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Program Summary: 
Project Types & Locations 

 
 
 
 
 
 
 
 



Downtown Density Bonus: Program Summary 
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Rise  
(completed) 

Rise 
5th & West 
7th & Congress 
5th & Brazos 

3rd & Shoal 
1400 Lavaca 
Town Lake Lofts 

East Ave. Apts. 
405 Colorado 
Waterloo Park Tower 
Marriott at Cesar Chavez 
300 Colorado 

5th & West 
7th & Congress 
5th & Brazos 



Multi-Family 
5 

42% 

Mixed Use 
1 

8% 

Office 
3 

25% 

Hotel 
3 

25% 

Applications, by Type 

Downtown Density Bonus: Program Summary 

over half are 
commercial 



Multifamily  
3 

25% 

Multifamily 
Rainey 

2 
17% 

Mixed Use 
1 

8% 

Office 
3 

25% 

Hotel 
3 

25% 

Applications, by Type & Location 

Downtown Density Bonus: Program Summary 

all of  
commercial   
is downtown 

60% of  
residential  

is downtown 
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Gatekeeper Outcomes  
(n=12): 

Great Streets  
 
 
 
 
 
 
 
 
 



3 Gatekeeper Requirements 
 

Downtown Density Bonus: Approval Process 
Downtown Density Bonus Projects 

LDC §25-2-586  
 

Planning &  
Zoning Director 

Urban 
Design 

Guidelines 

2 Star 
AEGB 
rating 

Development Bonus Fee &  
Bonus Area calculated;  

Community Benefit requirements 
selected 

Administratively 
approved  

by Planning & 
Zoning Director 

Great 
Streets 

Design 
Commission 

Restrictive covenant to meet 
Gatekeeper Reqs.; 

pay Development Bonus Fee 
&/or provide Community 

Benefits reqs. 



Gatekeeper Outcomes: Great Streets 
    Subchapter E 

  
Great  

Streets  
(GS) 

Core Transit 
Corridor  

(CTC) 

Urban 
Roadway  

(UR) 

sidewalks (linear feet) 18’ 15’ 12’ 
pedestrian zone (linear feet) 10’ 8’ 7’ 
furniture zone (linear feet) 8’ 7’ 5’ 

        
trees (feet on center) 22’ 30’ 0’ 

min. caliper (inch) 5” 

canopy height (feet) 14-16’ 

light poles (feet on center) 88’ 0 0 

furniture (pieces per block face) 14 0 0 
benches (per block face) 4 0 0 
bike racks (per block face) 8 0 0 
waste bins (per block face)  2 0 0 



Gatekeeper Outcomes: Great Streets 

  Estimated 
Amenity Price 

Average #/ 
Project 
(n=10) 

Average $/ 
Project 
(n=10) 

Trees (tree, well, frame only) $8,000 11 $88,000 

Light pole (foundation only) $2,500 4 10,000 

Benches $3,000 4 $12,000 

Bike racks $700 14 $9,800 

Waste bins $2,800 2 $5,600 

Estimated Total Value $125,4000 
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Gatekeeper Outcomes 
(n=12): 

Austin Energy Green Building 
 
 
 
 
 
 
 
 



3 Gatekeeper Requirements 
 

Downtown Density Bonus: Approval Process 
Downtown Density Bonus Projects 

LDC §25-2-586  
 

Planning &  
Zoning Director 

Urban 
Design 

Guidelines 

2 Star 
AEGB 
rating 

Development Bonus Fee &  
Bonus Area calculated;  

Community Benefit requirements 
selected 

Administratively 
approved  

by Planning & 
Zoning Director 

Great 
Streets 

Design 
Commission 

Restrictive covenant to meet 
Gatekeeper Reqs.; 

pay Development Bonus Fee 
&/or provide Community 

Benefits reqs. 



Gatekeeper Outcomes: AEGB 2 Star 



Gatekeeper Outcomes: AEGB 2 Star 
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Community Benefits Outcomes 
(n=6, multifamily only): 

Affordable Housing 
 
 
 
 
 
 
 
 



Design Commission: Mission Statement 



3 Gatekeeper Requirements 
 

Downtown Density Bonus: Approval Process 
Downtown Density Bonus Projects 

LDC §25-2-586  
 

Planning &  
Zoning Director 

Urban 
Design 

Guidelines 

2 Star 
AEGB 
rating 

Development Bonus Fee &  
Bonus Area calculated;  

Community Benefit requirements 
selected 

Administratively 
approved  

by Planning & 
Zoning Director 

Great 
Streets 

Design 
Commission 

Restrictive covenant to meet 
Gatekeeper Reqs.; 

pay Development Bonus Fee 
&/or provide Community 

Benefits reqs. 



Downtown Density Bonus: Commercial Downtown 

at least 50% to 
Affordable Housing 

Community Benefits Requirement 

remaining %  
select from full menu of  

Community Benefits Requirements 

(Development  
Bonus Fee) 

$0 

$0  
to Affordable Housing Trust Fund  
(permanent supportive housing) 

$0  

Bonus Area 
(max.  

25:1 FAR) 

Current 
Entitlement 
(~8:1 FAR) 



Downtown Density Bonus: Residential Downtown  

Bonus Area 
(max.  

25:1 FAR) 

Current 
Entitlement 
(~8:1 FAR) 

at least 50% to 
Affordable Housing 

Community Benefits Requirement 

remaining %  
select from full menu of  

Community Benefits Requirements 

(Development  
Bonus Fee) 

$____ 

$_______  
to Affordable Housing Trust Fund  
(permanent supportive housing) 

$_______  
OR  

onsite benefit 



Downtown Density Bonus: Rainey Street District 

Bonus Area 
(max.  

15:1 FAR) 

40’ to  
8:1 FAR 

at least 50%  
to Affordable Housing 
Community Benefits 

Requirement 

remaining %  
select from menu of  
Community Benefits 

Requirements 

(Development  
Bonus Fee) 

$____ 

$_______  
to Affordable Housing Fund 

(permanent supportive housing) 

Current 
Entitlement (40’) 

5% 
of units  

____  
Affordable Onsite  

Units (80% MFI) 

$_______  
OR  

onsite benefit 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

135,000 units 
(over 10 years) 

(at or below 80% MFI) 

affordable: 
60,000 units 

market rate:  
75,000 units 
(above 80% MFI) 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

75% of new units  
within ½ mi. of Imagine 
Austin Centers & 
Corridors 

market rate:  
75,000 units 
(above 80% MFI) 

56,250 units  

Market rate units  
(above 80% MFI) 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

Overall gap 

Rental  
gaps at 
lowest 
&  
highest 
income 
brackets 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

competition 
for more 
moderately 
priced units 

rent “down”  could 
rent/buy 

owntown 
limited supp  



Downtown Density Bonus + Austin Strategic Housing Blueprint 

 Market Rate 
(above 80% MFI) 

Average 
Project 
(n=6) 

Program  
Total 
(n=6) 

City Goal: 
Market Rate 

City Goal: 
75% new 

units in IACP 

Market Rate Units  
(Multifamily only, n=6) 

~300 
units 

~1,500 
units 

7,000  
units 

5,625  
units 

6 applications  
over 3 years 

average needed per year,  
for 10 years 



Austin Strategic Housing Blueprint (2016) 

(at or below 80% MFI) 

affordable: 
60,000 units 

Onsite units 
(80% MFI) 

Fee-in-lieu 
(30% MFI for PSH) 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

fees 

on-site 
affordable 
units 

over 10 years 

affordable: 
60,000 units 



affordable: 
60,000 units 

Onsite units 
(80% MFI) 

(at or below 80% MFI) 

Austin Strategic Housing Blueprint (2016) 

>25%  
of new 
affordable units 
should be in: 
- high 

opportunity 
areas 

- ¼ mi. of high 
frequency 
transit 

75%  
of affordable 
units should be 
in ¾ mi. of 
local, fixed 
route transit 

Onsite affordable units 
help meet citywide 
housing location goals 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

Density bonus programs can provide limited numbers of affordable on-site units in 
high opportunity areas. 

Downtown is one of the most expensive places to build due to high land prices & 
construction costs due to building type (steel construction, high rise, underground 
parking). 

  
Onsite Affordable Units 
(80% MFI) 

Average 
Project 
(n=2) 

Program 
Total 

(3 years) 

Goal:  
All Density 

Bonus 
programs 

City Goal:  
61-80% 

MFI 
Affordable 

Housing 

City Goal:  
25% in 

High Opp. 

City Goal: 
75% in ¾ 

mi of fixed 
transit 

On-site Affordable Units 
(Multifamily only, n=2, 
Rainey St. District) 

7 
units 

14 
units 

145 
units 

1,500 
units 

1,500 
units 

4,500 
units 

Average per year, for 10 years 



affordable: 
60,000 units 
(at or below 80% MFI) 

Austin Strategic Housing Blueprint (2016) 
Fee-in-lieu 
(30% MFI for PSH) 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

Capital  
 
 

to purchase or 
construct the physical 
housing unit. 

3 Funding Streams for PSH Units 

Operating 
(Rental subsidies/ 

vouchers) 
 

to make up the 
difference between 
what a PSH client can 
pay & the cost of 
operating & 
maintaining the unit.  

Service  
 
 

to provide case 
managers & 
supportive services.  



Downtown Density Bonus + Austin Strategic Housing Blueprint 

Downtown Density  
Bonus Program Permanent Supportive Housing (PSH) 

Affordable Housing 
Fees 
(30% MFI) 

Average Fees 
per Project 

Total Fees 
Anticipated  
for Program 

NHCD’s 
funding 

Estimated 
Capital 
Funding 
Needed 

Cost  
to build a 

PSH project 

Fee in lieu  $1.0 M $6.3 M $80 K  
per PSH unit $45.5 M $5.5 -  

$20.5 M 

Multifamily only (n=6) 



Permanent Supportive Housing Example 

2014 

Capital Studios (San Jacinto & 11th St) 
Foundation Communities  

• $20.5 million to build 
• 135 efficiency units 
• At or below 30% MFI 

• $428-712/mo. rent  
• Services:  

• education, financial 
stability, and healthy 
living  

• 1st affordable housing 
community built in 
downtown in 45 years 



Permanent Supportive Housing Example 

2014 

The Works at Pleasant Valley  (N. Pleasant Valley & Lyons Rd) 
LifeWorks  

• $5,522,262 to complete 
(land + construction costs) 

• Phase 1:  
• 42 units (0-3 BR) 
• 22 PSH units 

• Services:  
• on-site case 

management  
• Independent Living 

Skills classes 



Downtown Density Bonus + Austin Strategic Housing Blueprint 

Market rate units  
(above 80% MFI) 

Fee-in-lieu 
(30% MFI for PSH) 

Onsite units 
(80% MFI) 
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Questions? 
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