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In 2013, the City engaged the help of 
both national and local experts to 
work with elected officials, staff, 
appointed representatives, and the 
community at large on how best to 
align our land use standards and 
regulations with the goals of 
Imagine Austin.
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Top 10 Issues Identified in the Code Diagnosis
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EVENTS AND MEETINGS: D R A F T  3  P R E V I E W
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“Protect 
neighborhood 

character”

“Focus growth 
on Imagine 

Austin 
Corridors and 

Centers”

“More housing 
and more 
housing 
options”

“Support our 
creative 

community”“More 
Mobility 

Choices”

What we’ve heard:

“More consistency”

“More flexible 
design 

standards”
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Outreach Toolkit
An outreach toolkit will be available to any 
interested party containing slide decks, scripts, 
and handouts. While these materials alone do not 
equip Austinites to become code experts, they 
provide a simple, consistent way for interested 
residents to share basic information about 
CodeNEXT and initiate a dialogue with their 
communities.

D R A F T  3  P R E V I E W 1 0
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Code Comment 
Tool
Starting on February 12th, anyone can provide 
specific comments on any portion of Draft 3 
using a tool (CiviComment) that has been used 
in previous versions.  Staff will collect comments 
and share with the various commissions and the 
City Council in advance of public meetings.

City Staff will be able to appropriately sort 
comments as a way to organize topics of 
interest as requested by the commissions and 
Council.
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https://CodeNEXT.civicomment.org/

1 1
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Map Comment 
Tool
This tools allows for specific comments on any 
property within Austin’s zoning jurisdiction.  
Comments will be captured for specific properties 
and shared with the commissions and Council.

D R A F T  3  P R E V I E W

https://codenext.engagingplans.org/codenext-comparison-map

1 2
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Office Hours
Commencing on February 13th, any individual 
or group can sign up online or call (512) 974-
3583 to make an appointment to speak to a 
CodeNEXT staff member about the draft code 
or zoning map.  Appointments are made for 30 
minute slots and will be available through 
Council consideration of the code.

Staff will also be out in the community hosting 
mobile office hours at various libraries, 
community centers, and city facilities.

Upon request, translation services will be 
available.
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https://tiny.cc/CodeNEXTofficehours

1 3
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Viewpoints & Community 
Issues Papers
The community is invited to continue drafting viewpoints 
and community issue papers related to Draft 3.  These 
will be shared with the commissions and Council and 
posted on the CodeNEXT document-hosting site. 

D R A F T  3  P R E V I E W

Previous Group Position Papers can be found here: 
http://www.austintexas.gov/department/issue-papers

1 4
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The Code Text

The Zoning Map
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ü Easier to Use and Understand
ü Neighborhood Character 
ü Environment 
ü Mobility and Connectivity
ü Housing Supply, Affordability, and Equity

ü Adopted Polices, Mapping Criteria, & Scenarios
ü Neighborhood Character
ü Corridors and Centers
ü Context-based Standards
ü Housing Supply and Affordability Outcomes
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THE CODE
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ü Easier to Use and Understand

üNeighborhood Character 

ü Environment 

üMobility and Connectivity

üHousing Supply, Affordability, and Equity
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Creating a
framework to
help improve
quality of life for 
everyone.
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ü Easier to Use and Understand
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Consolidated Information 
to Improve Navigation
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Existing Code: Over 30 years of amendments and 
additions has created a code that is hard to navigate, 
with requirements buried in paragraphs of text.

The new code consolidates requirements and presents 
information in both paragraph and table format.

Examples include the consolidation of compatibility, 
residential compatibility design standards and 
commercial design standards.
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Consistent Format and 
Language

D R A F T  3  P R E V I E W 2 0

Existing Code: Existing Title 25 has various 
organizational systems in place that have created an 
inconsistent organization, format and terminology.

The new code creates a new organizational system, 
presents the information in a consistent format and 
creates a unified set of terms, definitions and 
measurements.
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Clear Zone District Names
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Existing Code: Single-Family (SF) zones the numbering 
system has not relationship to number of units.

Other zone districts the abbreviation has no relationship to 
the name of the zone district. Community Commercial 
abbreviation is (GR) and Neighborhood Commercial 
abbreviation is (LR).



|
D R A F T  3  E A S Y  O F  U S E I M P R O V E M E N T S  O V E R
E X I S T I N G  L A N D  D E V E L O P M E N T  C O D E

F E B R U A R Y  1 3 ,  2 0 1 8

Arrange Zones Along a 
Single Spectrum
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Draft 2 creates a single spectrum of zones that can 
respond to specific on-the-ground conditions found 
throughout Austin.

Draft 3 carries forward the single spectrum and have been 
calibrated to specifically address concerns over character, 
scale, proximity, and land uses.

2 2
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NEW ORGANIZATION
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Residential House-Scale (LA-R4)

Residential Multi-Unit (RM1-RM5)

Mixed-Use (MU1-MU5)

Main Street (MS1-MS3)

Regional Center (CC, UC, DC) 

Commercial & Industrial (CR, CW, IF, IG, IH, R&D)

Other (AG, AV, CL, F25, 
P, PR, F25, PUD)

Overlays

Categories:
Zone Districts are organized 
into theme categories

D R A F T  3  P R E V I E W

development.

2 3
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Groups of Zones 
Based on Intensity
(less intense  < • • • • • • • • • > more intense)

ZONE Districts are organized in to 
Categories and Groups

CATEGORIES are overall themes 
such as house-scaled residential 
or mixed-use

GROUPS are zones that share 
common intensities of 
development.

Zones are organized into 
Theme Categories

Zone 
Districts

2 4
D R A F T  3  E A S Y  O F  U S E I M P R O V E M E N T S  O V E R
E X I S T I N G  L A N D  D E V E L O P M E N T  C O D E
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A
B
C
D
E

VARIATIONS ON STANDARDS:
• Lot size
• Form controls (McMansion)
• Setbacks
• Land uses

As a way to nuance differences in community character. 
These variations do the work of existing conditional overlays
and can provide more tailored form and land use controls. 
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Zone 
Group R1 R2 R3

Zone
Districts

R1A
R1B
R1C

R2A
R2B
R2C

R3A
R3B
R3C
R3D

D R A F T  3  E A S Y  O F  U S E I M P R O V E M E N T S  O V E R
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Category: 
Residential House-Scale

Groups: 
Residential 1, 
Residential 2, Residential 3

Zones: 
Residential 1A, 
Residential 1B, 
Residential 1C …

Residential House-Scale

2 6
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Predictable Review 
Process
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Draft 3 improves the application process by:

• Crafting clearer zoning districts with consistent 
standards.

• Land uses have been fine-tuned to consider context.

• Residential review includes developments up to six 
units without a site plan.

• Reorganization of the code for predictability of 
standards.

2 7
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THE CODE
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ü Easier to Use and Understand

üNeighborhood Character 
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Retains and Improves 
Compatibility Standards

D R A F T  3  P R E V I E W

Draft 3 creates a more consistent approach across zones. 
Standards have been recalibrated to improve 
effectiveness.

Refined allowed land uses.

Add landscape requirements within the compatibility 
setbacks. 

Balances the need for additional housing capacity along 
corridors and centers while considering adjacent residential 
areas.

2 9



|
D R A F T  3  C O M M U N I T Y I M P R O V E M E N T S  O V E R
E X I S T I N G  L A N D  D E V E L O P M E N T  C O D E

F E B R U A R Y  1 3 ,  2 0 1 8

D R A F T  3  P R E V I E W

Existing Title 25 DRAFT 3: MS2 DRAFT 3: MS3

50’

15’

30’
50’

15’

30’
50’

3 0
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Improves Small Lot 
Amnesty Protections

D R A F T  3  P R E V I E W 3 1

The new draft incorporates smaller lots sizes 
calibrated from existing small lot conditions found in 
older Austin neighborhoods.

This improvement allows existing homes to be 
considered conforming and allow renovations and 
additions.
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Incentives Retention of 
Existing Homes when 
adding Accessory 
Dwelling Units

D R A F T  3  P R E V I E W 3 2
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Retains and Improves 
Impervious Cover, 
Building Cover and 
Floor Area Ratio 
for House Scale 
Residential zones

D R A F T  3  P R E V I E W 3 3
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Creates a toolbox for 
effective planning in 
the future.
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Draft 3 creates new zoning districts that can be applied in a 
nuanced way to specific areas of the city with a priority on 
small area planning.

3 4
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THE CODE
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ü Easier to Use and Understand

üNeighborhood Character 

ü Environment 
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Enhances the Protection of 
Natural Resources

D R A F T  3  P R E V I E W

• CodeNEXT will carry forward Austin’s historic watershed 
regulations, like the Save Our Springs Ordinance, as well 
as the improvements of the 2013 Watershed Protection
Ordinance. 

• The new code will require sites to beneficially use their 
stormwater on-site for smaller storms, allowing 
opportunity to do more with rainfall, create more 
sustainable developments, and relieve pressure on water 
supply lakes as well as reduce localized flooding.

• Functional Green bring ecological and stormwater benefits 
to urban developments with over 80% impervious cover.

3 6
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Refines Landscape Elements
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The CodeNEXT green infrastructure recommendations 
optimize nature’s ability to provide a healthy ecosystem 
that naturally functions to improve air quality, provide 
habitat, reduce urban temperature, and enhance water 
filtration.

• Landscape and tree planting standards are expanded.

• Prioritize landscape requirements for on-site water 
filtration and tree preservation.

• Functional Green bring additional landscape options to 
urban developments over 80% impervious cover.

3 7
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Strengthens Tree Protection

D R A F T  3  P R E V I E W

Protect and replenish Austin’s urban forest as an integral 
component of our infrastructure that provides social, 
ecological, cultural, and economic benefits

• Increase accessibility by reducing unnecessary 
jargon

• Clarify that Keystone Tree preservation is incentive-
based for single-family development 

3 8
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THE CODE
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ü Easier to Use and Understand

üNeighborhood Character 

ü Environment 

üMobility and Connectivity
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Improves Connectivity
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• Draft 3 promotes new street tree requirements 
to ensure street trees are required with all types 
of development at the subdivision stage.

• Updated street block lengths are context 
sensitive and vary by zone, so neighborhoods will 
be served by an appropriate street layout.

• Improves Pedestrian and Bicycle connectivity

4 0
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Supports Increased Transit 
Ridership Through Enabling 
More Housing Capacity Along 
Corridors

D R A F T  3  P R E V I E W

Draft 3 emphasizes increased housing opportunities and 
a mix of uses along corridors by allowing residential uses 
where only commercial uses are currently allowed.

Improved setbacks, landscaping and height standards 
provide transitions to adjacent residential uses while 
allowing more potential residential development along 
corridors.

4 1
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Improves Standards for 
Accommodating a Variety of 
Mobility Choices
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• Updated Transportation Impact Analysis (TIA) section now 
includes Active Modes requirement that will provide an 
analysis for all modes of transportation. 

• Updated Sidewalk standards to include bicycle facilities 
and urban trail construction/connections.

4 2
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Refines minimum parking 
requirements in zones.

D R A F T  3  P R E V I E W

Draft 3 accommodates a reduction of minimum parking 
requirements in residential zones to minimize impervious cover 
and reduce the cost of providing excess parking if not needed.

Parking reductions prioritized near transit corridors along 1/8th to 
1/4th of a mile from the corridor.

Supports small business by provides allowances for uses under 
2,500 square feet in size.

4 3
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THE CODE
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ü Easier to Use and Understand

üNeighborhood Character 

ü Environment 

üMobility and Connectivity

üHousing Supply, Affordability, and Equity
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Expands Opportunities for 
Appropriately-Sized Accessory 
Dwelling Unit (ADU)
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Current code makes it near impossible to build an ADU as they are either not 
allowed, or the site development standards of the current zones prevent their 
development.

Draft 3 incentivizes where ADUS can be built by allowing them across most 
residential zones and providing standards that make them proportionate to 
the size and scale of the lot allowing for up to a maximum up to 1,100 sq. ft.

In Draft 3, an accessory dwelling unit does not count toward the floor area 
ratio (FAR) limit when the existing house is preserved (existing house must be 
at least 10 years old). 

4 5
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Provide More 
Opportunities for 
Housing

D R A F T  3  P R E V I E W

Draft 3 encourages residential development 
in more places by allowing residential in 
former commercial only districts. This 
approach allows more areas in Austin to 
accommodate growth and help meet the 
goals of Imagine Austin.

4 6

With Affordable Housing
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Expands Affordable Housing Program

D R A F T  3  P R E V I E W 4 7

• Bonuses in more places, including more high-opportunity areas.

• Enhanced bonus effectiveness, including “-A” (VMU-like) bonuses in MU zones.

• Bonus implementation refinement, including proposed NHCD procedures.
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The Citywide Affordable  Housing Bonus 
Program direct ly  implements
4  of 65
affordable  housing  tact ics  deemed 
necessary  in  the Ci ty 's  Housing  Blueprint .

• Explore all possible mechanisms to incentivize the 
development of income-restricted housing

• Implement consistent density bonus programs for centers 
and corridors

• Revise SMART Housing program

• Implement density bonus program for missing middle 
housing
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Most existing density 
bonus programs will 
continue to exist:

• Downtown (included in CodeNEXT)

• UNO (included in CodeNEXT)

• ERC (remains F25)

• NBG (remains F25)

• TODs (remain F25)

• VMUs with COs (remain F25)
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Existing Bonus Programs*

N

~5,600 AcresCurrent Code:

*Does NOT include PUDs and negotiated bonuses
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DRAFT 3 :  MORE PROPOSED BONUS AREAS

N

Current Code:
CodeNEXT D2:
CodeNEXT D3:

~5,600
~24,100
~30,000

Acres

Acres

Acres
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DRAFT 3 :  AREA WITH HEIGHT BONUSES

N

~2,600
~4,100

Acres

Acres

CodeNEXT D2:
CodeNEXT D3:
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DRAFT 3 :  AREA WITH UNIT BONUSES*

N

~15,800
~18,000

Acres

Acres

CodeNEXT D2:
CodeNEXT D3:

*Does NOT include affordable ADU bonus for large lot R1
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DRAFT 3 :  AREA WITH BULK BONUSES

N

~9,400
~11,500

Acres

Acres

CodeNEXT D2:
CodeNEXT D3:
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DRAFT 3 :  MORE BONUS AREA IN  HIGH OPPORTUNITY  LOCATIONS

N

2 0 - S E P - 1 7

Current Code:
CodeNEXT D2:
CodeNEXT D3:

~1,400
~7,900

~15,000

Acres

Acres

Acres

V E R Y  H I G H

H I G H

M O D E R A T E

L O W

V E R Y  L O W

KIRWAN OPPORTUNITY INDEX

% Bonus Acres In 
High / Very High

25%
33%
50%

Acres In High / 
Very High
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THE ZONING MAP

F E B R U A R Y  1 3 ,  2 0 1 8
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üAdopted Policies, Mapping Criteria, Scenarios

üNeighborhood Character

üCorridors and Centers

üContext-based Standards

üHousing Supply and Affordability Outcomes
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Adopted Policies, Mapping 
Criteria, Scenarios

• EXISTING ADOPTED POLICIES + MAPPING 
CRITERIA  + PUBLIC INPUT informed and 
improved the staff recommendation map.

• The PC Working Group process contributed to 
the creation of a new approach and tool for 
evaluating trade-offs between different 
priorities and their effects on potential housing 
capacity.

• The tools will continue to inform refinements 
to the Zoning Map throughout the PC/ZAP and 
City Council deliberations.
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Neighborhood Character
Mapping of the improved zones strengthens and 
supports neighborhoods while providing more housing 
supply and diverse options.
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Corridors and Centers
Mapping of the improved zones prioritizes adding 
capacity in Imagine Austin Corridors and Centers to 
support more mobility options (esp. transit, walking, 
biking) and a more “Compact and Connected” Austin in 
the future.
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Context-based Standards
Mapping of the improved zones applies contextually 
appropriate Use, Parking, and Design Standards.
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Housing Supply and 
Affordability Outcomes
Mapping of the improved zones provides the 135k 
housing capacity goal identified in the Strategic 
Housing Plan
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HOUSING SUPPLY AND 
AFFORDABILITY OUTCOMES

F E B R U A R Y  1 3 ,  2 0 1 8

6 2
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HOUSING CAPACITY

Source: City of Seattle

STRATEGIC HOUSING 
BLUEPRINT

CAPACITY              FORECAST 

CAPACITY              FORECAST =2x 
(OR MORE)



|DRAFT 3:
A HIGH LEVEL LOOK

BASE UNIT CAPACITY:

BONUS UNIT CAPACITY:

AFFORDABLE UNIT CAPACITY:

TOTAL UNIT CAPACITY:

200,000

87,000

6,000

287,000

NEAREST 
EQUIVALENCY:

Current Code With 
Draft 2 Language

140,000

5,000

1,500

145,000

DRAFT 3:
Staff Recommended 

Map and Code Language

NEAREST 
EQUIVALENCY
DRAFT 3

BASE HOUSING UNIT 
CAPACITY

6 4
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C O M P L E T E  C O M M U N I T I E S

C o m p a c t  &
C o n n e c t e d

H e a l t h y
A u s t i n

C r e a t i v e  
E c o n o m yT

H
R

IV
IN

G

W a t e r

Environment

Workforce Affordability

P AT H S  T O  P R O S P E R I T Y

N
A

T
U

R
E

 IN
T

O
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Y
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NEAREST 
EQUIVALENCY
DRAFT 3

THRIVING AUSTIN 6 6
BASE HOUSING UNIT 
CAPACITY NEAR 
SCHOOLS

Housing unit capacity 
within 1/2 mile of grocery 
stores

Housing unit capacity 
within 1/8 mile of AISD 
schools

Employment 
Capacity in 
Mixed Use 
Development
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5.6%

4.3%

Percent of Capacity 
Impacted by Floodplains*

Nearest Equivalency

Draft 3

Average Household 
Water Use (Gallons)

NEAREST 
EQUIVALENCY
DRAFT 3

NATURE IN THE CITY 6 7

Housing unit capacity 
within 1/4 mile of parks

BASE HOUSING UNIT 
CAPACITY NEAR
PARKS

*based on City of Austin’s “Fully Developed Floodplains”
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NEAREST 
EQUIVALENCY
DRAFT 3

EMPLOYMENT 
ACCESSIBILITY
(30 Minute Transit Trip)

PATHS TO PROSPERITY 6 86 8

Long-Term Affordable 
Housing Capacity

Affordable Unit Capacity 
within 1/2 mile of 
frequent transit

Employment Accessible 
within 30 Minute 
Transit Trip*

City-Wide-Average

*based on Capital Metro’s Connections 2025 Network
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NEAREST 
EQUIVALENCY
DRAFT 3

COMPACT AND CONNECTED 6 9
BASE HOUSING UNIT 
CAPACITY IN 
IA CENTERS

Unit capacity within 1/2 
mile of current and future 
rapid transit corridors

Unit capacity within 1/2 
mile of Imagine Austin 
Corridors

Unit capacity within 
Imagine Austin Centers
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PLANNING COMMISSION EVALUATION HOUSING REPORT CARD

ADDITIONAL INDICATORS

• Household Vehicle Miles Traveled (VMT)
• Household Transit Use
• Tax Revenue Capacity
• Impervious Cover
• And more…
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NEXT STEPS

F A L L  2 0 1 7

7 1
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N E X T  S T E P S

Code Text 
Draft 3
February 12, 2018

Code Map
Draft 3
February 12, 2018

Adoption Process
Starts April 2018:
• Planning Commission
• Zoning & Platting 

Commission
• Environmental Commission
• Historic Landmark 

Commission
• City Council

7 2


