed with up to 240 apartment units and up to 65 percent impervious cover.   
 
BASIS OF RECOMMENDATION: 
1.  The proposed zoning should be consistent with the purpose statement of the district 

sought. 
 

Applicant’s request:  The multi-family residence – moderate-high density (MF-4) district 
is intended for residential and multi-family use with a maximum density of up to 54 units 
per acre, depending on unit size and mix.  This district is appropriate for multi-family 
residential areas located near supporting transportation and commercial facilities, 
generally in more centrally located areas.   
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Staff recommendation:  The MF-3, multifamily residence – medium density district is 
intended for multifamily developments with a maximum density of up to 36 units per 
acres located near supporting transportation and commercial facilities. 
 

2.  Zoning changes should promote compatibility with adjacent and nearby uses. 
3.  Zoning should be consistent with approved and existing densities.    
 

Staff has an alternate recommendation of MF-3 zoning given its 1) access to two Level 1 
streets, 2) adjacency to commercially zoned properties, 3) constraints of the drainage 
easement and adjoining buffer area, and 4) compatibility with the adjacent single family 
residential subdivision to the south.  Direct access to West Slaughter Lane from this site is 
not possible because of the bridge structure that passes over the railroad tracks.   
 
The maximum 40 foot height limited allowed by the MF-3 zoning district could be 
achieved 30 feet from the south property line.  (As information, a 40-foot tall building 
requires a 100-foot wide separation between single family residential zoned or used 
property and multifamily residences and the Genoa Drive right-of-way is 70 feet).  The 
Applicant’s request for MF-4-CO zoning would allow for up to a 60-foot height limit that 
could be achieved at a distance of approximately 300 feet from the closest single family 
residences in the Hollow at Slaughter Creek subdivision.  A 50-foot height limit could be 
achieved on the property approximately 200 feet from the closest residences in the Hollow 
at Slaughter Creek subdivision.     

 
The Neighborhood Traffic Analysis memo includes a transportation assessment and 
recommends a fee-in-lieu payment towards protected bike lanes on both sides of Slaughter 
Lane from Menchaca Road to Texas Oaks Drive, a fee-in-lieu payment towards relocating 
two existing bus stops at the Slaughter Lane / Bilbrook Place intersection, and a 5-foot 
wide sidewalk on the property’s frontage on Genoa and extending across the adjacent 
property to the east, to its intersection with Billbrook Place.  Please refer to Attachment 
A.  

  
EXISTING ZONING AND LAND USES: 
 
 ZONING LAND USES 
Site DR Agricultural 
North MF-2-CO; LR-CO 

(across Slaughter Lane) 
Sage Meadow condominium community; Undeveloped 

South SF-4A Hollow at Slaughter Creek single family subdivision 
East LR; CS-1 Service station; Undeveloped 
West CS-CO Convenience storage; Railroad tracks 

 
NEIGHBORHOOD PLANNING AREA:  Not Applicable  
 
NEIGHORHOOD TRAFFIC ANALYSIS:  Please refer to Attachment A 
 
WATERSHED:  Slaughter Creek – Suburban     
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CAPITOL VIEW CORRIDOR:  No           SCENIC ROADWAY:  Yes, West Slaughter Lane 
 
SCHOOLS:   
An Educational Impact Statement is required.  Please refer to Attachment A. 
Casey Elementary School  Paredes Middle School  Akins High School 
 
COMMUNITY REGISTRY LIST: 
 
242 – Slaughter Lane Neighborhood Association  
360 – Texas Oaks South Neighborhood Association   
511 – Austin Neighborhoods Council   627 – Onion Creek Homeowners Association   
742 – Austin Independent School District    1228 – Sierra Club, Austin Regional Group  
1363 – SEL Texas    1424 – Preservation Austin   
1528 – Bike Austin     1530 – Friends of Austin Neighborhoods  
1531 – South Austin Neighborhood Alliance  1550 – Homeless Neighborhood Association  
1596 – TNR BCP – Travis County Natural Resources  
1616 – Neighborhood Empowerment Foundation  1774 – Austin Lost and Found Pets    
   
AREA CASE HISTORIES: 
 

NUMBER REQUEST COMMISSION CITY COUNCIL 
C14-2019-0048 – 
The Avalon N 
Holdings, LLC – 
9606 Swansons 
Ranch Rd 

SF-2 to CS-CO 
as amended 

To Grant CS-CO w/CO 
for broad list of 
prohibited uses 

Apvd CS-CO as 
Commission 
recommended  
(6-20-2019). 

C14-2009-0098 –   
Apogee Workshop 
– 9704 Swansons 
Ranch Rd 

SF-1 to NO-MU To Grant  Apvd (12-17-2009).   

C14-2008-0052 – 
TJG – Swansons 
Ranch Road – 9609 
Swansons Ranch 
Rd  

SF-2 to CS  To Grant GO-CO 
w/CO for personal 
services use and all NO 
uses and dev’t regs, 
parking to be located 
offsite, 150 trips per 
day and conditions of 
NTA.  Encourage 
Applicant to petition 
City for no parking 
signs on David Moore 
Rd 

Apvd GO-CO w/ 
Restrictive Covenant 
for the NTA, as 
Commission 
recommended  
(1-15-2009). 

C14-00-2027 – 
Texas Oaks Baptist 
Church – 9910 Blk 
of Bilbrook Pl 

I-RR to LO To Grant SF-6 as Staff 
recommended 

Apvd SF-6-CO w/CO 
for 2,000 trips  
(9-7-2000). 
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C14-00-2098 – 
Blackhawk 
Apartments – 1200 
W Slaughter Ln 

SF-1 to MF-1-
CO and LR-CO  

To Grant MF-1-CO 
and LR-CO, 
w/conditions 

Apvd MF-1-CO and 
LR-CO, with CO for 
Traffic Impact 
Analysis; 13.24 u.p.a. 
(300 units); 15’ 
vegetative buffer along 
David Moore Rd; list 
of prohibited uses  
(1-25-2001). 

C14-00-2111 – 
Solera – 1200 
Block of West 
Slaughter Ln 

DR to MF-3 To Grant MF-2-CO 
w/conditions 

Apvd MF-2-CO w/ 
CO for 12.18 u.p.a. 
and conditions of 
Traffic Impact 
Analysis (10-26-2000). 

C14-00-2189 – 
Wattinger Acres – 
1218 W Slaughter 
Ln 

DR to W/LO To Grant W/LO-CO 
w/conditions  

Apvd W/LO-CO w/ 
CO for 2,000 trips  
(1-18-2001).   

C14-00-2242 – 
Swanson’s 
Crossing Retail – 
1216-1400 W 
Slaughter Ln 

DR to LR To Grant LR-CO 
w/conditions 

Apvd LR-CO w/CO 
for 2,000 trips  
(2-15-2001). 

C14-99-0063 – 
Shirell and Lois 
Hipp Zoning 
Change – 1303 W 
Slaughter Ln 

SF-2 to LO To Grant LO-CO, 
w/conditions 

Apvd LO-CO w/CO 
prohibiting access to 
Slaughter Lane 
(8-19-1999). 

C14-94-0129 – 
Slaughter Lane 
Development – 
Slaughter Creek Dr 

DR; SF-2 to LI  To Grant CS-CO w/ 
CO prohibiting the 
following uses on 
Tracts 1 and 2: adult-
oriented businesses, 
financial services, food 
sales, general retail 
sales (convenience), 
medical offices, 
restaurant uses (all 
types), and vehicle 
storage on Tract 2, and 
2,000 trips, a r-o-w 
dedication on Slaughter 
Creek Dr 

Apvd CS-CO, w/r-o-w 
dedication as 
Commission 
recommended  
(2-9-1995). 
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RELATED CASES: 
 
The subject property was annexed into the City limits on November 15, 1984 (C7A-83-017 
A).   
 
There are no subdivision or site plan applications on the property.   
 
EXISTING STREET CHARACTERISTICS: 
 
Name ROW Pavement Classification Sidewalks 

  
Bicycle 
Route 

Capital 
Metro 
(within ¼ 
mile) 

West Slaughter 
Lane 

120 feet 80 feet Level 4 No Bike Lane Yes 

Genoa Drive 70 feet 42 feet Level 1 No N / A Yes 
Slaughter Creek 
Drive 

46 feet 23 feet Level 1 No N / A Yes 

  
 
OTHER STAFF COMMENTS:   
 
Comprehensive Planning 
 
This rezoning case is located on the northeast corner of Slaughter Creek Drive and Genoa 
Drive on an undeveloped 5.23 acre tract. The property is located within the Slaughter Creek 
Station Neighborhood Center and along the Slaughter Lane Activity Corridor but is not 
located within the boundaries of a small area plan. Surrounding uses includes the West 
Slaughter Lane Bridge and a single family subdivision to the north; to the south is a single 
family subdivision; to the east is undeveloped land and oil change shop; and to the west is a 
convenience storage facility. The request is to construct a 265 unit apartment development. 
 
Connectivity 
There is a public sidewalk located along one side of Genoa Road and Bilbrook Plaza. 
Bilbrook Plaza road also has bike lanes on both sides of the street, as does West Slaughter 
Lane.  A CapMetro transit stop is located 1,100 linear feet away on West Slaughter Lane. 
 
Imagine Austin 
The property is located by the Slaughter Lane Station Neighborhood and the Slaughter 
Lane Activity Corridor. A Neighborhood Center is intended to have a more local focus, 
businesses and services and will generally serve the center and surrounding neighborhoods. 
A Neighborhood Center and Activity Corridors supports additional housing, including 
apartment buildings. Like many Imagine Austin Centers, they are represented by a circle or 
globular shape that reflects the general location where the center should be located in the 
future. The center’s actual boundaries would need to be clarified through a small area 
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planning process. Regional, town, and neighborhood centers are supposed to be walkable, 
bikable, and supported by transit. 
 
The following Imagine Austin policies are applicable to this case: 
• LUT P3 Promote development in compact centers, communities or along corridors that 

are connected by roads and transit, are designed to encourage walking and bicycling, and 
reduce healthcare, housing and transportation costs. 

• LUT P4. Protect neighborhood character by directing growth to areas of change that 
includes designated redevelopment areas, corridors and infill sites. Recognize that 
different neighborhoods have different characteristics and new and infill development 
should be sensitive to the predominant character of these communities. 

• LUT P7. Encourage infill and redevelopment opportunities that place residential, work, 
and retail land uses in proximity to each other to maximize walking, bicycling, and transit 
opportunities. 

• HN P1. Distribute a variety of housing types throughout the City to expand the choices 
able to meet the financial and lifestyle needs of Austin’s diverse population. 

Based on mobility strengths in the area, the policies above that support multifamily within 
Neighborhood Centers and along Activity Corridors, the proposed project appears to support 
the policies of the Imagine Austin Comprehensive Plan. 
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Drainage 
 

The developer is required to submit a pre- and post-development drainage analysis at the 
subdivision and site plan stage of the development process.  The City’s Land Development 
Code and Drainage Criteria Manual require that the Applicant demonstrate through 
engineering analysis that the proposed development will have no identifiable adverse impact 
on surrounding properties. 
 
Environmental  
 
The site is not located over the Edwards Aquifer Recharge Zone.  The site is in the Slaughter 
Creek Watershed of the Colorado River Basin, which is classified as a Suburban Watershed 
by Chapter 25-8 of the City's Land Development Code.  The site is in the Desired 
Development Zone.  
 
Under current watershed regulations, development or redevelopment on this site will be 
subject to the following impervious cover limits: 
  

Development Classification % of Gross Site Area % of Gross Site Area 
with Transfers 

Single-Family  
(minimum lot size 5750 sq. ft.) 

50% 60% 

Other Single-Family or Duplex 55% 60% 
Multifamily 60% 70% 
Commercial 80% 90% 

 
According to City of Austin GIS, a Critical Water Quality Zone exists along the western 
property boundary.  Development is limited within the Critical Water Quality Zone. 
 
Standard landscaping and tree protection will be required in accordance with LDC 25-2 and 
25-8 for all development and/or redevelopment. 
 
At this time, site specific information is unavailable regarding vegetation, areas of steep 
slope, or other environmental features such as bluffs, springs, canyon rimrock, caves, 
sinkholes, and wetlands. 
 
Under current watershed regulations, development or redevelopment requires water quality 
control with increased capture volume and control of the 2-year storm on site. 
 
At this time, no information has been provided as to whether this property has any 
preexisting approvals that preempt current water quality or Code requirements. 
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Impervious Cover 
 
Within the Slaughter Creek watershed, the maximum impervious cover allowed by the MF-4 
zoning district is 70%, which is a consistent figure between the zoning and watershed 
regulations.   
 
Within the Slaughter Creek watershed, the maximum impervious cover allowed by the MF-3 
zoning district is 65%, which is based on the more restrictive zoning regulations.   
 
Site Plan and Compatibility Standards 
 
Site plans will be required for any new development other than single-family or duplex 
residential. 

 
Any development which occurs in an SF-6 or less restrictive zoning district which is located 
540 feet or less from property in an SF-5 or more restrictive zoning district will be subject to 
compatibility development regulations. 

 
Any new development is subject to Subchapter E. Design Standards and Mixed Use. 
Additional comments will be made when the site plan is submitted. 
 

 Compatibility Standards 
 The site is subject to compatibility standards as a result of being located within 540 feet of 
the SF-4A zoned property to the south, across Genoa Drive.  Along the southerly and 
easterly property lines, the following standards apply: 

 
• No structure in excess of three stories or 40 feet in height may be constructed 

within 100 feet of the property line of the SF 4A zoned property to the south. 
• For a structure more than 100 feet but not more than 300 feet from property zoned 

SF-5 or more restrictive, height limitation is 40 feet plus one foot for each 10 feet 
of distance in excess of 100 feet from the property line. 

 
Scenic Roadways 
This site is within the Scenic Roadway Sign District.  All signs must comply with Scenic  
Roadway Sign District regulations. Contact Cierra Flores at 512-974-2612 for more  
information. 
 
PARD – Planning & Design Review 
 
Parkland dedication will be required for the new residential units proposed by this 
development, multifamily with MF-5 zoning, at the time of subdivision or site plan, per City 
Code § 25-1-601. Whether the requirement shall be met with fees in-lieu or dedicated land 
will be determined using the criteria in City Code Title 25, Article 14, as amended. Should 
fees in-lieu be required, those fees shall be used toward park investments in the form of land 
acquisition and/or park amenities within the surrounding area, per the Parkland Dedication 
Operating Procedures § 14.3.11 and City Code § 25-1-607 (B)(1) & (2).  
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If the applicant wishes to discuss parkland dedication requirements in advance of site plan or 
subdivision applications, please contact this reviewer: thomas.rowlinson@austintexas.gov. 
At the applicant’s request, PARD can provide an early determination of whether fees in-lieu 
of land will be allowed.   
 
Transportation 
 
ASMP Assessment 
The Austin Strategic Mobility Plan (ASMP) adopted April 11, 2019, calls for 120 feet of 
right-of-way for Slaughter Lane.  It is recommended that 60 feet of right-of-way from the 
existing centerline should be dedicated for Slaughter Lane according to the Transportation 
with the first subdivision or site plan application [LDC 25-6-51 and 25-6-55]. 
  
Transportation Assessment 
Assessment of required transportation mitigation, including the potential dedication of right 
of way and easements and participation in roadway and other multi-modal improvements, 
will occur at the time of site plan application.  A Traffic Impact Analysis shall be required at 
the time of site plan if triggered per LDC 25-6-113.  
 
A Neighborhood Traffic Analysis has been performed for this project by the Transportation 
Review staff [LDC 25-6-114].  Results have been provided in Attachment A.    
  
Austin Water Utility 
 
The landowner intends to serve the site with City of Austin water and wastewater utilities.  
The landowner, at own expense, will be responsible for providing any water and wastewater 
utility improvements, offsite main extensions, utility relocations and or abandonments 
required by the land use.  The water and wastewater utility plan must be reviewed and 
approved by Austin Water for compliance with City criteria and suitability for operation and 
maintenance.   
 
Depending on the development plans submitted, water and or wastewater service extension 
requests may be required.  All water and wastewater construction must be inspected by the 
City of Austin.   
 
Based on current public infrastructure configurations, it appears that service extension 
requests (SER) will be required to provide wastewater service to this lot.  For more 
information pertaining to the Service Extension Request process and submittal requirements 
contact Alberto Ramirez with Austin Water, Utility Development Services at 625 E. 10th St., 
7th Floor. Ph: 512-972-0211.   
 
The landowner must pay the City inspection fee with the utility construction.  The landowner 
must pay the tap and impact fee once the landowner makes an application for a City of 
Austin water and wastewater utility tap permit. 
 
 
 

mailto:thomas.rowlinson@austintexas.gov
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INDEX OF EXHIBITS, ATTACHMENTS AND CORRESPONDENCE TO FOLLOW 
 
Exhibit A:  Zoning Map 
Exhibit A-1:  Aerial Map 
 
Attachment A:  Neighborhood Traffic Analysis memo 
Attachment B:  Educational Impact Statement 
 
Correspondence Received  

- Applicant’s proposed Conditional Overlay 
- Site Photos, Property Survey, and Conceptual Renderings 
- Neighborhood Questions and Answers  
- Zoning and Platting Commission Questions and Answers  
- Postponement Requests Received 
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MEMORANDUM 

To: 
CC: 
FROM: 
DATE: 
SUBJECT: 

Amer Gilani, P.E., PTOE (Carlson, Brigance & Doering, Inc.) 
Curtis Beaty, P.E. (ATD); Joan Minyard EIT (ATD) 
Justin Good, P.E. (ATD) 
November 12, 2020 
Neighborhood Traffic Analysis for FTP Development 
Zoning Case Number C14-2020-0131

The Transportation Development Services (TDS) division has performed a Neighborhood 
Traffic Analysis (NTA) for the above referenced case and offers the following comments. 

The 5.2-acre tract is located in south Austin at 1407 West Slaughter Lane (see Figure 1). In 
Figure 2 it is shown that the surrounding area south of Slaughter Lane is bounded on the 
west by an existing railroad track (red), the south by Slaughter Creek (blue), and the east by 
Mary Moore Searight Metropolitan Park (green). The site is currently zoned DR and the 
zoning request is for MF-5.  

Figure 1: Local Map 
Attachment A
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Figure 2: Regional Map 

Roadways 

The tract proposes access to Genoa Drive, which is classified as a residential local street and 
currently has 70 feet of right-of-way and 40 feet of pavement width. Genoa Drive has four 
travel lanes with curb and gutter and sidewalk on the south side of the street. There are no 
bicycle facilities present on Genoa Drive. 

Bilbrook Place is the primary access point to Slaughter Lane both for the proposed 
development and the existing neighborhoods to the south. It is classified as a residential 
collector with 70 feet of right-of-way and 40 feet of pavement width. North of Genoa Drive, 
Bilbrook Place has two travel lanes, two bicycle lanes, and sidewalk on the west side of the 
street. 

The 24-hour traffic volumes on Genoa Drive and Bilbrook Place were 2,316 vehicles per day 
and 6,664 vehicles per day, respectively, based on traffic counts collected August 18, 2020. 
Previously, daily traffic count data was collected on Bilbrook Place between August 27 and 
August 29, 2019, and showed an average 24-hour traffic volume of 8,022 vehicles per day. 
In order to account for reduced daily traffic volumes due to the ongoing COVID-19 
pandemic, an adjustment factor of 1.20 was calculated based on the difference in traffic on 
Bilbrook Place between 2019 and 2020. Applying the adjustment factor to the August 18, 
2020 daily traffic volume on Genoa Drive results in an adjusted daily traffic volume of 2,788 
vehicles per day. 
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Trip Generation and Traffic Analysis 

This zoning case assumes 265 low-rise multifamily dwelling units (ITE Code 220). Based on 
the Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition, the 
proposed development will generate 1,963 vehicle trips per day. See Table 1 for a detailed 
breakdown of the trip generation. 

Table 1 – Trip Generation 

Land Use Size 
Unadjusted Trip 

Generation 

Residential (Low-Rise 
Multifamily Housing) 

265 DU 1,963 

TOTAL 1,963 

Table 2 provides the expected distribution of site trips to/from Slaughter Lane. 

Table 2 – Trip Distribution 

Street Traffic Distribution by Percent 

Genoa Drive 100% 

Bilbrook Place 100% 

Table 3 represents a breakdown of traffic on Genoa Drive and Bilbrook Place: existing 
traffic, proposed site traffic, total traffic after development, and percentage increase in 
traffic. 

Table 3 – Traffic Summary 

Street Existing  
Traffic (vpd) 

Proposed New 
Site Traffic to 

Roadway 

Overall 
Traffic 

Percentage 
Increase in 

Traffic 

Genoa Drive 2,788 (adjusted) 1,963 4,751 70.4% 

Bilbrook Place 8,022 (2019) 1,963 9,985 24.5% 

According to Section 25-6-116 of the Land Development Code, streets which have pavement 
width of 40 feet or wider are considered to be operating at an undesirable traffic level if the 
average daily traffic volume for such roadway exceeds 4,000 vehicles per day. Genoa Drive 
is currently operating at a desirable level, however with the addition of daily site trips the 
overall traffic level becomes undesirable. Bilbrook Place is currently operating at 
undesirable levels and will continue to do so with the addition of site traffic. 

Additional Transportation Assessment 

An additional level of transportation assessment was requested from the applicant due to 
the fact that 1) Bilbrook Place is the sole access point to and from Slaughter Lane for this 
development and a number of residential areas farther south, 2) with the addition of site 
traffic both Genoa Drive and Bilbrook Place will operate at undesirable levels, and 3) there 
are two background projects that would not be considered through the typical NTA process 
that will contribute additional traffic to Bilbrook Place. Through coordination with ATD, the 
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applicant agreed to provide intersection analysis for the Slaughter Lane / Bilbrook Place 
and Bilbrook Place / Genoa Drive intersections to better understand the impacts of this 
development’s traffic on the surrounding road network. 

The transportation assessment provided analysis for the two identified intersections in the 
existing, no-build, and build scenario for both the AM and PM peak hours. The no-build 
scenario includes traffic from two background projects farther south along Bilbrook Place; 
the build scenario is simply the no-build scenario with this site’s traffic included. To assess a 
development’s impact on traffic, the delay for each movement at an intersection in the no-
build scenario is compared to the delay experienced in the build scenario. Delay is defined 
as the average amount of time in seconds that a vehicle must wait at an intersection to 
perform a specific movement (right-turn, left-turn, or going through the intersection). 

The Slaughter Lane / Bilbrook Place intersection currently experiences significant amounts 
of delay for vehicles turning left on the northbound and westbound approaches. This delay 
is expected to increase with the addition of site traffic. For the Bilbrook Place / Genoa Drive 
intersection, vehicles turning left on the eastbound approach currently experience minor 
delay. The introduction of site traffic is not expected to significantly increase delay. 

The Slaughter Lane / Bilbrook Place intersection is already at capacity from a vehicular 
improvement standpoint, meaning that there is no room to add additional lanes and the 
intersection is already signalized. Because of this, ATD decided to explore improvements 
related to pedestrian, bicycle, and transit infrastructure in the area to encourage residents 
to opt for alternate modes of transportation. 

Recommendations/Conclusions 

Based on the results of the NTA and the transportation assessment, ATD has the following 
recommendations and conclusions. 

1. At time of subdivision or site plan, contribute a fee-in-lieu payment of $92,000 towards
protected bike lanes on both sides of Slaughter Lane from Menchaca Road to Texas Oaks
Drive as identified in the Slaughter Lane Corridor Mobility Plan.

2. At time of subdivision or site plan, contribute a fee-in-lieu payment of $30,000 towards
relocating and upgrading the two existing bus stops at the Slaughter Lane and Bilbrook
Place intersection as shown in the Slaughter Lane Corridor Mobility Plan.

3. At time of subdivision or site plan, construct a 5’-wide sidewalk on the north side of
Genoa Drive from the property to Bilbrook Place.

4. If the number of units proposed in Table 1 is exceeded, the TDS division may be
required to reassess the NTA. If at time of subdivision or site plan a TIA is required per
LDC 25-6-113, the recommendations identified in this NTA memo may be revised and
the final decision on mitigation recommendations shall defer to the TIA.

5. The City Council may deny an application if the neighborhood traffic analysis
demonstrates that the traffic generated by the project combined with existing traffic
exceeds the desirable operating level established on a residential local or collector
street in the neighborhood traffic analysis study area.
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If you have any questions or require additional information, please contact me at 974-1449. 

Justin Good, P.E.  
Transportation Development Engineer – Lead: South 
Austin Transportation Department 



Attachment B

















































































From: Rhoades, Wendy
To: Ramirez, Nadia - BC
Cc: Rivera, Andrew; Kiolbassa, Jolene - BC
Subject: RE: February 16, 2021 Zoning and Platting Commission Agenda
Date: Thursday, March 4, 2021 1:35:00 PM
Attachments: Scanned from OTC05WestTexas.pdf

Vice-Chair Barrera-Ramirez,
Please find attached the attached email exchange with Public Works Staff regarding
maintenance work on the Slaughter Creek Bridge. 
Sincerely,
Wendy Rhoades

From: Ramirez, Nadia - BC <BC-Nadia.Ramirez@austintexas.gov> 
Sent: Tuesday, February 23, 2021 12:52 PM
To: Rhoades, Wendy <Wendy.Rhoades@austintexas.gov>; Rivera, Andrew
<Andrew.Rivera@austintexas.gov>
Cc: Kiolbassa, Jolene - BC <bc-Jolene.Kiolbassa@austintexas.gov>
Subject: Re: February 16, 2021 Zoning and Platting Commission Agenda
 
Thank you Wendy.
Is it possible to follow up with Pirouz from PWD to get a good idea of when/if any work will be
done to the Slaughter Creek Bridge?

From: Rhoades, Wendy <Wendy.Rhoades@austintexas.gov>
Sent: Tuesday, February 23, 2021 10:01 AM
To: Ramirez, Nadia - BC <BC-Nadia.Ramirez@austintexas.gov>; Rivera, Andrew
<Andrew.Rivera@austintexas.gov>
Cc: Kiolbassa, Jolene - BC <bc-Jolene.Kiolbassa@austintexas.gov>; Rhoades, Wendy
<Wendy.Rhoades@austintexas.gov>
Subject: RE: February 16, 2021 Zoning and Platting Commission Agenda
 

From: Ramirez, Nadia - BC <BC-Nadia.Ramirez@austintexas.gov> 
Sent: Monday, February 15, 2021 12:33 PM
To: Rivera, Andrew <Andrew.Rivera@austintexas.gov>; Rhoades, Wendy
<Wendy.Rhoades@austintexas.gov>
Cc: Kiolbassa, Jolene - BC <bc-Jolene.Kiolbassa@austintexas.gov>
Subject: Re: February 16, 2021 Zoning and Platting Commission Agenda
 
Wendy, and Andrew - please help me respond to the questions below by Tuesday afternoon:
 

1. Will be a turn lane added to Bilibrook at Slaughter?  RESPONSE FROM ATD:  Yes, an
additional northbound left-turn lane from Billbrook to Slaughter was identified and
funded by the Messinger development and is being incorporated into the Corridor
Planning Office’s corridor plan. 

2. Confirm with Pirouz about PWD funding and a schedule for reconstruction of the
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Slaughter Creek Bridge? Can and are these developments contributing to that cost? 
RESPONSE FROM ATD:  Traffic mitigation requirements can’t cover bridge maintenance
/ repair costs.  It would be best to coordinate with the Public Works Department for
more information on the Slaughter Creek Bridge project. 

Thanks!

From: Ramirez, Nadia - BC <BC-Nadia.Ramirez@austintexas.gov>
Sent: Saturday, February 13, 2021 2:38 PM
To: Rivera, Andrew <Andrew.Rivera@austintexas.gov>; Rhoades, Wendy
<Wendy.Rhoades@austintexas.gov>
Subject: Fw: February 16, 2021 Zoning and Platting Commission Agenda
 
I read in the backup for item B-1, C14-2020-0131 – FPT Apartments - that there was a
proposal to add a turn lane to Bilibrook Place by this year (construction in 2021). There does
seem to be sufficient ROW to do so. Can you confirm that the project is occurring and provide
any documentation, plans, schedule, etc.
 
thanks!
Nadia
 

From: Rivera, Andrew <Andrew.Rivera@austintexas.gov>
Sent: Friday, February 12, 2021 10:30 AM
To: Kiolbassa, Jolene - BC <bc-Jolene.Kiolbassa@austintexas.gov>; Ramirez, Nadia - BC <BC-
Nadia.Ramirez@austintexas.gov>
Subject: February 16, 2021 Zoning and Platting Commission Agenda
 
Dear Chair Kiolbassa, Vice-Chair Barrera-Ramirez and Members of the Zoning and Platting
Commission:
 
Below please find the link to the agenda and backup for February 16, 2021 (preliminary staff
proposed actions agenda attached).
 
If you haven’t done so already, please let me know if you will be absent Tuesday evening.
 
Reminder, late backup is posted online and links are also included in subsequent emails sent to the
Commission.
 

February 16, 2021

Regular Meeting of the Zoning and Platting Commission

Agenda - Zoning and Platting Commission February 16, 2021 Agenda.pdf  (983KB)

Backup - B-01 (C14-2020-0131 - FPT Apartments; District 5).pdf  (6.5MB)
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From: Rhoades, Wendy
To: King, David - BC
Cc: Kiolbassa, Jolene - BC; Ramirez, Nadia - BC; Michelle Adams; Craig, Ken; Rivera, Andrew
Subject: RE: C14-2020-0131 - FPT Apartments
Date: Friday, February 26, 2021 5:34:47 PM
Attachments: 19-0109 Messinger NTA.pdf

MSC-C14-2019-0109NTAaddendum~001.pdf
19-0109 Messinger Tract ATD memo re pvt RC (1).pdf

Commissioner King,
Attached are the approved NTA (dated 6-19-2020), NTA Addendum (dated 12-1-2020) and
ATD memo to the Texas Oaks South Neighborhood Association (dated 8-26-2020) for the
Messinger Tract located on Billbrook Place and David Moore Drive (C14-2019-0109). 
For the Malone Tract Preliminary Plan located on Billbrook Place (C8J-2015-0271), I located a
memo from the City of Austin – Travis County Single Office dated October 13, 2016.  The
memo contains additional background information and includes a section titled “Traffic and
Safety”.  It was uploaded to the ZAP website as part of the 10-18-2016 agenda materials and is
found on pages 3-6 in the link below.  Please note that because the Malone Tract was located
in the 2-mile ETJ when the Preliminary Plan was considered by ZAP, the City was unable to
require a NTA as was performed for the Messinger Tract and the FPT Apartments rezoning
cases.
SUBDIVISION REVIEW SHEET (austintexas.gov)
I will include the Messinger and Malone documents attached / linked above with the Staff

report materials for the FPT Apartments case when it returns to ZAP on March 16th. 
Sincerely,
Wendy Rhoades
 

From: King, David - BC <BC-David.King@austintexas.gov> 
Sent: Friday, February 26, 2021 3:21 PM
To: Rivera, Andrew <Andrew.Rivera@austintexas.gov>
Cc: Kiolbassa, Jolene - BC <bc-Jolene.Kiolbassa@austintexas.gov>; Ramirez, Nadia - BC <BC-
Nadia.Ramirez@austintexas.gov>; Rhoades, Wendy <Wendy.Rhoades@austintexas.gov>; Michelle
Adams <  Craig, Ken <Ken.Craig@austintexas.gov>
Subject: C14-2020-0131 - FPT Apartments
 
Hello, Andrew,
 
I received a request for assistance from Michelle Adams, president of the Texas Oaks
Neighborhood Association (TONA), regarding case C14-2020-0131 - FPT Apartments.
 
TONA needs the most recent Neighborhood Traffic Analysis and Additional Traffic Assessment
for the Messinger and Malone projects as they directly impact the same transportation
infrastructure (Slaughter Lane, Bilbrook Place) associated with case C14-2020-0131 - FPT
Apartments.
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MEMORANDUM 


To: 
CC: 
FROM: 
DATE: 


Wendy Rhoades, Case Manager 
Victoria Haase; Dan Hennessey, P.E.; Joan Jenkins, EIT; Amber Mitchell 
Justin Good, P.E. 
June 19, 2020 


SUBJECT: Neighborhood Traffic Analysis for Messinger Tract Zoning 
Zoning Case # C14-2019-0109 


The Transportation Development Services (TDS) division has performed a Neighborhood 
Traffic Analysis (NTA) for the above referenced case and offers the following comments. 


The 27.03-acre tract is located in southwest Austin at 9900 David Moore Drive. The site is 
currently zoned Interim Rural Residence (I-RR) and Rural Residence (RR). The tract is 
predominately zoned I-RR with the RR zone located west and adjacent to Swanson Ranch 
Road. The zoning request is for Townhouse and Condominium residence (SF-6).  


Roadways 


The tract proposes access to Bilbrook Place and David Moore Drive. Bilbrook Place is 
classified as a residential collector and David Moore Drive as a local roadway; both 
segments would provide access to the site. Bilbrook Place currently has 70 feet of right-of-
way and 40 feet of pavement. David Moore Drive currently has 60 feet of right-of-way and 
20 feet of pavement. Bilbrook Place has two-traffic lanes, two-bicycle lanes, a parking lane, 
sidewalks, and curb and gutter. David Moore Drive is an unmarked roadway with sidewalks 
and without curb and gutter. The average 24-hour count traffic volume on Bilbrook Place 
was 8,022 vehicles per day and on David Moore Drive 551, based on data collected from 
August 27, 2019 to August 29, 2019.  


 
Trip Generation and Traffic Analysis 


This zoning case assumes 185 single-family dwelling units (ITE Code 210). Based on the 
Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition, the proposed 
development will generate 1,831 vehicle trips per day. See Table 1 for a detailed breakdown 
of the trip generation. 
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Table 1 – Trip Generation 


Land Use Size 
Unadjusted Trip 


Generation 
Residential (Single-Family 


Housing) 
185 DU 1,831 


TOTAL  1,831 


Table 2 provides the expected distribution of the site trips. Note that Bilbrook Place has a 
higher distribution of trips due to better access to Slaughter Lane. 


Table 2 – Trip Distribution 
Street Traffic Distribution by Percent 


Bilbrook Place  85% 
David Moore Drive 15% 


Table 3 represents a breakdown of traffic on Bilbrook Place and David Moore Drive: existing 
traffic, proposed site traffic, total traffic after development, and percentage increase in 
traffic at both segments. 


Table 3 – Traffic Summary 


Street Existing  
Traffic (vpd) 


Proposed New 
Site Traffic to 


Roadway 
Overall Traffic 


Percentage 
Increase in 


Traffic 


Bilbrook Place 8,022 1,556 9,578 19.4% 


David Moore 
Drive 


551 275 826 49.9% 


According to Section 25-6-116 of the Land Development Code, streets which have pavement 
width of 40 feet or wider are considered to be operating at an undesirable traffic level if the 
average daily traffic volume for such roadways exceeds 4,000 vehicles per day. Bilbrook 
Place is currently operating at an undesirable level and will continue to do so with site 
traffic.  Streets which have pavement width less than 30 feet are considered to be operating 
at an undesirable traffic level if the average daily traffic volume for such roadway exceeds 
1,200 vehicles per day. David Moore Drive is currently operating at a desirable level and 
will continue to do so with the addition of site traffic. 


Recommendations/Conclusions 


1. At time of subdivision or site plan, the applicant shall provide separate left-turn lanes 
for vehicles entering the site at each driveway along Bilbrook Place. The applicant 
should submit schematic drawings with dimensions and construction cost estimates 
signed and sealed by an engineer for ATD staff review. It is recommended that these 
improvements be implemented by the applicant to assure safer access and circulation 
into the residential subdivision.  The roadway improvements should be included with 
the site plan application and be designed according to the Transportation Criteria 
Manual. 
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2. A TIA Determination Worksheet was postponed until site plan. A Traffic Impact Analysis 
(TIA) shall be required at the time of site plan should the site’s trip generation exceed 
2,000 vehicle trips per day. To mitigate the increase of traffic on Bilbrook Place and 
David Moore Drive and to encourage pedestrian connectivity in the area, it is 
recommended that the following improvements be explored at the time of subdivision 
or site plan: restriping of Bilbrook Place to provide a two-way left-turn lane, widening of 
Bilbrook Place to provide a four-lane cross-section with shared-use path (ROW 
dedication may be required), reconstruction of David Moore Lane to urban standards 
with curb and gutter, construction of all ages and abilities bicycle facilities on David 
Moore Drive, and construction of sidewalks and pedestrian crossings along Bilbrook 
Place and David Moore Drive. Based on the results of the traffic analysis additional 
mitigations or improvements may be required. 
 


3. The City Council may deny an application if the neighborhood traffic analysis 
demonstrates that the traffic generated by the project combined with existing traffic 
exceeds the desirable operating level established on a residential local or collector 
street in the neighborhood traffic analysis study area. 


  


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


 
Justin Good, P.E.  
Transportation Development Engineer – Lead: South 
Austin Transportation Department 
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MEMORANDUM 


To: 
CC: 
FROM: 
DATE: 


Wendy Rhoades, Case Manager 
Dan Hennessey, P.E.; Curtis Beaty, P.E.; Amber Mitchell 
Justin Good, P.E. 
December 1, 2020 


SUBJECT: Addendum to Neighborhood Traffic Analysis for Messinger Tract 
Zoning Case # C14-2019-0109 


This memorandum serves as an addendum to the neighborhood traffic analysis (NTA) 
memo dated June 19, 2020. 


Taking into account additional considerations and discussions since issuing the NTA memo, 
Austin Transportation Department (ATD) staff modifies Recommendation Item #1 to limit 
the requirement for dedicated left-turn lanes to full-access driveways only. This 
modification is made due to a design change with the site plan which included converting 
the northern driveway from full-access to right-in/right-out only, therefore removing the 
need for a separate left-turn lane. ATD has reviewed the proposed design change and has 
approved it based on the following: 


a) Limiting left-turns into the property along Bilbrook Place to one driveway does not 
negatively affect the traffic operations at this driveway nor the overall site 
circulation in any significant way. 


b) The right-in/right-out driveway is being designed in such a way that it is clear to 
drivers that left-turns are not permitted. 


c) The assumptions regarding site traffic distribution previously approved in the NTA 
memo are still valid as the site maintains access to both Bilbrook Place and David 
Moore Drive. 


In addition to the access modification for the northern driveway, the southern driveway on 
Bilbrook Place has been removed. This change does not impact the results from the NTA 
memo. 
  


 
If you have any questions or require additional information, please contact me at 974-1449. 
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Justin Good, P.E.  
Transportation Development Engineer – Lead: South 
Austin Transportation Department 
 








 


 
 


Delivering a safe, reliable, and sustainable transportation system 
 that enhances the environment and economic strength of the region. 


Austin Transportation Department     
P.O. Box 1088 
Austin, TX 78767 
(512) 974-1150, Fax (512) 974-1171 
 
August 26, 2020 
 
To the Texas Oaks South Neighborhood Association: 
 
A Private Restrictive Covenant (PRC) is being negotiated between the Texas Oaks South Neighborhood 
Association and the applicant for the Messinger Track development (Zoning Case #C14-2019-
0109).  Although the Austin Transportation Department (ATD) is not a party to the PRC, we have 
participated in meetings with the two principal participants.  To facilitate the implementation of items 
contained in the PRC, ATD has agreed to incorporate certain improvement at the Slaughter Lane and 
Bilbrook Place intersection into the Corridor Program Office’s planned improvements for Slaughter Lane 
funded as part of the 2016 Mobility Bond. Specifically, the additional improvements at the intersection of 
Slaughter/Bilbrook include: 
 


1. Restriping of the northbound approach of Bilbrook Place at Slaughter Lane to provide dual left 
turn lanes and one through/right turn shared lane.  


2. Replacing the on-street bike lanes with shared-use paths behind the curb on Bilbrook Place south 
of Slaughter Lane which will transition back to on-street bike lanes to the south (approximately 
100’-200’ from Slaughter Lane.)   


 
ATD has agreed to leverage the CPO’s already-planned construction project at the intersection of 
Slaughter/Bilbrook to incorporate the two items identified above. To fund the additional improvements, 
a payment of $80,000 is to be made to ATD/CPO for design and construction costs associated with these 
specific items. Construction of the improvements at Slaughter Lane/Bilbrook Place is anticipated to occur 
in 2021.  
 
 
Curtis P. Beaty, P.E. 
Supervising Engineer 
Transportation Development Services 
Austin Transportation Department 







 
As I understand, staff indicated that this information must be requested via a public
information request. Public information requests could take 30 days or longer to fulfill and
may be referred to the state attorney general's office for review. 
 

Given that this case is scheduled to be heard at the rapidly approaching Zoning and Platting
Commission (ZAP) meeting on March 16, 2021, I respectfully request the most recent
Neighborhood Traffic Analysis and Additional Traffic Assessment for the Messinger and
Malone projects, respectively.

 
Timely access to this information would benefit the impacted neighborhood(s) and members
of ZAP. It should also be included in the backup for this case when it is posted to the ZAP
website for the hearing in March.
 
Thank you for your assistance and service!
 
Respectfully,
 
David

 

David King

Zoning and Platting Commission - District 5

 

Scheduled Meeting Disclosure Information:
 
Written disclosure is required by visitors when attending a scheduled meeting with a City Official regarding a
municipal question for compensation on behalf of another person.  Anyone scheduling or accepting a meeting
invitation with a City Official must either acknowledge that the disclosure requirement does not apply or
respond to the following survey:
 
https://www.surveymonkey.com/r/BCVisitorLog
 

David King
Boards and Commissions

Scheduled Meeting Disclosure Information: Written disclosure is required by visitors when attending
a scheduled meeting with a City Official regarding a municipal question for compensation on behalf
of another person. Anyone scheduling or accepting a meeting invitation with a City Official must

https://gcc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.surveymonkey.com%2Fr%2FBCVisitorLog&data=04%7C01%7CWendy.Rhoades%40austintexas.gov%7C5a1bcab13a754f5aa8e008d8daaf0fbc%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637499792863799949%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=HEf%2FymaWX7TIKlXsu1m6bf4FGN0noD%2F6GZYIWR8sHKA%3D&reserved=0


either acknowledge that the disclosure requirement does not apply or respond to the following
survey: https://www.surveymonkey.com/r/BCVisitorLog

IMPORTANT NOTICE: The City of Austin provides e-mail addresses for members of its boards
and commissions for their use as board members. This address should not be used for private or
personal messages. The views expressed in e-mail messages reflect the views of the authors
alone, and do not necessarily reflect the views of any board or commission of which the author
may be a member. In particular, the views expressed here do not necessarily reflect those of the
City of Austin, or any of its departments, employees or officials. E-mail messages may be subject
to required public disclosure under the Texas Public Information Act.

https://gcc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.surveymonkey.com%2Fr%2FBCVisitorLog&data=04%7C01%7CWendy.Rhoades%40austintexas.gov%7C5a1bcab13a754f5aa8e008d8daaf0fbc%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637499792863809915%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=97RShOKj0ZVWsOs%2B5t5NCjQuehq6OPYQsZGr2lGfpTE%3D&reserved=0


From: Rhoades, Wendy
To: King, David - BC
Cc: Kiolbassa, Jolene - BC; Ramirez, Nadia - BC; Michelle Adams; Craig, Ken; Rivera, Andrew
Subject: RE: C14-2020-0131 - FPT Apartments
Date: Friday, February 26, 2021 5:34:47 PM
Attachments: 19-0109 Messinger NTA.pdf

MSC-C14-2019-0109NTAaddendum~001.pdf
19-0109 Messinger Tract ATD memo re pvt RC (1).pdf

Commissioner King,
Attached are the approved NTA (dated 6-19-2020), NTA Addendum (dated 12-1-2020) and
ATD memo to the Texas Oaks South Neighborhood Association (dated 8-26-2020) for the
Messinger Tract located on Billbrook Place and David Moore Drive (C14-2019-0109). 
For the Malone Tract Preliminary Plan located on Billbrook Place (C8J-2015-0271), I located a
memo from the City of Austin – Travis County Single Office dated October 13, 2016.  The
memo contains additional background information and includes a section titled “Traffic and
Safety”.  It was uploaded to the ZAP website as part of the 10-18-2016 agenda materials and is
found on pages 3-6 in the link below.  Please note that because the Malone Tract was located
in the 2-mile ETJ when the Preliminary Plan was considered by ZAP, the City was unable to
require a NTA as was performed for the Messinger Tract and the FPT Apartments rezoning
cases.
SUBDIVISION REVIEW SHEET (austintexas.gov)
I will include the Messinger and Malone documents attached / linked above with the Staff

report materials for the FPT Apartments case when it returns to ZAP on March 16th. 
Sincerely,
Wendy Rhoades
 

From: King, David - BC <BC-David.King@austintexas.gov> 
Sent: Friday, February 26, 2021 3:21 PM
To: Rivera, Andrew <Andrew.Rivera@austintexas.gov>
Cc: Kiolbassa, Jolene - BC <bc-Jolene.Kiolbassa@austintexas.gov>; Ramirez, Nadia - BC <BC-
Nadia.Ramirez@austintexas.gov>; Rhoades, Wendy <Wendy.Rhoades@austintexas.gov>; Michelle
Adams <  Craig, Ken <Ken.Craig@austintexas.gov>
Subject: C14-2020-0131 - FPT Apartments
 
Hello, Andrew,
 
I received a request for assistance from Michelle Adams, president of the Texas Oaks
Neighborhood Association (TONA), regarding case C14-2020-0131 - FPT Apartments.
 
TONA needs the most recent Neighborhood Traffic Analysis and Additional Traffic Assessment
for the Messinger and Malone projects as they directly impact the same transportation
infrastructure (Slaughter Lane, Bilbrook Place) associated with case C14-2020-0131 - FPT
Apartments.

mailto:Wendy.Rhoades@austintexas.gov
mailto:BC-David.King@austintexas.gov
mailto:bc-Jolene.Kiolbassa@austintexas.gov
mailto:BC-Nadia.Ramirez@austintexas.gov
mailto:Ken.Craig@austintexas.gov
mailto:Andrew.Rivera@austintexas.gov
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.austintexas.gov%2Fedims%2Fdocument.cfm%3Fid%3D264823&data=04%7C01%7CWendy.Rhoades%40austintexas.gov%7C5a1bcab13a754f5aa8e008d8daaf0fbc%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637499792863789993%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=G1XAG6LNpdiDwmhACjhZ0DPQYNR7jkHp5MkgbMY2hAo%3D&reserved=0
https://gcc01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.austintexas.gov%2Fedims%2Fdocument.cfm%3Fid%3D354956&data=04%7C01%7CWendy.Rhoades%40austintexas.gov%7C5a1bcab13a754f5aa8e008d8daaf0fbc%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637499792863799949%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=jbbD1TpO0Q0kOjVcv0cU4zYqH42KbppR1udwOcdqVdk%3D&reserved=0
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MEMORANDUM 


To: 
CC: 
FROM: 
DATE: 


Wendy Rhoades, Case Manager 
Victoria Haase; Dan Hennessey, P.E.; Joan Jenkins, EIT; Amber Mitchell 
Justin Good, P.E. 
June 19, 2020 


SUBJECT: Neighborhood Traffic Analysis for Messinger Tract Zoning 
Zoning Case # C14-2019-0109 


The Transportation Development Services (TDS) division has performed a Neighborhood 
Traffic Analysis (NTA) for the above referenced case and offers the following comments. 


The 27.03-acre tract is located in southwest Austin at 9900 David Moore Drive. The site is 
currently zoned Interim Rural Residence (I-RR) and Rural Residence (RR). The tract is 
predominately zoned I-RR with the RR zone located west and adjacent to Swanson Ranch 
Road. The zoning request is for Townhouse and Condominium residence (SF-6).  


Roadways 


The tract proposes access to Bilbrook Place and David Moore Drive. Bilbrook Place is 
classified as a residential collector and David Moore Drive as a local roadway; both 
segments would provide access to the site. Bilbrook Place currently has 70 feet of right-of-
way and 40 feet of pavement. David Moore Drive currently has 60 feet of right-of-way and 
20 feet of pavement. Bilbrook Place has two-traffic lanes, two-bicycle lanes, a parking lane, 
sidewalks, and curb and gutter. David Moore Drive is an unmarked roadway with sidewalks 
and without curb and gutter. The average 24-hour count traffic volume on Bilbrook Place 
was 8,022 vehicles per day and on David Moore Drive 551, based on data collected from 
August 27, 2019 to August 29, 2019.  


 
Trip Generation and Traffic Analysis 


This zoning case assumes 185 single-family dwelling units (ITE Code 210). Based on the 
Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition, the proposed 
development will generate 1,831 vehicle trips per day. See Table 1 for a detailed breakdown 
of the trip generation. 
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Table 1 – Trip Generation 


Land Use Size 
Unadjusted Trip 


Generation 
Residential (Single-Family 


Housing) 
185 DU 1,831 


TOTAL  1,831 


Table 2 provides the expected distribution of the site trips. Note that Bilbrook Place has a 
higher distribution of trips due to better access to Slaughter Lane. 


Table 2 – Trip Distribution 
Street Traffic Distribution by Percent 


Bilbrook Place  85% 
David Moore Drive 15% 


Table 3 represents a breakdown of traffic on Bilbrook Place and David Moore Drive: existing 
traffic, proposed site traffic, total traffic after development, and percentage increase in 
traffic at both segments. 


Table 3 – Traffic Summary 


Street Existing  
Traffic (vpd) 


Proposed New 
Site Traffic to 


Roadway 
Overall Traffic 


Percentage 
Increase in 


Traffic 


Bilbrook Place 8,022 1,556 9,578 19.4% 


David Moore 
Drive 


551 275 826 49.9% 


According to Section 25-6-116 of the Land Development Code, streets which have pavement 
width of 40 feet or wider are considered to be operating at an undesirable traffic level if the 
average daily traffic volume for such roadways exceeds 4,000 vehicles per day. Bilbrook 
Place is currently operating at an undesirable level and will continue to do so with site 
traffic.  Streets which have pavement width less than 30 feet are considered to be operating 
at an undesirable traffic level if the average daily traffic volume for such roadway exceeds 
1,200 vehicles per day. David Moore Drive is currently operating at a desirable level and 
will continue to do so with the addition of site traffic. 


Recommendations/Conclusions 


1. At time of subdivision or site plan, the applicant shall provide separate left-turn lanes 
for vehicles entering the site at each driveway along Bilbrook Place. The applicant 
should submit schematic drawings with dimensions and construction cost estimates 
signed and sealed by an engineer for ATD staff review. It is recommended that these 
improvements be implemented by the applicant to assure safer access and circulation 
into the residential subdivision.  The roadway improvements should be included with 
the site plan application and be designed according to the Transportation Criteria 
Manual. 
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2. A TIA Determination Worksheet was postponed until site plan. A Traffic Impact Analysis 
(TIA) shall be required at the time of site plan should the site’s trip generation exceed 
2,000 vehicle trips per day. To mitigate the increase of traffic on Bilbrook Place and 
David Moore Drive and to encourage pedestrian connectivity in the area, it is 
recommended that the following improvements be explored at the time of subdivision 
or site plan: restriping of Bilbrook Place to provide a two-way left-turn lane, widening of 
Bilbrook Place to provide a four-lane cross-section with shared-use path (ROW 
dedication may be required), reconstruction of David Moore Lane to urban standards 
with curb and gutter, construction of all ages and abilities bicycle facilities on David 
Moore Drive, and construction of sidewalks and pedestrian crossings along Bilbrook 
Place and David Moore Drive. Based on the results of the traffic analysis additional 
mitigations or improvements may be required. 
 


3. The City Council may deny an application if the neighborhood traffic analysis 
demonstrates that the traffic generated by the project combined with existing traffic 
exceeds the desirable operating level established on a residential local or collector 
street in the neighborhood traffic analysis study area. 


  


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


 
Justin Good, P.E.  
Transportation Development Engineer – Lead: South 
Austin Transportation Department 
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MEMORANDUM 


To: 
CC: 
FROM: 
DATE: 


Wendy Rhoades, Case Manager 
Dan Hennessey, P.E.; Curtis Beaty, P.E.; Amber Mitchell 
Justin Good, P.E. 
December 1, 2020 


SUBJECT: Addendum to Neighborhood Traffic Analysis for Messinger Tract 
Zoning Case # C14-2019-0109 


This memorandum serves as an addendum to the neighborhood traffic analysis (NTA) 
memo dated June 19, 2020. 


Taking into account additional considerations and discussions since issuing the NTA memo, 
Austin Transportation Department (ATD) staff modifies Recommendation Item #1 to limit 
the requirement for dedicated left-turn lanes to full-access driveways only. This 
modification is made due to a design change with the site plan which included converting 
the northern driveway from full-access to right-in/right-out only, therefore removing the 
need for a separate left-turn lane. ATD has reviewed the proposed design change and has 
approved it based on the following: 


a) Limiting left-turns into the property along Bilbrook Place to one driveway does not 
negatively affect the traffic operations at this driveway nor the overall site 
circulation in any significant way. 


b) The right-in/right-out driveway is being designed in such a way that it is clear to 
drivers that left-turns are not permitted. 


c) The assumptions regarding site traffic distribution previously approved in the NTA 
memo are still valid as the site maintains access to both Bilbrook Place and David 
Moore Drive. 


In addition to the access modification for the northern driveway, the southern driveway on 
Bilbrook Place has been removed. This change does not impact the results from the NTA 
memo. 
  


 
If you have any questions or require additional information, please contact me at 974-1449. 
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Justin Good, P.E.  
Transportation Development Engineer – Lead: South 
Austin Transportation Department 
 








 


 
 


Delivering a safe, reliable, and sustainable transportation system 
 that enhances the environment and economic strength of the region. 


Austin Transportation Department     
P.O. Box 1088 
Austin, TX 78767 
(512) 974-1150, Fax (512) 974-1171 
 
August 26, 2020 
 
To the Texas Oaks South Neighborhood Association: 
 
A Private Restrictive Covenant (PRC) is being negotiated between the Texas Oaks South Neighborhood 
Association and the applicant for the Messinger Track development (Zoning Case #C14-2019-
0109).  Although the Austin Transportation Department (ATD) is not a party to the PRC, we have 
participated in meetings with the two principal participants.  To facilitate the implementation of items 
contained in the PRC, ATD has agreed to incorporate certain improvement at the Slaughter Lane and 
Bilbrook Place intersection into the Corridor Program Office’s planned improvements for Slaughter Lane 
funded as part of the 2016 Mobility Bond. Specifically, the additional improvements at the intersection of 
Slaughter/Bilbrook include: 
 


1. Restriping of the northbound approach of Bilbrook Place at Slaughter Lane to provide dual left 
turn lanes and one through/right turn shared lane.  


2. Replacing the on-street bike lanes with shared-use paths behind the curb on Bilbrook Place south 
of Slaughter Lane which will transition back to on-street bike lanes to the south (approximately 
100’-200’ from Slaughter Lane.)   


 
ATD has agreed to leverage the CPO’s already-planned construction project at the intersection of 
Slaughter/Bilbrook to incorporate the two items identified above. To fund the additional improvements, 
a payment of $80,000 is to be made to ATD/CPO for design and construction costs associated with these 
specific items. Construction of the improvements at Slaughter Lane/Bilbrook Place is anticipated to occur 
in 2021.  
 
 
Curtis P. Beaty, P.E. 
Supervising Engineer 
Transportation Development Services 
Austin Transportation Department 







 
As I understand, staff indicated that this information must be requested via a public
information request. Public information requests could take 30 days or longer to fulfill and
may be referred to the state attorney general's office for review. 
 

Given that this case is scheduled to be heard at the rapidly approaching Zoning and Platting
Commission (ZAP) meeting on March 16, 2021, I respectfully request the most recent
Neighborhood Traffic Analysis and Additional Traffic Assessment for the Messinger and
Malone projects, respectively.

 
Timely access to this information would benefit the impacted neighborhood(s) and members
of ZAP. It should also be included in the backup for this case when it is posted to the ZAP
website for the hearing in March.
 
Thank you for your assistance and service!
 
Respectfully,
 
David

 

David King

Zoning and Platting Commission - District 5

 

Scheduled Meeting Disclosure Information:
 
Written disclosure is required by visitors when attending a scheduled meeting with a City Official regarding a
municipal question for compensation on behalf of another person.  Anyone scheduling or accepting a meeting
invitation with a City Official must either acknowledge that the disclosure requirement does not apply or
respond to the following survey:
 
https://www.surveymonkey.com/r/BCVisitorLog
 

David King
Boards and Commissions

Scheduled Meeting Disclosure Information: Written disclosure is required by visitors when attending
a scheduled meeting with a City Official regarding a municipal question for compensation on behalf
of another person. Anyone scheduling or accepting a meeting invitation with a City Official must

https://gcc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.surveymonkey.com%2Fr%2FBCVisitorLog&data=04%7C01%7CWendy.Rhoades%40austintexas.gov%7C5a1bcab13a754f5aa8e008d8daaf0fbc%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637499792863799949%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=HEf%2FymaWX7TIKlXsu1m6bf4FGN0noD%2F6GZYIWR8sHKA%3D&reserved=0


either acknowledge that the disclosure requirement does not apply or respond to the following
survey: https://www.surveymonkey.com/r/BCVisitorLog

IMPORTANT NOTICE: The City of Austin provides e-mail addresses for members of its boards
and commissions for their use as board members. This address should not be used for private or
personal messages. The views expressed in e-mail messages reflect the views of the authors
alone, and do not necessarily reflect the views of any board or commission of which the author
may be a member. In particular, the views expressed here do not necessarily reflect those of the
City of Austin, or any of its departments, employees or officials. E-mail messages may be subject
to required public disclosure under the Texas Public Information Act.

https://gcc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.surveymonkey.com%2Fr%2FBCVisitorLog&data=04%7C01%7CWendy.Rhoades%40austintexas.gov%7C5a1bcab13a754f5aa8e008d8daaf0fbc%7C5c5e19f6a6ab4b45b1d0be4608a9a67f%7C0%7C0%7C637499792863809915%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=97RShOKj0ZVWsOs%2B5t5NCjQuehq6OPYQsZGr2lGfpTE%3D&reserved=0
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MEMORANDUM 

To: 
CC: 
FROM: 
DATE: 

Wendy Rhoades, Case Manager 
Victoria Haase; Dan Hennessey, P.E.; Joan Jenkins, EIT; Amber Mitchell 
Justin Good, P.E. 
June 19, 2020 

SUBJECT: Neighborhood Traffic Analysis for Messinger Tract Zoning 
Zoning Case # C14-2019-0109 

The Transportation Development Services (TDS) division has performed a Neighborhood 
Traffic Analysis (NTA) for the above referenced case and offers the following comments. 

The 27.03-acre tract is located in southwest Austin at 9900 David Moore Drive. The site is 
currently zoned Interim Rural Residence (I-RR) and Rural Residence (RR). The tract is 
predominately zoned I-RR with the RR zone located west and adjacent to Swanson Ranch 
Road. The zoning request is for Townhouse and Condominium residence (SF-6).  

Roadways 

The tract proposes access to Bilbrook Place and David Moore Drive. Bilbrook Place is 
classified as a residential collector and David Moore Drive as a local roadway; both 
segments would provide access to the site. Bilbrook Place currently has 70 feet of right-of-
way and 40 feet of pavement. David Moore Drive currently has 60 feet of right-of-way and 
20 feet of pavement. Bilbrook Place has two-traffic lanes, two-bicycle lanes, a parking lane, 
sidewalks, and curb and gutter. David Moore Drive is an unmarked roadway with sidewalks 
and without curb and gutter. The average 24-hour count traffic volume on Bilbrook Place 
was 8,022 vehicles per day and on David Moore Drive 551, based on data collected from 
August 27, 2019 to August 29, 2019.  

 
Trip Generation and Traffic Analysis 

This zoning case assumes 185 single-family dwelling units (ITE Code 210). Based on the 
Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition, the proposed 
development will generate 1,831 vehicle trips per day. See Table 1 for a detailed breakdown 
of the trip generation. 
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Table 1 – Trip Generation 

Land Use Size 
Unadjusted Trip 

Generation 
Residential (Single-Family 

Housing) 
185 DU 1,831 

TOTAL  1,831 

Table 2 provides the expected distribution of the site trips. Note that Bilbrook Place has a 
higher distribution of trips due to better access to Slaughter Lane. 

Table 2 – Trip Distribution 
Street Traffic Distribution by Percent 

Bilbrook Place  85% 
David Moore Drive 15% 

Table 3 represents a breakdown of traffic on Bilbrook Place and David Moore Drive: existing 
traffic, proposed site traffic, total traffic after development, and percentage increase in 
traffic at both segments. 

Table 3 – Traffic Summary 

Street Existing  
Traffic (vpd) 

Proposed New 
Site Traffic to 

Roadway 
Overall Traffic 

Percentage 
Increase in 

Traffic 

Bilbrook Place 8,022 1,556 9,578 19.4% 

David Moore 
Drive 

551 275 826 49.9% 

According to Section 25-6-116 of the Land Development Code, streets which have pavement 
width of 40 feet or wider are considered to be operating at an undesirable traffic level if the 
average daily traffic volume for such roadways exceeds 4,000 vehicles per day. Bilbrook 
Place is currently operating at an undesirable level and will continue to do so with site 
traffic.  Streets which have pavement width less than 30 feet are considered to be operating 
at an undesirable traffic level if the average daily traffic volume for such roadway exceeds 
1,200 vehicles per day. David Moore Drive is currently operating at a desirable level and 
will continue to do so with the addition of site traffic. 

Recommendations/Conclusions 

1. At time of subdivision or site plan, the applicant shall provide separate left-turn lanes 
for vehicles entering the site at each driveway along Bilbrook Place. The applicant 
should submit schematic drawings with dimensions and construction cost estimates 
signed and sealed by an engineer for ATD staff review. It is recommended that these 
improvements be implemented by the applicant to assure safer access and circulation 
into the residential subdivision.  The roadway improvements should be included with 
the site plan application and be designed according to the Transportation Criteria 
Manual. 
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2. A TIA Determination Worksheet was postponed until site plan. A Traffic Impact Analysis 
(TIA) shall be required at the time of site plan should the site’s trip generation exceed 
2,000 vehicle trips per day. To mitigate the increase of traffic on Bilbrook Place and 
David Moore Drive and to encourage pedestrian connectivity in the area, it is 
recommended that the following improvements be explored at the time of subdivision 
or site plan: restriping of Bilbrook Place to provide a two-way left-turn lane, widening of 
Bilbrook Place to provide a four-lane cross-section with shared-use path (ROW 
dedication may be required), reconstruction of David Moore Lane to urban standards 
with curb and gutter, construction of all ages and abilities bicycle facilities on David 
Moore Drive, and construction of sidewalks and pedestrian crossings along Bilbrook 
Place and David Moore Drive. Based on the results of the traffic analysis additional 
mitigations or improvements may be required. 
 

3. The City Council may deny an application if the neighborhood traffic analysis 
demonstrates that the traffic generated by the project combined with existing traffic 
exceeds the desirable operating level established on a residential local or collector 
street in the neighborhood traffic analysis study area. 

  

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

 
Justin Good, P.E.  
Transportation Development Engineer – Lead: South 
Austin Transportation Department 
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MEMORANDUM 

To: 
CC: 
FROM: 
DATE: 

Wendy Rhoades, Case Manager 
Dan Hennessey, P.E.; Curtis Beaty, P.E.; Amber Mitchell 
Justin Good, P.E. 
December 1, 2020 

SUBJECT: Addendum to Neighborhood Traffic Analysis for Messinger Tract 
Zoning Case # C14-2019-0109 

This memorandum serves as an addendum to the neighborhood traffic analysis (NTA) 
memo dated June 19, 2020. 

Taking into account additional considerations and discussions since issuing the NTA memo, 
Austin Transportation Department (ATD) staff modifies Recommendation Item #1 to limit 
the requirement for dedicated left-turn lanes to full-access driveways only. This 
modification is made due to a design change with the site plan which included converting 
the northern driveway from full-access to right-in/right-out only, therefore removing the 
need for a separate left-turn lane. ATD has reviewed the proposed design change and has 
approved it based on the following: 

a) Limiting left-turns into the property along Bilbrook Place to one driveway does not 
negatively affect the traffic operations at this driveway nor the overall site 
circulation in any significant way. 

b) The right-in/right-out driveway is being designed in such a way that it is clear to 
drivers that left-turns are not permitted. 

c) The assumptions regarding site traffic distribution previously approved in the NTA 
memo are still valid as the site maintains access to both Bilbrook Place and David 
Moore Drive. 

In addition to the access modification for the northern driveway, the southern driveway on 
Bilbrook Place has been removed. This change does not impact the results from the NTA 
memo. 
  

 
If you have any questions or require additional information, please contact me at 974-1449. 
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Justin Good, P.E.  
Transportation Development Engineer – Lead: South 
Austin Transportation Department 
 



 

 
 

Delivering a safe, reliable, and sustainable transportation system 
 that enhances the environment and economic strength of the region. 

Austin Transportation Department     
P.O. Box 1088 
Austin, TX 78767 
(512) 974-1150, Fax (512) 974-1171 
 
August 26, 2020 
 
To the Texas Oaks South Neighborhood Association: 
 
A Private Restrictive Covenant (PRC) is being negotiated between the Texas Oaks South Neighborhood 
Association and the applicant for the Messinger Track development (Zoning Case #C14-2019-
0109).  Although the Austin Transportation Department (ATD) is not a party to the PRC, we have 
participated in meetings with the two principal participants.  To facilitate the implementation of items 
contained in the PRC, ATD has agreed to incorporate certain improvement at the Slaughter Lane and 
Bilbrook Place intersection into the Corridor Program Office’s planned improvements for Slaughter Lane 
funded as part of the 2016 Mobility Bond. Specifically, the additional improvements at the intersection of 
Slaughter/Bilbrook include: 
 

1. Restriping of the northbound approach of Bilbrook Place at Slaughter Lane to provide dual left 
turn lanes and one through/right turn shared lane.  

2. Replacing the on-street bike lanes with shared-use paths behind the curb on Bilbrook Place south 
of Slaughter Lane which will transition back to on-street bike lanes to the south (approximately 
100’-200’ from Slaughter Lane.)   

 
ATD has agreed to leverage the CPO’s already-planned construction project at the intersection of 
Slaughter/Bilbrook to incorporate the two items identified above. To fund the additional improvements, 
a payment of $80,000 is to be made to ATD/CPO for design and construction costs associated with these 
specific items. Construction of the improvements at Slaughter Lane/Bilbrook Place is anticipated to occur 
in 2021.  
 
 
Curtis P. Beaty, P.E. 
Supervising Engineer 
Transportation Development Services 
Austin Transportation Department 
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