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PROJECT AT-A-CLANCE
Please answer questions in spacc proviclccl, Answcrs to all qucstions should bc typcd or writtcn dircctly on the fornrs. lf thc forms are not
used and answers are typed on a scparatc pagc, cach answer must bc prcccclccl by thc qucstion to which it responds, and thc lcngth of each
answer should be limited to thc arca proviclccl on the original forrn.

NOTE: This sheet and a selected i¡nas.e will be sent to the Contntittee in advance.

proiect Name LYdia Street Alley Flat

Address 904-B Lvdia Street Cirv/Sratc/Ztp Austin, Texas 7 87 02

1. Cive a brief overview of thc projcct.

The Alley Flat lnitiative (AFl) is an award-winning partnership between the University of Texas Center for Sustainable
Development (UTCSD), the Guadalupe Neighborhood Development Corporation (GNDC), and the Austin Community Design and
Development Center (ACDDC) that seeks to increase the development of sustainable, affordable infill housing in Austin, Texas.
"Alley Flats" (commonly known as "granny flats" or "mother-in-law apartments") are detached secondary dwelling units of 850
square feet or less, built on underutilized lots in which the existing structures cover less than 30% of the lot. Accessed from
Austin's e)densive network of alleys, these flats can be built by homeowners on the back of their lols to house family members
and/or generate rental income, helping to prevent gentrification in threatened minority neighborhoods. The long-term objective of
the AFI is to create a flexible and self- perpetuating delivery system for sustainable and affordable housing that will include not
only efficient housing designs constructed with sustainable technologies, but also innovative methods of financing and home
ownership that equitably benefit all neighborhoods in Austin.

The Lydia Street Alley Flat, the second of lwo Alley Flat prototypes intended to vet the concept before the delivery system was
implemented citywide, was completed in 2009. Located on Lydia Street in the Guadalupe Neighborhood on Austin's east side,
Alley Flat no. 2 is a 600 square foot, one-bedroom/one-bathroom home designed by students at the University of Texas School of
Architecture. A local contractor worked with University of Texas students to complete the construction. The design is fully
accessible for mobility impairments and earned a five star rating out of a possible five stars from the Austin Energy Green Building
Program. lt is S.M.A.R.T. (Safe, Mixed-income, Accessible, Reasonably-priced, Transit-oriented) housing cerlified by the City of
Austin as meeting and exceeding energy provisions articulated in the City's 2020 Climate Protection Plan, and features rain
barrels, low VOC paints, adhesives and sealants, a natural concrete stain, spray foam insulation, a reflective metal roof, high
performance windows, and a durable terra cotta rain screen. The home is a true "granny flat," since it was designed to provide
affordable housing for the elderly grandmother of the family living in the primary house, and is owned by the Guadalupe
N eighborhood Development Corporation.

2. Why does the project merit thc Rucly Bruner Awarc! for IJrban F-xcellence ? (Yr>r.r may wish to consiclcr such factors as: cffcct on thc
urban environment; innovativc or uniquc approachcs to any aspcct of projcct clcvcio¡tmcrrt; ncw ancl crcativc a¡tproachcs to urban
issucs; design qual ity.)

Although small in size, the Lydia Street Alley Flat's ability to act as a model for sustainable, atfordable infill land use both in Austin
and across the country is very large. The Lydia Street Alley Flat provides a beautiful and affordable housing solution that speaks
to the challenges of gentrificaton pressures in Austin, while at the same time weaving sustainable, atfordable, well-designed infill
housing into Austin's exist¡ng urban fabric in a culturally sensitive manner. The Lydia Street Alley Flat respects and enhances the
unique architectural and cultural characler of Austin's Guadalupe neighborhood while transforming and energizing the neglected
alleyway - all while providing affordable, accessible, sustainable infill housing that allows current residents to stay in their
neighborhood, despite extreme gentrification pressures. The Lydia Street Alley Flat serves as a model of how to maintain and
strengthen a distinctive community's strong sense of place.

The Lydia Street Alley Flat is unique not only because of its inventive design, but also because of the inclusive system of
decision-making and collaboration through which the project was developed. lt was designed and built as part of a collaborative
development process that included a cooperative of non-profits, advocacy organizations, and the University of Texas at Austin,
This unique approach to project development not only yielded a beautiful, sustainable, and affordable design, but also provided
community housing development organizations with the tools to use land more creatively and to engage a more sustainable
model of development. ln addition, the development and construclion of the Lydia Street Alley Flat engaged UT Austin students
in both community-based design-build studios and research seminars, helping to inspire a new generation of architects interesled
in public interest design. Through their experience designing and building the Lydia Slreet Alley Flat, students developed the
tools to leverage the practical and ethical complications of public service as a means to heighten the quality of their work by
seeking innovative design solutions that positively impact larger social problems.
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PROJECT DESCRTPTTON

Please answer qucstions in spacc providcd. Answcrs to all qucstions should bc typcd or writtcn dircctly on thc forms. lf thc forms arc not
used and answers are typed on a separatc pagc, cach answer must l¡c prcccdcd by thc qucstion to which it responds, and thc lcngth of cach
answer should be limited to thc arca providcd on the original fornr.

1. Describe the underlying valucs and goals of thc projcct. What, if any, signifcant tradc-offs wcrc rcquircd to implement thc project?

The goal of the Lydia StreetAlley Flat is to provide affordable and environmentally responsible infill housing,
designed as an integral part of its ecological, cultural, and political context, The long-term objective of the Alley
Flat lnitiative is to build on the success of the Lydia Street Alley Flat to create a flexible and self- perpetuat¡ng
delivery system for sustainable and affordable housing that will include not only efficient housing designs
constructed with sustainable technologies, but also innovative methods of financing and home ownership that
equitably benefit all neighborhoods in Austin. A sustainable housing delivery system would enable local nonprofit
institutions to build a network of perpetually affordable, energy-efficient units. lt would also enable homeowners
throughout the city to develop modest, green flats like the Lydia Street Alley Flat to help absorb housing demand
more evenly across town.

There are, of course, many challenges to achieving affordable and sustainable infill housing in Austin. For
many residents in gentrifying neighborhoods, green design is seen as an elitist concept that only a select group
can afford. ln addition, many Austin residents do not perceive urban density as desirable, assuming that
increased density means tall towers instead of smaller-scale residential neighborhoods. lncreasing density
without increasing building heights is one of the primary barriers to public acceptance of density and sustainable
land use. Yet without increased density and urban housing options, sprawl and traffic congestion will increase,
resulting in a larger regional carbon footprint.

The design of the Lydia StreetAlley Flat also required negotiation between sustainable design goals, budget
constraints, the architectural objectives of the designers, and the existing community's desire for infill housing that
is in keeping with the traditional bungalows that make up the majority of the neighborhood's building stock.
Although the collaborative development process yielded a successful design, it required ongoing negotiation and
partnership building in order to ensure that all stakeholders'goals were met by the final design.

2. Briefly dcscribc the projcct's url¡an contcxt. llow has thc projcct inrpactcd thc local c<lrnrnunity? Who clocs thc projcct scrvc? llow
nrany peoplc are scrved by tlrc projcct?

The City of Austin's urban environment is changing at a rapid pace, and the availability and accessibility of
affordable housing options for Austin residents is an ongoing challenge. Housing costs in Austin have risen by
90% in the past 10 years, three times faster than the median family income. Working families have to move
further away from the city core, where jobs and city services are located. This inequitable development pattern not
only threatens the culture and diversity of the City, but also exacerbates the environmental problems of suburban
sprawl. The Lydia Street Alley Flat ¡llustrates how the abandoned alleyways of Austin provide an opportunity to
increase the density of gentrifying urban neighborhoods through affordable infill housing development -
transforming urban problems into a creative solution.

Alley Flats, including the Lydia Street Alley Flat, take advantage of development tools already used by the City
of Austin to "fill in" vacant and underutilized lots to encourage growth inside the city. The Lydia Street Alley Flat is
not only sustainable and affordable, thoughtfully designed and beautiful, but it also empowers a lower income
resident to stay in her community. lt leads by example - a GIS analysis by UT graduate students documents that
there are roughly 42,000lots in Austin that could support Alley Flats - and at this scale, the AFI could significantly
reduce suburban sprawl and provide rental income opportunities for lower income families that could help to offset
the cost of rising property taxes. A recent housing market study estimated that Austin has an affordable housing
gap of over 35,000 units, and although the AFI does not claim to be the only solution needed to fill this gap, this
type of housing could certainly contribute to the housing needed to serve Austin's working families.

Overall, the AFI contributes to sustainable development in the City of Austin by: supporting a dynamic economy
by maintaining population, jobs, and businesses within the city; providing convenient access to basic services and
jobs; reducing the cost of transportation; providing opportunities that subsidize property tax íncreases; helping to
provide a more diverse housing supply and allowing more area residents to live in the central city at an affordable
price in a well-designed home; protecting the environment by reducing air pollution produced from commuter
traffic; and preventing degradation of undeveloped areas and preserving open space. The AFI has already
reached over 1100 individuals through public presentations, focus groups, and classes at UTAustin, and over 100
community members attended a housewarming at the Lydia Street Alley Flat. And now that the community has
successfully vetted the second prototype, ten more alley flats are already in development.
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PROJ ECT DESCRI PTION (coN'D)

3. Describe thc key clements of the dcvclopment proccss, including cornmunity participation whcrc appropriate.

The Lydia Street Alley Flat serves as a prototype alley flat, showcasing both the innovative design and environmental sustainability features
of the alley flat homes. The AFI and ¡ts partner organizations were collaboratively responsible for the design and development process of the
Lydia Street Alley Flat. ln 2007, undergraduate and graduate architecture students participated in a community-based Alley Flat design studio,
which resulted ¡n the design for the Alley Flat. ln addition to cost and sustainability, students were encouraged to design the Lydia Street Alley
Flat in a manner that respects the historic neighborhood character. Reviews were held in the community to get the feedback of potential
clientele, who often have very different aesthetic standards than the architecture faculty, lt is the negotiation of all of these values and
constraints that challenged the students to find new, creative solutions in the design of the Lydia Street Alley Flat. The design studio was
followed by a summer build, in which students helped a local builder to complete construction of the Lydia Street Alley Flat. The Alley Flat
Coordinator served as supervisor and on-site arch¡tect for the build.

Building on the success of the first two alley flats, the AFI is currently working to develop consensus around the creation of a city policy or
program that would make green, affordable, infill housing easier to build in Austin. Recognizing lhat it is critical to engage the community of
homeowners, policymakers, architects, and various atfiliated non-profits and businesses as deeply and as broadly as possible, the goal is
strong, grassroots support and widespread buy-in for affordable, sustainable, community-enhancing development in Austin. To this end, in
addition to publications and presentations, the AFI mounted an exhibition at Austin City Hall 26 March through 9 April 2010 that provided city
staff, community stakeholders and the Comprehensive Plan Citizens Advisory Taskforce with data and rationale to modify the ex¡sting
S M.A.R T. Housing ordinance to better serve the combined needs of city policy regarding workforce housing and the 2020 Climate Protection
Plan. The two-week visual exhibit explored Austin's current affordable housing shorlfall and showcased Alley Flat designs as a potential
solution. The Opening Celebration welcomed over 1 50 community members, city statfers, affordable housing advocates, and University
students and faculty to join in the dialog about Austin's afiordable housing shortage, creative infill strategies, and the AFI's accomplishments.

4. Describe thc financing of thc projcct. Plcasc includc all funcling sourccs and squarc foot costs whcrc applicablc.

Lydia Street Alley Flat was built for $85,000, or $133 per square foot, not including donations of $5,000. lt is
offered for rent below 30% of the Austin Median Family lncome level, and was primarily funded by Rental Housing
Development Assistance funds from the City of Austin, as well as private donations. lt represents a new design
solution that creates green, affordable housing in a city with rising property taxes and the related pressures of
gentrification.

All Alley Flats constructed under the AFI must be rented at 80% or below of Austin area median family tncome,
and the Lydia Street Alley Flat is no exception. Because of its affordability requirements, this alley flat helps to
increase the amount of high quality, affordable housing in Central Austin. Financing for the Lydia Street Alley Flat
was provided by a 2006 City of Austin Bond lssue to stimulate S.M.A.R.T. housing. The AFI also paves the way for
for-profit developers interested in developing affordable infill housing in Austin, and the Lydia Street Alley Flat
provides a prototype model for interested developers.

All Alley Flats are designed to be affordable to community members making 8Oo/" or less than the median family
income. Alley Flats are also designed to use 40% less energy and 21o/o less water than a minimally code
compliant home.

.5. ls thc projcct uniquc and/or docs it addrcss si¡;nificant urban issucs? ls the rnoclcl ada¡ttablc to otlrcr urban scttings?

The AFI has been designed to be replicable in other communities, and the Lydia Street Alley Flat provides a visible
model for urban sustainability with affordable, livable, high-quality hous¡ng. Although every commun¡ty is different,
a major goal of the project is to produce prototype Alley Flats, as well as a planning and delivery process, that
would be applicable in other communities. Although Santa Cruz developed the first public policy regarding alley
flat development years ago, the Austin AFI has already become the leader in green, atfordable housing infill
development because of this prolific collaborative model. Public Architecture, a national design non-piofit based in
San Francisco, has made building affordable, sustainable infill housing one of their main priorities and is using our
lnitiative as their national model. At the Alley Flat Exhibition held at Austin's City Hall this March, John Peterson,
the Founder and President of Public Architecture, spoke about the national importance of the AFI and its value as
a model from which other cities should draw inspiration.

t4



2011
RUDY BRUNER AWARD  

AWARD USE



Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each 
answer should be limited to the area provided.

Please separate this page from the rest of the application. Award Use should be submitted in a sealed envelope along with the application 
materials. It will not be used in judging entries or be seen by members of the Selection Committee.

Please describe how Award monies will be used to benefit the project.  (The Award check will be made out to the Applicant unless otherwise 
specified.)

** This statement should be signed by the applicant. Photocopies or facsimile copies of the statement with original signature is acceptable.   
  Award Use statement should be submitted in a sealed envelope along with the application materials. 

Name and Title

AWARD USE

Date
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1 PUBLIC AGENCY PERSPECTIVE 


Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form. 

This sheet is to be filled out by a staff representative of a public agency directly involved in the financing, design review, or public approvals 
that affected this project. 

Rebecca Giello Acting Assistant Director 

Organization City of Austin Neighborhood Housing & Comm. Devel. Telephone ( 512 ) 974-3100 

Address 1 000 E. 11 th St. CityiStatelZlP Austin, TX 78702 

Fax ( E-mail rebecca.giello@cLaustin.tx.us 
ru..-tf.n,r-R-...mer Foundation permission to use, reproduce, or make available for reproduction or use by others, for 

applicant warrants that the applicant has full power and authority to submit the 
,--"_.._e?e righ ermissions. 

Date 

1. What role did your a ncy play in the development of this project? Describe any requirements made of this project by your agency 
(e.g., zoning, public participation, public benefits, impact statements). 

The mission of the City of Austin's Neighborhood Housing and Community Development office is to provide 
housing, community development, and small business development services to benefit eligible residents providing 
access to livable neighborhoods and increase their opportunities for self-sufficiency. To implement this mission, the 
agency oversees a number of housing and economic development programs, including affordable housing funding 
and oversight through the Austin Housing Finance Corporation (AHFC). In 2009, AHFC allocated $60,000 of 
General Obligation Bond funding to construct the Lydia Street Alley Flat, owned by the Guadalupe Neighborhood 
Development Corporation (GNDC). GNDC committed to rent the unit for 99 years at an affordable rate for those at 
50% median family income and below. As an AHFC-funded project, GNDC was also required to participate in the 
City's S.MAR.T. housing program. The S.M.A.R.T. (Safe, Mixed-income, Accessible, Reasonably-priced, 
Transit-oriented) housing developer incentive program is a nationally recognized program designed to stimulate 
the production of affordable housing for low and moderate income residents of Austin. The program provides 
technical assistance during the design, development, and permitting process. To meet SMART housing program 
requirements, the Lydia Street Alley Flat was designed to be fully accessible for mobility impairments and satisfy a 
minimum of one star on the Austin Energy Green Building Program checklist. 

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project? How 
did your agency participate in making them? 

This project and the Alley Flat Initiative at large propose a new sustainable, green affordable housing alternative for 
Austin. In contrast to green field development, the Alley Flat Initiative advocates for infill housing through 
secondary apartments as one of many solutions to Austin's affordable housing crisis. 

With a vision for hundreds of Alley Flats with Austin's urban core, the Initiative intends to improve integration of 
sustainable design practices at multiple scales. The City's S.MAR.T. housing program assists in the development 
of sustainable housing options and advocates for connected, transit oriented, high quality designs. 

In financially supporting this project's construction, our contribution per unit was key to the overall construction 
budget. With a total project budget of $85,000, our $60,000 of funding supports single-family development. GNDC 
and other supporters leveraged an additional $25,000 to complete construction. 
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PUBLIC AGENCY PERSPECTIVE (CONT'D) 

3. Describe the project's impact on your city. Please be as specific as possible. 

The project's most direct impact is providing a safe, affordable home for a low~income Austinite. The unit has been 
well-received by the current resident, an wheelchair-bound, elderly grandmother. Due to the City's long-term 
affordability requirements, the unit is guaranteed to be rented to an income eligible household for a minimum 
period of 99 years. In addition, utility payments are minimized for the household due to green building and other 
energy efficient features in the unit. 

At the community level, the project's success has impacted local residents and the general public's view of 
affordable housing in the urban core. At the neighborhood scale, the project exemplifies well-designed affordable 
housing that maintains neighborhood character and increases density. The project is an alternative to large scale, 
multi-family housing, often associated with negative connotations connected to affordable housing and difficult to 
introduce in existing single family neighborhoods. The unit is well-integrated and complements the surrounding, 
historic neighborhood. 

4. Did this project result in new models of publidprivate partnerships? Are there aspects of this project that would be instructive to 
agencies like yours in other cities? 

The Lydia Street Alley Flat is our first completed project with the Alley Flat Initiative through the project owner, 
Guadalupe Neighborhood Development Corporation. The mission and approach of AFI and its partnerships with 
Community Housing Development Organizations (CHDOs) is a unique delivery system for affordable secondary 
apartments. AFI provides the design and project management services, including coordination with SMART 
housing. AHFC assists AFI and GNDC through SMART housing certification and financial resources for 
construction. GNDC provides the land and property management to maintain long term affordability. 

We have included the Lydia Street Alley Flat on our "Return on Investment" website, documenting the successful 
use of public funding in affordable housing projects. As a key tool to create and retain affordability in Austin, the 
project is exemplary of anti-sprawl development and raises the bar for sustainable infill development and green 
design practices in affordable housing. 

5. What do you consider to be the most and least successful aspects of this project? 

Components that led to the project's success include: fiscally responsible use of public funding, high-quality 
construction by a local East Austin contractor, completion contributes to momentum of the Initiative, achieved five 
stars on the Austin Energy Green Building Program, and successful example of infill housing. 

A challenge facing the project is the ability to replicate the project on a larger scale and especially in higher-income 
and higher-opportunity neighborhoods. In addition, the possibility of unforeseen costs related to infrastructure 
improvements when the alley flat is created on the secondary infill lot. 
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Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form.

This sheet is to be filled out by a staff representative of a public agency directly involved in the financing, design review, or public approvals 
that affected this project.

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions.

Signature	 Date

1.	What role did your agency play in the development of this project? Describe any requirements made of this project by your agency 		
	 (e.g., zoning, public participation, public benefits, impact statements).

 

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project?  How 		
 	 did your agency participate in making them?

PUBLIC AGENCY PERSPECTIVE
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3.	Describe the project’s impact on your city. Please be as specific as possible.

4.	Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive to       		
	 agencies like yours in other cities?

   

5.	What do you consider to be the most and least successful aspects of this project?

PUBLIC AGENCY PERSPECTIVE (CONT’D)
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Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form.

This sheet is to be filled out by the person who took primary responsibility for project financing or is a representative of the group which did.

Name	 Title

Organization	 Telephone   (           )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions.

Signature                                                                                                    	 Date

1. What role did you or your company play in the development of this project? Describe the scope of involvement.

2.	What trade-offs or compromises were required during the development of the project?

DEVELOPER PERSPECTIVE
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3.	How was the project financed? What, if any, innovative means of financing were used? 

4.	What do you consider to be the most and least successful aspects of the project?		

DEVELOPER PERSPECTIVE (CONT’D)
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ARCHITECT OR DESIGNER PERSPECTIVE
Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form.

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, or other services. 

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (          )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions.

Signature	 Date

1.	Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc.

2.	Describe the most important social and programmatic functions of the design.

28



3.	Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project.

4.	 Describe the ways in which the design relates to its urban context.

ARCHITECT OR DESIGNER PERSPECTIVE (CONT’D)
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Austin's lnfill Housing Potential
By neighborhood planning area
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GIS analysis by UT Austin graduate students shows roughly 42,000 lots in Austin that could support Alley Flats.
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Alley Flats for Families

lmage 1: Mrs.
Rentaria, family
memberg Alley

Flat partners, and
Congressman

Doggett at the Lydía
Street Alley Flat
Ribbon cutting.

lmagc 2: UniverslÇ
ofTexas at Austin

summer design-build
studio students in
front of the Lydia
Street Alley Flat.

lmagc 3:The Lydia
Street Alley Flat after

completion.

lmlgc43 UnlverslÇ
ofTexas at Austin
students install a

fence at the Lydla
Street Alley Flat.

The Lydia Street Alley Flat was designed by students
at The University of Texas at Austin. lt was awarded
5 stars in Austin Energy's Green Building program.
The Lydia Street Alley Flat is rented at 300/o MFI and
is a true granny-flat, designed and built for Mrs.
Rentaria, the elderly grandmother of the family in
the front house. While all Alley Flats are built to be
visitable, to meet Mrs. Rentaria's needs her Alley Flat
is fully handicapped accessible.

Congressman Doggett, many Alley Flat partners,
and four generations of the Renteria family were on
hand to celebrate the ribbon cutting of the Lydia
Street Alley Flat with Mrs. Rentaria. Her son, Mario
Rentaria, says that for Mrs, Rentaria:

"the Alley Flat means comfort ... lt's just a matter of
still belng part of the famlly, of the neighborhood
family ... She's near her grandchildren, she's

connected to the nelghborhood."

lmrgq Earb¡ra Wll3on

lmage: Mlchael Gatto
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Urban Placemaking in Austin's Alleyways

lmàge: Br¿d Deàl

Existing Condition: Central East Austin Alley overlooking development to the west.

lmà9e: lJnlverrity ofTexàs ât Aul¡n Alle/ Flàt Sludio

Student Conceptual Rendering: Alley network incorporates affordable and sustainable housing,
urban agriculturg composting, stormwater management and community gathering spaces
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GNDC - Lydia Street Alley Flat

Development: GNDC - Lydia Street Alley Flat

Award
Recipient: Guadalupe Neighborhood Development Corporation

Development
Profile:

Rental housing; new construction. Investing in the Alley Flat Initiative is a key tool to create and retain
affordability in Austin. This newly-constructed, single-family rental unit in Central East Austin offers green,
sustainable living to very low income individuals.
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Total Housing
Units: 1

Investment
Impact: 1 affordable unit at 99 years

Affordability: 50% median family income or less

Location: 904 Lydia St., Austin, TX 78702

Source of
Funding: General Obligation Bonds

Amount
Awarded: $60,000

Project
Status: Construction complete
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Collaboration Between School of Architecture and City of Austin Addresses
Sustainability, Affordable Housing and Urban Sprawl

March 22, 2010

AUSTIN, Texas — The Alley Flat Initiative, a building program that has introduced green, affordable housing to East
Austin, has created new model for urban development, according to the Center for Sustainable Development at The
University of Texas at Austin.

Alley flats are small, detached secondary residential units, often accessed from Austin's extensive network of underused
alleys. They are carefully designed to use 40 percent less energy and 20 percent less water, minimizing the ecological
footprint of the building.

Two flats that received the highest rating from the Austin Energy Green Building Program are being rented to low-income
households in East Austin. Ten more of these green, affordable units are in some stage of design or development.

The initiative includes not only efficient housing designs constructed with sustainable technologies, but also innovative
methods of financing and home ownership that can benefit all Austin neighborhoods, and ideally, can be used as
prototypes for any city in the United States grappling with urban sprawl.

The Alley Flat Initiative, conceived in 2005 as a challenge for architecture students to design sustainable, affordable
housing in East Austin, grew into an award-winning collaboration among the Center for Sustainable Development, the
Austin Community Design and Development Center and the Guadalupe Development Corporation.

The initiative simultaneously addresses issues of sustainability, high cost of living and urban sprawl in central Austin
neighborhoods.

The Sierra Club recently identified Austin as one of the most "sprawl-threatened" cities in the country, meaning it is
crucial for future land use patterns to find ways to increase density without losing the character of the neighborhoods or
doing further harm to the environment.

"In the last 10 years, housing prices have increased nearly 85 percent while the median family income increased only 25
percent," said Barbara Brown Wilson, assistant director of the Center for Sustainable Development. "As a result, families
in Austin are finding it increasingly difficult to afford to live within the city limits and are moving farther out, threatening
Austin's diversity and character.

"In addition, the recession has also drastically increased the percentage of multigenerational homes, making alley flats
ideal models of housing for families who find themselves coping with job loss and foreclosures."

In 2008, the Alley Flat Initiative received an award for Excellence in Green Building Pedagogy from the United States
Green Building Council. The initiative received the Envision Central Texas Community Stewardship Award for
Redevelopment in May 2009.

Editor's Note: The Alley Flat Initiative exhibition will be unveiled from 6-8 p.m. on March 26 at Austin's City Hall. The
exhibit runs from March 26 to April 9.

For more information, contact: Amy Crossette, School of Architecture, School of Information, 512-573-1078.

Office of Public Affairs
P.O. Box Z

Austin, TX 78713

512-471-3151
Fax 512-471-5812

http://www.utexas.edu/
http://soa.utexas.edu/csd/research/alley-flat
http://soa.utexas.edu/csd/index/
http://www.acddc.org/
http://www.texashousing.org/livingcrisis/Austin-GNDC/
mailto:amyc@mail.utexas.edu
http://www.utexas.edu/opa/
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ALLEY FLATS AND URBAN GROWTH

Austin, TX

With the “McMansion” ordinance possibly expanding south, some
Austinites are exploring other ways to accommodate rapid urban
growth.

Joan Owens is the Secretary of the Southwood Neighborhood
Association. She wants the city to enforce the McMansion ordinance
in her area, but she says she’s not against urban density.

“A number of our neighbors have garage apartments, granny flats, in-
law units, stuff like that,” Owens pointed out during an interview with
KUT.

If the McMansion Ordinance begins to apply to more of the city, those
traditional forms of infill housing may become more appealing to
property owners and renters.

Sarah Gamble coordinates the Alley Flat Initiative at the Austin
Community Design and Development Center. She’d like to see more
property owners building smaller rentals on their land.

“We can create these really efficient affordable units for people and
families that have lived in neighborhoods for generations,” said
Gamble.

The initiative helps property owners develop housing on existing residential plots, but only if they commit to
green building principles and charging affordable rents. In exchange, the City of Austin can waive
development fees and expedite building reviews. The city also has a fund to help subsidize affordable rental
development that has, in the past, been very successful. So successful, that it’s out of money.

But Rebecca Giello with Austin Neighborhood Housing and Community Development says her department
is expecting more funding for that in fiscal year 2011. In the meantime City Council will take up the
McMansion expansion this Thursday.

— Mose Buchele
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Rachel Colson/The Daily Texan

Congressman Lloyd Doggett, Mario
Renteria, Mark Rogers, Margaret Renteria
and Sarah Gamble prepare for the ribbon
cutting to celebrate the completion an
energy-efficient housing project in East
Austin.

Building group unveils ‘sustainable’
housing prototype
By Dylan Clement

Daily Texan Staff

Published: Friday, August 28, 2009
Updated: Wednesday, September 23, 2009

A sustainable building group affiliated with UT’s School of
Architecture unveiled a prototype of an environmentally-
friendly housing project in East Austin on Thursday.

More than 140 people, including U.S. Rep. Lloyd Doggett,
D-Texas, celebrated the completion of the Lydia Street
house, constructed by the Alley Flat Initiative, whose goal
is to provide sustainable, green, reasonably-priced housing
alternatives for Austin.

UT architecture students designed the basic form of the
house in spring of 2007. Another group of architecture
students participated in the construction of the project for
five weeks this summer. They painted the house, installed
the fence, built the portico over the door and designed and
formed the entire landscape of the property.

Steven Moore, co-director of the UT Center for Sustainable
Development, said the housing prototypes created by the initiative are affordable and green
because of their design, the materials used to build them and technical systems installed in them,
including high-efficiency air conditioners and low-flush toilets.

Strategically placed windows and shades, combined with high volumes of space inside the
building, decreases the need for air conditioning. Such innovations and a myriad of others allowed
the new house to receive a five star efficiency rating from Austin Energy, the city’s electricity
provider.

The Lydia Street house was the second sustainable-building project Alley Flat has completed. It
unveiled the first prototype home, also in East Austin, in June 2008.

Aside from providing “greener” housing designs, the Alley Flat Initiative helps the greater Austin
community by creating housing within the city limits, Moore said.

“We can make our cities denser, without making the city dramatically different,” he said.
Traditionally, “we go out to the urban edge where land is cheaper and we make new streets and
extend water lines, all of which are hugely expensive projects.”

Jobs and internships for students - click here

Log In |
Register
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extend water lines, all of which are hugely expensive projects.”

Despite the smaller environmental impact of the prototype home and more efficient energy use, it
remains to be seen what gains the initiative can make on a larger scale. Despite this, Sarah
Gamble, Alley Flat Initiative coordinator, remained optimistic and said the first step toward solving
global environmental concerns is knowledge.

“A primary component of the Alley Flat Initiative is advocacy and education,” she said.

In an e-mail, Doggett said the program was “an example of the best of what Austin has to offer,
and an important reminder that Austin is at the forefront of moving Texas toward a future that is a
vibrant shade of green.”
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	Award Use Narrative: Award funds will be used to sustain funding for the position of AFI Coordinator – a critical component of ensuring that the Initiative can continue providing the outstanding level of service to the Austin community and beyond.

Currently, the AFI Coordinator facilitates the design and construction of individual Alley Flat units (including Alley Flat no. 2) as well as the provision of a few basic educational seminars to neighborhoods and civic leaders.  The National Endowment for the Arts has funded this crucial position for the past year, but that funding recently ended.  

Support from the Bruner Foundation through the Rudy Bruner award will enable the AFI Coordinator to grow beyond design and development work to better advocate for policies that make Alley Flats even more viable in Austin, and to provide outreach and educational opportunities to homeowners and urban practitioners across the city.

Most importantly, this funding will allow the AFI Coordinator to pursue the long-term objective of the Alley Flat Initiative: creating an adaptive and self-perpetuating system for sustainable and affordable housing in Austin.  The “delivery system” would include not only efficient housing designs constructed with sustainable technologies, but also innovative methods of financing and home ownership that benefit all neighborhoods in Austin.  One idea slated for further exploration is the ‘Eastside House Farm,’ a prefab factory that would provide community education opportunities and green jobs, while also allowing for economies of scale that lower the per-unit price of the alley flats.  

The AFI will investigate different financial models and the financial implications of bringing the Alley Flat Initiative to scale, including: the impact of rental income on gentrification trends, impact of Alley Flats on property taxes, financing scenarios, and financial subsidy and incentives available.  Answering these questions will help Austin to build on the success of projects like the Lydia Street Alley Flat and bring the AFI to scale, while also providing information for for-profit developers interested in providing infill housing, while also increasing the quantity and quality of affordable, green housing in central Austin.

	AU Name and Title: 
	AU Sign Date: 12/09/2010
	AD Name: Steven Moore
	AD Title: AFI Founder/Professor in Architecture
	AD Org: The University of Texas at Austin
	AD Phone Area: 512
	AD Phone: 471-0184
	AD Address: 1 University Station B7500
	AD City/State/Zip: Austin, TX 78712
	AD Fax Area: 512
	AD Fax: 471-0716
	AD Email: samoore@austin.utexas.edu
	AD Sign Date: December 8th, 2011
	AD Design Concept: The Alley Flat Initiative intends to limit both environmental degradation and gentrification in rapidly gentrifying neighborhoods of the city through development of sustainable and affordable infill housing.  The Lydia Street Alley Flat is a prototype for a housing delivery system that demonstrates not only how this sort of housing might fit into the neighborhood fabric, but also that high quality, green housing can be beautiful, energy efficient and affordable.  

The flat is a 600 sf single family home designed by students at UT in cooperation with our partners at ACDDC and GNDC and a myriad of community stakeholders.  Materials were chosen to balance affordability, environmental and cultural sensitivity, and durability.  Green design features include: rain barrels, low VOC paints, adhesives and sealants, natural concrete stain, spray foam insulation, reflective metal roof, high performance windows, and a durable terra cotta rain screen that also adds a nice eclectic aesthetic to the home that fits in well in this arts-oriented community.  Because of these green features, and the reclaimed wood used to make the terrace structure, fencing, and the ramp providing access into the back house, the Austin Energy Green Building Program gave the small home its highest rating: five stars.  
	AD Programmatic: The Lydia Street Alley Flat was designed for the grandmother of the family living in the front house of the property- so it needed to be 100% accessible, and have a welcoming presence from the alleyway.  In order to ensure that this wheelchair bound grandmother maintained access to her tightly nit community, the alley flat is delineated from the street by a low and unpretentious, but well designed fence.  Alley Flats in general are designed to facilitate both propinquity and autonomy for elderly and/or disabled family members and their extended families.  Mario Rentaria (the tenant's son) captured our design intentions best when he said that for Mrs. Rentaria:

“the Alley Flat means comfort. It means that she can look out the windows and enjoy her grandchildren that are
playing in the back yard ... She can lift the blinds without having to struggle. She’s very thankful for the fact that she’s living there. And the way she can move around in the kitchen area-- that’s her joy! The way the kitchen is set up, its just perfect for her. She’s short but she can get around and get things done...... It’s just a matter of still being part of the family, of the neighborhood family. She doesn’t feel isolated from the rest of the community. She’s near her grandchildren, she’s connected to the neighborhood. In her wildest dreams, she says, she could never have imagined that she could live in a nice little house like that. It’s so functional, so livable. She can do all the things she wants to do, in spite of her age.”
	AD Challenges: Designing very small, very green, and very affordable homes is an extremely difficult design challenge.  Although every participant in the Initiative wanted to achieve all three goals, each partner on the project had a different set of priorities.  

For the architecture students at UT, they wanted to find innovative design techniques that solved the problems of affordability and energy efficiency all at once.  However, these solutions often did not appeal to the more traditional aesthetics of the lower income households the Initiative hopes to serve.  For instance, when asking a GNDC resident if she would like to live in a house with a shed roof, she said that although the designs seemed pretty- she did not see how she could hang Christmas lights on a roof like that.  Another said that "it looks like half a house." Finding a solution that embraced the tacit values and assumptions of both groups was very important, so the design process continued until a solution that everyone was comfortable with was achieved.  The resulting design married these innovative design strategies with a more traditional layout and roofline for the home and in the process both groups learned.  

Because of cost limitations when dealing with such a small space, value engineering becomes a critical aspect of the design process.  In this case our partners at ACDDC spent almost two years comparing various building techniques-- even going so far as to redesign the home for prefabrication-- in order to ensure that the house could be reproduced affordably across the city.  Although these extra design exercises took much more time and energy than a typical 600 sf house might, the Initiative partners felt that this design would serve as a very important symbol for the possibilities of green, affordable, infill housing in Austin, so the struggle was well worth it.  
	AD Urban Context: The design relates to its urban context in five important ways, through 1) its connection to transit, 2) its respect of community character, 3) its appreciation of the needs of its users, 4) the re-visioning of Austin's network of underutilized alleyways, and 5) serving as a model of "distributed infrastructure."  

First, all alley flats are positioned in order to take full advantage of public services like the transit system.  The Lydia Street alley flat is within four blocks walking distance to 12 bus stops and the new rail line. 
 
Second, as previously mentioned, the Lydia Street Alley Flat uses terra cotta shingles to create a rainscreen that not only functions as a passive cooling system, but also creates a colorful mosaic pattern that speaks to the eclectic, artist culture that permeates this historic neighborhood.  

Third, because the lot is positioned directly across from the Lady of Guadalupe Church at which the resident's son is a Deacon, our team of designers acknowledged the importance of connecting to the social fabric of the neighborhood by oriented the home so that its entrance was inviting, accessible, and well positioned to connect with pedestrian traffic.  

Forth, situating the secondary unit on an alleyway was also a strategic design decision.  The Initiative envisions that alley flats could serve to revitalize investment in alley ways as storm-water bio-swales that work in parallel with local food production to turn the alleys into a network of pedestrian friendly, self-sustaining enclaves.  The City of Austin has become a partner on this effort to green the alleys in a manner than maintains our values of affordability, beauty, and accessibility.  

And fifth, Alley Flats in general are conceived as a system of distributed infrastructure that have the capacity to create energy and sequester storm water in a manner that helps the City achieve its aggressive 2020 Climate Protection Plan. Although the Lydia Street Alley Flat site is not suitable for energy production, other Alley Flats are.
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	DP Role Description: Our nonprofit corporation, GNDC, was and continues to be the owner of the property on which the Lydia Street Alley Flat was built and, therefore, acted as the owner. GNDC determined the program for the alley flat; a one-bedroom fully accessible unit and its board of directors, staff and the impacted tenant household provided feedback and final decision-making regarding siting and design. GNDC also secured the majority of financing for the project through an application and loan agreement with the City of Austin's housing department. GNDC hired the contractor for the project and agreed to have the Austin Community Design and Development Center (ACDDC) provide construction management. It also agreed to allow students from the University of Texas execute specific construction work on the home. During construction, GNDC provided an office and base of operation space within one of its vacant housing units near the work site. GNDC also helped solicit donations and reduced pricing.

GNDC's staff, board of directors and the tenants who lived in the main house on the site shared with the alley flat were involved with the project from the start of design through to completion and occupancy.
	DP Trade Offs: GNDC has an architect and a builder that we have used for a number of alley flat homes prior to becoming involved with the Alley Flat Initiative. It would have been much simpler, faster and predictable to have continued creating alley homes with this arrangement. Getting involved in an "initiative" run out of the Center for Sustainable Development, within the University of Texas School of Architecture (CSD) meant abandoning a tested method of development for one involving much more risk. In fact the first designs were not successful in a number of ways. The semester system did not allow enough time for students to create plans that could get a building permit. The designs also called for numerous "green" features that raised costs far beyond what could be expected in a budget for affordable housing unit.

In response, CSD engaged ACDDC to manage the projects, carrying them forward after the close of a semester. ACDDC was able to analyze the design and various features to determine which offered the most benefit for the cost. By combining value engineering with fund-raising and donations, ACDDC was able to bring the project within budget while elevating the quality of "green building" to the highest rating, 5-Star, offered by Austin Energy.  

GNDC, ACDDC and CSD also explored alternative construction methods, in particular modular construction, as a means to achieve a higher degree of sustainable design with a limited budget. In the end, site-built construction proved less costly. When the time to begin construction neared, ACDDC also had the ability to manage a design-build class that did some of additional design work for the project and then performed some of the actual work. 

This collaborative endeavor meant a much longer time to get to construction, and several design and construction methods were explored that could not be implemented. But, in the end GNDC ended up with a much more energy efficient home; a healthier home, a more knowledgeable board of directors, staff and tenants. 
	DP Financing: The project was financed with a combination of Owner land and some cash, a deferred and forgivable 40-year loan of $60,000 in General Obligation Bond funding from the housing department City of Austin, donations of $15,000 from a private financial institution, Wells Fargo, and from a nonprofit, Shelter with Spirit, individuals, and the donation of materials including roofing and some terra cotta siding.

These are not traditional, typical or standard means of financing construction. The Lydia Street Alley Flat is one of the first rental units completed with G. O. Bond financing in Austin and one of only a small number of projects funded by Shelter with Spirit. 
	DP Critique: As a nonprofit affordable housing organization, GNDC tends to measure success by weighing the lowness of the rent, the quality of the housing unit, and the length of time the unit must remain affordable. The Lydia Street Alley Flat is highly successful in every way. The financing method allows for a rent of as little as $150 per month. The home achieved a 5-Star Green Builder rating and is built with materials that are known or are guaranteed to last for decades under normal circumstances. This translates into a less costly home to occupy and to own. The financing came with a 40-year affordability term, which is among the longest of any GNDC property. In addition to great success in the standards view of affordable housing, the design and siting of the Lydia Street Alley Flat created a much more functional, pleasing and accessible dwelling environment for the occupants of the pre-existing structure on the site shared with the Alley Flat. That was a surprise! The tenants of the main 3-beroom home were concerned that adding a second dwelling to the property, a lot with less that 6,000 square feet in area, would result in a crowded, less friendly environment for them (2 adults and 3 young boys). Instead, the newly fenced, sodded and better organized yard, shielded, in a sense, by the alley flat at the rear formed a much more private, usable and comfortable space. The addition of a ramp from the Alley Flat to the back door of the main house meant grandma, who moved into the alley flat (granny flat) could now be wheeled into their home with relative ease.

It is honestly difficult to think of any unsuccessful aspects of the final project. Certainly the time and energy spent exploring modular construction was not a success. We, nevertheless, learned from it. There is undoubtedly a small percentage of people in the neighborhood who consider the design to be strange or out of place. And there are probably some who prefer the Bungalow-style alley house that we have built in the past because they feel it fits in better with the older homes in the neighborhood. 
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	PA Role Description: Austin Energy Green Building (AEGB) has been an active partner in providing guidance and feedback to the Alley Flat Initiative, including this particular project.  The project was built in accordance to the Austin Energy Green Building Program, the first green building program in the U.S., and received a five-star rating, the highest available.  

As the project was also built under the City of Austin's S.M.A.R.T. program, it had to be both affordable and accessible.  Coordination between the development team and Austin Energy Green Building ensured the project exceeded those goals and was as energy efficient as possible.


	PA Benefits: This project will benefit the City of Austin by serving as a demonstration project for affordable, energy efficient housing that increases housing density in a manner that is not disruptive to existing neighborhoods.  Due to its modest size, the project used a minimum of construction materials, thereby preserving resources and minimizing construction waste.  

Because the areas suitable for this type of infill are centrally located, it will also reduce transportation related carbon emissions.  Another benefit is avoiding the need for additional investment in infrastructure often associated with residential development.  

There was no need for trade-offs and compromises - it fits well with Austin's long-range goals for greater density in the central city.  
	PA Impact Analysis: This project demonstrates that construction of affordable, energy efficient dwellings is possible and plausible.  It will also serve as a template that other builders and developers can follow.  It also shows how infill development can be designed and constructed so as to enhance the urban environment, instead of altering it.
	PA Partnerships: Austin Energy Green Building has always seen itself as a partner to the local building community, fostering the design and construction of structures that are energy efficient, comfortable, durable, and assets to the community.  For the most part, this project took advantage of cooperative arrangements that have long been characteristic of Austin, Texas.  Extensive coordination and cooperation took place between the development organization, AEGB, and other City of Austin departments.  While some degree of cooperation is standard practice, more was devoted to this project to ensure its success so that it could serve as a template for future projects to follow.  

   
	PA Critique: The most successful aspect of this project is its demonstration that greater population density can be achieved without altering the nature of existing neighborhoods.  The least successful aspect is that it has there are not more of them under construction. 


