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About the Sponsors 
 
Urban Land Institute (ULI) is a nonprofit with a mission: Shape the future of the built environment for 
transformative impact in communities worldwide. ULI’s mission priorities are 1) Decarbonizing the real estate 
sector and accelerating progress to net zero; 2) Increasing housing attainability in communities around the 
world; and 3) Educating the next generation of diverse real estate leaders. Learn more about ULI. Follow ULI 
on Facebook, LinkedIn, Instagram, and YouTube. 

 
 
 
 

Learn more about Hines. Follow Hines on Facebook, LinkedIn, Instagram, and YouTube. 
 
Students and graduates, consider becoming a member of ULI! ULI members have access to the following: 

• ULI Member Directory 

• ULI Navigator 

• ULI Knowledge Finder 

• ULI Case Studies  

• ULI Bookstore discounts, including on 
textbooks 

The following Associate Membership discounts are available: 

• Under 35 or Government, Nonprofit, and Academia 50 percent discount off the regular rate 
• Students      75 percent discount off the regular rate 

About the Competition 
The ULI Hines Student Competition – Americas, now in its 24th year, is one of the core education initiatives of 
the Urban Land Institute. The competition offers eligible students the opportunity to form multidisciplinary 
teams and engage in a challenging exercise in responsible land use. It is part of ULI’s ongoing effort to raise 
interest among young people in creating better communities, improving development patterns, and increasing 
awareness of the need for multidisciplinary solutions to development and design challenges. 
 
The late Gerald D. Hines, founder and chairman of the Hines real estate company, was the 2002 recipient of 
the $100,000 ULI Prize for Visionaries in Urban Development. A firm believer in the power of people and 
fostering transformative values, Hines declined the prize money and endowed the competition with an 
additional $3 million, ensuring its longevity and legacy for future generations of practitioners. “The purpose of 
the competition is to raise awareness, particularly among the next generation, of the important role that high-
quality urban design plays in creating not just beautiful buildings, but living environments,” Hines said. 
 
The competition encourages cooperation and teamwork among future real estate developers and investors 
and the many allied professions, such as architecture, landscape architecture, planning, finance, historic 
preservation, law, and public policy, among others. Since the competition began in 2003, more than 12,260 
students on over 2,452 teams have participated, including 96 teams (480 students) who made it to the finalist 
round. More than 1,000 real estate and design professionals have served as advisers to these teams.  
 
Please refer to the competition website, uli.org/hines for more background and updates. 

https://uli.org/about/
https://www.facebook.com/ULIGlobal
https://www.linkedin.com/company/uliglobal/
https://www.instagram.com/urbanlandinstitute/
https://www.youtube.com/channel/UCC5hogwEcxC1CkXHAwHuYEg
http://www.hines.com/about
https://www.facebook.com/hinesglobal
https://www.linkedin.com/company/hines/
https://www.instagram.com/hines/
https://www.youtube.com/user/HinesGlobal
https://uli.org/join/
https://members.uli.org/
https://navigator.uli.org/
https://knowledge.uli.org/
https://casestudies.uli.org/
https://uli.bookstore.ipgbook.com/
https://uli.org/join/
http://www.uli.org/visionaries
http://uli.org/hines
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Notice to Competitors 
UNDER NO CIRCUMSTANCES SHOULD YOU COMMUNICATE REGARDING THE COMPETITION 
WITH HINES; THE CITY OF AUSTIN OR OTHER REGIONAL MUNICIPALITIES; TRAVIS, HAYS, OR 
WILLIAMSON  COUNTY; THE STATE OF TEXAS; THE NONPROFIT AND PUBLIC AGENCIES 
INVOLVED; THE PROPERTY OWNERS OR EMPLOYEES OF THE PROPERTY OWNERS; CONSULTANTS 
WHO ARE WORKING OR WHO HAVE WORKED ON THE PROJECT; THE COMPETITION JURY; AREA 
RESIDENTS; OR OTHER ASSOCIATED ENTITIES UNLESS THEY ALREADY ARE AMONG YOUR 
PROFESSIONAL ADVISERS. DO NOT CALL ULI’S HEADQUARTERS IN WASHINGTON, D.C., ULI 
AUSTIN, OR OTHER ULI DISTRICT COUNCILS UNLESS THOSE DISTRICT COUNCILS ALREADY HAVE 
OFFERED TO BE A RESOURCE TO YOUR TEAM. IF ULI LEARNS THAT YOU HAVE TRIED TO 
COMMUNICATE IN THE MANNER DESCRIBED HERE, ULI MAY DISCARD YOUR SUBMISSION AND 
THE JURY WILL NOT REVIEW IT. 
 

Citing Sources 
You are allowed to use generative artificial intelligence (GenAI) if you properly cite your uses of it, including any 
prompts that you may use. When paraphrasing, quoting, or including any GenAI generated text or data, cite 
GenAI as a source using citation style guidelines (MLA, APA, Chicago). If you use GenAI tools to generate 
imagery, use citations in the same way that you would for a human designer or photographer, and include your 
prompt. Note that GenAI may produce data inaccuracies, misleading info, fabrications, or incorporate biases; 
respondents are expected to review AI-generated content and are responsible for the accuracy of content 
created and submitted.   
 
In general, please ensure that if a juror wanted to learn more about your process, they would be able to track 
your sources and process easily through your citations. If you are unsure about how to cite something, include 
a note in your text that describes how you used a certain tool.  

 
 

Figure 1: Image generated by Microsoft Copilot, November 12, 2025, from the prompt “Create an image of an artist 
designing landscape.” 
 
See examples of how to cite an AI-generated image from Georgetown University. To cite AI-generated images 
in Chicago style, Georgetown recommends you include the figure number, the software that generated the 
image, the date of image generation, and the prompt used.    

https://guides.library.georgetown.edu/ai/citing
https://guides.library.georgetown.edu/ai/citing
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The Competition Host City: Austin, Texas  
This year’s competition is focused on a site in Austin, Texas. Austin, situated on the banks of the Colorado River 
in Central Texas, is the state capital and a prominent cultural and economic center. Prior to its late 20th 
century transformation, Austin was a recognized government and university town, with the State of Texas and 
The University of Texas at Austin (UT Austin) anchoring a modest economy oriented around public 
employment, higher education, and regional services, complemented by a cultural identity rooted in its music 
scene and creative community.  

Beginning in the 1980s and accelerating through the 2000s, Austin’s Chamber of Commerce leveraged its 
educated workforce, relatively low cost of living, and attractive quality of life in a marketing and public 
relations campaign to diversify its economic base. The 1980s also saw the expansion of the manufacturing 
industry, with major companies such as IBM, Motorola, Dell, and 3M creating a presence in the city. In 1986, 
SEMATECH—a research and development consortium created through a partnership between semiconductor 
manufacturers and the U.S. government—was created in Austin to advance chip manufacturing. The 
Chambers’ campaign and the consortium catalyzed the city’s transformation into a hub for technology 
manufacturing, creative industries, and research, positioning Austin as one of the fastest growing metropolitan 
economies in the United States. 

As of 2024, Austin has an estimated population of approximately 993,000 residents according to the Census 
Bureau. The city has experienced sustained population growth in recent decades, driven largely by domestic 
migration and increased employment opportunities, although growth has slowed since 2020. According to the 
U.S. Census Bureau, Austin’s demographic composition is around 48 percent non-Hispanic white, 32 percent 
Hispanic, 9 percent Asian, and 8 percent African American, reflecting a multi-ethnic urban profile. Austin’s 
Black and Hispanic populations, however, have declined recently, reflecting a shifting demographic 
composition. Austin is the largest city in Travis County, which contains roughly 1.36 million residents, and 
serves as the core of the Austin-Round Rock-San Marcos metropolitan area, home to 2.5 million people. 

The city’s geography is defined by the Colorado River, surrounding lakes, and the Balcones Escarpment, 
providing scenic and recreational open spaces. Austin covers approximately 326 square miles, combining dense 
urban neighborhoods, suburban areas, and extensive parkland, including Zilker Park, Barton Creek Greenbelt, 
and the Ann and Roy Butler Hike-and-Bike Trail. Land use is diverse, with residential, commercial, institutional, 
and recreational zones interspersed throughout the city. 

In recent years, Austin has pursued strategic planning initiatives, with particular focus on addressing 
affordability and increasing density. Planning efforts have emphasized mixed-use development, equitable 
growth, and transit-oriented design. Transportation and connectivity remain central to these strategies, 
including expanded active transportation networks, and voter-approved Project Connect featuring light rail, 
bus rapid transit, and commuter-rail projects. In conjunction with the State TxDOT I-35 Capital Express Central 
Project to increase mobility and safety, Our Future 35 Interstate 35 (I-35) “cap and stitch” proposals aim to 
reconnect neighborhoods divided by the highway. Affordability remains a major challenge for both long-term 
and new residents amid the city’s continuing growth.  

Overall, Austin is a dynamic city, combining population and economic expansion with strategic infrastructure 
investment, diverse neighborhoods, and a commitment to sustainability, equity, and community engagement. 
Its unique geography, planning initiatives, and future-oriented policies position Austin as a prominent example 
of a city navigating rapid growth while balancing development, mobility, and quality of life. 

 

https://www.austintexas.gov/resident/about-city-austin
https://services.austintexas.gov/edims/document.cfm?id=430901
https://www.utexas.edu/
https://www.bizjournals.com/austin/news/2020/08/18/how-austin-2020-mirrors-new-yorks-growth-in-the-1970s-and-80s.html
https://www.austinchamber.com/
https://opportunityaustin.com/the-evolution-of-manufacturing-in-the-austin-region/
https://en.wikipedia.org/wiki/SEMATECH
https://www.census.gov/newsroom/press-releases/2025/vintage-2024-popest.html
https://data.census.gov/profile/Austin_city,_Texas?g=160XX00US4805000
https://www.census.gov/quickfacts/fact/table/traviscountytexas/PST120223
https://censusreporter.org/profiles/31000US12420-austin-round-rock-san-marcos-tx-metro-area/
https://coloradoriver.org/about-the-river/
https://www.austintexas.org/austin-insider-blog/post/the-complete-guide-to-lake-life-in-the-austin-area/
https://www.beg.utexas.edu/geowonders/centtex
https://worldpopulationreview.com/us-cities/texas/austin
https://experience.arcgis.com/experience/df0588285be94108bfcbfa4f68a1dc56
https://www.austintexas.gov/department/barton-creek-greenbelt
https://www.austintexas.gov/department/ann-and-roy-butler-hike-and-bike-trail-and-boardwalk-lady-bird-lake
https://www.austintexas.gov/page/home-amendments
https://www.atptx.org/milestones/austin-light-rail-progress-update/
https://www.projectconnect.com/
https://www.txdot.gov/mymobility35/projects/capex-central.html
https://www.txdot.gov/mymobility35/projects/capex-central.html
https://www.austintexas.gov/department/our-future-35-austins-cap-and-stitch-program
https://www.austintexas.gov/page/austin-climate-equity-plan
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  Figure 2: Austin’s Hike-and-Bike Trail at Lady Bird Lake. Source: Visit Austin  

History 
Native American communities occupied Austin’s geographic area for thousands of years prior to the arrival of 
European explorers in the 16th century. The Tonkawa, Comanche, and Lipan Apache people were the primary 
original inhabitants of Austin/Central Texas. Many Native Americans were forcibly displaced or died of 
European diseases. Some living relatives of those native to the area remain in Central Texas today; others may 
live on reservations in Texas or Oklahoma.  

The origins of modern day Austin date to the early 19th century, when settlers established a small village called 
Waterloo along the Colorado River. Anglo settlements arose in 1821, led by Stephen F. Austin and his colony of 
settlers known as the Old Three Hundred, and established cotton as the area’s primary cash crop through 
slavery. After the Civil War during the Reconstruction period, many African Americans moved out of Travis 
County to find work elsewhere, but many remained as sharecroppers and tenant farmers, which contributed to 
a cotton boom. 

In 1839, the village was renamed Austin after Stephen F. Austin, known as the “Father of Texas,” and 
designated the capital of the Republic of Texas. Led by the Adelsverein, an influx of German immigrants settled 
across South/Central Texas starting in the 1840s, which led Germans to become the largest European ethnic 
group throughout the 19th century. Starting in the early 1900s, thousands of Latinos from Mexico immigrated 
to Austin, with a population boom after the 1910 Mexican Revolution. Despite facing years of discrimination, 
the Latino community has had a large impact on Austin’s rich culture.  

For much of its early history, Austin’s economy and identity were anchored by state government and the 
University of Texas at Austin, which together shaped the city as a modest administrative and educational 
center. Cultural life during this period was defined by the university, local music traditions, and emerging 
creative communities, laying the groundwork for the city’s later reputation as a cultural hub. 

In 1928, Austin’s Master Plan was adopted by City Council. Segregation zoning laws were declared illegal by the 
Supreme Court in 1917, but Austin used the 1928 plan as a workaround to segregate the city using East Avenue 
(now I-35). The plan created a district designed for African American Austinites on the East side of East Avenue, 

https://www.austintexas.org/austin-insider-blog/blog/post/austins-hike-bike-trail/
https://texastimetravel.com/cultural-heritage/american-indian-heritage/
https://library.austintexas.gov/ahc/austin-history-quiz-answer-5
https://www.thestoryoftexas.com/discover/campfire-stories/american-indians
https://en.wikipedia.org/wiki/Native_American_tribes_in_Texas
https://www.tshaonline.org/handbook/entries/waterloo-tx-travis-county?
https://www.tshaonline.org/handbook/entries/old-three-hundred
https://services.austintexas.gov/edims/document.cfm?id=307020
https://tspb.texas.gov/prop/tc/tc-history/history/index.html
https://www.tsl.texas.gov/treasures/giants/austin/austin-01
https://www.tshaonline.org/handbook/entries/adelsverein
https://www.tshaonline.org/handbook/entries/germans
https://www.tshaonline.org/handbook/entries/germans
https://www.kvue.com/article/news/history/backstory-austin-hispanic-community/269-915f69e4-e89f-4b66-b8e7-b5f7c1eb0fb9
https://www.austintexas.org/plan-a-trip/cultural-heritage/latino-austin/latino-culture-in-austin/
https://tower.utexas.edu/history/
https://www.kxan.com/wp-content/uploads/sites/40/2024/04/Austin-1928-Master-Plan-PDF.pdf
https://www.kxan.com/wp-content/uploads/sites/40/2024/04/Austin-1928-Master-Plan-PDF.pdf
https://austinmonitor.com/stories/2018/03/city-leaders-discuss-legacy-of-segregation-from-1928-plan/
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and forcibly displaced these residents from other parts of the city by restricting their access to public services, 
including schools, and withholding power and utilities from their west-side homes. The City services that were 
provided to East Austin residents were often delayed and below the quality of the same services offered to 
white West Austinites. Though nearly a century has passed, the 1928 plan, along with aligned policies including 
redlining and subsequent plans directing East Austin residential areas, have had a lasting effect, with these 
demographic lines still present today. Most white Austinites reside west of I-35, while most Black and Hispanic 
Austinites live east of the highway and are continuing to move farther east or out of the city entirely.   

The latter half of the 20th century brought significant economic and demographic change. Austin began to 
diversify beyond its government and education base, attracting technology firms, manufacturing companies, 
creative industries, and life sciences companies. This growth was enhanced by a highly educated workforce, 
relative affordability compared to other tech hubs, and the city’s quirky atmosphere and live music scene (the 
home of South by Southwest and Austin City Limits), drawing both talent and investment. Rapid population 
growth during the 1980s and 1990s expanded development beyond downtown into East Austin and suburban 
corridors, reshaping land-use patterns and neighborhood composition. These changes set the stage for Austin’s 
emergence as a nationally recognized center for innovation, entrepreneurship, and culture. 

Austin builds upon the innovation growth in the 1990s, with a boom in modern-day jobs in tech industries 
making Austin one of the nation’s most technology-intensive metro economies. Since the late 2010s, Austin’s 
tech sector has grown significantly, with Apple, Google, Facebook, and Amazon moving to the area, sparking 
interest from mid-size tech companies, incubators, and start-ups. In addition, Austin has established itself as a 
contemporary health care hub, with advanced patient care, specialists, and medical research. The city ranks as 
one of America’s top cities in bio and health funding. A leader in Austin’s health care, UT Austin’s Dell Medical 
School stands as part of the larger UT Austin Medical Center alongside a hospital and a planned cancer center. 

In 2012, Austin City Council adopted the Imagine Austin Comprehensive Plan to guide the next 30 years of city 
development. Some plan components include increasing affordability and improving sustainability. The City 
looked to connect the neighborhoods and mitigate sprawl by writing a new land development code (LDC) that 
would revise development regulations and processes. In 2017, the city released the proposed new LDC 
CodeNEXT; this proposal was met with opposition from some segments of the community who petitioned to 
put the adoption of a new code to a public vote. While the ballot initiative failed, the controversy resulted in 
Austin’s City Council sunsetting CodeNEXT in 2018 and initiating a second attempt at comprehensive code 
revisions (known as the Land Development Code Revision) in 2019. While a court invalidated the 
comprehensive LDC revision process in spring 2020, the City has continued efforts to improve and modernize 
the code via individual code amendments and public hearings for changes such as eliminating minimum 
parking requirements, allowing for additional housing units on lots zoned previously for single units, easing 
compatibility requirements to allow larger buildings near single-family houses, and allowing for more density in 
exchange for income-restricted housing. 

 

 

 

 

 

 

https://scholarship.law.tamu.edu/journal-of-property-law/vol9/iss1/5/
https://dsl.richmond.edu/panorama/redlining/map/TX/Austin/context#loc=13/30.2886/-97.7452
https://www.kut.org/austin/2021-09-29/austins-racial-segregation-continued-over-the-last-decade-new-census-data-shows
https://ic2.utexas.edu/wp-content/uploads/echeverri-2016-austin-factors.pdf?
https://ic2.utexas.edu/wp-content/uploads/echeverri-2017-austin-entrepreneurial-genesis-report.pdf?
https://sxsw.com/
https://www.aclfestival.com/
https://www.austinchamber.com/blog/07-05-2023-high-tech-industry
https://www.skyboxdatacenters.com/news/how-austin-became-the-fastest-growing-tech-hub-in-the-us
https://www.dell.org/ideas/austin-health-care/
https://austinmonitor.com/stories/2025/01/life-sciences-report-sees-strong-job-real-estate-growth-throughout-austin/
http://dellmed.utexas.edu/
http://dellmed.utexas.edu/
https://www.utexas.edu/research/medical-center
https://www.kxan.com/news/local/austin/plan-to-plan-to-plan-austin-could-spend-millions-on-imagine-austin-rewrite/
https://www.kut.org/austin/2019-10-04/after-more-than-a-yearlong-hiatus-austins-code-rewrite-returns-how-did-we-get-here
https://www.kut.org/austin/2018-03-29/petition-to-potentially-put-codenext-on-the-ballot-filed-with-austin-city-clerk
https://services.austintexas.gov/edims/document.cfm?id=303893
https://www.austintexas.gov/sites/default/files/files/LandDevCodeRev/Supplemental_Staff_Report__Final_10-25-19_.pdf
https://www.speakupaustin.org/d0670
https://www.npr.org/2024/01/02/1221366173/u-s-cities-drop-parking-space-minimums-development
https://www.npr.org/2024/01/02/1221366173/u-s-cities-drop-parking-space-minimums-development
https://www.austintexas.gov/page/home-amendments
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The Competition Site  
A private development company in Austin has identified a parcel in the Hancock Center north of Downtown 
Austin as a development opportunity: Parcel 954419, owned by Regency Centers (the Site). 

The Site is located west of Interstate 35. East 41st Street is southwest of the Site. North of the Site are single-
family homes along East 43rd Street. Both East 41st and East 43rd streets provide access to an I-35 frontage 
road. Red River Street runs north/south to the Site. Currently, the area is occupied by popular grocery store H-
E-B that is used frequently by local neighborhoods and students attending UT Austin, which lies approximately 
1.5 miles southwest of the Site. However, the Hancock Center is not in close walking distance to the UT Austin 
campus. Students and locals from surrounding neighborhoods use several bus stops in and around the Site. 

Parcel data is available at the Regrid parcel viewer. Image files of maps are found in the Competition Site Maps 
folder. 

 

Figure 3: The Competition Site and Study Area. Color key: blue boundary = Site / red boundary = Study Area / purple 
boundary = previous property extension prior to right-of-way / orange boundary = building footprint not to develop. 

Source: Google Earth 

 

  

https://app.regrid.com/us/tx/travis/austin#p=/us/tx/travis/austin/430243&t=property
https://drive.google.com/drive/folders/1a6nggRS9O850fTDFIAIl2k43SAdX_Feg
https://drive.google.com/drive/folders/1a6nggRS9O850fTDFIAIl2k43SAdX_Feg
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Competition Site History 

 
Figure 4: A 1960s photo of the Capital Plaza located 
across I-35, a mile from the Hancock Center. Source: 
UNT Libraries 

Figure 5: A 1970s photo of the last major expansion 
of I-35 on Airport Boulevard. Source: TXDOT

 
Hancock Center, established in 1963, holds the distinction of being Austin’s first modern shopping mall. The 
property was developed by Chicago-based Homart Development Company—a subsidiary of Sears, Roebuck & 
Co.—specializing in mall and retail development. The 34-acre site was constructed on what was once part of 
the Austin Country Club, which was founded by Mayor Lewis Hancock in 1899. Hancock Center officially 
opened in February 1964, featuring anchor stores such as Sears and Dillard’s, along with a variety of other 
retailers and a 350-seat community center. 

Over the decades, Hancock Center experienced several ownership changes and renovations to adapt to 
evolving retail trends and community needs. In 1996, Pacific Retail Trust acquired the property and initiated a 
significant redevelopment, including the construction of a new H-E-B, a beloved Central Texas grocery chain, 
and the addition of open-air retail spaces. Regency Centers acquired the property in 1998 and further 
enhanced its retail offerings. The original Sears store closed in January 2019 after over 55 years of operation, 
following Sears’s bankruptcy filing. The Sears building has since been acquired by Central Health and is being 
repurposed to house administrative offices, a medical clinic, imaging services, and a pharmacy. 

The Hancock Center’s H-E-B is still operational as a grocery store and is undergoing a large-scale remodel. It is 
the main grocery store to those living in the surrounding area and UT Austin students, as well as many faculty 
and staff members. UT Austin was recently named an H-E-B Delivery Hub. Across I-35 is another large grocer, 
Fiesta Mart (Store #25) The two grocery stores serve residents across a variety of different demographics and 
are both highly utilized. Five food pantries are located within five miles of the Site. Most patrons access 
Hancock Center by car, but access is also available via bicycle and CapMetro bus routes 10, 322, 345, and 492.  

Today, Hancock Center stands as both a historical landmark in Austin’s retail evolution and a strategic site for 
future redevelopment. Its location along I-35 and access to multiple bus lines make it a prime candidate for a 
new mixed-use, transit-oriented development. The Site is envisioned as a potential stop in Project Connect, 
Austin’s voter-approved transit expansion plan that includes light rail, commuter rail, and expanded bus 
service. Redevelopment of Hancock Center offers an opportunity to integrate residential, commercial, and 
community spaces, strengthen neighborhood connections, and support Austin’s goals for equitable, 
sustainable, and connected urban growth. 

https://texashistory.unt.edu/ark:/67531/metapth1227627/
https://www.txdot.gov/mymobility35/about/history-i35.html
https://www.regencycenters.com/property/detail/665/Hancock
https://www.austinchronicle.com/news/hancock-center-rip-11735118/
https://en.wikipedia.org/wiki/Homart_Development_Company
https://www.austincountryclub.com/our-history
https://www.heb.com/heb-store/tx/austin/hancock-center-h-e-b-425
https://www.regencycenters.com/
https://www.kut.org/health/2024-11-11/sears-building-hancock-center-austin-tx-central-health-community-care
https://cbsaustin.com/news/local/central-health-starts-renovating-a-former-sears-store-as-its-new-clinic-headquarters?utm_source=chatgpt.com
https://www.mysanantonio.com/business/article/heb-hancock-remodel-austin-20809370.php
https://news.utexas.edu/2023/01/24/ut-austin-campus-named-as-newest-h-e-b-delivery-hub/
https://www.fiestamart.com/store/3909-n-i-35-service-rd_store-25/
https://www.austinecho.org/wp-content/uploads/2019/07/Emergency-Food-Assistance-Referral-List-English.pdf
https://www.capmetro.org/docs/default-source/scheduled-routes/010.pdf?sfvrsn=23b0f0d1_1
https://www.capmetro.org/docs/default-source/scheduled-routes/322.pdf?sfvrsn=afffe65a_1
https://transitapp.com/en/region/austin/capmetro/bus-345
https://www.capmetro.org/docs/default-source/scheduled-routes/492.pdf?sfvrsn=750a38a3_1
https://www.projectconnect.com/
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Reading Resources 
The links below provide access to resources about Austin. Some of these resources will be available in the 
Google Drive folder entitled 2026 ULI Hines Student Resources. You do not need to review every resource 
listed here in detail, and you should conduct additional research to learn about the region, city, and Site, and 
follow additional links provided in the brief. 

Public Resources 
• City of Austin Development Services  

• The City of Austin Official Website 

• 6 Developments We’re Watching in 2025 

• Austin Chamber of Commerce  

• Austin DSD Reports  

• State of Downtown 2025 

• Speak Up Austin 

ULI Reading 

      

The following resources are available to students for the competition. Some resources are available only to ULI 
members. You can find these resources in the Google Drive. 

• Emerging Trends in Real Estate® United States and Canada 2026, [November 2025], PwC and Urban 
Land Institute. 

• ULI 2025 Terwilliger Center Home Attainability Index, [February 2025], Urban Land Institute. 
• The I-35 Corridor: Austin, Texas [February 2020], Advisory Services panel report, Urban Land Institute.  
• 10 Principles for Embedding Racial Equity in Real Estate Development [2022], Urban Land Institute. 
• “Mall Redevelopment Can Achieve Sustainable, Equitable Diversity in American Suburbs,” [May 2021], 

Urban Land Institute. 
• “From Ordinary to Extraordinary: Added Density and Mixed Use, Vancouver’s Mall Redevelopments 

Charge Ahead”, [September 2021], Urban Land Institute.  
• “Three U.S. ‘Highway Cap’ Projects Reckoning with Urban Inequity,” [October 2020], Urban Land 

Institute.  

https://drive.google.com/drive/folders/1ziCOuVLAMTRa-kfuEvaJqDj1oY1PLHz0?usp=sharing
https://www.austintexas.gov/dsd
https://www.austintexas.gov/
https://atxtoday.6amcity.com/home-and-garden/6-developments-were-watching-in-2025
https://www.austinchamber.com/
https://www.austintexas.gov/department/dsd-reports#DSDAnnualReports
https://downtownaustin.com/what-we-do/research/state-of-downtown/state-of-downtown-2025/
https://speakupaustin.org/of35
https://uli.org/join/
https://uli.org/join/
https://drive.google.com/drive/folders/1ziCOuVLAMTRa-kfuEvaJqDj1oY1PLHz0?usp=sharing
https://knowledge.uli.org/en/reports/emerging-trends/2026/emerging-trends-in-real-estate-united-states-and-canada-2026
https://knowledge.uli.org/en/reports/research-reports/2025/2025-terwilliger-center-home-attainability-index
https://knowledge.uli.org/en/reports/aspr/2020/austin-tx---i-35
https://knowledge.uli.org/en/reports/research-reports/2022/10-principles-for-embedding-racial-equity-in-real-estate-development
https://drive.google.com/file/d/14Tla19WTfXD_Jes3jRCpPTlXrQYl-nXI/view?usp=drive_link
https://knowledge.uli.org/en/reading-lists/2022/best-of-2021-reading-list/added-density-and-mixed-use-vancouvers-mall-redevelopments-charge-ahead
https://knowledge.uli.org/en/reading-lists/2022/best-of-2021-reading-list/added-density-and-mixed-use-vancouvers-mall-redevelopments-charge-ahead
https://drive.google.com/file/d/1ossVzvhr4ZRglaPOupjVYvyAxyTxalWe/view?usp=drive_link
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ULI Technical Assistance Panels and Award Winners 
Technical Assistance Panels (TAPs): Downtown Austin Parking, March 2024; Austin Historic-age Housing 
Preservation, July 2022; ULI Austin Net Zero Imperative, May 2022; and ULI Austin Adopt-A-Park Program, 
January 2023. These TAPS are available here and in the Google Drive folder. 

Award Winners: The following are developments relevant to this year’s Site that have won the ULI Americas 
Awards for Excellence: 

• 2025, Waterworks, Toronto, Ontario, Canada  
• 2025, Finalist, The Land Bridge and Prairie at Memorial Park, Houston, Texas, United States 
• 2024, Austin Housing Conservancy, Austin, Texas, United States 
• 2023, Water Street Tampa, Tampa, Florida, United States  

The following are developments relevant to this year’s Site that have won the ULI Austin Impact Award: 

• 2022, Austin Community College Highland Phase II  
• 2022, Waterloo Park 

Local and Regional Data 
Austin boasts a wealth of local data from various sources, providing insights into demographics, economic 
trends, public health, and more. The U.S. Census Bureau, including Quick Facts, provides important 
demographic data, including population statistics, income levels, and housing information. In addition, the City 
of Austin provides access to city-specific reports and data sets through its Open Data Portal, including crime 
statistics, permitting and building data, neighborhood and parks inventories, and departmental dashboards. 
The U.S. Bureau of Labor Statistics provides context and background information about employment and the 
labor market. The Capital Area Metropolitan Planning Organization (CAMPO) offers valuable information on 
transit investments, traffic patterns, and long-range planning efforts in the Greater Austin area. CapMetro 
provides ridership data and other agency metrics, such as population and crash statistics, via their Public 
Performance Dashboard.  

Some key economic development agencies that provide data and resources for understanding Austin’s 
economic landscape include the City of Austin Economic Development department; Opportunity Austin; and 
Travis County Economic Development & Strategic Investments.  

Information on Austin destinations is available from Visit Austin, the city’s convention and visitor’s bureau. 
Explore parks, playgrounds, programs, and green spaces through Austin Parks & Recreation. Austin offers a 
vibrant array of attractions, arts, and cultural institutions, including the Texas State Capitol, Blanton Museum 
of Art, Paramount Theatre, Moody Center, the Bob Bullock Texas State History Museum, along with 
internationally recognized festivals such as South by Southwest and Austin City Limits. Q2 Stadium is home to 
Major League Soccer’s Austin FC, while Circuit of The Americas hosts international motorsports and large-scale 
entertainment events including Formula 1, MotoGP, and more.  

  

https://knowledge.uli.org/en/reports/tap/2024/downtown-austin-parking
https://knowledge.uli.org/en/reports/tap/2022/uli-austin-historic-age-housing-preservation-preserving-affordability
https://knowledge.uli.org/en/reports/tap/2022/uli-austin-historic-age-housing-preservation-preserving-affordability
https://knowledge.uli.org/en/reports/tap/2022/uli-austin-net-zero-imperative
https://knowledge.uli.org/en/reports/tap/2023/austin-adopt-a-park-program
https://austin.uli.org/resources/technical-assistance-panels/
https://drive.google.com/drive/folders/1ziCOuVLAMTRa-kfuEvaJqDj1oY1PLHz0?usp=sharing
https://americas.uli.org/programs/awards-competitions/uli-americas-awards-for-excellence/
https://americas.uli.org/programs/awards-competitions/uli-americas-awards-for-excellence/
https://americas.uli.org/waterworks-uli-americas-awards-for-excellence-winner/
https://americas.uli.org/the-land-bridge-and-prairie-at-memorial-park-uli-americas-awards-for-excellence-finalist/
https://americas.uli.org/austin-housing-conservancy-uli-global-awards-for-excellence-winner/
https://americas.uli.org/water-street-tampa-uli-americas-awards-for-excellence-winner/
https://austin.uli.org/events/impactawards/past-impact-awards-winners/2022-impact-awards-winners/
https://austin.uli.org/events/impactawards/past-impact-awards-winners/2022-impact-awards-winners/
https://austin.uli.org/events/impactawards/past-impact-awards-winners/2022-impact-awards-winners/
https://data.census.gov/cedsci/
https://www.census.gov/quickfacts/fact/table/austincitytexas/RTN131222
https://data.austintexas.gov/
https://www.bls.gov/regions/southwest/tx_austin_msa.htm
https://www.campotexas.org/
https://www.capmetro.org/about/performance-dashboard
https://www.capmetro.org/about/performance-dashboard
https://www.austintexas.gov/department/economic-development
https://opportunityaustin.com/
https://www.traviscountytx.gov/planning-budget/economic-development-strategic-investments#:%7E:text=The%20Travis%20County%20Office%20of,investment%20portfolio%2C%20and%20depository%20contract.
https://www.austintexas.org/
https://www.austintexas.gov/department/parks-and-recreation
https://tspb.texas.gov/prop/tc/tc/capitol.html?utm
https://blantonmuseum.org/?utm
https://blantonmuseum.org/?utm
https://www.austintheatre.org/?utm_
https://moodycenteratx.com/
https://www.thestoryoftexas.com/
https://www.sxsw.com/
https://www.aclfestival.com/
https://www.austinfc.com/stadium/
https://www.austinfc.com/
https://circuitoftheamericas.com/
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Development Context 
Urban Planning 
Austin’s latest urban planning initiatives aim to enhance green infrastructure and expand and modernize 
transportation mobility, improving access from residential areas to jobs and services. The State’s I-35 Capital 
Express Central Project is underway to improve mobility and connectivity across an eight-mile stretch of I-35 
between US 290 and State Highway 71 (SH 71)/Ben White Boulevard. The project includes widening and 
lowering the interstate beneath existing grade, as well as removing the elevated overpasses adjacent to the 
project site. The Our Future 35 local initiative is aiming to reconnect neighborhoods across I-35 and create new 
public-realm opportunities (further details are in the following Transportation section). Other key projects 
include the voter-approved Project Connect package, which is reshaping regional transit, guiding station-area 
planning, and improving access to jobs and services. Austin’s Climate Equity Plan aims to increase sustainability 
and resilience. 

Austin’s land-acquisition and disposition efforts make vacant or underused parcels available to developers, 
nonprofits, and community partners to construct affordable housing and preserve market-affordable units. The 
Austin City Council has directed staff to explore formal land-banking options and stronger support for 
community land trusts to preserve long-term affordability. Recent amendments to the Land Development 
Code through the Home Options for Mobility and Equity (HOME) Initiative expanded housing options on single-
family lots and enable more middle housing types across the city. Review the City of Austin Planning page for 
planning reports, maps, and updates about ongoing projects that shape both citywide and neighborhood-level 
land-use decisions, including older neighborhood plans adopted by the City in 2004 and 2002 for the Hancock 
and Cherrywood neighborhoods, and a large area of Central Austin. The City maintains interactive mapping 
tools that provide helpful data about property status and public projects.    

The City of Austin has actively led redevelopment projects. These precedents offer useful comparisons for 
phasing, infrastructure needs, and amenity expectations. The City also leans on partnerships with organizations 
such as Waterloo Greenway Conservancy, Downtown Austin Alliance, Red Line Parkway Initiative, and 
community development intermediaries to promote inclusive design, community engagement, and equitable 
outcomes. 

The Red Line Parkway Initiative plans to create a 36-mile Red Line Parkway that connects communities from 
Downtown Austin up to Leander, Texas, with linear park and public space. The Hancock-Cherrywood Vision 
Initiative proposes a long-term vision for the 60 acres of private land that contains the Red Line Parkway, I-35, 
and the Red Line railway between the Hancock Center and Delwood Shopping Center. In November 2025, the 
Red Line Parkway Initiative was awarded $2 million in federal grant funding to create the Community Vision & 
Implementation Strategy. The Red Line Parkway Initiative is also seeking public engagement and fundraising to 
help support parkway planning and activation. This strategy builds off CapMetro’s 2023 Red Line Trail Study 
and includes plans to secure space for the parkway, develop a funding strategy, and identify stakeholder roles 
by summer 2028.  

As an example of green infrastructure in Austin, two miles south of the Site in Downtown, the $230 million 
Waterloo Greenway project is underway, reimagining a 1.5-mile stretch of Waller Creek into a connected chain 
of parks, trails, and public spaces via a public/private partnership. The public portion of the project is funded 
via a tax increment financing (TIF) model, managed by the Waller Creek Local Government Corporation. The 
project emphasizes ecological restoration, flood mitigation, community gathering spaces, and linking 
downtown neighborhoods to Lady Bird Lake. Phase 1—Waterloo Park and Moody Amphitheater—opened in 
2021 and subsequent phases will extend south toward the lake. The City of Austin, in partnership with the 
Waterloo Greenway Conservancy, continues to host community events and stakeholder sessions to shape the 
Greenway vision, emphasizing both ecological health and equitable public access. 

https://www.txdot.gov/mymobility35/projects/capex-central.html
https://www.txdot.gov/mymobility35/projects/capex-central.html
https://www.txdot.gov/mymobility35/projects/capex-central/university.html
https://www.austintexas.gov/department/our-future-35-austins-cap-and-stitch-program
https://www.projectconnect.com/
https://www.austintexas.gov/page/austin-climate-equity-plan
https://services.austintexas.gov/budget/cbq/index.cfm?action=pushFile&popup=true&FILE_ID=2050CDD3CC
https://services.austintexas.gov/edims/document.cfm?id=425924&utm
https://www.austintexas.gov/page/home-amendments
https://www.austintexas.gov/department/austin-planning
https://www.austintexas.gov/page/neighborhood-plans-and-resources#CentralAustinCombinedCANPACWestUniversityNorthUniversityHancock
https://maps.austintexas.gov/PropertyProfile/
https://maps.austintexas.gov/PropertyProfile/
https://www.austintexas.gov/department/redevelopment-division
https://texanbynature.org/projects/waterloo-greenway-conservancy/
https://downtownaustin.com/
https://www.redlineparkway.org/
https://www.austintexas.gov/page/neighborhood-assistance-center
https://communityimpact.com/austin/north-central-austin/transportation/2025/11/12/36-mile-regional-trail-project-to-spur-economic-growth-across-austin/
https://www.redlineparkway.org/hancock_cherrywood_vision_initiative
https://www.redlineparkway.org/hancock_cherrywood_vision_initiative
https://www.google.com/maps/place/Delwood+Shopping+Center/@30.2955902,-97.7178907,1877m/data=!3m2!1e3!4b1!4m6!3m5!1s0x8644b5f4bef6fa6b:0x848455c0d00e8ceb!8m2!3d30.2955902!4d-97.7178907!16s%2Fg%2F124t2l7kz?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
https://www.redlineparkway.org/2_million_federal_grant_for_community_vision_implementation_strategy
https://www.redlineparkway.org/donate
https://www.capmetro.org/red-line-trail-study
https://www.austintexas.gov/department/waller-creek-local-government-corporation
https://waterloogreenway.org/overview/
https://www.asla.org/2025awards/11980.html
https://www.austintexas.gov/department/confluence
https://waterloogreenway.org/waterloo-greenway-hosts-palm-park-conversations-inviting-community-feedback-on-future-design-plans/
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Figure 63: Waterloo Greenway phases. Source: Waterloo 
Greenway       

Figure 74: The Red Line Parkway. Source: Red Line 
Parkway Initiative 

 

Historic Resources 
Historic landmarks and districts throughout Austin highlight its unique heritage. One of the city’s most notable 
landmarks is the Texas State Capitol and Capitol Complex, a defining feature of Austin’s skyline and identity. 
The Capitol grounds and Congress Avenue—a National Register historic district terminating at the Capitol—
reflect the city’s deep ties to Texas history and governance. Capitol View Corridors ensure that the Capitol is 
visible from vantage points around the city.  

Nearby, Sixth Street is characterized by its 19th-century commercial architecture and iconic live music venues. 
Designated as a National Register historic district, the corridor has experienced waves of reinvention, now 
serving as a hub for nightlife, restaurants, and cultural tourism, while maintaining its historic buildings. A 
portion of Sixth Street is currently planned for significant redevelopment. 

Beyond Downtown Austin, historic landmarks and districts are largely residential, with the exception of city 
parks. Several locally designated historic districts are clustered west of Downtown along West Sixth Street, 
which developed along a streetcar line. These areas generally developed in the late 19th and early 20th 
century and feature dense single-family homes, duplexes, triplexes, and garage apartments, as well as an early 
homestead. South of Lady Bird Lake, a small one-block historic district is representative of the larger Travis 
Heights neighborhood around it. Two other residential historic districts, including the Hyde Park streetcar 
suburb, lie north of the UT campus.  

https://waterloogreenway.org/overview/
https://waterloogreenway.org/overview/
https://www.redlineparkway.org/visit
https://www.redlineparkway.org/visit
https://library.austintexas.gov/ahc
https://tspb.texas.gov/prop/tc/tc/capitol.html
https://www.austintexas.gov/page/historic-districts
https://www.preservationtexas.org/mep/capitol-views
https://www.austintexas.org/austin-insider-blog/post/historic-austin-east-sixth-street/
https://www.austintexas.org/things-to-do/entertainment-districts/sixth-street/
https://www.austintexas.org/things-to-do/entertainment-districts/sixth-street/
https://www.bizjournals.com/austin/news/2022/08/17/stream-plans-for-sixth-east-street-revitalization.html?b=1660741805%5e22125590
https://www.flowerhillcenter.org/history
https://www.flowerhillcenter.org/history
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East Austin holds two locally designated historic districts and a number of historic landmarks. Notable historic 
sites include but are not limited to Huston-Tillotson University, a Historically Black College and University 
(HBCU) that predates UT as the oldest institution of higher learning in Austin; the French Legation, Austin’s 
oldest building; Rosewood Park, historically home to Emancipation celebrations on Juneteenth; three of the 
country’s first public housing projects, initially segregated by race/ethnicity, Rosewood Courts, Chalmers 
Courts, and Santa Rita Courts; the Texas State Cemetery and Oakwood Cemetery; and many iconic legacy 
businesses. The two historic districts were designated more recently than districts in West Austin and are one 
step toward remedying longstanding underrepresentation of Black and Hispanic communities in historic 
resources. 

The city has close to 20 National Register historic districts, which are honorific and do not come with 
protection against demolition. Two mid-century districts are located near the Site: Wilshire Wood/Delwood 1 
and the Delwood Duplexes.  

A number of areas that help to “keep Austin weird” (and historic) are not formally designated. South Congress, 
North Loop, Red River Cultural District, and The Drag (Guadalupe Street near the UT campus) are uniquely 
flavored commercial districts not designated as historic.  

The City of Austin adopted the award-winning Equity-Based Preservation Plan in fall 2024. It is beginning to 
implement the plan’s recommendations, which span a broad range: expanding what is considered significant, 
inviting more Austinites to participate in diverse preservation activities, and making local preservation 
programs and tools more equitable and effective. 

More historical archives can be explored through the Austin History Center and the Texas State Historical 
Association. 

Housing and the Unhoused 
The City of Austin offers resources in support of affordable and market rate housing development through 
Austin Housing and the Austin Housing Finance Corporation (and guided by the Austin Strategic Housing 
Blueprint). This department provides information and reports on housing policies, programs, and statistics 
related to housing supply and affordability, such as the Affordable Housing Inventory and the Anti-
Displacement Maps and Dashboard. Austin Homeless Strategies and Operations (HSO) offers data on 
homelessness in the county and services including prevention, shelter services, transitional housing, 
permanent supportive housing, and a hotline for those experiencing homelessness. The Housing Authority of 
the City of Austin provides housing assistance applications, information on residency and fair housing rights, 
and family financial self-sufficiency programs to Austin residents.  

Austin ECHO conducts research and advocacy related to housing issues such as racial inequities and leads a 
coalition responding to homelessness in the community. The Austin Housing Analysis offers interactive maps, 
charts, and public data collected in a study of Austin’s housing from 1993 to 2021 as a collaboration between 
UT Austin and the City of Austin. The City of Austin provides the Affordable Housing Online Search Tool 
(AHOST) that allows residents to input household size and income to view relevant affordable rental 
properties. Housing Works Austin delivers research, advocacy, education, and recommendations on affordable 
housing policy. These resources will provide comprehensive data and insights into Austin’s housed and 
unhoused populations. 

Opened in 2015, the Community First! Village is a master-planned neighborhood that houses more than 420 
formerly homeless Austinites in permanent affordable housing in far Northeast Austin. Developed by the 
nonprofit Mobile Loaves and Fishes, the village is set to expand to include housing for 1,500 more residents. 
The Village design encourages community building, with shared spaces such as common areas, community 
gardens, dining areas, and green space, and features a CapMetro bus stop providing connection to the greater 
Austin area. Community First! Village has been covered by major news outlets as an influential model for 
addressing chronic homelessness.  

https://htu.edu/
https://thc.texas.gov/historic-sites/french-legation
https://www.preservationaustin.org/news/rosewood-park-a-historic-icon-of-austins-east-side
https://www.hacanet.org/rosewoodcourts/
https://www.hacanet.org/location/chalmers-courts/
https://www.hacanet.org/location/chalmers-courts/
https://www.hacanet.org/location/santa-rita-courts/
https://cemetery.texas.gov/
https://www.austintexas.gov/page/what-we-preserve#:%7E:text=Austin%20has%20more%20than%20600,18%20National%20Register%20historic%20districts.
https://www.southcongressavenue.com/
https://northloopatx.org/neighborhood-history/
https://redriverculturaldistrict.org/
https://austin.uli.org/uli-resources/tap-city-of-austin-live-music-preservation-in-the-red-river-cultural-district/
https://thedailytexan.com/2025/04/22/down-on-the-drag-over-a-century-of-stories-culture-on-guadalupe-street/
https://speakupaustin.org/atxpresplan
https://library.austintexas.gov/ahc
https://www.tshaonline.org/home
https://www.tshaonline.org/home
https://www.austintexas.gov/department/housing
https://www.austintexas.gov/department/austin-housing-finance-corporation
https://www.austintexas.gov/blueprint
https://www.austintexas.gov/blueprint
https://data.austintexas.gov/Housing-and-Real-Estate/Affordable-Housing-Inventory/ifzc-3xz8/about_data
https://austin.maps.arcgis.com/apps/MapSeries/index.html?appid=799dbd68b43a4d9d8c0292befe8c9b34&utm_campaign=Project+Connect+Dashboard
https://austin.maps.arcgis.com/apps/MapSeries/index.html?appid=799dbd68b43a4d9d8c0292befe8c9b34&utm_campaign=Project+Connect+Dashboard
https://www.austintexas.gov/homeless-strategy-office
https://www.hacanet.org/
https://www.hacanet.org/
https://www.austinecho.org/about-echo/homelessness-in-austin/
https://austin-housing-ut-austin.opendata.arcgis.com/
https://www.austintexas.gov/department/affordable-housing-online-search-tool-ahost
https://housingworksaustin.org/the-issue-of-affordability/
https://housinginnovation.co/deal/austin-community-first/
https://mlf.org/community-first/
https://mlf.org/community-first/
https://mlf.org/community-first/
https://www.capmetro.org/docs/default-source/scheduled-routes/237.pdf?sfvrsn=abfc18d5_1
https://www.nytimes.com/2024/01/08/headway/homelessness-tiny-home-austin.html
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In 2017, Austin City Council adopted the Austin Strategic Housing Blueprint, a 10-year plan aimed at leveraging 
resources and community partnerships to promote affordable housing throughout the city, with a goal of  
creating 60,000 affordable units. In 2019, the City of Austin launched the Affordability Unlocked Development 
Bonus Program that uses public funds and resources to offer development waivers and modifications in 
exchange for creating affordable units. Texas law prohibits inclusionary zoning; affordable units must be 
incentivized through other means. In 2023, Austin adopted Home Options for Mobility and Equity (HOME), 
which updates the City’s Land Development Code to allow for more housing types and an increased housing 
supply in single-family zoned areas.  

Transportation 
Austin currently ranks as one of the most congested cities in the country (INRIX Global Traffic Scorecard, 
Consumer Affairs). Toll lanes and the Austin Strategic Mobility Plan (ASMP) aim to decrease congestion and 
promote investment that would lead to other modes of transportation among Austin residents. Project 
Connect is a regional vision and action plan led by the City of Austin, Austin Transit Partnership, and CapMetro 
that aims to expand transit options in Austin, add a new light rail system, and improve existing transit options. 
The CAMPO 2050 Regional Transportation Plan highlights many regionally significant improvements to the 
transportation system that the region looks to take on within the next 25 years.  
 
Austin Transportation and Public Works (ATPW) and the Texas Department of Transportation (TxDOT) play a 
significant role in shaping Austin’s long-term transportation planning and mobility infrastructure. TxDOT runs 
MyMobility35, which is divided into regional projects with the I-35 Capital Express Central (colloquially CapEx) 
addressing improvement areas in Central Austin. Construction is planned through 2033, after which there will 
be a 10-year moratorium on I-35 construction. I-35 connects the heart of Austin with Mexico and Canada as a 
key interstate trade corridor. Relieving congestion along this important trade route through CapEx also 
provides an opportunity to design and construct enhancements such as cap decks to mitigate the historic 
division of East and West Austin. The local effort to reconnect East and West Austin through cap decks and 
design is detailed in the City’s Our Future 35, including Northern parts of Austin.  
 
The City of Austin has approved construction funding for the foundations for caps and stitches in certain 
locations, but funding for and timing of construction for possible cap or stitch decks have not been determined. 
As part of the project, East 41st Street, which bounds the Site on the south, will be connected to the street grid 
in the Wilshire Wood/Delwood 1 neighborhood east of the interstate. By December 2025, the City, following 
public feedback opportunities, will identify to TxDOT the preferred two northern stitches’ extents and 
locations, which are adjacent to the project site. The City presented new options for the northern stitches on 
November 22, 2025. In addition, ATPW has introduced the Austin Core Transportation Plan (ACT Plan), slated 
for Council adoption in 2026, which is the long-term vision for improving transportation and mobility options in 
and around Downtown Austin, in conjunction with the other mobility infrastructure improvements noted 
above.  
 
Austin’s street network interconnects with a variety of expressways and major roads that support both local 
and regional traffic. Key highways include I-35 and Mopac Expressway (colloquially known as Loop 1 or Mopac). 
Mopac is the primary north-south alternative to I-35 and Highway 183; provides access to the airport, offices, 
and shopping centers; and connects with critical east-west corridors US 290 and SH 71.  

CapMetro is the primary provider of public transportation services in Austin and surrounding communities. 
CapMetro operates 71 routes including the high-frequency rapid bus service throughout Austin and the 
CapMetro Express commuter bus that connects Central Austin with outlying areas. The CapMetro commuter 
rail service includes the Red Line, a 32-mile commuter rail route connecting Downtown Austin through North 
Austin up to Leander, Texas. This map shows the area serviced by Metro Rail. CapMetro Access provides 
shared-ride service for people with disabilities who cannot ride fixed-route bus and rail services. CapMetro also 

https://www.austintexas.gov/sites/default/files/files/StrategicHousingBlueprint_Final_September_2017.pdf
https://www.austintexas.gov/sites/default/files/files/Housing/AU_Applicant_Guide_FINAL_1019.pdf
https://www.austintexas.gov/sites/default/files/files/Housing/AU_Applicant_Guide_FINAL_1019.pdf
https://www.austintexas.gov/page/home-amendments
https://inrix.com/scorecard-city/?city=Austin%20TX&index=125
https://www.consumeraffairs.com/automotive/cities-with-the-worst-traffic.html?
https://www.mobilityauthority.com/traveler-info/open-roads/
https://www.austintexas.gov/department/austin-strategic-mobility-plan
https://www.projectconnect.com/?_ga=2.210287637.1055566888.1759416620-1669472842.1759416620
https://www.projectconnect.com/?_ga=2.210287637.1055566888.1759416620-1669472842.1759416620
https://www.austintexas.gov/coa-project-connect-office
https://www.atptx.org/
https://www.capmetro.org/plans-development/project-connect
https://www.atptx.org/light-rail/
https://www.campotexas.org/regional-transportation-plans/2050-plan/
https://www.austintexas.gov/department/transportation-public-works
https://www.txdot.gov/
https://www.txdot.gov/mymobility35
https://www.txdot.gov/mymobility35/projects/capex-central.html
https://drive.google.com/file/d/1U0wj6ackTAB6d1oXmVg7ZiORNDWz5Knt/view
https://www.kut.org/transportation/2025-05-22/austin-tx-i-35-parks-interstate-highway-city-council-vote
https://www.austintexas.gov/department/our-future-35-austins-cap-and-stitch-program
https://speakupaustin.org/of35
https://speakupaustin.org/of35
https://www.redlineparkway.org/i_35_northern_stitches_oh_recs
https://speakupaustin.org/of35#tab-57184
https://publicinput.com/actplan
https://austin.maps.arcgis.com/apps/webappviewer/index.html?id=2a3c539da76b4f49906a3524ed4a2cc9
https://www.txdot.gov/mymobility35/about/history-i35.html
https://www.mobilityauthority.com/traveler-info/open-roads/183-toll/
https://www.txdot.gov/projects/projects-studies/austin/us290-west-projects-and-studies.html
https://www.txdot.gov/projects/projects-studies/austin/sh71-east-corridor.html
https://www.capmetro.org/
https://www.capmetro.org/ourservices
https://www.capmetro.org/ourservices/busroutes
https://www.capmetro.org/express
https://www.capmetro.org/rail
https://www.capmetro.org/rail
https://www.capmetro.org/plan/schedmap?route=550
https://www.capmetro.org/docs/default-source/plan-your-trip-docs/schedules-and-maps-docs/capmetro-rail-map.pdf?sfvrsn=982d9d59_8
https://www.capmetro.org/access


16 of 30 

provides a shuttle service around UT Austin and to surrounding residential areas. Riding is free for students, 
faculty, and staff. Commuters can also form a vanpool group and carpool in a vehicle provided and subsidized 
by CapMetro.  

CapMetro plans to update the current transit system to better meet community needs through Strategic Plan 
2030 and Transit Plan 2035. As part of Project Connect, CapMetro proposed the addition of a rapid line along 
the Red River corridor to provide enhanced services in the corridor and a new station called the North 
Burnet/Uptown station that is beginning construction near the Domain and Uptown development. In addition, 
CapMetro is planning Red Line railway improvements, such as double tracking and upgraded rail signal 
infrastructure near the Site, at the intersection of 45th Street and Airport Boulevard, as part of an elevated 
CapMetro Red Line crossing that will be constructed south of Airport Boulevard with pedestrian and bicycle 
access to improve connectivity. 

Beyond this necessary work tied to the highway project, there are no immediate plans for other Red Line 
capital investments in the Study Area. CapMetro has identified that a potential Red Line station near the 
Hancock Center could be appropriate and beneficial in the future; however, this concept does not have any 
design definition, funding, or next steps identified at this time. Based on the current conditions, a new Red Line 
station is not anticipated within the Study Area’s planning horizon (10-year period). Timelines are, however, 
subject to change and dependent on a number of factors including public/private/institutional partnerships, 
stakeholder interest and commitments, cost, funding, potential impacts of the project, and operating 
requirements. 

For biking and walking infrastructure, Austin has implemented a citywide network of bike lanes, 50 miles of 
which are protected, and the CapMetro Bikeshare program, helping promote sustainable transportation in the 
city. The Veloway at Circle C Ranch Metropolitan Park is a 5k bicycle track that was developed in the 1990s as 
the first facility of its kind. It now draws travelers from across the region. The Southern Walnut Creek Trail, and 
the Ann and Roy Butler Hike-and-Bike Trail and Boardwalk around Lady Bird Lake are popular pathways for 
cyclists and pedestrians. Mountain bikers can enjoy the South Austin Trail Network (SATN) that joins 
greenbelts, parks, and neighborhoods in Southwest Austin.  

Red Line Parkway envisions using a stitch at Hancock Center crossing as part of the Parkway’s connectivity. The 
exact shape of the Northern stitches at 41st St crossing are yet to be determined by the city, with four options 
in consideration. Red Line Parkway is advocating for Option B to secure car-free crossing of I-35 to increase 
connectivity. The proposed East Avenue trail will create a path connecting the caps and stitches, referencing 
East Avenue’s history of segregating East and West Austin, and reclaiming the name to promote connectivity. 
Many of these trails and paths will connect to destinations throughout the region, as depicted in CAMPO’s 
Bicycle and Pedestrian Facilities Inventory.  

Austin is also working to reduce traffic related injuries and fatalities by focusing on safe street design and 
public policy changes in Vision Zero. Similar commitments to roadway safety have been made by regional and 
statewide agencies, such as CAMPO’s Regional Safety Action Plan and TxDOT’s Road to Zero. Safe Streets 
Austin is a grassroots movement encompassing long-time organizations that advocate for safe streets and 
urban trails in Austin.  
 
Austin-Bergstrom International Airport (AUS) is the city’s primary airport, and one of the fastest-growing 
airports in the country, serving as a hub for both domestic and international flights. An $865 million terminal 
expansion at AUS is underway and slated to be complete by 2029. Austin Executive Airport is a smaller, general 
aviation airport primarily serving private planes and small aircraft. Bus Route 20 and Route 483 connect the 
airport and Downtown, UT Austin, and surrounding neighborhoods.  

https://www.capmetro.org/ut-shuttles
https://www.capmetro.org/docs/default-source/plan-your-trip-docs/destination-schedule-book-docs/ut-campus-shuttles.pdf?sfvrsn=35a76fdb_4
https://www.capmetro.org/docs/default-source/plan-your-trip-docs/destination-schedule-book-docs/ut-residential-shuttles.pdf?sfvrsn=a38fccbb_4
https://www.capmetro.org/ourservices/vanpool
https://capmetrostrategicplan-capmetro.hub.arcgis.com/
https://capmetrostrategicplan-capmetro.hub.arcgis.com/
https://www.capmetro.org/transit-plan-2035
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.capmetro.org%2fmajorprojects%2fnorth-burnet-uptown-station&c=E,1,dh2uYCCGXABlYHnDAWdYFD03-3JYNWOOIzG-mH9IRVOaifPmxUd2oH0GO94rWV22BAMnA9xF3-7YovJKBicttHXHQ4PSIhOg2J3nwKnkAKRp2uMEu4_eM1AO&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.capmetro.org%2fmajorprojects%2fnorth-burnet-uptown-station&c=E,1,dh2uYCCGXABlYHnDAWdYFD03-3JYNWOOIzG-mH9IRVOaifPmxUd2oH0GO94rWV22BAMnA9xF3-7YovJKBicttHXHQ4PSIhOg2J3nwKnkAKRp2uMEu4_eM1AO&typo=1
https://www.kxan.com/traffic/traffic-projects/i-35-expansion-project/how-i-35-construction-will-impact-capmetro-operations/
https://austin.maps.arcgis.com/apps/webappviewer/index.html?id=c7fecf32a2d946fabdf062285d58d40c&extent=3052120.7123%2C10036958.1486%2C3179054.0456%2C10097891.4819%2C102739
https://www.austintexas.gov/page/protected-bike-lanes
https://www.capmetro.org/bikeshare
https://www.austintexas.gov/department/veloway
https://www.austintexas.gov/department/southern-walnut-creek-trail
https://www.austintexas.gov/department/ann-and-roy-butler-hike-and-bike-trail-and-boardwalk-lady-bird-lake
https://www.trailforks.com/region/south-austin-trail-network-satn/
https://www.redlineparkway.org/i_35_caps_recap_may_2025
https://www.redlineparkway.org/i_35_northern_stitches_oh_recs
https://www.kut.org/transportation/2024-10-01/austin-tx-interstate-35-construction-parks-detailed-plans
https://reconnectaustin.com/history-of-the-i-35-corridor/
https://campotexas.maps.arcgis.com/apps/instant/portfolio/index.html?appid=e7271a3bffb9449f8ba92e8fb3212ef0
https://campotexas.maps.arcgis.com/apps/instant/portfolio/index.html?appid=e7271a3bffb9449f8ba92e8fb3212ef0
https://storymaps.arcgis.com/stories/3a3a426a303c41bab65936eda0d58fde
https://www.campotexas.org/local-plans-and-studies/regional-safety-action-plan/
https://www.texasshsp.com/
https://www.safestreetsaustin.org/
https://www.safestreetsaustin.org/
https://www.austintexas.gov/airport
https://austinmonitor.com/stories/2024/09/austins-airport-set-to-move-ahead-with-865-million-terminal-expansion/
https://austinmonitor.com/stories/2024/09/austins-airport-set-to-move-ahead-with-865-million-terminal-expansion/
https://www.austinexecutiveairport.com/
https://www.capmetro.org/airport
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Adjacent Neighborhoods/Places 
Austin’s neighborhoods are diverse, each contributing to the city’s unique character. In central Austin are 
Downtown, known for its skyline, business district, and live music scene, and East Austin, historic and artistic, 
long recognized as a hub of cultural creativity and activism. 

To the north are the Hancock and Hyde Park neighborhoods, known for rich heritage and identity. Hyde Park, 
Austin’s first streetcar suburb, is known for its historic homes and walkable streets and has traditionally been 
home to many students and faculty from UT Austin, although home prices and rental costs have increased 
substantially for this area in recent decades, forcing students and lower-income residents to farther 
neighborhoods. Hancock is home to the Hancock Municipal Golf Course and the Hancock Center site. One mile 
north of the Site up I-35 is Capital Plaza, a shopping center featuring dining, retail, convenience stores, and 
health care, legal, and business services.    

Farther west of the Site sits The Triangle, a 22-acre community featuring apartments, townhomes, lofts, 
schools, retail, restaurants, park space, and Heart Hospital—one of the nation’s highest performing 
cardiovascular facilities. The neighborhood offers an urban feel and many rental units for a population of 
primarily young professionals. West of the Triangle is the Rosedale neighborhood, home to families, young 
professionals, and longtime residents. Rosedale’s charming atmosphere incorporates housing stock from the 
1930s and 1940s, new construction, a variety of businesses, Ramsey Park, tree-lined streets, and easy access to 
Heart Hospital and Ascension Seton Medical Center Austin. Construction of a new bikeway linking North 
University, Heritage, and Rosedale kicked off in Spring 2025.   

To the south of the Site sits North University and the UT Austin campus. North University (or North Campus) 
houses similar parts student condos and expensive homes, some with development dating back to the early 
20th century. The neighborhood is very walkable and bike friendly, with proximity to UT Austin, Downtown 
Austin, bars, restaurants, and parks. UT Austin, located just south of the Hancock neighborhood, spans 431 
acres, and supports 55,000 students. The campus features museums, libraries, classrooms, career centers, 
sports facilities, student organizations, and 18 percent of university student housing.  

The East Austin neighborhoods share a geographic closeness that shapes their development and community 
dynamics. Shaped by segregation-era policies and the 1928 Master Plan, these neighborhoods became central 
to Austin’s Black and Latino communities and played a pivotal role in Austin’s cultural and civil rights history. 
Today they struggle to balance a strong legacy of resilience with rapid redevelopment and rising housing costs. 
Coalitions such as the emerging African American Cultural Heritage District and groups such as East Austin 
Conservancy work to support cultural preservation, housing affordability, and community stability. 

Due east of the Site across I-35, situated between Airport Boulevard and Wilkshire Boulevard, is the Wilshire 
Wood/Delwood 1 neighborhood. In 2011, the neighborhood was added to the National Register of Historic 
Places as the Wilshire National Register Historic District. The district is comprised of two sections: Wilshire 
Wood and Wilshire Park, which feature post-war single-family homes alongside greenery.  

To the southeast of the Site across I-35 is the quiet, close-knit, residential Cherrywood neighborhood. 
Developed in Austin’s post-war housing boom (1940s/1950s), the area features older single-family homes and 
National Register–listed historic duplexes alongside an elementary school. Cherrywood also boasts easy access 
to I-35, the Manor Road commercial corridor, UT Austin, and Downtown Austin. The Cherrywood 
Neighborhood Association recently worked with the Hancock Neighborhood Association and others to 
spearhead the 2025 AIA Design Assistance Team (DAT) Overview, spanning the Fiesta grocery site and the 
Hancock Center site. Please note that these plans have not been approved by TxDOT or the City of Austin, and 
they should not factor into your proposals per The Competition Site and Study Area Challenge section. See 
more information about that public input process.  

Further southeast below Cherrywood, just off I-35, sit Blackland and Chestnut. Blackland is a predominantly 
Black neighborhood as a result of the racialized zoning practices of the 1928 Master Plan. While Black 

https://www.austintexas.org/things-to-do/entertainment-districts/
https://downtownaustin.com/explore/
https://www.austintexas.org/things-to-do/entertainment-districts/east-austin/
https://www.austintexas.org/austin-insider-blog/post/hyde-park/
https://www.capitalplazasc.com/
https://www.mapsofaustin.com/the-triangle/
https://www.stdavids.com/locations/heart-hospital-of-austin
https://www.niche.com/places-to-live/n/triangle-state-austin-tx/
https://rosedaleaustin.org/welcome/
https://healthcare.ascension.org/seton
https://data.austintexas.gov/stories/s/North-University-Heritage-Rosedale-Bikeways/6vmu-6wzb/
https://austinrelocationguide.com/neighborhood-spotlight-north-university/
https://www.utexas.edu/about/facts-and-figures
https://www.utexas.edu/about/facts-and-figures
https://www.usnews.com/best-colleges/the-university-of-texas-austin-3658/student-life
https://www.austintexas.org/things-to-do/entertainment-districts/east-austin/
https://austinrev.org/east-austin-history/
https://www.austintexas.gov/page/african-american-cultural-heritage-district
https://www.eacatx.org/
https://www.eacatx.org/
https://www.wwd1.org/news/who-we-are-wwd1-mission-statement-and-bylaws
https://www.wwd1.org/news/who-we-are-wwd1-mission-statement-and-bylaws
https://www.wwd1.org/us-parks-department-honoring-inclusive-communities-and-cultural-legacies-wwd1
https://www.cherrywood.org/
https://www.austinrealestatehomesblog.com/east_austin/cherrywood/
https://aiaaustin.org/2025-aia-design-assistance-team-dat-overview/
https://architectsfoundation.org/wp-content/uploads/2025/04/austin-pres-march-2025.pdf
https://nextdoor.com/neighborhood/blackland--austin--tx/
https://www.trulia.com/n/tx/austin/chestnut/86216/
https://en.wikipedia.org/wiki/Blackland,_Austin,_Texas
https://en.wikipedia.org/wiki/Blackland,_Austin,_Texas
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Austinites were forced east of I-35, UT Austin also planned to expand eastward into Blackland, which 
threatened displacement of neighborhood residents and a decrease in affordable housing stock. Established in 
1983, the Blackland Community Development Corporation advocates for stable affordable housing for area 
residents with initiatives such as the Austin Art Village affordable housing development. Chestnut has many 
new construction projects including bars, restaurants, and parks. With rapid change comes concerns about 
reduced affordable housing, which prompted the creation of the Chestnut Neighborhood Revitalization 
Corporation, which provides affordable housing for area residents.   

Down Airport Boulevard from the Site is Mueller, a 700-acre mixed-use, mixed-income, master-planned 
development on the site of the former Robert Mueller Municipal Airport. Shaped by the Mueller Neighborhood 
Coalition in the 1990s (that included Cherrywood, Hancock, and others), the community is a pedestrian-
friendly, diverse, sustainable community with a vibrant neighborhood association that includes some income-
restricted housing units. 

Near the Site, Ridgetop Elementary is one of 10 schools slated to close after a recent Austin Independent 
School District (AISD) decision responding to declining enrollment. Maplewood Elementary, just across I-35 in 
Cherrywood, was removed from the list of closures but could be reconsidered for closure in the near future. 

Despite challenges of affordability, displacement, and uneven investment, these neighborhoods’ proximity to 
Downtown, UT Austin, and major corridors provides significant opportunity for growth. Efforts such as Project 
Connect’s transit expansion and the Our Future 35 initiative aim to reconnect central neighborhoods divided 
by infrastructure, while ongoing preservation and cultural initiatives reflect Austin’s broader effort to balance 
modernization with equity and heritage.  

Area Developments 
Austin has numerous examples of mixed-use development; many of which are within a four-mile radius of the 
competition site. East of Hancock Center across I-35 sits Mueller, a master-planned, mixed-income community 
developed in the early 2000s, inspired by the 1984 Citizens for Airport Relocation (CARE) plan that called for 
high-density development. Mueller is commended for the redevelopment’s innovation, bold vision, 
sustainability, and success in implementation and has won several national awards such as the HUD Secretary’s 
Opportunity and Empowerment Award in 2015. Formed in 2007 as part of the Mueller Airport Redevelopment, 
the Mueller Foundation provides the largest portfolio of shared-appreciation for-sale affordable homes in 
Austin, and has retained these homes through resales to successive affordable owners. The Mueller 
redevelopment agreement requires 25 percent affordable units within both for-sale and rental housing 
detailed in their 2024 impact report.  

The Grove, also a master-planned community, offers dining, shopping, office, and residential options. A great 
example of urban infill, the land was originally owned by TxDOT and featured primarily open space and sparse 
office buildings until Milestone purchased the 75 acres in 2014 to begin construction of the new mixed-use 
district. 

Another lauded nearby development is Highland, a mixed-use neighborhood featuring apartments, shops, 
office buildings, and Austin Community College’s flagship campus. Formerly the site of the 1970s-era Highland 
Mall, this adaptive reuse redevelopment was formed from a public/private partnership between RedLeaf 
Properties and Austin Community College.  

One of the first efforts to create transit-oriented development within Austin, the Saltillo District in East Austin 
includes apartments (15 percent of which are dedicated to residents with an average income of 50 percent of 
Austin’s median family income), retail, office space, open space, and public art alongside the Plaza Saltillo 
CapMetro commuter rail station. Planning for the district started in 2003 between CapMetro and ROMA Design 
Group (now McCann Adams Studio) and has been grounded by a vision to increase transit ridership, increase 
connectivity, and provide both affordable and market-rate housing.  

https://thedailytexan.com/2025/12/02/we-have-to-look-up-after-decades-of-land-annexation-east-austin-blackland-community-looks-to-future-partnership-with-university/
https://www.blacklandcdc.org/
https://austinartvillage.com/
https://www.austinrealestatehomesblog.com/east-austin/chestnut/
https://www.chestnutnrc.org/about
https://www.chestnutnrc.org/about
https://muelleraustin.com/
https://www.muellerneighborhood.org/
https://www.muellerneighborhood.org/
https://www.muellerneighborhood.org/
https://www.austinisd.org/schools/ridgetop
https://www.kut.org/education/2025-11-21/austin-isd-board-vote-schools-closing-tx-dual-language-programs
https://www.austinisd.org/schools/maplewood
https://www.projectconnect.com/
https://www.projectconnect.com/
https://www.austintexas.gov/department/our-future-35-austins-cap-and-stitch-program
https://muelleraustin.com/
https://muelleraustin.com/about-us/
https://ahc.access.lyrasistechnology.org/repositories/2/resources/1901
https://www.huduser.gov/portal/casestudies/study-1152016-1.html
https://www.huduser.gov/portal/casestudies/study-1152016-1.html
https://www.muellerfoundation.org/
https://www.muellerfoundation.org/wp-content/uploads/2025/07/mueller-foundation-impact-report-2024.pdf
https://thegroveatx.com/
https://tribeza.com/home-design/the-grove-austin-mixed-use-community/
https://sites.austincc.edu/newsroom/2023/06/02/acc-highland-campus-wins-prestigious-community-impact-award/
https://highlandatx.com/
https://sites.austincc.edu/highland/
https://highlandatx.com/a-rich-history/
http://plazasaltillo.com/faqs/
https://www.capmetro.org/docs/default-source/plans-and-development-docs/plaza-saltillo/plaza-saltillo_overview.pdf?sfvrsn=c41ff4e_2
https://www.capmetro.org/docs/default-source/plans-and-development-docs/plaza-saltillo/plaza-saltillo_overview.pdf?sfvrsn=c41ff4e_2
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New development is also planned in North Loop, with United Properties looking to establish a new mixed-use 
district off Ranch to Market Road 2222. Updates to the area’s zoning through Density Bonus 90 allows for the 
development of thousands of new residences. In collaboration with the North Loop Neighborhood Plan 
Contact Team, developers look to include a pedestrian crossing at 55th Street, a grocery store, townhomes, the 
Red Line Parkway, and public spaces.  

 
The Competition Site and Study Area Challenge 
The competition challenge reflects much of the actual conditions at the location; however, ULI has changed 
certain details in this brief for the purposes of the competition. The competition is an educational exercise; 
ULI does not anticipate that anyone will build what participating teams propose for the Site. 

 

A private development company in Austin has identified a parcel in the Hancock Center north of Downtown 
Austin as a development opportunity: Parcel 954419, owned by Regency Centers (the Site). 

The Site is located west of Interstate 35. East 41st Street is southwest of the Site. North of the Site are single-
family homes along East 43rd Street. Both East 41st and East 43rd streets provide access to an I-35 frontage 
road. Red River Street runs north/south to the Site. Currently, the area is occupied by popular grocery store H-
E-B that is used frequently by local neighborhoods and students attending UT Austin, which lies approximately 
1.5 miles southwest of the Site. However, the Hancock Center is not in close walking distance to the UT Austin 
campus. Students and locals from surrounding neighborhoods use several bus stops both in and around the 
Site. 

Parcel data is available at the Regrid parcel viewer. 

Your team has been selected by Regency Centers as the master developer for the Site. As master developer, 
you have entered into a Master Development Agreement with the landowner to provide a proposal to 
transform the Site into a thriving, mixed-use, mixed-income development. The proposal will evaluate the 
benefits and financial possibilities of redeveloping the Site within a 10-year period. The owner is seeking a 
vision for the area that will increase connectivity and mobility around the Site, address housing affordability 
and inclusivity, create a positive economic impact, include connection to surrounding neighborhoods, and 
increase the sustainability and resilience of the immediate area. As the master developer, you can propose to 
establish a public/private partnership and/or determine other mechanisms by which to redevelop the site. 
 

Image files of maps are found in the Competition Site Maps folder.  

 

 

 

 

 

 

 

 

 

 

 

https://communityimpact.com/austin/south-central-austin/development/2025/05/09/thousands-of-residences-new-public-spaces-planned-at-mixed-use-north-loop-development/
https://www.austintexas.gov/sites/default/files/files/Housing/HDA/Developer%20Incentives/DB90-Applicant-Guide-2.20.2025.pdf
https://northloopatx.org/what-we-do/north-loop-plan-contact-team/
https://northloopatx.org/what-we-do/north-loop-plan-contact-team/
https://app.regrid.com/us/tx/travis/austin#p=/us/tx/travis/austin/430243&t=property
https://drive.google.com/drive/folders/1a6nggRS9O850fTDFIAIl2k43SAdX_Feg


20 of 30 

Figure 8: The Competition Site and Study Area. Color key: blue boundary = Site / red boundary = Study Area / purple 
boundary = previous property extension prior to right-of-way / orange boundary = building footprint not to develop. 
Source: Google Earth 

 

 

 

Figure 9: Site facing north. Source: Google Earth         Figure 10: Site facing south. Source: Google Earth 

 
Parcels of the Competition Site: Your proposal must address all parcels listed here (blue boundary). 

Parcel ID PROPERTY NAME PRESENT USE DEEDED ACREAGE 

954419 Regency Centers, LP Shopping center 29.2 acres 
 
Optional: Study Area (red boundary): This competition does not ask you to develop anything beyond the Site 
and Study Area. Do not propose to acquire or redevelop parcels beyond the Site and Study Area. However, you 
have the option to propose high-level, conceptual designs for the next 20 years for parcels within the Study 
Area. Use the red outline in Figures 8–13 as your guide for the allowable Study Area. For any area beyond the 
Site that you propose designs, you must use the Study Area slides (see the Presentation Requirements section 
in this document). You do not need to include these conceptual designs in your pro forma; however, if you are 
proposing enhancements to the stitches, you should describe your funding model on your slides.   

 

 

 

 

 
 
 
 
 

Figure 11: 
Aerial view of Study Area. Source: Google Earth 
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Figure 12: Study Area facing north. Source: Google Earth   Figure 13: Study Area facing south. Source: Google Earth 

 

Assumptions 
Please observe the following guidelines as you prepare your proposal. 

Site Assumptions  
Existing buildings and tenants: within the Site, Regency Centers sold the former Sears building to Central 
Health, which is boxed in the orange boundary. With the sale, Central Health became an acting member of the 
ownership condo regime. The Central Health building cannot be redesigned and contains 238,000 SF of admin 
and clinical spaces. Participating teams should assume that the H-E-B will remain a permanent tenant and 
requires at least 160,000 SF of space (currently it is 129,000 SF and is adding 31,000 SF). However, teams may 
choose to alter/move the current H-E-B building location, footprint, and design. Other tenants on the Site are 
not required to remain.  
  
Noise and loading: In your design schemes, consider that the retail and any related loading/unloading of goods 
and waste management is adjacent to residential homes and streets. For any proposed housing units, consider 
how the proximity to I-35 will contribute to vehicle-generated noise. 
  
Entry points, rights-of-way, and circulation patterns: Teams may choose to close, or create new, public streets 
within your development blocks. 
 
Parking: There is no parking minimum requirement for the Site, aside from the required accessible parking 
spots. However, it should be assumed that both H-E-B and Central Health will require parking for their visitors. 
Teams should plan to provide parking for these two buildings at a ratio of 1 space to 350 SF of building SF. 
Parking spaces can be provided at your team’s discretion (i.e., surface-parked, underground, or in parking 
garages). In your pro forma, teams can assume that both H-E-B and Central Health will pay for their required 
spaces. The H-E-B building will be 160,000 SF and the Central Health building will be 238,000 SF. 
 
Right-of-way (ROW) changes during the 10-year period: Figures 8–13 show how the changes to the ROW will 
impact the site over the 10-year period, with the purple line indicating the property boundary line prior to the 
ROW changes. The area of ROW between I-35 and the blue boundary should not be considered as part of the 
Site. Please carefully review the Transportation section of this brief. Union Pacific operates a commercial rail 
line beneath the I-35 overpass. 
 
I-35 and stitches (conceptual designs only): Do not propose a “cap” or “lid” over I-35. Teams may account for 
the City’s proposed “stitch” designs in your conceptual designs. The goal of the stitches is to culturally 
reconnect the historically divided East and West areas of Austin. Up to two-story high buildings may be 
available to be built on top of the stitches, depending on the stitch location and the structure beneath it. 
Teams should use their slides to describe how you would fund the stitch and any related buildings on the stitch 
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beyond the 10-year period (do not list the City of Austin as a funding partner for stitch improvements beyond 
the City’s $104M commitment for roadway elements on May 22, 2025). In addition, if you create any proposed 
plans for stitches, please do not reference the 2025 AIA Design Assistance Team (DAT) Overview, which 
includes assumptions like a cap that do not align with the current plans for the area.  

Context Assumptions 
For the competition, your team should consider the following guidance:  

Start of development/predevelopment: (land acquisition, planning, entitlements, stakeholder engagement, 
etc.) can begin as early as January 1, 2027, for any component. The start year—the first year you may begin 
construction on any phase—is 2028. Close-out for all phases must finish by the end of 2037. You may address 
entitlement issues for components upfront or sequentially, adjacent to the construction period for each 
component. In real life, predevelopment can take three to four years or more, but it is possible to complete it 
in less time, depending on the size and scope of the project. You may propose shortened predevelopment 
periods for the components of your development for the purposes of this competition. As a reminder, please 
refer to the TxDOT timeline and scheduled completion dates (2033) noted in the Transportation section of this 
brief.  

Complete neighborhoods: Proposals should give priority to mixed-use, mixed-income development and 
neighborhood vitality. 

Market-feasible costs and pricing: Although the competition uses a fictional scenario, your team should aim to 
create a financially feasible plan for the Site. Teams should produce market-appropriate financials that you can 
justify in your pro forma (e.g., current sales price for land in the area, market rents for various uses, project 
costs, etc.). If your program requires a subsidy or grant, the subsidy amount should be realistic and from viable 
sources. 

Inflation: You do not need to apply inflation as a factor and can use untrended data. 

Planning and zoning code: You may use the current zoning requirements of the Site or propose changes to 
zoning. The jury will not be checking your proposal against the existing zoning ordinance; however, the existing 
zones outlined in the land use code can provide you with examples of compatible uses, design preferences, 
setbacks, parking, lighting, and other approaches that align with the City’s urban design, planning, and land use 
goals. 

• You can view the zoning maps and overlay districts using the City’s interactive online resources.  
• The City of Austin provides the public with interactive GIS web applications for viewing the official 

zoning district maps, overlays, landmarks, and other planning-related information in Austin.  
• More information on Austin’s zoning and land use can be found on the City of Austin Planning 

Commission site, under Zoning / Zoning Resources & Site Regulations. 
• The Municode Library hosts the full Code of Ordinances for the City of Austin, as well as the various 

Criteria Manuals (e.g., Environmental Criteria Manual, Drainage Criteria Manual), which describe the 
rules by which the code is applied. 

• The Travis County Development Planning and Travis County GeoHub provide detailed reports for data 
and mapping within Travis County and outside the city border of Austin. 

• Legacy documents from the Austin City Zoning and Planning Commission are available through the 
Austin Public Library Digital Resource Subjects. 

Redevelopment tools and incentive programs: The City of Austin, Travis County, and the State of Texas have 
many incentive programs available for redevelopment of sites. A few key programs that may be applicable to 
your project include the following: 

• The Texas Department of Housing and Community Affairs has Competitive (9%) and Non-Competitive 
(4%) Housing Tax Credit programs.  

https://aiaaustin.org/2025-aia-design-assistance-team-dat-overview/
https://www.austintexas.gov/I-35Mobility
https://www.austintexas.gov/department/gis-and-maps
https://www.austintexas.gov/content/zoning-and-platting-commission
https://www.austintexas.gov/content/zoning-and-platting-commission
https://www.austintexas.gov/department/austin-planning/zoning
https://www.austintexas.gov/page/zoning-resources-site-regulations#:%7E:text=The%20City%20of%20Austin%20has,5%20special%20purpose%20base%20districts.
https://library.municode.com/
https://library.municode.com/tx/austin/codes/code_of_ordinances
https://www.traviscountytx.gov/tnr/permits/low-impact-development/development-planning
https://tnr-traviscountytx.hub.arcgis.com/
https://library.austintexas.gov/digital/subjects
https://www.tdhca.texas.gov/competitive-9-housing-tax-credits
https://www.tdhca.texas.gov/non-competitive-4-housing-tax-credits
https://www.tdhca.texas.gov/non-competitive-4-housing-tax-credits
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• Austin has several Opportunity Zones that continue to attract investment. The State of Texas 
participates in the Federal Opportunity Zone Tax Credit program administered by the U.S. Department 
of Treasury.  

• The City of Austin has a tax abatement program for rehabilitation of a property in a historic district.   

• Austin also offers tax increment financing in established Tax Increment Reinvestment Zones (TIRZ). 
Austin property owners can submit a petition for TIRZ designation provided that they own at least 50 
percent of the appraised property value in the requested zone.   

• The City of Austin provides development incentives through the SMART Housing program and density 
bonuses. To participate in the SMART (Safe, Mixed-Income, Accessible, Reasonably-priced, Transit-
oriented) Housing program, residential developments must have at least 10 percent reasonably priced 
units, meet Austin Energy Green Building (AEGB) standards, and meet other standards of being safe, 
accessible, and transit-oriented.   

• Developers can receive density bonuses through the City of Austin that allow for building more units 
than allowed in the Site’s base zoning provided that they set aside a portion of units from income-
restricted affordable housing. Density bonuses include Affordability Unlocked, Vertical Mixed Use, 
Overlays, Equitable Transit Oriented Development (ETOD), and Density Bonus 90 (DB90). Investments, 
developments, and infrastructure changes are informed by Imagine Austin Comprehensive Plan. 

• The state passed SB 840, which allows residential development on commercially zoned land.  

• The federal New Markets Tax Credit (NMTC) Program is available for individual and corporate 
investors who make equity investments in Community Development Entities (CDEs). The NMTC 
Program is an incentive for community development and economic growth.  

• Companies can receive grants from the Texas Enterprise Fund (TEF) for companies that are considering 
a new project where a Texas site is competing with out-of-state sites.  

• Travis County offers Economic Development Incentive Agreements through the Economic and 
Strategic Planning Division. Travis County also runs the Community Development Block Grant (CDBG) 
that helps fund housing, infrastructure, and social service projects for low- to moderate-income 
county residents.  

• A number of nonprofits in the area support development projects. The Travis County Development 
Corporation acquires property from regional public/private entities for redevelopment as affordable 
housing. Rally Austin (formerly Austin Economic Development Corporation) is a nonprofit formed by 
the City of Austin that partners with public institutions and private real estate developers to undertake 
real estate development projects connected to the community.  

• Austin Development Services provides information on building codes and creates annual reports.  

• The City of Austin’s Redevelopment Division offers redevelopment and place-based initiatives to 
support investment in residential, commercial, and mixed-use committees and sites to add social and 
economic value to the city. Public Improvement Districts (PIDs) allow financing of public improvements 
and services that the City approves as providing special benefit to the designated area; Development 
PIDs are specifically designed to spur economic development in an area through financing the costs of 
infrastructure. 

• Downtown Austin Alliance maps real estate development semi-annually, as seen in this interactive 
map. The organization also compiles development stats, identifies trends, and produces an annual 
report on the State of Downtown.  

https://opportunityzones.com/cities/austin-texas/
https://gov.texas.gov/business/page/opportunity-zones
https://www.austintexas.gov/page/incentives-and-grants
https://services.austintexas.gov/edims/document.cfm?id=316716
https://comptroller.texas.gov/economy/development/prop-tax/ch311/faq.php
https://comptroller.texas.gov/economy/development/prop-tax/ch311/faq.php
https://www.austintexas.gov/sites/default/files/files/Housing/HDA/SMART-Housing-Guide-September-2025.pdf
https://www.austintexas.gov/department/development-incentives-and-agreements#EquitableTransitOrientedDevlopmentETODnbsp
https://www.austintexas.gov/department/development-incentives-and-agreements#EquitableTransitOrientedDevlopmentETODnbsp
https://austinenergy.com/energy-efficiency/green-building
https://www.austintexas.gov/sites/default/files/files/Housing/HDA/Developer%20Incentives/Development%20Incentive%20Matrix__06282024v2.pdf
https://services.austintexas.gov/edims/document.cfm?id=319975
https://library.municode.com/tx/austin/codes/code_of_ordinances?nodeId=TIT25LADE_CH25-2ZO_SUBCHAPTER_EDESTMIUS_ART4MIUS_S4.3VEMIUSBU
https://library.municode.com/tx/austin/codes/land_development_code?nodeId=TIT25LADE_CH25-2ZO_APXCUNNEOVDIBOSUBOHELIADHEAFUNNEOVDIBO
https://www.austintexas.gov/sites/default/files/files/Housing/HDA/Developer%20Incentives/DBETOD-Applicant-Guide-2.20.2025.pdf
https://www.austintexas.gov/sites/default/files/files/Housing/HDA/Developer%20Incentives/DB90-Applicant-Guide-2.20.2025.pdf
https://publicinput.com/Customer/File/Full/b2cb7897-b390-4252-842d-7940953cafdc
https://speakupaustin.org/austinsb840
https://www.cdfifund.gov/programs-training/programs/new-markets-tax-credit
https://www.cdfifund.gov/programs-training/certification/cde
https://gov.texas.gov/uploads/files/business/TEF-Overview.pdf
https://www.traviscountytx.gov/planning-budget/projects-compliance/economic-development-incentive-agreements
https://www.traviscountytx.gov/planning-budget/economic-strategic-planning
https://www.traviscountytx.gov/planning-budget/economic-strategic-planning
https://www.traviscountytx.gov/health-human-services/cdbg
https://hatctx.com/development/tcdc
https://hatctx.com/development/tcdc
https://www.rallyaustin.org/
https://www.austintexas.gov/dsd
https://developmentatx.my.canva.site/2024
https://www.austintexas.gov/department/redevelopment-division
https://www.austintexas.gov/department/public-improvement-districts#overlay-context=
https://www.austintexas.gov/department/public-improvement-districts#DevelopmentPID
https://www.austintexas.gov/department/public-improvement-districts#DevelopmentPID
https://downtownaustin.com/
https://downtownaustin.com/what-we-do/research/emerging-projects/
https://downtownaustin.com/what-we-do/research/emerging-projects/
https://downtownaustin.com/what-we-do/research/state-of-downtown/
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• The City of Austin Economic Development Department manages a Place-Based Enhancement Program 
that can provide tax reimbursement for eligible property and/or sales taxes of the project site. 

Taxes: Texas does not have a state-wide property tax; local governments set rates and collect property tax 
based on property values appraised by the Travis Central Appraisal District, as well as zoning, land use, and 
new construction. Texas law requires that property values be equal and uniform when determining taxes. Local 
taxing units are required, under the Truth-in-Taxation concept of the Texas Constitution, to make taxpayers 
aware of tax rates and allow the opportunity to limit tax increases. In 2019, Texas lawmakers passed a bill that 
prohibits local tax units from raising property tax rates over 3.5 percent annually without voter approval.   

• Real property tax. You can find real property tax information for most of Austin on the Travis County 
Tax Office webpage.  

• Austin’s commercial property tax rates are determined by local taxing units, and factor in elements 
such as appraised value, zoning and land use, and new construction.   

Stormwater utility fee: The City of Austin’s MS4 Stormwater Management Program ensures compliance to 
state and federal regulations, and is implemented by numerous departments, notably Austin Water and the 
Austin Watershed Protection. Austin Water provides water quality reports and  Austin Watershed Protection 
publishes annual MS4 [Municipal Separate Storm Sewer System] reports and offers a Find My Drainage Charge 
tool to calculate a fee summary for an address. The Regional Stormwater Management Program is an 
alternative method for developers to meet onsite detention requirements.  

In effort to increase the use of reclaimed water in Austin and the surrounding areas, Austin Water launched 
the GoPurple program in 2024, which will install Onsite Water Reuse Systems (OWRS) and utilize the city’s 
reclaimed water system for nonpotable water purposes such as irrigation and toilet flushing. The Austin Energy 
District Energy and Cooling System (DEC) has been operating in Downtown, the Domain, ACC Highland, and 
Mueller since 2001, to use chilled water and a system of underground pipes to cool large buildings. TxDOT 
plans to create a Drainage Tunnel and Pump Station portion of I-35 between Airport Boulevard and Holly 
Street, to improve Austin’s stormwater treatment and mitigate flooding risk with lowered I-35 lanes.  

Construction and infrastructure costs: You must include costs for infrastructure on private parcels in your 
financing proposal. In addition, you must include costs for public infrastructure in your financing proposal if 
you use that infrastructure to achieve a building premium. That means if you propose public infrastructure that 
clearly goes above and beyond what the municipality typically provides in the area, then you should include it 
in your budget and identify sources of funds to cover the cost of that infrastructure. If you propose 
infrastructure that is normal practice for the area, such as the paving of a public road, you do not need to 
include the cost of the infrastructure in your budget.  

• An additional reference, Construction Pricing Guide, is available in the Google Drive folder. This guide 
includes data sets from a local firm that you may use or adjust at your discretion. The main goal of 
these data sets is to provide realistic numbers for your pro forma.  

Detailed Assignment  
As master developer, you must do the following: 

1. Analyze regional forces—social, historical, demographic, political, and economic, among others—and the 
Competition Site in relation to its surroundings and describe or visualize key aspects of your regional 
analysis. 

2. Determine the type of redevelopment the market would support and describe or visualize key aspects of 
your market analysis. 

https://www.austintexas.gov/department/place-based-enhancement-program
https://www.texas.gov/living-in-texas/property-tax-transparency/#who-sets-my-property-tax-bill-
https://traviscad.org/
https://comptroller.texas.gov/taxes/property-tax/basics.php
https://comptroller.texas.gov/taxes/property-tax/truth-in-taxation/index.php
https://www.texastribune.org/2025/09/03/texas-city-county-property-tax-cap/
https://tax-office.traviscountytx.gov/about-us/reports-data/property-taxes
https://www.texastaxprotest.com/blog/texas-commercial-property-tax-rate/
https://www.austintexas.gov/department/ms4-stormwater-management-program
https://www.austintexas.gov/sites/default/files/files/Watershed/MS4/MS4-Austin-Stormwater-Management-Program.pdf
https://www.austintexas.gov/content/austin-water
https://www.austintexas.gov/department/watershed-protection
https://www.austintexas.gov/sites/default/files/files/Water/WaterQualityReports/AW_WQR_Report2024.pdf
https://www.austintexas.gov/sites/default/files/files/Watershed/MS4/City%20of%20Austin%20MS4%20Annual%20Report%20FY22.pdf
https://experience.arcgis.com/experience/3ec401845b1d46098b0a98ee75a12544
https://experience.arcgis.com/experience/3ec401845b1d46098b0a98ee75a12544
https://www.austintexas.gov/department/regional-stormwater-management-program
https://www.austintexas.gov/page/go-purple
https://www.austintexas.gov/department/onsite-water-reuse-systems
https://www.austintexas.gov/sites/default/files/images/Water/GoPurple/AW-Reclaimed-Water-System-Map_June-2025.pdf
https://services.austintexas.gov/edims/document.cfm?id=451963
https://www.txdot.gov/content/dam/project-sites/mobility35/documents/capex-central/drainage-tunnel-pump-station-fact-sheet.pdf
https://www.txdot.gov/content/dam/project-sites/mobility35/documents/capex-central/drainage-tunnel-pump-station-fact-sheet.pdf
https://www.kut.org/transportation/2025-09-29/austin-tx-i35-highway-construction-tunnel-drainage-boring-cesar-chavez
https://docs.google.com/spreadsheets/d/1creWAD2sTr2V7ThekMdjGFbBEIGqARO4/edit?usp=drive_link&ouid=107939890143534079158&rtpof=true&sd=true
https://drive.google.com/drive/folders/1ziCOuVLAMTRa-kfuEvaJqDj1oY1PLHz0?usp=sharing
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3. Establish a strong vision for the future of the Site based on these analyses. Communicate or visualize the 
decision-making process that led to your unique vision and informs the program and plans you will 
propose. 

4. Propose a market-feasible development program and financial pro forma for the Competition Site. This 
program should identify all phasing within the 10-year period. 

5. Ascertain the development value of the total redeveloped Site within the 10-year period. You are not 
required to use a specific development tool.  

6. Determine and state the subsidies and/or grants (if any) that would make redevelopment feasible and the 
sources of those subsidies and/or grants. 

7. Establish and state a fair rate of return to the owner that compensates for the value-added activity 
and/or establish and state the concessions you recommend. 

8. Propose and visualize a site plan for the Competition Site. Be explicit about what the owner, Regency 
Centers, is getting out of the Plan.  

9. Describe or visualize key urban design elements, including specific connections or integrations between 
your development components. 

10. Optional: Provide conceptual designs/plans for the future of the Study Area as outlined in Figures 8–13. 
The purpose of undertaking this optional exercise is to encourage thoughtfulness about how your Plan will 
enhance connections to surrounding areas in the future, giving a way to communicate these connections to 
the jury. Your focus should be on the connections, not coming up with new ideas for development 
surrounding the Site. These plans will be high level; therefore, descriptions and illustrations of these plans 
do not need to be as detailed as those for the Site. In your visuals, clearly delineate any conceptual plans 
from those that are part of the Site within the 10-year period.  

11. Provide site-specific illustrations of key development components you propose within the 10-year hold 
including planning context and analysis  

12. Offer minimum levels of affordable/workforce housing. In your proposal, a minimum of 20 percent of 
new residential product, both for sale and rental, must be units affordable for low- to moderate-income 
households. Avoid concentrating these units in a single building, if possible. 

Presentation Requirements 
ULI developed the presentation requirements for the benefit of both competitors and the jury. These 
requirements ensure that the jury will have enough information to evaluate and compare proposals. Please 
follow the naming conventions in the submission form as you upload files.  

**Please simplify and clarify your visuals in a way that the jury can digest the information 
quickly. Entries should aim to represent big ideas with graphics rather than with a lot of text. 
Make sure there is just enough text so that the jurors understand what they are seeing. 
Labeling is important. Please label significant buildings, streets, landmarks, charts, or graphs. 
You might also use text to provide succinct descriptions where needed.** 

Required Submission Materials (1–5) See the Submission Process section. 

1. One pro forma in Excel based on the ULI pro forma template. ULI has provided a pro forma template 
in the Google Drive folder. In this template, worksheets link to one another, and the cells contain 
formulas to aid you in scoping the financial viability of each development component. You may 
modify the template and apply different assumptions (e.g., cap rate, rental rates, project costs by line 
item, etc.) as you deem necessary. You can add new building types. You do not need to add 
information about a product type if that type is not part of your development program.  

https://drive.google.com/drive/folders/1ziCOuVLAMTRa-kfuEvaJqDj1oY1PLHz0?usp=sharing
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2. A set of 1 to 4 PDFs (11" × 17") of the Assumptions and Development Program summary tabs from 
the ULI pro forma template. You can orient these in landscape or portrait format; the template is in 
landscape format. You should eliminate unnecessary tabs and use or add tabs only for the 
development components that are part of your design. 

3. One 11" × 17" PDF digital slide show in horizontal landscape format. Digital slides may not be 
animated. Do not include video. Each team is limited to 25 slides that must follow this outline and 
should have a minimum of 20 slides: The digital slide show must follow these rules and appear in the 
following order: 

• (1 slide) Title slide. Include the proposal title and application code. Do not include 
information that would identify any team member, school, or adviser. You may include an 
image or not.  

• (1 slide) One narrative summary, no more than 750 words, which describes your design 
and development plan. Use this summary to indicate what you are proposing to build 
(your development program) and to highlight how your proposal increases connectivity 
and mobility, addresses issues of equity and housing affordability, has a positive economic 
impact, and increases sustainability and resilience. 

• (1 slide) One table (see template), which describes your financing plan. Please follow the 
template (you may add columns for phases and alter colors and fonts). 

• (4 slides) Analysis, vision, and decision-making process. Address your parti and what 
makes your vision for the Site unique. Include concept diagrams that illuminate patterns 
and concepts for local and regional issues the team considers relevant. This section could 
include early sketches and bullet points. Please avoid narrative explanations over 50 
words per slide.  

• (6 slides) Plan, urban design, and development context. 
o Your whole Site Plan—without conceptual plans for outside the Site—should be 

on one slide.   
o If you provided optional, high-level, conceptual plans for outside the Site, you 

must include another slide that shows the Site Plan plus the conceptual plans.  
o The Site Plan elements might include: 

a. A legend or key and/or text and labels to orient the viewer 
b. Blocks and streets, labeled with street names wherever possible 
c. Land uses and building uses 

• For all uses, text and labels should clearly delineate between 
amounts included in the Site and amounts in conceptual plans 
outside the Site. 

d. Landscape, open space, waterways and other natural systems 
e. Circulation (pedestrian, vehicular, transit, bicycle, parking, etc.) 
f. Location of transit lines and stops/terminals 
g. Public and private infrastructure, including stormwater and landscape 
h. Public realm enhancements 

o Provide additional illustrations that zoom in on the Site and illuminate the urban 
design elements. These illustrations might be plans, diagrams, elevations, 
sections, or three-dimensional views (perspective/axonometric). These 
illustrations might highlight the elements above as well as: 

a. Private-sector development concepts 
b. Connections to neighboring blocks 
c. Environmental, sustainability, and resilience considerations 
d. Image and character of the area 

https://docs.google.com/presentation/d/1oelNkFFu2RoCMBVQFuEB4DBSpFZTFXDt/edit?usp=drive_link&ouid=107939890143534079158&rtpof=true&sd=true
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e. Overall design characteristics and aesthetic values 
f. Social and economic concerns 
g. Community planning and infrastructure concepts 

• (4 slides) Phasing.  
o These slides should illustrate massing and scale for the public and private realms, 

including how they will be programmed and used.  
o For each phase, include text, labels, or graphs that indicate the total size of each 

use, the number of units (where relevant), and the percentage of each use as a 
portion of all uses for that phase.  

o Indicate how much affordable housing is complete in each phase. Include an 
indicator of affordability [such as area median income (AMI)], size, and number of 
units. 

o Include debt and equity by phase including loan-to-value (LTV) and loan-to-cost 
(LTC).  

o One of these slides should show the program when complete, at the end of the 
development period, with labels that indicate total size and number of units for 
each use. These slides should not include any elements outside the Site. 

 
• (3 slides) 3–5 renderings or graphic vignettes of elements of your development.  

 
• Optional (5 slides) Other slides: Use the remaining slides to communicate images and 

information to tell the story of your development. 
 

4. Upload the same three renderings/graphic vignettes from your Plan, urban design, and development 
context slides as jpeg or png files (340 pixels × 340 pixels). ULI may use these on the ULI website or 
social media if your project is recognized by the jury. Please do not include team codes on these 
images.  

5. Upload the Site Plan from your slideshow as a jpeg or png file (340 pixels × 340 pixels). 

Notes on Graphics 

• Competitors have discretion to select which graphic techniques they use.  

• Maps, plans, and illustrations may be at any scale.  

o Sections should include a graphic scale. 

o Maps and plans should include a graphic scale and an arrow indicating north. 

Submission Process 
Deadline 
ULI must receive all digital submissions by 11:59 p.m. PST on Monday, January 19, 2026 (which is 2:59 a.m. 
EST on Tuesday, January 20, 2025). We suggest you review and understand the online form AND plan to 
complete it well ahead of this deadline. ULI staff will not be available to answer questions or assist you after 
2:00 p.m. PST/5:00 p.m. EST on January 19. 

Rules for Submission 
• You will submit only digital files, as outlined below. Please do not mail anything to ULI. 
• Submit all files via the 2026 ULI Hines Student Competition portal at uli.org/hines2026 using the form 

titled “Submission Materials.” This form will be accessible by January 7, 2026, two days after the 
competition commences. 

https://uli.secure-platform.com/a/solicitations/191/home
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• The person who submitted the team application should also be the one to log in, upload documents, 
and submit your team’s final proposal. If other team members need to upload documents, the person 
who submitted the application will need to log in and add team members using the Manage 
Collaborators function. 

• One corner of every document except the vignettes MUST display your team’s nine-digit code, which 
takes the form “2026-#####.” 
o Your code was automatically generated when you registered to participate at the submission 

portal at uli.org/hines/2026. Whoever registered the team should log in to the portal, click on My 
Applications, and select Complete. Your code can be found code under “Application #.” 

• DO NOT include any marks—other than your nine-digit code—that identify your team or universities 
on any of the sheets you submit, either in digital or in hard copy. There should be no mascots, no 
university buildings, and no references an alum would recognize, etc. If you include identifying marks 
on any sheets, ULI will discard your submission and the jury will not review it.  

• ULI will not accept—and the jury will not review—any supplemental diagrams or information not 
specified in the Presentation Requirements section.  

Notification of Receipt 
You will receive an automatic email and system notification once you hit Submit, confirming that we have 
received your submission. About five days after the submission period ends, ULI will send a message to your 
team to let you know if your submission is complete and eligible for jury review. 

Competition Resources 
The following list includes all the items available for download from the Google Drive folder or elsewhere and 
serves as a checklist for you to ensure that you receive all the resources: 

• The challenge brief (this document) is available as a PDF.  
• The pro forma template is available as an Excel file. 
• The Question & Answer (Q&A) document is available as a Google Doc. During the competition period, 

ULI will post responses to team inquiries on this document in the Google Drive folder. Please plan to 
check the Q&A document daily. 

• Geographic information system (GIS) files of the site and its surroundings are also provided in the GIS 
folder. 

• Photos and videos of the site and context, including ground-level imagery and drone footage are 
available on ULI Award’s Flickr account.  

• Various reports will be available in the Google Drive folder. You are not required to review these 
documents, and you should plan to do additional research to inform your proposal. 

Downloading Competition Resources 
• You may download competition resources for distribution only among your team members, faculty 

advisers, and professional advisers. 
• You may share resources and collaborate across teams, but team members should not directly 

contribute content to another team’s proposal (so that ULI and the jury do not have to worry about 
someone asking for credit for part of another team’s proposal). 

• You may use competition resources only for this competition. You may not use, copy, or distribute 
these resources for any other purpose without written permission from ULI. 

https://uli.secure-platform.com/a/solicitations/191/home
https://drive.google.com/drive/folders/1ziCOuVLAMTRa-kfuEvaJqDj1oY1PLHz0?usp=sharing
https://docs.google.com/document/d/1ZxoCkku3OXOTJuVGx7-09rphp0d2nT5t/edit?usp=sharing&ouid=100456474043461806874&rtpof=true&sd=true
https://drive.google.com/drive/folders/1apLcVYKOhbsOrzZdzikI88zbiaTfjHve?usp=sharing
https://www.flickr.com/people/109340935@N06/
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Criteria for Judging 
The jury will select four finalist teams that it deems to have best satisfied the goals and deliverables of the 
challenge and criteria described here. The jury, at its discretion, will award an unspecified number of 
honorable mentions for outstanding submissions in one or more of these criteria. Specifically, proposals 
should strive to meet the following criteria: 

• Integrate planning and design decisions with economic feasibility, including market-level returns on 
investment for private investors and lenders. For instance,  

o Public investments in infrastructure and public facilities should have clear value for the owner. 
o The development proposal and planning and design concepts should support and reinforce 

both public planning goals and financial returns for the owners.  
• Demonstrate awareness of design issues contributing to a development that supports the vision 

specified in this brief. 
• Demonstrate attention to factors affecting the risks and feasibility of the project, including:  

o Development and construction costs;  
o Future expenses and revenues from operations and land sales; and  
o Effects of project phasing on risks and feasibility. 

• Demonstrate working together as a team. A primary goal of this competition is to provide a means 
and demonstration of integrating real estate with allied disciplines. The jury will consider how 
successfully your team worked together, as evidenced by the consistency and coherence of your 
proposal. For example, the financial proposal should accurately reflect the designs and vice versa. You 
may have an excellent pro forma, but if your vision is weak and your site plan is confusing, your 
proposal will not advance to the finals. Likewise, you may have an excellent vision and stunning 
graphics, but if your pro forma is very weak with no obvious room for simple corrections and 
improvements, your proposal will not advance. 

The jury may, if it wishes, use additional criteria in making its final decisions. 

Jury Evaluation Process 
ULI strives to conduct a thorough, fair, and rigorous jury evaluation process, yet teams need to consider the 
realistic constraints on and limitations of the jury. ULI receives many submissions (70–100 on average), and 
jurors have very limited time to review each one. Jurors will not have extensive time to delve into every detail 
of every proposal, nor will they have the capacity to provide lengthy, detailed feedback. Teams should make 
their presentations as clear and easy to understand as possible. 
 
The jurors ULI selects are leaders in their fields and generously donate their time to the competition. Just as in 
the real world, in which developers and designers have a finite window to present their proposals, your team 
should strive to make a meaningful first impression by packaging your solution in a compelling and succinct 
fashion that invites additional analysis of the proposal. The following is a typical process; however, it might not 
be the exact process the 2026 jury uses. 

• The jury meets several times in February to review all submissions and again in April for the final 
presentations.  

• About one week before the jury meets in February, all jurors receive all digital files from each 
complete submission. ULI will indicate to all jurors which subset of submissions they should review 
before they reconvene as a full jury. 

• During the February meetings, the jury has about 15 hours over three working days to review all the 
submissions, select the four finalists and any honorable mentions and consider whether and how each 
submission meets the criteria.  
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• All jurors cast votes for the four submissions they think should be finalists. The submissions with the 
most votes become the finalists. 

• The jury discusses the feedback they want ULI staff to provide to each finalist team.  
• The jury selects honorable mentions and discusses why they merit this honor.  
• Only after selection of the finalists and honorable mentions does ULI staff reveal to the jury which 

school(s) submitted each proposal. 

Tools (Not Required) 
 
RSMeans Data 

Registered teams had the option to request this access for two team members from ULI by December 13. This 
is an online database tool that consists of relevant local construction cost information. If you have questions 
about using the software, please see the training videos offered on the RSMeans website.  

Pro Forma Training and Q&A Sessions 

ULI offers recorded trainings on how to use the pro forma template on the About the 2026 Competition page. 

Questions 
Please make sure you are monitoring your email during the competition period because we may send email 
updates, new resources, or corrections. 
 
ULI will periodically post questions and answers to the Q&A document in the Google Drive folder. ULI 
reserves the right to edit submitted questions before posting them. ULI also reserves the right to not answer 
every question it receives and to not post redundant questions or remarks it deems inappropriate or irrelevant. 
Please plan to check this document daily as we do not have the staff resources to send out an email every 
time that we update the document. 
 
During the 15-day competition, teams may send questions in writing via email to hinescompetition@uli.org.  
 
Once ULI announces the four finalist teams, it will share finalist stage guidance with those teams. 
You will have a chance to provide feedback on the competition in February after the general competition is 
complete and again in late spring after the finals have concluded. Thank you for joining us in this year’s 
competition! 
 
Best of luck, 
ULI Hines Student Competition 

https://www.rsmeans.com/landing-pages/getting-started-with-rsmeans-data-online
https://americas.uli.org/programs/awards-competitions/hines-student-design-competition-americas/about-the-2026-competition/
https://docs.google.com/document/d/1ZxoCkku3OXOTJuVGx7-09rphp0d2nT5t/edit?usp=sharing&ouid=100456474043461806874&rtpof=true&sd=true
https://drive.google.com/drive/folders/1ziCOuVLAMTRa-kfuEvaJqDj1oY1PLHz0?usp=sharing
mailto:hinescompetition@uli.org
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