
Density Bonus Programs

January 25, 2022
Housing & Planning Dept – All Staff Meeting



2

Overview
 Background

 Bonus Calibration

 Program Administration & 
Monitoring

 Built Projects

 Questions



Austin Strategic Housing Blueprint
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• In 2017 the City of Austin adopted a 
Strategic Housing Blueprint to address 
the affordable housing crisis

• Goal of 60,000 affordable units by 
2027 to close gap

• The cost to close the gap in low-income 
housing in Austin was estimated at over 
$11 billion in 2017



• Other Incentives
Key Strategies:
• Density Bonus Programs
• Strike Fund

Key Strategies:
• Federal funding
• Local funding
• Density Bonus Programs

Key Strategies:
• Strike Fund
• LDC Revisions

Key Strategies:
• Federal funding
• Local funding

Key Strategies:
• Market 

 Goal to create 60,000 
affordable units in 10 years

 Subsidize Affordable Housing
 Local Funding
 Federal Funding

 Incentivize Affordable Housing
 Density Bonus
 Fee Waivers
 Regulations

Affordable Housing Goals & Tools



Density Bonus Program Basics
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Base 
Entitlements

Bonus 
Value

Bonus 
Entitlements

Public
Benefit = 
Affordable 
Units

$$$$$

$$$$

$$$

$$

$

0

What is a Density 
Bonus Program?
Density bonus programs 
provide additional height or 
density (additional units) in 
exchange for community 
benefits such as affordable 
housing 
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Affordability Tools 
Banned in Texas
• Inclusionary zoning
• Rent Control 
• Mandatory Housing Voucher 

acceptance
• Linkage/Impact Fees for 

affordable housing
• Real estate transfer tax
• Income-based property tax 

adjustments 
• Local minimum wage 

increases
Source: Grounded Solutions Network

Inclusionary Zoning Laws by State

https://inclusionaryhousing.org/inclusionary-housing-explained/what-are-the-downsides/is-it-legal/inclusionary-zoning-laws-by-state-1/


Current Density Bonus Programs
• Citywide:

– SMART Housing
– Affordability Unlocked
– Residential in Commercial (Adopted in December 

2022)

• Geographically Specific:
• Downtown (+ Rainey) Density Bonus
• East Riverside Corridor Regulating Plan
• North Burnet Gateway Regulating Plan
• Transit Oriented Development Regulating Plans

• Plaza Saltillo, MLK, North Lamar/Airport
• University Neighborhood Overlay
• Vertical Mixed-Use (VMU)
• Planned Unit Developments (PUD)
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Affordable Housing Units Created by Density Bonus Program Participation
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Fees In-Lieu 
Generated or 
Anticipated

$13,023,005 - $7,680,623 $5,371,226 $3,627,211 - $2,061,917 

Downtown +
Rainey

East
Riverside
Corridor

North Burnet
Gateway TODs

University
Neighborhood

Overlay

Vertical
Mixed-Use

(VMU)

Planned Unit
Development

s (PUD)
Under Construction 40 138 190 233 195 549 5
Completed 30 0 31 362 1,092 657 317
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Planning 
Process

(Downtown 
Plan, TOD 

Plans, North 
Burnet Gateway 

Plan, etc.)

Calibration
(if not set by 

Council)

Code 
Amendments

(to add 
program 

requirements 
to city code)

Developer 
Applies to 
Program

(to process 
legal 

requirements, 
etc.)

People Served
(buildings built 
with affordable 

units)

Monitoring
(confirm 

renters/owners 
meet 

affordability 
requirements)

Density Bonus Program Process Flow 
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Based on findings from Strengthening Inclusionary Housing Feasibility Studies from Grounded Solutions Network

Calibration 
of Density 
Bonuses

Existing Policy
•Avoid drastic 

variation
•Zoning

Development 
Trends

•Consider recent 
participation

Stakeholder 
Input

•Listen to multiple 
perspectives

Feasibility 
Studies

•Understand 
market dynamics

•Test sensitivity 

Density Bonus Calibration

https://inclusionaryhousing.org/wp-content/uploads/2018/11/ih-feasibility-studies-convening-report.pdf
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Base 
Development 

Costs

Return on 
Investment

Development is pursued when anticipated returns at least 
balance out development costs

• Land
• Hard Costs
• Soft Costs
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If increased density leads to reduced returns, density is not 
pursued.
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A fee can only be supported when the yield on the bonus 
density is greater than the inherent risk of building more.



Density Bonus Program Administration

1. Submit Application to HPD
2. Application review (5-10 business days)
3. Application is complete and meets program requirements 

then Certification letter is issued (*for Affordability Unlocked, 
agreement must first be executed)

4. Project Enters Regular Development Process
5. Building Permit Issued – HPD places Admin Hold
6. Prior to release of Certificate of Occupancy, 

Architect/Engineer letter must be submitted, and Affordability 
Restrictive Covenant recorded

7. HPD Releases Admin Hold 
8. Project Enters Compliance/Monitoring Stage
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Density Bonus Program Monitoring

Monitoring Process

• Annual risk assessment

• Portfolio divided roughly into thirds

• Randomly select 10% of 
affordable units during review

• Rent/income certifications 
performed by third-party 
contractor



Density Bonus Monitoring Results - FY22



Density Bonus Projects Monitored - FY22



VMU-Developed Building: Lamar Union
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1100 S Lamar Blvd

Total Units: 441
Affordable Units: 44
Tenure: Rental

Year Built: 2015
Affordability Expiration: 2056

Council District: 5



University Neighborhood Overlay-Developed 
Building: The Corner

19

2504 San Gabriel St.

Total Units: 210
Affordable Units: 42
Tenure: Rental

Year Built: 2017
Affordability Expiration: 2057

Council District: 9



TOD Developed Building: The Arnold
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1621 E. 6th St.

Total Units: 346
Affordable Units: 66
Tenure: Rental

Year Built: 2017
Affordability Expiration: 2057 

Council District: 3



North Burnet Gateway Developed Building: 
Flatiron Domain
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10727 Domain Dr

Total Units: 279
Affordable Units: 28
Tenure: Rental

Year Built: 2019
Affordability Expiration: 2059

Council District: 9



Questions?
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