
ISSUE BRIEF

PUBLICATION #2017-01 

NOVEMBER 2017

GABRIEL AMARO, PH.D.

Housing Affordibility 
in Austin Brings New 
Attention to Mobile 
Home Parks

BACKGROUND
In this brief, the Latino Research Initiative examines the 
role of mobile home parks in housing affordability in the 
city of Austin, Texas.
Austin, along with its metropolitan area, is consistently 
ranked one of the fastest growing metropolitan areas in 
the nation. Steady job growth in the technology, trans-
portation, and warehousing sectors (Austin is ranked 
10 out of all U.S. metropolitan areas for job growth1) 
contributed to the city’s population growth from 656,562 
in 2000 to 949,587 in 2017, an increase of 45%.
The topic of housing affordability in Austin continues 
to dominate discussions among city leaders, real estate 
professionals, community leaders, and local residents.
While steady job growth has made Austin a desirable 
migration destination, the resulting population growth 
has put a strain on housing availability and affordability. 
According to a report from the Austin Board of Real-
tors2, the city has 2.1 months of inventory for all homes. 
This number represents an increase from last year, but is 
still relatively lowa. However, homes priced at $250,000 
and under have an even lower inventory at less than 1 
month. In comparison, both Dallas and San Antonio 
have 2.8 months of housing inventory3.
According to Austin’s Strategic Housing Blueprint4, the 

a Housing inventory indicates the amount of time current for sale inventory would last if no additional new houses were built.
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Figure 1. Mobile Home Park Population Demographics, Austin, 2010
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city needs to construct 135,000 new 
housing units to keep pace with pop-
ulation growth over the next 10 years. 
Finally, according to the Department 
of Housing and Urban Development 
(HUD) Comprehensive Housing 
Market Analysis5, current yearly 
employment and population gains in 
Austin are expected to support de-
mand for 36,950 new homes, while 
only 27,700 new and existing homes 
are entering the market.
Homeowners are not the only ones 
feeling the pinch. Renters in Austin are 
also affected by the housing shortage. 
There is a demand for 26,850 new mar-
ket-rate rental units with only 14,000 
units currently under construction5.
As a result of the limited housing sup-
ply, the median home sales price has 
increased to $322,000 in 2017 from 
$300,000 the previous year6. Apart-
ment rents average $995, $1,249, and 
$1,587 for a one, two, and three bed-
room unit, respectively. This represents 
an approximately 7% increase over 
the previous year5. Income restricted 
units average $727, $870, and $978 
for a one, two, and three bedroom 
unit, respectively, but only account for 
about 9% of the apartment inventory. 
According to the City’s Analysis of 
Impediments7, there are as many as 
60,000 renter households earning less 
than $25,000 per year, and just 19,000 
affordable units to serve them. More 
than 40,000 renter households are 
paying more than 30% of their month-
ly income towards rent and utilities.
With housing becoming more unaf-
fordable, community organizations 
and city leaders have turned their 
attention to mobile home parks as a 
way to provide low-income house-

holds with an affordable living oppor-
tunity within the city limits. Mobile 
home parks are the last bastion for 
affordability in Austin. As of 2015, the 
median rent for a mobile home was 
$550 and the average rent was $673 
— both rents lower than that for in-
come-restricted apartments (American 
Housing Survey). According to the 
U.S. Census, there were 5,491 mobile 
homes in Austin in 2015. However, 
within the past year alone, several 
mobile home parks have been rezoned 
and redeveloped and their residents 
displaced in the process.

THE STUDY
Using census block data from 2010, 
we find that Latinosb may be dispro-
portionately housed in mobile home 
parks. Latinos comprised about 60% 
of the mobile home park population 
but only 35% of the Austin popula-
tion during the same time (Figure 1). 
Latino households may seek these 
more affordable living options because 
their median incomes are lower than 

the general population ($41,276 and 
$57,689, respectively, according to the 
2015 American Community Survey).
In an effort to help with the afford-
ability issue, the Latino Research 
Initiative has conducted an analysis 
that identifies mobile home parks 
within the City of Austin and identi-
fies whether the properties are at risk 
of redevelopment.
To accomplish this, we utilized the 
City of Austin’s land use and future 
land use shapefile data. The City’s land 
use data contains information on a 
property’s current use (single-family 
use, commercial use, etc.). The future 
land use data contains information on 
the City’s preferred future direction 
for a property according to the adopt-
ed comprehensive plan. We identified 
all properties within the Austin city 
limits that have mobile home land use. 
This research netted a total of 1,133 
mobile home properties which include 
all properties such as mobile home 
parks and individually owned lots with 
a mobile home.

b The data used in this study came from the U.S. Census which identifies the population as Hispanic or Latino. For consistency, we use Latino to refer to the 
Hispanic or Latino population.



Figure 2. Mobile Home Park Locations within the city of Austin
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We classify an at-risk property as a 
mobile home park where occupants 
rent a space for their mobile homes, 
rather than owning the lot. In an 
effort to focus on mobile home parks 
with the potential to displace a large 
number of residents, we excluded lots 
that were less than 5 acres in size in 
order to exclude individually owned 
lots. The 5 acre minimum was also 
selected as a threshold as many smaller 
lots have a single mobile home on 
the property. Several of these smaller 
properties also included commercial 
businesses with a mobile home or two 
situated on the property.

RESULTS
With these exclusions in place, we 
netted a total of 41 lots greater than 5 
acres that are zoned for mobile home 
use. Figure 2 maps the location of 
these mobile home parks within the 

city limits. Most of the mobile home 
parks are on the eastern side of Austin 
both north and south of the Colorado 
River. Oak Forest RV Park, located 

southwest of Walter E. Long Lake, 
measures about 264 acres in size, but a 
large portion of the land is leased for 
industrial and commercial purposes. 
In all, about 164 acres of Oak Forest 
is dedicated to mobile home sites with 
Loma Vista Manufactured Communi-
ties and Austin’s Original Tiny Home 
also leasing some of its spaces.
The mobile home parks at risk of re-
development are those situated within 
the City of Austin’s Future Land Use 
plans with designations other than 
mobile home use (Table 1). The at-risk 
designation may change when the 
City adopts CodeNext — the City’s 
update to the existing 30-year-old 
Land Development Code — but at 
first glance, many of the areas clas-
sified in the City’s future land use 
plan remain the same classification in 
CodeNext.
Figure 3 maps the spatial location of 
the at-risk mobile home parks listed 
in Table 1. There are 16 mobile home 



Figure 3. At-Risk Mobile Home Park Locations in the city of Austin

Figure 4. Mobile Home Park Population Characteristics & At-Risk Characteristics, 2010
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parks of at least five acres within the 
city limits that are at risk of redevel-
opment. One of these parks, Cactus 
Rose, is already redeveloping. Based 
on the number of spaces that we know 
of, there are at least 1,299 low-income 
mobile home households that may be 
displaced in the coming years due to 
redevelopment. Two of the lots listed 
in Table 1 are underutilized and empty.
We compared the potential demo-
graphic characteristics of the mobile 
home parks in Austin with those 
of the at-risk mobile home parks 
(Figure 4). The Latino and non-His-
panic black populations have a larger 
presence in at-risk mobile home parks. 
There are 3,801 non-Hispanic whites 
at risk of relocating. This equates to 
44.8% of this population in mobile 
home parks. In contrast, Latinos 
and non-Hispanic blacks at-risk of 

relocating equates to 54% and 64%, 
respectively, of their population in 
mobile home parks.

IMPLICATIONS
The City has initiated steps to address 
housing affordability within the city 
limits, most recently by adopting the 
Tenant Notification and Relocation 
Assistance Ordinance. These steps, in-
cluding the ordinance, do not prevent 
the redevelopment of the most afford-
able pieces of property in the City; 
mobile home parks. As we have found 
there are a number of mobile home 
parks that are at risk of redevelopment. 
With buildable spaces near the center 
of Austin in high demand, many of 
these redevelopment projects aim to 
construct apartment complexes which, 
some argue, are needed to address 
population growth and are better 
suited for the land use. Displaced 
residents find little comfort in the de-
velopment of these apartments, as the 
rents in many of these new complexes 
are out of reach.
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STRATEGIES FOR PRESERV-
ING AFFORDABILITY
The City of Austin has expressed a 
dedication to providing affordable 
housing to low-income households, 
but has yet to address changes in land 
use which result in the loss of its most 

affordable housing option. The City 
can take the initiative to protect these 
properties by restricting the land use 
to mobile home use or by utilizing its 
Community Land Trust (CLT) option 
offered by the Department of Neigh-
borhood Housing and Community 
Development. A CLT is a program 

in which the City would purchase 
the land and lease the property to 
low-income households. Together, The 
City of Austin and local communities 
can work to secure affordable living 
options for low-income households 
by addressing the various mechanisms 
through which affordability is lost.
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