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THOUGHTS ON AUSTIN HOUSING

Three Questions:

How big is the housing problem?

What are the barriers to building 

affordable housing? 

What do we have to do?



How big is the Housing Problem?

BIG.

JUST HOW BIG IS THE 
PROBLEM?



Tierra Grande, Texas A&M 
Real Estate Center, April 2009



$63k to $70k,
Depending on credit



DT -- $843,550 
$567 per sf
22 days on the market

Snapshot:  March 2016 MLS Statistics
Average price; median days on market



1B   -- $730,143
$360 per sf
33 Days on Market

7 -- $636,608
$381 per sf 50 Days on Market

4 -- $524,097
$327 per sf 9 Days on Market

UT -- $265,203
877 sf - $302 per sf
8 Days on Market

6 -- $549,175
$357 per sf 15 Days on Market



9 -- $195,745
$198 per sf 5 Days on Market

5 -- $385,234
$290 per sf 22 Days on Market

3 -- $356,949
$213 per sf 16 Days on Market

2 -- $396,672
$277 per sf 14 Days on Market



RN -- $681,742
$199 per sf
38 Days on Market

v

NW -- $370,365
$155 per sf
6 Days on Market

1N -- $416,423
$198 per sf
7 Days on Market

N -- $273,235
$143 per sf
5 Days on Market

CLS -- $312,707
$132 per sf 6 Days on Market

RRW -- $316,219
$126 per sf 8 Days on Market

Pf -- $241,862
$116 per sf
15 Days on Market

8E -- $1,197,140
$340 per sf
11 Days on Market

RRE -- $262,517
$118 per sf
7 Days on Market

2N -- $201,505
$144 per sf
5 Days on Market



SWW -- $442,560
$174 per sf 6 Days on the Market

10N -- $286,908
$222 per sf 5 Days on the Market

10S --$269,160
$166 per sf 5 Days on the Market

SWE -- $369,279
$155 per sf 7 Days on the Market

W -- $618,618
$194 per sf 8 Days on Market

8W – $1,060,438
$264 per sf 25 Days on Market



c

HH -- $236,712
$114 per sf

30 Days on Market

3E -- $183,519
$125 per sf
16 Days on Market

5E -- $206,163
$135 per sf
5 Days on Market

SE -- $158,228
$93 per sf
12 Days on Market

11 -- $201,670
$124 per sf
8 Days on Market

SC -- $265,217
$127 per sf
12 Days on  Market

NE -- $227,540
$136 per sf
8 Days on Market

MA -- $197,115
$103 per sf
19 Days on Market

HD -- $486,389
160 per sf
54 Days on Market



c

So, as a general rule, 
Where can the median income household

Afford a single family home?

MA -- $197,115
$103 per sf
19 Days on Market

3E -- $183,519
$125 per sf
16 Days on Market

SE -- $158,228
$93 per sf
12 Days on Market

11 -- $201,670
$124 per sf
8 Days on Market

Ç√

2N -- $201,505
$144 per sf
5 Days on Market

But the people below our median 
household income . . . . Sorry.

Ç√



How big is the housing problem?



How big is the housing problem?

June 6, 2016 . .  . 1,287 spec homes . . .
24 available to MHI families

August 29, 2016 . .  . 1,254 spec homes . . .
13 available to MHI families

October 3, 2016 . .  . 1,390 spec homes . . .
22 available to MHI families



How big is the housing problem?

June 6, 2016 . .  . 1,287 spec homes . . .
24 available to MHI families

August 29, 2016 . .  . 1,254 spec homes . . .
13 available to MHI families

October 3, 2016 . .  . 1,390 spec homes . . .
22 available to MHI families

1.6%
available to the median 

family income household.

Where are these homes?

3 in Temple
2 in Taylor
5 in Jarrell

1 in San Marcos
6 in Manor

5 in Far East Austin



City Center

30 minute drive 
on Sunday

33 minute drive 
on Sunday

30 minute drive 
on Sunday

32 minute drive 
on Sunday

33 minute drive 
on Sunday

27 minute drive 
on Sunday

24 minute drive 
on Sunday

22 minute drive 
on Sunday

29% of all jobs located 
in this 3 mile circle

During rush hour, 
these travel times 
more than double



Housing + Transportation Affordability Index – Austin Metro

http://htaindex.cnt.org/compare-affordability/

Implications?  . . . .Sprawl?   Traffic Congestion?   Environment?  . . . But, the
“status quo” is what our system promotes . . . Is that the right direction?



How big is the Housing Problem?

“At least we are not like 

San Francisco!”

Or, are we?



How big is the Housing Problem?
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How big is the Housing Problem?

• 1991 – 2016 Compounded Annual Metro Bay Area Price 
Appreciation:

» 4.38%
• 1991 – 2016 Compounded Annual San Francisco City  

Price Appreciation:

» 5.49%
• 1991 – 2016 Compounded Austin Metro Area 

Price Appreciation:

» 5.67%



How big is the Housing Problem?

So, if we do nothing, in 25 years, 
Metro Austin median home 

price will be:

$1,157,000

In 13 years:  $594,000  



Barriers to Affordability:  Undersupply?

25	Year	

Span

Single	

Family	

Permits

2-4	Unit	

Building	

Permits

5+Unit	

Building	

Permits

Total	

Housing	

Permits

Population	

Growth
HH	Size

Estimate	of	

Units	

Needed

Overage/Deficit	

of	Needed	

Housing	Uints

1991 2,994 8 220 3,222 34,451 2.48 13,892						 (10,670)													

1992 4,641 34 996 5,671 32,155 2.48 12,966						 (7,295)																

1993 6,369 90 2,084 8,543 36,995 2.48 14,917						 (6,374)																

1994 6,250 115 4,403 10,768 39,137 2.48 15,781						 (5,013)																

1995 7,435 197 6,133 13,765 42,632 2.48 17,190						 (3,425)																

1996 10,095 498 6,484 17,077 41,480 2.48 16,726						 351																				

1997 8,456 441 4,720 13,617 38,227 2.48 15,414						 (1,797)																

1998 10,805 490 5,128 16,423 44,315 2.48 17,869						 (1,446)																

1999 11,704 344 7,849 19,897 50,319 2.48 20,290						 (393)																			

2000 13,045 780 8,064 21,889 43,865 2.569 17,075						 4,814																	

2001 9,115 354 8,345 17,814 71,553 2.569 27,852						 (10,038)													

2002 11,072 590 5,570 17,232 26,506 2.569 10,318						 6,914																	

2003 12,116 715 2,499 15,330 28,208 2.569 10,980						 4,350																	

2004 14,309 600 3,106 18,015 34,028 2.569 13,246						 4,769																	

2005 17,346 634 5,261 23,241 43,300 2.569 16,855						 6,386																	

2006 17,615 1,082 7,399 26,096 62,127 2.569 24,183						 1,913																	

2007 12,120 881 6,902 19,903 62,371 2.569 24,278						 (4,375)																

2008 7,710 270 3,812 11,792 56,014 2.569 21,804						 (10,012)													

2009 6,678 31 2,049 8,758 46,468 2.569 18,088						 (9,330)																

2010 6,200 296 2,290 8,786 33,951 2.575 13,185						 (4,399)																

2011 6,231 81 3,927 10,239 65,120 2.575 25,289						 (15,050)													

2012 8,261 114 11,220 19,595 53,889 2.575 20,928						 (1,333)																

2013 8,954 402 11,509 20,865 49,141 2.575 19,084						 1,781																	

2014 11,842 444 7,990 20,276 59,026 2.575 22,923						 (2,647)																

2015 11,857 448 10,065 22,370 57,395 2.575 22,289						 81																							

Totals 391,184 1,152,673 453,421		 (62,237)							

Notes: **	Housing	Need	Estimate	based	on	population	growth	divided	by	average	household	size.

25	Year	Estimate	of	Needed	Housing	Units	in	Austin	Metro	Area

**	Esimtate	only.		Delivery	of	actual	units	may	or	may	not	occur	during	year	of	building	permit	issuance.		

Nevertheless,	over	25	years,	the	number	of	permits	typically	provides	an	accurate	esimate	of	units	delivered.



Barriers to Affordability: Transportation

Better Transportation Options:

– Can we agree that there is not enough money 
available to build enough new roads to eliminate 
congestion?

– 10 to 15 units per acre are needed to support good 
transit.

• Austin averages about 5.4 units per acre.

– Put housing where jobs are located

– Put jobs where housing is located

I we don’t start looking at the housing/jobs 
connection, we will continue to drive up “close in” 

housing prices.



Barriers:  Silo Mentality:

• We pride ourselves in protecting our 
environment . . . 
– We strive to lower impervious coverage limits on 

individual lots to preserve water quality . . . 

– . . . Which causes sprawl (very bad for the 
environment) and increased housing and 
transportation costs.

What about addressing the problem this way: 

How do we preserve water quality yet allow for 
increases to impervious coverage to provide 

housing? 



Barriers:  Silo Mentality:

• We pride ourselves in protecting our 
environment . . . 

– We want to preserve heritage trees

– . . . Which limits the development of many areas 
and/or raises the cost of housing. . . 

What about addressing the problem this way:

What are ways we can preserve or enhance 
our tree canopy and provide for more housing?



Barriers:  Silo Mentality:

• We know that the City is facing unprecendented financial 
pressures . . . 
– Parks cannot be expanded – no maintenance $
– Austin Energy has become a big profit center transferring $105 

million to the general fund . . . 
– Zero property and sales tax dollars go to maintain and repair 

City roadways . . . 
– New regulations (driving up the cost of housing) are regularly 

implemented . . . 

What about addressing the problem this way:
How can we add development that provides MORE tax 

dollars than long term obligations to relieve this burden
AND provide more housing? 



Density Helps Affordability and Our Tax Base



What we have to do:

• Increase the supply of housing

• Plan properly:
– Put housing where jobs are

– Put jobs where housing is

– Plan for alternative transportation options

• Build development that only helps our 
Financial Future

• Eliminate the “Silo Mentality” and understand 
that all issues are affected with each decision.



What we have to do:

• We have all read that the Austin metro area will 
double by 2040.

• That means that the City will house 2,000,000 
people by 2040.

What if we looked at the problem this way:

If we are going to double, how is EACH of the ten 
districts going to house its share –

1/10 of that population growth?



Thank you.





Extra Slides



Compacted & Connected Benefits

• Matching housing with jobs:

– Austin has highest concentration of urban jobs in 
the nation – 29% of all jobs located in 3-mile 
radius of the center of the City.

– Over 50% of all new housing is happening in the 
suburban areas of metro Austin . . . 



Compact & Connected is 
Good for the Environment



Compact & Connected is 
Good for the Environment



Compact & Connected is 
Good for the Environment

So?  509 instead of 1,476 acres means what?

• 967 acres of open space left open.  

– 1.51 square miles.

• 967 acres of trees remain.

• 967 acres of creeks and vegetation remain.



A Picture of Austin (Metro) Growth
2010 -- 2020

new residents . . . At 2.6 people per 
housing unit, means 223,077 new housing units 
will be needed . . . 



Suburban Density of 3 Units/Acre 

• At a suburban density of 3 units per acre, we 
will need 74,359 acres of land to house just 
our population growth over the next 10 years.

• . . . or 116 square miles. . . .



Townhome Density of 10 Units/Acre

• At a townhome density of 10 units per acre, 
we will need 22,308 acres of land to house 
just our population growth over the next 10 
years.

• . . . Or 35 square miles. . . .



Downtown Density of 200 Units/Acre

• At a downtown density of 
200 units per acre, we will 
need 1,115 acres of land to 
house just our population 
growth over the next 10 
years.

• . . . Or 1.7 square miles. . . .



What Differing Densities Look Like



Compact & Connected:
Financial Sustainability

• Study after study is showing that low density 
development does not pay for itself.  

• It pay pay for 100% of its costs when built, 
nothing lasts forever.  The ongoing maintenance 
and eventual cost of replacement of roads, water 
pipes, wastewater pipes and drainpipes exceeds 
the City revenue generated to pay for such costs.



2500 Miles

700 Miles

40 Miles

How Austin Grows Affects Our City:
– Costs of Long-Term Maintenance of Streets and Utilities
– The Number of Police Stations, Fire Stations, Libraries
– The Types and Alternatives for Transportation
– The Consumption of Our Open Space
– The Use of our Natural Resources

Approximate Lengths of Roads/Utilities Associated with Austin’s Expected
10-Year Growth (2010-2020) at Urban, TH and Suburban Densities

Compact & Connected: Financial Sustainability



Compact & Connected:
Financial Sustainability

• There are many studies confirming that low 
density does not financially sustain itself . . . 

– Strongtowns.org

– Our own Downtown Austin Alliance brought in 
Urban 3 to tell us the value of our downtown

• https://www.youtube.com/watch?v=zm9mjJ1tnic

• Most interesting are our own leaders . . .

https://www.youtube.com/watch?v=zm9mjJ1tnic


46



Typical Treatments Used and Unit Costs
$1,250,000/LM Reconstruction – Downtown Great Streets
$750,000/LM Reconstruction - Arterial
$500,000/LM Reconstruction - Collector
$300,000/LM Reconstruction - Residential
$150,000/LM Rehabilitation
$72,000/LM Overlay
$52,000/LM Thin Overlay
$33,000/LM Cape Seal
$22,000/LM Microsurfacing
$17,000/LM Seal Coat
$19,000/LM Slurry Seal
$6,000/LM Fog Seal
$1,750/LM Crack Seal

Types of Pavement Maintenance
read more at www.austintexas.gov/page/frequently-asked-questions-about-street-preventive-maintenance

Capital
Operations

47
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Life-Cycle Cost for 80-Year Program
Area Treatment Total Cost Annualized Cost

Idealized Life Cycle Maintenance Program Costs over 80 Years

46,907 LM Surface Treatments ($19K/LM) $891.2M $11.1M

13,077 LM Thin Overlays ($52K/LM) $680.0M $8.5M

15,490 LM Standard Overlays ($72K/LM) $1,115.3M $13.9M

TOTALS $2,686.5M $33.5M

Idealized Life Cycle Capital Program Costs over 80 Years

7,992 LM Rehabilitation ($150K/LM) $1,198.8M $15.0M

3,764LM Residential Reconstruction ($300K/LM) $1,129.2M $14.1M

2,512LM Collector Reconstruction ($500K/LM) $1,256.0M $15.7M

1,222LM Arterial Reconstruction ($750K/LM) $916.5M $11.5M

TOTALS $4,500.5M $56.3M

48



The total annual cost of maintenance 
and capital repair and replacement is 

$89.8M.

How do we pay for all of it?

49



Potential Local Funding Sources

• General Fund/Property Taxes
– Competition with other agencies

– Variable from year-to-year

– Property taxes pay for General Obligation Bonds

• Dedicated Fees and Fines
– Transportation User Fees

– Transportation Impact Fees

– Traffic Fines/Parking Revenues

• OPM (Other Peoples Money)
– Grants

– Partnerships

50



FY14 Spending Plan
Requirement Amount FY14 Budget Amount

80-Year Maintenance Program $33.5M Street Preventive Maintenance $19.0M

Street Repairs $6.1M

Minor Construction and Repair $5.1M

Overlay/Slurry Seal Contracts $3.0M

TOTAL $33.2M

80-Year Capital Program $56.3M FY14 CIP Plan Document $55.7M

TOTAL $89.8M TOTAL $88.9M

DISCLAIMERS:
•Maintenance budget numbers do not include funds available for ROW maintenance, 
signal system operation and maintenance, sidewalk and bicycle facilities, or pavement 
markings.
•CIP funding shown does not include funding committed to “partnership” projects, 
traffic calming, bicycle, trail, or sidewalk specific projects.
•Numbers are summarized and rounded, but may be considered “directionally”
correct. 51



Is this sustainable?

52



Total Requirement =$89.8M/year

Total Lane-Miles (L-M)= 7,618

Cost/lane-mile/year = $11,787  $982/month

Average Dedicated Residential User Fee (SFR) = $5.85/month

Required Number of Rate Payers/L-M = 168

Maintenance Cost Allocation = 62 Rate Payers

Capital Cost Allocation = 106 Rate Payers

Linear Feet/Mile = 5,280’

Usable Frontage/Mile = 4,224’

Suburban SFR Frontage = 100’

Average Rate Payers/Mile = 43

Urban SFR Frontage = 50’

Average Rate Payers/Mile = 85

Medium Density Multifamily = 552’

No. Units = 60

Average Rate Payers/Mile = 545

Costs are exclusive of traffic 
signal, sidewalk and bicycle 
facility construction!!!
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Compacted & Connected
Summary

• Is the only way the market can provide 
affordable housing.

• If properly planned (mixed uses with density 
nodes), transportation can be improved.

• The best thing we can do for our environment.

• Must done to insure the financial 
sustainability of our City.`



Biggest Impediments to
Compact & Connected

• Lack of understanding of what is needed.  The 
direct consequences if we don’t become more 
compact and connected are big.

– Applies to the public and City staff as well. 

• Compatibility.  

• Heritage trees.

• Impervious Cover.

• Delays.



Biggest Impediments to
Compact & Connected

• Lack of understanding of what is needed. 

– Opposition arises on a project (appropriately 
located) without understanding that failing to 
become more compact WILL raise our taxes, 
reduce our services and worsen traffic.

– Regulations or changes in regulations, the 
cumulative effect of which is to reduce density. 

• Here is where the lack of a common mission seems to 
come forth.



Biggest Impediments to
Compact & Connected

• Compatibility.  



Biggest Impediments to
Compact & Connected

• Compatibility.  



Biggest Impediments to
Compact & Connected

• Compatibility and Heritage Trees.  



Biggest Impediments to
Compact & Connected

• Impervious Cover.  



Biggest Impediments to
Compact & Connected

• Delays.  Two primary issues:
– Construction costs – inflation – construction 

costs up 40% (or more) since 2011.  (Explains 
house prices up 40%.) 

– Capital stack:  Equity costs money.  The 
consumer always pays. 
• If returns are not acceptable, equity goes elsewhere.

• Equity typically demands 15 to 25% annual 
compounded returns for development projects. 

• The result:  Many times, projects don’t make sense 
unless they are high-priced.



Compact & Connected

• What I did not say:

– I did not say “density is appropriate everywhere”. 
It is not. 

– I did not say “destroy neighborhoods”.

– I did not say staff is not doing their jobs.  I think 
staff has difficult tasks trying to answer to people 
with differing goals.



Compact & Connected

• What I did say:
– Compact & Connected is not only good for our 

City, it is a necessity.

– I did say we are moving towards dense housing 
because that is the only way we will provide 
housing for the bulk of our citizenry.  

– I did say density (in right locations and mix of 
uses) is needed in improve our transportation 
systems, help our environment and help our City 
be able to pay for the services it must provide.



Thank You!


