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City Council

Steve Adler, Mayor

Ora Houston, District 1 Council Member

Delia Garza, District 2 Council Member

Sabino “Pio” Renteria, District 3 Council Member

Gregorio “Greg” Casar, District 4 Council Member

Ann Kitchen, District 5 Council Member

Don Zimmerman, District 6 Council Member

Leslie Pool, District 7 Council Member

Ellen Troxclair, District 8 Council Member

Kathie Tovo, District 9 Council Member

Sheri Gallo, District 10 Council Member

Marc Ott, City Manager

Sue Edwards, Assistant City Manager

Greg Guernsey, Director, Planning and Zoning Department (PAZ)

Jim Robertson, Urban Design Division Manager (PAZ)

South Central Waterfront (SCW) Project Team

Planning and Zoning Department | Urban Design Division

Alan Holt, AIA, Principal Planner | SCW Project Manager
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Artist’s rendering of the test scenario for the South Central Waterfront
This rendering is a “what if” illustration that imagines how the South Central Waterfront might appear twenty years from now. The rendering begins with 
a framework of a quality public realm and pedestrian-scaled blocks on the ground, and adds in new development with enough density to provide the 
incentives for developers to help pay for the public realm and hundreds of units of affordable housing. 
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Financial  Framework

91

smithli
Highlight

holta
Typewritten Text
SCW Plan Excerpts RE: PID/TIF Financial Tools, page 91



Fi
na

nc
ia

l 
Fr

am
ew

or
k

Value of  Community Benefits
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This map illustrates the Public Realm Vision for South Central Waterfront and 
incorporates the designs and standards from the Physical Framework. New streets 
are labeled in italic.
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Open Space Summary
Name Code Area (SF) Area (ac) Unit Unit Cost Total Cost

Waterfront Park OS2 418,619        9.61 SF 15.62$          6,537,119$                    

Bouldin Creek / TSD OS3 286,189        6.57 SF 15.80$          4,521,908$                    

Cox Crocket Plaza OS4 60,548          1.39 SF 59.36$          3,594,075$                    

Barton Springs Rain Garden OS5 36,590          0.84 SF 21.07$          771,026$                       

Open Space Total 801,947   18.41 SF 19.23$     15,424,128$          

Streets and Green Infrastructure Summary

Name Code Length (LF) MFTP Transit  Bike  Total Cost  Civil Cost  Amenities Cost  Landscape Cost  Transit / Bike Cost  Utilities Cost 

Existing Streets (Total $) 23,957,590$                10,214,990$                600,000$                 497,600$                  360,000$                  12,285,000$             

Existing Streets ($/LF) 7,787 3,076.61$                    1,311.80$                    77.05$                      63.90$                      46.23$                      1,577.63$                 

Barton Springs Drive B5-6 989 3,418,430$                  1,647,300$                     100,000$                    111,880$                    -$                            1,559,250$                 

Riverside Drive M 3,575 13,735,270$                7,554,890$                     200,000$                    191,880$                    150,000.00$              5,638,500$                 

Congress Avenue N 1,624 3,653,200$                  729,860$                        150,000$                    116,840$                    105,000.00$              2,551,500$                 

South First  Street O 1,599 3,150,690$                  282,940$                        150,000$                    77,000$                      105,000.00$              2,535,750$                 

New Streets (total) 33,974,460$                22,211,050$                1,150,000$               459,160$                  -$                          10,154,250$             

New Streets ($/LF) 6,177 5,500.16$                    3,595.77$                    186.17$                    74.33$                      -$                          1,643.88$                 

A Street A 881 1,953,660$                  411,660$                        150,000$                    42,000$                      -$                            1,350,000$                 

Barton Springs Drive East B1-4 1041 7,699,590$                  5,953,920$                     200,000$                    98,920$                      -$                            1,446,750$                 

C Street C 323 5,170,140$                  3,678,910$                     150,000$                    74,480$                      -$                            1,266,750$                 

D Street D 323 1,797,910$                  1,283,910$                     50,000$                      14,000$                      -$                            450,000$                    

E Street E 539 2,930,240$                  1,996,740$                     100,000$                    28,000$                      -$                            805,500$                    

F Street F 236 1,384,750$                  942,750$                        50,000$                      14,000$                      -$                            378,000$                    

G Street G 547 2,589,070$                  1,580,540$                     100,000$                    42,280$                      -$                            866,250$                    

H Street H 539 4,075,800$                  3,063,820$                     100,000$                    61,480$                      -$                            850,500$                    

I Street I 923 4,327,750$                  2,736,750$                     100,000$                    42,000$                      -$                            1,449,000$                 

J Street J 244 673,890$                     231,890$                        50,000$                      14,000$                      -$                            378,000$                    

K Street K 250 662,590$                     204,840$                        50,000$                      14,000$                      -$                            393,750$                    

L Street L 331 709,070$                     125,320$                        50,000$                      14,000$                      -$                            519,750$                    

Streets and GI Total 57,932,050$                32,426,040$                1,750,000$               956,760$                  360,000$                  22,439,250$             

Public Realm Total 73,356,178$                 
Total With Contingency

Summary of Probable Costs for the Public Realm Vision
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Funding Toolkit

 Transportation
Infrastructure

Parks and Open Space Affordable Housing

Publicly Funded

Tax Increment Financing (TIF) X X X

Parking Partnership X

CIP Funds X X

X X X

X

X

X

Privately Funded

Public Improvement District (PID) X X X

Philanthropy X X X

Transfer of Development Rights X X

X

X

Blue: Preferred tool
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Public  Funding Tools

Tax Increment Financing (TIF) 

Tax Increment Reinvestment 
Zone

infrastructure improvements and other projects using a 
portion of proceeds from property and sales tax within 
an established boundary, a Tax Increment Reinvestment 
Zone (TIRZ). Revenues pay back upfront bonds for 
large-scale improvements including parks, street 
improvements, as well as for strategic site acquisitions 
and eligible economic development projects. 

Parks, plazas, street improvements, utility upgrades, 
structured parking, and site acquisition. Explore the 
potential to support affordable housing.

Austin has experience creating Reinvestment Zones. The 
preliminary capacity estimates that the District can pay 

addition, the potential for the Reinvestment Zone to raise 

projects that are on the cusp of redevelopment that could 
help to jumpstart the district. 

projects, duration of the zone, projected development 
absorption, projected property and sales tax revenues, 
maximum indebtedness, and project and bonding 
timelines.

Capital Improvement Program

Most of these projects provide enhancements to existing 
facilities. The City could coordinate its projected CIP 

the use of public resources.

Parks, plazas, street improvements, and utility upgrades.

The City’s CIP capacity is somewhat limited in this area, 
and may not be able to support the development of new 
transportation and open space amenities.

Work with City departments to determine applicable 
projects that could be implemented through existing CIP 
processes.

Public-Private Partnerships for 
Parking Facilities

The City receives revenues from on street and publicly 
owned parking garages. A portion of these revenues can 
be used to float revenue backed bonds to construct new 
district serving public parking structures that achieve 

more single use parking spaces, generating revenues for 
the City, providing more shared parking spaces within 

invest more in uses that provide housing and jobs.

Provide district parking as part of public and privately 
owned facilities or strictly public structures.

the redevelopment process to make them aware of the 

make more redevelopment projects viable, particularly 
those that are poised to proceed but still have funding 
gaps.

Assess the capacity of this program and initiate 
discussions with developers about potential interest and 
utilization of this resource.
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 Private Funding Tools

Transfer of Development Rights

Transfer of development rights (TDR) is a market-based 
technique that encourages the voluntary transfer of 
growth from places where a community envisions less 
development (called sending areas) to places where a 
community would like to see more development (called 
receiving areas). There are likely several possible “sender” 
and “receiver” properties.  TDR receivers (senders and 

public entity such as the City. 

Parks, plazas, affordable housing sites. 

There are a number of privately held and publicly owned 
parcels that could serve as TDR senders enabling those 
owners to receive payment for development rights that 
would be transferred elsewhere. Determining potential 
receiving areas will require more work (e.g., size of the 
TDR boundary). Among the private tools, TDRs are the 
most subject to a variety of market conditions (e.g., 
interest from senders in selling, needs of potential 
receivers, costs of the TDR, development cycles). This 
makes them a less predictable, but nevertheless, helpful, 
resource for public realm and affordable housing.

The City would need to work with local property owners to 
gauge interest in a TDR Program. The City should create a 

develops a sender and receiver structure.

Philanthropic Sources

Other cities have engaged in successful capital 
campaigns to raise private money to fund streetscape 
and park projects as well as for affordable housing. 
These efforts typically fund plaza construction, 
street furniture, plantings, and light installations, and 
ongoing maintenance, as well as various aspects of 
affordable housing that may include site acquisition and 
participation in construction. 
There may be several players interested in a philanthropic 
contribution, naming rights, or sponsorship to public 
realm elements and affordable housing in the South 
Central Waterfront. 

Parks, public art, and affordable housing. 

The current interests for philanthropic contributions are 
unknown, but could include civic-minded individuals, 
local foundations, conservancies, and SCW developers 
that support the vision for the area. Philanthropic 
commitments can also help leverage investments in 
redevelopment efforts by the public and private sectors. 

Initiate conversations with existing conservancies, 
foundations, and others about potential interest in 

Public Improvement District

A Public Improvement District (PID) is a special 
assessment district where property owners voluntarily 
commit to assess themselves a fee to fund capital 
improvements and affordable housing assistance 
programs. The City would work with property owners to 

owners within the PID would repay the bonds through 
annual payments tied to their property taxes or other 
selected assessment measure. 

Parks, street improvements, utilities, marketing/branding, 
and affordable housing

The revenue capacity for PIDs is dependent upon property 
owners’ willingness to self-assess to cover infrastructure 
and other project/program costs, and the size of the PID 
boundary. The City would need to work with property 
owners to generate support for the projects or programs 

operations, and affordable housing projects.  

Evaluate whether to expand the existing downtown PID 
or create a new PID for the SCW district. This evaluation 
should make detailed PID projections on project/program 
costs and identify the assessments required to achieve 
PID goals. The City or a group of property owners could 
then initiate a petition that calls for the SCW district  to be 
declared a public improvement district.
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Tax abatements 

affordable housing, limited to the City’s portion (20%) of 
the total property tax. The City will continue to explore 
expanding tax abatements for privately developed/
owned affordable units that are part of mixed-income 
developments. 

Low Income Housing Tax Credits
This program directs private capital toward the 
development and preservation of affordable rental 
housing for low-income households. Tax credits are 
awarded to eligible participants to offset a portion of 
their federal tax liability in exchange for the production 
or preservation of affordable rental housing. Both the 9% 
and 4% credits can be pursued for affordable housing 
in SCW. These credits can also be supplemented with 
TIF participation. For example: The Housing Authority 
has been successful with securing 4% tax credits and 
partnering with private developers to create more 
affordable housing (through its subsidiary, Austin 
Affordable Housing Corporation). HACA typically owns 
the land, thereby securing tax exempt status, and leases 
to the partnership. Exemption can reduce operating 
expenses in the 20% range, thereby enabling lower rents.

Real Estate Investment Trust 
The Trust is a vehicle that allows local investment in the 
SCW’s affordable projects.

Tax Increment Financing

infrastructure improvements and other projects using a 
portion of proceeds from property and sales tax within an 
established boundary.

Affordable Housing Strategies 

Housing Trust Fund 
In 2015, Austin City Council made a decision to increase 
the amount of revenue directed to the Housing Trust 
Fund. Previously, only 40% of the increment from formerly 
publicly-owned properties was going into the fund. 
Now, 100% is going into the HTF. That could produce a 

housing.

Public Improvement District 
The development, rehabilitation, or expansion of 
affordable housing is an allowed use in a PID, and should 
be further explored in a PID Feasibility Study. 

Vertical Development Program
This program allows for additional height in exchange for 
the commitment to include a percentage of affordable 
units at 80% of Median Family Income. If combined with 
other incentives (like low interest loans through a PID 

or a different mix of units.

Preservation Strike Fund 
In 2014, the City recommended implementation 

Housingworks 2014 report, “Taking Action: Preservation 
of Affordable Housing in the City of Austin.” The fund can 
be used to acquire sites for affordable housing. The City 
is working on development of a sustainable economic 
model for the fund, a determination of a fund structure 
and a framework for the housing portfolio, and options 
for seeding the fund. This fund could provide seed money 
for the development of housing that meets fund criteria 
within SCW. 
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Test Scenario Development Program

Test Scenario Development Program
This map illustrates the development program 

modelled in the Test Scenario. The graph at 
the bottom right compares the Test Scenario 

program to the Existing, and Feasible Baseline 
development programs.
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Financial Implications of the Scenarios

Existing Baseline Theoretical Baseline Feasible Baseline Test Scenario

sf 1,225,332 2,252,274 1,874,631 3,405,306
Retail sf 128,181 258,145 240,973 422,530

Residential
sf

units

1,258,637 2,022,892 1,818,637 3,963,392

1,297 2,168 1,956 3,999

Hotel
sf

keys

604,822 604,822 604,822 859,322

839 839 839 1,264
Total sf 3,216,972 5,138,133 4,539,063 8,650,550

Parking spaces 7,465 10,399 8,853 14,393
Building Cost $786,804, 612 $548,405,162 $2,053,083,362

Total Value $612,668,503 $1,250,619,723 $1,177,427,155 $3,245,748,978
COA Tax $2,552,352 $5,514,032 $5,178,152 $14,669,680

Total Tax $12,976,526 $27,990,541 $26,261,403 $74,683,984

Existing Feasible 
Baseline

Test 
Scenario

$14.7 m

$5.2 m

$2.6 m

City of Austin Tax Revenue

*sf is leasable square footage, and does not include sf for parking
**current tax valuation remains constant for properties that do not redevelop
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Graphic of Exhibit 11 from Appendices – page 43 
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Implementing the Plan
Phasing Considerations

Governance and Organization
Establish a South Central Waterfront Development Corporation

Establish a SCW Public Improvement District
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Regulatory Amendments
Adopt the South Central Waterfront Vision Framework 

Coordinate with CodeNEXT 

Capital  Improvement Projects

Waterfront Park and District Open Space

Expand Funding Toolkit
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City Action Timeframe Key Partners

0-1 yr 2+ yr City Other

Initiate Public Improvement District evaluation X

X

Transfer of Development Rights. X

Develop a Regulating Plan X
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City Action Timeframe Key Partners

0-1 yr 2+ yr City Other

Evaluate the feasibility of Tax Increment Financing in the SCW 

]

X

X

X

Initiate conversations with potential philanthropic donors. X X
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