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Abstract 

 

Could The Mueller Affordable Housing Program Help Austin’s 

Neighborhood Housing and Community Development Department 

inform its Strategic Housing Blueprint? 

 

Tiffany Rose Dimesky, MSCRP 

The University of Texas at Austin, 2017 

 

Supervisor:  Jacob Wegmann 

 

Abstract: The City of Austin addressed the shortage of affordable housing in 

Austin by providing density bonus programs and other incentives to real estate developer 

Catellus, the master developer of the Mueller Community. The Mueller Affordable 

Housing Program offers a variety of reasonably priced for-sale and for-rent housing types 

to qualified participants. The purpose of this report is to identify strategies found in the 

Mueller Affordable Housing Program that can help the City of Austin’s Neighborhood 

Housing and Community Development achieve affordable housing on a larger, city-wide 

basis.     
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Chapter 1: Introduction 

Affordability in Austin 

Austin is one of the fastest growing cities in the country.  Reports vary regarding the 

housing expense of living in the City of Austin (COA), but across the board the city is 

consistently in the top 20 most expensive cities in the United States. The median home price has 

increased by 50 percent since 2008 while income has only increased by 2.5 percent.1 The gap 

between income and home price indicates an affordability problem for Austin residents. 

In response to a long-developing affordability gap, the redevelopment of the Robert 

Mueller Municipal Airport (RMMA) set new affordability standards for the Central Texas 

region. Now simply referred to as the “Mueller” development, it has become a mixed-use and 

mixed-income community that meets civic needs and city goals. The goals of this new 

community include “affordability, accessibility, diversity and sustainability.2” Once built out, 

Mueller will include over 1,400 new homes, apartments and condos reserved for households with 

incomes that are lower than the area’s median.3  

The 2014 Housing Market Survey conducted by the Neighborhood Housing and 

Community Development (NHCD) department showed that there is a need for approximately 

                                                
1 2014 Comprehensive Housing Market Analysis, 2014 
http://austintexas.gov/sites/default/files/files/NHCD/2014_Comprehensive_Housing_Market_Analysis_-
_Document_reduced_for_web.pdf 
2 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
3 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
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48,000 low to moderate rental units within the COA.4 If a household spends more than 30 

percent of its gross income on housing costs it is considered cost burdened.5   It is the aim of this 

study to see which components of Mueller’s Affordable Housing Program may be applicable to 

the city in order to best serve Austin residents. 

 

Figure 1. Mueller affordable housing is interspersed with market rate homes  
(Source: MuellerAustin.com) 

                                                
4 2014 Comprehensive Housing Market Analysis, 2014 
http://austintexas.gov/sites/default/files/files/NHCD/2014_Comprehensive_Housing_Market_Analysis_-
_Document_reduced_for_web.pdf 
5 2014 Comprehensive Housing Market Analysis, 2014 
http://austintexas.gov/sites/default/files/files/NHCD/2014_Comprehensive_Housing_Market_Analysis_-
_Document_reduced_for_web.pdf 
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Mueller Development Background 

The Mueller community in Austin, Texas is a 700-acre transit-oriented, Planned Unit 

Development (PUD). The brownfield redevelopment project is situated on the former RMMA, 

located just three miles from downtown Austin, east of I-35 bordered in part by Airport 

Boulevard, 51st Street and Manor Road. The development is currently under construction, having 

commenced in 1999, and will be complete by 2020. Much more than a simple single-family 

neighborhood, it is a New Urbanist “city within a city”, including green buildings, shopping, 

recreation, office and green spaces.  

 

Figure 2: Mueller’s mixed-use Illustrative plan, indicating residential areas in yellow and 
commercial areas in orange  
(Source: McCann Adams Studio, Austin Texas) 
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Figure 3: Mueller development in its beginning years of construction, where the former 
airport runway can still be seen  
(Source: About Airport Planning - http://aboutairportplanning.blogspot.com) 

 

 

Figure 4: Former Robert Mueller Municipal Airport prior to redevelopment, Circa 1990 
aerial view   
(Source: “Abandoned and Little Known Airfields” Paul Freeman) 
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Mueller has award winning designs and is often touted as an exemplary model of “green 

urbanism” nationwide.6 Since 2001 Mueller has been receiving recognition.  Recently, the 

Mueller community received the following awards: 

• In 2017, the Austin Business Journal’s Master Planned Community of the Year 

award.  

• In 2015, the U.S. Department of Housing and Urban Development (HUD) and the 

American Planning Association (APA) – HUD Secretary’s Opportunity and 

Empowerment Award. 

• In 2014, The American Society of Landscape Architects – Texas Chapter: Honor 

Award for the Southwest Greenway. 

• In 2013, Bike Austin for Pioneering Tracks at Mueller 

• In 2013, the Austin Monthly’s Best of the City Awards: Mueller as Most Sought-

After Community. 

• In 2013, Austin Monthly’s Best City Awards: Paggi Square for best New Park 

• In 2012, the Austin Foundation for Architecture’s Honor Award: Mueller 

• In 2011, the Yahoo! News’ Top Five Eco-Friendly Communities That Are 

Surprisingly Retro: Mueller.7 

The Mueller redevelopment provides greenspace within 600 feet of every residence, 

includes 13 miles of dedicated bike paths and walkways, and will encompass 5,700 single and 

                                                
6 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
7 “Awards” Mueller, 2017, http://www.muelleraustin.com/news/awards/ 
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multifamily homes housing approximately 13,000 people.8 This community is in large part 

intended to revitalize and enhance Austin’s east side. 9  

 

Figure 5: Rendering of Mueller’s Town Center, upon completion, encompassing award 
winning designs  
(Source: ELS Architecture and Urban Design) 

 

Mueller is a joint venture project between the COA and Catellus, the master developer.  

Catellus is a national leader in land development, well known for its ability to transform former 

brownfields, military lands and airports into sustainable mixed-use developments.10  One of the 

most notable Catellus projects is the San Francisco, California Mission Bay Redevelopment.  

Mission Bay is a 303 acre, dense, urban mixed use development.  It has 6,000 residential units; 

28 percent are affordable housing. 11 Following extensive environmental assessments, Catellus 

prepared a Risk Management Plan for the former San Francisco rail yard. Catellus redeveloped 

                                                
8 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
9 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
10 “Mission Bay San Francisco California” (2017) Retrieved from:  http://www.catellus.com/projects/mission-bay 
11 “Mission Bay San Francisco California” (2017) Retrieved from:  http://www.catellus.com/projects/mission-bay 
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the city owned Mission Bay property into a waterfront mixed-use community.12 Implementation 

of the Risk Management Plan’s requirements has resulted in a successful development within an 

environmentally challenging environment.13 

As part of the Master Development Agreement (MDA) with the COA, Catellus was 

required to reserve a certain percentage of all homes built for middle to low-income families. 

This practice is known as mandatory inclusionary housing.  The inclusionary housing would 

have to be shaped around a housing policy or tool.  Though mandatory inclusionary housing is 

prohibited in the state of Texas, the COA can create inclusionary housing in instances where the 

property is owned by the city. The RMMA is owned by the COA.14  

In order to achieve and also maintain long term affordable housing, Catellus formed the 

Mueller Foundation.  This Foundation is a charitable entity designed to sustain affordable 

housing in the neighborhood. Its mission is “to sustain affordable housing at Mueller and to 

support the social goals of the Mueller Neighborhood with an emphasis on quality education and 

sustainability in Central and Northeast Austin schools and neighborhoods.”15 It is guided by an 

eight-member board of elected directors, including the developer and local business and civic 

leaders. The Mueller Foundation is a donor advised fund of the Austin Community Foundation 

which has served Austin for over 30 years.16  The Mueller Foundation invests financial resources 

into proven organizations that are in alignment with the mission of the Foundation.   

                                                
12 “Mission Bay San Francisco California” (2017) Retrieved from:  http://www.catellus.com/projects/mission-bay 
13 “Mission Bay San Francisco California” (2017) Retrieved from:  http://www.catellus.com/projects/mission-bay 
14 14 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
15 “Mueller Foundation Affordable Home Owners,” (2016). Retrieved from: 
http://www.muellerfoundation.org/affordable-home-owners/index.html 
16 “Mueller Foundation Affordable Home Owners,” (2016). Retrieved from: 
http://www.muellerfoundation.org/affordable-home-owners/index.html 
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Mueller Foundation receives its funding from Austin Community Foundation.  The 

funding is derived from three sources: 

• Sales: Whenever property within the Mueller community sells, whether 

residential or commercial, there is a fee included in each real estate transaction as 

one incoming source of funds.  The fee is one-quarter of one percent of the total 

transaction amount for all transactions, regardless of how many times the property 

may be sold over time. 

• Housing: Proceeds related to the development’s affordable housing Shared-

Equity program. 

• Gifts: Contributions by the master developer and its project partners.17 

The Mueller Foundation accepts grant applications annually in the fall of each year from 

organizations and initiatives considered to be effectively addressing affordability, education and 

sustainable neighborhoods, which are the Foundation’s main focal areas.18  

In the nine years since its inception, the Mueller Foundation has invested more than $21 

million into the Mueller Affordable Housing Program. All available affordable units have been 

sold out. Upon completion, approximately 1,600 rental and for-sale units will have been 

created.19 Per the MDA, the exterior appearance of Mueller’s affordable homes do not differ in 

                                                
17 “Mueller Foundation Affordable Home Owners,” (2016). Retrieved from: 
http://www.muellerfoundation.org/affordable-home-owners/index.html 
18 “Mueller Foundation Affordable Home Owners,” (2016). Retrieved from: 
http://www.muellerfoundation.org/affordable-home-owners/index.html 
19 “Mueller Foundation Affordable Home Owners,” (2016). Retrieved from: 
http://www.muellerfoundation.org/affordable-home-owners/index.html 
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exterior appearance from nearby market priced homes . The difference between the market 

priced and affordable homes is only evident in interior cosmetic upgrades.20  

` Evidencing the Mueller Foundation’s success, Austin was recognized for the Mueller 

Redevelopment and Reuse Plan when it was awarded the 2015 HUD Secretary’s Opportunity 

and Empowerment Award by the U.S. Department of Housing and Urban Development (HUD) 

and the American Planning Association (APA). The award is given to communities that have 

been in existence for a minimum of three years and have demonstrably increased the quality of 

life for both low-income and moderate-income residents.21  

The City of Austin’s NHCD, Its Strategic Housing Blueprint and Mueller 

The City of Austin’s Neighborhood Housing and Community Development department 

(NHCD) manages various programs, all of which are designed to “serve the community's 

housing, community development and economic development needs and provide grant funding 

to various agencies and non-profit organizations. The mission of the City of Austin's NHCD is to 

provide housing, community development and small business development services to benefit 

eligible residents, so they can have access to livable neighborhoods and increase their 

opportunities for self-sufficiency.”22 

Every five years the NHCD conducts a Housing Market Study in order to identify 

Austin’s greatest housing needs along with developing potential policies and strategies to address 

them. The most recent 2014 study revealed a 16.5 percent decrease in the number of rental units 

                                                
20  “Master Development Agreement between The City of Austin and Catellus Austin, LLC,” 
http://www.austintexas.gov/sites/default/files/files/EGRSO/MDA.pdf 
21 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
22 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
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affordable to households earning $25,000 per year.23  In order to address this shortage of 

affordable units, mainly those renting for less than $500 per month, the NHCD created the first 

draft of a Strategic Housing Plan for the city of Austin. The Strategic Housing Plan’s name was 

recently changed to The Austin Strategic Housing Blueprint and it was adopted on April 14, 

2017.24  

The purpose of the Austin Strategic Housing Blueprint is “to help align resources, ensure 

a unified strategic direction, and facilitate community partnerships.”25   According to the 

blueprint, affordable housing in Austin is housing for which the occupants are paying no more 

than 30 percent of their income toward gross housing costs including utilities, and transportation 

costs; this percentage ensures the inclusion of moderate income families.26   

The NHCD, in keeping with its mission, seeks to guide Austin’s future community 

development by addressing the growing housing shortage.  Mueller deals with affordable 

housing using a multifaceted approach that encompasses more housing types, density bonus 

programs and mandatory inclusionary housing. This approach is an example of the possibilities 

for future development.  

Research Question 

By analyzing the Mueller Affordable Housing Program, in this Professional Report the 

author determines if affordability components may be implemented on a citywide basis. This 

                                                
23 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
24 Jonathan Tomko (NHCD senior planner) interviewed by Tiffany Dimesky, February 10, 2017. 
25 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
26 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
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analysis will provide the COA with demonstrable affordability results.  In an effort to address the 

gaps in the body of knowledge regarding affordable housing matters that influence the NCHD 

and the Mueller housing development, this study addresses the following question: 

Could Mueller's Affordable Housing Program inform the City of Austin’s Neighborhood 

Housing and Community Development Program and its Strategic Housing Blueprint? 

 

Figure 6: Greg Weaver, VP of Catellus  
Weaver is discussing the affordable homes elements of the community with the 
Rose Center for Public Leadership in Land Use panel. The Rose panel encourages 
and supports excellence in land use decision making by local governments.  
(Source: citiesspeak.com) 
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Chapter 2: Methodology 

Quantitative and qualitative data sources were used to analyze the research question. The 

following key sources were used to determine how Mueller could benefit the NHCD: 

• The author reviewed the Master Development Agreement between the City of Austin 

and Catellus Austin, LLC. This contract set the parameters for the Mueller development. 

It introduced the voluntary inclusionary policy that would lead the Mueller Affordable 

Housing Program.27 

• The author reviewed the following other documents: S.M.A.R.T. Housing™, 

Resolution 20160407-024, and Draft City of Austin Density Bonus Policy Resolution No. 

20151015-038. Each offer insight into measurement possibilities and strategies for 

improvement for the NHCD. 

• The author conducted an in-person interview with two NHCD staff members. Follow up 

emails were exchanged for additional clarification. 

• The author’s observations as a participant of the Mueller Affordable Housing Program 

influence the analysis that follows. The Mueller Affordable Housing Program allowed the 

author to obtain a lower mortgage without having to alter her quality of life. The author 

would not have been able to purchase her home in Mueller without the assistance the 

program provided. The author would have had to purchase on the outskirts of the city and 

endure a long commute every day. The program helped the author to afford her home, 

college tuition, and expenses. 

                                                
27 “Master Development Agreement between The City of Austin and Catellus Austin, LLC,” 
http://www.austintexas.gov/sites/default/files/files/EGRSO/MDA.pdf 
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NHCD Interviews: Tomko and Perlman 

 The author conducted interviews on February 10, 2017 with Jonathan Tomko, senior 

planner for NHCD and Travis Perlman, senior research analyst for NHCD.  According to 

Tomko, the 2014 Comprehensive Housing Market Analysis, conducted every 5 years, was the 

catalyst that prompted the NHCD to create the Strategic Housing Blueprint.28   

The Strategic Housing Blueprint inspired the NHCD to produce the Affordable Housing 

Inventory (AHI).  As described by Tomko, the AHI is a means for creating and tracking units, as 

well as measuring how much they should sell for, and working to achieve goals set out by the 

Strategic Housing Blueprint.29 Currently, there is not a comprehensive form of measurement for 

progress assessment.    

The NHCD used the input received from Austin residents to develop the methods that 

govern the decision-making processes for the Mueller community.  According to Perlman, the 

Austin Housing Index (AHI) was created and implemented as a way to measure the success of 

the programs.30 

“Previous to the creation of the AHI, the COA would spend money on building units and 

simply call it a success,” stated Perlman.31 The declaration of success did not include any 

                                                
28 2014 Comprehensive Housing Market Analysis, 2014 
http://austintexas.gov/sites/default/files/files/NHCD/2014_Comprehensive_Housing_Market_Analysis_-
_Document_reduced_for_web.pdf 
29 Jonathan Tomko (NHCD senior planner) interviewed by Tiffany Dimesky, February 10, 2017. 
30 Travis Perlman (NHCD senior research analyst) interviewed by Tiffany Dimesky, February 10, 2017. 
31 Travis Perlman (NHCD senior research analyst) interviewed by Tiffany Dimesky, February 10, 2017. 
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measurable evidence other than the completion of the building project. The AHI metrics evaluate 

traditional indicators such as pricing in addition to modern concerns like emissions.32   

Perlman credits the new AHI for providing accurate measurements that track units and 

how they fit into the marketplace.33  Through the use of the AHI over the last few months, the 

NCHD discovered that the Austin housing market needs units at all price points, and not just at 

the lowest and highest levels. The NCHD has used the AHI to set goals for the Strategic Housing 

Blueprint.34   

In April 2016, the NHCD partnered with Austin Energy’s Data and Analytics Business 

Intelligence unit to design and distribute surveys.35  The surveys asked for residents’ input on 

affordable housing. The COA addressed the workforce housing residents directly in order to best 

assess the needs of the population.36  

When surveyed, respondents seemed to focus on several recurring areas of importance.  

They wanted Safe, Mixed Income, Accessible, Reasonably-priced, Transit-Oriented homes.  The 

COA created what would come to be known as S.M.A.R.T. Housing™. The acronym reflects 

both the city’s desire to create a comprehensive infrastructure for the citizens and the residents’ 

desire to have viable solutions to major issues like transportation, home costs, and safety.37 

  
                                                
32 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
33 Travis Perlman (NHCD senior research analyst) interviewed by Tiffany Dimesky, February 10, 2017. 
34 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
35 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
36 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
37 “Draft LDC: Review and Comment, City of Austin, 2016, www.austintexas.gov/department/codenext 
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Chapter 3: Literature Review 

Inclusionary policies require that a given share of new construction must be affordable to 

households at specific income levels.38 Inclusionary housing policies come in two specific forms: 

voluntary and mandatory.39 Texas is the only state that prohibits mandatory inclusionary housing 

policies.   

Austin is permitted to set inclusionary policies provided that they are voluntary.   The 

Mueller Affordable Housing Program is an example of an inclusionary housing policy.  Catellus 

and the city in the Master Development Agreement (MDA) created its own mandatory 

inclusionary housing for the Mueller community.  Mandatory inclusionary housing requires 

developers to include affordable housing in areas that are rezoned to allow for more housing 

development.40  

The city was able to circumvent the laws because the RMMA was on publicly owned 

land. The RMMA was built in 1928 by the city through bonds.  Because the City of Austin owns 

the airport property, they were able to implement inclusionary housing into the redevelopment 

MDA41.   

Though Catellus and the COA have a unique MDA, some of the concepts that worked in 

the Mueller Development could work for smaller community development projects. This 

                                                
38 “Draft City of Austin Density Bonus Policy,” (June, 2016) 
http://www.austintexas.gov/edims/document.cfm?id=256665 
39 “Draft City of Austin Density Bonus Policy,” (June, 2016) 
http://www.austintexas.gov/edims/document.cfm?id=256665 
40 “Draft City of Austin Density Bonus Policy,” (June, 2016) 
http://www.austintexas.gov/edims/document.cfm?id=256665 
41 “Robert Mueller Municipal Airport Plan Implementation Advisory Commission,” (2014) 
http://www.austintexas.gov/edims/document.cfm?id=234015 
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Literature review explores the Mueller Foundation, The Mueller Affordable Housing Program 

and the Mueller Development.  Mueller demonstrates various ways affordable housing can be 

successfully incorporated into Austin community planning.42 

Master Development Agreement Between the City of Austin and Catellus Austin, LLC 

The Mueller Master Development Agreement (MDA) is the contract between the 

Catellus group and the COA that led to the development of the Mueller community.  The most 

significant portion of the document for the purposes of this professional report is Exhibit N.  

Within resolution No. 041202-59 the MDA requires Catellus to commit to a mandatory 

inclusionary housing policy that requires achieving two separate goals: 25 percent of purchased 

units must be sold to households at or below 80 percent of MFI and 25 percent of rental units 

must be rented to households earning at or below 60 percent of MFI. 

Median Family Income is what determines affordability.  A household with a cost 

burdened income is spending 30 percent or more of its pay on housing, utilities and 

transportation.  Income based affordable housing is housing that requires renters or purchasers to 

meet specific income guidelines to be able to live in the unit.43  

Austin’s Strategic Housing Blueprint 

 Total integration of affordable housing throughout Austin is one of the goals of the 

COA.44  Stakeholder engagement was one of the core components in the creation of the Strategic 

Housing Blueprint.  NHCD staff actively solicited input from residents, community leaders, local 
                                                
42 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
43 “Draft City of Austin Density Bonus Policy Resolution No. 20151015-038 Draft Report and Recommendations on 
the Density Bonus Fee-In-Lieu of onsite affordable housing units,” (2016). 
44 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
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housing advocates, and board and commission members to create this plan. Citizens had multiple 

opportunities to provide input through a variety of methods.45 

S.M.A.R.T. Housing and Resolution No. 20160407-024 

The S.M.A.R.T. Housing concept was implemented in 2001.46  It was designed to 

provide an incentive for builders to include low to moderate income housing options in 

neighborhood development plans.  The structures must meet the city’s Green Building standards 

and must be located within Austin city limits.47  According to the S.M.A.R.T. Housing Policy 

Resource Guide, the goals are as follows:48 

• Provide waivers of development fees (including Permit, Capital Recovery, Construction 

Inspection, and Parkland Dedication) to promote the development of S.M.A.R.T. 

Housing. 

• Use public resources to leverage private investment. 

• Stimulate the development of housing on vacant lots in new and existing subdivisions.  

• Promote the use of existing City infrastructure and services.  

• Promote the creation of alternative funding sources for the development of S.M.A.R.T. 

Housing. 49 

                                                
45“Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
46 “S.M.A.R.T. Housing™ Policy Resource Guide,” City of Austin, 2008, 
http://www.mayorsinnovation.org/images/uploads/pdf/13_-_Austin_housing.pdf 
47 “S.M.A.R.T. Housing™ Policy Resource Guide,” City of Austin, 2008, 
http://www.mayorsinnovation.org/images/uploads/pdf/13_-_Austin_housing.pdf 
48“S.M.A.R.T. Housing™ Policy Resource Guide,” City of Austin, 2008, 
http://www.mayorsinnovation.org/images/uploads/pdf/13_-_Austin_housing.pdf 
49 “S.M.A.R.T. Housing™ Policy Resource Guide,” City of Austin, 2008, 
http://www.mayorsinnovation.org/images/uploads/pdf/13_-_Austin_housing.pdf 
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S.M.A.R.T. Housing grants fee waivers for developments that become NHCD certified as 

S.M.A.R.T.50  This gives developers a number of benefits, including faster review times than 

non-certified peers.   While this may seem relatively insignificant, in many cases the shortened 

review time is invaluable to developers.  Delays begin the day after the 120-day code mandated 

timeline is reached.51 The average COA site plan review time for fiscal year 2014 was 223 days; 

103 days longer than the code benchmark.52  The value of the fee waiver varies depending on the 

project.  

  Reasonably priced units according to S.M.A.R.T. are a percentage of units rented or sold 

to families who earn no more than 80 percent of median family income and who would spend no 

more than 30 percent of their family income on housing.  A household is allowed to spend an 

additional five percent of their family income on housing if the household member receives City- 

approved homebuyer counseling.53 For single family and/or condominium units NHCD 

recommends pricing the reasonably priced homes at no more than $125,000.  A subset of 

residential homes in the Mueller development were priced in the low $100,000s in order to 

remain in alignment with S.M.A.R.T.54 Families can qualify for these homes through down 

payment assistance and lower home pricing.  

                                                
50 “S.M.A.R.T. Housing™ Policy Resource Guide,” City of Austin, 2008, 
http://www.mayorsinnovation.org/images/uploads/pdf/13_-_Austin_housing.pdf 
51 “Quantifying the Impacts of Regulatory Delay on Housing Affordability and Quality in Austin, Texas” (2015) 
Retrieved from:  http://soa.utexas.edu/libraries-centers/center-sustainable-development/research/texas-housing-
lab/publications-and 
52 “Quantifying the Impacts of Regulatory Delay on Housing Affordability and Quality in Austin, Texas” (2015) 
Retrieved from:  http://soa.utexas.edu/libraries-centers/center-sustainable-development/research/texas-housing-
lab/publications-and 
53 “S.M.A.R.T. Housing™ Policy Resource Guide,” City of Austin, 2008, 
http://www.mayorsinnovation.org/images/uploads/pdf/13_-_Austin_housing.pdf 
54 “Affordable Homes,” Mueller, 2016, http://www.muelleraustin.com/homes/home-types/affordable-homes/ 



 
 

 
 

 

 19 
 

Resolution No. 20160407-024 directs the city manager to create a working group to make 

recommendations to create homeownership options for Austin households with an MFI between 

80 percent to 120 percent.55 In 2016, the Mueller Affordable Housing Program was expanded to 

offer a specific set of homes for sale to households making up to 120 % of MFI, which is within 

the range considered to be workforce housing for the COA.56 This means a single occupant 

earning up to $65,350 or couple earning up to $74,700 per year might qualify within certain 

conditions for a home priced under $300,000 in Central Austin. Approximately 125 of these 

workforce housing units are projected to be built in Mueller, as part of the 1,600 total affordable 

units. Additionally, the Resolution directed the group to explore ways to create income restricted 

ownership housing through mortgage and financial tools, including proposed land use and 

zoning changes, considerations for future CodeNEXT regulations, sliding-scale income bracket 

subsidies, and potential housing finance options.57  

Draft City of Austin Density Bonus Policy Resolution No. 20151015-038 

 This document outlines the various density bonus programs offered throughout the COA.  

Currently the COA density bonus programs serve households at 50 percent to 120 percent of the 

MFI for the Austin-Round Rock Metropolitan Statistical Area (MSA).  The COA desires to 

provide economically mixed and diverse neighborhoods throughout the city.  The NHCD wants 

to develop communities which are green, urban, and mixed-income near reliable transportation 

options.  Mixed-income means the development includes at least ten percent of homes that are 

                                                
55 City of Austin Resolution No. 20160407-024, 2016  http://www.austintexas.gov/edims/document.cfm?id=252221 
56 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
57 City of Austin Resolution No. 20160407-024, 2016  http://www.austintexas.gov/edims/document.cfm?id=252221 
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reasonably priced.  The Mueller Affordable Housing Program proves that this can be 

accomplished.  

The present density bonus programs lack common standardization.  Each of the various 

programs that exist were created independently of the others. NHCD staff and stakeholders alike 

have expressed the need for standardization of the city’s density bonus programs.58  

Figure 7 outlines Austin’s affordability goals as they relate to the city’s actual needs.59  

Existing density programs serve a limited pool of applicants.  If this group is not expanded the 

deficit in housing will continue to grow. 

 

Figure 7:  Austin’s affordability goals  
(Source: Fregonese & Associates) 

                                                
58 “Draft City of Austin Density Bonus Policy Resolution No. 20151015-038 Draft Report and Recommendations on 
the Density Bonus Fee-In-Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
59 “Draft City of Austin Density Bonus Policy Resolution No. 20151015-038 Draft Report and Recommendations on 
the Density Bonus Fee-In-Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665  
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Chapter 4: Analysis 

The Mueller Foundation 

The Mueller Foundation is a coordinated effort between Catellus, the City of Austin, and 

the various builders authorized to construct the community in compliance with the City of 

Austin’s S.M.A.R.T. Housing Program.  The purpose of the Mueller Foundation is to “sustain 

affordable housing at Mueller and to support the social goals of the Mueller neighborhood with 

an emphasis on quality education and sustainability in Central and Northeast Austin schools and 

neighborhoods.”60  

The city adopted this initiative in 2000.  The COA offers developers and builders 

expedited development review and building fee waivers,61 in an effort to incentivize them to 

create affordable housing. The Mueller Foundation is directly funded from three sources: 

1. A selling fee percentage on every home sale transaction 

2. A fee paid by builders on each lot they purchase in Mueller 

3. The proceeds from any affordable home sold back to the market.62 

 The Mueller Foundation is also indirectly funded in the form of federal, state, and local 

tax credits and grants. In addition to Austin’s S.M.A.R.T. Program, the federal government 

                                                
60 “Developer Incentive Programs: S.M.A.R.T. Housing Program.” AustinTexas.gov. City of Austin, 2013. 
<http://www.austintexas.gov/department/developer-incentive-programs>. 
61 “Developer Incentive Programs: S.M.A.R.T. Housing Program.” AustinTexas.gov. City of Austin, 2013. 
<http://www.austintexas.gov/department/developer-incentive-programs> 

62 Weiss, Kelly. "Mueller Foundation Metrics Data." E-mail interview. 2 Oct. 2013. 
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offers two additional programs to fund affordable housing. These include HOME grants and Low 

Income Housing Tax Credits (LIHTC).63 According to HUD,  

The LIHTC program enables low-income housing developers to raise equity from 

investors and thereby lower their total development debt and reduce the monthly rents 

needed to repay that debt. While it has been permissible to combine HOME with LIHTCs 

since the creation of the HOME program, technical differences between the programs as 

well as the limitation on the credit value of Federal funds restricted the combination of 

the two programs. The Housing and Community Development Act of 1992 reconciled the 

technical differences, while the Omnibus Budget and Reconciliation Act of 1993 

(OBRA) eased restrictions on the combined uses of these subsidy funds. As a result, the 

number of projects using HOME together with LIHTCs has risen.64 

At the state level, the Texas State Affordable Housing Corporation (TSAHC) offers loan 

products for developers, land banking and land trust options, and tax-exempt bonds. 65 Without 

these credits, and/or other types of subsidies, developers have little incentive to develop 

affordable living units given the cost and risk inherent with this type of project. 

When for purchase units become available, applicants must go through a rigorous 

preliminary screening process for income verification. First, the buyers for-purchase application 

                                                
63 “Using HOME with Low Income Housing Tax Credits (LIHTC)." HUD.gov. U.S. Department of Housing and 
Urban Development, (2013). Retrieved from:  
https://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/affordablehousing/library/modelguide
s/1998/lowincome 

64 “Using HOME with Low Income Housing Tax Credits (LIHTC)." HUD.gov. U.S. Department of Housing and 
Urban Development, (2013). Retrieved from:  
https://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/affordablehousing/library/modelguide
s/1998/lowincome 
65 "Developers." TSAHC.org. Texas State Affordable Housing Corporation (TSAHC), 2013. Web. 
<http://www.tsahc.org/developers>. 
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is reviewed and approved by the Mueller Foundation, then the buyer’s lender must approve the 

loan through the Foundation program. If the buyer is using a Mueller preferred lender, many 

additional closing costs are waived.  Next, the applicant must meet with the Foundation to go 

over the details of the for-purchase guidelines provided by the Mueller Affordable Housing 

Program. Finally, the buyer ends the process with a traditional house closing procedure. 

Mueller Affordable Housing Program 

 The Mueller Affordable Housing Program includes homes for both rent and sale that are 

interspersed throughout the community seamlessly. For-sale homes at Mueller are reserved for 

households making no more than 80% of the Median Family Income for the Austin-Round Rock 

area, and for-rent homes are available to households making no more than 60% of MFI for the 

area.66  

Homes can be sold for less than the market value since the difference in sales price is 

made up by a second, soft lien held by the Mueller Foundation.67 In return, the Mueller 

Foundation holds a purchase option on the home. This means that when an affordable home 

buyer sells his/her home, the Foundation has the first opportunity to obtain the property in order 

to offer the home to another income qualified buyer.  

If the Foundation chooses to buy back the home, the homeowner recovers the investment 

of down payment and principal paid, as well as a defined appreciation value after 1 year of 

ownership (currently 2% annually). This cap ensures homebuyers gain on investment, while also 

                                                
66“Master Development Agreement between The City of Austin and Catellus Austin, LLC,” 
http://www.austintexas.gov/sites/default/files/files/EGRSO/MDA.pdf  
67 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
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allowing the program to serve more families in need. This allows the foundation to create long-

term affordable housing.68 

What’s Offered? 

Catellus made a commitment to the COA based on voluntary inclusionary housing.  It agreed 

to set aside a percentage of housing based on MFI.  It committed to increase both the number and 

degree of affordable housing options at Mueller. In doing so Catellus agreed to work with the 

following funding sources and assistance programs as a part of the Mueller Affordable Housing 

Program:   

• Tax credits for single and multi-family housing. 

• Special needs housing grants. 

• Assistance with down payments. 

• Mortgage Credit Certificates. 

• Bond Financing. 

• Rental Housing Development Assistance. 

• Housing Trust Fund, S.M.A.R.T. Housing Capital Improvement Funds, or other 

resources or funding included in the COA Consolidation Plan.69  

In addition to the above, Catellus also agreed to include measuring tools and strategies as 

part of the Mueller Affordable Housing Program.  Catellus’ commitment was approved as 

part of the COA Mueller Affordable Housing Program.70   

                                                
68 “Sustaining Affordability at Mueller: Mueller’s Affordable Homes Program,” Mueller, 2016, 
http://www.muelleraustin.com/uploads/homes/Sustaining_Affordability_Final_Draft_8-16-16_-_Secured.pdf 
69“Master Development Agreement between The City of Austin and Catellus Austin, LLC,” 
http://www.austintexas.gov/sites/default/files/files/EGRSO/MDA.pdf 
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What’s Working?  

Developer incentives, including density bonuses, are an integral part of the Mueller 

program. What are they? Incentives are the ways in which developers are being compensated for 

their participation in the affordable homes program.71  Fee waivers, additional height and parking 

reductions all prompt builders to participate.72  

Incentives are important to community development because they provide benefits to both 

the developer and the public, such as public open space, green building, and affordable housing. 

This allows and encourages expansion in areas where growth is desired.  

In April 2016, the NHCD created and distributed email surveys to Austin residents.  The 

surveys were a collaboration of the NHCD and Austin Energy’s Data Analytics and Business 

Intelligence.  As the Mueller development has completed each phase of its development plan, 

many of the measures leading the plan have been adjusted based on residents’ survey responses.   

Mueller survey data influenced developers to prioritize non-housing subjects like proficient 

schools and transportation while shaping the Mueller community plan.73  

What’s Not Working? 

 The lack of participation by medium to small developers indicates that the current 

incentive programs offered throughout the various COA density bonus programs do not go far 

                                                                                                                                                       
70 “Master Development Agreement between The City of Austin and Catellus Austin, LLC,” 
http://www.austintexas.gov/sites/default/files/files/EGRSO/MDA.pdf 
71 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
72 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
73 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
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enough. The NHCD recognizes the need for builders of all types to participate in order to meet 

the housing needs of Austin Residents.74  

Benefits must be presented to builders, buyers and renters.  As the following graphic 

indicates, the subsidies that are required to assist a home purchaser range between $62,520 and 

$154,650 based on a median sales price of $339,000.75  These numbers are significant, even if a 

small fraction of these costs are passed on to builders it could make participation cost 

prohibitive. 76    

 

Figure 8: Austin’s Cost of Housing  
(Source: Draft COA Density Bonus Policy, NHCD ) 

                                                
74 “Austin Strategic Housing Blueprint,” (2017) Retrieved from: 
http://www.austintexas.gov/sites/default/files/files/NHCD/Strategic_Housing_Blueprint_4.24.17__reduced_.pdf 
75 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
76 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
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Figure 9: Austin’s Cost of Housing  
(Source: Draft COA Density Bonus Policy, NHCD) 

 

Some smaller local builders are put off by the costs that are passed onto the builders.  

During the author’s interview with NHCD staff member Jonathan Tomko, he indicated the need 

to increase incentives, “There is no mandatory inclusionary zoning in the State of Texas, so we 

need to provide developers with incentives programs,” said Tomko, Senior Planner NHCD.77  

Mandatory inclusionary zoning or housing requires that a certain percentage of the units 

                                                
77 Jonathan Tomko (NHCD senior planner) interviewed by Tiffany Dimesky, February 10, 2017. 
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constructed be set-aside for affordable housing.78 Through the Master Development Agreement 

between the COA and Catellus, the COA imposed its own inclusionary housing policy.     

Though the incentives offered to developers for Mueller are enticing, they do not appeal 

to small and medium builders. Terry Mitchell is a local builder who would like to build small 

developments. As it stands, the large gap in cost covered by subsidies and potential hidden costs 

within those numbers make it risky for a small firm like his.79  

Catellus circumvented the current COA land code through the MDA agreement and 

PUD.  Obtaining a PUD is expensive, time consuming, and requires a lawyer’s services.  Most 

developers cannot afford to risk the unknown expense associated with obtaining a PUD.  

“Developers are on board as long as it is financially feasible,” according to Tomko.80    

Efforts to address density have not gone far enough. The current density bonuses should 

be expanded. A density bonus is a zoning tool that permits developers to build more housing 

units, taller buildings, or add more floor space than normally allowed by right (i.e., by the base 

zoning of the parcel), in exchange for the provision of a defined public benefit, such as the 

inclusion of affordable units in the development of publicly accessible open space.81  

                                                
78 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
79 Jonathan Tomko (NHCD senior planner) interviewed by Tiffany Dimesky, February 10, 2017. 
80Jonathan Tomko (NHCD senior planner) interviewed by Tiffany Dimesky, February 10, 2017.  
81 2014 Comprehensive Housing Market Analysis, 2014 
http://austintexas.gov/sites/default/files/files/NHCD/2014_Comprehensive_Housing_Market_Analysis_-
_Document_reduced_for_web.pdf 
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The city has ten density bonus plans.  Each plan was created in isolation from the others.  

The lack of standardization of the plans are inefficient and makes them difficult to measure and 

assess results.82 

 

Figure 10: Developer Incentives  
(Source: Draft COA Density Bonus Policy, NHCD) 

 

Out of the ten programs, six have an option for a fee-in-lieu of providing onsite 

affordable housing.  Each version of the fee-in-lieu plan is an example of voluntary inclusionary 

housing.  Tracking data for the programs “is a manual process that requires significant staff 

                                                
82“Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665  
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time.”83 One of the strengths of the Mueller Affordable Housing Program is that the attached 

density bonus program does not include a fee-in-lieu program. The current fee-in-lieu structure 

does not reflect the actual cost to the developer because each fee in lieu program is different; fee 

amounts range from $.50 to $10 per square foot. 84 

Mueller provides varied ways that a developer can participate in providing affordable 

homes through the mandatory inclusionary housing clearly defined in the MDA.  The Mueller 

community did not need a fee in lieu plan because the development was regulated by the 

requirements in its master development agreement.85 Though there are options, developers 

currently have to deal with calculating real world costs after committing to the 25 percent set-

aside.  

 

 

 

 

                                                
83 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
84 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
85 “Draft City of Austin Density Policy Resolution No. 20151015-038 Draft Report and Recommendations on the 
Density Bonus /fee In Lieu of onsite affordable housing units,” (2016). Retrieved from: 
http://www.austintexas.gov/edims/document.cfm?id=256665 
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Chapter 5: Conclusion 

 The Mueller development project has in part achieved national acclaim because of its 

creation of the Mueller Affordable Housing Program. Though the average home price in Travis 

County is approximately $310,000, Mueller’s affordable homes are generally priced from 

$150,000 to $190,000.86  Mueller’s density bonus program allowed Catellus to create affordable 

homes while requiring evaluation of performance and goals. The MDA made sure that the 

Mueller Affordable Housing Program has measurable results.87   

Multifaceted Solution 

The COA is currently dealing with an alignment problem.  The goals of the NHCD 

regarding affordable housing are not being fully measured.  The city needs to establish target 

performance measures for affordable housing. The focus should encompass achieving a citywide 

target for establishing affordability measures.88  

Currently, the city does not have a monitoring plan or a measurement tool in place to 

assess the efficacy of geographic dispersion. There is not a goal that concentrates on attaining 

long term affordability.89 The NHCD has gaps in the monitoring process for affordable units.90 

Performance measures have to be put in place and evaluated.  As Figure 11 reflects, in the 

                                                
86 “Prioritization of Affordable Housing Development Audit,” (2015) Retrieved 
http://www.austintexas.gov/edims/document.cfm?id=249614 
87“Master Development Agreement between The City of Austin and Catellus Austin, LLC,” 
http://www.austintexas.gov/sites/default/files/files/EGRSO/MDA.pdf  
88 “Prioritization of Affordable Housing Development Audit,” (2015) Retrieved 
http://www.austintexas.gov/edims/document.cfm?id=249614 
89 “Prioritization of Affordable Housing Development Audit,” (2015) Retrieved 
http://www.austintexas.gov/edims/document.cfm?id=249614 
90 “Prioritization of Affordable Housing Development Audit,” (2015) Retrieved 
http://www.austintexas.gov/edims/document.cfm?id=249614 
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absence of numerical targets and goals it is difficult to evaluate whether the COA is effective in 

providing affordable housing. 

 

Figure 11: Lack of connectivity between core values and performance measures  
(Source: Office of the City Auditor (OCA) Analysis of COA Budget for Fiscal 
Years 2012 through 2015, July 2015) 

  

Recommendations for the NHCD 

Mueller can inform the City of Austin Neighborhood Housing and Community 

Development Program through its MDA which essentially created a mandatory inclusionary 

housing set-aside. This is possible because the land is owned by the city of Austin. The existing 
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zoning ordinances would apply if it were owned privately, however there are still lessons to be 

learned.  

 The Mueller community has clearly defined performance goals for the development 

buildout. Catellus and the COA defined some of the performance standards in the MDA which 

set the parameters for the Mueller Affordable Homes Program.91 There is a measurable need for 

affordable housing that can only be addressed by creating homes of differing building types and 

sizes in order to accommodate the diverse population that makes up the Austin housing market. 

By increasing the supply of homes, and the housing options the rising cost of housing for rent 

and purchase can be offset.   

Though the housing shortage is still substantial, it would be even greater had it not been for 

initiatives like Mueller.  The increase in demand for luxury homes and the decrease in affordable 

rentals options are significant contributors to the changes in the demographics of the area.  After 

reviewing the analysis, the following are the author’s recommendations for the NHCD: 

1. Create a monitoring process for goals and performance measures that includes the new 

AHI tool.  

2. Consider modifying S.M.A.R.T. Housing Program to include households with a 120 

percent MFI.  Include fee waivers and expedited review process to encourage developers 

to provide affordable units outside of the City’s Full Purpose Jurisdiction.  According to 

Black’s Law Dictionary, full purpose jurisdiction is a term used for an area that a 

government has authority over.92 

                                                
91“Master Development Agreement between The City of Austin and Catellus Austin, LLC,” 
http://www.austintexas.gov/sites/default/files/files/EGRSO/MDA.pdf 
92Black’s Law Dictionary Retrieved from: http://thelawdictionary.org/territorial-jurisdiction/ 
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3. Standardize the permitting process for small developments.  Make obtaining a PUD 

simpler for builders seeking to build three to ten units. This would alleviate the unknown 

costs associated with obtaining a PUD.  

4. Create a small-scale density bonus program that applies to residential lots.   

5. Create an inclusionary land code that offers builders flexibility in types of construction. 

Creating duplexes, condominiums, townhouses, and other attached residential options for 

purchase and rental would increase the choices currently available to the Austin 

community. 

Mueller is an example of mandatory inclusionary housing and bonus incentives being used to 

incorporate affordable housing into the community. Although purchase and rental prices are 

escalating, Mueller offers incentives that benefit both the builder and the consumer.  If used to 

create standardized density bonus programs, the Mueller Affordable Housing Program could 

help the NHCD track and measure the effectiveness of density bonus incentives.   

Incentives are not the only answer. Many mechanisms are needed to begin to alleviate the 

problem of affordable housing.  An in-depth review of the regulatory obstacles that make 

obtaining building permits difficult should be conducted. Unfortunately, analysis of CodeNext 

land use ordinances and the COA zoning districts is beyond the scope of this study, but should be 

explored in the future.    
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