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EXECUTIVE SUMMARY 

Since 2010 Kerrville population grew by an estimated 1,690 net new residents. Households grew by 801 

net new households. Population estimates for 2019 show 25,012 current residents. Employment 

estimates from 2018 showed 18,383 employed in Kerr County. Nearly 400 net new jobs were added in 

the County from 2017 to 2018 and a total of 1,411 net new jobs were created in the County since 2011. 

A 2015 estimate showed that nearly 66% of Kerrville workers resided outside of the City limits. 

Overall the Kerrville housing market has a housing shortage that coupled with job and population 

growth have created appreciation of housing prices, especially existing single family homes.  

This high demand due largely to supply shortage and in part to job and population growth was identified 

in all housing markets in Kerrville ς multifamily, single family rentals and single family for-sale homes ς 

which has increased prices (especially existing for-sale homes) and competition for housing (especially in 

the single family and multifamily rental market) that has begun to weigh on local businesses and 

prospective worker households. 

Multifamily rents require monthly incomes to be three times the rent and Kerrville is a low to moderate 

wage employment hub meaning multifamily rents can only be raised by a small amount ($25-$50 a 

month), on average every year to two years.  

Estimates from 2017 showed there were 60% (5,894) owner-occupied households and 40% (3,919) 

renter-occupied households in Kerrville. 

Data from 2017 ACS shows housing cost burdened renters across all household income cohorts 

accounted for 28% (1,627) of all households in Kerrville. 

The 2017 median household income for Kerrville was $44,113, meaning that half of households in the 

City earn less and 55% of households earn less than $50,000 annually. 

Approximately 42% (1,627) of all renter occupied households were paying 30% or more on housing costs 

and 22% (1,343) of all owner-occupied units in the City were paying 30% or more on housing costs. 

Estimates showed that only 6% or 304 out of all owner-occupied householders, 3% of all households in 

the City are under 35. This represents a large opportunity to increase share of younger owner-

households. There were 1,254 renter-occupied households, 13% of all households and 21% of owner-

households. 

Residents age 65 and over account for nearly 30% (6,938) of the 2019 Kerrville estimated population of 

24,037. The largest age cohort in Kerrville in 2019 was the 65 to 74 cohort with 14% (3,434) of the 

population followed by age 55 to 64 representing an estimated 13% (3,055) of total population. 

The household estimates from 2017 ACS data for Kerrville showed 65 years and older households 

accounted for 42% (4,122) of all households in the City. Also, 2017 estimates revealed that 65 years and 

over householders accounted for 55% (3,245) of all owner-occupied households and 22% (877) of all 

renter-occupied households in the City.  

This data shows that 65 and older residents play a significant role in the Kerrville housing market 

accounting for an estimated 55% share of single family home ownership 
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Total current housing demand estimates of current pent up demand from the Kerrville workforce could 

be up to 3,046 units.  

The mix of household types (renter or owner) for those living greater than 50 miles cannot be 

ascertained but a conservative estimate applying 50% would mean 519 renter households and 519 

owner households for a total demand of 1,271 rental units and 1,775 for-sale units.    

Based on 315 new jobs planned in Kerrville over the next 24 months and a ratio from the past 4 years of 

regional household growth as a percent of jobs added in ǘƘŜ ǘƘǊŜŜ a{!ΩǎΣ ŦǳǘǳǊŜ ƘƻǳǎƛƴƎ ŦƻǊ YŜǊǊǾƛƭƭŜ 

could range from 151, 134 or 91 net new worker households. 

A separate 1:1 new worker household to new jobs ratio would create local worker household demand 

for 315 local worker households. 

There are several local active single family builders and housing developments in Kerrville with a grand 

total of nearly 720 single family lots in varying points in the development pipeline. 

There are a total of 240 total multifamily rental units currently underway in two separate developments 

and are estimated to command rents in the $1,000 and greater price range. 

As of August 2019, the median list price in Kerrville was $297,500 and the average list price is $338,856, 

well greater than the maximum affordable price of $200,000 to $180,000 and below affordable for the 

2018 County average weekly wage of $942 ($48,984 annually) and the 2017 median household income 

for the City of $44,113. 

¢ƘŜ /ƛǘȅΩǎ ŜŎƻƴƻƳȅ ƛǎ ƭŀǊƎŜƭȅ ōŀǎŜŘ ƻƴ ƘŜŀƭǘƘ ŎŀǊŜ ŀƴŘ ǎƻŎƛŀƭ ŀǎǎƛǎǘŀƴŎŜΣ ǊŜǘŀƛƭ ǘǊŀŘŜΣ ŀŎŎƻmmodation 

and food services and educational services. However, as of 2015 an estimated 66% of local workers lived 

outside the City. Many employers have faced difficulty hiring new workers across all industries and pay 

grades. Employers and newly hired employees shared in interviews that if they had not known a local 

resident with knowledge and connections, they would probably not have found housing (rental or for-

sale) in Kerrville. Some employers, especially healthcare, are worried that retiree households that have 

been moving increasingly to Kerrville of the past several years may not view the City as desirable if 

housing shortages for local workers creates even more difficulty for them to hire and retain works 

sufficient to satisfy the growing demand. 

Certain future job growth will exacerbate the gap between supply and demand for rental and for-sale 

housing at all price ranges but will impact those in the lowest and moderate pay jobs the greatest as 

they will be forced to seek housing outside of the City if new supply attainable to their incomes is not 

created.  
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Economic Analysis  
As of July 2019, there were an estimated 5,380 employees working at the largest 15 businesses in the 

/ƛǘȅΦ ¢ƘŜǎŜ мр ŜƳǇƭƻȅŜǊǎ ŀƭƻƴŜ ǊŜǇǊŜǎŜƴǘ нфΦо҈ ƻŦ YŜǊǊ /ƻǳƴǘȅΩǎ нлму employment of 18,383 workers. 

Unemployment for Kerr County was 3.2% in 2018 while the U.S. and Texas was 3.5%. This means that 

additional job growth will likely require either new worker households living in the City or new workers 

commuting into the City for work. 

The five largest industry sectors by employment in Kerr County are Health Care and Social Assistance 

(4,169), Retail Trade (2,907), Accommodation and Food Services (2,282), Educational Services (1,730) 

and Construction (1,504). Combined, these five industries employ 12,592 workers which account for 

68% of all jobs in the County. 

In the last three years 779 employees were added in the five largest numbers of employees in 

Manufacturing (250), Construction (168), Real Estate and Rental and Leasing (128), Educational Services 

(120) and Administrative and Support and Waste Management and Remediation Services (113). 

Health Care and Social Assist, Retail Trade and Accommodation and Food Services are the only 

industries with 10% or more share of employment in 2018. 

Ten of the twenty-one industries in Kerr County pay an average weekly wage more than $1,000 per 

week and the average weekly wage for all industries combined is $942. Five of the largest employment 

industry sectors that pay below the average weekly wage employ 8,184 workers, 45% of all workers in 

the County. 

Overall 49% (8,919) of Kerr County workers make less than the average weekly wage. 

According to LEHD 2015 data out of 12,140 Kerrville workers 66% (8,065) lived outside the city limits 

with 3,463 greater than 50 miles. As of 2015 employment data shows Kerrville employs about 70% of 

workers in Kerr County. 

The County added 235 net new jobs in 2017 and 398 net new jobs in 2018 for a total job growth in the 

previous 2 years in the County of 633 net new jobs. Given the same growth in the next two years this 

would create a net new job growth of 633 new jobs by 2021. In addition, CDS field research and 

interviews with the City and several of the largest employers in Kerrville revealed that definitive job 

creation over the next 24 months will be in the range of 315 net new jobs. 

The employers and anticipated job growth are presumed to originate from the expansion of 200 to 215 

net new positions at Kerrville State Hospital over the next 24 months, an estimated 50 net new jobs 

from a new business, Hobby Lobby and finally an estimated 50 net new jobs from the expansion of the 

existing H.E.B. grocery store. 
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Demographic Analysis  
Current estimated population in Kerrville is 25,012 and increased by 7.6% (1,690 new residents) from 

2010 to 2019 and is estimated to increase by another 4.1% (975 new residents) from 2019 to 2024. 

Kerrville captured a 60% share of the estimated total population growth in Kerr County since 2010. 

Currently the median age of Kerrville is 46.51. 

These are the main age groups for Kerrville in order of share of total City population: under age 21 ς 

24% (5,670), age 55 and over ς 42% (9,993) and age 65 and over ς 29% (6,938) 

Hispanic or Latino make up nearly 30% of the population in Kerrville. 

The estimated average household size for Kerrville is 2.2. 

Family households account for 62% and non-family households account for 38% of all households in the 

City with 2-person (3,840) and 1-person (3,453) making up the most prevalent household sizes. 

According to 2019 estimates 75% of households in both study areas have no children younger than 18 

years old in their household while 25% did. Female householders make up about a third of households 

with no children. 

Kerrville has an estimated 8% (839) of total households below poverty with 6% (570) below poverty with 

children. 

Educational attainment of the population age 25 and older is highly concentrated with High School 

Graduate (or GED) and Some College, no degree. 

Kerrville ISD enrollment in the 2017-2018 school year was 5,019 and only grew by 93 students from 

2016-2017 enrollment.  

Kerr County experienced a 7% reduction in average household income and an 8% reduction in median 

household income from 2010 to 2019. Kerrville experienced a 5% reduction in average household 

income and a 0.1% reduction in median household income. 

The number of households in upper middle class and affluent income ranges from $75,000 to $499,999 

increased substantially from 2010 to 2019. 

Estimated 2019 median household income for Kerrville was $46,215 and average household income was 

$64,012. The greatest household income cohort for Kerrville in 2019 was the $35,000 to $49,999 bracket 

with 1,843 households, 18% of all households in the City. 

The 2017 estimated median household income for Kerrville was $44,113. 

Estimated projections for 2024 show the City adding 455 net new households as well as increase of 

median household income to $47,457 and average household income to 66,256, a positive sign for the 

community. 

Kerrville has about 9,730 residents age 16+ working with just more than 30% working in Office 

Administration and Support (1,341), Management (935), and Sales/Related (924) occupations. 
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Housing Market Trends  
In Kerrville 66% of housing units are estimated to be owner-occupied with the remaining 34% renters. 

¢ƘŜ ƭŀǊƎŜǎǘ ǎƘŀǊŜ ōȅ ȅŜŀǊ ōǳƛƭǘ ƻŦ ǘƘŜ ŜȄƛǎǘƛƴƎ ƘƻǳǎƛƴƎ ǿŀǎ ŎƻƴǎǘǊǳŎǘŜŘ ƛƴ ǘƘŜ мфулΩǎ όнм҈ύΦ !ƴ ŜǎǘƛƳŀǘŜŘ 

1,892 (28%) owner-occupied homes in Kerrville are valued below $100,000. This stock of homes 

represents in some cases blighted or perhaps unlivable structures that could be the focus of continued 

blight abatement and neighborhood revitalization efforts. 

Household analysis was derived from 2017 ACS data, the most recent U.S. Census Bureau data available. 

There were 9,813 households in Kerrville as of 2017 and about 48% of Kerr County households were 

located within Kerrville. 

There were 60% (5,894) owner-occupied households and 40% (3,919) renter-occupied households in 

Kerrville. 

Only 877 (22%) of renter households were householders 65 years and over. Householders 65 years and 

younger have much higher levels of renter householders and cost burdened renter households. 

Estimates showed that only 6% or 304 out of all owner-occupied householders are under 35. This 

represents a large opportunity to increase share of younger owner-households. 

The 2017 median household income for Kerrville was $44,113, meaning that half of households in the 

City earn less and 55% of households earn less than $50,000 annually. 

In Kerrville 27% (2,653) of households earning less than $50,000 per year are considered cost-burdened 

with housing expenses exceeding 30% of gross income.  

Approximately 42% (1,627) of all renter occupied households were paying 30% or more on housing costs 

and 22% (1,343) of all owner-occupied units in the City were paying 30% or more on housing costs. This 

shows that renters are the most housing cost burdened group in the City. About 18% of Kerrville renter 

households spent 50% or more of their income on housing, something only 9% of home owners did. 
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Housing Market Trends ð Multifamily Rentals  
Multifamily units account for 22% of the housing stock in Kerrville. This equates to an estimated 2,323 

multifamily rental units out of a 2019 estimated 11,403 total housing units in Kerrville. About 67% 

(1,546) of all units are conventional, 22% (484) age restricted and 12% (293) income restricted. 

Occupancy in market rate units was very high at an overall average of 96% with almost all current 

vacancies due to tenant move out upgrades and maintenance. Many property managers at almost every 

property during field interviews cited some of the longest tenured apartment residents as being 5, 10 

and even 20 years in the same rental unit. 

CDS estimates the current average multifamily rent is $742.  

There were 183 multifamily units built in the past two years which were luxury units (which have an 

average of $1,000 rent minimum per month). This makes preservation of older existing market rate 

units extremely crucial.  

There have been 1,546 multifamily units built in Kerrville since 1980. The lack of new supply and the fact 

that much of the recent supply are either income restricted such as Paseo de Paz or highly amenitized 

luxury units such as Sidney Baker and Country Club Apartments, which rent 1-bedroom units for $1,050 

and $865, respectively. 

Although there appears to be a significant stock of attached single family (townhomes, patio homes, 

duplexes and some triplexes and fourplexes) product, serving the for-sale and rental market there 

seems to have not been any new supply of these housing types in the last decade or more. 

Data from 2017 ACS shows housing cost burdened renters across all household income cohorts 

accounted for 28% (1,627) of all households in Kerrville. Also, 752 renter-occupied households in 

Kerrville with household incomes of $50,000 and less were paying 30% or more of household income to 

housing. These estimates are now several years old and are likely higher at the release of this report. 

There are currently two separate multifamily projects underway in Kerrville. 

One new project is the 120-unit luxury apartment complex located on Thompson Drive which will likely 

command rents in the $885 to $1,500 per month. 

The second project which is currently under construction at 2601 Singing Winds Dr. this will also be a 

luxury style apartment complex with 120 units that will likely also command rents in the $885 to $1,500 

per month range. 

Rental demand is currently very high, the 240 total multifamily rental units currently underway will 

provide needed rental units however they will only be affordable to the highest paid workers and 

household income in the City and are not very likely to satisfy the bulk of moderate pay current and 

future local worker demand. 

Many Kerrville employers interviewed for this study mentioned that the lack of housing choices, rental 

and for-sale, made retention and hiring of workers very difficult.  
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Housing Market Trends ð Single family  Rentals 
Landlords receive multiple calls per day for listed and unlisted properties. They also receive heavy 

internet, craigslist and Facebook traffic for rental inquiries indicating that demand is very strong. 

Occupancy of single family rentals was near 100% in interviews with landlords and property managers. 

Demand for single family rentals has been very strong over the last 18-24 months.  

Currently the maximum time a unit stays vacant is around 2 weeks and that is usually due to unit 

maintenance and upgrades. The inventory of single family rentals has not increased, and demand has 

risen. Single family home investment has picked up significantly in the last several years and most are 

professional investors, not reluctant owner renters. 

The smallest and oldest units tend to be smaller 2 bed 1 bath homes in the 900-sf. range and rent for 

$900 to $1,050 per month. Renovated single family units and duplexes are renting for around $1,050 to 

$1,200 per month. Due to a large shortage of desirable for-sale homes priced $180,000 and below, this 

too has increased single family renter demand, especially those with children or family members. Units 

with 3 bedrooms are in very low supply and are priced $1,200-$1,250 with some higher end units 

renting in the $1,500 to $2,000 range with the median price around $1,400. Three-bedroom two bath 

units get the greatest demand. 

This market did indicate that some level of accountability between landlords and the City would be 

helpful as some owners and landlords have tenants living in very unsafe and unacceptable conditions 

and refuse to repair or upgrade. The flip side is that typically this means increasing rates which could 

displace residents. Very few of the rental houses are listed on the MLS and most are only advertised on 

specific internet sites. This makes it difficult for landlords to determine rental rates in a conventional 

manner of comparison. 

!ƴ ƛƴǘŜǊŜǎǘƛƴƎ ŀǎǇŜŎǘ ǳƴƛǉǳŜ ǘƻ YŜǊǊǾƛƭƭŜΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ƛǎ ǘƘŜ ǇǊŜǎŜƴŎŜ ŀƴŘ ŘŜƳŀƴŘ ŦƻǊ ǊŜƴǘŀƭ ǳƴƛǘǎ 

by those recently graduating into sober living. There are many local and regional businesses oriented to 

rehabilitation and recovery patients. Many of them are younger or with past credit history, job and 

perhaps criminal history preventing them from attaining housing in multifamily properties due to 

requirements. Therefore, they turn to the less formal single family housing rental market for housing. 

However, the no more than 3 unrelated residents ordinance has caused many challenges along with the 

shortage of housing overall that has made single family rentals a very desired and lucrative housing 

product for tenants and landlords/property owners. In addition, this population has a strong drive and, 

in many cases, a mandatory requirement for employment. This benefits local businesses, especially 

those in the recreation and entertainment, retail and accommodation and food services sectors by 

providing an eager workforce. But, the housing shortage and in particular the tight single family rental 

market, are beginning to make it very difficult for this population to secure housing in Kerrville. This also 

provides an opportunity for the City to add younger households and perhaps encourage a new 

generation of Kerrville residents to put down roots and create new families and households. 
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Housing Market Trends ð Single family  For-Sale Homes  
Two years ago, in 2017 more homes were sold in Kerrville than in any year from 2008 to 2018. Home 

sales began to pick up following the Great Recession in 2012 and increased each year, with a slight dip in 

2016, a peak in 2017 and another slight dip in 2018. Overall home sales volumes have increased by 36% 

since 2008. 

In 2018 the overall average was 85 days on the market with a total of 395 sales, an average of 33 sold 

per month. According to the data 135 homes are currently listed for sale putting months of inventory as 

of August 2019 at 6.1 months of supply based on 266 home sales in the last 6 months, an average of 22 

sales per month. 

The single family ǊŜǎƛŘŜƴǘƛŀƭ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ƛƴ ǘƘŜ YŜǊǊǾƛƭƭŜ ŀǊŜŀ ŎǳǊǊŜƴǘƭȅ ŀǇǇŜŀǊǎ ǘƻ ōŜ ŀ ōǳȅŜǊǎΩ 

market, however, the findings of this study reveal that many Kerrville home buyers, especially those 

employed within the City, face some difficulty finding housing that fits their household budget and 

needs. 

The majority of home sales in Kerrville have shifted greatly in price from 58% (169) of sales in 2008 in 

the $100,000 - $199,999 price range to just 37% (147) of all sales in 2018, a decrease of 13% since 2008. 

The increase in higher priced home sales can be seen to start in 2012 and 2013 with the beginning of the 

growth in the share of homes sold in the $200,000 - $299,999 and $300,000 to $399,999. 

Since 2011 home sales volume in the $200,000 - $299,999 price range increased from 34 to 154 in 2018, 

an increase of 354%. 

Additionally, home sales volume in the $300,000 - $399,999 price range increased from 11 to 58 in 2018, 

an increase of 427%. 

This indicates decreasing supply of homes priced below $200,000. These lower price categories 

ǊŜǇǊŜǎŜƴǘ άŜƴǘǊȅ ƭŜǾŜƭέ ǇǊƛŎŜǎ ŦƻǊ ŦƛǊǎǘ-ǘƛƳŜ ōǳȅŜǊǎ ŀǘ ƻǊ ōŜƭƻǿ YŜǊǊǾƛƭƭŜΩǎ median household income 

($44,113 as of the 2017 American Community Survey). 

Real estate agents mentioned that many of these homes in this price range are unlivable or require 

more desired or necessary upgrades than first time home buyers can afford and are being purchased 

(many times in all cash transactions) by investors as flips or rentals. 

The share of homes $200,000 - $299,999 price ranges has shifted from barely 20% of all sales in 2008 to 

almost 40% of all sales in 2018 while the share of homes $300,000 - $399,999 increased from 6% of sales 

in 2008 to 15% in 2018. 

Although the total volume of existing home sales grew last year to the highest point in the past decade 

(an increase of 36%), the total volume of homes sold less than $200,000 has decreased from 204 (70% of 

all sales in 2008) to 158 (40% of all sales in 2018). At the same time population has grown by 1,690 since 

2010 and jobs have increased by 1,107 since 2009. 

As of the 2017 American Community Survey the median household income for the City was $44,113. 

The correlated affordable price for that annual income is $180,000 and less. This price point is found in 

the consistently shrinking $100,000 - $199,999 price band, however, $180,000 represents the absolute 

most someone making the 2017 median income can afford. 
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The median sold price in Kerrville has increased each year since 2013, an increase of 42% in the past 6 

years.  

In 2018 the median sold price was $219,150. Homes prices of $180,000 was the maximum affordable 

home price for the median household income in Kerrville and half of all households made less than the 

2017 median of $44,113. 

Home prices greater than $180,000 are not attainable to about half of the households in Kerrville as of 

2017 and many local workers making the 2018 average weekly wage for the County of $942, which 

translates to an annual income of $48,984, which then translates to a maximum affordable home price 

of $200,000. 

As of August 2019, the median list price in Kerrville was $297,500 and the average list price is $338,856, 

well greater than the maximum affordable price of $200,000 to $180,000 and below affordable for the 

2018 County average weekly wage of $942 ($48,984 annually) and the 2017 median household income 

for the City of $44,113. 

Only 10% (13) of current sale listings are in the $100,000 to $199,000 price band. This means that if the 

13 available homes for sale in this price band do not fit a households needs or budget (many existing 

homes in Kerrville require anywhere from $5,000 to $60,000 in upgrades) then the potential buyer will 

likely seek housing elsewhere or seek rental housing in the very full (in the upper 90% occupancy 

citywide) multifamily or single family rental market. This scenario provides a glimpse of perhaps part of 

the reason 66% of Kerrville workers reside outside of the City. 

MLS data shows that 701 homes in Kerrville were sold in the past two years in the three most affordable 

price bands. There were an estimated 555 owner-occupied households in Kerrville that were housing 

cost burdened (30% or more household income spent on housing) in incomes $74,999 and below. 

Since 2008 there were 572 single family permits issued, an average of 52 per year in that span. 

Previous MLS sales data shows that since 2008 Kerrville had a total of 3,884 sales, an average of 353 

single family detached home sales per years and about 30 home sales per month. 

There are several local active single family builders and housing developments in Kerrville with a grand 

total of nearly 720 single family lots in varying points in the development pipeline. 

Lot costs and infrastructure are the top two cost related barriers in Kerrville facing home builders 

seeking to serve the $150,000 to $200,000 price range.  

Lot costs have steadily risen over the past five years as the average lot price has gone up from $10,000 

to in some cases no $40,000 and up for one infill lot. 

Average infrastructure costs quoted from several different local builders in Kerrville was in the $500 to 

$600 dollars per foot range. 

Builders with a focus on trying to create new infill single family development appear to require financial 

assistance on infrastructure and lot costs in order to feasibly price new infill single family homes for sale 

in the $150,000 to $200,000 range. 
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Housing Demand Analysis  
Residents age 65 and over account for nearly 30% (6,938) of the 2019 Kerrville estimated population of 

24,037. The largest age cohort in Kerrville in 2019 was the 65 to 74 cohort with 14% (3,434) of the 

population followed by age 55 to 64 representing an estimated 13% (3,055) of total population. 

The household estimates from 2017 ACS data for Kerrville showed 65 years and older households 

accounted for 42% (4,122) of all households in the City. Also, 2017 estimates revealed that 65 years and 

over householders accounted for 55% (3,245) of all owner-occupied households and 22% (877) of all 

renter-occupied households in the City. Of renter-occupied householders 65 and over 11% (430) were 

housing cost burdened and 12% (733) of owner-occupied householders 65 and over were housing cost 

burdened. 

This data shows that 65 and older residents play a significant role in the Kerrville housing market 

accounting for an estimated 55% share of single family home ownership. Furthermore, the data shows 

that 65 and over householders have low levels of housing cost burden with a total of 1,163 65 and over 

householders, an estimated 12% of total households in 2017. 

The amount and share of homes this constitutes could not be ascertained given the scope of this report. 

Nevertheless, local real estate agents as well as single family rental property managers and landlords all 

cited that the presence of vacation / second home purchasers do exist and seems to be growing. Also, 

the presence of professional single family rental investors has been increasing rapidly over the past 

three years in Kerrville. 

With the evident existing and growing popularity of Kerrville and nearby Fredericksburg as a vacation 

and tourist hot spot, single family whole or partial homes used for vacation rentals likely will only 

increase unless there are short-term rental ordinances to permit, track and regulate the presence and 

share that whole home and partial home rentals play in the market. 

Total current housing demand estimates of current pent up demand from the Kerrville workforce could 

be up to 3,046 units. This derives from past data but provides the best look at existing demand from the 

local workforce. 

The data points used to derive this figure was based on a conservative one third (1,038) of the 2015 

estimate of Kerrville workers living greater than 50 miles from the City, 2017 ACS estimates in Table 60, 

Table 75 and Table 76 of 752 cost burdened renter households, 555 cost burdened owner households 

and 701 homes sold in Kerrville in the past two years in the two most affordable price ranges ($0 -

$99,999 and $100,000 - $199,999).  

This equates to 3,046 total units. The mix of household types (renter or owner) for those living greater 

than 50 miles cannot be ascertained but a conservative estimate applying 50% would mean 519 renter 

households and 519 owner households for a total demand of 1,271 rental units and 1,775 for-sale units.    

Data estimates showed that 3,463 Kerrville workers as of 2015 lived greater than 50 miles from the City. 

If only one third of those workers living greater than 50 miles was due to housing supply and/or price 

challenges that would be a total of 1,038 local worker housing demand. 
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Based on 315 new jobs planned in Kerrville over the next 24 months and a ratio from the past 4 years of 

ǊŜƎƛƻƴŀƭ ƘƻǳǎŜƘƻƭŘ ƎǊƻǿǘƘ ŀǎ ŀ ǇŜǊŎŜƴǘ ƻŦ Ƨƻōǎ ŀŘŘŜŘ ƛƴ ǘƘŜ ǘƘǊŜŜ a{!ΩǎΣ ŦǳǘǳǊŜ ƘƻǳǎƛƴƎ ŦƻǊ YŜǊǊǾƛƭƭŜ 

could range from 151, 134 or 91 net new worker households. 

A separate 1:1 ratio would create local worker household demand for 315 local worker households. 

According to CDS estimates based on a conservative assumed 50% capture rate of 519 workers 2015 

LEHD worker commute distance of 50 miles or greater, plus 2017 ACS estimates of 752 cost burdened 

renter households equates to current worker household demand of 1,271 rental units. 

According to CDS estimates based on a conservative assumed 50% capture rate of 519 workers 2015 

LEHD worker commute distance of 50 miles or greater, plus 2017 ACS estimates of 555 cost burdened 

owner households, plus 701 homes sold in the past two years $200,000 and below equates to current 

worker household demand of 1,775 rental units. 

New, conventional market rate multifamily construction cannot be built cheaply enough in any market 

to serve maximum affordable rental prices of $450. CDS research in various smaller markets in Texas in 

addition to interviews with local Kerrville multifamily developers the lowest cost for new market rate 

multifamily rental units hovers in the range of $1.15 to $1.26 per square foot.  

This means that demand from net new jobs paying the lowest wages must be satisfied with non-market-

based supply. This could take the form of new LIHTC rental unit supply, increased supply of new 

Accessory Dwelling Units (ADUs).  

Next 24 months net new worker household creation demand and maximum rent/for-sale prices: 

ω 73 rental units at maximum affordable rent of $450 per month 

ω 171 rental units at maximum affordable rent of $750 per month 

ω 29 single family homes or rental units at maximum affordable price of $175,000 or $1,050 per 

month 

ω 26 single family homes at maximum affordable price of $225,000 or $1,350 per month 

ω 7 single family homes at maximum affordable price of $285,000 

ω 10 single family homes at maximum affordable price of $350,000+  
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Housing Strategic Plan  

Based upon review of the Kerrville housing market, analysis of additional housing needs, and the 

development environment that enables or discourages housing supply creation, CDS recommends the 

following Housing Strategic Plan actions. 

1. Increase Stock of Moderately Priced Rental Units with Moderate -Density Infill 

Development  

Allow and encourage moderate-density άƳƛǎǎƛƴƎ ƳƛŘŘƭŜέ ƘƻǳǎƛƴƎ ŀƴŘ ŀŎŎŜǎǎƻǊȅ ǳƴƛǘǎ ǘƘŀǘ Ŏŀƴ ōŜ 

constructed more quickly and cheaply than larger apartment complexes. 

2. Increase the supply of single family for -sale homes on infill lots  

Encourage the construction of entry-level for-sale homes on infill lots in already-developed areas with 

existing infrastructure; generally prioritize areas with immediate access to existing infrastructure over 

sites requiring new extensions or added capacities. 

3. Preserve Existing Low -Income and Moderately -Priced Rent al Housing through 

Rehab Programs and Opportunity Investment  

Develop a rehab incentive program for multifamily and single family rental housing that includes a long 

term affordability component. Work with local and regional philanthropic organizations and community-

minded investors to form partnership entities for strategic investments in rental housing preservation. 

4. Support Additional Low -Income Rental Housing Development through the 

Federal LIHTC Program  and a Public Facilities Corporation  

¶ Issue a clear statement from City government and respected organizations that quality LIHTC 
projects are welcomed. 

¶ Create a PFC to acquire sites and partner with multifamily developers to create tax-exempt 
mixed-income housing 

5. Create an Official Incentive Policy for Work force Housing Development  

Create a defined City policy for financially assisting developers with public infrastructure costs in return 

for housing developments that priced to local workers earning 120% of median income and below and 

meet reasonable quality design standards. 

6. Utilize Land Owned by Public Agencies, Institutions, and Philanthropic 

Organizations for Workforce Housing Development and Preservation  

¶ Work with the public agencies and nonprofit organizations (including educational institutions 
and philanthropic organizations) who own the properties to devote them to housing 
development for low to middle income workforce households. 

¶ Put measures in place to assure long term affordability of the new housing created on these 
sites. 

7. Initiate an effort to a ccommodate specialized renter populations  

¶ Examine development and land use regulations to ensure rehab / recovery graduates can be 
ǇǊƻǾƛŘŜŘ ǎŀŦŜ ŀƴŘ ƭƛǾŀōƭŜ άǎƻōŜǊ ƘƻǳǎŜǎέ 
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¶ Enlist the participation of philanthropic and nonprofit groups to assist in provision and servicing 
ƻŦ άǎƻōŜǊ ƘƻǳǎŜǎέ ŀƴŘ ǘǊŀƴǎƛǘƛƻƴƛƴƎ ƻŦ ƎǊŀŘǳŀǘŜǎ ǘƻ ǎǘŀƴŘŀǊŘ ǊŜƴǘŀƭ ƘƻǳǎƛƴƎ 

8. Examine other regulatory elements that affect development costs  

Examine proposed development code to see if restrictive, cost-raising requirements can be changed to 

lower costs or otherwise mitigated as part of an incentive policy for attainable workforce housing. 

9. Create a Cooperative Housing Navigation and Financial Education Program  

Through a set of broad-based community partnerships, create a nonprofit Housing Navigation and 

Financial Education Program to help workers find appropriate and attainable housing and to prepare 

first-time buyers for home purchase and ownership  



Housing Study and Strategic Plan 
 

 
14 

CDS COMPANY BIO  

CDS Community Development Strategies (CDS) is a leading national consulting firm headquartered in 

Houston, Texas, providing economic analysis, public planning, and market research services to clients in 

a wide variety of industries. CDS was formed in 1971 and is staffed with seasoned professionals who 

have training and experience in economic development, demographic research, urban planning, 

statistical analysis, market evaluation, and all aspects of real estate development. 

Since 1971, CDS has remained at the forefront of the industry by doing three things: 

1. Staying actively involved in numerous professional and trade associations. 

2. Providing clear, unbiased, and up-to-date solutions by employing the 

most appropriate and cost-effective research methods. 

3. Utilizing solution-oriented analysis teams to focus on each project 

assignment adapted to your needs.   
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INTRODUCTION /  PURPOSE OF PLAN 

This study was undertaken on behalf of the City of Kerrville as a 

result of the Kerrville 2050 Comprehensive Plan to complete an 

updated housing study and housing strategic plan.  

This study contains the most recent research, findings, analysis, and suggestions for improvements related 

to the housing market in the City of Kerrville. The focus of this study centers on the following questions: 

¶ Examination of the housing needs of the local workforce and provide general projection of 

current and future worker household demand for both for-sale and rental housing units 

based on incomes of local industry workers, housing cost burden and homeowner and 

renter shares of total households 

¶ Assessment of active and planned housing developments 

¶ Analysis of existing housing supply characteristics ς single family and rental 

¶ Estimates of demand for conventional single family housing 

¶ Estimates of demand for multifamily units 

¶ Diagnose reasons for supply shortages 

¶ Conclude on overall opportunities for developing single family and multifamily housing in the 
Kerrville market area 

¶ Conclude on housing unit amount and price ranges and rental rates needed for specific 
income ranges of Kerrville current and future residents and workers 

¶ Create a Strategic Plan for the City to reasonably address housing market problems and 
deficiencies 

This study required a considerable amount of participation from local business, stakeholder and 

government staff, for which CDS is grateful.  
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As an outcome of the Kerrville 2050 Comprehensive Plan, adopted in June of 2018, Mayor Bill 

.ƭŀŎƪōǳǊƴΩǎ ǘŜŀƳ ŦƻǊƳŜŘ ǘƘŜ aŀȅƻǊΩǎ ²ƻǊƪŦƻǊŎŜ IƻǳǎƛƴƎ ¢ŀǎƪŦƻǊŎŜ ƛƴ ƻǊŘŜǊ ǘƻ ƎǳƛŘŜ ŀƴŘ ƻǾŜǊǎŜŜ 

ongoing efforts to address workforce housing in Kerrville.  

The taskforceΩǎ Ƴŀƛƴ ǊƻƭŜ ƛƴ ǊŜƎŀǊŘ ǘƻ ǘƘƛǎ housing study was to provide leadership and accountability to 

the data, information and processes applied in this report. 

Mayor's Workforce Housing Taskforce 

Name Position/Business 

Mayor Bill Blackburn Mayor of Kerrville 

Gary Cochrane City Council, Place 1 

Kim Clarkson City Council, Place 2 

Judy Eychner City Council, Place 3 

Delayne Sigerman City Council, Place 4  

Rob Kelly Kerr County Judge 

Billie Morgan Keller Williams 

George Hager Ghagerhomes/Hager Construction Co. 

Grant Griffin Contractor 

Mike Wellborn Wellborne Engineering 

Philip Stacy Habitat for Humanity 

Gil Salinas KEDC 

Bruce Stracke Brinkman Commercial 

Stephen Fine Former Mayor and Councilperson 

Granger MacDonald MacDonald Companies 

Toni Manchester Century 21 The Hills Realty 

Valerie Chambers Century 21 The Hills Realty 

Kenneth Early Texas Hill Country Bank/EIC Chairman 

Wynn Kilgore Board Director of Habitat for Humanity 

Mark McDaniel City Manager 

E.A. Hoppe Deputy City Manager 

Drew Paxton Planning Director 

Sherry Mosier Manager for Strategic Initiatives 

Source: City of Kerrville 
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STUDY AREA DESCRIPTION 

This study examines the City of Kerrville, Texas and to a lesser extent Kerr County. Nestled on the banks 

of the Guadalupe River, Kerrville is a vibrant community that is the capital of the Texas Hill Country. It is 

the county seat of Kerr County. 

Figure 1: Kerrville, Texas  

Kerrville is located in eastern Kerr County.   It is 65 miles northwest of San Antonio and 52 miles 

southeast of Junction. Texas State Highway 16 (Sidney Baker Street) is the main road through the center 

of Kerrville. Highway 16 leads northeast 24 miles to Fredericksburg and southwest the same distance to 

Medina. Texas State Highway 173 leads south 25 miles to Bandera, while State Highway 27 leads west 6 

miles to Ingram and east 18 miles to Comfort. 

According to the United States Census Bureau, Kerrville has a total area of 20.7 square miles. 

Approximately 20 square miles of it are land and 2.00% are covered by water.  The Guadalupe River runs 

through the city, with the downtown area sitting on the northeast side. The following information and 

tables display population and household counts for 2000 and 2010, in addition to estimated counts for 

2019 and 2024 for the City of Kerrville and Kerr County. 
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DEMOGRAPHIC AND ECONOMIC ANALYSIS 

Understanding the demographic trends for an area is an important element in assessing the market 

demand for new housing. Past, present and future demographic figures were collected and estimated by 

utilizing data from the following sources: U.S. Census Bureau, American Community Survey, PCensus for 

!ǊŎ±ƛŜǿ όƘŜǊŜŀŦǘŜǊ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ άt/ŜƴǎǳǎέύΣ .ǳǊŜŀǳ ƻŦ [ŀōƻǊ {ǘŀǘƛǎǘƛŎǎΣ ¢ŜȄŀǎ Workforce Commission 

Labor Market Information, Quarterly Census of Employment and Wages (QCEW), City of Kerrville, 

Kerrville Chamber of Commerce, City of Kerrville Planning and Development, Kerrville Association of 

Realtors and primary research completed by CDS Market Research.  

Thanks goes out to City of Kerrville and all local businesses and other entities instrumental in completing 

this report. 
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Population and Households  

Table 2 provides population and household counts for 2000 and 2010, as well as estimates for 2019 and 

projections for 2024.  

Table 2: Population and Households, 2000 to 2024  

Population 
2000 

Census 
2010 

Census 
2019 

PCensus 
2024 

Projection 

Change 
2010 to 
2019 

% Change 
2010 to 
2019 

Change 
2019 to 
2024 

% Change 
2019 to 
2024 

City of Kerrville 20,336 22,347 24,037 25,012 1,690 7.6% 975 4.1% 

Kerr County 43,653 49,625 52,432 54,844 2,807 5.7% 2,412 4.6% 

                  

Households 
2000 

Census 
2010 

Census 
2019 

PCensus 
2024 

Projection 

Change 
2010 to 
2019 

% Change 
2010 to 
2019 

Change 
2019 to 
2024 

% Change 
2019 to 
2024 

City of Kerrville 8,597 9,379 10,180 10,635 801 8.5% 455 4.5% 

Kerr County 17,813 20,550 21,865 22,932 1,315 6.4% 1,067 4.9% 

Sources: U.S. Census Bureau, 2000, 2010, Nielsen/Claritas 2019, 2024 Estimates ς PCensus for ArcView (hereafter referred to as PCensus) 

¶ Population increased moderately in the City and County over the past 19 years. 

¶ Current estimated population in Kerrville is 25,012 and increased by 7.56% (1,690 new 

residents) from 2010 to 2019 and is estimated to increase by another 4.06% (975 new residents) 

from 2019 to 2024. 

¶ Current estimated population in Kerr County increased by 5.66% (2,807 new residents) from 

2010 to 2019 and is estimated to increase by another 4.6% (2,412 new residents) from 2019 to 

2024. 

¶ Kerrville captured a 60% share of the estimated total population growth in Kerr County since 

2010. 

  



Housing Study and Strategic Plan 
 

 
20 

Age Distribution  

Table 3 contains the breakdown of the population by age in Kerrville and Kerr County for 2019. 

The total population as well as cohorts of 16 and over, 18 and over, 21 and over and 65 and older have 

been identified along with their respective percentages of total population in 2019. 

¶ Currently the median age of Kerrville is 46.51, and similarly 47.87 for the County 

¶ The population is fairly older 

¶ These are the main age groups for Kerrville in order of share of total City population: 

o under age 21 ς 24% (5,670) 

o age 55 and over ς 42% (9,993) 

o age 65 and over ς 29% (6,938) 

¶ Age 15 to 17 cohort has the least share of population at 3.6% (871). 

¶ Age 65 to 74 cohort has the greatest share of population at 14.2% (3,434). 

Table 3: Population by Age, 2019  

Age 
Kerrville Kerr County 

Count Share Count Share 

Total 24,037 100% 52,432 100% 

Age 0 to 4 1,247 5% 2,723 5% 

Age 5 to 9 1,214 5% 2,718 5% 

Age 10 to 14 1,249 5% 2,824 5% 

Age 15 to 17 871 4% 1,851 4% 

Age 18 to 20 1,089 5% 1,992 4% 

Age 21 to 24 1,242 5% 2,466 5% 

Age 25 to 34 2,444 10% 5,266 10% 

Age 35 to 44 2,302 10% 4,810 9% 

Age 45 to 54 2,386 10% 5,459 10% 

Age 55 to 64 3,055 13% 7,426 14% 

Age 65 to 74 3,434 14% 8,162 16% 

Age 75 to 84 2,299 10% 4,750 9% 

Age 85 and over 1,205 5% 1,985 4% 

Age 16 and over 20,042 83% 43,564 83% 

Age 18 and over 19,456 81% 42,316 81% 

Age 21 and over 18,367 76% 40,324 77% 

Age 65 and over 6,938 29% 14,897 28% 

Median Age 46.51 47.87 
Source: PCensus 2019 
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Race and Ethnicity  

Table 4 below shows the estimated 2019 ethnic makeup of Kerrville and Kerr County. 

¶ Most of the population in both areas have a mostly White population.  

¶ Hispanic or Latino make up nearly 30% of the population in Kerrville and Kerr County. 

Table 4: Ethnic Makeup, 2019  

Ethnicity Kerrville Kerr County 

  Count Share Count Share 

Total Population 24,037 100% 52,432 100% 

White Alone 20,693 86% 44,998 86% 

Black or African American Alone 613 3% 938 2% 

American Indian and Alaska Native Alone 175 1% 448 1% 

Asian Alone 287 1% 529 1% 

Native Hawaiian and Other Pacific Islander Alone 15 0% 43 0% 

Some Other Race Alone 1,564 7% 4,175 8% 

Two or More Races 690 3% 1,301 2% 

Not Hispanic or Latino 16,929 70% 37,876 72% 

Hispanic or Latino 7,108 30% 14,556 28% 
Source: PCensus 2019  
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Household Size and Type  

Table 5 shows 2019 household size and estimated average household size for Kerrville and Kerr County. 

¶ The estimated average household size for the study areas are: 

o  Kerrville ς 2.2 

o Kerr County ς 2.3 

¶ Family households are the predominate household type of both areas accounting for 62% and 66% 
of households in each. 

¶ Each area has a similar share of nonfamily households at 34% and 38%. 

¶ The most prevalent household sizes in Kerrville are:  

o 2-person households with a 38% share of total households at 3,840 households  

o 1-person households with a 34% share of total households at 3,453 households 

o 3-person households with a 12% share of total households at 1,271 households  

Table 5: Household Size  and Type , 2019 

Household Size 
Kerrville Kerr County 

Count Share Count Share 

Total: 10,180 100% 21,865 100% 

1-person household 3,453 34% 6,533 30% 

2-person household 3,840 38% 8,778 40% 

3-person household 1,271 12% 2,809 13% 

4-person household 916 9% 2,000 9% 

5-person household 409 4% 1,031 5% 

6-person household 184 2% 463 2% 

7-or-more person household 107 1% 251 1% 

Family Households 6,312 62% 14,434 66% 

Nonfamily Households 3,868 38% 7,431 34% 

Source: PCensus 2019 
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Table 6 shows households by presence of children, householder and presence of marriage in Kerrville 

and Kerr County. 

¶ According to the data 75% of households in both study areas have no children younger than 18 

years old in their household while 25% did. 

¶ Kerrville has 25% share of households with one or more people under 18 years, in comparison 

to the 2017 United States share of 31% households with one or more people under 18 years. 

¶ Of households with one or more people younger than 18, the majority are married-couple 

families followed by other family, female householder households in each study area. 

¶ Of households with no people younger than 18, 42% are married-couple families.  

¶ Female householders make up about a third of households with no children in both areas. 

Table 6: Household Type, 2019  

Households by Type Kerrville Kerr County 

  Count Share Count Share 

Total Households 10,180 100% 21,865 100% 

With 1 or more People under Age 18 2,564 25% 5,567 25% 

With No People under Age 18 7,616 75% 16,298 75% 

Households with 1 or more People under Age 18 2,564 100% 5,567 100% 

Married-Couple Family 1,531 60% 3,639 65% 

Other Family, Male Householder 233 9% 440 8% 

Other Family, Female Householder 780 30% 1,444 26% 

Nonfamily, Male Householder 14 1% 30 1% 

Nonfamily, Female Householder 6 0% 14 0% 

Households with No People under Age 18 7,616 100% 16,298 100% 

Married-Couple Family 3,188 42% 7,791 48% 

Other Family, Male Householder 166 2% 330 2% 

Other Family, Female Householder 417 5% 797 5% 

Nonfamily, Male Householder 1,473 19% 3,112 19% 

Nonfamily, Female Householder 2,372 31% 4,268 26% 

Family HH Type by Presence of Own Children 6,312 100% 14,434 100% 

Married-Couple Family, own children 1,394 22% 3,283 23% 

Married-Couple Family, no own children 3,323 53% 8,143 56% 

Male Householder, own children 197 3% 356 2% 

Male Householder, no own children 199 3% 409 3% 

Female Householder, own children 633 10% 1,162 8% 

Female Householder, no own children 566 9% 1,081 7% 
Source: PCensus 2019 
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Table 7 shows past, current and future data for family households. Also, the table shows families by 

poverty status in Kerrville and Kerr County. 

¶ Kerrville has an estimated 8% (839) of total households below poverty with 6% (570) below 

poverty with children. 

¶ Families above poverty are approximately 87% of all families in each area, keeping in mind that 

data are estimates from 2019 and are likely higher at release of this report. 

Table 7: Family Households and Poverty , 2019 

Family Households Kerrville Kerr County 

  Count Share Count Share 

2024 Projection 6,603 - 15,153 - 

2019 Estimate 6,312 - 14,434 - 

2010 Census 5,784 - 13,549 - 

2000 Census 5,562 - 12,300 - 

          

Growth 2019-2024 4.61% - 4.98% - 

Growth 2010-2019 9.13% - 6.53% - 

Growth 2000-2010 3.99% - 10.15% - 

2019 Families by Poverty Status 6,312 100% 14,434 100% 

At or Above Poverty 5,473 87% 12,486 87% 

At or Above Poverty with Children 2,075 33% 4,326 30% 

Below Poverty 839 13% 1,948 14% 

Below Poverty with Children 570 9% 1,294 9% 
Source: PCensus 2019  
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Educational Attainment  

Table 8 below provides 2010 and 2019 educational attainment data, which shows the highest level of 
education attained by the 25 years and older population and change from 2010 to 2019 in Kerrville. 

Overall the City has seen a decrease in share of population Less than 9th grade, with increases in .ŀŎƘŜƭƻǊΩǎ 
ŀƴŘ aŀǎǘŜǊΩǎ 5ŜƎǊŜŜΣ a positive sign for educational attainment. 

Table 8: Kerrville Educational Attainment, 2010 to 2019 

Educational Attainment 
2010 2019 2010-2019  

Count Share Count Share % Change 

Pop Age 25+ 16,363 100% 17,125 100% - 

Less than 9th grade 1,354 8% 975 6% -3% 

Some High School, no diploma 1,081 7% 1,358 8% 1% 

High School Graduate (or GED) 4,603 28% 4,578 27% -1% 

Some College, no degree 4,412 27% 4,540 27% 0% 

Associate Degree 816 5% 977 6% 1% 

Bachelor's Degree 2,542 16% 2,875 17% 1% 

Master's Degree 1,083 7% 1,266 7% 1% 

Professional School Degree 345 2% 343 2% 0% 

Doctorate Degree 127 1% 213 1% 0% 
Sources: Nielson 2010, PCensus 2019  
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School District Enrollment  

Table 9 below shows enrollment in Kerrville Independent School District from 2012 to 2018. 

Table 9: Kerrville K -12 School Enrollment, 2012 to 201 8 

Kerrville ISD Enrollment 2012-2013 2013-2014 2014-2015 2015-2016 2016-2017 2017-2018 

Totals by Year 4,926 4,991 5,029 5,023 4,989 5,019 

Source: Texas Education Agency 

¶ Current enrollment count for Kerrville ISD was 5,019. 

¶ Enrollment has increased by 93 students since the 2016-2017 school year. 
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Household Income  

Table 10 below shows 2010 breakdown of household incomes by income brackets in Kerrville and Kerr 

County. The 2010 average and median household income shown at the bottom of the table for the City and 

the County have been converted to current 2019 dollars. 

Average household income estimates for 2010 and 2019 is significantly higher than the median 

household income. This tends to reflect a higher concentration of household incomes close to or below 

the median income, and a smaller number of much higher incomes which increases the average 

household income greater than the median. 

¶ In 2010 the most common income bracket in Kerrville was $35,000 to $49,999 with 18% (1,802) of 

total households. 

¶ The 2010 median household income for Kerrville when converted to 2019 dollars was $46,241. 

¶ Approximately 63% of households in the City had household incomes less than $50,000. 

 

Table 10: Household Income, 2010  

Household Income Kerrville Kerr County 

  Count Share Count Share 

Total Households 9,785 100% 20,175 100% 

< $15,000 1,653 17% 2,840 14% 

$15,000 to $24,999 1,349 14% 2,530 13% 

$25,000 to $34,999 1,375 14% 2,661 13% 

$35,000 to $49,999 1,802 18% 3,512 17% 

$50,000 to $74,999 1,509 15% 3,826 19% 

$75,000 to $99,999 821 8% 1,998 10% 

$100,000 to $124,999 535 5% 1,140 6% 

$125,000 to $149,999 181 2% 473 2% 

$150,000 to $199,999 250 3% 573 3% 

$200,000 to $499,999 241 2% 501 2% 

$500,000+ 69 1% 121 1% 

Average Household Income* $67,229 - $71,098 - 

Median Household Income* $46,241  - $51,527 - 
Sources: Nielson 2010, PCensus 2019, *2010 average and median incomes adjusted for inflation to 2019 dollars 
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Table 11 shows household income in both study areas for 2019. Once again it should be noted that average 

household income in 2019 is significantly higher than the median household income which shows higher 

concentrations of household incomes close to or below the median income, and a smaller number of 

much higher incomes which increases the average household income greater than the median. 

Table 11: Household Income, 2019  

Household Income Kerrville Kerr County 

  Count Share Count Share 

Total Households 10,180 100% 21,865 100% 

< $15,000 1,219 12% 2,416 11% 

$15,000 to $24,999 1,250 12% 2,864 13% 

$25,000 to $34,999 1,243 12% 2,675 12% 

$35,000 to $49,999 1,843 18% 3,585 16% 

$50,000 to $74,999 1,803 18% 3,964 18% 

$75,000 to $99,999 1,183 12% 2,635 12% 

$100,000 to $124,999 590 6% 1,382 6% 

$125,000 to $149,999 322 3% 725 3% 

$150,000 to $199,999 377 4% 799 4% 

$200,000 to $249,999 158 2% 334 2% 

$250,000 to $499,999 152 1% 354 2% 

$500,000+ 40 0% 132 1% 

Average Household Income $64,012  - $66,295  - 

Median Household Income $46,215  - $47,458  - 
Sources: PCensus 2019 

¶ Approximately 55% of households in Kerrville make less than $50,000. 

¶ The greatest household income cohort for Kerrville is the $35,000 to $49,999 bracket with 1,843 

households, 18% of all households in the City. 
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Table 12 shows households by income, average household and median household income absolute 

change and percentage point change in shares for each study area for 2010 to 2019. 

Table 12: Household Income Change, 2010 to 2019  

Household Income Kerrville Kerr County 

  Count % Change Count % Change 

Total Households 395 0% 1,690 0% 

< $15,000 -434 -5% -424 -3% 

$15,000 to $24,999 -99 -2% 334 1% 

$25,000 to $34,999 -132 -2% 14 -1% 

$35,000 to $49,999 41 0% 73 -1% 

$50,000 to $74,999 294 2% 138 -1% 

$75,000 to $99,999 362 3% 637 2% 

$100,000 to $124,999 55 0% 242 1% 

$125,000 to $149,999 141 1% 252 1% 

$150,000 to $199,999 127 1% 226 1% 

$200,000 to $499,999 69 1% 187 1% 

$500,000+ -29 0% 11 0% 

Average Household Income -$3,217 - -$4,803 - 

Median Household Income -$26 - -$4,069 - 

Sources: Nielsen 2010 and PCensus 2019 

¶ Both study areas saw decreases in average and median household income from 2010 to 2019 when 

adjusted for inflation. 

¶ Estimates show Kerrville experienced a decrease in lower to moderate household incomes in the 

less than $15,000, $15,000 to $24,999 and $25,000 to $34,999 ranges while the County 

experienced an increase in households in these income ranges. 

¶ Kerr County experienced a 7% reduction in average household income and an 8% reduction in 

median household income from 2010 to 2019. Kerrville experienced a 5% reduction in average 

household income and a 0.1% reduction in median household income. 

¶ The number of households in upper middle class and affluent income ranges from $75,000 to 

$499,999 increased substantially from 2010 to 2019. 

¶ The correlating maximum monthly rent and for-sale home price affordable to the 2019 median 

household income in Kerrville of $46,215 is $1,155 maximum monthly rent and $190,000 

maximum home price (see Table 76 and Table 59 for incomes and wages associated with 

maximum affordable rental unit and for-sale home prices). 

¶ As households are added to the City keen attention should be kept on wages and household 

income of future job and household growth data in order to track the demand and supply of 

new housing units affordable attainable to the most common incomes for new households.  
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Table 13 shows households by income, average household and median household income projections 

for 2024. 

Table 13: Household Income, 2024  

Household Income Kerrville Kerr County 

  Count Share Count Share 

Total Households 10,635 100% 22,932 100% 

< $15,000 1,222 11% 2,461 11% 

$15,000 to $24,999 1,298 12% 2,936 13% 

$25,000 to $34,999 1,218 11% 2,752 12% 

$35,000 to $49,999 1,902 18% 3,750 16% 

$50,000 to $74,999 1,919 18% 4,138 18% 

$75,000 to $99,999 1,234 12% 2,766 12% 

$100,000 to $124,999 671 6% 1,526 7% 

$125,000 to $149,999 361 3% 814 4% 

$150,000 to $199,999 402 4% 862 4% 

$200,000 to $249,999 184 2% 382 2% 

$250,000 to $499,999 171 2% 391 2% 

$500,000+ 53 1% 154 1% 

Average Household Income $66,256 - $67,970 - 

Median Household Income $47,457 - $48,268 - 

Sources: PCensus 2019 

¶ Estimated projections for 2024 show the City adding 455 households as well as increase of median 

and average household incomes, a positive sign for the community. 

¶ Projections to 2024 show average household income increasing to $66,256, 3.5% growth. 

¶ Median household income projections for 2024 show 2.6% growth from 2019 estimates to $47,457. 

¶ It is important to keep in mind that the majority of higher income households in most cases are 

older in age, as one might expect, and in Kerrville many times they are retired or receiving residual 

income and not locally employed.  

¶ The 2024 income projection does not expect the distribution of income levels to alter much from 

2019 estimates. This trend could be altered depending on the wages and income levels of new jobs 

and worker households created in the City from 2019 to 2024.  
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Table 14 displays the employers that provide the economic foundation of Kerrville. As of July 2019, there 

were an estimated 5,380 employees working at the largest 15 businesses in the City. The employers in 

the table below alone represent 29.3% of Kerr County 2018 employment of 18,383 workers.  

Table 14: Major Kerrville Employers  

Company Employees Industry 

Peterson Regional Hospital 1,000 Hospitals and Clinics 

James Avery Craftsman 700 Advanced Manufacturing 

Kerrville ISD 680 Public School System 

Kerrville State Hospital 605 Hospitals and Clinics 

Kerrville Veterans Administration Hospital 420 Hospitals and Clinics 

H.E.B. Food & Drug Stores 353 Department Stores 

City of Kerrville 304 Municipal Government 

Kerr County 299 County Government 

Schreiner University 277 University 

Wal-Mart 250 Department Stores 

[ƻǿŜΩǎ 130 Department Stores 

Mooney International 112 Advanced Manufacturing/Aviation 

FoxTank 108 Industrial Manufacturing 

Home Depot 92 Department Stores 

Hobby Lobby 50 Department Stores 

Total 5,380   

Source: Kerrville Economic Development and CDS Community Development Strategies, July 2019 
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Occupation of Residents  

Table 15 displays employment by occupation for residents age 16 and older in Kerrville and Kerr County 
for 2019. This data describes the work of residents, which does not represent Kerrville workers since 
estimates show more than half of Kerrville workers do not reside in the City. In Kerrville almost 60% of 
residents are employed in White Collar occupations. 

¶ Kerrville has about 9,730 residents age 16+ working. 

¶ The top occupations for residents of Kerrville are: 

o Office Administration and Support (1,341), Management (935), and Sales/Related (924) 

o These occupations account for 33% of the 9,730 employed residents in Kerrville. 

¶ The top occupations for residents of Kerr County are:  

o Office Administration, Sales/Related, and Management 

Table 15: Occupation of Residents, 2019  

Occupation Kerrville Kerr County 

  County Share Count Share 

Civ. Employed Pop 16+ by Occupation 9,730 100% 21,521 100% 

Architect/Engineer 210 2% 314 1% 

Arts/Entertainment/Sports 263 3% 476 2% 

Building Grounds Maintenance 666 7% 1439 7% 

Business/Financial Operations 231 2% 527 2% 

Community/Social Services 279 3% 485 2% 

Computer/Mathematical 148 2% 257 1% 

Construction/Extraction 628 6% 1848 9% 

Education/Training/Library 584 6% 1108 5% 

Farming/Fishing/Forestry 34 0% 131 1% 

Food Prep/Serving 650 7% 1451 7% 

Healthcare Practitioner/Technician 475 5% 1,050 5% 

Healthcare Support 133 1% 499 2% 

Maintenance Repair 407 4% 807 4% 

Legal 127 1% 221 1% 

Life/Physical/Social Science 78 1% 135 1% 

Management 935 10% 2,116 10% 

Office/Admin. Support 1,341 14% 2,959 14% 

Production 387 4% 952 4% 

Protective Service 200 2% 548 3% 

Sales/Related 924 10% 2,165 10% 

Personal Care/Service 558 6% 972 5% 

Transportation/Moving 472 5% 1,061 5% 

2019 Est. Pop 16+ by Occupation Classification         

Blue Collar 1,894 19% 4,668 22% 

White Collar 5,595 58% 11,813 55% 

Service & Farm 2,241 23% 5,040 23% 
Sources: PCensus 2019  
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Unemployment Rates  

Kerrville and Kerr County have outperformed the State and United States in unemployment rates since 

2008. Unemployment for Kerr County was 3.2% in 2018 while the U.S. and Texas was 3.5%. 

Figure 16: United States, Texas and Kerr County Unemployment Rates, 2008 -2018 

 

Source: Texas Workforce Commission Tracer2. Not Seasonally Adjusted 
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Kerr County Employment Data  

The following section contains employment data for Kerr County from the Texas Workforce 
/ƻƳƳƛǎǎƛƻƴΩǎ vǳŀǊǘŜǊƭȅ /Ŝƴǎǳǎ ƻŦ 9ƳǇƭƻȅƳŜƴǘ ŀƴŘ ²ŀƎŜǎ όv/9²ύΦ /5{ ŜȄŀƳƛƴŜŘ мл ȅŜŀǊǎ ƻŦ data 
from the QCEW, yearly averages from 2008 through the Second Quarter of 2019, for employment, 
establishments, and average weekly wages. Reliable workforce and economic data are not available at 
the City level therefore data for these uses was sourced at the County level. All of Kerrville is contained 
within Kerr County and is the largest city in the county. 

The data presented in this section of the report is divided by industry using the North American Industry 
Classification System (NAICS) Code. It is also sorted order of largest to smallest unless otherwise noted. 
This data involves jobs located within Kerr County, not the employment of Kerr County residents.  

Many County residents do stay in the County for their employment but many travel elsewhere. It should 
also be noted that QCEW data covers payroll employment and does not monitor personal individual 
employment. Also, many do travel into the County to work. The three tables on the following pages 
contain the raw data taken from the QCEW analyzed later in the section. 
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Table 17: Employment  by Industry ð Yearly Average ð Kerr County  

In Order of 2018 Largest to Smallest 

Industry 
Code 

Industry 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

62 Health Care and Social Assistance 4,303 4,284 4,076 4,033 4,115 4,125 4,190 4,146 4,207 4,169 

44-45 Retail Trade 2,789 2,859 2,957 3,073 3,086 3,113 3,296 3,022 2,915 2,907 

72 Accommodation and Food Services 1,835 1,879 1,861 1,953 1,938 2,118 2,176 2,185 2,217 2,282 

61 Educational Services 1,736 1,717 1,675 1,673 1,682 1,693 1,634 1,610 1,660 1,730 

23 Construction 1,046 1,044 955 1,101 1,144 1,167 1,159 1,336 1,482 1,504 

31-33 Manufacturing 785 778 738 748 856 1,042 1,099 1,089 1,154 1,339 

81 Other Services (except Public Administration) 758 765 751 764 755 657 678 717 651 639 

56 
Administrative and Support and Waste 
Management and Remediation Services 

612 572 535 572 568 508 523 513 577 626 

92 Public Administration 630 606 584 588 588 569 575 581 587 578 

54 Professional, Scientific, and Technical Services 563 526 534 570 559 575 572 608 604 551 

52 Finance and Insurance 531 526 495 468 476 482 488 447 431 438 

53 Real Estate and Rental and Leasing 316 295 364 363 262 256 259 186 192 314 

51 Information 273 261 245 231 228 250 246 264 270 265 

71 Arts, Entertainment, and Recreation 301 378 372 399 226 228 210 211 235 259 

48-49 Transportation and Warehousing 234 240 229 234 227 252 235 241 257 238 

42 Wholesale Trade 267 255 281 275 248 237 252 264 211 202 

11 Agriculture, Forestry, Fishing and Hunting 100 106 110 114 103 146 152 165 159 146 

22 Utilities 119 116 118 118 119 121 122 110 110 106 

55 Management of Companies and Enterprises 57 63 71 74 64 59 53 47 49 55 

21 Mining, Quarrying, and Oil and Gas Extraction 21 21 21 48 36 25 4 4 8 19 

99 Unclassified               4 9 16 

  Total, All Industries 17,276 17,291 16,972 17,399 17,280 17,623 17,923 17,750 17,985 18,383 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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Table 18: Establishments by Industry ð Yearly Average ð Kerr County  

In Order of 2018 Largest to Smallest 

Industry 
Code 

Industry 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

44-45 Retail Trade 197 211 202 206 203 201 207 200 194 198 

62 Health Care and Social Assistance 182 176 168 170 178 174 190 198 188 186 

23 Construction 185 178 172 171 168 164 172 174 177 181 

54 Professional, Scientific, and Technical Services 135 138 135 133 139 134 132 137 135 141 

72 Accommodation and Food Services 117 124 120 121 121 126 131 130 132 137 

81 Other Services (except Public Administration) 159 168 164 154 149 140 140 138 138 137 

52 Finance and Insurance 76 77 75 74 74 76 79 73 76 82 

56 
Administrative and Support and Waste 
Management and Remediation Services 

78 74 69 69 63 76 74 77 77 81 

53 Real Estate and Rental and Leasing 77 63 63 65 65 63 66 64 66 70 

42 Wholesale Trade 60 60 65 65 51 56 58 56 55 55 

31-33 Manufacturing 49 45 44 44 47 50 48 45 47 51 

11 Agriculture, Forestry, Fishing and Hunting 31 30 30 29 28 32 37 38 40 40 

92 Public Administration 39 39 38 37 35 32 33 32 32 32 

48-49 Transportation and Warehousing 23 22 23 26 28 39 36 33 31 30 

71 Arts, Entertainment, and Recreation 26 29 28 27 23 23 23 22 25 23 

51 Information 21 22 21 17 15 16 15 19 19 21 

61 Educational Services 16 17 19 17 16 19 18 14 13 14 

21 Mining, Quarrying, and Oil and Gas Extraction 6 6 5 9 7 8 6 6 6 11 

99 Unclassified               5 11 9 

55 Management of Companies and Enterprises 8 7 8 8 9 9 6 6 8 8 

22 Utilities 8 8 8 8 8 8 8 7 7 6 

10 Total, All Industries 1,493 1,494 1,457 1,450 1,427 1,446 1,479 1,474 1,477 1,513 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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Table 19: Average Weekly Wages by Industry ð Kerr County  

In Order of 2018 Largest to Smallest 

Industry 
Code 

Industry 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

54 Professional, Scientific, and Technical Services $1,242 $1,231 $1,282 $1,268 $1,292 $1,396 $1,442 $1,311 $1,346 $1,347 

22 Utilities $1,503 $1,305 $1,210 $1,205 $1,236 $1,207 $1,278 $1,251 $1,237 $1,298 

52 Finance and Insurance $942 $1,024 $1,049 $1,082 $1,105 $1,099 $1,099 $1,167 $1,209 $1,257 

92 Public Administration $882 $918 $943 $953 $945 $993 $1,061 $1,027 $1,056 $1,103 

51 Information $961 $993 $895 $1,011 $949 $1,034 $947 $949 $1,014 $1,085 

42 Wholesale Trade $1,090 $866 $890 $962 $1,001 $993 $1,119 $914 $1,043 $1,067 

21 Mining, Quarrying, and Oil and Gas Extraction $1,772 $1,965 $1,886 $1,429 $1,348 $1,694 $714 $768 $628 $1,051 

55 Management of Companies and Enterprises $818 $839 $798 $898 $912 $959 $1,078 $827 $1,046 $1,048 

62 Health Care and Social Assistance $848 $873 $800 $802 $843 $876 $935 $987 $1,002 $1,047 

31-33 Manufacturing $801 $859 $807 $874 $791 $807 $983 $1,021 $1,079 $1,030 

23 Construction $720 $719 $762 $795 $789 $893 $923 $913 $926 $993 

48-49 Transportation and Warehousing $862 $832 $807 $857 $862 $928 $985 $905 $895 $958 

56 
Administrative and Support and Waste 
Management and Remediation Services 

$838 $856 $894 $1,116 $1,002 $930 $1,014 $1,114 $919 $937 

53 Real Estate and Rental and Leasing $533 $560 $556 $591 $771 $741 $691 $804 $716 $900 

99 Unclassified               $905 $1,755 $892 

11 Agriculture, Forestry, Fishing and Hunting $469 $507 $520 $556 $590 $685 $749 $662 $726 $704 

71 Arts, Entertainment, and Recreation $698 $804 $853 $753 $639 $665 $741 $825 $834 $682 

81 Other Services (except Public Administration) $491 $545 $530 $540 $561 $531 $574 $581 $644 $661 

61 Educational Services $607 $615 $611 $615 $621 $631 $659 $686 $685 $653 

44-45 Retail Trade $504 $506 $512 $528 $544 $576 $600 $606 $583 $619 

72 Accommodation and Food Services $338 $338 $334 $342 $350 $408 $421 $463 $445 $454 

10 Average, All Industries $846 $858 $847 $859 $858 $902 $901 $890 $942 $942 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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Industry Sectors  

The five largest industry sectors by employment in Kerr County are:  

o Health Care and Social Assistance, Retail Trade, Accommodation and Food Services, Educational 

Services and Construction. 

Combined, these five industries employ 12,592 workers which account for 68% of all jobs in the County.  

A total of 18,383 jobs are located in Kerr County, along with 1,513 establishments. 

Table 20: Industries Ranked by 2018 Employment ð Kerr County  

Rank Industry Employees 
Share of 

Employment 
Establishments 

1 Health Care and Social Assistance 4,169 23% 198 

2 Retail Trade 2,907 16% 186 

3 Accommodation and Food Services 2,282 12% 181 

4 Educational Services 1,730 9% 141 

5 Construction 1,504 8% 137 

6 Manufacturing 1,339 7% 137 

7 Other Services (except Public Administration) 639 3% 82 

8 
Administrative and Support and Waste 
Management and Remediation Svcs 

626 3% 81 

9 Public Administration 578 3% 70 

10 Professional, Scientific, and Technical Services 551 3% 55 

11 Finance and Insurance 438 2% 51 

12 Real Estate and Rental and Leasing 314 2% 40 

13 Information 265 1% 32 

14 Arts, Entertainment, and Recreation 259 1% 30 

15 Transportation and Warehousing 238 1% 23 

16 Wholesale Trade 202 1% 21 

17 Agriculture, Forestry, Fishing and Hunting 146 1% 14 

18 Utilities 106 1% 11 

19 Management of Companies and Enterprises 55 0% 9 

20 Mining, Quarrying, and Oil and Gas Extraction 19 0% 8 

21 Unclassified 16 0% 6 

Total Total, All Industries 18,383 100% 1,513 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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Industries in Kerr County over the last 10 years saw moderate employment growth rate of 6.4% (1,107) 

net new employees. Individually, however, growth rates vary significantly, and some industries have 

even shrunk their employment. The table below illustrates growth and change by industry over the 

periods covering the last 3, 5, and 10 years. 

Table 21: Employment Growth by Industry ð Kerr County  

In Order of 2009-2018 Largest Total Growth 

  Total Growth Growth Rate 

Industry 2016-2018 2014-2018 2009-2018 2016-2018 2014-2018 2009-2018 

Manufacturing 250 297 554 23.0% 28.5% 70.6% 

Construction 168 337 458 12.6% 28.9% 43.8% 

Accommodation and Food Services 97 164 447 4.4% 7.7% 24.4% 

Retail Trade -115 -206 118 -3.8% -6.6% 4.2% 

Agriculture, Forestry, Fishing and Hunting -19 0 46 -11.5% 0.0% 46.0% 

Unclassified 12 16 16 300.0% n/a n/a 

Administrative and Support and Waste 
Management and Remediation Services 

113 118 14 22.0% 23.2% 2.3% 

Transportation and Warehousing -3 -14 4 -1.2% -5.6% 1.7% 

Real Estate and Rental and Leasing 128 58 -2 68.8% 22.7% -0.6% 

Management of Companies and Enterprises 8 -4 -2 17.0% -6.8% -3.5% 

Mining, Quarrying, and Oil and Gas Extraction 15 -6 -2 375.0% -24.0% -9.5% 

Educational Services 120 37 -6 7.5% 2.2% -0.3% 

Information 1 15 -8 0.4% 6.0% -2.9% 

Professional, Scientific, and Technical Services -57 -24 -12 -9.4% -4.2% -2.1% 

Utilities -4 -15 -13 -3.6% -12.4% -10.9% 

Arts, Entertainment, and Recreation 48 31 -42 22.7% 13.6% -14.0% 

Public Administration -3 9 -52 -0.5% 1.6% -8.3% 

Wholesale Trade -62 -35 -65 -23.5% -14.8% -24.3% 

Finance and Insurance -9 -44 -93 -2.0% -9.1% -17.5% 

Other Services (except Public Administration) -78 -18 -119 -10.9% -2.7% -15.7% 

Health Care and Social Assistance 23 44 -134 0.6% 1.1% -3% 

Total, All Industries 633 760 1,107 3.6% 4.3% 6.4% 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 

Since 2009 the largest numbers of employees were added in:  

o Manufacturing (554), Construction (458), Accommodation and Food Services (447), 

Retail Trades (118) and Agriculture, Forestry, Fishing and Hunting (46). 

Among the top employment industries, the most impressive growth rates were found in: 

o Manufacturing (71%), Construction (46%), Accommodation and Food Services (24%) and 

Retail Trade (4%). 

In the last three years 779 employees were added in the five largest numbers of employees in the 

following industries ς Manufacturing (250), Construction (168), Real Estate and Rental and Leasing (128), 

Educational Services (120) and Administrative and Support and Waste Management and Remediation 

Services (113). 
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The graphs below illustrate total employment change and cumulative growth rate for the 10 

largest industries in the County. 

Figure 22: Total Employment Growth in Top Ten Industries ð Kerr County  

 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 

Figure 23: Cumulative Employment Growth Rate in Top Ten In dustries ð Kerr County  

 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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CƻǊ Ƴƻǎǘ ƛƴŘǳǎǘǊƛŜǎΣ ǘƘŜƛǊ ǎƘŀǊŜ ƻŦ YŜǊǊ /ƻǳƴǘȅΩǎ ǘƻǘŀƭ ŜƳǇƭƻȅƳŜƴǘ ŦƭǳŎǘǳŀǘŜŘ ƭƛǘǘƭŜ ƻǾŜǊ ǘƘŜ Ǉŀǎǘ мл 

years. Exceptions include Construction, Utilities, Accommodation and Food Services and Health Care and 

Social Services which have all experienced slight employment swings. Of those, only Accommodation 

and Food Services and Health Care and Social Services have been at least 10% of total employment since 

2008.  

Health Care and Social Assistance has lost 2.2 percentage points share of employment since 2009 but 

still represents 22.7% of employment. Educational Services has lost 0.6 percentage points share of 

employment since 2009 from 10% to 9.4%. ¦ǘƛƭƛǘƛŜǎΩ ǎƘŀǊŜ ƻŦ ŜƳǇƭƻȅƳŜƴǘ Ƙŀǎ ƛƴŎǊŜŀǎŜŘ ōȅ нΦм 

percentage points from 6.1% to 8.1%.  

Construction, Utilities and Accommodation and Food Services are the only industries that have seen 

positive employment gains while Health Care and Social Services, Other Services, Except Public 

Administration and Finance and Insurance experienced a consistent loss in share of total employment 

since 2009. 

Health Care and Social Assist, Retail Trade and Accommodation and Food Services are the only 

industries with 10% or more share of employment in 2018. Educational Services was 10% of 

employment in 2009 but in 2018 represented 9.4%. 

Table 24: Employment by Industry Share of Total Employment ð Kerr County  

In Order of 2018 Largest to Smallest 

Industry 2018 2016 2014 2009 
2018-2009 

Change 

Health Care and Social Assist 22.7% 23.4% 23.4% 24.9% -2.2% 

Retail Trade 15.8% 17.0% 17.7% 16.1% -0.3% 

Accommodation and Food Svc 12.4% 12.3% 12.0% 10.6% 1.8% 

Educational Svc 9.4% 9.1% 9.6% 10.0% -0.6% 

Utilities 8.2% 7.5% 6.6% 6.1% 2.1% 

Construction 7.3% 6.1% 5.9% 4.5% 2.7% 

Other Svc 3.5% 4.0% 3.7% 4.4% -0.9% 

Administrative and Waste Svc 3.4% 2.9% 2.9% 3.5% -0.1% 

Public Administration 3.1% 3.3% 3.2% 3.6% -0.5% 

Professional and Technical Svc 3.0% 3.4% 3.3% 3.3% -0.3% 

Finance and Insurance 2.4% 2.5% 2.7% 3.1% -0.7% 

Real Estate, Rental, and Leasing 1.7% 1.0% 1.5% 1.8% -0.1% 

Information 1.4% 1.5% 1.4% 1.6% -0.1% 

Arts 1.4% 1.2% 1.3% 1.7% -0.3% 

Transportation and Warehousing 1.3% 1.4% 1.4% 1.4% -0.1% 

Wholesale Trade 1.1% 1.5% 1.3% 1.5% -0.4% 

Agriculture 0.8% 0.9% 0.8% 0.6% 0.2% 

Manufacturing 0.6% 0.6% 0.7% 0.7% -0.1% 

Management of Companies 0.3% 0.3% 0.3% 0.3% 0.0% 

Mining 0.1% 0.0% 0.1% 0.1% 0.0% 

Unclassified 0.1% 0.0% 0.0% 0.0% 0.1% 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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Wage Profile and Projected Growth  

Ten of the twenty-one industries in Kerr County pay an average weekly wage more than $1,000 per 

week and the average weekly wage for all industries combined is $942. 

o Professional and Technical Services ($1,347), Manufacturing ($1,298), Finance and 

Insurance ($1,257), Public Administration ($1,103), Information ($1,085), Wholesale 

Trade ($1,067), Mining, Quarrying and Oil and Gas Extraction ($1,051), Management of 

Companies ($1,048), Health Care and Social Assistance ($1,047), Construction ($1,030), 

Utilities ($993) and Transportation and Warehousing ($958) all pay above the average 

weekly wage. 

o Administrative and Waste Services ($937), Real Estate, Rental and Leasing ($900) 

Unclassified ($892), Agriculture ($704), Arts ($682), Other Services ($661), Educational 

Services ($653), Retail Trade ($619) and Accommodation and Food Services ($454) all 

pay below the average weekly wage.  

Multiplying these average wages by the number of employees provides an interesting perspective on 

the economic impact of these different industries. Health Care and Social Assistance as the largest 

employer provides the greatest economic impact. The next largest wage payer is Retail Trade. 

Table 25: Industries Ranked by 2018 Average Weekly Wages ð Kerr County  

Rank Industry Wages Employees Establishments Wages x Employees (in 000s) 

1 Professional and Technical Svc $1,347  551 141 $742 

2 Manufacturing $1,298  106 6 $138 

3 Finance and Insurance $1,257  438 82 $551 

4 Public Administration $1,103  578 32 $638 

5 Information $1,085  265 21 $288 

6 Wholesale Trade $1,067  202 55 $216 

7 Mining $1,051  19 11 $20 

8 Management of Companies $1,048  55 8 $58 

9 Health Care and Social Assist $1,047  4,169 186 $4,365 

10 Construction $1,030  1,339 51 $1,379 

11 Utilities $993  1,504 181 $1,493 

12 Transportation and Warehousing $958  238 30 $228 

13 Administrative and Waste Svc $937  626 81 $587 

14 Real Estate, Rental, and Leasing $900  314 70 $283 

15 Unclassified $892  16 9 $14 

16 Agriculture $704  146 40 $103 

17 Arts $682  259 23 $177 

18 Other Svc $661  639 137 $422 

19 Educational Svc $653  1,730 14 $1,130 

20 Retail Trade $619  2,907 198 $1,799 

21 Accommodation and Food Svc $454  2,282 137 $1,036 

  Total $942  18,383 1,504 $17,320 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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Overall average weekly wages have increased during each period analyzed, albeit very moderately, at a 

total growth rate for all industries of 11.4% since 2009.  

¶ Nine industry sectors had negative wage growth in one of the three, five- or ten-year periods 

shown below. 

¶ Mining, Quarrying, and Oil and Gas Extraction, Management of Companies and Enterprises, 

Wholesale Trade and Information experienced the greatest percent and total increases in 

average weekly wages over the last three years. 

¶ Arts, Entertainment, and Recreation, Administrative and Waste Management Services, 

Educational Services, Accommodation and Food Services and Unclassified all experienced 

decreases in total growth of average weekly wages within the past three period. 

¶ Manufacturing, Other Services (except Public Administration), Real Estate and Rental and 

Leasing, Health Care and Social Assistance and Finance and Insurance had the greatest growth 

rates in the past five-year period. 

  

Table 26: Average Weekly Wage Growth by Industry ð Kerr County  

In Order of 200 9-2018 Total Growth Largest to Smallest  

  Total Growth Growth Rate 

Industry 2016-2018 2014-2018 2009-2018 2016-2018 2014-2018 2009-2018 

Unclassified -$13 $892 $892 -1.4% n/a n/a 

Real Estate and Rental and Leasing $96 $159 $367 11.9% 21.5% 68.9% 

Finance and Insurance $90 $158 $315 7.7% 14.4% 33.4% 

Construction $80 $100 $273 8.8% 11.2% 37.9% 

Agriculture, Forestry, Fishing and Hunting $42 $19 $235 6.3% 2.8% 50.1% 

Management of Companies and Enterprises $221 $89 $230 26.7% 9.3% 28.1% 

Manufacturing $9 $223 $229 0.9% 27.6% 28.6% 

Public Administration $76 $110 $221 7.4% 11.1% 25.1% 

Health Care and Social Assistance $60 $171 $199 6.1% 19.5% 23.5% 

Other Services (except Public Administration) $80 $130 $170 13.8% 24.5% 34.6% 

Information $136 $51 $124 14.3% 4.9% 12.9% 

Accommodation and Food Services -$9 $46 $116 -1.9% 11.3% 34.3% 

Retail Trade $13 $43 $115 2.1% 7.5% 22.8% 

Professional, Scientific, and Technical Services $36 -$49 $105 2.7% -3.5% 8.5% 

Administrative and Waste Svc -$177 $7 $99 -15.9% 0.8% 11.8% 

Transportation and Warehousing $53 $30 $96 5.9% 3.2% 11.1% 

Educational Services -$33 $22 $46 -4.8% 3.5% 7.6% 

Arts, Entertainment, and Recreation -$143 $17 -$16 -17.3% 2.6% -2.3% 

Wholesale Trade $153 $74 -$23 16.7% 7.5% -2.1% 

Utilities $47 $91 -$205 3.8% 7.5% -13.6% 

Mining, Quarrying, and Oil and Gas Extraction $283 -$643 -$721 36.8% -38.0% -40.7% 

Total, all industries $52  $40  $96  5.9% 4.4% 11.4% 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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While average wage growth has been mixed over the past three years, total wages paid out has 

increased as employment has grown in Kerr County except in Wholesale Trade and Manufacturing. 

¶ Among major industries Construction, Wholesale Trade, Manufacturing, Transportation and 

Warehousing, Health Care and Social Services, Educational Services and Accommodation and 

Food Services have seen the most impressive combination of total wage growth. 

¶ Mining, Quarrying, and Oil and Gas Extraction, Unclassified, Real Estate and Rental and Leasing, 

Management of Companies and Enterprises, Construction, Utilities and Information all had 

greater than a 10% growth rate in total wages paid out in the past three years.  

¶ Out of the industries in the top 10 in total wage growth over the past three-year period only 

Health Care and Social Assistance, Construction, Educational Services and Accommodation and 

Food Services employ 1,000 or more. This means that the remaining six industries which saw the 

greatest total wage growth in the past three years were concentrated to just 10% (1,701) of Kerr 

County workers. Those industries are Utilities, Real Estate and Rental and Leasing, Public 

Administration, Information, Finance and Insurance and Management of Companies and 

Enterprises. 

  

Table 27: Total Average Weekly Wages Paid, Growth by Industry ð Kerr County  

In Order of 2008-2019 Total Growth Largest to Smallest 

  Total Growth (in 000s) Growth Rate 

Industry 2016-2018 2014-2018 2009-2018 2016-2018 2014-2018 2009-2018 

Construction $267 $568 $750 24.0% 67.6% 119.3% 

Utilities $274 $470 $740 22.4% 45.1% 98.3% 

Health Care and Social Assistance $273 $746 $716 6.7% 20.7% 19.6% 

Accommodation and Food Services $24 $308 $416 2.4% 35.7% 67.0% 

Retail Trade -$32 $21 $394 -1.7% 1.2% 28.0% 

Real Estate and Rental and Leasing $133 -$65 $114 89.0% -34.0% 67.8% 

Public Administration $41 $64 $82 6.8% 11.4% 14.7% 

Educational Services $25 $93 $76 2.3% 8.7% 7.2% 

Administrative and Waste Services $15 -$39 $74 2.6% -8.2% 14.4% 

Agriculture, Forestry, Fishing and Hunting -$6 $3 $56 -5.9% 2.8% 119.2% 

Finance and Insurance $29 -$5 $50 5.5% -0.9% 10.1% 

Other Services, Except Public Administration $6 -$4 $50 1.4% -1.2% 13.5% 

Professional and Technical Services -$55 $91 $43 -6.9% 11.3% 6.1% 

Transportation and Warehousing $10 $34 $26 4.5% 14.7% 13.0% 

Information $37 $57 $25 14.8% 22.2% 9.6% 

Unclassified $11 $16 $14 294.3% n/a n/a 

Management of Companies and Enterprises $19 -$7 $11 48.3% -12.6% 23.6% 

Mining, Quarrying, and Oil and Gas Extraction $17 -$44 -$17 550.0% -102.7% -46.3% 

Arts, Entertainment, and Recreation $3 $52 -$33 1.5% 34.0% -15.9% 

Manufacturing $0 -$11 -$41 0.0% -7.5% -23.1% 

Wholesale Trade -$26 -$28 -$75 -10.7% -12.0% -25.9% 

Total, all industries $2,720  $2,372  $5,126  18.6% 17.8% 42.0% 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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When examining industries by their share of the total wages paid out in the County, two industries 

particularly stand out.  

¶ Health Care and Social Assistance has contracted 4.7 percentage points over the past 10 years, 

while Construction and Utilities each grew by 2.8 and 2.4 points, respectively.  

¶ Only two industries paid out 10% or ƎǊŜŀǘŜǊ ƻŦ ǘƘŜ /ƻǳƴǘȅΩǎ ǿŀƎŜǎΣ Health Care and Social 

Assistance and Retail Trade.  

¶ Construction has seen a gradual increase in its share of total wages paid since 2009. 

 

  

Table 28: Total Average Weekly Wages Paid, Shares by Industry ð Kerr 

County  

In Order of 2018 Shares Largest to Smallest 

Industry 2018 2016 2014 2009 2018-2009 Change 

Health Care and Social Assistance 25.2% 28.0% 27.1% 29.9% -4.7% 

Retail Trade 10.4% 12.5% 13.4% 11.5% -1.1% 

Utilities 8.6% 8.4% 7.8% 6.2% 2.4% 

Construction 8.0% 7.6% 6.3% 5.2% 2.8% 

Educational Services 6.5% 7.6% 8.0% 8.6% -2.1% 

Accommodation and Food Services 6.0% 6.9% 6.5% 5.1% 0.9% 

Professional and Technical Services 4.3% 5.5% 6.0% 5.7% -1.4% 

Public Administration 3.7% 4.1% 4.2% 4.6% -0.9% 

Administrative and Waste Services 3.4% 3.9% 3.5% 4.2% -0.8% 

Finance and Insurance 3.2% 3.6% 4.0% 4.1% -0.9% 

Other Services, Except Public Administration 2.4% 2.9% 2.6% 3.1% -0.6% 

Information 1.7% 1.7% 1.9% 2.2% -0.5% 

Real Estate and Rental and Leasing 1.6% 1.0% 1.4% 1.4% 0.3% 

Transportation and Warehousing 1.3% 1.5% 1.8% 1.7% -0.3% 

Wholesale Trade 1.2% 1.7% 1.8% 2.4% -1.1% 

Arts, Entertainment, and Recreation 1.0% 1.2% 1.1% 1.7% -0.7% 

Manufacturing 0.8% 0.9% 1.1% 1.5% -0.7% 

Agriculture, Forestry, Fishing and Hunting 0.6% 0.7% 0.7% 0.4% 0.2% 

Management of Companies and Enterprises 0.3% 0.3% 0.4% 0.4% 0.0% 

Mining, Quarrying, and Oil and Gas Extraction 0.1% 0.0% 0.3% 0.3% -0.2% 

Unclassified 0.1% 0.0% 0.0% 0.0% 0.1% 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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Projecting average weekly wages into the future is a challenge, but it can be useful to examine scenarios 

based on recent trends. The forecast below looks three, five, and ten years ahead from 2019 using the 

growth rates seen in each industry from the most recent three, five, and ten-year historical periods. 

Over a ten-year period, this could result in an average weekly wage increase of $1,049, equivalent to the 

one seen from 2009-2018. 

Table 29: Projected  Average Weekly Wage Growth by Industry ð Kerr County  

In Order of Forecast Growth by 2026 Largest to Smallest 

Forecast Year   2020 2023 2026 Historic Growth Rates 

Forecast Growth Historical Base 2018 
2016-
2018 

2014-
2018 

2009-
2018 

2016-
2018 

2014-
2018 

2009-
2018 

Finance and Insurance $1,257  $1,354  $1,438  $1,677  7.7% 14.4% 33.4% 

Real Estate and Rental and Leasing $900  $1,007  $1,093  $1,520  11.9% 21.5% 68.9% 

Professional and Technical Services $1,347  $1,384  $1,300  $1,461  2.7% -3.5% 8.5% 

Public Administration $1,103  $1,185  $1,225  $1,379  7.4% 11.1% 25.1% 

Utilities $993  $1,080  $1,104  $1,370  8.8% 11.2% 37.9% 

Management of Companies and Enterprises $1,048  $1,328  $1,145  $1,343  26.7% 9.3% 28.1% 

Construction $1,030  $1,039  $1,315  $1,324  0.9% 27.6% 28.6% 

Health Care and Social Assistance $1,047  $1,111  $1,251  $1,293  6.1% 19.5% 23.5% 

Information $1,085  $1,240  $1,139  $1,225  14.3% 4.9% 12.9% 

Manufacturing $1,298  $1,347  $1,396  $1,121  3.8% 7.5% -13.6% 

Transportation and Warehousing $958  $1,014  $989  $1,065  5.9% 3.2% 11.1% 

Agriculture, Forestry, Fishing and Hunting $704  $749  $724  $1,057  6.3% 2.8% 50.1% 

Administrative and Waste Services $937  $788  $944  $1,048  -15.9% 0.8% 11.8% 

Wholesale Trade $1,067  $1,246  $1,147  $1,044  16.7% 7.5% -2.1% 

Other Services, Except Public Administration $661  $752  $823  $890  13.8% 24.5% 34.6% 

Retail Trade $619  $632  $665  $760  2.1% 7.5% 22.8% 

Educational Services $653  $622  $676  $702  -4.8% 3.5% 7.6% 

Arts, Entertainment, and Recreation $682  $564  $699  $666  -17.3% 2.6% -2.3% 

Mining, Quarrying, and Oil and Gas Extraction $1,051  $1,438  $652  $623  36.8% -38.0% -40.7% 

Accommodation and Food Services $454  $445  $505  $610  -1.9% 11.3% 34.3% 

Unclassified $892  $879  n/a n/a -1.4% n/a n/a 

Total $942  $998  $984  $1,049  5.9% 4.4% 11.4% 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 
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The table below shows the top ten largest industries that employ the greatest workers in Kerr County 

and the 2018 County average weekly wage they pay. 

Table 30: Kerr County Top Ten Industries by Employment and Average Weekly 

Wage, 2018  

Industry Employment 
Avg. Weekly 

Wage 

Health Care and Social Assistance 4,169 $1,047 

Retail Trade 2,907 $619 

Accommodation and Food Services 2,282 $454 

Educational Services 1,730 $653 

Construction 1,504 $993 

Manufacturing 1,339 $1,030 

Other Services, Except Public Administration 639 $661 

Administrative and Waste Services 626 $937 

Public Administration 578 $1,103 

Professional and Technical Services 551 $1,347 

Total 16,325    

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 

¶ The ten largest industry sectors employ 89% (16,325) of the 18,383 workers in the County. 

¶ Five of the largest industries pay greater than the average weekly wage and five pay less than 

the average weekly wage. 

¶ The five industries paying below the miminum wage employ 8,184 workers, 45% of all workers 

in the County. 

¶ Overall 49% (8,919) of Kerr County workers make less than the average weekly wage. 
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 Figure 31 below provides a concise snapshot of total job growth by industry in Kerr County from 2009 to 

2018 as well as their 2018 average weekly wage which has been indexed in order to understand which 

industries employ the most workers and their relative wage scale. The size of each bubble represents its 

amount of employment.  

 Figure 31: Total Employment Growth (2008 -2018) and Average Weekly Wage 

Index (201 8) 

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW), CDS Community Development Strategies 
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In the past ten years Manufacturing, Construction and Accommodation and Food Services saw the most 

amount of job growth, though only Construction and Manufacturing pay greater than the 2018 average 

weekly wage.  

Educational Services and Retail Trade do provide a stable level of employment in the County yet have 

lagged somewhat in employment growth and are among the lowest in average weekly wage. 

Health Care and Social Assistance, the largest employer, does pay a moderate wage but has lost jobs in 

the past 10 years and only added an estimated 23 jobs in the past three years.  

The highest paying industries in the County have not grown employment wise in the past decade and 

some have even experienced employment loss. 

 Table 32: Kerr Cou nty Industries Paying Greater Than Average Weekly 

Wage, 2018  

Industry Employees 
Avg. Weekly 

Wage 

Professional, Scientific, and Technical Services 551 $1,347 

Utilities 106 $1,298 

Finance and Insurance 438 $1,257 

Public Administration 578 $1,103 

Information 265 $1,085 

Wholesale Trade 202 $1,067 

Mining, Quarrying, and Oil and Gas Extraction 19 $1,051 

Management of Companies and Enterprises 55 $1,048 

Health Care and Social Assistance 4,169 $1,047 

Manufacturing 1,339 $1,030 

Construction 1,504 $993 

Transportation and Warehousing 238 $958 

Total 9,464   

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW) 

¶ There were twelve industry sectors employing 9,464 workers with an average weekly wage of 

$942 or greater. 

¶ This represents 51% of workers in the County meaning that 49% of workers in the County make 

$942 or less per week. 

The prevalence of job growth over the past 10 years in industries paying below the average weekly 

wage, such as Retail Trade and Accommodation and Food Services, creates demand for affordable 

housing due to the low hourly wage ($7.25-$15/hour) these industries generally pay. The need for 

affordable workforce housing in Kerrville is greatest for the workers in the largest and fastest growing 

employment sectors of Retail Trade, Accommodation and Food Services, Educational Services and 

Health Care and Social Assistance. Some businesses that were interviewed for this study cited a lack of 

rental and for-sale units in an acceptable condition compared to the asking price as a challenge to hiring 

and retaining workers in Kerrville. 
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Job Inflow and Outflow  

Figure 33 below shows the 2015 inflow and outflow of those employed in Kerrville. The dark green 

arrow indicates workers employed in Kerrville yet live outside. The lighter green round arrow represents 

those employed and living in Kerrville. The lightest green arrow shows the number of those living in 

Kerrville yet employed outside of the City. 

Figure 33: Kerrville Job Inflow/Outflow, 2015  

Source: US Census Bureau, Center for Economic Studies, Longitudinal Employer-Household Dynamics (LEHD), OnTheMap 

 

Table 34 on the following page shows Kerrville job inflow and outflow data for 2015, the most recent 

year data available. Although the data is dated, the share of those living and working in Kerrville should 

be relatively unchanged, with any alterations to these shares likely benefitting Kerrville since 2015 as 

jobs and households in the City increased since then. Nevertheless, Kerrville experiences significant 

leakage with 66% of workers living outside the City. 
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Table 34: Kerrville LEHD Inflow/Outflow Job Counts, 2015  

Kerrville Inflow/Outflow Job Counts (All Jobs) Count Share 

Employed in the Selection Area 12,140 100% 

Employed in the Selection Area but Living Outside 8,065 66% 

Employed and Living in the Selection Area 4,075 34% 

  
  

Living in the Selection Area 9,261 100% 

Living in the Selection Area but Employed Outside 5,186 56% 

Living and Employed in the Selection Area 4,075 44% 

Source: US Census Bureau, Center for Economic Studies, Longitudinal Employer-Household 
Dynamics (LEHD), OnTheMap 

The share of residents working in Kerrville yet living outside the City provide an opportunity to 

understand their housing and quality of life preferences and work to capture them as new City 

residents. There are some, such as those living on large acreage lots or ranches outside the City Limits, 

who show no indication of preferring to live in the City. However, those working in Kerrville yet living 

outside who prefer and/or benefit from living in town present an opportunity to accommodate this 

pent-up housing demand. Furthermore, the lack of housing relative to demand has begun to interfere 

with the ability of some businesses to hire and retain workers as needed. 

A handful employers interviewed for this study stated that some workers prefer to live in surrounding 

areas such as Ingram, Center Point, Comfort, Hunt, Mountain Home and Boerne. Employers shared that 

hourly workers as well as moderate and higher paid workers in Manufacturing, Education, Health Care 

and Social Services in addition to typical Retail and Food and Accommodation workers in some cases 

find cheaper housing outside of Kerrville. Commute times for those working in Kerrville yet living outside 

were cited to be tolerable with an average commute time of around 30 to 45 minutes. 

Employment locations tend to be most clustered near downtown at the intersection of Main Street and 

Sidney Baker Blvd. (Hwy. 16) as well as Schreiner University southeast of downtown and industrial sector 

on the southwestern edge of the City along Memorial Blvd. (Hwy. 27). There are emerging retail, food 

and accommodation businesses along the river adjacent corridor of Junction Hwy. (Hwy. 27) as well as I-

10 and Sidney Baker Blvd. 

The amount and quality of connectivity via walking and biking paths between the employment nodes 

ŀƴŘ ƘƻǳǎƛƴƎ ƴƻŘŜǎ ƛƴ ǘƘŜ /ƛǘȅ Ƴǳǎǘ ōŜ ǎŜŜƴ ŀǎ Ǿƛǘŀƭ ǘƻ ǘƘŜ /ƛǘȅΩǎ ǿƻǊƪŦƻǊŎŜΣ ŜŎƻƴƻƳȅ ŀƴŘ ǉǳŀƭƛǘȅ ƻŦ ƭƛŦŜΦ 

Not to mention human health, safety and welfare.  

The compactness of Kerrville and areas retaining a traditional street grid represents a prime opportunity 

to connect workers to their homes and places of employment, recreation, entertainment and shopping 

through all modes possible. 
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Table 35: Where  Kerrville Workers Live, LEHD 2015 

Source: US Census Bureau, Center for Economic Studies, Longitudinal Employer-Household Dynamics (LEHD), OnTheMapSource: Longitudinal Employer-Household Dynamics 
(LEHD),  

Table 36: Distance ð Work to Home , Kerrville Workforce,  LEHD 2015 

Distance Work to Home Count Share 

Total All Jobs 12,938 100% 

Less than 10 miles 7,274 56% 

10 to 24 miles 1,284 10% 

25 to 50 miles 917 7% 

Greater than 50 miles 3,463 27% 

Source: US Census Bureau, Center for Economic Studies, Longitudinal Employer-Household Dynamics (LEHD), OnTheMapSource: Longitudinal 

Employer-Household Dynamics (LEHD), 
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Table 37: Zip Codes Where Kerrville Workers Live, LEHD 2015  

Where Workers 
Live 

Count Share 

All Zip Codes 12,938 100% 

78028 6,608 51% 

78025 543 4% 

78624 386 0.03 

78010 271 2% 

78006 240 2% 

78013 220 2% 

78024 150 1% 

78631 140 1% 

78058 118 1% 

78003 115 1% 

All Other Locations 4,147 32% 

Source: US Census Bureau, Center for Economic Studies, Longitudinal Employer-Household Dynamics (LEHD), OnTheMapSource: Longitudinal 
Employer-Household Dynamics (LEHD), 
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Kerrville Workforce Analysis  

Average annual employment data from QCEW for Kerr County in 2015 was 17,923. The LEHD data for 

Kerrville in 2015 shown in the table above shows an estimated 12,140 employed in the City. This 

ŘŜƳƻƴǎǘǊŀǘŜǎ YŜǊǊǾƛƭƭŜΩǎ ŜǎǘƛƳŀǘŜŘ ǎƘŀǊŜ ƻŦ YŜǊǊ /ƻǳƴǘȅ ŜƳǇƭƻȅƳŜƴt in 2015 was 68%. Therefore, for 

ǘƘŜ ǇǳǊǇƻǎŜ ƻŦ ǘƘƛǎ ǎǘǳŘȅ /5{ ǿƛƭƭ ŀǎǎǳƳŜ ǘƘŀǘ YŜǊǾƛƭƭŜ ŜǎǘŀōƭƛǎƘƳŜƴǘǎ ŀǊŜ ƘƻƳŜ ǘƻ тл҈ ƻŦ ǘƘŜ /ƻǳƴǘȅΩǎ 

workers. An estimated 5,380 employees working at the largest 15 businesses in the City alone represent 

nearly 29.3% of Kerr County 2018 employment of 18,383 workers.  

As previously established, the LEHD data shows 66%, of Kerrville workers reside outside of the City 

which is a very high rate. Many interviews of employers in the City shared that workers of all pay grades 

in many instances have secured housing outside of Kerrville due to affordability, quality and ease of 

securing housing in those areas in comparison to Kerrville. In addition, many employers also shared that 

the lack of new rental and for-sale housing for presents an added layer of difficulty in terms of hiring and 

retaining workers. 

This shows that new housing suppply in Kerrville could help to facilitate further employment expansion 

of existing businesses in the City, something that would greatly benefit the County and City from the 

building up of the local tax base and likely increase in local sales as a result. 

Five of the top ten industries in employment pay less than the average weekly wage, 41% of Kerr County 

employees make less than the average weekly wage and overall 49% (8,919) of Kerr County workers 

make less than the average weekly wage. With half of the jobs in the County as of 2018 being in 

industries that paid less than $942, the average weekly wage, Kerrville must be considered a moderate 

wage City. This essentially puts a ceiling or cap on rental prices in the City since only those making above 

the average weekly wage who elect to rent have the ability to affordably pay more than $1,225  

Health Care and Social Assistance, Retail Trade and Accommodation and Food Services are the only 

industries with 10% or more share of employment in 2018. Educational Services was 10% of 

employment in 2009 but in 2018 represented 9.4%. It must be noted that that two of the three largest 

employment industries in the County, $619 (Retail 2,907 employees) and $454 (Accomodation and Food 

Services 2,282 employees), pay well lower than the average weekly wage for the County. 

The implication this has on housing must be emphasized and understood. First, much of the job growth 

in Kerrville in Health Care and Social Assistance, Retail Trade and Accommodation and Food Services has 

ŎƻƳŜ ŀǎ ŀ ǊŜǎǳƭǘ ƻŦ YŜǊǊǾƛƭƭŜΩǎ ǇƻǇǳƭŀǊƛǘȅ ŀǎ ŀ ǊŜǎƛŘŜƴŎŜ ŦƻǊ ǊŜǘƛǊŜŜǎ ŀƴŘ ǘƻǇ ǾƛǎƛǘƛƴƎ ǎǇƻǘ ŦƻǊ ǘƻǳǊƛǎǘǎ ŀƴŘ 

vacationers. Therefore, retiree households and investors seeking revenue by producing tourist housing 

spaces in and around the City have increasingly absorbed single family housing stock. Additionally, 

retirees and tourists have helped spur increased demand for healthcare, accomodation and food and 

retail services, which in turn creates more demand for worker households seeking rental and for-sale 

housing in and around Kerrville. Reports from real estate agents and multifamily operators stated 

multifamily rentals were almost all full around the entire region of Kerr and other nearby counties.  

This has already begun to create a negative feedback loop as top healthcare, retail and food and 

accomodation employers in the City are troubled that these services, which have been a primary reason 

so many retirees moved to Kerrville, are in jeapordy since demand for those services have increased 
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over the past years yet, in general and in particular housing affordable to existing and future workers 

has not kept pace.  

Kerrville  Employment Projections  

The County added 235 net new jobs in 2017 and 398 net new jobs in 2018 for a total job growth in the 

previous 2 years in the County of 633 net new jobs. 

Given the same growth in the next two years this would create a net new job growth of 633 new jobs by 

2021.  

In addition, CDS field research and interviews with the City and several of the largest employers in 

Kerrville revealed that definitive job creation over the next 24 months will be in the range of 315 net 

new jobs. 

The employers and anticipated job growth are presumed to originate from the expansion of 200 to 215 

net new positions at Kerrville State Hospital over the next 24 months, an estimated 50 net new jobs 

from a new business, Hobby Lobby and finally an estimated 50 net new jobs from the expansion of the 

existing H.E.B. grocery store.  

Therefore, for the purpose of this report and analysis CDS will utilize the number of 315 net new jobs, 

and the pay grade they are estimated to pay, created in the next 24 months in order to determine 

household and housing demand during the next 24 months. It must be understood that this number of 

net new jobs and therefore net new households and housing unit demand represents a very 

conservative estimate of only the net new jobs that appear certain to be created. 

When including the previous two years of job growth in the County of 633, an average of 316 per year 

this would double the amount to 631 net new jobs over the next 24 months in Kerrville. However, in 

order to produce a reasonable and conservative demand calculation CDS will apply the more certain 

figure of 315 net new jobs.   

As previously stated, many healthcare, retail trade and accommodation and food service employers fear 

that the lack of single family and multifamily rental units for local workers has already made retaining 

and hiring new workers a challenge and worry that current and future employment and business 

expansion may be seriously harmed. 

Data from LEHD showed that as of 2015, 66% of all workers lived outside the City limits and 27% (3,463) 

of all workers lived 50 miles and greater. Though the scope of this report did not allow for deep analysis 

of worker transportation and other related household costs it must be inferred that these costs hurt 

ǿƻǊƪŜǊΩǎ ŀōƛƭƛǘȅ ǘƻ ŀŦŦƻǊŘ ƘƻǳǎƛƴƎΦ ²ƘŜƴ workers can afford housing closer to their employment the 

employer and employee both benefit greatly. Transportation, healthcare and education costs are areas 

that Ŏŀƴ ǾŀǊȅ ƎǊŜŀǘƭȅ ŦǊƻƳ ǇŜǊǎƻƴ ǘƻ ǇŜǊǎƻƴ ŀƴŘ ŀŦŦŜŎǘ ŀ ƘƻǳǎŜƘƻƭŘǎΩ ǇƻǊǘƛƻƴ ƻŦ ƛƴŎƻƳŜ ǎǇŜƴǘ ƻƴ 

housing costs alone in differing ways. Local economic development will benefit in the short and long 

term from facilitation of increased housing supply affordable to local workers located in and around the 

City. 
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Kerrville  Housing Characteristics  

The following three tables present information regarding the housing characteristics and trends in 

Kerrville and Kerr County for comparison purposes. The majority of this information is derived from 

PCensus 2019 which bases current estimates on past trends from U.S. Census Bureau and the American 

Community Survey, and in some cases, is self-reported data. While this can generate minor anomalies 

(such as are present in the data on age of housing stock or housing values), the information presented in 

this section still provides a valuable overview of the housing stock in the City. One important note to 

make is that the total housing unit number used in this section is an estimate.  

Table 38 shows the type and number of housing units in Kerrville and Kerr County.  

Table 38: Housing Type s, 2019 

Household Income Kerrville Kerr County 

  Count % Count % 

1 Unit Attached 439 4% 588 2% 

1 Unit Detached 7,584 67% 16,828 67% 

2 Units 243 2% 338 1% 

3 or 4 Units 638 6% 950 4% 

5 to 19 Units 964 8% 1,155 5% 

20 to 49 Units 300 3% 343 1% 

50 or More Units 296 3% 391 2% 

Mobile Home or Trailer 937 8% 4,507 18% 

Boat, RV, Van, etc. 2 0% 99 0% 

Total Units 11,403 100% 25,199 100% 

          

Owner Occupied Units 6,744 66% 15,896 73% 

Renter Occupied Units 3,436 34% 5,969 27% 

Total Occupied Units 10,180 100% 21,865 100% 

Unoccupied Units 1,223 11% 3,334 13% 
Sources: PCensus 2019 

¶ In Kerrville 66% of units are estimated to be owner-occupied with the remaining 34% renters. 

¶ Approximately 67% (7,584) of KerrvilleΩǎ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ŀǊŜ single family detached.  

¶ About 84% of all single family detached housing units are owner occupied (6,744) leaving 16% 

(1,279) as single family rentals. 

¶ Duplex, triplex and four-plex units account for 8% (881) of all housing units in the City, while 

mobile homes account for 5% (596) and attached apartments account for 8% (937). 

¶ According to the estimates about 11% (1,223) of KerrvilleΩǎ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ŀǊŜ ǳnoccupied, likely 

all due to blight as field research did not discover any available for-sale or rental housing 

developments not close or at full occupancy. 
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Table 39 contains the 2019 estimate of the age of the existing housing stock in Kerrville and Kerr County. 

Table 39: Age of Existing Housing Stock , 2019 

  Kerrville Kerr County 

  Count % Count % 

Total Housing Units 11,403 100% 25,199 100% 

Built 2014 or Later 572 5% 1,344 5% 

Built 2010 to 2013 264 2% 605 2% 

Built 2000 to 2009 1,707 15% 4,440 18% 

Built 1990 to 1999 1,702 15% 4,499 18% 

Built 1980 to 1989 2,447 21% 5,418 22% 

Built 1970 to 1979 1,993 17% 3,766 15% 

Built 1960 to 1969 1,043 9% 1,775 7% 

Built 1950 to 1959 768 7% 1,356 5% 

Built 1940 to 1949 376 3% 762 3% 

Built 1939 or Earlier 531 5% 1,234 5% 

          

Dominant Year Structure Built 1980 to 1989 1980 to 1989 
Sources: PCensus 2019 

¶ The largest share of the existing housing was constructed in the 198лΩǎ ό21%). 

¶ About 63% of Kerrville housing units were built before 1990, 37% of units were built from 1990 

to present. 

¶ Approximately 22% of Kerrville housing units were built since 2000. 
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Housing Value Trends  

Table 40 Ŏƻƴǘŀƛƴǎ Řŀǘŀ ƴƻǘ ōŀǎŜŘ ƻƴ ŀŎǘǳŀƭ ǘǊŀƴǎŀŎǘƛƻƴ ƻǊ ŀǇǇǊŀƛǎŀƭ Řŀǘŀ ōǳǘ ōŀǎŜŘ ƻƴ ƻǿƴŜǊǎΩ ƻǇƛƴƛƻƴ 

of housing unit value. In some cases, owners may tend to over or under-value homes for a variety of 

reasons. Nevertheless, the data can provide an estimate of the value of owner-occupied units.  

¶ An estimated 1,892 (28%) owner-occupied homes in Kerrville are valued below $100,000.  

¶ This stock of homes represents in some cases blighted or perhaps unlivable structures that could 

be the focus of continued blight abatement and neighborhood revitalization efforts.  

¶ Mapping and targeting these units could provide increased opportunities for housing, 

infrastructure and amenities improvement in core neighborhoods as well as housing renovation 

or rebuilding on existing lots and infrastructure which can play a vital role in providing more 

attractive, affordably priced for-sale and rental units. 

Table 40: Housing Value, 2019  

Housing Value Range Kerrville Kerr County 

  Count Share Count Share 

2019 Est. Owner Occupied Housing Units by Value 6,744   15,896   

Value Less than $20,000 361 5% 982 6% 

Value $20,000 to $39,999 335 5% 856 5% 

Value $40,000 to $59,999 437 6% 1,042 7% 

Value $60,000 to $79,999 363 5% 908 6% 

Value $80,000 to $99,999 396 6% 1,012 6% 

Value $100,000 to $149,999 1,051 16% 2,087 13% 

Value $150,000 to $199,999 869 13% 2,020 13% 

Value $200,000 to $299,999 1,669 25% 3,343 21% 

Value $300,000 to $399,999 570 8% 1,458 9% 

Value $400,000 to $499,999 354 5% 903 6% 

Value $500,000 to $749,999 206 3% 752 5% 

Value $750,000 to $999,999 48 1% 249 2% 

Value $1,000,000 to $1,499,999 49 1% 150 1% 

Value $1,500,000 to $1,999,999 16 0% 54 0% 

Value $2,000,000 or more 20 0% 80 1% 

2019 Est. Median Owner-Occupied Housing Unit Value $172,238    $172,748    

Source: PCensus 2019 

¶ The greatest number of owner-occupied housing units by value are within the $200,000 to 
$299,999 cohort which accounts for 25% (1,669) of all owner-occupied housing units in Kerrville. 

¶ The next greatest number of owner-occupied housing units by value are within the $100,000 to 
$149,999 cohort and accounts for 16% (1,051) of all owner-occupied housing units in Kerrville. 

¶ Approximately 57% (3,812) of owner-occupied units in the City are valued at $199,999 and less 
and 43% (2,932) of owner-occupied units in Kerrville are valued at $200,000 and greater. 

¶ The median owner-occupied housing unit value for Kerrville is $172,238 
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Estimated Housing Cost Burden  

This section provides a quantitative perspective on the potential demand for affordable housing. To do 

this, CDS has employed a standard of housing costs not exceeding 30% of gross household income. This 

is a commonly used standard in the U.S., though it not always sufficient to convey the extent to which 

housing costs may constitute a burden to a particular household.  

Transportation, healthcare and education costs are areas that can vary greatly from person to person 

ŀƴŘ ŀŦŦŜŎǘ ŀ ƘƻǳǎŜƘƻƭŘǎΩ ǇƻǊǘƛƻƴ ƻŦ ƛƴŎƻƳŜ ǎǇŜƴǘ ƻƴ ƘƻǳǎƛƴƎ Ŏƻǎǘǎ ŀƭƻƴŜ ƛƴ ŘƛŦŦŜǊƛƴƎ ǿŀȅǎΦ CƻǊ ǘƘŜǎŜ ŀƴŘ 

other reasons the 30% standard may not be the most accurate but at the least it does provide an 

indication of the scale and specific price points needed to facilitate an increase in supply of for-sale and 

rental housing units in highest demand. 

Because the Kerrville housing market operates in a larger market context for both demand and supply, 

CDS has included county-level data for most categories. Kerr County represents a reasonable 

approximation of the general Kerrville market since almost half ƻŦ ǘƘŜ /ƻǳƴǘȅΩǎ ƘƻǳǎŜƘƻlds are located 

in Kerrville. 

The data in the following tables has been sourced from U.S. Census Bureau American Community Survey 

2017 5-Year Estimates, the most recent demographic data from the U.S. Census Bureau. Newly released 

2018 data are anticipated to be released in September 2019 which can be applied to these tables to 

provide an update as well as track historical trends of households in Kerrville and Kerr County each year 

new data is released. 

In this section, we will examine housing affordability using the common standard of 30% of household 

income as in the previous section. 

The ability to pay less than this share of household income on housing costs indicates that residents are 

in housing that is affordable for their household income level.  

Paying greater than 30% of household income on housing costs indicates households taking on a 

burdensome housing cost. This is problematic because unavoidable life events such as transportation, 

health, family, natural disasters or other emergencies can quickly impact households paying 30% or 

more on housing costs rendering them unable to afford anything but the barest of necessities and in 

some cases can result in homelessness, malnutrition and other types of hardships.  

Interviews with one large local employer revealed that in 2019 a growing number of lower wage full-

ǘƛƳŜ ǿƻǊƪŜǊǎ ǿŜǊŜ ǎŜŜƪƛƴƎ ŦƻƻŘ ŀǎǎƛǎǘŀƴŎŜ ǘƻ ƳŜŜǘ ǘƘŜƛǊ ƘƻǳǎŜƘƻƭŘΩǎ Řŀƛƭȅ ŦƻƻŘ ƴŜŜŘǎΦ 
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Overall Household Income Profiles  

As of 2017 about 48% of Kerr 

County households were 

located within Kerrville. 

Kerr County had a higher 

median household income 

than Kerrville by $4,585. 

Median household income for 

owner-occupied households 

were $1,581 greater in the 

County than the City. 

The County has a higher share 

of home owners and lower 

share of renters than the City. 

This may be due at least in part 

to the supply of rental units 

located primarily in Kerrville 

compared to rental units 

located in the County alone. 

Also, more owner households 

in the County could be a result 

of cheaper land, construction 

and housing costs and values 

in most of the County outside 

the City limits. 

The 2017 median household income for Kerrville was $44,113, meaning that half of households in the 

City earn less.  

Kerrville owner-occupied households outnumbered renter-occupied households and median household 

income was higher among owners than renters by a large margin.  

Table 41: 2017 Household Income by Tenure  

Households Kerrville Kerr 

  Count Share Count Share 

Total Households 9,813 100% 20,580 100% 

Median Income $44,113    $48,698    

          

Owner-Occupied 5,894 60% 14,660 71% 

 Less than $25,000 1,032 11% 2,760 13% 

 $25,000 to $49,999 1,725 18% 3,855 19% 

 $50,000 to $74,999 1,063 11% 2,720 13% 

 $75,000 to $99,999 881 9% 2,230 11% 

 $100,000 to $149,999 639 7% 1,792 9% 

 $150,000 or more 554 6% 1,303 6% 

  Median Income $53,449   $55,030    

          

Renter-Occupied 3,919 40% 5,920 29% 

 Less than $25,000 1,309 13% 1,927 9% 

 $25,000 to $49,999 1,286 13% 1,948 9% 

 $50,000 to $74,999 755 8% 1,154 6% 

 $75,000 to $99,999 329 3% 477 2% 

 $100,000 to $149,999 153 2% 313 2% 

 $150,000 or more 87 1% 101 0% 

  Median Income $34,772    $34,729    

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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In both Kerr County and 

Kerrville, the Under 25 

Years and 25-44 Years 

have lower incomes and 

number of households 

than the 45-64 and 65 

and Over age ranges.   

In Kerrville, 55% of 

households earn less 

than $50,000 annually, 

while that number is 51% 

for the County overall.  

Table 42: 2017 Household Income by Age of 

Householder  

Households Kerrville Kerr County 

  Count Share Count Share 

Total Households 9,813 100% 20,580 100% 

Median Income $44,113    $48,698    

          

Under 25 Years 403 4% 501 2% 

 Less than $25,000 77 1% 116 1% 

 $25,000 to $49,999 228 2% 287 1% 

 $50,000 to $74,999 69 1% 69 0% 

 $75,000 to $99,999 29 0% 29 0% 

 $100,000 to $149,999 0 0% 0 0% 

 $150,000 or more 0 0% 0 0% 

          

25-44 Years 2,049 21% 4,089 20% 

 Less than $25,000 324 3% 659 3% 

 $25,000 to $49,999 813 8% 1,351 7% 

 $50,000 to $74,999 489 5% 797 4% 

 $75,000 to $99,999 165 2% 498 2% 

 $100,000 to $149,999 151 2% 559 3% 

 $150,000 or more 107 1% 225 1% 

          

45-64 Years 3,239 33% 7,495 36% 

 Less than $25,000 833 8% 1,733 8% 

 $25,000 to $49,999 619 6% 1,604 8% 

 $50,000 to $74,999 646 7% 1,504 7% 

 $75,000 to $99,999 473 5% 1,067 5% 

 $100,000 to $149,999 313 3% 870 4% 

 $150,000 or more 355 4% 717 3% 

          

65 Years and Older 4,122 42% 8,495 41% 

 Less than $25,000 1,107 11% 2,179 11% 

 $25,000 to $49,999 1,351 14% 2,561 12% 

 $50,000 to $74,999 614 6% 1,504 7% 

 $75,000 to $99,999 543 6% 1,113 5% 

 $100,000 to $149,999 328 3% 676 3% 

 $150,000 or more 179 2% 462 2% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Kerrville has a significant share 

of householders 65 years and 

older. 

Approximately 42% of 

YŜǊǊǾƛƭƭŜΩǎ ƘƻǳǎŜƘƻƭŘǎ have a 

65 year or older householder. 

Households in Kerrville 65 and 

older making less than $50,000 

made up 25% of all 

households. 

Households in Kerrville under 

65 making less than $50,000 

made up 29% of all 

households. 

  

Table 43: 2017 Household Income by Household Type, 

Under 65 and 65 and Older  

  Kerrville Kerr County 

  Count Share Count Share 

Under 65 Years 5,691 58% 12,085 59% 

 Less than $25,000 1,234 13% 2,508 12% 

 $25,000 to $49,999 1,660 17% 3,242 16% 

 $50,000 to $74,999 1,204 12% 2,370 12% 

 $75,000 to $99,999 667 7% 1,594 8% 

 $100,000 to $149,999 464 5% 1,429 7% 

 $150,000 or more 462 5% 942 5% 

          

65 Years and Older 4,122 42% 8,495 41% 

 Less than $25,000 1,107 11% 2,179 11% 

 $25,000 to $49,999 1,351 14% 2,561 12% 

 $50,000 to $74,999 614 6% 1,504 7% 

 $75,000 to $99,999 543 6% 1,113 5% 

 $100,000 to $149,999 328 3% 676 3% 

 $150,000 or more 179 2% 462 2% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Family households made up 

60% of all households in the 

City. 

Family households had 

significantly higher incomes, 

even greater than the overall 

median household income, 

than non-family households in 

the County and City. This was 

likely due in large part to the 

ability of family households to 

pool incomes. 

The presence of non-family 

households with multiple 

unrelated residents occupying 

one housing unit cannot be 

accounted for by Census data.  

However, local interviews, field 

research and employee 

housing surveys revealed that 

overcrowding of rental units in 

order to cover housing costs is 

a common practice in some 

multifamily complexes as well as in private residences of friends and family members, especially for 

certain workers and clients of local businesses in the health and social services, retail and food and 

accommodation industry sectors.     

Non-family households in Kerrville had the lowest median household incomes in both areas which was 

below the overall median household income.  

Table 44: 2017 Household Income by Household Type  

Households Kerrville Kerr County 

  Count Share Count Share 

Total Households 9,813 100% 20,580 100% 

Median Income $44,113    $48,698    

          

Family Households 5,873 60% 13,712 67% 

 Less than $25,000 671 7% 1,799 9% 

 $25,000 to $49,999 1,713 17% 3,607 18% 

 $50,000 to $74,999 1,230 13% 2,762 13% 

 $75,000 to $99,999 938 10% 2,257 11% 

 $100,000 to $149,999 753 8% 1,979 10% 

 $150,000 or more 568 6% 1,308 6% 

Median Income $56,128   $59,631   

          

Non-Family Households 3,940 40% 6,868 33% 

 Less than $25,000 1,670 17% 2,888 14% 

 $25,000 to $49,999 1,298 13% 2,196 11% 

 $50,000 to $74,999 588 6% 1,112 5% 

 $75,000 to $99,999 568 6% 985 5% 

 $100,000 to $149,999 39 0% 126 1% 

 $150,000 or more 73 1% 96 0% 

Median Income $31,947    $31,410    

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Housing Cost -Burdened Households  

As one would expect, lower-income households paid a high percentage of their income for housing at 

higher rates than higher-income households. 

Roughly 28% 

(2,738) of 

owners out 

of all 

households, 

46% of all 

owner-

occupied 

households 

earned less 

than 

$50,000 and 

11% (1,111) 

of all 

households, 

19% of all 

owner-

occupied 

households, 

making 

$50,000 and 

less paid 

30% or 

greater of 

their 

income in 

housing 

costs in 

Kerrville.   

This dropped considerably as incomes increase from there, with very few home owners making more 

than $75,000 paying greater than 30% of their income for housing.  

Particularly owner-occupied households at $35,000 and below should be the primary target market if 

crafting policy or interventions to address affordability and housing cost burden for existing and future 

home owners in Kerrville. There were 971 households in Kerrville $35,000 and less who paid 30% or 

more on housing, 16% of all owner-occupied households and 10% of total households in the City. 

In Kerrville 1,343 home owner-occupied units were housing cost burdened and 2,857 in Kerr County 

were housing cost burdened which represented 14% of total housing units in each study area and 23% 

of all owner-occupied households in Kerrville and 19% of all owner-occupied households in Kerr County. 

Table 45: 2017 Housing Costs as a Percentage of Household Income ð 

Owner -Occupied Housing by Income  

Owner-Occupied Kerrville Kerr County 

  Count 
Share 

of 
Total 

Share of 
Owner-

Occupied 
Count 

Share 
of 

Total 

Share of 
Owner-

Occupied 

Total Housing Units 9,813 100% - 20,580 100% - 

              

Owner-Occupied housing 
units 

5,894 60% 100% 14,660 71% 100% 

  Less than $20,000 815 8% 14% 1,870 9% 13% 

    Less than 20 percent 47 0% 1% 266 1% 2% 

    20 to 29 percent 92 1% 2% 275 1% 2% 

    30 percent or more 676 7% 11% 1,329 6% 9% 

  $20,000 to $34,999 909 9% 15% 2,252 11% 15% 

    Less than 20 percent 417 4% 7% 1,092 5% 7% 

    20 to 29 percent 197 2% 3% 510 2% 3% 

    30 percent or more 295 3% 5% 650 3% 4% 

  $35,000 to $49,999 1,014 10% 17% 2,368 12% 16% 

    Less than 20 percent 666 7% 11% 1,454 7% 10% 

    20 to 29 percent 208 2% 4% 590 3% 4% 

    30 percent or more 140 1% 2% 324 2% 2% 

  $50,000 to $74,999 1,063 11% 18% 2,720 13% 19% 

    Less than 20 percent 750 8% 13% 1,817 9% 12% 

    20 to 29 percent 193 2% 3% 548 3% 4% 

    30 percent or more 120 1% 2% 355 2% 2% 

  $75,000 or more 2,074 21% 35% 5,325 26% 36% 

    Less than 20 percent 1,669 17% 28% 4,466 22% 30% 

    20 to 29 percent 293 3% 5% 660 3% 5% 

    30 percent or more 112 1% 2% 199 1% 1% 

  Zero or negative income 19 0% 0% 125 1% 1% 
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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As with home owners, low income renters tend to be considerably more cost-burdened than higher-

income renters.  

However, the burden is even more pronounced for renters at all but the highest incomes.  

An estimated 

16% of total 

households, 41% 

of rental 

households in 

Kerrville are 

housing cost 

burdened. 

About 25% 

(2,440) of 

renters out of 

total 

households, 62% 

of all renter-

occupied 

households 

earned $50,000 

or less and 15% 

(1,542) of 

renters out of 

total 

households, 39% 

of all renter-

occupied 

households, 

making $50,000 

and less paid 

30% or greater 

of their income 

in housing costs 

in Kerrville.   

Note that 15% (1,496) of renters out of total households, 38% of renters out of all renter households in 

Kerrville making less than $35,000 pay 30% or greater of their income in housing costs.  

For home owners those figures were 10% of total households and 16% of all owner households in the 

lowest two income brackets in the City and County. As this data is divided into income brackets, this 

suggests that renting is generally more expensive than owning in Kerrville. 

Table 46: 2017 Housing Costs as a Percentage Of Household Income 

ð Renter-Occupied Housing  by Income  

Renter-Occupied Kerrville Kerr County 

  Count 
Share 

of 
Total 

Share of 
Renter-

Occupied 
Count 

Share 
of 

Total 

Share of 
Renter-

Occupied 

Total Housing Units 9,813 100%   20,580 100%   

              

Renter-Occupied housing units 3,919 40% 100% 5,920 29% 100% 

  Less than $20,000 957 10% 24% 1,248 6% 21% 

    Less than 20 percent 46 0% 1% 46 0% 1% 

    20 to 29 percent 36 0% 1% 40 0% 1% 

    30 percent or more 875 9% 22% 1,162 6% 20% 

  $20,000 to $34,999 911 9% 23% 1,368 7% 23% 

    Less than 20 percent 13 0% 0% 89 0% 2% 

    20 to 29 percent 277 3% 7% 394 2% 7% 

    30 percent or more 621 6% 16% 885 4% 15% 

  $35,000 to $49,999 572 6% 15% 830 4% 14% 

    Less than 20 percent 133 1% 3% 220 1% 4% 

    20 to 29 percent 393 4% 10% 497 2% 8% 

    30 percent or more 46 0% 1% 113 1% 2% 

  $50,000 to $74,999 689 7% 18% 883 4% 15% 

    Less than 20 percent 293 3% 7% 387 2% 7% 

    20 to 29 percent 311 3% 8% 394 2% 7% 

    30 percent or more 85 1% 2% 102 0% 2% 

  $75,000 or more 441 4% 11% 686 3% 12% 

    Less than 20 percent 361 4% 9% 588 3% 10% 

    20 to 29 percent 80 1% 2% 98 0% 2% 

    30 percent or more 0 0% 0% 0 0% 0% 

  Zero or negative income 44 0% 1% 46 0% 1% 

No cash rent 305 3% 8% 859 4% 15% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Renter households age 35 

to 64 had the largest 

shares of their income for 

housing in Kerrville, even 

greater than older 

households that tend to 

be lower income and have 

a very high concentration 

of renters. 

This may be for a variety 

of reasons, including the 

lower absolute number of 

renters aged 65 and older 

compared to those 35 to 

64, and perhaps more 

expensive properties and a 

need for some older 

renters to be in a property 

that provides some level 

of assistance beyond that 

typically found in a rented 

housing unit.  

Overall 42% of all renters 

in Kerrville (1,627) were 

housing cost burdened 

and 23% of all owners 

(1,343) were housing cost 

burdened. 

In total there were 2,970 

housing cost burdened 

households which 

translates to 30% of all 

households in the City 

being cost burdened. 

  

Table 47: 2017 Housing Costs As A Percentage of 

Household Income ð Kerrville Only by Age  

Kerrville Renter-Occupied Owner-Occupied 

  Count Share Count Share 

Total 3,919 100% 5,894 100% 

          

Householder 15 to 24 years 366 9% 37 1% 

 Less than 20.0 percent 114 3% 0 0% 

 20.0 to 24.9 percent 80 2% 23 0% 

 25.0 to 29.9 percent 46 1% 0 0% 

 30.0 to 34.9 percent 67 2% 0 0% 

 35.0 percent or more 59 2% 14 0% 

 Not computed 0 0% 0 0% 

          
Householder 25 to 34 years 888 23% 267 5% 

 Less than 20.0 percent 179 5% 157 3% 

 20.0 to 24.9 percent 59 2% 65 1% 

 25.0 to 29.9 percent 218 6% 12 0% 

 30.0 to 34.9 percent 131 3% 0 0% 

 35.0 percent or more 223 6% 33 1% 

 Not computed 78 2% 0 0% 

          

Householder 35 to 64 years 1,788 46% 2,345 40% 

 Less than 20.0 percent 418 11% 1,303 22% 

 20.0 to 24.9 percent 253 6% 217 4% 

 25.0 to 29.9 percent 178 5% 243 4% 

 30.0 to 34.9 percent 59 2% 108 2% 

 35.0 percent or more 658 17% 455 8% 

 Not computed 222 6% 19 0% 

          

Householder 65 years and over 877 22% 3,245 55% 

 Less than 20.0 percent 135 3% 2,089 35% 

 20.0 to 24.9 percent 101 3% 209 4% 

 25.0 to 29.9 percent 162 4% 214 4% 

 30.0 to 34.9 percent 61 2% 138 2% 

 35.0 percent or more 369 9% 595 10% 

 Not computed 49 1% 0 0% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Overall 

householders 

younger than 65 

made up 58% 

(5,691) of all 

households while 

householders 65 

and older made up 

42% (4,122) of all 

households in 

Kerrville. 

Among renter-

occupied 

households 78% 

(3,042) were 65 

years and younger 

and 22% (877) 

were 65 years and 

over. 

Among owner-

occupied 

households 45% 

(2,649) were 65 years and younger and 55% (3,245) were 65 years and over. 

The greatest rates of housing cost burden (households paying 30% or more) can be found in the renter-

occupied 65 years and younger households, which made up 31% (1,197) of renter-occupied households.  

The lowest rates of housing cost burden can be found in the renter-occupied 65 years and over 

households, which made up 11% (430) of renter-occupied households. 

 

  

Table 48: 2017 Housing Costs As A Percentage of Household 

Income ð Kerrville Only by Under 65 and 65 and Older  

Kerrville Renter-Occupied Owner-Occupied 

  Count Share Count Share 

Total 3,919 100% 5,894 100% 

          

Householder 65 years and younger 3,042 78% 2,649 45% 

 Less than 20.0 percent 711 18% 1,460 25% 

 20.0 to 24.9 percent 392 10% 305 5% 

 25.0 to 29.9 percent 442 11% 255 4% 

 30.0 to 34.9 percent 257 7% 108 2% 

 35.0 percent or more 940 24% 502 9% 

 Not computed 300 8% 19 0% 

          

Householder 65 years and over 877 22% 3,245 55% 

 Less than 20.0 percent 135 3% 2,089 35% 

 20.0 to 24.9 percent 101 3% 209 4% 

 25.0 to 29.9 percent 162 4% 214 4% 

 30.0 to 34.9 percent 61 2% 138 2% 

 35.0 percent or more 369 9% 595 10% 

 Not computed 49 1% 0 0% 
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Owners  

About 14% of home owners 

with a mortgage in Kerrville 

and 16% in Kerr County pay 

30% or greater of their 

income on housing costs. 

In Kerrville 9% of housing 

units without a mortgage and 

Kerr County 8% without a 

mortgage pay 30% or more 

on housing. 

For those without a 

mortgage, housing costs 

exceed 30% at lower rates as 

what is typically the largest 

cost for owned housing is no 

longer a concern. 

Approximately 15% of home 

owners with a mortgage pay 

less than 20% of their income 

in housing costs. 

For those without a 

mortgage, 45% pay less than 

20% of their income in 

housing costs. 

This data shows that longtime 

residents of the City and 

County have been able to pay 

off their home and enjoy a 

comfortable level of 

affordability while owners 

with a mortgage, presumably 

those that are more recent 

owners, are facing high margins of income dedicated to housing cost than longtime owners which may 

lend to the increasing price of new homes in Kerrville and Kerr County. 

Table 49: 2017 Monthly Owner Costs as a Percentage 

Of Household Income  

  Kerrville Kerr County 

  Count Share Count Share 

Total 5,894 100% 14,660 100% 

          

Housing units with a mortgage 2,387 40% 6,074 41% 

 Less than 10.0 percent 210 4% 494 3% 

 10.0 to 14.9 percent 159 3% 853 6% 

 15.0 to 19.9 percent 543 9% 1,392 9% 

 20.0 to 24.9 percent 324 5% 1,030 7% 

 25.0 to 29.9 percent 305 5% 606 4% 

 30.0 to 34.9 percent 190 3% 290 2% 

 35.0 to 39.9 percent 161 3% 449 3% 

 40.0 to 49.9 percent 132 2% 233 2% 

 50.0 percent or more 355 6% 719 5% 

 Not computed 8 0% 8 0% 

          

 30.0 percent or more 838 14% 1,691 12% 

          

Housing units without a mortgage 3,507 60% 8,586 59% 

 Less than 10.0 percent 1,634 28% 3,838 26% 

 10.0 to 14.9 percent 648 11% 1,494 10% 

 15.0 to 19.9 percent 355 6% 1,024 7% 

 20.0 to 24.9 percent 190 3% 654 4% 

 25.0 to 29.9 percent 164 3% 293 2% 

 30.0 to 34.9 percent 56 1% 220 2% 

 35.0 to 39.9 percent 94 2% 241 2% 

 40.0 to 49.9 percent 195 3% 316 2% 

 50.0 percent or more 160 3% 389 3% 

 Not computed 11 0% 117 1% 

          

 30.0 percent or more 505 9% 1,166 8% 
Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Of all owner-occupied units in Kerrville 23% 

(1,343) are housing cost burdened.  

The share of home owners who pay 30% or 

greater of their income on housing is 

concentrated heavily to 35 to 64 years and 

65 years and over householder groups. 

The estimates show that only 6% or 304 

total owner-occupied householders are 

under 35. 

This shows that for these age groups for-

sale housing appears to be extremely 

difficult to attain. This may be due to lack of 

supply of acceptable home quality and/or 

price, ability to qualify for home financing, 

employment and wage gaps or lack of 

attractiveness or opportunities enticing to 

this age cohort. 

As one would expect, the share of home 

owners paying 30% or more of 

income for housing falls as 

household incomes increase.  

Of those making less than $35,000 

that pay 30% or more of their 

income on housing, 93%, 75% and 

32% respectively, of households in 

each of those individual income 

brackets are housing cost 

burdened.  

Census data utilized here and 

throughout this report is now 

several years old and it must be 

understood that housing cost 

burden and demand for affordable 

housing is likely much greater than 

shown in this report. 

  

Table 50: 2017 Monthly Owner Costs Greater 

Than 30% Percent of Household Income by 

Age  

Owner-Occupied Kerrville 

  Count Share 

Total 5,894 100% 

  
  

Total In Age Range 5,894 100% 

Householder 15 to 24 years 37 1% 

Householder 25 to 34 years 267 5% 

Householder 35 to 64 years 2,345 40% 

Householder 65 years and over 3,245 55% 

  
  

30% or more of Income 1,343 23% 

Householder 15 to 24 years 14 0% 

Householder 25 to 34 years 33 1% 

Householder 35 to 64 years 563 10% 

Householder 65 years and over 733 12% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 

Table 51: 2017 Monthly Owner Costs Greater 

Than 30% Percent of Household Income by 

Income  

Owner-Occupied Kerrville 

  Count Share 

Total 5,894 100% 

      

Total In Income Range 5,894 100% 

Less than $10,000 280 5% 

$10,000 to $19,999 554 9% 

$20,000 to $34,999 909 15% 

$35,000 to $49,999 1,014 17% 

$50,000 to $74,999 1,063 18% 

$75,000 to $99,999 881 15% 

$100,000 or more 1,193 20% 

      

30% or more of Income 1,343 23% 
Less than $10,000 261 93% 

$10,000 to $19,999 415 75% 

$20,000 to $34,999 295 32% 

$35,000 to $49,999 140 14% 

$50,000 to $74,999 120 11% 

$75,000 to $99,999 91 10% 

$100,000 or more 21 2% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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Renters 

Compared to home owners, 

renters pay greater than 30% of 

their income on housing costs at 

a significantly higher rate. 

About 18% of Kerrville renter 

households spent 50% or more 

of their income on housing, 

something only 9% of home 

owners do.  

The median gross rent as a share 

of income for Kerrville was 

28.7%.  

Table 52: 2017 Gross Rent as a Percentage Of 

Household Income  

Renter-Occupied Kerrville Kerr County 

  Count Share Count Share 

Total 3,919 100% 5,920 100% 

 Less than 10.0 percent 165 4% 331 6% 

 10.0 to 14.9 percent 154 4% 295 5% 

 15.0 to 19.9 percent 527 13% 704 12% 

 20.0 to 24.9 percent 493 13% 626 11% 

 25.0 to 29.9 percent 604 15% 797 13% 

 30.0 to 34.9 percent 318 8% 513 9% 

 35.0 to 39.9 percent 294 8% 451 8% 

 40.0 to 49.9 percent 304 8% 397 7% 

 50.0 percent or more 711 18% 901 15% 

 Not computed 349 9% 905 15% 

      

 30.0 percent or more 1,627 42% 3,167 53% 

      

Median gross rent as a 
percentage of household 
income 

28.7%  28.5%  

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 
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The share of renters paying greater than 

30% of their income on housing costs 

increases by age showing that affordable 

rental housing was a struggle for the two 

oldest age groups.  

The 35 to 64-year householder cohort has 

the largest share of renter householders 

paying 30% or more on housing at 18%. 

Much like with home owners, as incomes 

rise the share of renters paying greater 

than 30% of their income in rent decreases.  

Also, as with home owners, renter 

households making $50,000 or more pay 

greater than 30% of their income toward 

housing costs at significantly lower rates 

than those with lower incomes. 

The rate of housing cost burden for renter 

households in the $35,000 to 

$49,999 income bracket appeared 

to be surprisingly low with only 1% 

(46) households. 

Census data utilized here and 

throughout this report is now 

several years old and it must be 

understood that housing cost 

burden and demand for affordable 

housing is likely much greater than 

shown in this report.  

Table 53: 2017 Monthly Renter Costs Greater 

Than 30% Percent of Household Income by 

Age  

Renter-Occupied Kerrville 

  Count Share 

Total 3,919 100% 

    

Total In Age Range 3,919 100% 

Householder 15 to 24 years 366 9% 

Householder 25 to 34 years 888 23% 

Householder 35 to 64 years 1,788 46% 

Householder 65 years and over 877 22% 

    

30% or more of Income 1,627 42% 

Householder 15 to 24 years 126 3% 

Householder 25 to 34 years 354 9% 

Householder 35 to 64 years 717 18% 

Householder 65 years and over 430 11% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 

Table 54: 2017 Monthly Renter Costs Greater 

Than 30% Percent of Household Income by 

Income  

Renter-Occupied Kerrville 

  County Share 

Total 3,919 100% 

      

Total In Income Range 3,919 100% 

Less than $10,000 256 7% 

$10,000 to $19,999 757 19% 

$20,000 to $34,999 968 25% 

$35,000 to $49,999 614 16% 

$50,000 to $74,999 755 19% 

$75,000 to $99,999 329 8% 

$100,000 or more 240 6% 

      

30% or more of Income 1,627 42% 

Less than $10,000 212 5% 

$10,000 to $19,999 663 17% 

$20,000 to $34,999 621 16% 

$35,000 to $49,999 46 1% 

$50,000 to $74,999 85 2% 

$75,000 to $99,999 0 0% 

$100,000 or more 0 0% 

Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates 



Housing Study and Strategic Plan 
 

 
72 

Key Points of Housing Cost Burden Analysis  

1. There were 9,813 households in Kerrville as of 2017 and about 48% of Kerr County households 

were located within Kerrville. 

2. There were 60% (5,894) owner-occupied households and 40% (3,919) renter-occupied 

households in Kerrville. 

3. Householders 65 years and younger have much higher levels of renter householders and cost 

burdened renter households. 

4. Only 877 (22%) of renter households were householders 65 years and over. 

5. The 2017 median household income for Kerrville was $44,113, meaning that half of households 

in the City earn less and 55% of households earn less than $50,000 annually. 

6. Median household income for owner-occupied households was $53,449 and $34,772 for renter-

occupied households. 

7. In Kerrville 27% (2,653) of households earning less than $50,000 per year are considered cost-

burdened with housing expenses exceeding 30% of gross income. 

8. The cost burden is particularly severe for renters in the low to moderate income ranges. The 

vast majority of these renter households exceed the 30% share of housing cost - to - gross 

income ratio. 

9. The prevalence of housing cost burden applies to households headed by all adult age ranges, 

including both those headed by young adults and middle-aged residents that should be in the 

άǇǊƛƳŜ ŜŀǊƴƛƴƎ ȅŜŀǊǎΦέ 

10. In the City 42% (1,627) of all renter occupied households were paying 30% or more on housing 

costs and 22% (1,343) of all owner-occupied units in the City were paying 30% or more on 

housing costs. This shows that renters are the most housing cost burdened group in the City. 

11. About 14% of home owners with a mortgage in Kerrville pay 30% or greater of their income on 

housing costs and 8% without a mortgage pay 30% or more on housing. 

12. The share of home owners who pay 30% or greater of their income on housing is concentrated 

heavily to 35 to 64 years and 65 years and over householder groups. The estimates show that 

only 6% or 304 owner-occupied householders are under 35.  

13. About 18% of Kerrville renter households spent 50% or more of their income on housing, 

something only 9% of home owners did.  
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KERRVILLE HOUSING SUPPLY ASSESSMENT 

Existing Home Market ð Multifamily, Rental Units  

Multifamily units account for 22% of the housing stock in Kerrville. This equates to an estimated 2,323 

multifamily rental units out of a 2019 estimated 11,403 total housing units in Kerrville.  

These properties vary greatly in age, size and price yet have experienced price increases about every 

two years, depending on the property, by $25-$50 the five years to a current average of $784. 

Though multifamily rents on average are reasonably affordable to the median household income and 

average weekly wage, the supply of units at those price ranges are limited and the 183 multifamily units 

built in the past two years were luxury units (which have an average of $1,000 rent minimum per 

month). This makes preservation of existing market rate units extremely crucial.  

This means that existing multifamily units in price ranges affordable to local worker households rarely 

become vacant and when they do typically only stay unoccupied for a matter of days before they are 

rented to the next tenant. 

This section examines the latest market trends for multifamily units in Kerrville, looking specifically at 

local data gathered by the Chamber and CDS, new apartment construction and permit activity, and local 

market issues associated with increasing supply of rental units.  

Table 55: Multifamily Property Composition, 2019  

Property Type 
% of 

Market 
# of 

Units 
Occupancy Avg. SF 

Avg. 
Rent 

Conventional 67% 1,546 96% 917 $784  

Affordable 13% 293 - - - 

Senior Living 21% 484 - - - 

Totals 
 

2,323 94% 915 $784  

Source: CDS Community Development Strategies, L. Duff Enterprises, Kerrville Chamber of Commerce 

Table 55 above provides establishes multifamily property types that make up the Kerrville multifamily 

apartment rental market. Overall there are 45 properties containing a total of 2,323 units. 

Approximately 66% of all apartment units in the City are in conventional, or market rate units, meaning 

they receive no public subsidy or associated tenant income restrictions. About 12% (293) of the units are 

affordable. Field research uncovered that nearly 100% occupancy exists in affordable and market rate 

properties. The most recent affordable complex, Paseo de Paz, was constructed in 2010 and is at 100% 

occupancy. The most recent market rate complex, Sidney Baker Apartments, built in 2018 is at 100% 

occupancy. The only reasons for any occupancy that was sited to CDS during field research was a result 

of changes in employment, purchasing a home and upgrading or downgrading based on rent and 

desired unit condition. Almost every complex stated that when tenants move out the unit typically sees 

maintenance and necessary upgrades. Nearly every complex cited some tenured tenants for up to 10 or 

even 20 years in the same rental unit.  
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Existing Multifamily Market Rate Units Supply and Inventory  

Table 56 provides a sample of existing market rate multifamily apartment units in Kerrville. The most 

expensive rents range in the $1,200 to $1,600 range for the newest units and the lowest in the $600 to 

$700 range. Occupancy across the City is very high which exacerbates pressure on rents. However, 

property owners and managers appear very cognizant of the wages and household incomes (since they 

examine this personal data for every applicant) of Kerrville worker households and therefore abide by 

rental rates they know can be covered by a factor of three times their monthly income. Consequently, 

local wages and household incomes effectively cap how high apartment units can command even with a 

short supply and high demand for rental units. 

Table 56: Existing Market Rate Apartment Complexes in Kerrville  

Property Name Units 
Ave. Unit 

Size 
Year Built Ave. Rent 

Ave. 
Rent/SF 

Occupancy 

1313 E Main St 8 - - - - 100% 

Broadway Place 
Apartments 

16 - - $656   - 100% 

Chimney Forest Apartments 49 833 1984 $658  $0.79  93% 

Colonial Oaks 80 903 - $825  $0.91  - 

Country Club 62 1,045 2011 $1,068  $1.02  - 

Hunt Street Apartments - - - - - - 

Hunter's Ridge I & II 70 - 1985 $742  - 100% 

Jefferson 4 - - $595  - - 

Kerr Plaza 54 - - $815  - - 

La Casa Apartments 134 745 1978 $637  $0.85  95% 

Lakeside Apartments 105 878 - $839  $0.96  - 

Lazy River 48 - n/a $660  - - 

Lime Creek 124 865 1986 $754  $0.87  95% 

Lonestar Lodge 19 - n/a $685  - 100% 

Midtown 20 656 - $598  $0.91  95% 

Northridge Village Duplexes 56 825 1970 $710  $0.86  100% 

Oakdale 81 872 1971 $643  $0.74  94% 

Park Hill 54 700 1984 $625  $0.89  100% 

Park Lane 32 858 1976 $717  $0.84  100% 

Patio 24 882 1960 $641  $0.73  95% 

Rio Verde 80 1,223 - $1,180  $0.96  - 

Rit Jons 6 1,300 - $975  $0.75  - 

River Hills 88 987 1995 $1,126  $1.14  98% 

River Oaks 71 929 1975 $677  $0.73  90% 

Sidney Baker Apartments 60 1,127 2017 $1,283  $1.14  98% 

Singing Wind Apartments 80 - - $687  ? 94% 

The Cliffs - - - - - - 

The Oaks (4 buildings?) - - - - - - 

The Summit Apartments 30 843 1983 $703  $0.83  100% 

Tivy 10 950 1986 $670  $0.71  100% 

Winwood Club 81 - - $788  - - 

31 1,546 917 1984 $784  $0.88  96% 

Source: CDS Community Development Strategies 
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Existing Multifamily Assisted Units  

Market rate housing refers to multifamily housing that was constructed or purchased with 100% private 

dollars and does not have a ceiling on allowable tenant incomes. Affordable housing is a term which 

includes several types of housing such as income restricted housing, rent subsidized housing, supportive 

housing, public housing, and others.  

Like regular market rate housing, most of the affordable housing that is developed today is privately 

built and owned, either by non-profit organizations or private businesses and corporations. These 

organizations use a combination of private funding and public subsidies, often in the form of tax credits 

and/or special loans, to construct new apartments that are affordable for low- and moderate-income 

families. These apartments are typically regulated by state and/or Federal agencies. 

There are about 293 assisted units in thirteen complexes in the City. The table below shows the number 

of units and occupancy of these units. As previously mentioned, Paseo de Paz, a76-unit income 

restricted multifamily property was recently completed in 2010. 

Additionally, there are seven assisted age 55 restricted projects totaling 484 units. They have minimal 

turnover and managers citied high demand. 

Table 57: Assisted and Age Restricted Apartment Complexes  

Property Name 
Total 
Units 

Year 
Built 

Occupancy 

General 

Brookhollow 48 - 100% 

Freedom Path 49 - 88% 

Heritage Oaks 79 2006 95% 

Main Street 20 - - 

Park Peterson 21 1984 100% 

Paseo de Paz Apartments 76 2010 100% 

Total/Avg. 293     

Age Restricted 

Brookdale Guadalupe River 181 - - 

Garden Apartments at Clearwater 80 2008 100% 

Kerrville Housing LTD 48 - - 

Kerrville Oaks 35 - - 

The Hills Retirement 68 - - 

The Meadows 72 2006 100% 

Total/Avg. 484     

Source: CDS Community Development Strategies 

  



Housing Study and Strategic Plan 
 

 
76 

Single family  Detached Rental Units  

Rents in single family rentals have climbed in the last several years as investors and a lack of market rate 

multifamily rental units have put a premium on single family rental units, especially those located in 

desirable neighborhoods. Many landlords and property managers stated that they believe if new single 

family for-sale and rental along with multifamily units were built then prices for existing single family 

rentals would likely decrease as investors would not be able to garner as high of prices as new units 

would provide more appeal and likely be around the same price range of $1,200 a month, the average 

price cited to CDS during research. 

All smaller 20 unit and less apartments are fully leased since they provide the best value, therefore the 

next best value for some renters is a single family home which keeps demand strong. Landlords receive 

multiple calls per day for listed and unlisted properties. They also receive heavy internet, craigslist and 

Facebook traffic for rental inquiries indicating that demand is very strong. Occupancy of single family 

rentals was near 100% in interviews with landlords and property managers. Demand for single family 

rentals has been very strong over the last 18-24 months.  

Currently the maximum time a unit stays vacant is around 2 weeks and that is usually due to unit 

maintenance and upgrades. The inventory of single family rentals has not increased, and demand has 

risen. Single family home investment has picked up significantly in the last several years and most are 

professional investors, not reluctant owner renters. 

The smallest and oldest units tend to be smaller 2 bed 1 bath homes in the 900-sf. range and rent for 

$900 to $1,050 per month. Renovated single family units and duplexes are renting for around $1,050 to 

$1,200 per month. Due to a large shortage of desirable for-sale homes priced $180,000 and below, this 

too has increased single family renter demand, especially those with children or family members. Units 

with 3 bedrooms are in very low supply and are priced $1,200-$1,250 with some higher end units 

renting in the $1,500 to $2,000 range with the median price around $1,400. Three-bedroom two bath 

units get the greatest demand. 
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This market did indicate that some level of accountability between landlords and the City would be 

helpful as some owners and landlords have tenants living in very unsafe and unacceptable conditions 

and refuse to repair or upgrade. The flip side is that typically this means increasing rates which could 

displace residents. Very few of the rental houses are listed on the MLS and most are only advertised on 

specific internet sites. This makes it difficult for landlords to determine rental rates in a conventional 

manner of comparison.  

Table 58: Kerrville House Leasing Price Range  

Bed/Bath Price Range $ 

Oldest Houses/Minimal Rehabilitation* 

2/1 $900 - $1,050 

3/1 $975-$1,050 

Rehabilitated Houses** 

2/2 $1,050-$1,200 

3/2 $1,300-$1,500 

Larger, Newer Houses 

4/2 $1,400-$1600 

*1940s, 1950s & 1960s, some units accepting HUD housing vouchers with minimal maintenance, many 

absentee owners, often no central air and heating **Usually local landlords 
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Kerrville Affordable Multifamily Demand  

Estimating the magnitude of affordable housing demand requires the establishment of standards for 

affordable rent levels and home purchase prices. This is relatively straightforward for rental housing, as 

household income levels can be directly translated into affordable monthly rents at a maximum of 30% 

of gross income. It should be noted that considerations such as security deposits, incarceration records, 

credit scores, family size, willingness to share with roommates, and other household expenses (medical 

payments, car-related expenses, student loan payments, etc.) are obviously important in determining 

the affordability levels for individual households but are beyond the basic analysis provided in this 

report as summarized in the table below. 

Table 59: Affordable Rent Calculation  

Annual income $15,000 $20,000 $25,000 $30,000 $35,000 $40,000 $45,000 $50,000 $55,000 $60,000 $65,000 $70,000 $75,000 

Hourly wage rate $7.21 $9.62 $12.02 $14.42 $16.83 $19.23 $21.63 $24.04 $26.44 $28.85 $31.25 $33.65 $36.06 

Weekly wage $288 $385 $481 $577 $673 $769 $865 $962 $1,058 $1,154 $1,250 $1,346 $1,442 

Monthly income $1,250 $1,667 $2,083 $2,500 $2,917 $3,333 $3,750 $4,167 $4,583 $5,000 $5,417 $5,833 $6,250 

Max. rent $375 $500 $625 $750 $875 $1,000 $1,125 $1,250 $1,375 $1,500 $1,625 $1,750 $1,875 

Notes: Hourly wage rate based on 2,080 hours/yr. 

The most relevant estimate of affordable rental housing need in Kerrville is from the 2017 American 

Community Survey data as related in an earlier section of this report. Approximately 62% (2,440) of 

renter-occupied households (25% of all households) in Kerrville made $50,000 or below. 

That data also showed high levels, 1,627 (42% of renter households) of housing cost burden (30% or 

more of income on housing) for renter households earning $35,000 and below of annual income, which 

includes professional as well as low-skill, low-rank positions in industries such as Retail, Health Care and 

Social Assistance, Education and Accommodation and Food Services along with large shares of lower skill 

or lower ranking employees across the remaining range of industries not listed. Housing cost burdened 

renter households account for 28% (1,627) of all households in Kerrville. 

Based on the Affordable Rent Calculation table above, a summary of the total cost-burdened renter 

households as of 2017, and the maximum rent they should pay to avoid being cost-burdened, is as 

follows: 

Table 60: Estimated Kerrville Affordable Rental Housing Need by Income Range, 

2017 

Income Range # Cost-Burdened Households Monthly Rent Range Needed 

Less than $20,000 621 Under $500 

$20,000 to $34,999 46 $500 to $875 

$35,000 to $49,999 85 $875 to $1,250 

Total 752   
Source: US Census Bureau American Community Survey 2013-2017 5-Year Estimates 
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These estimates may be understated or insufficient because: 

¶ Some households may have other expenses (notably children, healthcare, education and 

transportation) which lowers the range of rent needed to have a truly manageable household 

budget; their needed monthly rent range is much lower than what is reported in the table. 

¶ Some renter households are not classified as cost-ōǳǊŘŜƴŜŘ ōŜŎŀǳǎŜ ǘƘŜȅ ŀǊŜ άŘƻǳōƭƛƴƎ ǳǇέ 

with other renters in a situation more crowded than they would prefer, but necessary to avoid 

being cost-burdened. This is taking place at reportedly high levels amongst lowest wage-earning 

workers in Retail and Food and Accommodation Services. 

¶ These figures are based on the 2017 5-Year ACS. Given job and population growth in the City 

and County, the current numbers for 2019 are likely higher than those shown in the table. 
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The Department of Housing and Urban Development, and Texas Department of Housing and Community 

Affairs sets regulations that apply to income restricted housing funded through various state and federal 

programs such as 4%, and 9% tax credits, Tax-Exempt Bonds, HOME/TCAP RF, NSP, State Housing Trust 

Fund, and National Housing Trust Fund. 

A subsidized housing development utilizing these funding programs in Kerr County would be limited to 

ǘƘŜ ¢5I/!Ωǎ нлмф !ǊŜŀ aŜŘƛŀƴ CŀƳƛƭȅ LƴŎƻƳŜ ƻŦ ϷртΣтлл. This means that a family in Kerr County 

would require a family income of $57,700 or less in order to qualify for housing using these standards.  

The 2019 estimated median household income for Kerrville from PCensus is $46,215. The 2013-2017 

ACS 5-Year household data referenced by CDS throughout this report refers to household incomes with 

respect to housing prices and housing cost burden in Kerrville. The estimated ACS 2017 median 

household income for Kerrville owner-occupied households was $53,449 and $34,772 for renter-

occupied households. The median household income overall in Kerrville was $44,113 and was used to 

estimate Kerrville housing cost burden in this report. 

The table below shows the family income limits by number of household members as well as the 

correlating percent of the Area Median Family Income. Any household with a family income greater than 

the incomes shown in the table would not be allowed to qualify for housing under these State or HUD 

funded housing programs. 

Table 61: Texas Department of Housing and Community Affairs Income Limits 

(As of 8/6/2019)  

AMFI % 
Number of Household Members 

1 2 3 4 5 6 7 8 

20 $8,220 $9,400 $10,580 $11,740 $12,680 $13,620 $14,560 $15,500 

30 $12,330 $14,100 $15,870 $17,610 $19,020 $20,430 $21,840 $23,250 

40 $16,440 $18,800 $21,160 $23,480 $25,360 $27,240 $29,120 $31,000 

50 $20,550 $23,500 $26,450 $29,350 $31,700 $34,050 $36,400 $38,750 

60 $24,660 $28,200 $31,740 $35,220 $38,040 $40,860 $43,680 $46,500 

70 $28,770 $32,900 $37,030 $41,090 $44,380 $47,670 $50,960 $54,250 

80 $32,880 $37,600 $42,320 $46,960 $50,720 $54,480 $58,240 $62,000 

120  $           -     $           -     $           -     $           -     $           -     $           -     $           -     $           -    

Source: Texas Department of Housing and Community Affairs Rent and Income Limits (As of 8/6/2019) 
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In addition, the table below provides the rental unit limits on housing financing through State or HUD 

programs that can be charged for a unit based on the Area Median Family Income for Kerr County as of 

August 2019.  

Table 62: Texas Department of Housing and Community Affairs Rent Li mits (As of 

8/6/2019)  

AMFI % 
Number of Household Members 

0 1 2 3 4 5 

20 $205 $220 $264 $305 $317 $375 

30 $308 $330 $396 $457 $510 $563 

40 $411 $440 $529 $610 $681 $751 

50 $513 $550 $661 $763 $851 $939 

60 $616 $660 $793 $915 $1,021 $1,127 

65             

70 $719 $770 $925 $1,068 $1,109 $1,315 

80 $822  $881  $1,058  $1,221  $1,362  $1,503  

Source: Texas Department of Housing and Community Affairs Rent and Income Limits (As of 8/6/2019) 
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Multifamily Building Permits  

There have been an estimated 1,451 total multifamily units built in Kerrville since 1980 as population, 

households and jobs have increased in that time.  

Table 63: Kerr County 5 or More Unit Building Permits 1980 ð 2018 

Date Number of Dwelling Units Percent Change Average Value ($) per Dwelling Unit Percent Change 

1980 6   $50,000    

1981 48 700.00% $18,500  -63.00% 

1982 8 -83.30% $26,200  41.60% 

1983 171 2037.50% $56,700  116.40% 

1984 273 59.60% $30,100  -46.90% 

1985 66 -75.80% $24,200  -19.60% 

1986 172 160.60% $20,300  -16.10% 

1987 0 -100.00% $0  -100.00% 

1988 36 0.00% $19,100  0.00% 

1989 0 -100.00% $0  -100.00% 

1990 0 0.00% $0  0.00% 

1991 0 0.00% $0  0.00% 

1992 0 0.00% $0  0.00% 

1993 0 0.00% $0  0.00% 

1994 88 0.00% $36,400  0.00% 

1995 0 -100.00% $0  -100.00% 

1996 0 0.00% $0  0.00% 

1997 0 0.00% $0  0.00% 

1998 0 0.00% $0  0.00% 

1999 0 0.00% $0  0.00% 

2000 8 0.00% $31,200  0.00% 

2001 5 -37.50% $31,200  0.00% 

2002 0 -100.00% $0  -100.00% 

2003 0 0.00% $0  0.00% 

2004 0 0.00% $0  0.00% 

2005 0 0.00% $0  0.00% 

2006 151 0.00% $0  0.00% 

2007 0 0.00% $0  0.00% 

2008 80 0.00% $0  0.00% 

2009 0 0.00% $0  0.00% 

2010 76 0.00% $0  0.00% 

2011 62 158.00% $0  0.00% 

2012 0 -100.00% $0  0.00% 

2013 0 0.00% $0  0.00% 

2014 18 0.00% $27,800  0.00% 

2015 0 -100.00% $0  -100.00% 

2016 0 0.00% $0  0.00% 

2017 96 0.00% $162,200  0.00% 

2018 87 -0.094 $162,200  0 

Total 1,451 - - - 

Source: The Real Estate Center at Texas A&M University, CDS Community Development Strategies  



Housing Study and Strategic Plan 
 

 
83 

The City lacks sufficient multifamily rental unit supply to meet current and future local worker demand. 

This has produced very high occupancy of existing moderate rent as well as new higher rent luxury units. 

Therefore, local workers, especially those making the lowest wages, and businesses face difficulty 

finding housing that meets budget and household needs. Many prospective employees are surprised at 

the lack of housing options and local businesses face difficulty hiring new workers and retaining existing 

ones. 

In the past decade there have been 339 new multifamily building permits issued. 

In that same span of time more than 1,100 net new jobs were created in Kerr County. On top of that, 

since 2010 the City added an estimated 1,690 net new residents and 801 net new households.  

Table 64: Kerr County 5 or More Unit Building Permits, 2008 ð 2018 

Date 
Number of 
Dwelling 

Units 

Percent 
Change 

Average 
Value ($) per 
Dwelling Unit 

Percent 
Change 

2008 0 0% $0 0% 

2009 76 0% $0 0% 

2010 62 0% $0 0% 

2011 0 0% $0 0% 

2012 0 0% $0 0% 

2013 18 0% $0 0% 

2014 0 0% $27,800 0% 

2015 0 -100% $0 -100% 

2016 96 0% $0 0% 

2017 87 0% $162,200 0% 

2018 0 -9% $162,200 0% 

Total 339       

Source: The Real Estate Center at Texas A&M University, CDS Community Development Strategies 

Recent supply in the past decade has included Paseo de Paz, an income restricted 76-unit property, 

Sidney Baker Apartments, a 60-unit luxury complex and Country Club Apartments, a 62-unit luxury 

complex. 

This shows that new multifamily supply in the past decade has served the highest and lowest paid 

worker households in Kerrville while new supply for the moderate to middle income worker households 

has not increased and all multifamily and single family rental units have been near 100% occupancy. 
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Table 65 below shows 2 to 4-unit building permits for Kerr County since 2008. As established Kerrville 

dominates the County with regards to multifamily building permits, however, interviews with local 

Kerrville developers revealed that current zoning, building ordinances and fire codes in addition to 

infrastructure in the City have essentially made the creation of new 2 to 4-unit properties illegal in 

existing single family zones.  

Although there appears to be a significant stock of attached single family (townhomes, patio homes, 

duplexes and some triplexes and fourplexes) product, there seems to not have been any new supply of 

these housing types in the last decade or more. 

Table 65: Kerr County 2 to 4 Unit Residential Building Permits, 2008 ð 2018 

Date 
Number of 
Dwelling 

Units 

Percent 
Change 

Average 
Value ($) per 
Dwelling Unit 

Percent 
Change 

2008 0 0% $0 0% 

2009 0 0% $0 0% 

2010 0 0% $0 0% 

2011 0 0% $0 0% 

2012 0 0% $0 0% 

2013 0 0% $0 0% 

2014 8 0% $103,800 0% 

2015 0 -100% $0 -100% 

2016 0 0% $0 0% 

2017 0 0% $0 0% 

2018 0 0% $0 0% 

Total 8       

Source: The Real Estate Center at Texas A&M University 

These housing types allow for more units per lot than traditional detached single family home products. 

If City regulations were eased to allow such construction then more single family type units (although 

not traditional large lot, single family home) could be supplied to meet demand.  

Additionally, these housing types require much smaller lots (28 foot to 35-foot lots), tighter or no lot 

lines, and in some designs no garages, which coupled with more basic, entry level finishes and materials 

can lower the construction cost of new units to a point that is attainable to local worker households and 

those making at and slightly below the median household income.  

These housing unit types can provide additional for-sale and rental units that can also serve to support 

first time and moderate-income home buyers by providing rental income that can go to subsidizing the 

mortgage while also providing new, presumably low and moderate priced new rental units as well. 
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Furthermore, existing duplex, triplex and fourplex units are nearly a challenge to preserve because most 

of them now lie within strict single family zones and are therefore nonconforming uses. When one of 

these units are purchased, if they require significant repair and upgrades, zoning and permitting may not 

allow for the reactivation of these units, especially within single family zones where they are non-

conforming uses.  

Also, based on permit data there have been only eight 2 to 4-unit building permits that have been issued 

in the past decade. This is further evidence that past regulations presented a barrier for the creation of 

this typŜ ƻŦ ƘƻǳǎƛƴƎ ǘƘŀǘ Ƙŀǎ ƘƛǎǘƻǊƛŎŀƭƭȅ ǇǊƻǾƛŘŜŘ ŎǊǳŎƛŀƭ άƳƛǎǎƛƴƎ ƳƛŘŘƭŜέ ƘƻǳǎƛƴƎ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ǘƘŀǘ 

usually serve as prime workforce housing stock. 

These housing types are typically what makes up the "missing middle" housing that are usually the 

primary housing types for local workforce, especially police, fire, ems, teachers, healthcare, city staff. 

Missing Middle housing can be defined as a spectrum of multi-unit housing types such as duplexes, 

fourplexes, bungalow courts, and mansion apartments that are not bigger than a large house. The 

important distinction is that these housing types are allowed to be located within existing walkable, 

traditional core neighborhoods embedded within primarily single family home neighborhoods. Allowing 

and creating these diverse housing types provide greater choices and generate critical mass that can 

support transit and locally serving commercial amenities. Existing examples can be found in YŜǊǊǾƛƭƭŜΩǎ 

pre-war building stocks, but these existing housing types have become dated in many cases and new 

supply has been scarce όƘŜƴŎŜ ǘƘŜ άƳƛǎǎƛƴƎέύ. In many cases this has been due to restrictive zoning, 

building and fire codes which make the new construction of these housing types in existing single family 

neighborhoods illegal. The City has recently modified their zoning codes and regulations. The most 

aggressive approach, as mentioned several times, would allow these housing types to be located within 

single family zones. 

Table 66: Example of Missing Middl e Housing Types  

Source: Opticos Design 
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The following pages will provide examples of missing-middle housing types that have been successfully 

developed and absorbed in other cities and states outside of Texas. The intention is not for Kerrville to 

make exact copies of these housing types, but to provide examples of the basic housing types that could 

be considered for adaptation in the Kerrville housing market that can provide for more units at lower 

prices than housing types currently being facilitated in Kerrville 

The picture to the right shows an example of row housing that can presumably be constructed at lower 

costs because of less 

land and more 

efficient 

infrastructure 

opportunities and 

then serve as lower 

priced new single 

family for-sale or 

rental stock. 

However, many 

single family zoning 

regulations make this 

sort of housing type, 

even though very 

attractive and 

desirable to new 

homebuyers, illegal 

to build in almost all 

single family 

residential zone. 
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The pictures below show more examples of 

gentle density that allow for more units and residents per acre as well as flexibility to be more 

moderately priced and act as either for-sale or rental units. 

 

 

If regulations allow it, mansions can be subdivided and converted from one housing unit to, in the case 

of the picture above, six separate housing units. Again, this could be a pattern for the kind of gentle 

density that detached single family home neighborhoods and the City should embrace. 
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The picture to the left is an example of a 

previous 2,500 sf. lot which was turned 

into four 1,700 sf. condos (3bed/2bath) 

and each has one front street parking 

spot.  

This particular property is off the grid, 

using passivhaus standards of energy 

efficiency which creates a design that 

requires very little energy for space 

heating or cooling. Products like this 

would be suited for downtown, near 

downtown, core neighborhoods 

(especially on the edge of commercial 

and residential zones), hill/cliff 

development and river front 

development. 
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Modular multifamily construction, seen in the picture above, can be a more affordable construction 

technique which could allow for the construction of new multifamily units at a more affordable market 

rate price range. 
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Existing Kerrville examples of missing middle housing will be shown in the following pictures. 

Above is Broadway place apartments. Although some may consider this un-appealing the full occupancy 

of this property and lower price point provide important market rate rental units at affordable rates and 

prove its importance in the Kerrville workforce housing market. 

The above picture shows an existing fourplex rental unit in Kerrville located on Peterson Drive. These 

units serve as crucial market rate workforce housing affordable to local worker household incomes and 

wages and must be preserved and if feasible created in new infill or a component of greenfield 

development. 

Preservation, revitalization and new infill construction of this type of existing rental property at current 

rental rates must be a top priority for the City in order to ensure sufficient supply of workforce housing 

rental units. 
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The eight-unit rental property above located on Main Street provides a great example of market rate 

workforce housing that serves an important role. But properties like this are illegal to build new in strict 

single family zoned areas. This is also an example that should be considered for infill where larger 

blighted or vacant single family or perhaps commercial lots exist in or near single family neighborhoods  

 

This duplex located off Singing Wind Dr. appears relatively newly built or significantly renovated. 

Although this product may not seem appealing to certain residents the City should focus on encouraging 

the construction of new housing types that can provide attainable housing for local workers and worker 

households instead of an arbitrary commitment to putting only large lot single family homes in single 

family neighborhoods. 



Housing Study and Strategic Plan 
 

 
92 

 

The older duplexes shown above are located on Water St. and provide a prime example of the type of 

new housing that should be allowed to be built as well as preserved where already existing in Kerrville in 

order to meet current and future demand. 
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The Villas at the Park townhomes are an example of recently built attached single family product that 

can serve as moderate priced for-sale or rental units. This is the type of housing that can be built in infill 

or greenfield development and appears to have been proven to be successful in Kerrville already. 

 

Although condos typically are more of a luxury product the example above shows that in prime real 

estate zone, such as along the river front, this type of housing has been proven appealing to Kerrville 

residents. This type of development appeals to young and older homeowners seeking a more urban 

lifestyle. Also, by using more basic and affordable finishes and design this type of product likely can be 

built in an efficient, cost saving manner. 
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The two pictures above are examples of single family homes with ADUs (Accessory Dwelling Units). 

These are located in single family detached neighborhoods yet appear to be very well kept and judging 

by the cars parked in front of the rental units appear to be successfully housing the home owner and 

back tenant very attractive and accommodatingly. 
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Future Multifamily Development  

There are currently two separate multifamily projects underway in Kerrville. 

One new project is the 120-unit luxury apartment complex located on Thompson Drive which will likely 

command rents in the $885 to $1,500 per month. 

The second project which is currently under construction at 2601 Singing Winds Dr. this will also be a 

luxury style apartment complex with 120 units that will likely also command rents in the $885 to $1,500 

per month range. 

Multifamily Development Environment  

The City currently faces a shortage of multifamily rental properties both affordable and market rate. 

Occupancy data shows that all multifamily properties have been operating at nearly full occupancy for 

the past several years. In fact, some property managers admitted that due to such high demand and 

short supply rents could likely be raised one hundred dollars or more, yet local wages prevent that from 

being feasible.  

Rental demand is currently very high, the 240 total multifamily rental units currently underway will 

provide needed rental units however they will only be affordable to the highest paid workers and 

household income in the City and likely not serve many local workers employed in the City. This may not 

be as problematic as it seems because presumably some level of existing, older market rate tenants will 

likely seek to upgrade, if their finance allow, which should vacate more reasonably priced multifamily 

units providing rental opportunities for new lower and moderate wage tenants. 

Several companies in Kerrville mentioned they have considered purchasing property to construct their 

own workforce housing for their employees. Also, several mentioned the difficulty the lack of housing 

choices, rental and for-sale, made retention and hiring. This proves that the demand for multifamily 

rental units in Kerrville will support expanded supply. 

The new luxury units could also take pressure off of the single family rental units causing the least 

maintained, smaller and older single family rental units to become more moderately priced if tenants 

vacate those for apartment living, though the existing pent up demand along with certain future job 

growth means that more supply will still be necessary in order to fully satisfy rental demand. 

This is where missing middle housing that can serve for-sale and rental demand, especially if done on 

infill lots where there is existing infrastructure. 
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Existing Home Market ð Single family , For-Sale Homes  

Single family detached units make up the majority of all housing types in Kerrville, accounting for 67% of 

the housing stock. This equates to an estimated 7,584 single family homes out of a 2019 estimated 

11,403 total housing units in Kerrville. These homes vary greatly in age, size and price yet have 

experienced consistent sales price increases each year of the past decade as shown in the following 

section. 

This section examines the latest market trends for single family homes in Kerrville, looking specifically at 

local MLS real estate sales statistics, new home construction and permit activity, and local market costs 

associated with increasing the housing supply.  

The following section contains single family residential home sale data for Kerrville over the last ten 

years from 2008 through 2018. This data provides insight into local real estate market trends. The 

source for the majority of this data was the multiple listing service of the Kerrville Association of 

Realtors. 
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The following data shows existing home sales data for the City of Kerrville (the red area in the map 

below). Many local real estate agents and brokers consider the Kerrville residential market to include 

the entire 78028 zip code. CDS will not utilize this geography for this study because reports from 

employers and real estate agents revealed that many local workers cannot afford or do not want to live 

in the County, where typically some of the most expensive homes in the market are located. Instead, 

due to the amount and popularity of home sales just outside of Kerrville City Limits, the City of Kerrville 

mailing address and a maximum lot size of 0.75 acres was utilized as the geographical parameter for the 

following home sales data as it provides the most consistent data for the purpose of this analysis than 

using either the city limits or zip code alone. 

Some agents and buyers in many cases do not actually realize many properties are outside the City, 

though still have a Kerrville mailing address. This is especially evident along the southwestern edge of 

the City. The data analyzed includes all of Kerrville Independent School District with the exceptions of 

small portions to the west and southeast of the City which are located in Ingram ISD and Center Point 

ISD, respectively.  

Figure 67: City of Kerrville and Kerrville ISD  

Source: CDS Community Development Strategies 
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City of Kerrville  Existing Single family  Supply and Inventory  

Two years ago, in 2017 more homes were sold in Kerrville than in any year from 2008 to 2018. Home 

sales began to pick up following the Great Recession in 2012 and increased each year, with a slight dip in 

2016, a peak in 2017 and another slight dip in 2018. Overall home sales volumes have increased by 36% 

since 2008. 

Table 68: City o f Kerrville  Existing Homes Sales by Price Ranges, 2008 ð 2018 

Price Ranges  2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 
2008-2018 
% Change 

$0 - $99,999 35 38 49 47 59 61 59 54 40 19 11 -69% 

$100,000 - $199,999 169 168 159 135 161 193 219 267 232 210 147 -13% 

$200,000 - $299,999 57 44 49 34 41 66 93 110 124 160 154 170% 

$300,000 - $399,999 16 12 10 11 9 21 13 28 29 42 58 263% 

$400,000 - $499,999 8 5 5 7 2 9 9 9 11 18 14 75% 

$500,000 - $599,999 3 1 1 1 1 4 1 6 7 8 3 0% 

$600,000 - $699,999 1 3         1 4 1 6 4 300% 

$700,000 - $799,999     1   1       2 3 3 300% 

$800,000 - $899,999 1     1   2 1 1   1 1 0% 

Total 290 271 274 236 274 356 396 479 446 467 395 36% 

Source: Kerrville Association of Realtors 

wŜŀƭǘƻǊΩǎ ǳǎŜ ǘƘŜ ǘŜǊƳ άƳƻƴǘƘǎ ƻŦ ǎǳǇǇƭȅέ ǘƻ ŘŜǎŎǊƛōŜ ǘƘŜ ƛƴǾŜƴǘƻǊȅ ƻŦ ƘƻƳŜǎ ƻƴ ǘƘŜ ƳŀǊƪŜǘΦ {ƛƳǇƭȅ 

put, months of supply is the number of months it would take for the current inventory to sell out if sales 

continued at the current rate and no new inventory was added. 

In 2018 the overall average was 85 days on the market with a total of 395 sales, an average of 33 sold 

per month. According to the data 135 homes are currently listed for sale putting months of inventory as 

of August 2019 at 6.1 months of supply based on 266 home sales in the last 6 months, an average of 22 

sales per month. 

DŜƴŜǊŀƭƭȅΣ ŀ ǎǳǇǇƭȅ ƎǊŜŀǘŜǊ ǘƘŀƴ ǎŜǾŜƴ ƳƻƴǘƘǎ ƛǎ ŎƻƴǎƛŘŜǊŜŘ ŀ ōǳȅŜǊǎΩ ƳŀǊƪŜǘΣ ōŜǘǿŜŜƴ ŦƛǾŜ ǘƻ ǎŜǾŜƴ 

ƳƻƴǘƘǎ ƛǎ ŀ ōŀƭŀƴŎŜŘ ƳŀǊƪŜǘΣ ŀƴŘ ƭŜǎǎ ǘƘŀƴ ŦƛǾŜ ƳƻƴǘƘǎ ƛǎ ŀ ǎŜƭƭŜǊǎΩ ƳŀǊƪŜǘΦ ¢ƘŜ single family residential 

housing market in the Kerrville area currently ŀǇǇŜŀǊǎ ǘƻ ōŜ ŀ ōǳȅŜǊǎΩ ƳŀǊƪŜǘΣ ƘƻǿŜǾŜǊΣ ǘƘŜ ŦƛƴŘƛƴƎǎ ƻŦ 

this study reveal that many Kerrville home buyers, especially those employed within the City, face some 

difficulty finding housing that fits their household budget and needs. 

The following section provides an overview of the supply of housing in Kerrville with an emphasis on 

home sales priced at levels that are possibly accessible to the most common local workers employed in 

the City. The data shown represents annual sales volumes, not unit sales. Consequently, this data could 

represent the same unit sold multiple times. 
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The figure below shows a chart of home sales in Kerrville by price range and percent of total sales per 

year. The green bars represent the lowest price sales which have steadily declined each year since 2008.  

The volume of home sales in the most affordable price range, $99,999 and less, have shifted from 12% 

(35) of home sales in 2008 to just 3% (11) in 2018. The peak of sales volume in this price range was 2013 

when 61 homes (17% of all sales) were sold in the lowest price range, a 69% decrease from 2008. The 

supply of homes in this price range represent the home prices most oriented to the those that can just 

barely afford home ownership. 

The majority of home sales in Kerrville have shifted greatly in price from 58% (169) of sales in 2008 in 

the $100,000 - $199,999 price range to just 37% (147) of all sales in 2018, a decrease of 13% since 2008. 

Figure 69: City of Kerrville Existing Homes Sales by Price Ranges, 2008 ð 2018 

Source: Kerrville Association of Realtors 

The increase in higher priced home sales can be seen to start in 2012 and 2013 with the beginning of the 

growth in the share of homes sold in the $200,000 - $299,999 and $300,000 to $399,999. 

Since 2011 home sales volume in the $200,000 - $299,999 price range increased from 34 to 154 in 2018, 

an increase of 354%. 

Additionally, home sales volume in the $300,000 - $399,999 price range increased from 11 to 58 in 2018, 

an increase of 427%. 

This indicates decreasing supply of homes priced below $200,000. These lower price categories 

ǊŜǇǊŜǎŜƴǘ άŜƴǘǊȅ ƭŜǾŜƭέ ǇǊƛŎŜǎ ŦƻǊ ŦƛǊǎǘ-time buyers at or below YŜǊǊǾƛƭƭŜΩǎ median household income 

($44,113 as of the 2017 American Community Survey). 
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The $0 - $99,999 priced homes may serve as more of an investment or redevelopment stock in more 

recent years as home prices overall have risen, causing blighted or less desirable homes to justify 

upgrades to re-sell or rent out. This cohort of homes could also serve as lower priced opportunities for 

first time home buyers with resources to upgrade homes themselves and realize a nearly instant 

increase in home value.  

Therefore, in the past three to four years the occurrence of homes in this price range serving that 

purpose has likely dwindled greatly. Interview data confirms this assumption as real estate agents 

mentioned that many of these homes in this price range are unlivable or require more desired or 

necessary upgrades than first time home buyers can afford and are being purchased (many times in all 

cash transactions) by investors as flips or rentals. 

Figure 70: Kerrville  Existing Homes Sales by Price Range s, 2008 ð 2018 

Source: Kerrville Board of Realtors and Brinkman Commercial 
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Figure 70 on the previous page shows once again clearly the shrinking stock of homes priced below 

$200,000. As the market becomes less affordable and home prices increase the figure above shows the 

increase in the share of homes sold in the $200,000 - $299,999 and $300,000 - $399,999 price ranges. 

The share of homes $200,000 - $299,999 price ranges has shifted from barely 20% of all sales in 2008 to 

almost 40% of all sales in 2018 while the share of homes $300,000 - $399,999 increased from 6% of sales 

in 2008 to 15% in 2018. 

Although the total volume of existing home sales grew last year to the highest point in the past decade 

(an increase of 36%), the total volume of homes sold less than $200,000 has decreased from 204 (70% of 

all sales in 2008) to 158 (40% of all sales in 2018). At the same time population has grown by 1,690 since 

2010 and jobs have increased by 1,107 since 2009. 

As of the 2017 American Community Survey the median household income for the City was $44,113. 

The correlated affordable price for that annual income is $180,000 and less. This price point is found in 

the consistently shrinking $100,000 - $199,999 price band, however, $180,000 represents the absolute 

most someone making the 2017 median income can afford.  

A median income earning household with significant costs other than housing, like student loans, auto 

loans, healthcare expenses and providing for other family members could very easily not have the 

finances to afford a $180,000 priced home. Therefore, the production of new homes priced $180,000 

and below are most ideal for the median household income earners in the City. 

Existing for-sale home prices have continued to increase at a rapid pace and shows no evidence that 

prices will stabilize or decrease going forward unless new moderate entry level homes in the $180,000 

and below price range are built at a sufficient supply to satisfy demand. Again, the LEHD data showed in 

2015 that 66% of Kerrville workers resided outside of the City limits, showing opportunity to grow local 

worker households without adding net new jobs, although net new jobs, especially those that pay lower 

to moderate incomes, are certain to be created over the next 24 months. 
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Table 71: Kerrville Home Sales by  Average  Days on Market, 2008 ð 2018 

Price Ranges  2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

$0 - $99,999 121 132 124 157 132 147 107 121 84 103 74 

$100,000 - $199,999 135 155 161 174 141 150 148 112 98 82 70 

$200,000 - $299,999 161 154 190 233 214 189 157 112 107 87 83 

$300,000 - $399,999 351 193 217 244 116 206 146 192 121 128 121 

$400,000 - $499,999 367 296 128 256 120 293 224 218 234 207 108 

$500,000 - $599,999 200 156 222 57 45 172 17 198 146 165 162 

$600,000 - $699,999 144 148         175 251 141 205 131 

$700,000 - $799,999     139   425       73 286 47 

$800,000 - $899,999 393     462   120 562 25   232 35 

Average 158 155 162 186 149 164 146 122 105 98 85 
Source: Kerrville Board of Realtors and Brinkman Commercial 

Table 71 above shows days on market for existing homes in Kerrville. 

In 2018 existing homes sold within an average of 85 days. The average days on market are lowest for the 

two most affordable home price bands. Also, the data clearly shows that homes priced $300,000 to 

$699,999 are sitting on the market for much longer than other price bands. 

Table 72: Kerrville  Median Sold Price, 2008 ð 2018 

Price Ranges  2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

$0 - $99,999 $83,000 $78,000 $81,900 $75,000 $74,000 $85,000 $79,800 $80,000 $84,250 $83,200 $70,000 

$100,000 - $199,999 $150,000 $140,000 $144,500 $144,500 $143,000 $145,000 $145,000 $149,000 $155,000 $161,500 $165,000 

$200,000 - $299,999 $240,000 $239,000 $240,000 $245,000 $225,000 $236,750 $226,000 $232,750 $238,700 $235,375 $239,500 

$300,000 - $399,999 $329,750 $341,000 $327,150 $340,000 $337,500 $360,000 $361,280 $336,975 $329,250 $349,700 $341,250 

$400,000 - $499,999 $435,750 $441,370 $413,000 $425,000 $462,375 $440,000 $425,000 $431,300 $442,000 $447,633 $456,500 

$500,000 - $599,999 $575,000 $565,000 $555,000 $503,709 $502,550 $525,000 $531,089 $542,500 $540,000 $540,000 $554,824 

$600,000 - $699,999 $615,000 $655,000         $684,500 $618,500 $690,000 $645,000 $653,417 

$700,000 - $799,999     $795,000   $745,000       $725,000 $730,000 $749,750 

$800,000 - $899,999 $859,000     $820,000   $850,000 $847,500 $825,000   $860,000 $819,000 

Average $165,000 $147,000 $149,750 $146,000 $140,625 $154,000 $158,250 $166,500 $175,000 $203,250 $219,150 

Source: Kerrville Board of Realtors and Brinkman Commercial 

The median sold price in Kerrville has increased each year since 2013, an increase of 42% in the past 6 

years. 

In 2018 the median sold price was $219,150. As previously stated, $180,000 was the maximum 

affordable home price for the median household income in Kerrville and half of all households made less 

than the 2017 median of $44,113. 

It is vital to local workers and median income earners to maintain a median sold price of no greater than 

$180,000 in order to assure an attainable stock of homes priced for these workers and households. 

  



Housing Study and Strategic Plan 
 

 
103 

Table 73: Kerrville  Average Sold Price, 2008 ð 2018 

Price Ranges  2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

$0 - $99,999 $74,525 $76,918 $74,574 $69,765 $72,432 $76,880 $75,183 $73,103 $80,483 $74,996 $73,807 

$100,000 - $199,999 $150,961 $144,211 $145,420 $145,112 $145,661 $146,033 $146,609 $150,247 $153,110 $160,140 $160,302 

$200,000 - $299,999 $243,861 $239,383 $241,157 $242,719 $230,712 $238,171 $234,269 $240,091 $241,236 $241,531 $241,967 

$300,000 - $399,999 $341,781 $342,179 $336,930 $346,384 $338,833 $355,810 $351,613 $340,586 $338,905 $350,263 $345,980 

$400,000 - $499,999 $432,125 $461,874 $428,400 $432,929 $462,375 $441,611 $431,970 $440,656 $438,864 $446,720 $454,232 

$500,000 - $599,999 $576,667 $565,000 $555,000 $503,709 $502,550 $531,250 $531,089 $543,250 $540,036 $535,566 $550,108 

$600,000 - $699,999 $615,000 $645,000         $684,500 $630,250 $690,000 $643,167 $652,396 

$700,000 - $799,999     $795,000   $745,000       $725,000 $739,000 $746,250 

$800,000 - $899,999 $859,000     $820,000   $850,000 $847,500 $825,000   $860,000 $819,000 

Average $188,022 $171,951 $165,890 $166,466 $154,766 $179,901 $173,869 $189,105 $200,068 $231,055 $241,476 

Source: Kerrville Board of Realtors and Brinkman Commercial 

The average sold price in 2018 was $241,476, an increase of 28% since 2008 and a 34% increase since 

2013. Due to a shortage of new supply in diverse price ranges the prices of existing and new single 

family homes valued at $200,000 and below has increased upward price pressures that make their value 

increase above what they likely are actually worth. The same is true for rental housing as well. 

As previously stated, home prices greater than $180,000 are not attainable to about half of the 

households in Kerrville as of 2017 and many local workers making the 2018 average weekly wage for the 

County of $942, which translates to an annual income of $48,984, which then translates to a maximum 

affordable home price of $200,000. 

Table 74: Kerrville MLS Home Sales, 2019  

Price Range Count Sum Price Avg. Price Median Price Average DOM 

$0 - $99,999 8 $508,500 $63,563 $66,750 37 

$100,000 - $199,999 87 $14,122,501 $162,328 $164,500 88 

$200,000 - $299,999 111 $27,015,055 $243,379 $240,000 86 

$300,000 - $399,999 36 $12,602,700 $350,075 $348,000 100 

$400,000 - $499,999 11 $4,976,800 $452,436 $455,000 141 

$500,000 - $599,999 10 $5,369,000 $536,900 $533,750 84 

$700,000 - $799,999 3 $2,288,840 $762,947 $755,000 160 

Total 266 $66,883,396       

Averages     $251,441 $226,750 90 

Source: Kerrville Board of Realtors and Brinkman Commercial, as of August 2019 

The table above displays home sales in Kerrville so far in 2019. As can be seen the median price has risen 

to $226,750 for homes sold so far this year with an average of $251,750.  

Just 36% (95) of all home sales were in the two most affordable price ranges $200,000 and below. 

Moreover, the amount of those homes that were move in ready and went to local worker households m 

appears very likely to be a small share of those sales. This can be inferred by the admission of local 

agents and single family rental managers who stated that this price range of homes in the past several 

years have been purchased increasingly by investors looking to rent single family homes to tenants.  
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This has the potential to push for-sale and rental prices up while not creating net new for-sale units at 

the same or greater rate. This crowds out ownership opportunities for local workers for the most livable 

and affordable homes in the City. One interview stated that an investor bought almost every home on 

the market for a two-month period priced $200,000 and below in 2018. Plus, the number of vacation or 

second homes and retirees buying homes in Kerrville has become an increasing aspect of the home 

buying market in the City for the past several years as well. 

Table 75: Kerrville MLS Homes Listed for Sale , August 2019 

Price Range Count Sum Price Avg. Price Median Price Average DOM 

$100,000 - $199,999 13 $2,279,600 $175,354 $179,900 57 

$200,000 - $299,999 59 $15,205,150 $257,714 $259,350 62 

$300,000 - $399,999 38 $13,519,683 $355,781 $349,700 61 

$400,000 - $499,999 10 $4,533,800 $453,380 $454,450 86 

$500,000 - $599,999 7 $3,795,400 $542,200 $549,000 101 

$600,000 - $699,999 1 $695,000 $695,000 $695,000 145 

$700,000 - $799,999 5 $3,842,900 $768,580 $759,000 190 

$800,000 - $899,999 1 $874,000 $874,000 $874,000 94 

$900,000 - $999,999 1 $999,999 $999,999 $999,999 176 

Total 135 $45,745,532       

Averages     $338,856 $297,500 72 

Source: Kerrville Board of Realtors and Brinkman Commercial, as of August 2019 

The table above presents the MLS homes listed for sale in Kerrville as of August 2019.  

The median list price is $297,500 and the average list price is $338,856 well greater than the maximum 

affordable price of $200,000 to $180,000 and below affordable for the 2018 County average weekly 

wage of $942 ($48,984) and the 2017 median household income for the City of $44,113. 

Only 10% (13) of current sale listings are in the $100,000 to $199,000 price band. This means that if the 

13 available homes for sale in this price band do not fit a households needs or budget (many existing 

homes in Kerrville require anywhere from $5,000 to $60,000 in upgrades) then the potential buyer will 

likely seek housing elsewhere or seek rental housing in the very full (in the upper 90% occupancy 

citywide) multifamily or single family rental market. This scenario provides a glimpse of perhaps part of 

the reason 66% of Kerrville workers reside outside of the City. 

Brinkman Commercial also examined MLS sales data from September 2016, 2017 and 2018 focusing on 

only 2-story, 2-story master bedroom on first floor, 2-story master bedroom on top floor, and single-

story home sales as well as days on market. 

The data revealed that from 2016 to 2018 there were 1,540 single-story homes sold and 186 total 2-

story homes sold (137 master on first floor sales and 49 master on top floor). There was no difference in 

average days on market between master on first and master on top floor 2-story home sales. Moreover, 

2019 data as of September showed 26 active 2-story homes listed while 131 active single-story homes 

were listed.  

This shows a lack of supply of 2-story homes in the market and an opportunity to increase density with 

more vertical, single family housing.   
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Kerrville  Affordable Single family  Demand  

Estimation of affordable home purchase prices is more involved than for rental housing, and requires 

additional assumptions regarding the type of mortgage, interest rates, property taxes, and other 

expenses such as property insurance.  

As of 2019, the vast majority of first-time home buyers in moderate price categories are utilizing 

programs such as Federal Housing Administration (FHA) mortgage insurance, which reduces the 

required down payment to as low as 3.5% of purchase price.  

The following tables describe an FHA mortgage scenario and other assumptions to arrive at the income 

levels needed for an estimated monthly housing cost below the 30% standard. The calculations indicate 

that a first-time home purchase for households with incomes under $37,000 is likely unrealistic. Also, 

this analysis does not consider that potential buyers may have other current debt that effectively 

reduces their qualifying income. 

 

Assumptions 

Tax Rates 
  

Taxing Entity 2018-19 
 

City of Kerrville $0.55140  
 

Kerr County $0.48270  
 

Kerr County Lateral Roads $0.03230  
 

Kerrville ISD $1.18000  
 

UGRA $0.02283  
 

Headwaters Groundwater Conservation District $0.00740  
 

Total $2.276630 
 

Down payment 3.50% of home price 
Closing costs 4.00% of home price 
FHA UFMIP 1.75% of loan amount 
Annual mortgage insurance 0.85% of loan amount 
2019 Avg. Mortgage rate (78028)  3.770% per year 
Mortgage term  30  years 
Insurance  $1,500  per year 
Affordability standard 30% of gross income 
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Table 76: Affordable For -Sale Home P rice Calculation (FHA Mortgage)  

Home price $150,000  $175,000  $200,000  $225,000  $250,000  $275,000  $285,000  $300,000  $325,000  $350,000  

Down payment $5,250  $6,125  $7,000  $7,875  $8,750  $9,625  $9,975  $10,500  $11,375  $12,250  

Closing costs $6,000  $7,000  $8,000  $9,000  $10,000  $11,000  $11,400  $12,000  $13,000  $14,000  

Total up-front costs $11,250  $13,125  $15,000  $16,875  $18,750  $20,625  $21,375  $22,500  $24,375  $26,250  

                      

FHA Loan amount $147,283  $171,830  $196,378  $220,925  $245,472  $270,019  $279,838  $294,566  $319,113  $343,661  

Monthly mortgage $690  $805  $919  $1,034  $1,149  $1,264  $1,310  $1,379  $1,494  $1,609  

Monthly MIP $104  $122  $139  $156  $174  $191  $198  $209  $226  $243  

Monthly home insurance $125  $125  $125  $125  $125  $125  $125  $125  $125  $125  

Monthly taxes $28  $18  $20  $23  $25  $28  $29  $30  $33  $35  

Total PITI with MIP $947  $1,069  $1,204  $1,339  $1,473  $1,608  $1,662  $1,743  $1,878  $2,013  

Required monthly gross income $3,158  $3,563  $4,012  $4,462  $4,911  $5,361  $5,541  $5,810  $6,260  $6,709  

Required annual income $37,894  $42,755  $48,148  $53,542  $58,935  $64,329  $66,486  $69,722  $75,116  $80,509  

Hourly wage equivalent @ 2,080 
hours 

$18.22  $20.56  $23.15  $25.74  $28.33  $30.93  $31.96  $33.52  $36.11  $38.71  

Note:  Hourly wage rate based on 2,080 hours/yr.   

The 2017 ACS 5-Year data provided in earlier sections of this report showed that in Kerrville 30% (2,970) 

of all households (renters and owners) were housing cost burdened (paying 30% or greater of income on 

housing costs). 

Approximately 23% (1,343) of owner-occupied units are housing cost burdened. Furthermore, owner-

occupied households earning $49,999 and below annually constituted an estimated 19% (1,111) of all 

owner-occupied households 11% of total households in Kerrville.  

Also, 1,724 owner-occupied units make $35,000 or below (29% of owner-occupied units and 18% of all 

households); the above FHA model shows that such income levels would be very difficult to qualify as 

first-time buyers, because the attainable purchase price of homes would need to be at levels the market 

currently shows a significant shrinking supply of.  

The share of homes sold in Kerrville priced $99,999 and below represented only 3% of all homes sold in 

2018 and those priced $100,000 - $199,999 represented 37% of all homes sold in 2018. 

The ACS data also showed that for households making $75,000 or more, only a very small amount would 

be considered cost-burdened at the 30% standard. So, an estimate of the magnitude of affordable for-

sale housing needs will focus on households with incomes from $49,999 and less annually, who 

ŎƻƴǎǘƛǘǳǘŜ ǘƘŜ ōǳƭƪ ƻŦ ǘƘŜ ƭƻǿŜǊ ƘŀƭŦ ƻŦ ǘƘŜ άƳƛŘŘƭŜ Ŏƭŀǎǎέ όƳŜŘƛŀƴ ƘƻǳǎŜƘƻƭŘ ƛƴŎƻƳŜ ƛƴ Kerrville in 2017 

was estimated to be approximately $44,113). 

It should be noted that less conventional models such as small-unit low-rise condominiums, the 

manufactured home and mixed-tenure model and mixed owner-renter duplexes (where the rental unit 

income can count toward mortgage qualification) could be residential development products that 

provide a more feasible pathway into affordable home ownership for household incomes $35,000 and 

less. The creation of only 8 units of duplex, triplex or fourplex in the past 10 years along with very high 

occupancy of existing product of this type means that pent up demand for these products should realize 

absorption of new units. These products were not a focus of this analysis, though further investigation 

of them as a future affordable option may be warranted and zoning, building and fire codes may need 

adjustment in order to make enough new supply to satisfy demand for more affordable housing types. 
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For-Sale Supply ð Homes in Affordable Price Ranges  

Existing housing  

The MLS data shows that 701 homes in Kerrville were sold in the past two years in the three most 

affordable price bands. 

Table 77: Kerrville MLS Sales Volumes in Lowest Price Ranges, 2017 -2018 

Price Range # of Sales 

$0 to $99,999 30 

$100,000 to $199,999 357 

$200,000 to $299,999 314 

Total 701 

Source: Kerrville Board of Realtors 

The ACS estimated that the number of cost-burdened owner households in 2017 in Kerrville is as 

follows, associated with the maximum home price these households could pursue without being cost-

burdened: 

Table 78: Estimated Kerrville  Affordable For -Sale Housing Need by Income 

Range, 2017  

Income Range # Cost-Burdened Households 
Home Price Range 

Needed 

$20,000 to $34,999 295 Under $150,000 

$35,000 to $49,999 140 Under $200,000 

$50,000 to $74,999 120 $200,000 - $300,000 

Total 555   
Source: US Census Bureau American Community Survey 2017 5-Year Estimates 

These estimates would likely be underestimated for 2019 and the near future, for the following reasons: 

¶ Home prices continued escalating after 2017, while incomes likely did not keep pace. 

¶ The overall population, households and jobs of Kerr County and Kerrville also continued to 
increase since 2017. 
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The Department of Housing and Urban Development, and Texas Department of Housing and Community 

Affairs sets regulations that apply to income restricted housing funded through various state and federal 

programs such as 4%, and 9% tax credits, Tax-Exempt Bonds, HOME/TCAP RF, NSP, State Housing Trust 

Fund, and National Housing Trust Fund. 

A subsidized housing development utilizing these funding programs in Kerr County would be limited to 

ǘƘŜ ¢5I/!Ωǎ нлмф !ǊŜŀ aŜŘƛŀƴ CŀƳƛƭȅ LƴŎƻƳŜ ƻŦ ϷртΣтллΦ ¢Ƙƛǎ ƳŜŀƴǎ ǘƘŀǘ ŀ ŦŀƳƛƭȅ ƛƴ YŜǊǊ /ƻǳƴǘȅ 

would require a family income of $57,700 or less in order to qualify for housing using these standards. 

The table below shows the family income limits by number of household members as well as the 

correlating percent of the Area Median Family Income. Any household with a family income greater than 

the incomes shown in the table would not be allowed to qualify for housing under these programs. 

Table 79: Texas Department of Housing and Community Affairs Income Limits 

(As of 8/6/2019)  

AMFI % 
Number of Household Members 

1 2 3 4 5 6 7 8 

20 $8,220 $9,400 $10,580 $11,740 $12,680 $13,620 $14,560 $15,500 

30 $12,330 $14,100 $15,870 $17,610 $19,020 $20,430 $21,840 $23,250 

40 $16,440 $18,800 $21,160 $23,480 $25,360 $27,240 $29,120 $31,000 

50 $20,550 $23,500 $26,450 $29,350 $31,700 $34,050 $36,400 $38,750 

60 $24,660 $28,200 $31,740 $35,220 $38,040 $40,860 $43,680 $46,500 

70 $28,770 $32,900 $37,030 $41,090 $44,380 $47,670 $50,960 $54,250 

80 $32,880 $37,600 $42,320 $46,960 $50,720 $54,480 $58,240 $62,000 

120  $           -     $           -     $           -     $           -     $           -     $           -     $           -     $           -    

Source: Texas Department of Housing and Community Affairs Rent and Income Limits (As of 8/6/2019) 

The maximum home value for owner-occupied/for-sale units for Kerr County is $188,000 for existing 

home HOME Purchase Price/After Rehabilitation Value Limit. 

The maximum home value for owner-occupied/for-sale units for Kerr County is $227,000 for new home 

HOME purchase price limit. 
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Kerr County Single family  Building Permits  

Table 80 below shows single family residential building permits in Kerr County from 1980 to 2018 and 

provides a timeline of residential building permits in the County along with the amount, price and 

change.  

There was a total of 2,694 single family building permits since 1980. 

The peak for permits was 151 in 1994. 

Since 2008 there were 572 single family permits issued, an average of 52 per year in that span. 

Previous MLS sales data shows that since 2008 Kerrville had a total of 3,884 sales, an average of 353 

single family detached home sales per years and about 30 home sales per month.  

Table 80: Kerr County Single family  Detached Building Permits, 1980 -2018 

Date Number of Dwelling Units Percent Change Average Value ($) per Dwelling Unit Percent Change 

1980 63   $52,600    

1981 64 1.60% $54,400  3.40% 

1982 76 18.80% $60,100  10.50% 

1983 136 78.90% $61,200  1.80% 

1984 124 -8.80% $60,900  -0.50% 

1985 69 -44.40% $76,900  26.30% 

1986 62 -10.10% $85,000  10.50% 

1987 54 -12.90% $39,600  -53.40% 

1988 31 -42.60% $80,600  103.50% 

1989 46 48.40% $79,700  -1.10% 

1990 43 -6.50% $92,100  15.60% 

1991 49 14.00% $80,200  -12.90% 

1992 63 28.60% $92,100  14.80% 

1993 119 88.90% $91,600  -0.50% 

1994 151 26.90% $98,100  7.10% 

1995 107 -29.10% $97,700  -0.40% 

1996 110 2.80% $100,900  3.30% 

1997 74 -32.70% $129,300  28.10% 

1998 69 -6.80% $120,700  -6.70% 

1999 90 30.40% $143,400  18.80% 

2000 79 -12.20% $117,700  -17.90% 

2001 74 -6.30% $139,100  18.20% 

2002 89 20.30% $163,400  17.50% 

2003 88 -1.10% $157,900  -3.40% 

2004 104 18.20% $155,000  -1.80% 

2005 88 -15.40% $197,000  27.10% 

2006 0 -100.00% $0  -100.00% 

2007 0 0.00% $0  0.00% 

2008 69 0.00% $211,500  0.00% 

2009 46 -33.30% $211,500  0.00% 

2010 41 -10.90% $211,500  0.00% 

2011 41 0.00% $211,500  0.00% 

2012 46 12.20% $200,500  -5.20% 

2013 51 10.90% $211,500  5.50% 

2014 65 27.50% $460,200  117.60% 

2015 63 -3.10% $249,800  -45.70% 
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Date Number of Dwelling Units Percent Change Average Value ($) per Dwelling Unit Percent Change 

2016 60 -4.80% $187,500  -24.90% 

2017 40 -33.30% $231,800  23.60% 

2018 50 25% $218,300  -5.80% 

Total 2,694 - - - 

Source: The Real Estate Center at Texas A&M University 
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Future Single family  Construction  

There are several local active single family builders and housing developments in Kerrville with a grand 

total of nearly 748 single family lots in varying points in the development pipeline. 

Comanche Trace 

Comanche Trace is a 1,300-lot subdivision with a golf course, country club and restaurant and other 

community amenities offering luxury single family attached and detached homes. There are currently 

700 lots on the ground with 600 sold. At the time of this report there were 30 homes in varying phases 

of construction with 45 more planned to start in the next 12 months. It is located on the southwest edge 

of town, not adjacent to the downtown or any other core neighborhoods, retail, shopping or 

entertainment. 

For-sale units located in the garden home section feature patio and garden homes on 55 to 60-foot lots 

range from 1,800 to 2,600 square feet. 

Overall, homes in Comanche Trace vary in size from 1,800 to 6,000 square feet and have sale prices from 

$260,000 to $2,000,000+ with 95-foot lot widths for single family homes and 130-foot lot widths for 

estates. Homes and amenities in Comanche Trace make it a very affluent and exclusive single family 

housing development. 

This development completes a range of 60 to 100 transactions per year and has been mostly 65 and 

older home buyers that have absorbed an estimated 70% of the homes in Comanche Trace. Though this 

development appears very successful and well done, the price point for homes are more than what local 

Kerrville worker households can afford and therefore does not satisfy the demand for housing 

affordable to current and future worker households, unless new job growth at significantly higher wages 

occurs, which there was no indication of in the near future. 

Tango Homes 

Tango Homes has built an estimated 85 homes in the past five years in Kerrville, an average of 17 per 

year. The residential target market for Tango Homes lies in the $250,000 and lower range, which 

perfectly fits into current and likely future worker household demand segments, especially for those 

with families and children. Most homes range from 1,150 sf. to 1,850 sf. and construction that has been 

completed on 45 foot lots has been extremely successful. Much of their development has occurred in 

the Sendero Ridge subdivision as well as other areas within the City. 

As of July 2019, there were 11 homes by Tango Homes on the ground in different phases of 

construction, sales and marketing with most in the $350,000 to $550,000 price range. The builder cited a 

lack of supply of lots available to build to the lower price points in greatest demand in Kerrville. 

Future plans at the time of this report were focused on acquiring a tract of land for development of 49 

single family lots. 

TPage Construction  

Page Construction came to Kerrville in the past several years and has plans to begin its first major 

project in the City on Meeker Street. 

The project plans entail a 10.175-acre site with 35 total homes at final build out ranging from 1,100 sf. to 

1,400 sf. on 50-foot lots with a planned initial list price of $176,000 to $224,000. The feasibility of this 
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particular project was stated to be linked to the reasonable price asked for the land as well as assistance 

from Kerrville Economic Development to defray utilities costs to the 10.175-acre site.  

Other land opportunities were cited as possible, yet it was clear that land acquisition costs for future 

development other than the 10.75 acres will likely end up being priced in the $250,000 and up range 

due to the current asking price of $1,200,000 on an additional 52-acre site for additional potential future 

for-sale lot development which may be too high to keep home sale prices in the $200,000 and below 

range. 

Vintage Hills Estates 

Vintage Hills Estates are currently underway on a 225-acre site located on the east side of SH 16 South 

(Medina Hwy) near Riverhills, within the City limits.   

The current plat was recently submitted to the City within the last few weeks. Phase I development plan 

will be 280 ƭƻǘǎΣ прΩ Ȅ мнлΩΦ There has been interest from the major home builder DR Horton to purchase 

all of the lots to build ς the builder actually approached the local group which adds a layer of confidence 

for the Kerrville market if demand is such that a major developer believes they can have sufficient 

absorption for a 280-lot development. A Phase II may be feasible but at the moment has not been 

determined definitively but would likely include 220 lots ŀǎǎǳƳŜŘ ǘƻ ōŜ прΩ Ȅ мнлΩ ŀǎ ƛƴ tƘŀǎŜ LΦ 

DR Horton plans would involve entry-level priced homes ranging from $180,000 to $220,000 

predominately 1,500 ς 1,800 square feet but going up to 2,000 sq.ft.  Negotiations are underway with 

adjacent Riverhills to get residents access to the pool / rec center, but if that agreement cannot be 

reached a community pool / rec center will likely be built. 

The plans for this project appear to be flexible depending on potential developer agreements with the 

City. The specs described here were as of early Summer 2019. 

Financial assistance form the City for infrastructure costs may be needed in order to ensure new single 

family entry level homes are affordable to local workforce households. 

In addition to local Kerrville workforce demand, housing supply shortages in surrounding cities in the 

region like Fredericksburg are so short of this kind of housing that additional absorption is believed to be 

likely from those markets. 
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The Meridian 

This development is similar to Comanche Trace in that it serves higher end single family home buyers 

and, unlike Comanche Trace, is gated and is age restricted to 55 and older purchasers only. It is located 

on the northeastern quadrant of the City.  

The gated development features 120 total age restricted lots with 32 lots sold with occupied homes and 

It appears that 88 undeveloped lots are currently for sale at prices greater than $200,000, according to 

online sales listing information ŀƴŘ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘΩǎ ǿŜōǎƛǘŜ.  

Just outside The Meridian entrance gate townhome and garden home lots are being developed. 

Although CDS could not attain definitive data on the development it appears that 21 garden homes are 

being planned with prices that could be in the $200,000 range but will likely exceed $200,000 once sales 

begin to take place. It could not be ascertained whether these units plan to be age restricted or not. 
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Single  Family Development Environment  

Lot costs and infrastructure are the top two cost related barriers in Kerrville facing home builders 

seeking to serve the $150,000 to $200,000 price range.  

Lot costs have steadily risen over the past five years as the average lot price has gone up from $10,000 

to in some cases no $40,000 and up for one infill lot.  

Builders quoted one infill lot that was inquired on that was asking $20,000. Less than a year later when 

inquiring again the seller was then asking $40,000 for the same infill lot. Lot prices were quoted as of 

July 2019 to be in the $40,000 range with some reaching up to $60,000 to $100,000 for the lot only. 

Average infrastructure costs quoted from several different local builders in Kerrville was in the $500 to 

$600 dollars per foot range. 

Builders with a focus on trying to create new infill single family development appear to require financial 

assistance on infrastructure and lot costs in order to feasibly price new infill single family homes for sale 

in the $150,000 to $200,000 range. 

Also, tap fees, impact fees, inspection, building permit and other fees as well as code review while not a 

great barrier or negative issue, according to local builders, could have some further improvement in 

terms of consistency, although no one stated the City as a primary barrier. Local builders and developers 

in Kerrville do interact from time to time and when one hears that the other had an easier time with 

permitting or inspections it tends to create frustration that it is more discretionary than consistent 

depending on who the builder or developer is. 

The time span related to some cases of permitting and inspection was also cited as in some cases it has 

ƛƴŎǊŜŀǎŜŘ ǘƘŜ ōǳƛƭŘŜǊǎΩ ŎŀǊǊȅƛƴƎ Ŏƻǎǘ ōȅ ǿŀƛǘƛƴƎ ŀƴƻǘƘŜǊ ǿŜŜƪ ƻǊ ƳƻƴǘƘ ŦƻǊ ǘƘŜ ƴŜȄǘ ƛƴǎǇŜŎǘƛƻƴ ƻǊ 

approval. For example, if a window size is found to be too small and then requires 10 days of review 

before it can be approved after citation it forces extensions on land contract options which costs the 

builder money and ends up being passed to the consumer. 

In other cases, inconsistency in the approval and pre-development process was cited as paying for an 

engineering study and it not being completed after three weeks with no follow up from the City. Or a 

desk review approved then later not being approved by the City which caused $5,000 of earnest money 

to be lost on a land contract option. 
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Figure 81: New Single Family  Home Construction  

The picture above shows a 2 bed, 2 bath Tango Home built in the past several years which sold for 

$175,000. This is precisely the type of new single family home construction that should be facilitated 

and encouraged by the City. Kerrville worker households and first-time entry-level home buyers are 

begging for more of this type of single family product. This home was sold before it even began 

construction when an interested customer was desperate for a home and saw the drawings on a desk 

ŀƴŘ ǎŀƛŘΣ άL ǿƛƭƭ ǎƛƎƴ ŀ ŎƻƴǘǊŀŎǘ ŦƻǊ ǘƘƛǎ ƘƻƳŜ ǊƛƎƘǘ ƴƻǿ ƻƴ ǘƘŜ ǎǇƻǘέΦ !ƎŀƛƴΣ ǘƘŜ ƘƻƳŜ ƘŀŘ ƴƻǘ ŜǾŜƴ 

begun construction when it was purchased. 
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The home pictured above is another example of new single family homes that have been proven to be 

affordably built and sold in the $200,000 and below range. This home does not have a garage which is a 

great design component which allows for lower construction cost and therefore lower sale price. 

 

This sort of housing type and design would likely be very successful in an infill setting, in an established 

neighborhood where utilities and infrastructure already exist, perhaps on a blighted or vacant lot. 
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The picture above shows a new home under construction in Comanche Trace. These homes are not 

ǎǳƛǘŜŘ ŦƻǊ ƭƻŎŀƭ YŜǊǊǾƛƭƭŜ ǿƻǊƪŜǊ ƘƻǳǎŜƘƻƭŘǎ ŘǳŜ ǘƻ ǘƘŜƛǊ ǘȅǇƛŎŀƭ ƭƛǎǘ ǇǊƛŎŜ ƛƴ ǘƘŜ ǾŜǊȅ ƘƛƎƘ ϷнллΣлллΩǎ ǘƻ 

$300,000 and more price range. Only about one third of the homes in Comanche Trace have been 

purchased by non-retirees. This does not serve well as a model for new single family worker household 

development since the upscale finishes, design, large lot and wide lot lines between homes inherently 

increases the cost to build and therefore raises the sale price above what local workers can afford. 

  






















































