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Community Council

April 19, 2010

Presenter
Presentation Notes
-My name is Rebecca Giello
-I am the  Policy and Planning Manager for the City of Austin
-Neighborhood Housing and Community Development Office
-I’m grateful to be a part of this presentation today
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Presentation Highlights

I. Housing Market Study findings

II. Housing Gaps

III. Housing Continuum

IV. Investment in housing

V. Market Study recommendations

Presenter
Presentation Notes
Several 
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 An expanded component of the City’s Five Year Consolidated 
Plan, released in August 2009.

 Factual framework to support policymakers, staff and 
community leaders in decision-making related to Austin’s 
housing market.

 Data-centered foundation for other city and regional long-
range planning efforts (HUD Consolidated Plan, Austin 
Comprehensive Plan, Downtown Austin Plan).

 Recommendations on best practices in other communities to 
energize and inform local efforts.

Housing Market Study

Presenter
Presentation Notes
-There were several driving factors that led to the Comprehensive Housing Market Study being commissioned in 2008.
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How Austin ranks 
 Austin one of the most affordable housing markets in the country from 1970-

1990 (1998 HUD study)
 Rapid Population and Employment Growth
 Mismatch Between Incomes and Prices
 Lack of Available Affordable Homes

*Austin is still affordable by national standards, so this cycle will continue

City
Share of Homes Affordable to 

the  Median Income Family
Median Sales 
Price (MSA)

U.S. Rank 
of Affordability

Austin, TX 67.2% $176,000 115

Dallas, TX 67.5% $155,000 112

Denver, CO 70.3% $193,000 94

Chicago, IL 56.8% $225,000 164

Portland, OR 48.9% $245,000 184

Seattle, WA 40.6% $335,000 206

Presenter
Presentation Notes
Rapid growth in population & employment
Texas has seen rapid growth: Of the 3,142 counties included in the Census data, Texas has 10 of the 25 fastest growing (Census Bureau, 2008)
Austin has led Texas in that growth: FROM 2006-07, AUSTIN ADDED 18,000 NEW RESIDENTS Austin added 18,000 new residents from 2006 to 2007 (Source: Census)  -- THAT’S ALMOST 50 PEOPLE, EACH AND EVERY DAY. 2000-08 Austin had 16% population growth and 25% growth for the MSA). (Source: Ryan Robinson)
POPULATION GROWTH COINCIDES WITH IMPRESSIVE JOB GROWTH.  AUSTIN ADDED 182,000 NEW JOBS FROM 1997 TO 2007 AND OUR UNEMPLOYMENT RATE HOLDS BELOW TEXAS AND NATION’S. 
March 2009: Forbes ranks Austin the 8th best place for business and careers

Mismatch Between Incomes and Prices
From 2002 to 2008, the area MFI actually decreased by 3% (from $71,100 to $69,100) (Source: HUD). There is no evidence that wages and incomes will keep pace with housing costs, especially in the Central Austin area.  Service sector jobs are projected to increase over the next six years.

Lack of Supply of Affordable Homes
Strong housing market--continued population growth is contributing to growing demand for reasonably-priced housing. 824 multi-family rental units were removed from rental market in 2007 due to condo conversion (Source: COA Preservation Report).
Age and quality of housing stock: 80% of small and medium sized apartment buildings were built before 1980 (may have a variety of issues, including asbestos, lead-based paint and accessibility issues).

BUT Austin is Still Affordable by National Standards (***chart is based on MSA median NOT city median home value)
62% of homes in the area are affordable to the median income family in Austin ($69,100), compared to 11% in New York, 17% in San Francisco, 32% in Seattle, and 47% in Chicago. (NAHB Homeownership Opportunity Index)
Austin’s growth will continue. The city is a very desirable place to live by many measures, and both employers and workers will continue to consider the city as their future home. 
Growth will put pressure on housing supply. Unless supply keeps up with demand, prices will continue to increase. 
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 54% renters and 46% owners

 Students make up approximately 25% of the low-income renter 
population

 Rental property will continue to play a large part in housing Austin’s 
residents

Austin’s Homeowner/Rental Mix

Homeownership 
Rate, City of Austin, 
1990, 2000 and 2007 

Source:
Census, 1990, 2000 and 
2007, and City of Austin.
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Presenter
Presentation Notes
-Austin is still a renter majority City – a key issue in how we continue to provide for the need in this community.
-Students comprise about 25 percent of the low-income renter population.
-As we look at ensuring Austin’s housing inventory meets provides for those who live here, rental property will continue to play a critical role in housing Austin’s residents.
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 Average rent in Austin = $774 as of 4Q09. 

 Austin’s rents are relatively high compared to other similar 
cities 

Rents High Compared to Peer Cities

 

Aust in 724$ 829$ 105$ 15%
Dallas 623$  737$  114$  18%
Denver 631$  726$  95$    15%
Portland 622$  762$  140$  23%
Seattle 721$  881$  160$  22%

MedianMedian Percent
 ChangeRent

2000
Rent
2007

Numerical 
Change

2000-2007 2000-2007

Comparative 
Rent Levels, 
2000 and 2007

Source: 
U.S. Census Bureau 
2000 and 2007.

Presenter
Presentation Notes
Survey data show that most renters (2/3) would like to be homeowners

Condo Conversions. More than 2,000 rental units were converted to condominiums in 2007 and 2008. In 1998, condos were an affordable housing option in Austin with 62% selling for less than $100,000 and 92% selling for less than $200,000. In 2008, only 50% of for-sale condos were less than $200,000; an additional 26% of condos were priced between $200,000 and $300,000.
Average Occupancy: 88.7%
Average Rent: $774
Average Square Feet: 848
Average $/SF: $0.91
New Units Added: 1,206
Average Sales Price/Unit: $65,469
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 Median price of all for sale units (listed and sold) in 2008 
was $240,000:

 73% of total were single family detached (house): $260,000

 20% of total were single family attached (condo): $199,000

 7% of total were multifamily (duplex, triplex, etc): $214,900

 In many cities, demand for affordable homes is partially fulfilled 
through attached housing (duplex/condos/townhomes); however, in 
Austin, this ownership product is currently limited.

Housing Austin’s Residents

Presenter
Presentation Notes
Housing Preference. A significant portion of Austin residents currently living in single-family detached units would be willing to move to a duplex, condo or townhome in order to live in the neighborhood of their choice (34% duplex; 40% condo; 46% townhome).




8

Rental & Homeownership Gap, 2008
 750,500 people

307,000 households

46% owners

141,000 households

54% renters

166,000 households

27% earn <$20,000

45,000 households

4% of rental units 
that  are affordable

7,150 units

Gap of 37,600 
rental units

Ren t ers earn ing  <$35 ,000

3% of detached units are affordable

10% of attached units are affordable

Ren t ers earn ing   $50 ,000

16% of detached units are affordable

36% of attached units are affordable

Ren t ers earn ing   $75 ,000

44% of detached units are affordable

64% of attached units are affordable

v.

=

Supp ly 
Availab le 
t o Ren t ers 

Wan t ing  t o 
be Owners

Source: 

BBC Research & Consulting

Presenter
Presentation Notes
Renter Needs. Austin has a very large need for affordable rentals. In 2008, the city’s renters earning less than $20,000 per year—44,700 renters—had just 7,150 affordable units in the market from which to choose. This means that there are 37,600 more renters earning less than $20,000 per year than units in the market affordable to them, even after accounting for subsidized units and vouchers. In other words, just 1 in 6 renters earning less than $20,000 can find affordable housing. Approximately 25 percent of these renters in need (9,400) are students.  

Homeownership needs. To buy in Austin, potential homeowners must earn at least $50,000 before one-third of attached units and just 16 percent of detached units become affordable. Renters earning $75,000 have many more choices—however, just 13 percent of Austin’s renters earn this much. Austin has a need for homes priced between $113,000 and $240,000 to enable its renter population earning between $35,000 and $75,000 per year to become homeowners. In many cities, this demand for affordable homes is partially fulfilled through attached housing; however, in Austin, this ownership product is limited.

By 2020:
􀂠 The city will need to develop 12,000 rental units (1,000 per year) priced at $425 and less to meet the growing needs of low income renters. To only modestly lower the current low income rental gap and meet growing housing needs, as many as 16,500 units (1,370 per year) should be constructed.
􀂠 Renters wanting to buy will face greater challenges in Austin’s housing market. Renters earning less than $75,000 will have fewer affordable for sale options, in addition to having difficulty saving for a downpayment because of the high rents within Austin.
􀂠 Future growth of homeowners will demand a slightly different distribution of price points than
the city has now. To accommodate future homeowners:
􀁨 8 percent of the units must be priced at $113,000 and less (likely small condos);
􀁨 13 percent at $113,000 to $160,500 (a mix of condos and townhomes);
􀁨 21 percent at $160,500 to $240,400 (condos, townhomes, cottages and small single family
detached units); and
􀁨 58 percent more than $240,400 (range of housing options).
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The Housing Continuum™

Steps to increased Self-Sufficiency

Presenter
Presentation Notes
-In order to improve housing services for our residents, the City of Austin uses a continuum as the framework for investment to link housing programs through the community and to assist residents in moving into the private housing market. 
-The continuum extends across eight categories -- from homeless services, emergency shelters, transitional housing, public housing and assisted housing to rental housing, first-time homebuyer housing, and owner-occupied housing. 
-This continuum has been helpful to demonstrate how the community’s programs serve residents in moving toward self -sufficiency.  
-Also, it provides a framework for collaboration and partnerships
-Both the quantitative analysis of Austin's housing needs and feedback from residents and stakeholders reinforced that the most pressing housing needs facing this community  ripple through every level of the continuum. 
-It recognizes the reality that the housing crisis is impacting both the very poor as well as the moderate income families in our community. 
-A significant Housing Market Study finding is increased units serving the lowest income population – those at 30 percent and below, which for the most part is the left side of the Continuum.
-Another point signaled out in the Housing Market Study is that there needs to be an increased number of rental units affordable to those who wish to move further up the Housing Continuum into Homeownership opportunities.
-Again, the gap is significant at the lower MFI – 
-This is supported by other recent studies. One released by the Corporation of Supportive Housing signals a need for 1800 units of permanent supportive housing.
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Fiscal Year 2009-10 NHCD Investment Plan

Presenter
Presentation Notes
-We’d just touched on both the left and right down of the Housing Continuum – in terms of both being important areas where public dollars are invested. 
-I’ve distributed the City of Austin’s Investment Plan for the current Fiscal year that highlights where NHCD and federal funds that are administered by the HHSD department are invested.
-You can see that the majority of the funds are allocated toward the Housing Developer Assistance Programs and activities.
-These programs include Rental Housing and Developer Assistance and Acquisition and Development as well as Developer Incentive Based Programs – which is the City’s SMART Housing Program
-All support the creation and preservation of affordable housing – which supports what you’ve just heard continues to be a significant need in Austin.
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Affordable Housing Inventory in Austin
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City of Austin Program Eligibility

 Majority of programs target moderate incomes (≤80% 
MFI) 

 Some focus on low income (≤50% or ≤60% MFI) or very 
low income (≤30%)

 Must reside within the Austin city limits

2010 Austin Area 
Affordability Levels 1 person 2 person 3 person 4 person

80% of Median
(moderate income) $41,050 $46,900 $52,800 $58,650

50% of Median 
(low-income) $25,650 $29,300 $33,000 $36,650

30% of Median 
(very low-income) $15,400 $17,600 $19,800 $22,000

Presenter
Presentation Notes
-The City’s programs are largely based on income eligibility, which is determined by median family incomes –noted in the chart on this slide. 
-The majority of Austin’s programs serve those households at 80 percent and below the Austin Median Family Income.
-However, in many cases, our programs target and serve those at 30 percent and below MFI.
________________________
Sample of 2007 Austin-area median salaries:
Nurse: $56,934
Elementary School Teacher: $40,981
Janitor: $22,586
Child Care Worker: $18,810
Waiter/Waitress: $14,115
Musicians/Artists – difficult to capture salary data but many (probably most) fall below 30% MFI
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 Local Programs/Policies
 $55 million “GO Bond” for affordable housing 

activities

Annual Sustainability Fund support

Redevelopment proceeds of City-owned 
property into  affordable housing

Austin continues to get high praise as a 
progressive community in its use of local 
resources to promote affordable housing. 

Austin's Housing Resources
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Market Study Recommendations

Build on
Strengths

• Continue to prioritize funding for affordable housing

• Continue to develop innovative affordable housing strategies

• Maintain strong intergovernmental agency partnerships 

• Set affordable housing targets

• Establish new financing sources

• Collaborate across city departments and partnership agencies to 
increase affordable housing development

• Replicate and adapt best practice models for Texas

• Collaborate across city departments to monitor the zoning and 
development process

• Improve development incentives to produce affordable housing

• Work to eliminate legislative barriers

Raise the Bar

Focus on 
the Future

Presenter
Presentation Notes
Texas Standards & Challenges for Affordable Housing
No state income tax—property tax dependent (tax exemptions for nonprofit housing tightening)
Legislative and Regulatory Mandates 
State law prohibits inclusionary zoning
Not permitted for condo conversions under Texas Property Code Sec. 82.006: 
 A legal barrier exists to requiring a permit for condo conversions
A zoning change is not permitted under State law
The ability to offer a right of first refusal to current tenants or to pay relocation costs is not permitted
There is no ability to require affordable units be included in a condo conversion.
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 Sign up for the NHCD Notes:
 www.cityofaustin.org/news/notes

 Contact NHCD: 
 www.cityofaustin.org/housing (Send an email)

 512.974.3100

Stay in Touch…

http://www.cityofaustin.org/housing�
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