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FHA Houetng Market Analyele

Sheruan-Denlaon, Texas, as of Septeober L, L|TL

Forenord

Ttrle analyels haa been prepared for the aaaletanca
and gutdance of the Federal Houelng Adntntetratlon
ln lte operatlone, Ttre factual lnformatloh, ftnd-
tnga, and concluglons may be ueeful aleo to bdfld-
ers, trortgageee, and others concerned rlth local
houelng problens and trends. Itre analyele doea not
purport to make deterrninattons wlth respect to thc
acceptablltty of any partlcular mortgage lneuratrcc
proposale that may be under conalderatlon ln the
eubJect localtty.

The factual framework for thle analyele was devet-
oped by the Economlc and Market Analyels Dlvislon as
thoroughly as posetble on the basle of informatlon
avallable on the flas ofr date fron both local and
natlonal sources. Of cour6e, eattuatea and Judg-Eents made on the basle of tnforraatlon avaltitfa
on the .rad ofu date Eay be nodlfled coneldetebly
by eubsequent narket developmenta.

Ttre proepectlve demand or occupancy potentlale er-
preseed ln the analyele are based upon at evalua-
tion of the factors avallable on the raa ofr. date.
Itrey cannot be construed ae forecast8 of buil.dlng
actlvtty; rather, they expre8s the proepectlve
houslng productlon whlch would Balntaln 8 E€a8oB-
able balance ln deoand-suppty relatlonshlps under
condltlone analyzed for the ilae ofr date.

Departuent of, Houslng and Urban Developuent
Federal Houelng Adulnlstratlon

Economlc and Market Analyele Dlvlelon
l{ashlngton, D. C.



EEA lrOUSrNc I|ARKET At{,E8SrS - SUTnUAN-DENISON, TEXAS
AS Otr SEPTBIBEB 1. 1971

The Sheruau-Deuleon, Texae, llouelng Market Area (E]A) le deflacd aa

Grayson County, Texae. The populatlou of the BIA wae eatloated at 801550

Persona lu Septemhet L97L, Loeludlug 281550 persous ln the elty of Slherran

and 24'600 persoae la the clty of Deai.aoa. The houelng uarket area 1r

coexteaeive wlth the Shermao-Deal.eon $,lSA and le located uorth of Dallae

at the TexaE-Oklahma border

The cloglng of Perrlo Alr Force Baee (AFB), effectlve Juae 30, 1971,
hae had a slgalflcant Lnpact ou both the local econ@y and the trouilagmarket. The base le located al&ray between the !1o eltlqgr_bg.! gbernaa
has been Dore severely affected by Lhe cloelng than Denlsou. The loae of
clvlllan eoployuent at the bage'followed a uaJor layoff at an electrical
Parts plant and.the suboequeat drop la enployment level. haE reverted tbe
growth trend of the past few yearg. Eowever, there are prospecte for
euployment grorth which w111 occasloa eoue recovery durlug the acrt trro
years. The houalng uarket hae weakened coaelderably aa a reeult of the
receot maJor out-mlgratlon. Deoand for uneubeldlzed houslng durtng the
foreeast perlod ls consequently 1og aud ls coutiagent upoo a reductton ln
the curreot surplue of avalIable unlte. Demes6 for subsl,dtzed unl,ta ebould
contiaue at a noderate level.

Antlclpated Housing Dcmand

Reflecting the current surplua of avallable housiag ln the EIA, dmaod
for aew unlts is orpected to be negllglble durlng the forecast pertod. It
is recognlzed that a enall nr.mber of elngle-faolly homeE wllt couthuc to
be bullt ln reepoase to the deslree of local reeldenta. Eowevet, tpecuh-
tlve constnrctlon should be dl.scouraged for at leaet the flret ye6t of the
forecast period aud new houelag ehould be aupplled oary oo a coltrcct
baeis. It ls lLkely that no uore than 100 ualte a year rtl1 be nsodad to
Eeet thls de"and whlle allorlag for a gradual loproveneat in thc ralec
mcrket.
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There le no dntlcipated deoand for new muLtlfamlly unlts unleee a eub-

stantlal reductlon of rental vacanctes occur8 durlng the forecast period.
Ttre rental unlts currently avallabLe Ehould be eufflcient to ueet the need
for rental accotrttodatione for the next tlro yearg.

Occupancy PoteatLaL for Subeid Houslae

Federal assistance ln flnanclng costs for new housing fo': 1ow- or
moderate-income femllles nay be provlded through a nuuber of different
programs admlnistered by FIIA: nonthLy rent supplements in reutal- proj-
ects financed under Sectlon 22L(d) (3); partlal payraent of inierest on
hooe mortgages lnsured under SectLon 235; Partlal lnterest paynent on
project mortgages insured under Sectlon 236i and federal- asslstance to
local houslng authorlties for low-rent publlc hcusing.

Ttle estimated occupancy Potentials for subsidlzeC housing are
deslgned to determine, for each progra,m, (1) the ntruber of faroilies and
indivlduals who can be seffed under Ehe program and (?) the p-roportLon
of these households that cari reasonably be expected to beek new subsi-
dized housing durLng the forecast perlod. IlousehoLd elig=-bi1:ty for rhe
Section 235 and Section 235 programs ,.s detemulred pri-rnarily t,y evideace
that household or fanil-y lneome ie beLo, established Linies but sufficlent
to pay the minlmtrm achlevabLe rent or nonthly pa)rnene for the specified
progr€un. Insofar as the income requlrement ls concerned, aL7- fanllies and
individuals with incme belorc the lncome llults are assused to be ellgible
for public housing and rent suppLement; there uay be other requirements
for ellgibllity, particularl-y the requirement that current ll-rrlng quarters
be substandard for famllies to be eJ-igible for rent suPPlenenEs. Some

familles may be al-ternatively eligible for assistance under more than one

of these progr€uns or under ottler assistance prograns using federal or
state support. The totaL occupancy'potentlal for federalLy assisted hous-
ing approxlmates the suf, of the potentlaLs for public housing and Seetlon
236 housing. For, the Sherman-Denlson HIIA, the LotaL occuPancy potential
is estioated to be 300 unlts anaually (see table I).

The annual occupancy potentials are based'rpon 1971- in.cor:es' on occu-
pancy of substandard houslng, estinat,es of the :lderly populal:ion, and
income llmits as of Septenber L, L97L. They haae been calculated to
reflect capacity of thl markeE in view of curtre:.rt concitions, and thej.r '

success nay well depend upon placement in sr.rlta'bl-e accessible locations'
as weLl as upon an approprlate dlstributlon ano:rg the various Programs
encompasslng the conplete range of rents and sales prices attai.nable. The

annual potentials represent an estlnate of effeetive Cemand f::om households
eligible under the varieus progrems" In view o:i the current narket si-tua-
tion, lncreased conslderation should be given t,: insurance or 1easing of
existing housing rather than ners construction a,; a mee-i1s of p::oviding
housing for Iow- and moderat:e-lncome households.
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Sec and S 236

These two prograna are lntended for the seue group of low- tolncme fnnllles and provlde aeelstance through partlal palmeat oflDterest on home and proJect Eor tgages. The Sectlon .236 progre contalo.addltlonal provlslone eLderly couplee
reguJ,ar lacooe tri,nl t8

for
LI thpre le a total

and ladlvlduale. Utlllzlng
anousl poteatletr oflfi} uaLtr fot fnn{ llec rrtrdcf, both ptograra End 50 the eldotly

OCCuPrne,
unlt$ fot

under Sectlon 235.

The current lnventory under these trogrms consiste ot 248 unite ofsectioa 236 housiag and about 270 hmesl(zSO nen, 20 exletlnd laauted
under Sectlon 235. Itre uarkerlag erperipace of ihese units f,as beeamixed. The receptl.on of hooes lnsured under Sectioo 235 has beea favor-
able but the secrlot 236 proJect hag reuted elorly, partially a reeultof so large a coucentratlou of ualts, aud trae takeE "frost a-ya"r to teach
90 percent occuPancy. In Septamber L97L, there were 100 ualts of Sectlo
235 houslug and 30 hotes Luteaded for tnsurance through Sectloa 235 rnder
corstructlon ln the HllA. Ttre oarglnal experl.eace of ihe erretlog Sectloa
236 proJect lndlcates that cmpletlon of lhe 100 nnlte undet coDatnretlot
wlLL eatlefy, Lf not exceed, the denand for sectlon 236 unlte in theforecast perlod. The succeee of the Sectloa 235 progr.n lndlcatea that
tJrere w111 be a contlnued noderate denaod for hmeE innujsd under thiseectlon. Horever, ln vlew of the current surpfurs of avallable un{ta, lt
Ls recmeaded that'thls deoand be net through lnguranee of exlstlog-hoearather than additloaal nfl conatructlon.

There are Do SectLon 236 proJects ln the HIIA lateaded excltrslvely forelderly occuPancy. About 50 unlte sf the exlstlnq Sectl,on 236 proJect ete
occupied by elderly persoae, but nost of these ari ln the reot-iuptfeoentunlts. Slnce most of the elderly are alteiuatlvely ellglble for iitff"housing, there remaios ouly a eoall tmmet need for Sectloa 236 uaite to be
oceupled by elderly

-. - _ Ptlbllc Honslng and Rent Supplement. fireee t!,ro progrr* serrye hogac-
holds ln esaenttally the sane lm-incone group, although the occupancypotentlal for reat supplement ls generally more reatrlctlve becauee theprlnilpal source of occupante le farnilles restdLug in subatandard horrelng.

Iri the Sheroao-Deulson HMA, the aauual potentlal is eetlnated at lfl)units fqi fam{fies and 85 unlts for the eldeily. Uader the rent-suppleoent
Progre'n' the potential for the elderly le unchanged but for famrliei it ls
reduced to 50 unllq. lbeee potentlala are aot addltive Elace nany of thefan{lies and all of the eJ-derly eliglble for rent eupplenent" aal ;}.-_--
eJ-lgible .for publlc hotrelng.

There are about 330 untts of publle houelng f63 farn{}lee a6d about
340 units for elderly uuder Eanagenent ln the entlre ID{A. Ttre Shetlen
Houslng Aughorlty has 100 fanlIy unite and 200 ualts for the elderly.
About 15 of theee u.nite are vacaut, but thls reflecta aoue d{.ftlcul-ty ln

Ttre use o exceptlon Lncorne llnlte wbuld locrease the poteotlalc.
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narketiDg effLcLencies for elderly on scattered sites.' Ttte fanily unlts
are fully occupied. The Denlson Housing Authorlty xmnages 200 units, 70

of which are currently occupled by elderly households. About 50 unLts in
thls project have beea vacated to per:nlt rehabllltatlon whlch ls belng
done Lo stages of 50 unlts. The rent-EupPLement irtventory consLsts only
of 49 unltg ln thd Section 236 proJect ln Shetman. None of these units
are vacant end dost are occupled by elderly persons. There are no publLc-
houe1ngun1tsundercon8truct1on1ntheH}IAbutthereare150unitsfor
which funds have been reserved. If built within the next ttro years, Ehese

unlts would satisfy about three-fourths of the potential- for fq:niIy housing.

There are about 250 fanlLies and 50 elderly households on active wait-
ing l-ists for public houslng In the H!IA. It appears that the provision of
units for the e3-derly has kept pace with the denand and shouLd continud to
do so in the forecast period. There is, horever' a slgniflcant, unmet
need for falqily unlts aud more ernphasLs on the provision of famlly housing
Ls needed in the forecast period. Once again, J.t is recommended that the
exietLng inventory should be used as a source for public housing unlts
under the leasiug Program.

Sales Market

The sales market ln the Sherman-Denison HI'IA has softened signlficantly
over the paBt year. A moderately tLght market balance was maintained dur-
ing 1"968 and 1969 by approprLate production cutbacks; but by late 1970,
the narket had begun to shovr slgns of weakenlng. The FtlA unsold inventory
of January 1971 revealed that 31 percent of the speculatlve homes con-
structed durlng 1970 rernained unsol-d at the end of 1.970. During the first
eight months of L97L, sales vacancies have increased narkedly as a resuLt
of employnent losses and the closlng of Perrin AFB. The increase ln vacan-
cies has been greater ln Sherman since the emplo)rrnent loss occurred here.
In addition, builders ln Denlson have been Inore conservatlve 'chan those
in Shernan; and the rnarket Ln Denlson ls consequently more stable.

New houe construction has slored durlng Lg7L, but there ::emalns an

excess of unlts under constructLon and builders report an increase in the
nr:mber of new, never-occupied units because of e slgnificant -';engthening
of the tlne between complet.ion and sale. New h:me ccnstruction has been
most active ln the $l7ri00 to $251000 prlce range, but some excess has
developed in alL price ranges of speculative eo:rstructj.on.

The large out-mi-gration resulting from the closlng of Pe:rih AFB and

the enployuent losses ln the spring of L97L has substanti.all-y increased
the agmber of exlsting homes on the market. Realtors report that the
number of listings for sale ls abouE 25 percent higher than it lilas a year
ago. Most of these homes are prlced comparably with neu'homes and are ln
tile $15rO00 to $25,000 price range. There has been some increased
activtty in existing sa3-es because of upgracilng and movement from apart-
ments and nobll-e homes into sales housing, but Chis has not absorbed the
entire excess of existlng homes
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Ttre sales roarket hag not yet felt the full .lnpect of the closlng of

the alr base slnce there are about 300 vacant hmee ln the cormunlty wtllctt
have beeo acquired by DOD through the Homeownere Aselstaace Progran and
whlch are belng held off the narket. Ttre eelllng of theBe houee s111 be
accompllehed ln stageg. The antlclpated addltion of these unLtg to those
currently avallable ladlcates that it w111 be soue tLo6 before the prevlorre
market balance Le regaLaed.

Rental Market

Since early L97L, vacancles ln rental accomodatione have Lncreased
substantlally and the narket ls currently €xrtremely weak. Ttre lqact of
the closlng of PerrLn AFB hae been severe, slace uoet of the rnllltary-
connected househoLds lLved in rental unlts. MuLtlfaolly conatructlou has
come to a standetlll but the absorptlve capaclty of the natket haa coa-
tlnued,to weaken. Conpctltlon for teaante has brought about wldespread
rent reductions. Most aparttreat unlte ln the HI.!A are furulshed and
currently charge grose rints of $L50 to $180 for a tno-bedroom uult. Ttre
number of availabLe hones for rent has also increased subataotlally. Ttre
nonthly rental for a three-bedroo4 house averages about $150, ylth ntrer
housee ln excdllent locatlons rentlng for as ouch ae $200.

The rental market hae been affected by both the loes of nlIltary-
connected houeeholds and the loee 6f fam{ffes taklng advantage of the
buyers roarket in sales houaing. It ls antlclpated that the lupact of
these loeses w111 take 18 nonths to two yeara to recover aad, therefore,
ghould vlrtually ellmlaate demand for new unlts ln the forecast perlod.

At present, there are about 750 noblle homes ln the Sherman-Dealeoa
HMA. About half of thls lnvent,ory located ln moblle houe parke aod
most of the rest are used as cablne at Lake Texooa. There'are about 15
parks in the area contalning about 800 spacee. Ttre nuuber of spaces ln
parks has doubled slnce late 1969, but the nuober of nobl.le honee la the
area has actually decllned by 100 units slnce the closl.ng of the alt base.
Overall, spaces ln nobile home patks are about 50 percent occupled and
the sttuation in the nerrer parke le signlflcantly lroree. the tro moet
recently opeued parke have about 15 percent of thelr spaces occupl.ed.

Any increase ln the uoblle houe lnventor:y over the next tto years
will be, at best, mLnlmal. It ls, therefore, Judged that the large nuder
of spaces ;urrently avallable wlll be far uore than adequ4te t,o meet the
denand for spaces in moblle home parks durlng the forecast perlod.

Economic. Demosraohlc , and Houslng Factorg

Economlc Factors. The closlug of Perrln AIB, follorrlng etnployaent
losses at a major electrlcal parts plant in She:man, hbs had a Bevere
lmpact ou the local econorrry" Work force estLtrates for the moath of Aprll
1971 reveal a high unenployment for this area (4.4 percent) ead a losa of
1,500 nooagrlcultural jobs slnce Aprll 1970. Ttrle loss was prLoarlly a
result of cutbacks at the domlnant electrlcaL parts plant. ltre closlug
of Perrln AFB, effective on June 30, 1971, hae reduced the employueot
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leve1 further by the elinlnation of 625 clvll service Jobs. In addltlon,
the loss of the popglatlon connected wlth the base has reduced denand ln
the con'merclal sector of the 1ocal econony

Employment data for the Sheman-Denlson HIIA consist of work force
ss!{rnaggg for the Donth of Aprll frorn 1960 through 1971 (see table II).
aod anuual averages qf 'emploJtuent covered by the Texae and Federal
Unemployment Conpensation Acts for the years l-966 through 1.970 (see
tabLe IID). The work force estlmates indlcate that enPlo)rlBent growth was

steady but slos prlor to l-966. Bxpansion took place ln 1966 and agaln
in 1969--both a resul-t of additions to menufacturlng enploJruent. The

only enployment level decrease of the decade ltas recorded ln X97L.

The covered employrnent flgures lnclude less than two-thlrds of total
nouagricultural enploynent, but they are lndlcatlve of, the emplo1'ment

trend fron 1966 through 1970. Covered emplo;reirt declined sltghtly 1o
L967, but major additlons of 21800 Jobs and 2r9AO jobs took p3-ace ln 1968

and 1969, respectively. Moet of this lncrease was ln the rnanufacturing
sector and resulted frou expanslon at an electrlcal- pe'rts plant. Non-
manufacturing emplo)rnent grew by 610 Jobs ln 1968 and 520 jobs ln 1969 in
response to the expanslon of manufacturlng. Addltiofls to trade and

servlces enployment comprised the uaJor portion of these increases. In
Lg7O, there ryas a srnal-l employnent Loss in manufacturing and a contlnued,
but snaller, lucreneot to nomanufacturing.

Ttre strength of the mlLitary at Perrln AFB was at the saI0e leve1 ln
1969 as it had been ln 1950, triving orperlenced a minor bulldup ln 1967

and a decrease l-n 1969 to an assigned strength of about 21325 Persons
(see table W). Wtren the closing of the base lilas announced ln March L97L,
ttre asstgned nllttary strength had dropped to about 1'500 Persons. Civil-
ian employnent at this lnstallatLon averaged about 850 to 950 persons for
most of the decade. By March L97L, the clviliau work force had decllned
also and about 700 persons lfere empJ-oyed there when the Closing was

announced. In September L97L, there remalned only a caretaker force con-
slstlng of about I-50 nllltary Personnel and 75 civllLans.

Employment grorth durlng the forecast perl-od ls expected to be slq*er
than that of the past few yeir.s and the moderate gains forecast should be

sufflclent only to recover Bost of the l-oss since April- L97O. Nonagricul-
tural wage aod salary empJ.olment should increase by an average 600 Jobs a
year, conslsting of 3S0 jobs ln manufacturlng and 250 3ob9 ln nonmanufac-
turing.

The utilization of some of the base faclliEles for an lndustrial park
is currently being planned; but it is unllkely that much of the expected
emplolrueut galns wiLL occur within the next two years. Howerzer r the
domlnant electrical parts ptr-ant expects to add l:o its work force during
the next year and thls wlL1 more than offset the expected loss from the
closing of a food processlng plant. In additlon, some exPAnsi-on at other
existing plauts is antlcipated and the net resu:tt should be an increase
in manufacturlng enploynent of 350 jobs annuallir.
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The noonaaufacturlug Bector of the econou5r w111 contlaue to reflect

the darpealng lnflueace of the baEe closlng ln the lmedlate future. Eor
ever' thls lopact ehould lessen by early 1972 and the etlmulue frm groth
1n manufacturLng'w111 contrlbute to gooe recovery ta nonmaaufacturlng..
The aet addltlone to nomauufacturlng enployuent ehould average 250 Jobs
ger yeat, but thle galo w111 be concutrated ln the latter year of the
forecast perlod.

Income. Iu 1971, the median annual lacme of all famllies ln the
Sherman-Denisoo area, after deduction of federal income tax, rras $71600.
Ttre medlan after-tax income for two- or Dore-person renter householda rrELs

about $61450. MedLan after-tax lucome has lucreased by ebout 85 percent
slnce 1959. Detailed dlstrlbutlons of all faollles aad reater housetlo!-de
by iucome cl-ass are presented ln table Vi

Denographic Factors. Ttre popul-atLoa of the Sheroan-Deulsoa HllA was
estlnated at 801550 persons la Septemher L97L, a decrease of 21675 pereoue
from the 1970 Census total of 83 1225. Ttre closlng of Perrln AFB was
responslble for the loes of populatlon. Ttre nll-ltalT-coanected population
was about 51400 persons ln Aprll 1970 and ts nol, about 400 persoas. About
80 percent of the loss ln uilltary-connected population represeots out-
nigratiou and the rest represents nllltary-coonected clvlllans who re-al.ned
ln the area. Ttre decrease ln populatlcin has beea largeet 1n the areas of
the county outslde Sheruan and Denlson because of the loes of oa-base
population. Ttre cltlee of Sherman and Deolsoa orperteoced eubetaotlally
sualler loeeeg.

The maJor out-mlgratlon of the past year is a reveraal of the tread
fron 1960 to 1970. PopulatLon increased by an average of 11025 Ennualiy
(1.3 percent) over the decade and aLmost half of thle rrag the result of
in-nigratlon. The populatlon galne probably have been conceatrated la the
years L966-L969 as ln-nigratlon increaeed ln response to employdeat galns.

Over the next two years, the populatloa of the HMA le expected to
lncrease by an average of 650 persous (0.8 perceilt) annually. Ttrie fore-
cast antlclpates that most of the remalnlng nlJ-ltary-conaected population
w111 leave durlng the flrst year of the forecast period. Ttre secood year
should witness a returtr to the trend of ln-nlgratlon; hcrever, it w111 be
somewhat lower than that of the past decade.

There were about 27,050 households in the HIIA in Septenber L97L,
rePresenting a decrease of 620 householde frou the Aprl1 1970 count of
27 ,67L. Eousehold growth paralJ,eJ.ed the tread of population growth over
the decade, lncreaslug by an average of 410 housetrolds (1.6 percent) fron
1950 to 1970. Household grosrth durlng the forecast perlod is expected to
be souwhat sloner than that e:rperLenced durlng the past decade aod should
average 250 housetrolds per year. Populatloa and household trends from
1960 to L973 are presented by geographlc area and by rdt,ltary and non-
niIitary components iE tabLe VI;.

Housing Factors. Ttre housing laventory of the Sherman-Denisoa HIIA
totaled 32,350 unlts iu Septenber 1971, an lacrease of about 860 units
since ApriJ. 1970. Ttre net galn resulted froo the addition of Lr52O unlts
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prlmarlly through new constructlon, the loss of 560 unLts through deooli-
tlon and the departure of 100 traiLers. Between Aprll 1960 and Aprlt L970,
the lnventory lncreaged by about 51600 unlts' with alnoet 60 percent of
thls increase occurrlng ln the second half of the decade. Aluoet half of
the lncrease ln lnventory took place in the areas outelde the cLties of
Sherman and Denlson. l,ftrch of this growth ls due to increaeed residential
developent ltr Ehe area adJacent to Lake Texoma. ThLs area ls character-
ized by a great number of secondary and geasonal- homes which have
eontributed to the large lncrease ln the nunber of other vacartt uni.ts
between 1960 and 1970. Sherman has been the more active of ttre two cities
in bullding aad its inventory lncreErsie over the decade lras twice as large
as that in Deni.son.

There were about 280 unlts under construction in September 1971,
lncluding 130 stngl-s-fanlly homes and 150 unlts. ln muItlf,anil1, structures.
Nels coustructioo of both homee and apartDents ie mo"st, active in the
rrestern portlons of eactl city. Ttre estimate of multifaniS-y unlts under
construction incl-udes L00 unlts of Sectlor. 236 housing and the, single-
famlly e$tlmate lncludes 30 unlts to be lnsured under Sectl-on 235.

Residential buil-ding voluoeL/ totaled 848 units ln 1970, consisting
of. 487 sLngle-fanlly hones and 361 trnlts ln nultifanlly structures. Ttre

total represents a large decrease from the 1959 level of i"r286 units. T'he

rate of construction during the flrst elght months of L973. represents a
further decrease, prlmarily ln uul-tifamlIy conetructlon.

Single-fnmlLy building actlvlty averaged about 620 houses a year frou
1960 thr6ugh 1970. Howevei, since L967 hone bullding has decreased each
year, dropptng from784 units in 1967 to 487 un",ts in 1970. If considera-
tion is given to unsubsldlzed buiJ-ding only, the decline has been even
sreeper ftrr"" 30 of the unlts bullt in fgOi and 110 of then in 1970 were
insured under Sectlon 235.

Multifanlly residentlal bulldlng activity has been concer:.trated in
the years 1967 ihrough 1970. Almost 1,600 mul-t:-fami1-y units were built
during these four years with 735 of then bullt :-n 1969. The 1970 1evel
was hitt of rhat bullt in 1969 and only l-48 nuLtifanillz units have been

authorized j.n the flrst elght months of L97L. tiubsLdized pro;ects
accounted for a substantlal part of the rnultlfanlly actlviiy. The level
of 735 unirs ln 1969 lncl-uded 348 pr-rbIic housing units, the 36,1 units in
1970 included 248 unlts of Sectioa 236 houslng, and the 148 units ta L97L

included an additlonal l-00 unlts of Seetion 236 housing. The trend of
bulldlog activlty is presented in table VII.

In Septenber 1971, there were 5,300 vacant housing unitP in the HllA'

incl-uding i,+OO available vacant units and 2,900 ott-er vacant. The other
vacant total includes tt.e 297 Wtrerry unl-ts of on-base housi-ng whj-ch are
being held off the market for an indefinlte -per:iod of ti-me, ar,-d the 300

@isbasedonbr.li1dingpetmi:tota1sandest1matesof
building outside per:nit 3urisdictions.



I
houseg shtch heve been acquLred under provleLons of trhe Departneat of
D,efeue Eoeonerg asalstance Progra, flhleh have not been placed on the
lerket. fte enallable vecent totel lnclrrdes 800 unite for gale aad 11600
unltt for rent, equal to a hoeowaer vacancy rate of 4.1 perceut aud a
reEter vace[cy rate of, 16.0 perceot. Ttre algnlflcant lucrease la both
rateE elace tie Aprtl 1970 Cosus La a regult of the atrbatentlal our-
ulgratloo canred by thc cloelng of Perrlu AFB.
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Table I

BLlglble for
both orocraoc

-

Total for
both ororraoe

-

A. Baolllee

I bedrooa
2 bedroooa
3 bedrdoue
4* bedrooos

Total

B. Elderlv

Efftctency
I bedroom

Total

gl Eetlmatee are beeed on negular Lncome llnlte.

V About 4O pereent of .theee fantLtee ere eltgtble for the rent eupplement paogroo

gl Elderl.y pereone are eltgtble onl'y for Sectlon 236.

Y Alt of theee etderly eouptee ard lndlvlduale are eltglble for reot sup{rlemente.

Source: Eettnated by Houslng Market &ralyst.
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Tabte lI

Clvlllan Work Force Cmponente
Shernan-D'enelon. Texae. HoJsinc Market Area

1950-19719/

Totel work force

Uneaployed
Pereeirt of rcrk force

Employed

1950

24.600

I,OOO
4. 1

23.600

1961

25.500

rr3oo
t. 1

24-.300

1952

25.800

l rOO0
3.9

24-Coo

23.300
5,20O

18, IOO

lr5oo

each year

1963

26.O00

1.,2OO
4.6

24-800

23.300
5r2OO

LSr l.OO

lr5OC

1964

27-O00

1, too
4. I

25.900

u.500
5r7OO

l8r8@

lr4o0

1965

27.600

1,OOO
3.6

26.600

25.300
5,9O0

19,4OO

1,3OO

r966

29-tfiO

800
2.7

28.600

27.90
7r55O

19,75O

L967

29.450

800
2.7

28.650

27.45u.
7,85O

19,600

1958

30.150

800
2.7

29.350

28. r50
9,05O

19,l(x)

1969

33.550

750
Z'2

32.900

31.800
tl,g0o

1970

34-600

900
2.6

3:t-700

32.600
l2r 2OO
20r40o

l97r

33-750

lr5oo
4.4

32.250

31. roo
lOr5OO
20,6(X)

I,15O

Nonagricultural 21.BOO ZZ.6W
l{anuf acturing 5,lOO 5;OOO
llonna,nufacturlng t5r 7OO 171600

Agrlculture lrSOO lrTOO

ll Flgures are ehovo for the crnth of Aprtl d
Source: Iexaa Euploynent Cololeslon,

19r90o

lr3oo 1,200 1r2q) trloo lrl(rc



Iotal covcred eoptoyucnt

llenufecturing

NonnanufacturlnB
Hintng
Constnrctlon
Trang., com., & utllao
Trede
Etrr.r ln8or & real eotate
Sernrlcec
Bederal governoant
Other no,nnanuf acturlag

Table IIt

1955

16.230

6r7LO

1,150
980

3r820
680

1r630
I,OEO

10

resz

15.610

6,360

930
IrO20
3,730

670
1,660
IrO9O

20

1968

18^490

8r550

1969

21.380

Lor87o

1r150
1,0o0
l.rzlrc^

770
1r980
IrO9o

10

1970

2L.520

l0r710

10.E10
280

10.510
270

9.330
210

9.520
170

9.9/lo
220

I'OOO
1rO4O
3r930

7t$
1;850
1,130

20

t
t

t

I
I
4

2

340
030
250
760
150
990

10

gt Exclndes rallroad torkete, self -enployed, locel govlernrcnt uotkere, end doneatLcs.

Source: Ileras Euplqluent Cooiaaion.



IablE IV

llllttary
gtreneth

-

n ,r

ClvlL eernrice
enploymnt

Total
strenqth

-

3r253
3,481
31256
31328
3r3O4
3>246

2)
2.

2,
2)
2)

456
450
390

Jurr
June
June
June
June
Jurp

June
June
Juno
June
June
June

1960
1961
L962
1963
1964
t96s

327
534

21323

2rl*5
21827
\777
2r32L
I,931

292

Septerber Lg7\gl 150

L966
L967
1968
196e
1970
1971

926
947
933
872
B5/+
856

871
860
947
822
789
3/A

75

3r315
3r687
31724
31 143
2)720

&o

2?S

gl Bstloated on bastc of lnformatlon avallable at tlue of fleld rot{c.

Source: U.S. Dcparrrcnt of Dofense.
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I

lmrd, dtar-
ta fuer

lrblc V

1959 [r7r
 tl lcntcr All lsntor

frlllca hqrrchold€/ f rtllre honrdofd4/

33
16
16

thdcr $ 3r0oo
$ srooo - 31999

4rO0O . 41999
5,OOO - 5r9!Xl
6'000 - 5r!X)9
7r0(rc - 7rgltg
8rOO0 - 81999
erOOO - grggg'"

IOTOOO - 1214lv-^

12'5O0 - 141999
l5'O0O - L9'999
2OrO@ end rbovo

lbtaL

l2
I
5
3
2
2
2
1

l8
9

lo
9
9
I
E
7

to
6
b
I

loo

13
I
I
I
I
I
7.

I
13
8
I
3

100

Sr
19
16
Lo
5
3
I
1,2
t
I
-

100
I

100

ll2dtan g4rLoo $3r5OO

a/ Includes tuo- or lorG-Itots@ houreholda.

Source: Bstlnstcd by Eonttag Hattct lnelyrt.

06.45O97r600



Tab1e VI

Trenci of Populatlon and Household Growth
s

Apri L

1960
Aprt L

1970
Septernber

1971
Septenber

1973
1.960-
1970

4t.0
220
390

L 1225
200

410

480
-7O

1971-
L973

Averaie annual 
"hano.!/1970-

197 rGeographic comDonents

Poou tton

HMA total

Sherman
Deni son
Remainder

Households

HMA total

Sherman
Denison
Rematnder

DemoRraphic components

Populatlon

llMA total

Civl 11an
Mi Li tary-connec

Households

HMA total

73.043 83.225 80.550 St.850 1.025 -1.875 650

23.557 27.67L 27.O50 27,550

9r450
8,4O0
9r200

73.043 83.225 80.550 81.850

8I,850
teaU

77,
5,

23.557 27.67L 27.050 27.550

27,55O

410 440 250

E ,067
7 r562
7,928

24,98E
22r7m
25,3O7

29,O6L
241923
29,24L

28,550
241600
27 r4OO

80,150
400

29 r2OO
24rg50
27 r7OO

- 350
- 230
-l,3oo

325
175
150

300
-50

9
I
9

9
8
9

602
495
574

700
550
300

150
90

160

- Ll.o
-70
- 260

r25
75
50

65,550
7r5Oo

800
400

1.025 -1.875 550

L,65fl
-3 r 525

850
-200

- t o 250

Civtllan 21.300 26.050
MiIltary-connecteab/ zrzSo f,Soo

950
100

26 3€/
50

5
-[ r0

Note: Subtotals $ay not add to totals due to roundtng.
gl Rounded.
bl Includes nllltary personnel and thelr dependents, and mllltary-connected civtllans ard thelr dependents.
Et A portlon of thii increase le a result rrt mllltaiy-connected irousehoLdg ln the area traneferrtni to the

civl[lan coorponent.

Source: 1960 and 1970 Censuses 6f pn1:ulation and Houstng and estimates bv Housing Market Analyct.



Tabl,e lILt,

Shetman-Dent

Sherman Denlaon Ren. of Greyson Go,g/
Sfngle- Multl-
f mtlv f ant_lv

160
274
300
380
3@

380
300
380
260
250
200

120

EtA Totatg/

-

Stngte- Multt-
f antly f urt-lv

450 69/

Eg
t 960
t 961
L962
1963
1964

1965
L965
1967
t 968
1969
1970

let 8 moe. 1971

Stngle-
faotlv

r54
LIA
185
2L2

HuLtl-
famllv

;
tE
93
22

Stngle-
f aotlv

u.7
2L5
t49
L64
143

LO8

148
130
95
90

94

Hultl-
f amtLv

38
73
43

6
2
3

r.6
24

40
L2

92

L73

t98
L9A
256
r.81,

206
197

L*

-el

L2
I€/
to
8g/

100E/

6

,3b,
46

t02
52

28s91
t94
387\t.Jl
36t&t

r4g

2 63S
593
729
715

67A
606
784
571
s5L
t+87

62
28

279
t46
306!,/
3LBEI

t8 368

gl
v
9l
gt
9l
f.tit
w

Perttally eetlmeted.
Excltrdee 300 unlts of publlc houelng"
Excludee 8 unLEe of publtc houeing.
Excludee 26 urrltg of publlc houetng.
Ercludee 10 unlte of publlc houeing.
Exclndee 48 untte of pub11c houalng.
Iscludee 248 r'rl.te of Seetton 216 housing.
Iacludee 1@ uolte of, Sectloa, 236 housLng,

S6urcce: lurreu ol'thc icdlsa Cotr! ructlo! !.?orta, loc.l bulldt!8 desrtltlutr .!iI'.stLtatr. olttttrd. PCr.lt
Jurtdletlonr bt EgurLng U.rk t A!.lr8t.



Table VIII

llousing InventorY' Tenure and Vacancy
Shernan-Denlson' Texas. Houstne Market Area

April 1960 to Septernber 1971

Total housing lnventorY

Total occupled

Orvner occupled
Percent of all occuPied

Renter occupied
Percent of all occuPied

Vacarrt houslng units

Avallable vacant
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate

25.887 3L.492 32.350

Aprl 1

1960

23.557

L5r7O2
66.7

7,855
33.3

2.330

Aprl I
1970

27.671

18 ,845
59.1

8,825
31.9

3.821

1.550
458
2.4

Septenbet
L97l

27.050

18,550
5g. g

8r4OO
31. L

5. 300

2.400
800
4-1

lr5oO
15. O

L. r12
262
1.6
850
g.g

L rO92
11. O

other vacantg/ 1r218 2r271 2r 900

gl Includes dilapldated units, seasonal units, units rented or sold and awaiting
occup€rncy, ad units held off the market for absentee owners or other reasons.
ftre fgZf figures includes 300 units of on-base hous!.ng and homes vacated by
restdents under the Homeownership Assistance Program but not yet placed on the
market.

Sources: 1950 and L97O Censuses of Houslng and estimates by Houslng Market Analyst.
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