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http://www.austintexas.gov/department/learn-ask

If you think you should have protest rights: https://fileyourprotest.com/
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City says no

Texas state law says yes

http://www.austintexas.gov/department/learn-ask
https://fileyourprotest.com/


Background Austin
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Slide by Jim Duncan

Metro
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https://www.nytimes.com/interactive/2019/06/18/upshot/cities-across-america-question-single-family-zoning.html

Austin

This NYTimes article looks at 
various cities across the US and 
calculates the % of residential 
housing that is zoned for single-
family housing only – that is a 
single family house, not a duplex 
and only a very restrictive ADU 
(Accessory Dwelling Unit).  A 
company called Urban Footprint 
did these calculations.  They 
were contacted, but hadn’t 
mapped Austin so using city data 
we mapped the restrictive zoning 
in Austin (RR, LA, SF-1 and SF-2) 
and calculated the Austin %.    
The Maps were also put on the 
the same scale as Austin to 
compare geographical size.

How does Austin compare?
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https://www.nytimes.com/interactive/2019/06/18/upshot/cities-across-america-question-single-family-zoning.html


https://www.nytimes.com/interactive/2019/06/18/upshot/cities-across-america-question-single-family-zoning.html

Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China (Hong
Kong), Esri Korea, Esri (Thailand), NGCC, (c) OpenStreetMap contributors, and the GIS User Community
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https://www.nytimes.com/interactive/2019/06/18/upshot/cities-across-america-question-single-family-zoning.html

Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri Japan, METI, Esri China (Hong
Kong), Esri Korea, Esri (Thailand), NGCC, (c) OpenStreetMap contributors, and the GIS User Community
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Austin has considerably less 
single-family only zoning than 
all of the cities in the article 
except for New York City (15%) 
and is close to Washington DC 
(36%).
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How we got here
Housing Target
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“The new code and map 
should allow for housing 
capacity equivalent to at least 
three times the Austin 
Strategic Housing Blueprint 
(ASHB) goal of 135,000 new 
housing units”
The city demographer has  
said we need ~80,000 units in 
10 years. 

10 year  housing unit capacity to plan for

Capacity 
for 100 
units
per day

• When you set a capacity this high and upzone for it, this is not planning.   
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• https://www.austintexas.gov/edims/document.cfm?id=329103

Note: they are 
not measuring 
all of the 
capacity they 
are creating 
with the 
upzoning – just 
what they 
believe the 
market will 
develop.  So the 
real capacity is 
much higher. 
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https://www.austintexas.gov/edims/document.cfm?id=329103


• https://www.austintexas.gov/edims/document.cfm?id=329103
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https://www.austintexas.gov/edims/document.cfm?id=329103


• https://www.austintexas.gov/edims/document.cfm?id=329103

10% of their housing unit 
capacity created  in this map 
will be current single family 
style housing

> 95% of the bonuses given 
will go to Market rate Housing

Total Market Capacity Breakdown

Total Bonus  Breakdown
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https://www.austintexas.gov/edims/document.cfm?id=329103


6000050000400003000020000100000

CC120
CC40
CC60
CC80
DC

ERC
F25
IF
IG
LA

MS2A
MS2B
MS3
MU1

MU1A
MU2

MU2A
MU3

MU3A
MU4

MU4A
MU5A

MU5AA
MU5B

MU5BA
NBG
PUD
R1

R2A
R2B
R2C
R3
R4

RM1
RM2
RM3
RM4
RM5
RR

TOD
UC120
UC80

Where COA consultant’s market analysis 
says capacity will be located.

http://www.austintexas.gov/department/resources Data from Envision Tomorrow shapefile 14
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All of the linked  maps in this presentation 
allow you to change the basemaps and 
use the functions including Find Address.

Basemap choices are shown at right. The 
open street map show addresses.
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Residential Zones
R2A R2B R2C

16



Green - R2A – 25’ Front yard setback

Hot Pink R2B – 15’ Font Yard setback

Dark Purple R2C – 15’ Front Yard setback 

Orange & Red Transition Zones

To view this zoomable map click here.
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https://arcg.is/1ujiXK
https://arcg.is/1vv898


R2A &R2B

R2C

R2A

R2C

R2A &R2B

R2B

R2C

Note:   A duplex is not defined as equal size units, or is it mandated to be rented.   A single family 
house could be built with a micro-duplex to  use the 0.6 FAR and exceed current McMansion 
standards even more. 18



Model by C. Allen https://austinupzoned.blogspot.com/

Sweetbriar R2A Duplex
copyright 2019, Chris Allen, architect
1/8"=1'-0" version 11-3-2019
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FULLY EXEMPTED 3RD FLOOR "ATTIC"

1 STORY
EXISTING

Sweetbriar R2A Duplex
copyright 2019, Chris Allen, architect
1"=20'-0" version 11-3-2019

Lot area: 6,600 sf
2 unit Duplex: 5,144 sf total
2-4 parking spaces provided, none required 

Impervious Cover:
Drives, walks, a/c pads: 618 sf
Building Footprints: 2,240sf
Total: 2,858 sf
Imp. Cover: =43%

FAR:
1st Floor: 1,958 sf
2nd Floor: 2,002 sf
3rd Floor: 1,184 sf (exempt) Actual FAR: .78 (using attic exemption)
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Model by C. Allen https://austinupzoned.blogspot.com/ 20
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Slide by Jim Duncan
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http://austintexas.gov/sites/default/files/files/Development_Services/LUR/pres_3167Stakeholder_20190829.pdf

Resubdivision of up to 
4 lots is administrative 
approval
Flag lot is an 
administrative waiver
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120010008006004002000
% Increase in units per acre

 

SF-3 -> R1

SF-3 -> R2

SF-3 -> R3

SF-3 -> R4

SF-3 -> RM1

Most SF-3 was changed to R2A,R2B, R2C, some to R3; 
RM1 or R4 in transition zones
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Preservation Bonus
Accessory Dwelling Units
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All properties show at right 
are allowed a minimum of 3 
units with the preservation 
incentive if there is a structure 
on the property that is 30 
years old.

Staff handout 25



30 years old

New units do not 
count for FAR

+1 dwelling 
unit

Preservation = 
2 walls

(D) Preservation Incentive.

(1) If a lot contains an existing dwelling unit at least 30 years old that is preserved, the 
following applies:

(a) The floor area of new dwelling units does not count against the FAR limit for 
uses in the zone.

(b) The total number of dwelling units otherwise allowed in the zone may be 
exceeded by one.

(c) All other applicable site development standards apply.

(2) If the existing dwelling unit used to qualify for the preservation incentive is altered, 
the following limitations apply:

(a)   Wall Demolition or Removal.

(i)  No more than 50 percent of exterior walls and supporting structural elements 
of an existing structure may be demolished or removed, including load bearing 
masonry walls, and in wood construction, studs, sole plate, and
top plate. For purposes of this requirement, exterior walls and supporting 
structural elements are measured in linear feet and do not include the roof of 
the structure or interior or exterior finishes.

23-3 C-3050 General to Residential House-
Scale Zones

26



25
'-

0"

35
'-

0"

14
'-

2 
7/

16
"

ROSEDALE R2A/R2B Preservation Incentive
copyright 2019, Chris Allen, architect
1/8"=1'-0"

EXISTING SINGLE FAMILY RESIDENCE

parapet/railing 4'

parapet/
railing 4'

9' stair enclosure

ROSEDALE R2A/R2B Preservation Incentive
copyright 2019, Chris Allen, architect
1"=20'-0" version 11-3-2019

Existing house: 934 sf

Duplex: 4,200 sf total

Impervious Cover:
Drives, walks, etc.-777sf
Building Footprint- 934, 1,452sf
Total-3,163 sf
Lot area: 7,040 sf
Imp. Cover=44.9% (45% 
allowed)

FAR:
Existing house: .13
Actual FAR: .73 (new building 
allowed unlimited FAR)

10
'

5'-0"

6'-0"

2- 9'x18' driveways
(Zero parking is required
at this address...)

existing 934 sf
Single Family 
Residence

4,200 s.f. Duplex

55'-0"
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"

Adjacent lot with
1,776 s.f.
1.5 story
Single Family
Residence
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Model by C. Allen https://austinupzoned.blogspot.com/ 27
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Which one???

Affordable

CodeNEXT V4

Model by C. Allen https://austinupzoned.blogspot.com/ 28
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ADU permitted, only limited to 
Preservation Incentive in R1

Duplex permitted, only limited in R1

Single Family Not permitted in R4, 
falls to Compliant Use

Accessory Dwelling units were previously
listed in every table in Version 3
describing the different zoning classes.
Now they are listed as an allowed use
only on this one chart mentioned in the
zoning classes at all, leading to confusion.
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1,100 Square Feet max

1 ADU per site
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Transition Zones
R4 RM1
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Land zoned R4 or RM1
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To view Proposed Transition Zones by address click here.
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https://arcg.is/izz08
https://www.arcgis.com/home/webmap/viewer.html?webmap=28547f35785a4b35941f432d099a9be7


nearer corridor
6 unit by right + 4 unit bonus  
60% impervious cover 
40 feet tall
100 feet wide
Not residential house scale
0.8 FAR + 0.4 FAR bonus (1.2 
FAR total)
Density Bonus affordability: 

some fraction of the  +4 or 

fee-in lieu

4 unit by right + 4 unit bonus  
50% impervious cover 
35 feet tall + 10 feet bonus (45’ 
total)
0.4 FAR + 0.4 FAR bonus (0.8 FAR 
total)
Density Bonus affordability: 

some fraction of the  +4  or 

fee-in lieu
33
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LYNNWOOD AVENUE RM1 MULTIFAMILY
copyright 2019, Chris Allen, architect
1/8"=1'-0"  version 11-3-2019

40
'-

0"

9'
-0

"

STAIR ENCLOSURE

PARAPET/RAIL

EXISTING
SINGLE
FAMILY
HOME

5' SETBACK

LYNNWOOD AVENUE RM1 MULTIFAMILY (No Density Bonus)
copyright 2019, Chris Allen, architect
1"=20'-0"    version 11-3-2019

5'-0"

10
0'

-0
"

50'-0"

160 sf driveway
5'-0"

Existing SF
Residence

4 MF Units
40' height
Parking below for 8+ (0 required)

Impervious Cover:
Driveway-160sf
Building Footprint- 5,000sf
Total-5,160 sf
Lot area: 9,000 sf
Imp. Cover=57% (60% allowed)

FAR:
1st Flr. parking/stor= 0 sf
2nd Flr. units= 3,600 sf
(balconies are exempt)
3rd Flr. units= 3,600 sf
TOTAL= 7,200 sf/ .8 FAR

NO AFFORDABLE HOUSING 
PROVIDED, NO DENSTIY BONUS 
USED

10
'-

0"

Model by C. Allen https://austinupzoned.blogspot.com/
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Model by C. Allen https://austinupzoned.blogspot.com/
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25
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0"

35
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Plate Ht.

Fully Exempted Attic

Sweetbriar R4 Multifamily
copyright 2019, Chris Allen, architect
1/8"=1'-0"  version 11-3-2019

Sweetbriar R4 Multifamily (no Density Bonus used)
copyright 2019, Chris Allen, architect
1"=20'-0"  version 11-3-2019

Lot area: 6,600 sf

3 units MF: 5,136 sf total (1,712 per unit)
More than 5x the size of neighboring homes (850-1,000 sf)

Impervious Cover:
Drives, walks, a/c pads etc. 1,281 sf
Building Footprint- 1,980 sf
Total-3,261 sf 
Imp. Cover=49% (50% allowed)

FAR:
1st Floor: 1,320 sf (garages/porches exempt)
2nd Floor: 1,980 sf
3rd Floor: 1,770 sf exempted "attic"
FAR without attic: .5 (.6 allowed)
Actual FAR: .78 (using attic exemption)

60'-0"

11
0'

-0
"

5'-0"

15
'-

0"

30'-0"

66
'-

0"

Barrel
Vault
Roof

Typ. neighborhood
home- 850-1,000 sf
Single Story

Model by C. Allen https://austinupzoned.blogspot.com/
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http://www.austintexas.gov/edims/document.cfm?id=330327

Staff proposes to amend 
the comprehensive plan 
maps and texts to include 
transition zones

Current
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25' setback

LYNNWOOD AVENUE EXISTING MISSING MIDDLE 10-31
copyright 2019, Chris Allen, architect

4 MF Units
20' Height (to ridge)
Parking below for 5-6

Impervious Cover:
3,655 sf/9,000sf=40.6%

FAR:
4 Units 973 sf ea.
TOTAL: 3,892sf/ 9000=.43 FAR

22'-ish

Built prior to Compatibility
Stds., but maintains a similar
setback from SF home.

Model by C. Allen https://austinupzoned.blogspot.com/ 43
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How do you build 4 or 5 duplexes on a 5,000 square foot lot??? 
RM 1 “transition zone” unit entitlements per acre  exceed RM2, RM3, and RM4 and 
are almost equivalent to RM5.
Why zone what you cannot build?
Will lot accumulation be triggered? 44



Single family 
is not an 
”allowed use” 
in Transition 
Zones

Introducing
Compliant
Residential 
Use

R4

RM1
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If you make your lot bigger 
you become non-conforming

If your house is vacant for 180 
days not due to permitted work  
then it is non-conforming
(i.e. unoccupied on the market)
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Occupancy
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Current rule is four unrelated adults per site in the McMansion Area in 
LA, RR and SF-1 to SF6 (for units constructed after March 2014), 
proposed limit is 6 unrelated adults per unit. That would be 12 in a 
duplex or 24 in a fourplex!
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Compatibility
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Compatibility standards are a 
set of rules that impact height, 
setback, screening, and scale 
and clustering of more intense 
uses that border residential 
housing(from single 
family/duplex)  up to current 
SF-5 (Condos, Townhomes etc.)

In CodeNEXT V4 Compatibility 
standards for height next to 
properties to be zoned R3 or 
less end at 50 or 100 feet

Homes 
proposed to 
be upzoned to 
R4 or RM1 in 
the proposed 
transition 
zones receive 
no 
compatibility.
Current 
compatibility 
rules have 
“use” – that 
has been 
removed.
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Current Compatibility 
Standards Illustrated

See Truncation in red circle

Ends at 50’  and 100’ in proposal
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For homes to be zoned R3 or less next to properties zoned MS3

100 feet 100 feet
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For homes to be zoned R3 or less next to properties 
zoned MS2A or MS2B  or MU3, MU4 or MU5

Comprehensive Plan says:

50 feet

50 feet
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Commercial
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CodeNEXT Version 4Current

Many of the current commercial zones to restrict 
uses or intensity have been removed. 55



Purple MU5
Blue MS3
Orange Transition Zone

MS3

MU5

Opportunities for 90’ tall commercial buildings increase

To view interactive map of proposed 90’ 
height limits and transition zones click here.

56

https://arcg.is/Wffvu


Currently outside 
of downtown bars 
need a special 
zoning – CS-1 and  
a CUP 
(Conditional Use 
Permit).  
CodeNEXTV4 
proposes a large 
expansion of 
where bars can be 
located.
Click here to see 
an interactive 
map of current 
(green) bar zoning 
over proposed 
(purple).  In most 
cases, current bar 
zoning has been 
proposed for 
future bar zoning.
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Parking
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MU – Mixed Use Zones MS – Main Street Zones
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60% Maximum Reduction

100%  Reduction
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To see an interactive citywide map of Parking 
reductions click here.
Darker colors are 100%, Lighter shades are 50%.
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Conditional Overlays
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http://www.austintexas.gov/ldc/faqs#

Staff Statement on Conditional Overlays:
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According to staff a new zoning category that addresses 
the major characteristics of the  existing –C0!!!!!!!

Conditional Overlay:
45 feet in height
70% impervious Cover

Staff Interpretation of
Conditional Overlay:
Zone it MU5A
60+30 (90) feet in height
90% impervious Cover

Staff mapped double the height and increased impervious cover by 20% (in 
and surrounded by the flood plain)! 64



Multi-unit
RM1 RM2 RM3 RM4 RM5
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Many existing apartment complexes are being 
proposed to be zoned in mixed use categories 
(MU).  Click here for interactive map of proposed 
multi-unit zoning.
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Much higher FAR’s 
proposed.
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Higher 
Impervious covers

Older spot-zoned apartments could be developed with much more 
mass.

Front yard setbacks 
greatly reduced 
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Affordable Housing 
Bonus
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Offsite ProductionFee-in-lieu Land Dedication

Build on site

OR
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Trees & Environment
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