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Fo~nde.d in '1970; mors than 40 years of experience in economic
research and consulting.



HeIdi. A,ggeler,
Managir@ tiirectot

~ ject 'T! a, I

:Qi,reds 'iimfs,flousin9,pr2lc(ire- a~ea--spacJaH.zes
In hOu§JIlIQ ni~rro:;_el r;fudl-es} C,?F1!iQI!dated Plans.
rair housin,g ~tooies

I:iJ HUD invited speaker on fair housing

S Former bank regulator and research for the
Federal Reserve

Rachel Thompson,
Associate

La Experienced housing market, demographic and
economic researcher

13 Form economist with Denver Regional Council
of Governments (MPO)

E'J Background in policy, economics and land use
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don ho -n affor ·ab"liy

I

AffornalJdify sHindards:, ~e:~ejri1lru~'a by the U.:S, {)ep<;lrtmenl
-bf·H'?~~infl. _~ ~fb.ai1 DevercfprneQ't (HUD) and appU~d at the
lucalleyel,.

m HUD sets the Area Medfsn Income (AMI);

;,.. TIl!s r$ $e9 1QOtar Austin MSA as of 2007

"A'f(omaql€( means that no more than 30% of a household's gross
income should be paid in housing costs, including utilities and
taxes.

Why a ho ' 'sih'9 mar et s udy?

C~~{lla~fa9lu~1 framework tG,~ .pport policymakers, $Iflff and
'_~ommLnlt£tea~~ef~ lnqeQlsion~maklng eJa"ted to"Austin) hous'ng
market

- Pr~vige .§l-qaJa~c!:?nterM fOt,JndatiQo for other city and regional long
ratrge plannirig'efforts \riUb Con~olid~te~ Plan, Austin
Ccmprl;lh'e,f,slve.Plan, Downt.own At!stin Plan).

~ . ".

Pro'Ade recommendatrons on best practices in other communities to
energize and inform local efforts.
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'cope 0' W

Pr?l:ed iI'1ltiaUon
<,

:!i'.I Occupational analysis

IZI Needs index

11fs!l< ~•..... '
D..aJ~.~~ledion aiid ~nahtsj$. ~emlJgraplli(;:1 eC¢:n!;Jmic and h9.us!ng
vafi~ble,~' .

Task 3. l:Iousj~g market -analysis:

-§~'pply· and .d~ni.alr)d,analy'si~

• GIS ·anajy.sl.~

TasK4,' HUD Consolidated Plan tables and data

Task 5. Identification of challenges and opportunities

Task 6. Community meetings

Task 7, Strategic Plan and recommendations (including best practices)

Task 8. Report production
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udy' e hadelogy

R~p.t1ratiOH.~n~ 1:l"¢.!J·~MOld'je;Vel~):m!J proJec[iOml from fhe City
.deJn~.iaphe~." . '. _.. . . .

......... ,.

w$ocial andecouomic lnfQrmaf,o~Hem the l!.S.Bureau of the Census' 2007
American C.ommunity Survey (ACS) and 2000 Census.

II Employm~n1data from the Texas Workforce Commission and the Bureau
of u~t}p Stalistics,

~ Major Employer data from If.re Austin Chamber of Commerce.

mJ Wage data from the Bureau of Labor Statistics and Economic Modeling
Specialists, Inc. (EMSI) data from Capital Area Council of Govemments
(CAPCOG).

~ Rental data from Austin Investor Interests and MlPF Yieldstar,
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_"~I""Y ,thodo ogy~ continued...
- ,

Data ol"l;sutish11zed rent.sll Uriii!S f;om flJe'Hotjsl'ng AUlhority ofthe Cily of'
Austin' :(!tAOM•. H~}l~,sLflg, Authority of Travis County (HAT'c and, City of
~lIstin·:c;Qne.oIMa.t~ Plan,

• ~~l!l(~,m hti.toriG~HJ"'ildiOg'p'e'rmits from the ~ty planning department.

=Oala"Qn h'O-m~·r~'$a.!e$=--2g08 !!stlng_ and historical~fromthe Austin Board
of R~altOIll.

Data;from ttitee ,sl..u:VeyeffQI'ts o.t resid~ntsin Austin: 1) A statistically
significant telephone sUivey of residents representative of the city overall;
?} A slatlisljooiiys1gnifrcant telephone survey of residents earning less than
$55.GGO per year; and 3) An online survey of residents earning less than
$100,000 per year.

P lie In -'1
Surveys:

. T~1~pli~~$lJrv~:
(1)Thoseeamingless than $~ti:OOO per year;

(2)AII Austin residents.

Onrille: Survey; restr,fGted. ta [ndividuals-living within the
City boundaries with salaries of no more than $100,000.

Meetings

Ii Public meetings, focus groups and interviews.

m Approximately 100 individuals including housing advocates, policy
advisors, neighborhood representatives, affordable housing
developers, real estate professionals, business
leaders, and representatives from large regional employers.
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·.A s n HO•.II""",~ ..g '50 ce

L.ocal ProQrams i PoJicies"·

- ?~ti5~fnllli6.'n ~'GQ BOnd"-for affo'rdabl,el housing activities.

• Al1htI-§l.1 g~n~~'al p:und sl,Jpport

Redevelopment pr<lI;Beds of City-owned property into
atfordable nousing

El very progressive; Generally not present in most cities.

Agenda
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1} Aq,~tln~S' Resl~ent~·

~) Housins N'eed

s) H'Qus;ng Ga,p

4} Au.s.tin'$ Future
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a .We Kn'ow A .0 ' t Aus' 'n~s es~dents

C:lI~I'~n.t p,opulalf9n ""~7~O.OOO

Ausjirima~:es uP 47% Ot1he"pdp~'ation'iil the Au.stin' MSA.-,- ... - ~. .. ..

AIi\firi .c.' . v ". t~Jf.;~%ofthe ~irO\/l/lh in Ule MS"A f'I'Qm 199{)
t~2G.07·. . -,A.:'9ai-n~~ 1~!MOO nt?w peop!Ej,-from '1~'.;H}·29iH!
mast fif this.growth (6?-100a pE!Opl~)_ o6curr~d olltsi'de of Austin.

~o~tl1a&.n

·.(?r:owth fi}t"

the Austin
Ro.und-Rock
MSAand
Municipalities, .....In olI65.577 600,56> 728.821 263.2'" 51" 2" 41" :.",
1990 to 2007 RlundRlck 30.923 61,138 98.106 87.182 217% ." ." ."

e.:tIfPlrk 5,161 26,049 !1.062 45.901 ea." ." 3" ."
Geotgetown 14.842 28,339 45.~5 30.123 207% ." ." ."

Source:
PfIug......,le 4,444 18,336 32.09 21,995 630% ." 2" ."

U.S. C......Oand Tex.. Kylo 2,108 5,314 23,367 21.258 '008" ." '" 3"
Slate Data CertM

_...
3.398 7.596 Za,H8 18.718 651% 1% '" 2%

lIMIrop 4.044 5.340 8.281 4.217 10-4" 3" '" '"""'. 1.795 2,404 5,827 4.032 225% ." 0% '"
12

Wl1a We'" w About ·Ausfn's esiden s

• A'h.0Usehold Iricj LLdes
?all 'ii~ @ns-Wh'Q 'o.~§~p.Y
a tlous:ng'ur,it .whe.tfJ.~r
'r~r~t~cr6r u~r1r~fat~d: -

Austin's re:;;lqenm are
m9~t~y" {4S'%) 'nori~fa nii Iy
ncilis:e. bios. 19'% at~
married cQup"res ~th

children.

Ii&l Austin's population of
adults aged 18 to 24
is declining, while
the number of Baby
Boomers is increasing.

0'" 5'¥t 10% 15% 2n%

Source: U.S. Co.,..,. Bur..u, 11lSO; 2000 ond 2007

2.% 100""
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ha e ·now About Aus in's R side I, S

AtmostienQ-tliird of hOllS:eholds are moderateto '"lion ,income (eamina
mUF'e'tn';;iM $8;:3 :OQ"Cl/W:;J,r) b~sed-on HVD's. definitioM. . -..' '.' . .

• 16-9.4' of p'e0pl~. jn Austin, or about 129:,000 p¢ople, lived below the
poverty threshotd.h"l 2007. Poverty is highest for Austin's youngest
children and -the .rate Of poverty for children has increased since
1990 fi'0n1 23% to 28%.

Poverty by Age,
City of Austin, 2007

So......:
_con Communily Survey, 21107.

Under 5

51017

181024

2S 10 34

3S 10 44

4SI064

6Sand older

16,68S

24,360

34,478

24,959

12,401

11,756

4,S81

13%

19%

27%

19%

10%

9%

4%

28%

21%

35%

16%

10%

8%

10%
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What We Know About Austi ~ s Resident~,

GoW~J iflc}~m\e:·~.OUSeih~lqs in Aust,n mClsu¥.conc,~int(~ted In e;ast and
~~Q.~tll Ay.stin, a~5: w~H as';arouli~ UT (colleg,e studenits),

.li)~i!liDn Of"J...DW hfcdtniJ
Ho~sellolclsII. Ailslln, 2~iJ'J!

~~[_'(/Jloil<"_,<t~ 1
88ll1ljig:"'iJt .-i'i'i:,~.9'!9d.D:COI~
wItI1lnIlleCen_Tilct.

Sou"",:
u.s. C""""o and Clarttao, 2008.
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o _ing Alis i 'seside ts

54% r-enters' -460/0 owners

To, r,e~ir.'h 8:5D% hom~iqwnet$hip rate lnlne next 'I 0 yea~ t

65% of new hOQSen01ds would need 'to be homeowners.
ger'lta~ property will conlimJ6 to'play a'large part in hous.ing Austin's
r~sidenls.

~!tJI'l'H!OWI1~tl;i~I,p
Rate. City of Austin,
1990.2000 and 2007

Sou....:
CO_I, 1990, 2000 and
2007, andCllyd_ln.

100%.,-----------""T"'""---~

55"

40"

o,,-,f---"-----.--<.------.--<---~------.J
2000 2005 2007

16

au ing Aus in"seidents

M~ia_n pricEl·9f all'for s.ale unns (Hst¢d and.sol'd) in 2008
W~$.$~4.ii,ooo: .. . .

)0- 13%u.I.1i:iia: wresingfe family detached (house):

.,. 20%o'total were single family attached (condo):

"" 7% eNot&1 were multifamily (duplex, triplex, etc):

$260,000

$199,000

$214,900

11]. Pr.ce~n':aveGl1angEid In Ul~last 10 years,ln 2008, median price for
a single family home was $245,000. In 1998, median price was
$129,900.
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's Res',e ts
• Thl?'Aus1lf'1 M"SA has' played a larger role proVfding

~ome'owner-S:f"lip 'for A,ustiri workers-·in the past 10 years
as AJ.li'flR'~ home ~rR)e~ have: incr~ase<:1.

Tnere~ more housing stock available""now than in 1998, due in
part to SMART Huu~ir"lg encouraging developers
to build in volumes.

rn New areas of housing density affordable for moderate income
households have moved outside of Austin.

18

Loctltlon of O!l:t3."M.:l SiMlil~f~l:fIjly Unl1ll Afiorll~bl(l,to,.a1~ to 95% IYIF1 ~SSS.iS1
tCI"~S;~~) Neei'l~ne Unif~ pti~ S>etwofn $17I1•.1136:!lnd $::l'U ,:2f11

....,...------------,,-----....

Nola: Asoump4lon Is ma<le that households _ houolng unitsn_tho lop oflhoir aIfon:Iobillty th",sholO. Thus. units shown In thi.
map a", priced between $178.166 and $21 1,281.

SOUrce, MLS ond BBC R_rdl & CO'*'lting. 19
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-0 srng Au in"s Residents

Most for sale
units are priced
for households
making $50,000
to $100,000.

§] Homogeneity in
product type by
income level.

Distribution of Housing Units
Available to Buy by Income
Range and Housing Type,
2008

Source:

lolLS 8I1d B8C R....orch & Consulting,
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At,!@~!!l~S; ,¢.gn~Q ni8lfk'e}. i~' no.t,provid ing mu.ch relief for the unmet
~e{~~~~d:fof'~ff6.~~b}~:fQrSal~ ~~om.es. G.oil?,Qmi~j.~ms ~<.?i(,nrr 2008
~11~~cPrt~truC~f:)cJ In'2.p.!)6 qr later ~ad ~ m~d!~m IJstlng prro~ of
$299,000,

pfj~Q !:l.1~trl~U,ltmof
l"or$al.-Q:O./flI1Qi;, A\ISot~ll,
1908 and 200.8

Saurce:

Mulliple Uollng S"",I... (MLS).

26%

lMIth., $100Klo S200Klo S30DKto MorelhM
S,ooK S200K S300K $o400K $.400K
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:ou.sing ·Aus .n's esidents

Aver~ge·.rel'l't it) Austin:;:: $84.3-as otiaos' Austill'S rents are
[E;l:latlv"€ly .h rg h c(;)m ~ared' to .ot!'ler similar clHes.

.c~mpJlr~l;V~
lil,ttot (ivOl£
2000 and 2007.-:U.S. c....... BuAl8U
2000 ancl2007.

Dallas

Denver
Fbrtland

seattle

1

18%

15%

23%

22%

22

and for Housing In Ausf'n

Survey.data
show tha.t
ma~-)' renters
would hke'
to be
homt;l:owne[s.

I woukl pNtwto
own .oondoOl'
townhome(D%)

lwotlldpr*!t
to oontnul to

.....1(454J

0,,1'...
IAlII

h,ouldpreletto
ownlmftdoor

tow"hom·,22%1

T....h....
.(Low IIiCIlllme)

Iwovtdpr*10
owl\aOOfl.ll.oOf
townhcllM{J'Wo)

Iwoaldp'"
10awna
hou.(~)

I",~.~·

~~:.~~J

23



Un to or QUS 9 In ustln

Homeowners:

HQ}~s~~glds'~arn~ng 9f50,O,Qd Who- want to,be homeowners can
~~ff~tr9'~%of atIai(:~.ed w'rits bl,l~ just 16% of detached units.

.m Renters eaming $75,QO.o.+ h'a-ve many more optic)ns.·in the for sale
markef4utjust 13% of refiters earn this muoh.. - . - ... '.' - .

There FS a need'for homes prfGed between $113,000 to $240,000 to
enable renters earning $35,000 to $75,000 to buy.

umrna Y'

24

',i.13p1n ~llb!~I1c1l-1o.me,Q, .....~~r,SlllJl
,Supply lind I)l:m:md, 2M8.

SUpply
A••llable
to"'ntera
Wenlln~to

be Own.r.
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Austir s' F re

72.3% $162.000 60

,~,e~- '«!Ii' ......%,~~
47.3% $250,000 163

~~ 1': .lo!1
PiiQ- '1<~

38.7% $308,000 192

~;~.,.r. I~~ ~

16.6% $615,000 220

~,<JOO t~,

San Fl'8Ilcioco, CA

AIIonta,GA

"""'~,<10"
Chicago,IL

"~M

San Diogo, CA

1~'''''''t.,··

Sooroa:
NatJonll .-...oaalIon
of Hanobulld8lll (NAHB)

Austln:s;g.ro,Wth win conUnue. The city is a very desirable place to
!hle by'many measures,- and 60th empfoyers and workers will
continue ~o consider .th€f city as their.future home.·

Hl)me~voYri~p.>liip

Opllorttmlflity 'IOd~ .
(HOt) "

f.ill Growth will put pressure on housing supply. Unless supply
keeps up with demand, prices will increase.

26

W a m-gh he uture hold?

[)esirab~e cjtJe..s~ ,choilces:in managfng .growth pressures:

'1. Slow 9f9V}th. t;i~ie$cari ~.ntenthJnally slow down gro",jfh and rely on
ccmmunlties outsrde·the,ir boum1aries .to fill the demand for new
hoUstilg.

2. incre~sed. d~h$ity. Cities can grow more dense to accommodate
fndf~EI~edi1o~sing demand

3. Increased sprawl. Cities can grow out to accommodate increased
housing demand, as long as developable land is available.

The reality might be a mix ofthe above.
It is important to strike a balance.

27



.EhJild ~!l

$JrengU1s-

• I

Our',ecommen at on
-'io:" f~( Il.owA/1stin "c'an b,uil~ upon its cl,Jrret}fe-s trength.s. in providing
~ffQ~a~~~;hp"-sin.g:

~eek "l'le;;;'''f1I'1"aoc~I'resources(e.g., general fUl'ld, G.O. bonds, 40%
Cit'~ redeval pmaOl property dedh:;a(ioI1)

C~liO!:fe"t{)Ae~e!?p ,innO'o'aUve affo.rcte.t>Je hcasil'lg strategies (e.g..
cDm!~~1Jf\!ly fal"lll IllJ:Sf, incentive programs)

8 Maintain strong partnerships (affordable housing developers,
housing authorities. other local entitles)

Raise the Bar

Focus on
the Future

III Set affordable housing targets

t'J Establish a land bank

ri'l Establish alternative financing sources

i]l Collaborate across city departments to identify and evaluate
barriers to affordable housing development

IiJ Replicate and adapt best practice models for Texas

til Evaluate the zoning and development process

El Improve development incentives to produce affordable housing
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