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EXECUTIVESUMMARY

Since 2010 Kerrvillgopulation grew byan estimated 1,690 net new residentdouseholds grew 801
net new households. Population estimates for 26h®w?25,012 current residents. Employment
estimates from 2018 showed 18,383 employed in Kerr County. NearlgetGewjobs were added in
the County from 2017 to 2018 and a total of 1,411 net new jgbee 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 appciation of housing prices, especially exissiggle familyhomes.

This high demand due largely to supply shortage and in part to job and population growth was identified
in all housing markets in Kerrvilkemultifamily, single familyrentals andsingke familyfor-sale homeg

which has increased prices (especially existinggéde homes) and competition for housing (especially in
the single familyand multifamily rental market) that has begun to weigh on local businesses and
prospective worker househds.

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 amour#5826
month), on average every year to two years.

Estimates fron 2017 showed there were 60% (5,894) owpnecupied 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 householi&errville.

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 pay¥gB@hore on housing costs
and 22% (1,343) of all owneccupied units in the City were paying 30% or more on housing costs.

Estimates showed that only 6% or 304 out of all owmerupied householders, 3% of all households in
the City are under 35. Thispresents a large opportunity to increase share of younger owner
households. There were 1,254 renteccupied households, 13% of all households and 21% of ewner
households.

Residents age 65 and over account for nearly 30% (6,938) of the 2019 KerrvilEesiropulation 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&errville 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 ovoreupied 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% sharespfgle familyhome ownership
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Total current housing demand estimates of @amnt 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 housahdl8%9
owner households for a total demand of 1,271 rental units and 1,7 #Sdt& 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 addefl kS G KNBS a{! Qas ¥Fdzidz2NE K2
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 lat activesingle familybuilders and housing developments in Kerrville with a grand
total of nearly 72®ingle familyiots in varying points in the development pipeline.

There are a total of 240 total multifamily rental units currently underway in two ipalevelopments
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 $20@@6 $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.

¢tKS /AGeQa SO2y2yeé Aa fI NBSteé ol aSR amyhoditisd f G K O N.
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 eoy#es 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 housiblsdldsve

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.

Cetain future job growth will exacerbate the gap between supply and demand for rental arsdier
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 Gityew 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
| AGéd ¢KS&S mMp SYLX 28 SNE | f 2 yénploi@edNB18,33¢ workarsp ® 0372

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 Cityor 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 findustries 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 Le28jd=ducational 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 employmén2018.

Ten of the twentyone 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 wegekbhge 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 688t 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 defjaliiv
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 monthsstmated 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 7,690 (dew 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 Kerfeils 46.51.

These are the main age groups for Kerrville in order of share of total City population: under@ge 21
24% (5,670), age 55 and ove42% (9,993) and age 65 and ogeét9% (6,938)

Hispanic or Latino make up nearly 30% of the population invHletr
The estimated average household size for Kerrville is 2.2.

Family households account for 62% and #iamily households account for 38% of all households in the
City with 2person (3,840) and-ferson (3,453) making up the most prevalent househddssi

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% (83f 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 tH#172018 school year was 5,019 and only grew by 93 students from
20162017 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% reduatiaverage 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 householaame 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 housad 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.

Kerrvillehas 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 awoteupied with the remaining 34% renters.

¢tKS fI NBSali aKINB oé &SI NodaAtildG 2F GKS SEAadAy3
1,892 (28%) owneoccupied homes in Kerrville are valued below $100,000. This stock of homes

represents irsome 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 Buesatilalalta

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) ownreccupied households and 40% (3,919) rertecupied households in
Kerrville.

Only 877 (22%)faenter 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 owmerupied householders arender 35. This
represents a large opportunity to increase share of younger ovimogiseholds.

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 $50,000lignnua

In Kerrville 27% (2,653) of households earning less than $50,000 per year are considebendmrstd
with housing expenses exceeding 30% of gross income.

Approximately 42% (1,627) of all renter occupied households were paying 30% or more on bosgting
and 22% (1,343) of all owneccupied 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 ino®wn housing, something only 9% of home owners did.

CDS :
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Housing Market Trends 9 Multifamily Rentals

Multifamily units account for 22% of the housing stock in Kerrville. This equates to an estinz28d 2
multifamily rental units out of a 2019 estimated 113ttal housing units in Kerrville. Aboul%

(1,546) of all units are conventional, 22%8¢) 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 duecttenant 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 currenterage 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 havéeen 1,54@nultifamily 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 Courtrly Epartments, which rent-bedroom units for $1,050

and $865, respectively.

Although there appears to be a significant stock of attacsiadle familytownhomes, patio homes,
duplexes and some triplexes and fourplexes) product, serving thealerandental 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 KernAllgo, 752 rentebccupied 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 arecurrently two separate multifamily projects underway in Kerrville.

One new project is the 120nit 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 wndconstruction 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 rentabwurrently underway will
provide needed rental units however they will only be affordable to the highest paid workers and
household income in the Cignd 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 forsale, made retention and hiring of workers very difficult.
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Housing Market Trends 0 Single family Rentals

Landlords receive multiple calls perydar listed and unlisted properties. They also receive heavy
internet, craigslist and Facebook traffic for rental inquiries indicating that demand is very strong.
Occupancy aofingle familyrentals was near 100% in interviews with landlords and propedpagers.
Demand forsingle familyrentals has been very strong over the lastZ2dmonths.

Currently the maximum time a unit stays vacant is around 2 weeks and that is usually due to unit
maintenance and upgrades. The inventonspigle familyentals ha not increased, and demand has
risen.Single familjhome 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 himtég 900sf. range and rent for
$900 to $1,050 per month. Renovatsihgle familyunits and duplexes are renting for around $1,050 to
$1,200 per month. Due to a large shortage of desirableséde homes priced $180,000 and below, this
too has increasedingle familyrenter demand, especially those with children or family members. Units
with 3 bedrooms are in very low supply and are priced $1-2D@50 with some higher end units

renting in the $1,500 to $2,000 range with the median price around $1,A@@ebedroom 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
andrefuse 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 difficat fandlords to determine rental rates in a conventional
manner of comparison.

'y AYUSNBAGAY3T FaLISOG dzyAljdzS (2 YSNNIAfESQa K2dzaA
by those recently graduating into sober living. There are many localeayioinal 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, theturn to the less formadingle familyhousing 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 meglegle familyrentals a very desired anucrative 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 enteainment, retail and accommodation and food services sectors by
providing an eager workforce. But, the housing shortage and in particular thestiggie familyrental

market, are beginning to make it very difficult for this population to secure housikgrville.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 9 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 anotheighlt 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 sgteng 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.

ThesinglefamifNB a A RSy G A f K2dzaAy3 YINJ SO Ay GKS YSNNIIACT §
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 shifteghtly 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 begitnging o
growth in the share of homes sold in the $200,08299,999 and $300,000 to $399,999.

Since 2011 home sales volume in the $200,08009,999 price range increased from 34 to 154 in 2018,
an increase of 354%.

Additionally, home sales volume in th8®,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
NBLINSASY G aSy i NEBiIAYSS SHfdge SIONER O Siamedieh s Senand@ndon® NNIJA £ £ S ¢
($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 abdiagepurchased
(many times in all cash transactions) by investors as flips or rentals.

The share of homes $200,00$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%899,999 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 decreas2d4 (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 thea€iBAd;113.

The correlated affordable price for that annual income is $180,000 and less. This price point is found in
the consistently shrinking $100,008199,999 price band, however, $180,000 represents the absolute
most someone making the 2017 mediamcome 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 hoesold 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 leekge 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 saletiligys 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) thgyothatial buyer will

likely seek housing elsewhere or seek rental housing in the very full (in the upper 90% occupancy
citywide)multifamily or single familyrental market. This scenario provides a glimpse of perhaps part of
the reason 66% of Kerrville wars 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 owaecupied households in Kerrville that were housing
cost burdened (30% anore household income spent on housing) in incomes $74,999 and below.

Since 2008 there were 5&Mhgle familypermits 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 saleskgs afv353
single familydetached home sales per years and about 30 home sales per month.

There are several local actigangle familybuilders and housing developments in Kerrville with a grand
total of nearly 72Gingle familylots in varying points ithe 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 avetgge®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 ttreate new infilsingle familydevelopment appear to require financial
assistance on infrastructure and lot costs in order to feasibly price newsinfile familyhomes 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 atirmated 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 householdes accounted for 55% (3,245) of all owstarcupied households and 22% (877) of all
renter-occupied households in the City. Of rentarcupied householders 65 and over 11% (430) were
housing cost burdened and 12% (733) of owoecupied householders 65 ader 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% sharesirfgle familynome ownership. Furthermore, the data shows
that 65 and over houseliders 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.
Neverthelesslocal real estate agents as wellsisgle familyrental 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 professionaingle familyrental investors Bs 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 spotsingle familywhole or partial homes used for vacation rentals likely will only
increase unless there are shdadrm rental ordinances to permit, track and regulate the presence and
share that whole home and partial home rentals play in the market.

Total current housig 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 base@d aonservative 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 7A 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 bascertained 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,B&cfanits.

Data estimates showed that 3,463 Kerrville workers as of 2015 lived gtéate 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 ovemtingt 24 months and a ratio from the past 4 years of
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could range from 151, 134 or 91 net new worker households.

A separate 1:1 ratio would create local siker 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 estimatesadgtdnfdened

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 amkgimar

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 rangé $1.15 to $1.26 per square foot.

This means that demand from net new jobs paying the lowest wages must be satisfied withankoet
based supply. This could take the form of new LIHTC rental unit supply, increased supply of new
Accessory Dwelling UnitADQUSs).

Next 24 months net new worker household creation demand and maximum rers#ier prices:

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

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

W 29ssingle familyhomes or retal units at maximum affordable price of $175,000 or $1,050 per
month

W 26 single familyhomes at maximum affordable price of $225,000 or $1,350 per month

W 7 single familyjhomes at maximum affordable price of $285,000

W 10single familyhomes at maximumféordable 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
followingHousing Strategic Plan actions.

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

Allow and encourage moderatgensityd YA A aAy 3 YARRE S¢é K2dzaAy3da | yR |
constructed more quickly and cheaply than larger apartment complexes.

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

Encourage the construction of enttgvel forsale homes omifill lots in alreadydeveloped 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 organizationcaminunity
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

9 Issue a cleartatement from City government and respected organizations that quality LIHTC
projects are welcomed.

9 Create a PFC to acquire sites and partner with multifamily developers to creat&dampt
mixedincome 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 qualitgesign standards.

6. Utilize Land Owned by Public Agencies, Institutions, and Philanthropic
Organizations for Workforce Housing Development and Preservation

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

9 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

1 Examine development and land use regulations to ensure rehab / recovery graduates can be
LINE JARSR al¥S FyR ftAQlI0fS aa20SN) K2dzaSa¢
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1 Enlist the participation of philanthropic and nonprofit groups to assist in provesml servicing
2F Ga20SN) K2dzaSaé¢ FyR NXyaAdAz2yAy3a 2F 3N Rdz
8. Examine other regulatory elements that affect development costs
Examine proposed development code to see if restrictive -istng 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 broadased community partnershipsreate a honprofit Housing Nagation and
Financial Education Program to help workers find appropriate and attainable housing and to prepare
first-time buyers for home purchase and ownership
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CDS COMPANY BIO

CDS Community Development Strategies (CDS) is a leading netiosialting 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 an@xperience 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 agvely involved in numerous professional and trade associations.
2. Providing clear, unbiased, and -tp-date solutions by employing the
most appropriate and costffective research methods.
3. Utilizing solutiororiented analysis teams to focus on each projecicoMMUNITY

assignment adapted to your needs. DEVELOPMENT
STRATEGIES

P
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INTRODUCTION PURPOSE OHFPLAN

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

result of the Kerrville 2050 Comprehensive Plan to comglate I KE R RVI I_ I_ E
updatedhousing study antiousingstrategic plan. 2050 )

This study contains the most recent research, findings, analysis, and suggés improvements related
to the housing market in the City of Kerrville. The focus of this study centers on the following questions:

1 Examination of the housing needs of the local workforce and provide general projection of
current and future worker busehold demand for both fesale and rental housing units
based on incomes of local industry workers, housing cost burdemameownerand
renter shares of total households

Assessment of active and planned housing developments

Analysis of existing housing supply characterigtisimgle familyand rental
Estimates of demand for conventiorsahgle familyhousing

Estimates of demand fanultifamily units

Diagnose reasons for supply shortages

=A =4 =4 =4 4 =4

Conclude on overall opportunities fdevelopingsingle familyand multifamily housing in the
Kerrville market area

1 Conclude on housingnit amount andprice ranges and rental rates needed for specific
income ranges of Kerrvillurrent and futureresidents and workers

1 Create a Strategic Pldor 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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Housing Study and Strategic Plan

As an outcome of the Kerrville 2050mjarehensive Plan, adopted in June of 2018, Mayor Bill

.t 01 0dNY Q&

GSFY FT2NXSR

iKS

ongoing efforts tcaddress workforcéousing in Kerrville.

Thetaskforce a

the data, information and processes applied in this report.

al é2NXna

2 2NJ F2NDOS

YI Ay NEf Shousiyig siNdy @as kIRrovide leadefshigiand accountability to

Mayor Bill Blackburn

Mayor of Kerrville

Gary Cochrane

CityCouncil, 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.
GrantGriffin 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

DrewPaxton Planning Director

Sherry Mosier

Manager for Strategic Initiatives

Source: City of Kerrville
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STUDYAREADESCRIPTION

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
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Kerrville is located in eastern Kerr County. It is 65 miethwest 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. Teas 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 ites 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 siflee following information and
tables display population and household counts for 2000 and 2010, in autitiestimated 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 datlire demographic figures were collected and estimated by
utilizing data from the following sourceld.S. Census Bureadimerican Community Survey, PCensus for
I ND+ASg6 OKSNBFTFUSNI NEFSNNBR (2 I Workfarce Goyhessizin ¢ 0 >
Labor Market Information, Quarterly Census of Employment and Wages (QCEW) Keityitle
KerrvilleChamber of Commerc€ityof KerrvillePlanning andevelopmentKerrvilleAssociation of
Realtorsand primary research completed by CDS Markeseldech

Thanks goes out to City Kerrvilleandall local businesses and othemtities instrumental in completing
this report.
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Population and Households

Table2 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

Papulation

City of Kerrville

2000

Census

20,336

2010

Census| PCensu

22,347

2019

2024
Projection

25,012

Change| % Changg Change

2010 to
2019

1,690

2010 to
2019

7.6%

2019 to
2024

975

% Change
2019 to

Kerr County

43,653

49,625

54,844

2,807

5.7%

2,412

Households

City of Kerrville

8,597

2010
Census

9,379

10,180

2024
Projection

10,635

Change| % Changg Change

2010 to
2019

801

2010 to
2019

8.5%

2019 to
2024

455

2019 to
2024

4.5%

17,813

20,550

21,865

22,932

1,315

6.4%

1,067

4.9%

Kerr County
SourcesU.S. Census Bureau, 2000, 20d@Isen/Claritas 2019, 2024 Estima¢d@Census for ArcView (hereafter referred to as PCensus)

1 Population increased moderately in tkity andCounty over the past Qyears.

1 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% (97#g&sidants)
from 2019 to 2024.

9 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.

1 Kerrville captured a 60% share of thetimated total population growth in Kerr County since
2010.
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Age Distribution

Table3 contains the breakdown of the population by age in Kerrville ldad County for 2019.

The total populatioras well as cohorts of 16 and over, 18 and over, 21 and over and 65 and older have
been identifiedalong with their respective percentages of total populatio2@19

T
1
1

Currently the median age of Kerrville is 48.8nd similarly 47.87 for th@ounty
The population is fairly older
These are the main age groups for Kerrville in order of share of@tygbopulation:
0 under age 2%, 24% (5,670)
0 age 55 and over 42% (9,993)
0 age 65 and over 29% (6,938)
Age 15 to 1Zohort 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

Total 24,037 100% 52,432 100%
Age 0to 4 1,247 5% 2,723 5%
Age 5t0 9 1,214 5% 2,718 5%
Age 10to 14 1,249 5% 2,824 5%
Age 15to 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 251to 34 2,444 10% 5,266 10%
Age 35 to44 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 65to 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

Table4 below shows the estimated 2019 ethnic makeup of Kerrville and Kerr County.

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

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

Table 4: Ethnic Makeup, 2019

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 Othé&acific 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

Table5 shows 2019 household size and estimated average household size for Kerrville and Kerr County.

1 The estimated average household size for the streyas are:
o Kerrvilleg 2.2
o0 Kerr County 2.3

9 Family households are the predominate household type of both areas accounting fan@B&9o
of households in each.

Each area has a similar share of nonfamily households ah8438%.

The most prevalent household sizes in Kerrville are:
0 2-person households with a 38% share of total households at 3,840 households
0 1l-person households with a 34% share of total housdshal 3,453 households

0 3-person households with a 12% share of total households at 1,271 households

Table 5: Household Size and Type , 2019

: Kerrville Kerr County
H hold S
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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Table6 shows households by presence of children, householder and presence of marriage in Kerrville

and Kerr County.

1

According to the data 75% of households in both study areas have no children ydozgéd 8

years old in their household while 25% did.

Kerrville ha25% 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 e or morepeople younger than 18, the majority anearried-couple
families followed byther family,femalehouseholder households in each study area.

Of households with npeople younger than 182%are married-couplefamilies.

Female householdermakeup about a third of households with no childrenboth areas.

Table 6: Household Type, 2019

Households by Type

Total Households

Kerrville

Count

10,180

Share

100%

Kerr County

Count

21,865

Share

100%

With 1 or morePeople 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 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, owahildren 633 10% 1,162 8%
Female Householder, no own children 566 9% 1,081 7%

Source: PCensus 2019
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Table7 shows past, current and future data for family househoMlliso the table shows families by

povertystatusin Kerrville and Kerr County.

1 Kerrville hasan estimated3% (839) ofotal household below poverty witt6% 670) below

poverty withchildren.

1 Families above poverty are approximatelg8 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

Family Households Kerrville
Count| Share

, 2019

Kerr County

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 20192024 4.61%| - 4.98%| -
Growth 20162019 9.13%]| - 6.53%| -
Growth 20062010 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

Table8 below provides 2010 and 2018ducational attainment data, which shows the highest level of
education attained by the 25 years and older population and chémge2010to 2019 in Kerrville

Owrall theCityhas seen a decrease in share of population Less thare@le,with increasesin | OK St 2 ND &
YR al & Saositive5i¢hIoNdBational attainment.

Table 8: Kerrville Educational Attainment, 2010to 2019

Educational Attainment 2010 2019 20102019
Count Share Count | Share \ % Change

Pop Age [PopAge25+ | 16,363 | 100% | 17,125 100% |

Less than 9th grade 1,354 8% 975 6% -3%
Some High School, no diplonjj 1,081 7% 1,358 8% 1%
High School Graduate (or GE 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

Table9 below shows enrollment in Kerrville Independent School District from 2012 to 2018.

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

Kerrville ISCEnrollment 20122013 | 20132014 | 20142015 | 20152016 | 20162017 20172018
Totals by Year 4,926 4,991 5,029 5,023 4,989 5,019

Source: Texas Education Agency

9 Current enroliment count for Kerrville ISD was 5,019.

1 Enroliment has increased by 93 studesitsce the 206-2017 school year.
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Household Income

Tablel0below 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.

1 In 2010 the most common income brackeKiarrvillewas $85,000 to $19,999with 18% (1,802) of
total households

1 The 2010 radian household incomfor Kerrvillewhen converted to 2019 dollars w&46,241
1 Approximately 8% 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% 3512 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 Householthcome* || $67,229] - $71,098( -

Median Household Inconte | $46,241] - $51,527] -

Sources: Nielson 2010, PCen20d$9, *2010 average and median incomes adjusted for inflation to 2019 dollars
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Tablellshows household income in both study areas for 2019. Once ighiould be noted thahverage
household income in 2019 is significantly higher than the median household ingbiole showshigher
concentratiors 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 tad$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

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

1 The greateshousehold 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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Tablel2 shows houseblds by income, average household and median household income absolute
change and perceage pointchangein sharedor each study area for 2010 to 2019.

Table 12: Household Income Change, 2010 to 2019

Household Income Kerrville Ker 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 Incomg -$3,217 - [| -$4,803 -
Median Household Income -$26 - [ -$4,069 -

Sources: Nielsen 2010 and PCensus 2019

91 Both study areas saw decreases in average and median household income from 2010 to 2019 when
adjusted for inflation.

9 Estimates showKerrvilleexperienceda decrease in lower to moderate household incomes in the
less than $15,00(15,000 to $24,99and $25,000 to $34,99@&ngeswhile the County
experienced an increase in households in these income ranges

1 KerrCountyexperienced a%reduction inaverage household income and an &duction in
median household incomigom 2010 to 2019Kerrville experienced a 5% reduction in average
household income and a 0.1% reduction in median household income.

1 The number of households in upper middle class @fldent income ranges from $75,000 to
$499,999 increased substantially from 2010 to 2019.

1 The correlatingnaximum monthly rent anébr-sale home price affordable to the 2019 median
household income iKerrvilleof $46,215 i$1,155 maximum monthly rent a%$190,000
maximum home pricéseeTable76 and Table59 for incomes and wages associated with
maximum affordableental unitand forsale homeprices).

1 As households are added to the City keen attention should be keptages and household
income offuture job andhousehold growth data in order to track the demand and supply of
new housing units affordablattainableto the most common incomes for new households.
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Tablel3 shows households by income, average household and median household income projections
for 2024.

Table 13: Household Income, 2024

TotalHouseholds 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

1 Estimated projections for 2024 show the City addif§households as well ascrease ofmedian
and average householdcomes a positive sign for theommunity.

1 Projections to 2024 show average household income increasing to $66,256, 3.5% growth.
1 Median household income projections for 2024 show 2.6% growth from 2019 estimates to $47,457.

1 ltis important to keep in mind that the majority of higher inoetmouseholds in most cases are
older in ageas one might expecaind in Kerrville many times they are retired or receiving residual
income and not locally employed.

1 The 2024 income projection does not expect the distribution of income levels to altdr frwun
2019 estimates. This trend could be altered depending omtiges andncome levels of neyobs
and worker householdsreated in the City from 2019 to 2024.
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Tablel4 displays the employers that provide the economic foundatioKefrville As ofJuly2019, there
were an estimated,380employees working at the largesb businesses in the Cityhe employers in
the table below alone represer9.3% ofKerrCounty 2018 employment dfg8,383workers.

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 Hospit 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
WakMart 250 || Department Stores
[ 26SQa 130 | Department Stores
Mooney International 112 || AdvancedManufacturing/Aviation
FoxTank 108 | Industrial Manufacturing
Home Depot 92 | Department Stores
Hobby Lobby 50 || Department Stores
Total 5,380

Source: KerrvillEconomidDevelopmeniand CDS Community Development Strateglak2019
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Occupation of Residents

Tablel5displays employment by occupation for residents age 16 amerah 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 thel@iKerrville almost 60% of
residentsare employed inWhite Collar occupations.

1 Kerrville has about 9,730 residents age 16+ working

1 The top occupations for residents of Kerrville are:
o Office Administration and Support (1,341), Management (935), and Sales/Related (924)
0 These occupationaccount for 3% of the 9,730 employed residents in Kerrville.

9 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%
FoodPrep/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 OccupatiGhassification

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 Statemimployment rates since
2008. Unemployment foKKerr Countywas3.2% in 208 while the U.S. and Texas was 3.5%.

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

10%
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N/ S

2%
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= Kerr County Texas USA

Source: Texas Workfor€ommission 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

I/ 2YYAEa24aA2yQa vdzZrk NISNI & /Syadza 2F 9YLX 2edd@tdSyd I yR
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 sourdetleaCounty 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) Codeals@ssorted 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 elsewtsheuld
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 analyzegt |t the section.
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Table 17: Employment by Industry 0 Yearly Average & Kerr County

In Order of 2018 Largest to Smallest

62 Health Care and Sociassistance 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 Servicegexcept Public Administration) 758 765 751 764 755 657 678 717 651 639
56 Q‘i’:g;Zﬁet;"teaizdRse‘ﬁggigt;”ndg’: o 612| 72| s3s| 72| ses| s08| s23| s13| 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
4849 | 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 a7 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 Cendtmployment and Wages (QCEW)
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Table 18: Establishments by Industry 0 Yearly Average & Kerr County

In Order of 2018 Largest to Smallest

Housing Study and Strategic Plan

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 7 75 74 74 76 79 73 76 82
% | Wanagement and Remediaton Sences B| 7| eof e 3| w| 7| 7| 7| 8l
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

3133 Manufacturing 49 45 44 44 47 50 48 45 a7 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 Workfor€@mmission Quarterly Census of Employment and Wages (QCEW)
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Table 19: Average Weekly Wages by Industry & Kerr County
In Order of 2018 Largest to Smallest

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 Q‘;r:;';]'Zﬁfgf;%i“ﬁgg;&”ndg’z o $838 | $856| $894| $1,116[ $1,002| $930| $1,014( $1,114| s019| $937
53 Real Estate and Rental ahdasing $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 Quartedgsus of Employment and Wages (QCEW)
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Industry Sectors

Thefive largestindustrysectois by employmenin Kerr County are:

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

Services an@€onstruction.

Combined, thesé@ve industriesemploy 12,592 workers whickccount for68% of all jobs in the County.

A total 0f18,383jobs are located in Kerr County, along with13establishments.

Table 20: Industries Ranked by 2018 Employment

0 Kerr County

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
Administrative and Support and Waste
8 Management and Rerr?er:)diatiorvs 626 3% 81
9 Public Administration 578 3% 70
10 Professional, Scientific, and Technical Service 551 3% 55
11 Finance and Insurance 438 2% 51
12 Real Estate and Rental ahdasing 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 Employmeiieaed (QCEW)
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Industriesin Kerr Countyver the last 10 yearsaw moderate employment growth rate of 6.4% (1,107)
net new employeesindividually, however, growth rates vary significantly, and some industries have

even shrunk theiemployment. 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
In Order of 2002018 Largest Total Growth

0 Kerr County

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 Suppoirt gnd Wa§te 113 118 14 22 0% 23 90 239
Management and Remediation Services

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 Service! -57 -24 -12 -9.4% -4.2% -2.1%
Utilities -4 -15 -13 -3.6% -12.4% -10.9%
Arts, Entertainment, ané&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:

0 Manufacturing (554), Construction (458ccommodatiorand Food Services (447),
Retail Trades (118) arriculture, Forestry, Fishing and Hunting (46).

Among the top employment industries, the most impressive gromathswere found in:

0 Manufacturing (71%), Construction (46%), Accommodation and Food Services (24%) and
Retail Trade (4%).

In the last three yearg79 employees were added the five largestnumbers of employees the

following industries; 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 6 Kerr County
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Figure 23: Cumulative Employment Growth Rate in Top Ten In  dustries d Kerr County
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years. Exceptions includgonstruction, Utilities, Accommodation and Food Services and Health Care and
Social Servicashich have allexperiencedslightemployment swingsOf those, only Accommodation
and Food Servicemd Health Care and Social Services leen at least 10% of total employment since

2008.

Health Care and Sociassistancénas 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
AaKIFNB 2F SYLX 2eYSyi

employment since 2009 from 10%t0 9.4%i A f A G A Sa Q
percentage points from 6.1% to 8.1%.

Construction, Utilities athAccommodation and Food Serviaae the only industries thdtave seen
positive employment gains whildealth Care and Social Servigether Services, Except Public
Administration and=inance and Insuran@xperienced a consistent loss in share of tetalployment

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
In Order of2018Largest to Smallest

0 Kerr County

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%
RealEstate, 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 Employmaiieaed (QCEW)
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Wage Profile and Projected Growth

Ten of the twentyone industries in Kerr County pay average weekly wageore than $1,000 per
week and the averageeekly wagdor all industries combined 982

o Professional and Technical Servickk 347, Manufacturing $1,299, Finance and
Insurance $1,257%, Public Administratiorts,103, Information $1,085, Wholesale
Trade $1,067, Mining, Quarrying and Oil and Gas Extract®ind5J), Management of
Companies$1,049, Health Care and Social Assistalf#l,047), Construction§1,030,
Utilities ($993) and Transportation and Warehousin@%8) all pay above the average
weekly wage

o Administrative and Waste Service98%), Real Estate, Rental and Leasirgp(p
Unclassified ($92), Agriculture ($04), Arts ($82), Other 8rvices($661), Educational
Services($653), Retail Trad€$619 and Accommodation and Foode&ices($454) all
pay below the averageeekly wage

Multiplying these average wages by the number of employees provides an interesting perspective on
the economic impact of these different industri¢¢ealth Care and Social Assistaaséhe largest
employer provides the greatest economic impakite nextargest wage payer is Retail Trade.

Table 25: Industries Ranked by 2018 Average Weekly =~ Wages 06 Kerr County

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 PublicAdministration $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 Warehousin|  $958 238 30 $228
13 Administrative and Waste Svc $937 626 81 $587
14 Real Estate, Rental, and Leasin] $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 increabatihg each period analyzedlbeit very moderatelyat a
total growth rate for all industriesf 11.4% since 209,

1 Nineindustry sectors had negative wage growth in one of the three; Gvéen-year periods

shown below.

1 Mining, Quarrying, and Oil and Gas Extractdanagement of Companies and Enterprises

Wholesale Tradand Informationexperienced the greatest perceand total increases in

averageweeklywages over the last three years.

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

Educational Services, Accommodation and Food Services and Unclassified all experienced
decreases in tal growth of average weekly wages within the past three period.

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

Leasing, Health Care and Social Assistance and Finance and Inbactioe greatesgrowth
ratesin the pastfive-year period.
Table 26: Average Weekly Wage Growth by Industry

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

d Kerr County

Growth Rate

Industry
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 Administratior $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 Servit $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 ar@as 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 bemixedover the past three years, total wages paid out has
increased as employment has grown in Kerr Cp@xtcept in Wholesale Trade and Manufacturing

1 Among major industries Construction, Wholesale Trade, ManufactuFinagsportation and
WarehousingHealth Care and Social Services, Educational Services and Accommodation and
Food ServiceBave seen the most impressive combinationaifil wage growth.

1 Mining, Quarrying, and Oil and Gas Extraction, Unclassified, Ret@ &sthRental 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.

1 Out of the industries in the top 10 in totalagegrowth oer the pasthree-yearperiod only
Health Care and Social Assistance, Construdidacational Services and Accommaodation and
Food Services employ 1,000 or more. This means that the remaining six indwbidbsaw the
greatest total wage growtin the past three years were concentrated to just 10% (1,701) of Kerr
Countyworkers 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

0 Kerr County

In Order of 2008@019Total Growth Largest to Smallest

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%
RetailTrade -$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 Administratior $6 -$4 $50 1.4% -1.2% 13.5%
Professional and Technicaérvices -$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 QOil and Gas Extractig $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.

1 Health Care and Social Assistahas contractedt.7 percentage points over the past 10 years,

while Constructbn and Utilities eaclyrewby 2.8 and 2.4oints, respectively

f  Only two industries pidout 10% orA NB I 4 SNJ 2 T (i KHealth Qadzénid Sazial
Assistancand Retail Trade

1 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 ~ d Kerr
County

In Order 0f2018Shares Largest to Smallest

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 andechnical Services 4.3% 55%]| 6.0%| 5.7% -1.4%
Public Administration 3.7% 41%| 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 Pulidministration 2.4% 29%| 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% 15%| 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 Enterprise{ 0.3% 0.3%| 0.4%| 0.4% 0.0%
Mining, Quarrying, and Oil and Gas Extracti| 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 éhallenge, 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, ang/éam historical periods.

Over a tenyear period, this could result in an average weekly wage increask @$ equivalent to the

one seen from 208-2018.

Table 29: Projected Average Weekly Wage Growth by Industry

o Kerr County

In Order of Forecast Growth by 2026 Largest to Smallest

Forecast Year

Forecast Growth Historical Base

2018

Historic Growth Rates

33.4%

Finance and Insurance $1,257 $1,354 $1,438 $1,677 7.7% 14.4%

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 Enterprisey $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 Administratio] $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 Extractij $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 larg@stiustries 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
Avg. Weekl

Industry ‘ Employment %Nage y
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 Putidministration 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)

1 The ten largest industry seamemploy 89%16,325)of the 18,383workers in the County.

91 Five of the largest industries pay greater than the average weekly wage and five pay less than
the average weekly wage.

1 The five industries paying below the miminurage employ 8,184 workers, 45% of all workers
in the County.

1 Overall 49% (8,919) of Kerr County workers make less than the average weekly wage.
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Figure31 below provides a concise snapshot of total job growth by industry in Kerr County fra@id@00

2018 as well as their 2 average weekly wage which has been indexed in order to understand which
industries employ the most workers and their relative wage sddie.size of each bubble represents its

amount of employment.

Figure 31: Total Employment Growth (2008 -2018) and Average Weekly Wage
Index (201 8)

Indexed Wage
0.6

Professional and Technical Svc

Utilities

Public Administratio .
Information

Management of Companies
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Wholesale Trad
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Real Estate and Rental an Administrative and Waste Svc

Leasin -
9 Unclassified
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-0.8

Source: Texas Workforce Commission Quarterly Census of Employment and Wages (QCEW), CDS Community Development Strategies

CDS 48



I KERRV”_LE Housing Study and Strategic Plan

2050)

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 dwipka 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 Assistaribe largest employer, does pay a moderate wage but has lost jobs in
the past D 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 haveevenexperiencecemployment loss

Table 32: Kerr Cou nty Industries Paying Greater Than Average Weekly

Wage, 2018
\ \ Avg. Weekly
Industry Employees Wage

Professional, Scientific, and Technical Serv 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 Extracti 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)

1 There were twelve industry sectors employing 9,48%kers with an average weekly wage of
$942 or greater.

9 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 growtbverthe past 10 year# industriespaying below the average weekly

wage, such as Retail Trade and AccommodatimhFood Servicesreates demand for affordable

housing due to the low hourly wage®®5$15/hour) these industries generally pay. The need for
affordable workforce housing in Kerrville is greatest for the workers irargest andastest growing
employmentsectors ofRetail TradeAccommodation and Food ServicEslucational Servicesd

Health Care and Social Assistance. Sbusgnesses that we interviewed for this study cited a lack of
rental and forsale 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

Figure33below shows the 2015 inflow and outflow of those employed in Kerrville. The dark green
arrow indicates workers employed in Kerrville yet Iegside. 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

5
@y
""L

Source: US Census Bureau, Center for Economic Studies, Longitudinal Emplsgrold Dynamics (LEHD), OnTheMap

Table34 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 Ksouilie

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 outsitie 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 Outsi 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 Outsig 5,186 56%
Living and Employed in the Selection Area 4,075 44%

Source: US Census Bureau, Center for Economic Studies, Longitudinal Eriplsedrold

Dynamics (LEHD), OnTheMap

The share of residents working in Kerrville yet living outside the City provide an opportunity to
understand their housing and quality kife 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 Kerntiligigg

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 andaiatworkers 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 modeesand 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 Keretilleiyg 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 Schreineetditivsoutheast 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 |

10 and Sidney Baker Blvd.

The amount and quality of connectivity via walking and biking paths between the employment nodes
YR K2dzaAy3 y2RS&a Ay
Not to mention human healthsafety 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

Kendall
San Antonio
151
Uelds (80}
=gl ”
Source: US Census Bureau, Center for Economic Studies, Longitudinal ERplsgirold Dynamics (LEHD), OnTheMapSource: Longitudinal Ertidmgsrhold Dynamics

(LEHD),

Table 36: Distance 6 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 Erplmgdrold Dynamics (LEHD), OnTheMapSource: Longitudinal
EmployerHousehold Dynamics (LEHD),
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Table 37: Zip Codes Where Kerrville Workers Live, LEHD 2015

Where _Workers Count Share
Live

All Zip Codeg 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 Emplsgdrold Dynamics (LEHD), OnTheMapSource: Longitudinal
EmployerHousehold Dynamics (LEHD),
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Kerrville Workforce Analysis

Average annual employment data from QCEW for Kerr County in2@487,923. The LEHD data for

Kerrvillein 2015 shown in the table above shoas estimatedl2,140 employed in the City. This
RSY2YA0GNIGSa YSNNIDATESQa Sailtin2016 8aR 6850KThexdoreXoF Y S NINJ
0KS LldzN1J2asS 2F GKA&a addzRe /5{ @Attt laadzyS GKIFG YS
workers.An estimated 3380employees working at the largest 15 businesses in the City alone represent
nearly29.3% ofKerr 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 retal and forsale housing fopresents 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 behefiCounty and City from the
building up of the local tax basad 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 wgekhge and overall 49% (8,919) of Kerr County workers

make less than the average weekly wage. Wil bf the jobs in the County as of 20&ingin

industries that paid less than $942, the average weekly wigerville must be considered a moderate
wageCity. 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 andhAamiation 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 ithe 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 housingust be emphasized and understadeirst,muchof the job gowth

in Kerrville in Health Care and Social Assistance, Retail Trade and Accommodation and Food Services has
02YS Fa F NBadAd 2F YSNNDAtESQa LJ2LJzA F NAdGe& Fa | N
vacationers. Therefore, retiree hoeisolds and investors seeking revenue by producing tourist housing

spaces in and around the City have increasingly absasingte familyhousing stock. Additionally,

retirees and tourists have helped spur increased demand for healthcare, accomodatiomoainainid

retail services, which in turn creates more demand for wotk@sseholds seekingental and forsale

housingin and around KerrvilleReports from real estate agents and multifamily operators stated

multifamily rentals were almost all full aroundhé¢ entire region of Kerr and other nearby counties.

This has already begun to create a negative feedback loop as top healtretarkand food and
accomodatioremployers in the City arieoubled 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 anel fudrkers
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 creati@mver 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 estimatest 58w 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 thepay grade they are estimated to paygeated in the next 24 montha order to determine
household and housing demand during the next 24 moritheust be understood that this number of
net new jobs and therefore net new households and housing unit demamesents 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 otlee 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 foddesemaployers fear
that the lack ofingle familyand multifamily rental units for local workerbas already made retaining
and hiring new workers a challenge and worry that current and future employment and business
expansion may be seriously harmed.

Datafrom LEHD showeithat as of 2015, 66% all workers lived outside the City limitsxd 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 houseld costs it must be inferred that these costs hurt

g2N] SNRAa | 0Af AG@& wvibXerscah affarilOusk@ctimerty/ tReib enfpléySght the

employer and employee both benefit greatly. Transportation, healthcare and education costs are areas

thatOF y @I NB 3INBFdGfte FNRY LISNER2Y (G2 LISNER2Y FYyR | ¥FFS
housing costs alone in differing ways. Local economic development will benefit in the short and long

term from facilitation of increased housing supply affordaldddcal workers located in and around the

City.
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Kerrville Housing Characteristics

The followinghree tables present information regarding the housing characteristics and trends in
Kerrvilleand KerrCounty for comparison purposes. The majority of thisrimation 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, isreelbrted data. While this can generate minor anomalies

(such as are present in the dabn 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 egtimat

Table38 shows the type and number of housing unitd<errvilleand KerrCounty.

1 InKerrville 66% of units are estimated to be ownecupied with the remaining 34% renters.
1 Approximately67% {7,584 ofKerrvilleQ &
1 About84% of alkingle familydetached housing units are owner occupiégdréd4 leaving %

Table 38: Housing Type s, 2019

Household Income Kerrville Kerr County
| %o Cou | %o

Count 9 nt 9
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%
5to 19 Units 964 8% 1,155 5%
20 to 49 Units 300 3% 343 1%
50 or MoreUnits 296 3% 391 2%
Mobile Home or Traile 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

(1,279 assingle familyrentals.

1 Duplex, triplex and fouplex units account fo8% 881) of all housing units in the Cityhile
mobile homesaccount for5% 696) and attached apartmentaccount for 86 937).

f  According to the estimatestmut 11% (,223 ofKerrvilleQ & K 2 dz& A yrBccupugghikelst
alldue to blightas field research did not discover any availablestde or rental housing

developments not close or at full occupancy.

K 2 dzi A dirle tayfilidétached. NB
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Table39 contains the 2019 estimate of the age of the existing housing stad€krirvilleand KerrCounty.

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 Builf  1980t01989 | 1980 to 1989

Sources: PCensus 2019

1 Thelargest share of the existing housing was constructed in 18z 1Q24%) 6

1 About63% ofKerrvillehousing units were built before 19987% of units were built from 1990
to present.

1 Approximately 22% of Kerrville housing units were built since 2000.
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Housing Value Trends

Table40O2y G Aya RFEGE y2G oFaSR 2y FOddzrft GNIyalOlAzy
of housing unit value. In somesss, owners may tend to over or undeslue homes for a variety of
reasons. Nevertheless, the data can provide an estimate of the value of @egnepied units.

1 An estimatedL,892(28%) ownefroccupied homes iKerrvilleare valued below $100,000.

9 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.

1 Mapping and targeting these units could provide increased opportunitiesdosing,
infrastructure and amenities improvement in core neighborhoods as well as housing renovation
or rebuilding on existing lots and infrastructure which can play a vitaimgheoviding more
attractive, affordably priced fesale and rental units.

Table 40: Housing Value, 2019

~ Housing Value Range KerrV|IIe Kerr County
Count | Share

2019 Est. Owner Occupled 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 Owne®©ccupied Housing Unit Valug $172,238 $172,748

SourcePCensus 2019

1 The greatest number of ownearccupied housing units by value are within tH208,000 to
$299,999 cohort which accounts f@6% (1,669 of all owneroccupied housing units ikerrville

1 The next greatest number of owneccupied housingnits by value are within the $100,000 to
$149,999 cohort and accounts fo% (L,051) of all owneroccupied housing units ikerrville

1 Approximately57% @,812 of owneroccupied units in the City are valued at $199,999 and less
and 4346 @,932 of owneroccupied units ifKerrvilleare valued at $200,000 and greater.

1 The median owneoccupied housing unit value féterrvilleis $172,238
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Estimated Housing Cost Burden

This section provides a quantitative perspective on the potential demand fordatble 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 constitugeburden to a particular household.

Transportation, healthcare and education costs are areas that can vary greatly from person to person
FYR T FFSOG || K2dzZASK2f RAQ LRNIAZ2Y 2F AyO02YS aLSyi
other reasonghe 30% standard may not be the most accurate but at the least it does provide an

indication of the scale and specific price poinéeded to facilitate an increase in supply of-fale and

rental housing unitén highest demand

Because th&errvillehousing market operates in a larger market context for both demand and supply,

CDS has included courvel data for most categorieKerrCountyrepresents a reasonable

approximation of the gener&errvillemarketsincealmost hal2 ¥ G KS / 2 dzddiate éated 2 dza S K 2
in Kerrville

The data in the following tables has been sourced fraf Census Bureau American Community Survey
20175-Year Estimates, the most recent demographic data from tf&e@énsus Bureau. Newly released
2018 data are anticipateth be released in September 2019 which can be applied to these tables to
provide anupdateas well as trackistoricaltrendsof householdin Kerrvilleand KerrCountyeach year
new data is released.

In this section, we will examine housing affordabilising 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.

Payng 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 quiokbact 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 emplayeevealed that in 2019 a growing number of lower wage full
GAYS 62N]J SNA ¢SNB aSS{Ay3 FT22R lFaaraidalyoS G2 YSSi
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Overall Household Income Profiles

As of 2017 about 48% of Kerr
County households were
located within Kerrville.

Kerr Countyhad a higher
median householihcome
than Kerrvilleby $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 ownersand 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 torental 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 Countputside
the City limits.

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

City earn less.

Kerrville ownetoccupied households outnumbered renteccupied households and median household

Table 41: 2017 Household Income by Tenure

Households

Kerrville

Count

Share

Kerr
Count

Share

Total Households 9,813 | 100%| 20,580| 100%
Median Income $44,113 $48,698
Owner-Occupied 5894 | 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
RenterOccupied 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

income was higherraong owners than renters by a large margin.

Source: U.S. Census Bureau, 20087 American Community SurveyrBar Estimates
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Inboth Kerr County and
Kerrville, theUnder 25
Years an@5-44 Years
havelowerincomesand
number of households
than the45-64 and 65
and Over age ranges.

In Kerrville 55% of
households earn less
than $50,000 annually,
while that number i$1%
for the County overall.

Table 42: 2017 Household Income by Age of
Householder

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%
2544 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%
4564 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%

CDS
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Kerrville has a significant share Table 43: 2017 Household Income by Household Type,

o:‘dhouseholders 65 years and Under 65 and 65 and Older
older.

Approximately 42% of
Y SNNIA £ £ S Qatveak 2 dzam |~ Carve

Under 65 Years 5,691 58% 12,085 59%

65 year or older householder. Less than $25,000 1234 13%| 2,508| 12%

Households in Kerrville 65 and $25,000 to $49,999 1,660 17% 3,242 16%

older making less than $50,000 $50,000 to $74,999 1,204 12% 2,370 12%

made up 25% of all $75,000 to $99,999 667 7% 1,594 8%

households $100,000 to $149,999 464 5% 1,429 7%

’ $150,000 or more 462 5% 942 5%
Households in Kerrville under

65 making less than $50,000 65 Years and Older 4,122 42% 8,495 41%

made up 29% of all Less than $25,000 1,107 11%| 2179 11%

households. $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, 20087 American Community SurveyfBar Estimates

CDS 62



| KERRVILLE

2050)

Housing Study and Strategic Plan

Family householdshade up
60% ofall households in the
City.

Family householdsad
significantly higher incomes,
even greater than the overall
median household income,
than nonfamily households in
the County and City. Thigas
likely due in large part to the
ability of family households to
pool incomes.

The presence of nefamily
housetolds 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 practicén some

multifamily complexes as well as in private residences of friends and family mengspecially for
certain workers and clients of local businesses in the health and social serefadsand food and

accommodation industr secors.

Table 44: 2017 Household Income by Household Type

Households Kerrville Kerr County
Count Share

Total Households 9,813 100% 20,580 100%
Median Income $44,113 $48,698

FamilyHouseholds 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, 22087 American Community Survey/Bar Estimates

Nonfamily households in Kerrville dahe lowest median household incomes in both areas wiiels
below the overall median household income.
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Housing Cost -Burdened Households

As one would expect, lowéncome households paa high percentage of their income for housing at
higher rates than highencome households.

Roughly28%
(2,738 of
owners out
of all
households,
46% of all
owner-
occupied
households
earredless
than
$50,000and
11%(1,11)
of all
households,
19% of all
owner-
occupied
households,
making
$50,000 and
lesspaid
30% or
greater of
their
income in
housing
costsin
Kerrville

Table 45: 2017 Housing Costs as a Percentage of Household Income o
Owner -Occupied Housing by Income

Owner-Occupied Kerrville Kerr County
Share of Share Share of
Owner- of Owner-

Occupied Total Occupied
Total Housing Units 9,813 100% - | 20,580| 100% -
Sr‘]’;’t';er'o‘:wp'ed housing | 5804 |  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 1% 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% 1% 590 3% 1%
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, 20087 American Community Survey/Bar Estimates

This droped considerably as incomes increase from there, with very few home owners making more
than $75000 paying greater than 30% of their income for housing.

Particularlyowner-occupiedhouseholdsat $35,000 and below should be the primary target market if
crafting policy or interventions to address affordability and housing cost burdesxisting anduture
home owners in Kerrvill&here were 971 households in Kerrville $35,000 and less who paid 30% or
more on housing, 16% of all owreccupied households and 10% of total households in the City.

In Kerrvillel,343home owneroccupied unitsvere housing cost burdened ari857in Kerr County
were housing cost burdenedhich represented 14% of total housing units in each study aneb23%
of all owneroccupied households in Kerrville and 19% of all owswmupied haiseholds in Kerr County
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As with home owners, low income renters tend to be considerably morelosiened than higher
income renters.

However, the burden is even more pronounced for renters at all but the highest incomes.

An estimated Table 46: 2017 Housing Costs as a Percentage Of Household Income
16% of total 8 Renter-Occupied Housing by Income
households, 41%
of rental RenterOccupied Kerrville Kerr County
households in . Sh?re ihare of ihare of
Kerrville are ount| o enter enter
: Total [ Occupied Occupied
housing cost -
burdened Total Housing Units 9,813| 100% 20,580 100%
About 25% RenterOccupied housing unit§ 3,919| 40% 100%| 5,920 29% 100%
(2,440 of Less than $20,000 957 10% 24%]| 1,248 6% 21%
renters outof Less than 20 percent 46 0% 1% 46 0% 1%
total 20 to 29 percent 36 0% 1% 40 0% 1%
0, 0, 0, 0,
households62% 30 percent or more 875 9% 22%| 1,162 6% 20%
of all rentek $20,000 to $34,999 911 9% 23%| 1,368 7% 23%
) Less than 20 percent 13 0% 0% 89 0% 2%
occupied 20 to 29 percent 277 3% 7%| 394 2% 7%
households 30 percent or more 621 6% 16%| 885 4% 15%
earned $50,000 |™$35,000 to $49,999 572 6% 15%| 830 4% 14%
or less and 8% Less than 20 percent 133 1% 3% 220 1% 4%
(1,542 of 20 to 29 percent 393 4% 10% 497 2% 8%
renters out of 30 percent or more 46 0% 1% 113 1% 2%
total $50,000 to $74,999 689 7% 18%| 883 4% 15%
households39% Less than 20 percent 293 32/0 72/0 387 22/0 72/0
of allrenter- 20 to 29 percent 311 3% 8% 394 2% 7%
occupied 30 percent or more 85 1% 2% 102 0% 2%
: ph d $75,000 or more 41| 4% 11%| 686 3% 12%
ousenolas, Less than 20 percent 361| 4% 9%| 588 3% 10%
making$50,000 ™ 5615 29 percent 80| 1% 2%| 98 0% 2%
and lespaid 30 percent or more 0 0% 0% 0 0% 0%
30% or greater Zero or negative income 44 0% 1% 46 0% 1%
of their income | No cash rent 305 3% 8% 859 4% 15%

in housing COStS Source: U.S. Census Bureau, 22087 American Community SurveyrBar Estimates
in Kerrville.

Note that15%(1,496)of rentersout of total households, 38% of renters out of all renter househwoids
Kerrville makindessthan $35,00(pay 30% or greater of their income in housing costs.

For home owners those figuregere 10% of total householdsid 16% of all owner households in the
lowest two income brackets in th@ty andCounty. As this data is divided into income brackets, this
suggests that renting is generally more expensive than owning in Kerrville.

CDS 65



| KERRVILLE

2050)

Housing Study and Strategic Plan

Renterhouseholdsage 35
to 64 hadthe largest
shares of their income for
housing in Kekxille, 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 perhapsnore
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.

Overall42% of all renters
in Kerwille (1,627 were
housing cost burdened
and % of all owners
(1,343 were housing cost
burdened.

Intotal 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 & Kerrville Only by Age

Kerrville

RenterOccupied

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 ove 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, 22087 American Community SurveyyBar Estimates
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Overall Table 48: 2017 Housing Costs As A Percentage of Household
householders Income & Kerrville Only by Under 65 and 65 and Older
younger than 65
made up 58%
(5,691)of all -l - 1 91 - | 9 = |
householdsvhile Total 3,919 100% 5,894 100%
householders 65
and older made up | Householder 65 years and youngeg) 3,042 78% 2,649 45%
42%(4,122)of all Less than 20.0 percent 711 18% 1,460 25%
households in 20.0 to 24.9 percent 392 10% 305 5%
Kerrville. 25.0 to 29.9 percent 442 11% 255 4%
30.0 to 34.9 percent 257 7% 108 2%
Among rentef 35.0 percent or more 940 24% 502 9%
occupied Not computed 300 8% 19 0%
households 78%
(3,049 were 65 Householder 65 years and over 877 22%| 3,245 55%
years and younger | |ess than 20.0 percent 135 3%| 2,089 35%
and 229%877) 20.0 to 24.9 percent 101 3% 209 4%
were 65 yearsand || 25,0 to 29.9 percent 162 4% 214 4%
over. 30.0 to 34.9 percent 61 2% 138 2%
Among owner 35.0 percent or more 369 9% 595 10%
occupied Not computed ‘ -49 1%. 0 0%
households 45% Source: U.S. Census Bure2d] 32017 American Community Survey'dar Estimates

(2,649)were 65 years and younger and 583245) were 65 years and over.

The greatest rates of housing cost burden (households paying 30% or more) fcamtbén the renter
occupied 65 years and younger households, which made up 31% (1,197) ofaetupied households.

The lowest rates of housing cost burden can be found in the restteupied 65 years and over
households, which made up 11% (480)enter-occupied households.
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Owners

About14% of home owners
with a mortgage in Kerrville
and16% inKerr County pay
30% or greater of their
income on housing costs.

In Kerrville9%of housing
units without a mortgagend
Kerr County8% without a
mortgage pay 30% or more
on housing.

For those without a
mortgage, housing costs
exceed 30%t lower ratesas
what is typically the largest
cost for owned housing is no
longer a concern.

Approximately15% 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 beeable to pay
off their home and enjoy a
comfortable level of
affordability while owners

Table 49: 2017 Monthly Owner Costs as a Percentage
Of Household Income

Kerrville Kerr County

Share
Total 5,894 100%] 14,660| 100%
Housing units with anortgage 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 unitswithout 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%

with a mortgage, presumably Source: U.S. CensBareau, 2012017 American Community Survey'bar Estimates

those that are more recent

owners, are facing high margins of income dedicated to housing cost than longtime owners which may

lend to the inceasing price of new homes in Kerrville and Kerr County.
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Of all owneroccupied units in Keville 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 yeaasd

65 years and ovdrouseholdergroups

The estimates show that only 6% or 304
total owneroccupied househders 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 gapor lack of
attractiveness or opportunities enticing to
this age cohort.

As one would expect, the share of home

Table 51: 2017 Monthly Owner Costs Greater
Than 30% Percent of Household Income by

Table 50: 2017 Monthly Owner Costs Greater
Than 30% Percent of Household Income by

Age

Owner-Occupied

Total 5,894 100%
Total In AgeRange 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 ovd

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 ovd 733 12%

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 moreof 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 Bure2] 32017 American Community Survey'Bar Estimates

owners paying 30% or more of
income for housing falls as
household incomes increase.

Of those makingess thar35,000
that pay 30% or more of their
income on houimg, 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 éémand for affordable
housing is likely much greater than
shown in this report.
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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% ofKerrvillerenter
householdspent50% or more
of their income on housing
something only9% of home
owners do.

The median gross rent as a share
of income for Kerrvillevas
28.7%.

Table 52: 2017 Gross Rent as a Percentage Of
Household Income

Total

Less than 10.0 percent

10.0 to 14.9 percent

15.0 to 19.9 percent

20.0 to 24.9 percent

25.0 to 29.9 percent

30.0 to 34.9 percent

35.0 to 39.9 percent

40.0 to 49.9 percent

income

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 28.7% 28.5%

Source: U.S. Census Bureau, 20087 American Community Survey/Bar Estimates
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The share of renters paying greater than
30% of their income on housing costs
increasesdy age showing that affordable
rental housingvas astrugglefor the two
oldestage groups.

The35 to 64-year householder cohort has
the largest share afenter householders
paying 30% or more on housing1%.

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 owers, renter
households making $50,0@ morepay
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

Table 53: 2017 Monthly Renter Costs Greater
Than 30% Percent of Household Income by

Age

RenterOccupied Kerrville

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 ove 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 ove 430 11%

Source: U.S. Census Bure2®] 32017 American Community Survey'Bar Estimates

Table 54: 2017 Monthly Renter Costs Greater
Than 30% Percent of Household Income by

Income
RenterOccupied Kerrville
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, 22087 American Community Survey'Bar Estimates

households in the $35,000 to
$49,999 income bracket appeared
to besurprisingly 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 repat.
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Key Points of Housing Cost Burden Analysis

1.

10.

11

12.

13.

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) owneccupied households and 40% (3,919) rerttecupied
houszholds in Kerrville.

Householders 65 years and younger have much higher levels of renter householders and cost
burdened renter households.

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

The 2017 median household income for Kelewas $44,113, meaning that half of households
in the City earn less and 55% of households earn less than $50,000 annually.

Median household income for own@ccupied households was $53,449 and $34,772 for renter
occupied households.

In Kerrville 27% (2538) of households earning less than $50,000 per year are considered cost
burdened with housing expenses exceeding 30% of gross income.

The cost burden is particularly severe for renters in the low to moderate income ranges. The
vast majority of these rentehouseholds exceed the 30% share of housing -ciost gross
income ratio.

The prevalence of housing cost burden applies to households headed by all adult age ranges,
including both those headed by young adults and migajed residents that should hie the
GLINARYS SFENYyAy3a &SI NA®E

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 owrmacupied units in the City were paying 30% or more on
housing costs. This shows that renters dre most housing cost burdened group in the City.

. About 14% of home owners with a mortgage in Kerrville pay 30% or greater of their income on

housing costaind8% without a mortgage pay 30% or more on housing.

The share of home owners who pay 30% or greafeheir 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 ownenccupied householders are under 35.

About 18% of Kerrville renter households spent 50% or motieedf income on housing,
something only 9% of home owners did.
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KERRVILLEIOUSING SUPPLYASSESSMENT

Existing Home Market & Multifamily, Rental Units

Multifamily units account foR2% of the housing stodk Kerrville This equates to an estimatey323
multifamily rental unitsout of a 2019 estimated 11,403 total housing units in Kerrville.

Thesepropertiesvary greatly in age, size and price yet have experienced price incrasasevery
two years, depending on the property, by $850the five years taa 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 yeawere 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 waokiseholds 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 trendsrfadtifamily unitsin Kerrville, looking specifically at
localdata gathered by the Chamber and CB&vapartmentconstruction and permit activity, and local
marke issuesassociated with increasing supmf/rental units

Table 55: Multifamily Property Composition, 2019

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, Kanantleer of Commerce

Table55 above provides establishes multifamily property types that make up the Kerrville multifamily
apartment rental marketOveral there are 45 properties containing a total 2823units.

Approximately 66% of all apartment units in the City are in conventional, or market rate units, meaning
they receiveno public subsidy or associated tenant income restrictions. About 12% (293) of the units are
affordable. Field research uncoeer that nearly 100% occupancy exists in affordable and market rate
properties.The most recent affordable compiePaseo de Paz, was constructed in 2010 and is at 100%
occupancyThe 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 complexsgited tenured tenants for up to 10 or

even 20years in the same rental unit.
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Existing Multifamily Market Rate Units Supply and Inventory

Table56 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 exaeegrassure 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 aabe covered by a factor of three times their monthly income. Consequently,
local wages and household incomes effectively cap howdpgintment units can commaneven with a

short supply and high demand for rental units

Table 56: Existing Market Rate Apartment Complexes in Kerrville

1313 E Main St 8 - - - - 100%
Broadway Place
Apartments 16 - > $656 - 100%
Chimney Forest Apartment 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 | & Il 70 - 1985 $742 - 100%
Jefferson 4 - - $595 - -
Kerr Plaza 54 - - $815 - -
La Casé&partments 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%
NorthridgeVillage Duplexeq 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 (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 oblising 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 byon-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 émd moderateincome

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 belowtsbawsnber
of units and occupanayf these unitsAs previaisly mentioned, Paseo de Ra@Z6-unit income
restricted multifamily property was recently completed in 201

Additionally, there aresevenassisted age 55 restricted projects totalé@g units. They have minimal
turnover andmanagers citied high demand.

Table 57: Assisted and Age Restricted Apartment Complexes

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 Clearwatg 80 2008 100%
Kerrville Housing LTD 48 - =
Kerrville Oaks 35 - -
The Hills Retirement 68 - -
TheMeadows 72 2006 100%
Total/Avg. 484

SourceCDS Community Development Strategies
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Single family Detached Rental Units

Rents imsingle familyrentalshave climbed in the last several years as investors and a lack of market rate
multifamily rental units have put a premium a@mgle familyrental units, especially those located in
desirable neighborhood#lany landlords and property managers stated thay believe if nevsingle

family for-sale and rental along with multifamily units were built then prices for existingle family

rentals would likely decrease as investors would not be able to garner as high of prices as new units
would provide more apgal 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 isimgle familyhome 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 stroegupacy ofsingle family

rentals was near 100% in interviews with landlords and property managers. Demasidgier family

rentals has been very strong over the lastZd8months.

Currently the maximum time a unit stays vacant is around 2 wartlghat is sually due to unit
maintenance and upgrade$he inventory o$ingle familyentals has not increased, and demand has
risen.Single familjhome investment has picked up significantly in the last several years and most are
professional investors, not reluat owner renters.

The smallest and oldest units tend to be smaller 2 bed 1 bath homes in thef 9@Mhge and rent for
$900 to $1,050 per montiRenovatedsingle familyunits andduplexes are renting for arourll,050 to
$1,200per month. Due to a largehortage of desirable fesale homes priced 80,000 and below, this
too has increasedingle familyrenter demand, especially those with children or family members. Units
with 3 bedrooms are in very low supply and areeed $,200%$1,25 with some higheend units

renting in the $1,500 to $2,000 range with the median price around $1,400. -Bed®om 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 som@wners 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 erMhS 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 howusimghers with minimal maintenance, many
absentee owners, often no central air and heating **Usually local landlords

CDS 7



I KERRV”_LE Housing Study and Strategic Plan

2050)

Kerrville Affordable Multifamily Demand

Estimating the magnitude of affordable housing demand requires the establishmetarafards 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 nat¢hat considerations such as security deposits, incarceration records,
credit scores, family size, willingness to share with roommates, and other household expenses (medical
payments, carelated expenses, student loan payments, etc.) are obviously irapbith 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

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:Hourlywage 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. Approximatelp @40 of
renter-occupied houskolds (5% of all households) in Kerrville made $50,000 or below.

That data also showed high levels627(42%of renter householdsof housing cost burdef80% or

more of income on housinddr renter households earning $35,000 and below of annual ingamhéch

includes professional as well as lakill, lowrank 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 acrogwetremaining range of industries not listddousing 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 totddwdsined renter
households as of 2017, and the maximum rent they should pay to avoid beingurdsined, is as
follows:

Table 60: Estimated Kerrville Affordable Rental Housing Need by Income Range,

2017
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 S204820175-Year Estimates
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These estimates may be understated or insufficient because:

1 Some households may have other expenses (notably children, healthcare, education and
transportation) which lowers th 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.

f  Some renter households are not classified as-GdZNRSY SR 06 SOl dzaS G KS@
with other rentes in a situation more crowded than they would prefer, but necessary to avoid
being costburdened. This is taking place at reportedly high levels amongst lowesteggmg
workers in Retail and Food and Accommodation Services.

1 These figures are based tre 20175-YearACS. 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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TheDepartment of Housing and Urban Development, aiedas Department of Housing and Community
Affairssetsregulationsthat apply to income restricted housing funded througdrious state and federal
programs such as 4%, and 9% tax credits;Exkaxnpt Bond;lOME/TCAP RF, NSP, State Housing Trust
Fund, and National Housing Trust Fund.

Asubsidizechousing development utilizing these fund programsn Kerr County would be limited to
GKS ¢51 /1 Q& unmd ! NBI a S RisimganQhatakdipér KernCouaty S 2 F
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 PCen$d6,215. The 2013017

ACS 5rear 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 owneccupied 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 linfigsnumber 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 ®Biege or HUD
fundedhousingprograms.

Affairs Income Limits

Table 61: Texas Department of Housing and Community
(As of 8/6/2019)

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 [ $ -1 $ -1 $ -1 $ -1 $ -1 $ -1 $ -1 $ -

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 uhifhits on housing financing through State or HUD
programsthat 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)
Number of Household Members
AMFL % 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 beean estimatedl 451 total multifamily units built in Kerrville since 1988 population,
households and jobs have increased in that time

Table 63: Kerr County 5 or More Unit Building Permits 1980 62018

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 Corbrevelidpment Strategies
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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 workes, 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 nevemsakd retaining existing

ones.

In the past decade there have be889 new multifamily building permits issued.

In that same span of time more than 1,100 net new jobs were created in Kerr Caumtgp of that,
since 2010 the City added an estimated 1)6&t new residents and 801 net new households.

Table 64: Kerr County 5 or More Unit Building Permits, 2008 62018

Number of Average

Dwellin AL Value ($) per AL

Units ’ ElEIge DweIIin(g )Upnit ElETE)e
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 Centefatas A&M University, CDS Community Development Strategies

Recent supply in the past decade has included Paseo de Paz, an income redbiatétdoroperty;,
Sidney Baker Apartments, a-8@it luxury complex and Country Club Apartments, aii2 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 ifpmental units have been near 100% occupancy.
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Table65 below shows 2 to 4unit building permits for Kerr County since 2008. As established Kerrvill
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 theation of new 2 to 4unit properties illegal in
existingsingle familyzones.

Although there appears to be a significant stock of attackiadle familytownhomes, patio homes,
duplexes and some triplexes and fourplexes) product, there seems to nobtleaveany new supply of
these housing types in the last decade or more.

Table 65: Kerr County 2 to 4 Unit Residential Building Permits, 2008 6 2018

Number of Average
: Percent Percent
Dwe!llng Change Value_ (%) ber Change
Units Dwelling Unit

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 ReBistate Center at Texas A&M University

These housing types allow for more units per lot than traditional detaciegle familyjhome products.
If City regulations were eased to allow such construction then maimrgle familytype units (although
not traditional large lotsingle familyhome) could be supplied to meet demand.

Additionally, these housing types require much smaties (28 foot to 35foot 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 housedadds

those making at and slightly below the median household income.

These housing unit types can provide additionaidale and rental units that can also serve to support
first time and moderaténcome home buyers by providing rental income that caogsubsidizing 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 stricsingle familyzones and are therefore nonconforming uses. When one of

these units are purchased, if they require significant repair and upgrades, zoning and pemittingt

allow for the reactivation of these unitgespecially withirsingle familyzones vhere they are non

conforming uses

Also, based on permit data there have been only eight 2tmi#building permits that have been issued

in the past decade. This is further evidence tpastregulationspresented a barriefor the creation of

thisty)S 2F K2dzAAy3d GKIG KFa KAaG2NARAOlIffte LINRPJARSR ON.
usually serve as prime workforce housing stock.

These housing types are typically what makes up the "missing middle" housing that are usually the
primary housig types for local workforce, especially police, fire, ems, teachers, healthcare, city staff.
Missing Middle housing can be defined as a spectrum of maitihousing types such as duplexes,
fourplexes, bungalow courts, and mansion apartments that arebigmer 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 primasipgle familyhome neighborhoods. Allowing

and creating these divee housing types provide greater choices and generate critical mass that can
support transit and locally serving commercial amenities. Existing examples can be fdUBINANIZ A £ £ S Q&
pre-war building stocks, but thesexistinghousing types have becontated in many cases and new

supply has beescarced KSy OS (i K.9h many saseshis a3 Beémue to restrictive zoning,

building and fire codes which make the new construction of these housing types in egiatjtgfamily
neighborhoods illegallheCity 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 familyzones.

Table 66: Example of Missing Middl e Housing Types

o= TouNHOUSE
. - courTrARD  BUNGALOW COURT
. . APARTMENT
pe—— DETACHED  “« ROURFLEX SSING MDDLE HOUSING
SINGLE-FAMLY  “~_ I v |

HOMES i e SO

copyrighte 2015 OPTICOS

Opticos Design, Inc.

Source: Opticos Design
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The following pages will provide examples of missimiddle 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, buytravide examples of the basic housing tytest 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 newsingle
family for-sale or
rental stock.
Howe\er, many
single familyzoning
regulations make this _—
sort of housing type,
even though very
attractive and
desirable to new
homebuyers, illegal
to buildin almost all
single family
residential zone
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The pictures below show more examples of
gentledensity that allow for more units and residents per acre as well as flexibility to be more
moderately priced and act as either feale or rental units.

If regulations allow itmansions can be subdivided and converted from one housing unit to, icetbe
of the picture above, six separate housing units. Again, this could be a pattern for the kind of gentle
density that detachedaingle familyjhome neighborhoods and the City should embrace.
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W The picture to the left is an example of a

previous 2,500 sfot 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 fapace
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

W ‘ development and river front

development.
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Modular multifamily construction, seen in the picture above, can be a more affordablgtruction
technique which could allow for the construction of new multifamily units at a more affordable market

rate price range.
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Existing Kerrvillexamples of missing middle housing will be shown in the following pictures.

Above is Broadway place apartments. Although some may consider taispgaling the full occupancy

of this property and lower price point provide important market rate rentatsiat affordable rateand

prove its importance in the Kerrville workforce housing market.
"'r—-, ‘;_ ?#’ & PR 1

5 \

The above picture shows an existing fourplex rental unit in Kerrville located on Peterson Drive. These
units serve as crucial market rate workforce housing affolelét 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 turren
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 eightunit rental property above located on Main Street provides a great example of market rate
workforce housing that servesxamportant role. But properties like this are illegal to build new in strict
single familyzoned areas. This is also an example that should be considered for infill where larger
blighted or vacansingle familyor perhaps commercial lots exist in or nedmgle familyneighborhoods

» o
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This duplex locatedfbSinging 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 ne/ housing types that can provide attainable housing for local workedsworker
households instead of an arbitrary commitment to putting only largesiogle familyhomes insingle

family neighborhoods.

cps 91



I KERRV| LLE Housing Study and Strategic Plan

2050)

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 buai#t well as preserved where already existméerrville in
order to meet current and future demand.
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The \las at the Park townhomes are an example of recently built attashegle familyproduct that
can serve as moderate priced feale or rental units. This is the type of housing that can be built in infill
or greenfield development and appears to havesbgroven 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
reddents. 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 twopictures above are examples sihgle familyhomes with ADUs (Accessory Dwelling Units).
These are located isingle familydetached neighborhoods yet appear to be very well kept and judging
by the cars parked in front of the rental units appear to becegsfully housing the home owner and
back tenant verattractive andaccommodatingly
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Future Multifamily Development

There are currently two separate multifamily projects underway in Kerrville.

One new project is th&20-unit luxury apartment complex l@aed on Thompson Driwghich 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 likelyoatommand rents in the $885 to $1,500
per month range.

Multifamily Development Environment

The City currently faces a shortage of multifamily reptaperties 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 supplyrents could likely be raised one hundred dollars or more, yet local wages prevent that from
being feasible.

Rental demand is currently very high, tB¢0total 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 Cignd likely not serve many local workers employed in the. Citys 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 l@wand moderate wage tenants.

Several companies in Kerrville mentioned they have considered purchasing property to construct their
own workforce housing for their employeeslso, several mentioned the difficulty the lack of housing
choices, rental and fesale, made retention and hiringhis proves that the demand for multifamily

rental units in Kerrville will support expanded supply.

The new luxury units could also take pressure off ofdingle familyrental units causing the least
maintained, smalleand oldersingle familyrental units to become more moderately priced if tenants
vacate those for apartment livinghough the existing pent up demand along with certain future job
growth means that more supply will still be necessary in order to fuligfgatental demand.

This is where missing middle housing that can servsdte and rental demand, especially if done on
infill lots where there is existing infrastructure.
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Existing Home Market & Single family , For-Sale Homes

Single familygletached unis make up the majority of all housing type<ierrville accounting fo67% of

the housing stock. This equates to an estimatesB4single familyhomesout of a 2019 estimated

11,403 totalhousing unitsn Kerrville These homes vary greatly in age, sind priceyet have

experienced consistent sales price increases each year of the past decade as shown in the following
sectian.

This section examines the latest market trendsdioigle familyhomes inKerrville looking specifically at
localMLSreal estte sales statistics, new home construction and permit activity, and local market costs
associated with increasing the housing supply.

The following section contairsngle familyresidential home sale data féterrvilleover the lasten
years from 208 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 okbevilleAssociation of
Realtors
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The following data shows existing home sales data foCite ofKerrville(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 ad real estate agents revealed that many local workers cannot afford or do not want to live
in the County, where typicallsome ofthe most expensive homes in the market are located. Instead,
due to the amount and popularity of home sales just outsidearf\lle City Limitsthe City of Kerrville
mailing addresand a maximum lot size of T acreswas utilizedas the geographical parameter for the
following home sales datas it provideshe mostconsistent datdor the purpose of this analysiban

using either thecity limitsor 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 include#i of KerrvilleIndependent School Distrigtith 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
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Source: CDS Community Development Strategies
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Price Ranges 2008 | 2009 | 2010| 2011 | 2012 2013 2014 2015 2016 2017 \ 2018
61 59 54 40 19
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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
salesbegan 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 ¢ 2018

$0- $99,999 35] 38 49| 47] 59 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%

SourceKerrvilleAssociation of Realtors
wSEFfGi2NRa a2y (KRS 2FSNMMzLILX ¢¢ (2 RSaAONAROGS (KS Ay@Sy
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 theoverall 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 hones §althe last 6 months, an average of 22
sales per month.

DSYSN}Xffes F &adzJLJ & 3INBFEGSNI 6Ky aS@Sy Y2yiaKa Aa
Y2yidKa A& I olFflFyOSR YIN]SGZ I YR sindedamilyésidenyal TA S Y
housing market in the Kerrville area currerthLlJLIS I NB (2 06S | 06dz2@SNEQ YI N)J S

this study reveal that many Kerrville home buyerspecially those employed within the Ciigce some
difficulty finding housing that fitshieir 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 localssari@oyedn

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 tota¢isales p
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% (113048. 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 frobth€008.
supply of homes in this price range represent the home prices most oriented to the those thjatsta

barely afford home ownership.

The majority of home saleis Kerrvillehave shifted greatly in price froB8% (L69) of sales in 2008 in
the $100,000- $199,999 price range to jus7% (47) of all sales in 201& decrease of 13% since 2008.

Figure 69: City of Kerrville Existing Homes Sales by Price Ranges, 2008 6 2018
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2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

m $0 - $99,999 $100,000 - $199,999 $200,000 - $299,999
$300,000 - $399,999 $400,000 - $499,999 $500,000 - $599,999
m $600,000 - $699,999 m $700,000 - $799,999 m $800,000 - $899,999

Source: Kerrville Association of Realtors

The increasén higher priced home salesin be sep to start in 202 and 2013with the beginning of the
growthin the share of homes sold in the®,000- $299,999and $300,000 to $99,999.

Since 2011 home sales volume in the $200,068899,999 price range increased from 34 to 154 in 2018,
an increase of 354%.

Additionally, home sales volume in the $300,08399,999 price range increased from 11 to 58 in 2018,
an increase of 427%.

Thisindicatesdecreasingupply of homes priced belo$200,000 These lower price categories

NELINBaASyld &Sy i NEBEimd bydiS at or balaRASONINIh&Ei2h K ©Fab|dNiicdme
($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 haretfy to
upgrades to resell 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 pastthree 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 unlivabiequiremore desired or
necessary upgrades than first time home buyers can afioiare being purchasddany times irall
cashtransactions)y investors as flips or rentals.
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= $100,000 -
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Figure 70: Kerrville Existing Homes Sales by Price Range s, 2008 6 2018
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Source: Kerrville Board of Realtors and Brinkman Commercial

CDS

100



I KERRV”_LE Housing Study and Strategic Plan

2050)

Figure70on the previous page shows once again clearly the shrinking stock of homesheiced

$200,000 As the market becomes less affordable and home prices increase the figure above shows the
increase in theshareof homes sold in the 200,000- $299,999and $300,000 $399,99%rice rangs.

The share of home$200,000- $299,99%rice rangs has shifted fronbarely 2@% of all sales in 2008 to
almost 406 of all sales in 20M8hile the share of hom2$300,000 $399,999 increased from 6% of sales

in 2008 to 15% in 2018.

Although the total volume of existing home satgew last yeato the highest point in the past decade
(an increase 086%), the total volume of homes sold less th&9®000 has daeased from204 (70% of
all sales in 208) to 158(40% of all sales in 2018). At the same time population has grovingd® since
2010and jobs have increased k107 since 2009

As of the 2017 American Community Survey the median household incomefGitthwas $4,113.

The correlated affordable price for that annual income is $180,000 and less. This price point is found in
the consistently shrinking100,000- $199,99%rice band, however, $180,000 represents the absolute
most someone making th2017median 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 $180,0Qf%riced home. Therefore, the production of new homes price805200

and below are most ideal for the median household income earners in the City.

Existing forsale home prices have continued to increase at a rapid pace and shows no evidence that
prices wil stabilize or decrease going forwardless new moderate entry level homes in the $180,000

and below price range are built at a sufficient supply to satisfy dem@againthe 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, areertain to be created over the next 24 months.
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Table 71: Kerrville Home Sales by Average Days on Market, 2008 62018

Price Ranges | 2008 | 2009 | 2010 | 2011 | 2012 | 2013 | 2014 | 2015 | 2016 | 2017 | 2018
84

$0-$99,999 121 132 124 157 132 147 107 121

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
Table71above 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 pte 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 02018

Price Ranges I 2008 I 2009 I 2010 I 2011 I 2012 I 2013 I 2014 I 2015

$0-$99,999 $83,000| $78,000| $81,900| $75,000f $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 yearXiie an increase of 42% in the past 6
years.

In 2018 the median sold price was $219,150. As previatastgd,$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 redian 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.
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Table 73: Kerrville Average Sold Price, 2008 62018

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 Brinki@ammercial

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 asthgtw

family homes valued at $200,000 and below lsreased 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
househdds inKerrville as of 2017 andany local workers makirthe 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 Commeasiaf 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 prices&2§€,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 andsingle familyrental managers who stated that this price range of homes in the past several
years have been purchased increasingly by investors looking tsiregie familyhomes to tenants.
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This has the potential to push fgale and rental prices up while noteating net new foisale 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 @awo-month period priced $200,000 and below in 20P8us, 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 @rihkman 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@D 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 medmisehat i
13 available homes for sale in this price band do not fit a houselnelelds 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 rentatiking in the very full (in the upper 90% occupancy
citywide)multifamily or single familyrental market. This scenario provides a glimpse of perhaps part of
the reason 66% of Kerrville workers reside outside of the City.

Brinkman Commercial also examingidlS sales data from September 2016, 2017 and &8iging on
only 2-story, 2-story master bedroom on first floor -&ory master bedroom on top flooand single
story home sales as well as days on market.

The data revealed thdtom 2016 to 2018here were 1,540 singlestory homes sold an#l86 total 2
story homes sold (137 master on first floor sales and 49 master on top.flduee was no difference in
average days on market between master on first and master on top flstor® home sales. Moreover,
2019 data as of September showed 26 activatdty homes listed while 131 active sing®ry homes
were listed.

This shows a lack of supply e$®ry homes in the market and an opportunityincrease density with
more vertical, single family housing.

c Ds 104



I KERRV”_LE Housing Study and Strategic Plan

2050)

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 vashajority of firsttime 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 desbe 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 firsttime home purchase for households with incomes und&7,800 is ikely 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 201819
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)

Down payment $5250| $6,125| $7,000| $7,875| $8,750| $9.625| $9,975| $10,500| $11,375| $12,250
Closing costs $6,000| $7,000] $8000| $9,000| $10,000] $11,000| $11,400| $12,000| $13,000| $14,000
Total upfront 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| s122| s139| 156  s174|  s191|  s198| s209|  s226| 243
Monthly home insurance $125| s125| s125|  s125|  s125|  s125|  s125|  s125|  s125|  s125
Monthly taxes $28 $18 $20 $23 $25 $28 $29 $30 $33 $35
Total PITI with MIP $947 | 1,069 $1,204| $1.339| s$1473| s1.608| s1,662| $1743| s$1.878| $2,013
Required monthly gross incomd  $3,158| $3,563( $4,012( $4,462( $4,911| $5361| $5541| $5810( $6,260( $6,709
Required annual income $37,894| $42,755| s$48148| $53542| $58,935| $64,329| s$e66,486| $69,722| $75,116| $80,509
Egjrr;y wage equivalent @ 208 o105 go056| $23.15| s$25.74| $28.33| $3093| s$31.96| $3352| $36.11| $38.71

Note: Hourly wage rate based on 2,080 hours/yr.

The 2017 ACSYeardata provided in earlier sections of this report showed that in Kerrville 30% (2,970)
of all hougholds (renters and owners) were housing cost burdened (paying 30% or greater of income on

housing costs).

Approximately23%(1,343)of owneroccupied units ee housing cost burdened. Furthermore, owner
occupied households earning $49,999 and below annually conslianieestimatedl 9% (,117) of all
owner-occupied household$1% of total householdm Kerrville

Also,1,724owner-occupied units make $35,000 below (3% of ownefroccupied units and&% 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 kerrvillepriced $99,999 and below represented o886 of all homes sold in
2018and those priced $100,0006199,999 represented 37% of all homes sold in 2018

The ACS datasal showed that for households making $75,000 or more, angry small amountvould
be considered codburdened at the 30% standard. So, an estimate of the magnitude of affordable for
sale housing needs will focus on households with incomes from $49r@b@ss annually, who

O2yaidAdldzisS
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was estimated to be approximately $4.13).

2F GKS

It should be noted that less conventional models such as améllow-rise condomiums, the
manufactured home and mixe@nure model and mixed owneenter duplexes (where the rental unit
income can count toward mortgage qualification) could be residential development products that
provide a more feasible pathway into affordable homenership for household incomes $35,000 and
less. The creation of on8units of duplex, triplex or fourplex in the past 10 years along watty 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

f 26 SNJ KI f Rerndldin 261K S

of them as a future affordable option may be warranted zoning, building and fire codes may need
adjustment in order to make enough new supply to gatdeemand for more affordable housing types.
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For-Sale Supply 6 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 ebatdenedownerhouseholds in 2017 iKerrvilleis 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 | # CostBurdened Householdg oM¢ 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 Survep-X@BfEstimates

These estimates would likely be underestimated for 2019 and the near future, for the following reasons:

1 Home prices continued escalating after 2017, whitomes likely did not keep pace.
1 The overall populationhouseholds and jobsf KerrCounty andKerrvillealso continued to
increase since 2017.
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The Department of Housing and Urban Development, and Texas Department of Housing and Community
Affairs setgegulations that apply to income restricted housing funded through various state and federal
programs such as 4%, and 9% tax credits;Ekaxnpt Bonds, HOME/TCAP RF, NSP, State Housing Trust
Fund, and National Housing Trust Fund.

A subsidized housing deegiment utilizing these funding programs in Kerr County would be limited to

GKS ¢51 /1 Q& unmd ! NBF aSRAlLY ClLYAfté& LyO2YS 2F bpr
would require a family income of $57,700 or less in order to qualify for housing th&isg 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 bowed to qualify for housing under these programs.

Table 79: Texas Department of Housing and Community Affairs Income Limits
(As of 8/6/2019)

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 [ $ -1 $ -1 $ -1 $ -1 $ -1 $ -1 $ -1 $ -

Source: Texas Department of Housing and Community Affairs Rent and Income Limits (As of 8/6/2019)

The maximum home value fowner-occupied/forsale units for Kerr Countyg $188,000 for existing
home HOME Purchase Price/After Rehabilitation Value Limit.

The maximum home value for owneccupied/forsale units for Kerr County is $227,000 for new home
HOME purchase price limit.
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Kerr County Single family Building Permits

Table80 below showssingle familyresidential building permits in Kerr County from 1980 to 2018 and
providesa timeline of residential building permits in the County along with the amount, price and
change.

There was a total of 2,6%Ingle familbuilding permits since 1980.
The peak for permits was 151 in 1994,
Since 2008 there were 5&gle familypermitsissued, 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 familydetached home sales per years and about 30 home sales per month.

Table 80: Kerr County Single family Detached Building Permits, 1980 -2018

Number of Dwelling Units| Percent Change| Average Value ($) per Dwelling Uni| 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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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 B&Mersity
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Future Single family Construction

There are severdbcalactivesingle familybuilders anchousing developments in Kerrvilldgth a grand
total of nearly748single familyiots in varying points in the development pipeline.

Comanche Trace

Comanche Trace is a 1,3[@@ subdivision with a golf course, country club and restaurant and other
community amenitie®ffering luxury single family attached and detached honTdwere arecurrently

700 lots on the ground with 600 sold. At the time of this report there wa§rfaomes in varying phases
of construction withd5 more planned to start in the next 12 montHsis located on the southwest edge
of town, not adjacent to the downtownor any other core neighborhoods, retail, shopping or
entertainment.

Forsaleunitslocated in the garden home section featysatio and garden homes on 55 to-6dot lots
range from 1,800 to 2,600 square feet.

Overall,homesin Comanche Trace vary in sfeem 1,800 to 6,000 square feet and have sale prices from
$260,000 to $,000,006- with 95-foot lot widths for single family homes and 18ibt lot widths for

estates. Homes and amenities@Qomanche Traceake ita very affluenand exclusiveinglefamily

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 succadsind 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 significantigrhigages
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 $25@0@ 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 lothas 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 aneharketing with most in the $350,000 to $550,000 price rafiee buildecited a
lack of supply of lotavailable to build to the lower price pomin greatest demanih Kerrville.

Future plans at the time of this report were focused on acquiring a triland 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 Mdeker Street.

The project plans entail H0.175-acre site wih 35total homes at final build out ranging from100 sf. to
1,400 sf. on 5@oot lots with a planned initial list price ofl$6,000 to $24,000 The feasibility of this
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particular project was stated to be linked to the reasonable price asked for theakametll as assistance
from Kerrville Economic Development to defray utilities costs tolihé75-acre site.

Other land opportunities were cited as possible, yet it was clear that land acquisition costs for future
development other than thd.0.75acres will likely end up being priced in the $250,000 and up range
due to the current asking price of $1,200,08®an additionab2-acre sitefor additionalpotential future
for-salelot developmentwhich may be too high to keep home sale prices in @000 and below
range

Vintage HillEstates
Vintage HillEstates are currently underway or2a5-acre site locatean the east side of SH 16 South
(Medina Hwy) near Riverhills, within the City limits.

Thecurrent platwas recently submitted to the ®iwithin the lastfew weeks.Phase Hevelopment plan

willbe280f 2 (i & £ rrpef®e has beemimeRest from the major home builderHiRtonto purchase

all of the lotsto build ¢ the builder actually approachdtie local group which adds a layeraunfidence

for the Kerrville market if demand is such that a major developer believes they can have sufficient

absorption for 8280-lot development. A Rase limay be feasible but at the moment has not been

determined definitively but wuld likelyinclude220lotsl 8 8 dzYSR (2 68 npQ E MHAnQ |

DR Horton planwould involveentry-levelpricedhomes ranging from $18000to $220000
predominately 1,50@ 1,800 square feet but going up to 2,000 sqNegotiatons are underwawith
adjacent Riverhi to get residents access to the pool / rec centart 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 mayebded inorder to ensure new single
family entry levehomes are affordable to local workforce households.

In addition tolocalKerrvilleworkforcedemand housing supply shortages in surrounding cities in the
regionlike Fredericksburg are so short of this kind of housing that additional absoiptimiiewed to be
likelyfrom those markets.
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The Meridian

This development is similar to Comanche Tradhat it serves higher ensingle familyhome buyers

and, unlike Comanche Trace, is gated and is age restricted to 55 and older purchasers only. Itis locate
on the northeastern quadrant of the City.

The gated development features 120 total age restricted lots with 32 lots sold with occupied haches
It appearsthat 88 undevelopedots are currentlyfor saleat prices greater than $200,008ccording to
online sales listing information Yy R 1 KS RS @St 2LIYSyiQa 6So0aAirids

Just outsidel'he Meridiarentrance gatéownhomeandgarden homdots arebeing developed.

Although CDS could not attain definitive data on the development it appear2ilgdrdenhomes are
being planned with prices that could be in the $200,8@0gebut will likely exceed $200,000 once sales
begin to take placdt could notbe 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 $200,00@@niange.

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 waequiredon that was asking $20,000. Lesarita year later when
inquiring again the seller was then asking $40,000 for the same infildbprices were quoteds 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 costaiqted 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 irditigle familydevelopment appear to require financial
assistance on infrastructure and lot costsorder to feasibly price new infgingle familyhomes 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 todbbuilders, 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 iitme w
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
AYONBIFASR (GKS 0dzAft RSNEQ OFNNEBEAYy3 02aid o0& sl AlGAy3
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 ext@ns on land contract options which costs the

builder money and ends up being passed to the consumer.

In other cases, inconsistency in the approval anddaeelopment process was cited as paying for an
engineering study and it not being completed afteree 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 r@ngle familyhome construction that should be facilitated

and encouraged by the City. Kereillorker households and firgime entry-level home buyers are

begging for more of this type aingle familyproduct. 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

FYR &FARXY aL gAftf aray | O2yiN}OG F2NJ GKA&a K2YS N
begun construction when it was purchased.
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The home pictured above is another example of rsivgle familyhomes 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 housintype 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 Coneahicite. These homes are not
AdZAGSR F2NJ £ 20Ff YSNNBAtES g2NJ] SN K2dzaSK2f Ra RdzS
$300,000 and more price range. Only about one third of the homes in Comanche Trace have been
purchased by nometirees.This does not serve well as a model for reagle familyworker 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 wiaghitodkers can afford.
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