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[9:11:47 AM]

>> Mayor Adler: What do y'all think? We're missing a few. We have enough to get started for a
conversation. It's always good to have everybody here for it. So it's 9:11. We have a quorum present. I'm
at least going to call the meeting, but | think we should discuss or wait for a few more to show up. The
calendar that got posted has us starting with codenext, breaking at noon, doing the executive session,
coming out of executive session and then doing the briefings and the pulled items. And then if there's
time remaining and desire, going back into codenext. With a 5:30 adjournment today. So let's go ahead
and get started. So if staff wants to come up and consultants come up to the mics. So | know we're
figuring out this process as we go through and it's iterative to a degree while we figure out what works
or doesn't work. We said we're going to generally proceed in this direction for today and tomorrow and
then at the end of tomorrow look it up and figure out what it is that we do next, if we continue on or
make changes. | think last week we were able to with respect to the ads, which I think was really helpful.

[9:13:52 AM]

We were also able to come up to a general statement with respect to corridors and cores of
neighborhood. We also went through the goals statement. We have put up on the message board those
broad goal statement, just trying to capture what people said. Obviously when we do that it's not going
to be perfect, so everybody is invited to kind of weigh in on that and correct that and make changes to
that, and we tried to indicate what was bookmarked and what seemed to be generally agreeable with
people. Obviously the zero to 5 indications we're taking again are not votes because different people are
saying different things by the indications -- the indications where we are, but | was asked by several
members of the community to call out names when people did the zero to 5 just so somebody was
listening later on could better tell what indications people wanted to give someone and if | mess up on
that would someone remind me so that | make sure that | do. What we do for this time, | think the
mayor pro tem and Alison and Leslie and/or a put up a -- and Ora put up a list of where we should go
with respect to topics. We put something up that generally followed that. We put in front of the topic
the language that was from the goal list that we had gone through just to provide some context for the
guestions that arose. That list had us starting with talking about affordable housing with topics that
related to the income-restricted housing and the housing supply question.



[9:16:02 AM]

Talking about density bonus programs. If we can get through that, then the next thing up was to talk
about preserving, respecting neighborhood identity and quality of life, which basically focused us in on a
conversation about transition Zones and compatibility. If we got back from that it was more generalized
conversation with respect to housing supply. And then a conversation about -- beginning to have a
conversation about what happens after adoption or what happens next. So | think that's where we'll
start. Thank you, staff, for putting together this notebook for us that has that agenda and that topic list
under tab 1, and then other documents behind that relating to PC and staff recommendations and the
work of the planning commission. Ms. Kitchen, did you want to say something?

>> Kitchen: Yes. For anybody in the public that might be watching, | believe the agenda and the topics
list are posted as backup to this meeting, so they're posted as backup to this meeting so if anyone would
like that information to follow along they can see it as backup to the meeting posted.

>> Houston: Mayor?
>> Mayor Adler: Mount.

>> Houston: Staff always does a great job, but the book was put together by the clerk's office. Just want
them to get their due.

[Laughter].

>> Mayor Adler: Great. We do like it. All right. Let's go ahead and get started then. So let's talk about
affordable housing, what should be our overall housing capacity goals to meet goals in imagine Austin
and the strategic housing blueprint.

[9:18:04 AM]

What is the income-restricted housing goal, what capacity is needed to reach that goal? How often and
how do we calibrate those programs? How does the base zoning entitlements relate to the affordable
housing incentives? How do we maximize income restricted housing, what should be the goals? And
should there be size limits. Should affordable housing be limited in residential house scale Zones to
create income-restricted units? And then what do -- what should we do to revise or should we revise the
smart housing to better incentivize programs? So generally speaking, what we're looking for is telling us
how these things are handled under the existing code, how they're recommended to be handled under
draft 3, and what the planning commission or other commissions did. Do you want to talk to us about
this?

>> Good morning, councilmembers. My name is Lauren aveoli, I'm a planner with the neighborhood
housing and community development department. We could go through each of those questions if
that's what -- how you want to do it. So for the first one, the income-restricted housing goal, the



capacity needed to reach that goal and how often we should be recalibrating the program? The strategic
housing blueprint, which this body adopted in 2017, sets an affordable housing goal of 60,000 units over
10 years. You can find that on page 18 of the blueprint if you are following along at home or you have
that with you right now.

[9:20:11 AM]

And the codenext consultant team had provided a briefing to you with the release of draft 3, | believe,
that talked about capacity, having a good metric as about two times your planning process or planning
goal. That's also linked in your booklet if you want to see those slides. So based on our blueprint goal a
capacity of 120,000 units over 10 years would be our baseline capacity. And | would like to point out
that the blueprint goal includes all of the ways that we could get affordable housing, not just our density
bonus programs, not just through land development code regulations, but also through increased
subsidies, community land trusts, home repair and the like. You'll also notice in that same presentation
that the capacity for the affordable housing bonus program as proposed in draft 3 is around 6600 units
for affordable housing. And speaking of how off we should evaluate and recalibrate our affordable
housing density bonus program, in codenext draft 3 we have proposed a section that would have the
housing director to evaluate the program's production on an annual basis and provide
recommendations if needed to update that program so that is section 233-e-1070. The planning
commission talked about establishing annual affordable housing goals. In the land development code,
having council establish those goals.

[9:22:12 AM]

And staff do support annual evaluation of the program and recommending updates as needed, but we
don't believe the land development code is the appropriate place to put annual goals. And further, this
is a market-based tool subject to fluctuations in market conditions, so some years we might have a lot of
production and some years we might have very little because of market conditions that we don't have
any control over. So therefore we recommend reporting the annual affordable housing bonus program
production in the context of how we're reaching our blueprint goals from the strategic housing
blueprint. And | can move on to the second question if you want.

>> Casar: Two quick questions. First you had mentioned 120,000 units being base. Can you explain that?
We have our 135,000 goal and that's the 120,000 goal?

>> That's just two times the 60,000 affordable housing unit goal. So based on the information that
fregonese and associates provided to you where they said typically best practice is for meeting your
planning goals to have twice the capacity available.



>> Casar: Understood. And then you mentioned that draft three has 6600 affordable housing bonus
capacity. Do you have a number yet or an order of magnitude of how much higher it would be with
planning commission's recommendation from 6600 up to -- what?

>> Not yet.

>> Casar: | recall from some of the fregonese presentations that during planning commission that there
were some levers that were being pulled that were multiplying that by two or three times, but we don't
know -- even if you don't have the specific number, if | asterisk this and say we're not going to
specifically hold this to any order of magna taught, what they did, how it changed that?

>> | think it's hard to tell because they also made some changes to base entitlements. So the bonus
might have gotten bigger through their recommendations in some Zones, but the base could have
gotten bigger or in some Zones maybe only the base was recommended to increase.

[9:24:20 AM]

>> Casar: Understood. Okay, thank you.

>> Pool: Thank you. I've just got a couple of questions. First the strategic housing blueprint on page 18
as you mentioned has the number of units recommended to be approved, | guess, as 60,000 over a 10-
year period.

>> That would be our production goal, right.

>> Pool: And then later you said that there is a recommendation for -- so that would be 6,000 a year.
>> If you divide it by 10, right.

>> Pool: And later you said there was a goal of affordable housing of 6600 per year.

>> That's the capacity number that was modeled and provided in the report cart for draft three.

>> Pool: So capacity is over the recommended number of what the units would be over a 10-year
period?

>> Right. But capacity is just what's possible to build.

>> Pool: Absolutely. And | just wanted to emphasize the point that you made, which | think is a good
one, and it's realistic and true that we can talk about capacity all day, but as you mentioned, it really is a
market -- it's a function of the market. | agree with you on the land development code not being a place
for goals and | think we need to remember that. And | appreciate the report on the annual goals. | think
that also is really important. And | expect that that would continue to happen. Where is the table or the
document that shows the number of units approved and complete that are ready for people to move
into with the map that tracks the achievement of our goals? This is an item we've been urging staff to
produce for us for awhile.



>> We do have online a map and kind of a table with contact information of all of the properties that
have units that we've either subsidized through funding or created through incentive programs like
density bonus programs.

[9:26:27 AM]

So we can provide that link to council and post it. It is on our website and we can post it on the message
board.

>> Pool: That would be great. | did see it and | looked at it and | clicked on some of the pins that were on
the map. And it seemed if | were someone looking for an apartment at a certain cost, I'm not sure that |
would be able to navigate myself through that. And | know that I'm really, really glad that you guys put
that up there. That's achieving direction from council that's been out there for quite some time. So and |
know you will be improving the information on there to make it more robust. So | wanted to highlight
the fact that you put it out there. Let's get that link widely disseminated so people who are being priced
out of their apartments because they're being torn down to build something newer and fancier know
that they have some other places where they can move to. And then I'd like to continue following that
whenever you guys make up grades or improvements to the level of information on it, it would be useful
to let us know that's happened so we can also continue to amplify that. Thanks.

>> Kitchen: Let me make sure I'm understanding the goal. So we've talked in terms of --
>> Flannigan: Turn your mic, Ann.

>> Kitchen: We've talked about the income restricted over 10 years, right? We've talked about capacity
being 120,000 units. So the the additional level of detail that I'm looking for is of that 60,000 -- | how
much of that 60,000 we were looking for from the density bonus program?

[9:28:32 AM]

>> We did to some extent on page 18, which is a large bar chart. | don't know if we can put it up. Is it
possible to put that up so we can look at that?

>> So this graph depicts the different ways that we can achieve that 60,000 unit affordable goal. One of
the stacks, | guess, in that chart is for our current density bonus program production, so we have
approximately 10 programs that we currently administer based on sort of a business as usual production
scenario over the next 10 years. We could expect around 1500. This says 1450 units to be produced
from our current programs.

>> Kitchen: Okay.

>> And then there is a very large dark green section of the -- on the top that's sort of our all other tools
bar and that is where changes like the affordable housing density bonus program would be factored in.



So it's large category, sort of a catchall, and we estimate that we would need around 47,700 units from
that. So that includes not just our affordable housing density bonus through codenext, but more tax
benefit programs, the improved smart housing program. So lots of other tools that are in that bucket as
well.

>> Kitchen: Okay. So | just want to make sure I'm understanding. So -- I'm not suggesting we need to. I'm
just trying to understand. So we don't have a specific tart for the density bonus program, per se.

[9:30:39 AM]

We have that lumped with a number of other programs to get us to a goal of what did you say, about
47,000?

>> Uh-huh, in the blueprint, yes.
>> Kitchen: Okay. With the difference between 47,000 and 60,000 coming from?

>> All the other tools that we have-- that we currently have, so we were able to project out what
production might be, like using federal funds, our 2013 bond program. And then working with
community partners like Travis county housing authority and haca.

>> Kitchen: Okay.

>> And if | could just clarify quickly. I'm lauralegion son on the consulting team. And the number in the
blueprint specifically related to the density bonus program, that's the 1450 number that you're seeing
kind of down here at the bottom. It's all color coded, but the Oranges are very close to the same color so
it's a little hard to tell. And the 6600 number that you heard Lauren reference just a minute ago is
talking about the capacity that draft three adds to density bonus programs in the city. So we've
extended through draft three the capacity for density bonus by quite a bit.

>> Kitchen: The reason I'm asking is | understand the capacity, but | don't know what we're shooting for.
So | see the bigger goal, which is the 60,000, and | think | heard about 47,000 from this bucket. And if
there isn't one that's okay. I'm just trying to understand if there was a particular target we were trying
to reach for the density bonus program.

>> | think your affordable housing advocates would say as much as possible, please.

>> Kitchen: Well, sure. | would say that too. | would always like as much as possible, but when I'm trying
to understand what trade-offs are and I'm trying to understand timing, in other words, when do we
need these and where do we need these, that's where | would love to have a little more specificity,
understanding of course that you can't nail it down to the number.

[9:32:43 AM]



So I'm trying to explore how much we do know. So and how far we have gone as far as determining
what those goals are.

>> | think from the department's perspective, given that our current 10 or so density bonus programs
could yield around 1500 units over 10 years, the 6600 unit capacity for our affordable housing density
bonus program which could yield us -- [overlapping speakers]. Two times. Is an exciting opportunity for
us.

>> Kitchen: Okay.

>> As we think about capacity or production, | think there are also questions in here talking about
monitoring and resources and so | think that's part of the conversation when we talk about goals as well.

>> Kitchen: Okay. Just to repeat to make sure I'm understanding. Currently we get about 1500 out of the
density bonus program. We -- and that's just from the density bonus program, not the other things that
we do. We think that draft three is giving us 6600 capacity, which maybe will produce around 3300 from
the density bonus program. And we're talking about that in a setting where we have the larger goal of
60,000 overall from income restricted, but we have not established a specific goal for the density bonus
program. Did | repeat all that right?

>> Yes.

>> Kitchen: | have other questions, but I'll yield to other people.

>> Mayor Adler: Okay. Jimmy.

>> Flannigan: To be clear, capacity should be two times the production goal, is that right?
>> Yeah, that's what the consultants have told us as sort of a best practice.

>> Flannigan: You responded to councilmember pool saying it was 10%. When you were talking about
6,000 versus 6600 and she asked you if capacity was only 10% over the goal and you said yes. | want to
make sure I'm understanding.

>> Maybe | misunderstood her.

[9:34:44 AM]

| thought what we were talking about is if you take 60,000 and you divide it by 10, because that's our
timeline for the blueprint, that you would get 6,000 per year.

>> Flannigan: Twice the production goal. The blueprint is a production goal, not a capacity goal.
>> Correct.

>> Flannigan: The language is so important that we say it correctly every time. The blueprint also calls
for 75,000 market rate or at least 80% of mfi or higher. | know most of the tools we're going to build are
related to affordable housing, but there's actually more market rate housing than affordable housing



called for under the blueprint. | think that's an important thing to remember. Also the blueprint is only
over 10 years, but the land development code, recently speaking, is a 30 year document. So what we're
putting in our Zones and what we're communicating to the community, should on some level think
about a 30-year time frame, not just a 10-year time frame. Then in the chart, in the bar graph in the
larger bar -- and forgive me, the colors here are very difficult for me to read so I'm having a hard time
connecting where the pieces go. But | see under the largest bar expanded density bonus program. So
density bonus is actually accounted for twice in this chart. So right in the middle of the paragraph where
it says includes, it says tif, homestead preservation, p.u.d.'s, expanded density bonus programs, smart
housing and other tools. So | don't think we can look at that 1450 as the only number that density bonus
needs to account for. | think that's a an open question. Literally the part that says policy direction
required, there's a big number we have to find the tools for. So that's what I'm looking at as far as
density bonus is concerned. Then another comment about goals. | agree with you that you wouldn't
codify your annual goals in the land development code, but it is one of or maybe the most important
tool we use to achieve those goals.

[9:36:50 AM]

| mean obviously that's what we're trying to do here. And then another comment, I'm curious, is there
any analysis either from the anti-displacement task force or others that would identify how many
renters were dismissed from their complexes due to demolitions versus just market rate increases and
rent due to housing supply? That's a question | know you probably don't have an answer for, but | think
it's an important distinction because | will tell you the people displaced in my district are not having
their complexes torn down after they move out.

>> | don't know that the task force has looked into that. We can check and see if maybe the UT
gentrification study is taking that into account and get back to you.

>> Mayor Adler: Yes. Did you have something? Your light's on.
>> Alter: No, just looking pensive.
>> Mayor Adler: That's okay. Keep it on.

>> Tovo: | wanted to verify some of the things that councilmember kitchen had said. As | understood
what you were saying, currently our density bonus program is yielding 1500 units.

>> All of them. So we have about 10. And so this is sort of extrapolating past production of all of those
programs over 10 years.

>> Tovo: Per year?
>> So this chart represents at the end of 10 years.
>> Tovo: But, the 1500 number is per year total.

>> Right, it would be over 10 years, 1500.



>> Tovo: And the capacity that you were just discussing was 6600, which you think will yield 3300 over
each year over 10 years?

>> | believe the report card is over 10 years, but | was just speaking about the 3300 as using that two
times your planning goal benchmark.

>> At the risk of confusing this, some of the existing density bonus programs actually stay, right,
downtown, U.N.O., some of the tods, they stay and are not being changed.

[9:38:58 AM]

As a result the 6600 number is additive.

>> Tovo: Okay. That was my third question. | thought | heard you say that that that was in addition to
the existing.

>> Correct. But some portion of the existing programs do go away or are replaced by new programs. So
our estimate is of the 1450, about 1200 stay and the 6600 is on top of that.

>> Tovo: So the capacity and the production goals are as you said, additive or existing.

>> Which is to councilmember Flannigan's point, expanded density bonus program was anticipated in
this bar chart, thinking about production. So that 6600 is definitely representative.

>> Tovo: Thank you.
>> Mayor Adler: Yes. Councilmember alter and then back to Ms. Houston.

>> Alter: I'll be quick, it's right on this point. | appreciate that, councilmember Houston. So the 1200 is an
estimate and the 6600 is a capacity estimate there what you just said.

>> That's right. Mount so -- this goes back to a base question. How is affordable housing defined
throughout the code? Because neighborhood housing has it defined one way and H.U.D. Another way.
How is it defined in draft three and is it consistent across all parcels or all entities?

>> The income limits that we would be setting the rents or sales prices at differ by program. So for the
affordable housing bonus program, the density bonus program that is proposed in codenext for a rental
unit, it would be 60% of the median family income would be the income level you would have to qualify
for. And that unit would have to be affordable for 40 years. For ownership it would be 80% of the
median family income, and that unit would have to be affordable for 99 years.

[9:41:02 AM]



And we've tried to make that more consistent across our programs. So for example, the smart housing
program is being proposed under codenext to mirror that -- those income levels and affordability
periods.

>> Houston: Thank you. That's for those couple of programs. So Greg, for all the rest of the programs
where we mention affordable housing, are those the same criteria or do we go to the hud housing?
Because there are other things that are not in neighborhood housing or smart housing where we talk
about affordability.

>> Off the top of my head | can't remember every place in the code that we might discuss affordable
housing, but the ones | can think of all reference -- they either specifically say what the income limit and
the affordability periods are or they'll reference like the smart housing program and say an affordable
unit as defined by smart housing.

>> Houston: Because at some point there was some affordability up at 120% of mfi.

>>'Em yes, ma'am, the density bonus program downtown has higher affordability levels.

>> Houston: So that would be specific to that program, it would not be across the board. Okay, thanks.
>> Mayor Adler: Ann?

>> Kitchen: A follow-up question on our goals. On that page 16 of the blueprint, down at the bottom
there's a number of bullet points related to different aspects of the goal, and these relate to things like
the geography and the income levels. So, for example, talking in terms of at least 75% of new housing
units should be at least within half a mile of imagine Austin centers, corridors. So there's that kind of
language. There's also language about percentage of income restricted in different geographic areas
range from single-family, et cetera.

[9:43:18 AM]

So ranging in council district. So | know when we adopted this we talked a lot about these goals and if
memory serves we talked a lot about these goals and we talked about in terms of geography as well as,
you know, income restricted levels. So | just want to confirm this. I'm operating under the assumption
that the implementation planning that's going on right now with the consultant will provide some drill-
down. And the reason I'm operating under that assumption is that in the resolution we passed there
were two things that we asked for and they were related to refining the geographic goals for non-
market housing. Affordable housing, subsidized housing and income-restricted housing. So we asked for
a drill-down on that so we had a better idea of where we needed to be sure that we had sufficient both
capacity and anticipated yield to meet our goals. And then we also asked to refine the goals for the
council districts. Again, recognizing where affordable housing currently exists as well as drilling down.
I'm not reading the whole be it further resolved here, but it's in that resolution that we passed from my
colleagues. So I'm operating under the assumption that those -- that the data in response to those two
requests from council, will come back to us when we get briefed, and based on a conversation that we
had in the housing committee the other day, my understanding was that would be the summer some



time. | thought | heard July. So is it safe for me to think in terms of in July or so we should get further
drill-down in terms of our goals and what that might mean for where in the city we need to be sure to
focus as well as what that means for particular council districts?

[9:45:25 AM]

Is that right?

>> Yes.

>> Kitchen: Okay. But we don't have any of those goals right now.
>> The drill-down?

>> Kitchen: Any of that drill down.

>> No.

>> Kitchen: And | apologize. | know you have given us a lot of information and | want to make sure |
pinpoint where it's located. In draft three, and in the analysis that you guys did with the density bonus
program, | think there's a map somewhere that shows us where we think we're going to get the 6600
capacity. Am | right? Can you point me to that map or send it to me? You don't have to pull it up right
now.

>> | think | can try to dig that up for you. It comes through the work that fregonese associated did and is
tied to their mapping work. So | can pull that up and sort of show where the capacity that includes Zones
that have density bonus, where that capacity is located. >>

>> Kitchen: So for draft three if we think we'll have 6600 in capacity, there's a map that can show me
where.

>> Right. We can show you where all the Zones that have density bonuses in them are located.
>> Kitchen: But that's the map that would relate to the 6600.

>> Correct.

>> Kitchen: Okay. All right. | have one more question, but I'll yield.

>> Alter: Can we get all that information.

>> Kitchen: Can you send that to all of us, | guess?

>> Of course.

>> Flannigan: Councilmember Houston, the section of the code of draft three that talks about affordable
housing is surprisingly clear about the 60% of mfi and the 40-year requirement and then the 80% and
the 99-year requirement for ownership, which is one of the things | appreciate about draft three is as
you go through the Zones it all keeps referring back to that same chapter. So it really does show that it's



the same requirement all the way across. | have the same questions about how we'll see the Zones --
not the Zones, because | don't want to confuse my language.

[9:47:31 AM]

[Laughter]. | think they're called subareas under the affordable housing chapter. And it wasn't clear to
me where that existed in terms of where the sub-areas were defined. Because we're trying to stay
focused on capacity, isn't that right, mayor?

>> Mayor Adler: | think so.

>> Flannigan: | don't want to deviate too far away from that, but one of my questions about the way
that program will work is if the opportunities for fee-in-lieu change on the sub-areas. | was talking with
the developer trying to do some transit oriented development in my district, and because of the trump
tax laws, the tax credits went weren't as available and he didn't know how it would be available. | said
what if you build another story. He said the rents in my district aren't high enough for a bonus to build
affordable housing. So then it made me think about then the fee probably needs to be different in order
for it to be justified. So also trying to figure out in the fee-in-lieu is also different based on sub-area.

>> So the question is where are the maps of those sub-areas? Are those geographies? The geographies
speak to the percentage of units that have to be set aside as affordable if you take the bonus program.
And on the draft three web page there's a document called proposed general administrative procedures
for affordable housing and downtown density bonus programs. We can send that link out as well. In that
document we talk about administratively how we would implement the affordable housing bonus
program and the downtown density bonus program and part of that is the sub-areas and where the
different geography percentage requirements are mapped. So there are two links in there, one for a
rental map, one to an ownership map, because the numbers do change based on your project type.

[9:49:34 AM]

And the maps differ by zone because each zone has its own set of base entitlements and its own set of
other entitlements and those contribute to how many units someone could provide as affordable. So
that's where you can find those maps.

>> Flannigan: | see, it's on page 7 of that document. It's hard to see because it looks like just the title of a
graphic, but it's actually a link. | see it now. Thank you.

>> So the second question about the fee-in-lieu, this document also describes the fee-in-lieu on the next
page, page 8. The proposal is for a per unit fee. The same fee would be applied no matter where your
project is located in the city.

>> Flannigan: Because there would be fewer units the fee-in-lieu would be lower based on the
geography, is that the intent?



>> Yeah. You would end up having a lower fee to pay if you had fewer units to provide.

>> Flannigan: All right. I'm going to think through the math on that, but | understand the intent you guys
put together.

>> And I'll say as well with that, the department's primary goal was to incentivize on-site units over fee-
in-lieu. So the fee-in-lieu in some cases might be more than it costs to provide the unit, but that was
because we were trying to incentivize on-site. So that's just another element to think about when you
think about using the fee-in-lieu in different ways.

>> Flannigan: | think the challenge for me is talking to developers who are trying to do in one of the few
places there is transit in that district and then finding that the economics doesn't work to do a bonus in
order to get affordable housing because my market rate rents are -- as long as you're not building class
a, whatever, they're kind of affordable, at least middle class affordable. So that's kind of what | was
looking at. Thank you.

>> Mayor Adler: Ann?

>> Kitchen: | have a question about the PC recommendation, which is broader than this first policy
question.

[9:51:37 AM]

Should | go ahead and -- | can ask it now. | think it relates to it, but it relates to several of these. So | can
go ahead and ask it, or do you want me to hold off?

>> Mayor Adler: We can do that. | was trying to figure out what a statement of the council could be with
respect to the supply itself. And | think that the -- when we look at where the affordable housing comes
from in the city, we're limited in what we can do on the code, and it requires us to use lots of other tools
to be able to really get there. But a statement that said something like "Within the limits -- within the
limits of the code's ability to facilitate production of income-restricted housing." We should be doing all
we can to maximize production of those units, including the calibration and mapping of areas
appropriate for density bonuses. | mean, at a high level I'm not sure if there's -- with respect to supply.
Does that statement ring true or does it not ring true? I'm trying to bring out issues on supply where
they exist. | mean, does anybody have -- is that -- Greg?

>> Casar: Yeah. | would be interested in getting more specific on the affordable housing front, but the
first question we had posted was also on overall supply of housing as well. And | think we've drown out
some specifics on both of those. So you know, | think that we could say on income restricted that we
reaffirm the 60,000 income restricted unit goal in imagine Austin and the blueprint and that our
expanded density bonus program should create at least 6600 more in affordable housing capacity, that's
in draft 3. And that we'll strive to increase that capacity. For example, this is just an example, through a
well calibrated bonus program with an affordable housing capacity of 20,000 affordable units, then we
could potentially anticipate 10,000 of those if we used the two to one ratio.



[9:53:44 AM]

10,000 would be one-sixth of our -- one-sixth of this chart. I'm just throwing that out there as a point of
discussion.

>> Mayor Adler: So the question I'm asking generally is there some kind of statement we can make
about supply that makes sense for us to be able to do on the dais? Greg proposed one. And the question
is should we do one. Question, mayor pro tem?

>> Tovo: | guess | would have to ask that you say it again. These are such compliment complicated issues
and if it's going to result in a slew of changes down the road, | need to have a better understanding.
Some of us are -- hear things and learn best. Some of us read them. I'm a reader. So kind of talking it
through on the dais when the sentence is lengthy is just not working for me.

>> Casar: | understand. We're having the presentation and I'm writing it down probably just like
everyone else is. So if there's general interest | could have things printed or written up. But this isn't
something that | or | think many of us were writing prior to this.

>> Kitchen: Just say it again.

>> Casar: So | put -- so what | wrote down just now, maybe my staff will email me and tell me change
this word or that word. This is just me on my computer. That we reaffirm our 60,000 unit income-
restricted housing goal as exists in our plans, and expand the density bonus programs should create at
least 6600 more in affordable housing capacity. So that's just what's in draft 3 in and of itself. And the
council will consider and strive to significantly increase that capacity, for example, through a well-
calibrated affordable housing bonus program, an affordable bonus program of units could be 10,000
units which is one-sixth of our goal over the next 10 years.

[9:55:44 AM]

>>Tovo: Mayor? I'm just not even sure what we're like now amending. So we did -- last week we talked
about a goals document, what are we doing with this statement if we all agree to it?

>> Mayor Adler: What I'm trying to do, | think, or what we're trying to do is to get to some of the other
guestions that get us to greater galed and specific questions. So | was trying to have something that
moved us from this to that. And | didn't know whether it would be a truism to take and omitting the
example that was given at the end. The first two sentences of what Greg just said was, we affirm the
6600 that was in draft 3 and we're going to strive to increase it. | mean -- and that was then a collective
statement that would enable us to move on if that's something that made sense to people. If that
doesn't make sense to people, | think it would be helpful to hear why it doesn't make sense to people
because that would then help us understand if there's an issue in that. Sue the simple estimate that said
we affirm 6600, but strive to create more, --



>> Tovo: So in essence we're weighing in on that piece. I'm just trying to figure out how what we're
doing in terms of getting back to general goals statement sort of relates to the code in front of us. So it
sounds like what we're doing is weighing in on a goals statement that is reflective of what's in the code
draft 3 and then we'll get into the more specific points of draft 3?

>> Mayor Adler: | saw it as a transition to it good us into the more specific things of that, but if there was
an issue with that, if three or four members of the council said | can't agree to that statement, then
hearing why might be helpful to understand the issue that has to be unpacked from that if there's an
issue with that statement.

>> Tovo: Then | hope we're not going to start wordsmithing and whatnot. If this is going into any kind of
document, then | want to spend energy on that.

[9:57:48 AM]

If it's just a general statement that's going to get us to the other points, then it's fine.
>> Mayor Adler: That's how | see it, a general statement to get us into the other point.
>> Tovo: Trying to understand the objective here.

>> Mayor Adler: Unless there's an issue with that. If there's an issue this gives us a chance to surface
that where someone says | have problems with that for these reasons. Leslie?

>> Pool: | think part of the issue is we have strayed from answering the questions that we've asked here,
and we didn't do that the last time we met. My concern with what Greg is saying is that I'm not ready to
go to that level of specificity. | am -- | think we have satisfied ourselves with answers to the three, four
guestions that were listed under 1-w an 1, what's your restricted housing goal, what's the capacity to
reach it, we've been told what it is in our existing documents and we've kind of talked about how we
want to have some stretch goals and aspirations so everybody knows that. There are concerns about
where that might be or how that would be achieved and whether we could actually do it. And then the
third is how often should we evaluate and recalibrate the program to ensure we meet that goal? And
we've got that too. And | don't know -- are we on to a different one of the questions here? Are we still
on --

>> Mayor Adler: Let's fill in those numbers so we can make sure what you're hearing is the same as
other people. And part of it is not just hearing what they're saying. Part of it is the council on the dais
saying that's a goal that we're comfortable with.

>> Pool: Okay. Well, I'm comfortable with what has already been established and we've already voted
on with regard to the strategic housing blueprint and the other information that our staff has listed with
the continuing caveat that there's really very little we can do to affect market forces.

[9:59:48 AM]



I'd kind of like to move away from the continuing conversation how we're going to move away from
market.

>> Mayor Adler: The first question what should be our overall housing capacity goal to meet the goals in
imagine Austin. Is that the 135,000 or --

>> Casar: I've written up something else to try to get to that, but we can't have our overall housing
capacity goal be 135,000 if we want to achieve 135,000. So | -- again, while folks were talking scribbled
something to see if it makes sense.

>> Mayor Adler: Ann.
>> Kitchen: While you are doing that --

>> Casar: | have it. Mine is that codenext should create overall housing capacity that allows us to reach
the blueprint in imagine Austin goal of 135,000 housing units being built in the next ten years to address
housing needs. Overall housing capacity must be greater than 135,000, potentially two times greater to
not inadvertently prevent us from achieving that goal and other factors to achieving that goal.

>> Pool: | might be willing to put up more than three fingers to indicate support for that except for the
directive language in it must and shall, for example, and | don't know how we can either ensure that that
happens or direct other future councils. Usually when we write these documents we put it in the
conditional, this is our goal, we're going to do everything we can to try to get there but we recognize we
may not be here to achieve that is really the intention.

>> Casar: The goal of codenext should be to create overall housing capacity that allows us to reach
135,000 units being built in the next ten years, and we believe that overall housing capacity has to be
greater than 135,000 potentially two times greater to not inadvertently prevent us from achieving that
goal with the understanding there's other factors.

[10:01:54 AM]

>> Pool: And | think that is what our consultants are recommending, but | think that that capacity goal
would also need to be reassessed and calibrated based on whatever the external market is doing at the
time. It could be that we end up in a busted economic bubble and we are in a recession and we are tied
to some document that says we need to have triple what the market is currently willing to give us in
Austin when all of the developers decide it's not in their best interest to build anything and then we're
stuck with a goal with language surrounding it that ties our hands.

>> Mayor Adler: | think that's a good point. All we can do is say what our goal is at this point in time.
>> Pool: Right.

>> Mayor Adler: What about the statement that Greg just made? Allison?



>> Alter: | was not going to talk about that. We have invited our consultants to come speak with us and |
had some questions for the consultants if | might. I'm not sure where this conversation gets us and |
would like to ask them some questions. So you have spoken -- we obviously have the blueprint with the
different option and you have spoken about the density bonus and what we can achieve through the
code. The code is one tool of many that gets us to our goal and you guys put forward proposals that
provide this 6600 capacity. Can you speak to what you think is reasonable within the code and how we
should think about what can be achieved through this one tool? We have lots of other tools. The market
is never going to provide the housing we need for the 60,000 people. It is going to have to come from
other means. And | would like to hear from you how you arrived at what you came to and the planning
principles and other kinds of things that went into how you think about this question.

[10:04:03 AM]

>> Mayor Adler: So you're talking in your question about the overall housing goal or the affordable
housing goal?

>> Alter: We are talking about two different capacity issues here. We're talking about -- and part of my
frustration now is that we are combining all of them into one and we are leaping from one thing to the
other. We have consultants here who we're paying to be here and | would like to know from them about
the affordable housing capacity that comes from our density bonus's within the code that they have
drafted and what they think is feasible. Because | think if there was a lot more capacity they felt we
could reasonably get via this mechanism which does rely on the market willing to play along that they
have already incorporated it, and | would like to understand how they arrived at what they arrived at
and what they see are the constraints with with respect to this affordable piece.

>> Mayor Adler: Okay.

>> Alter: They have already given a capacity they think is capacity we need based on our blueprint,
based on our imagine Austin goals. What we're doing now seems duplicative what they've already done
and he would like to hear on what they've already done rather than us who are not planners try to
reinvent what they are doing.

>> Mayor Adler: | think you are right, we've conflated those two supply questions so as to be able to
move forward as a group here. We could divide those questions and --

>> Alter: But | don't understand what moving forward means. We have invited the consultants to
provide us the information we need to make our decisions and | can't begin to grapple what the
question is that you are asking us here without hearing from them because the two things are so
conflated. And if we -- if the reality is that our density bonus can only give us 6600, we can talk until
we're blue in the face that we want to have 25,000, but if it can't happen, then it doesn't matter if we
have that conversation.

[10:06:04 AM]



And | don't understand from the planners whether that's probable.

>> Mayor Adler: Okay, so what we're going to do is we're going to -- we have to -- the question
ultimately first is going to be for us is there some agreement we can make about housing supply
generally because some people on the dais want to have an overall housing number in order to be able
to -- they think that's important with respect to guiding decisions we make later. The second question
that's also been raised is what should our affordable housing goal be, which brings up all the questions
you just answered as well. We can hold off trying to address both those questions until we're ready to
address both those questions at the same time, but | think it's important for us for our discussion to
understand that those are -- there's a total housing question, there's an affordable housing question,
and the question is is there any consensus we could have on the dais with respect to those two
questions.

>> Alter: But mayor, they already have 287 as the goal, the capacity that we can reach which is double
the 135.

>> Mayor Adler: But do people agree with that?

>> Alter: But | mean if we said in our blueprint our goal was 135 and you need double the capacity to
reach it, then what's in draft 3 already does that. So | don't understand --

>> Mayor Adler: Why we would be asking that again.
>> Alter: If that's already in draft 3 as what they are doing.

>> Mayor Adler: Because | thought that if we asked that question since it was already in that deal we
would look at each other Asay yeah, we all -- then we would be past that.

>> Alter: I'm hearing people saying we're coming up with some goal different than in the draft.

>> Mayor Adler: With respect to the overall housing goal, | haven't heard anything on the dais or
anywhere else to suggest our goal is anything but 135 which could lead to us having capacity of twice
that. | haven't heard anything else other than that that's consistent with what the consultant said. But |
can't tell if there's resistance on the dais to say yes we touched that and agree that is in fact our goal as
we start looking at this.

[10:08:09 AM]

>> Kitchen: Mr. Mayor, | have a suggestion. | think that -- it's important to me to get --to try to get to a
statement that we can agree on, but | sense that people aren't ready to do that so can we just keep
asking questions? If we could keep asking questions of the consultants, then we can come back to that
2al and 1al and ask those specific questions again. Because | think it's important that he with all feel
ready to take up the consensus item. So we may need to ask some more questions before we're ready
to do that.



>> Mayor Adler: | don't have any problem with that. Jimmy.

>> Flannigan: To answer your question, mayor, my concern with using that number is that it's a 10-year
number and this is a 30-year tool kit. That's where my unsure position is on whether or not codenext
needs to be predicting for 30 years. If I've got a blueprint that says 130,000 whatever units market
affordable in 10ers 82, but real list particularly I'm doing a code that covers 30 years, are the numbers
we're assuming are became into draft 3 which accomplish that, are those 10-year numbers that were
baked into draft 3 and what should we be expecting 10 years from now, council 10 years from now in
order to have to deal with the next 10 years.

>> Mayor Adler: Consultants, | would like you to answer both the questions that have been surfaced. We
have Allison's questions which relate to the affordable housing side of this, which is to say you have
given us something that was the basis of the 6600 and if we could have achieved more why didn't you
do that. In other words, talk to us about the 6600 number that's in draft 3. And then | want you to also
answer Jimmy's question which was how do you reconcile a 10-year document with a 30-year horizon
document?

[10:10:11 AM]

>> Alter: Man -- and my question was for the consultants.
>> [Inaudible].

>> Okay, so you asked an excellent question around sort of what were the philosophical under pinnings
of the work we did on the density bonus. And the first and most important one relates back to points
that councilmember pool made, that we are operating in a situation where the density bonus has to be
attractive in the market because it cannot be a requirement. And if the bonus is not more attractive to
build the bonus with the affordability requirement than it is to build the base you will no see take-up of
the program. That was the first and most important lens that we brought to this. The second thing
actually gets a little bit to the way that the program is administered, and what | would say is that the
current recommendation really is a best practice around being responsive to market changes and setting
up a system by which as market fluctuates you can change the fee in lieu, you can change the set asides,
you can be responsive to different geographic components, and over time make sure that you are really
maximizing the takeup. As far as it relates to where that 6600 number came from, a lot of it -- because
we're talking about capacity, a lot of it relates to where Zones that have the density bonuses in them are
actually mapped. A lot of that relates to where it's appropriate to have density where there are
supportive services and where it's supported in the community. And | think the PC recommendation
extended that a little bit and kind of thought about where it makes sense to include density and how
much density and that would certainly affect the total capacity, potentially increasing it. We haven't
done the math to really know what that would look like, but it really does come down to a mapping
guestion of putting more bonuses in places because we've thought carefully about what the base should
be and what the bonus should be in order to be able to understand what the capacity would look like for
density bonuses.



[10:12:27 AM]

So | hope that answers your question.
>> Alter: I'll have a follow-up, but let me think through.
>> Mayor Adler: What about Jimmy's question.

>> Councilmember, John with office design. To councilmember Flannigan's question about 10-year
versus 30-year code, it's important to remember there was a difference between the text and the map
and the text is definitely text that could be 30 years. You've got multiple years to use the tax across the
city. The way that the draft 3 maps is looking at a 10-year horizon, so it is thinking over the next 10 years
what can we expect to build. Understand that you as council will be doing zoning map changes in the
future. You will have as you do your imagine Austin updates every five years, you'll have the opportunity
again to understand where is the market strengthening, weakening, where might we consider more
smaller plans to adjust the mapping to continually be looking out 10 years. Three years from nowen
might be looking 10 years, how do we make sure 10 years we have the capacity. You have the ability in
the future to continue to make sure you are reaching your housing capacity needs.

>> Flannigan: That's a really interesting comment. Do we have -- is the blueprint a document that's going
to get refreshed on a certain -- | can't recall that was part of the deal. Can staff speak to if the blueprint
is something on a regular basis council is going to --

>> As far as implementation, we'll be doing regular reporting. I'm not sure if at the end of ten years the
document would --

>> Flannigan: Not at the end of ten. John is saying in three or five years, look at five more years to the --

[10:14:28 AM]

>> Are we required to look at our strategic plan documents every five years?
>> Flannigan: Maybe that's part of the strategic plan. Good to know.
>> Mayor Adler: Ms. Houston.

>> Houston: Whether we are talking about housing capacity or housing supply or -- we pretty much
know from the mapping where most of the capacity is going to be put. Is there a way to make sure that
it's throughout the city and not localized in one part of the city?

>> Greg Guernsey, planning and zoning. Right now we have it distributed across the city. There are some
districts that obviously have more than others, but there is a better distribution in draft 3.

>> Houston: When you say better, can you define better?



>> Yes, that there is more distribution of housing units, in particular the density bonus program is spread
over a wider part of the city than it previously had in previous two drafts.

>> Mayor Adler: And we'll get to -- if you look at 1a4 on the questions, it's like two down, three down,
we'll get to a conversation that talks about where it is and what our goals should be --

>> Houston: | bring that up, mayor, because we were trying to get consensus around a goal statement,
and it didn't talk about throughout the city. And that's -- if we're going to have a goal statement that
says we're committed to this number of units, period, then it needs to be clear from the beginning that
this is throughout the city.

>> Mayor Adler: Absolutely.
>> Houston: That's what | was hearing being said.

>> Mayor Adler: If we can come up with what our overall goals are, when we get to a4, 1. A4, we'll layer
in the question of geographic distribution, higher opportunities, lower opportunity areas.

[10:16:35 AM]

But let's see if we can stay focused for just a second on what the goals are both total and affordable.
Yes, Allison.

>> Alter: | would like to follow up on my question now, if | may. So you talked about in order to get
these affordable housing through the density bonus they have to be attractive to the market. One of the
things | noticed is that outside of ads and rural residential Zones, you didn't create any kind of affordable
housing in single-family areas. Can you speak a little bit to why that was not a tool that you chose to
move forward with?

>> Difficult to think about how you would apply a density bonus to a single-family property. Was the
main reason. And there were a lot of conversations about that as it relates to ads, and | think there are
guestions further down the list specifically about that. It becomes a homeownership question as
opposed to a development question and maybe [inaudible] Can speak to programs they have to support
affordable homeownership.

>> Alter: But there is a planning commission proposal that would be doing that and I'm trying to
understand that.

>> Affordable Adu's?

>> Alter: It's on those units and, if you could speak to that a little bit. And what you as consultants think
of that proposal and, you know, you didn't recommend a structure like that and trying to understand if
this is used other places or whether it would be attractive to the market and how we should think about
that.



>> |t becomes a policy question as to whether you want to encourage the production of affordable ads
and we did back of the envelope math on that and it appears it would be attractive in some circuits and
you would take some -- circumstances and there would be some takeup in that.

[10:18:37 AM]

Those questions are not unique to Austin. We've run into those same questions in other places including
Portland where there have been conversations about trying to encourage affordable a Dus. Because the
situation is different with a homeowner with a unit in their backyard, trying to figure out how you
monitor compliance is the challenge. The current recommendation even included in the list for our
deliberations here is you would use a fee in lieu as opposed to trying to in cent production of affordable
units. You would have the revenue off that. The short story that's a policy question and if you want to
encourage the production of affordable auds or the production of fee in lieu refuse few, we think there
are some places in the city would be attractive.

>> Alter: That wasn't in your original --

>> It was not.

>> Alter: And can you help us understand why it wasn't in the original?

>> Maybe you have more