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CITY MANAGER CITY OF ABILENE

TEXAS
P. O. BOX 60

November 1, 1973

Mr. David Jones
Senior Planner
City of Lubbock
Lubbock, Texas 79408

Dear David:

Enclosed is a copy of the Comprehensive Plan: Housing report for
the City of Abilene. The second annual work program for Housing
will involve the work elements on the xerox copy enc lo s ed.

If at any time we may be of assistance to you, do not hesitate to
call.

Sincerely,

Jack Gilreath
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J. C. HUNTER, JR.
MAYOR

COUNCILMEN
JOE H. ALCORTA

ABE ALLEN
BOB CHILDRESS

SCOTT L. TALIAFERRO
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INTRODUCTION

PURPOSES

The purposes of the housing goals of the housing program are:

1. To assure that housing programs and needs become an integral part
of the community planning and management process.

2. To develop community development policies which will insure the
provision for an adequate supply of housing, a variety of housing
types, and proximity of housing to jobs and daily activities.

3. To provide a sound residential environment throughout the Planning
Area by insuring that all housing receives a proper and equal
delivery of public services and facilities.

4. To provide for equal housing opportunities regardless of race,
color, religion, or national origin.

GOALS

Programs for the Planning Area are designed to improve the environment, to eliminate
substandard housing, and to encourage the maintenance and rehabilitation of older
housing. The City has removed some of its worst slum housing, but many substandard
residential structures still remain, most of them occupied by families with low
incomes. Therefore, a major City goal is to remove or rehabilitate the remaining
housing which falls below minimum standards, partly by renewal action and systematic
code enforcement and partly by encouraging home improvements and private and public
investment in rehabilitation. In connection with this goal, the City will increase
its capacity to evaluate the social implications of physical improvement projects
and to establish or enlarge social programs and services.

As a result of these programs, sound, decent homes in a healthy physical and social
environment would be available to people of all income levels. The housing stock
in the Planning Area would be greatly improved through rebuilding programs and by
expanding private investment opportunities.



Another major City goal is to restore middle-aged and older areas of the City
where trends of deterioration can be stopped and reversed before more drastic
action, such as major clearance and reconstruction, become necessary.

The Housing Program of the City of Abilene exists because of the circumstances
presently surrounding that element of our environment. The housing supply of
decent, safe, and sanitary dwelling units in the Planning Area is not sufficient
to house the population. Although the responsibility for housing has traditionally
been left to the private sectors of the housing market, it is clear that they alone
can no longer do the job. Alleviating the shortages and short-comings that we are
presently experiencing will require the combined effort of builders, developers,
financiers, local government officials, private citizens, architects, the federal
government, realtors, volunteer organizations, nonprofit, limited dividend and pro-
fit motivated sponsors. All of these have a role to play in the housing process if
the Planning Area is to meet the national housing goal established in the Housing
Act of 1949, of the "realization as soon as feasible of the goal of a decent horne
and a suitable living environment for every American family."

To understand this report and the activities of the continuing Housing Program of
which it is a part, it is necessary to identify two overriding goals of the program:

• To adequately house all of the people in the Planning Area.

• To create and/or maintain sound, viable neighborhoods in the
process of housing those people.

The Housing Program efforts are directed in one way or another toward achieving these
goals. Certainly there is a complete and varied range of objectives within these that
must necessarily be achieved to move us closer to the goals.

CONCEPTS
The Housing Program proposed is based upon the following concepts:

1. Provide sufficient land for residential development to meet the
needs of the Planning Area.
a. Allocate lands for future population consistent with the

Land Use Plan and projected needs.
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2. Develop, maintain, and preserve high quality residential
development.

a. Develop coordinated programs for the development,
rehabilitation, and redevelopment of residential areas.

b. Reduce quantity of existing substandard housing by
rehabilitation and demolition.

c. Increase quantity of standard housing through new
construction and through rehabilitation.

d. Preserve and enhance the natural beauty of the land-
scape and topographical features in residential develop-
ment.

e. Take full advantage of federal and state assistance needed
for community development and housing programs.

3. Provide a sound environment for residential areas.

a. Eliminate present conflicts of land use which are detri-
mental to residential areas.

b. Plan safe, sanitary, and decent housing for every individual
in the Planning Area.

c. Control dwelling types and density of structures to insure
adequate living space, air and light, and to avoid over-
crowding and congestion.

d. Prevent the development of those land use activities in close
proximity to residential areas which are potential nuisances
and hazards in regard to smoke, noise, traffic, air pollution,
etc.

e. Minimize vehicular traffic in residential neighborhoods.
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4. Insure the efficiency of facilities and services in residential
development.

a. Provide the proper level of services adequate to serve
the needs of the residential areas.

b. Promote the proper timing of residential development in
coordination with the local housing demand as well as
capital improvements programming.

5. Meet the social and psychological needs of all segments of the
population.

a. Assure adequate housing opportunities to meet the needs of
the elderly.

b. Insure equal housing opportunities for all individuals and
families in the planning area regardless of race, color,
religion, or national origin.

c. Assure adequate housing opportunities for individuals and
families who cannot effectively compete in the housing
market by virtue of low incomes.

d. Promote neighborhood pride and identification.

6. Encourage choice and variety in housing types and locations while
adhering to sound planning principles.

a. Provide adequate open space in residential areas.

b. Provide for a variety of dwelling types and density
patterns within planned residential areas for a maximum
choice in development types.
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HOUSING MARKET

The City of Abilene is presently experiencing a shortage of adequate standard
housing units for low and moderate income groups. A high incidence of over-
crowding and substandard housing exists, particularly among the minority
groups. Alleviation of the problem is not expected within the next three to
five years due to lack of sponsors and resources for new or improved housing.

Housing construction for the past ten years has consisted mainly of housing
for middle and upper income groups. For the preceding five years, 439 single
family dwellings were constructed. Of these, only 20 units were priced below
$15,000; 80 were priced between $15,000 and $20,000,and the remainder were
priced above $20,000. Current and future construction will continue this
trend from all indications.

With the exception of 130 units of Section 236 housing constructed, and 40 more
units planned, no housing for moderate income families is planned. For the
elderly, 100 units are expected to be built in the next two years by a private
developer. The Local Housing Authority has plans to build 120 units for the
elderly, but the project application has been delayed due to the Federal morit-
orium on housing assistance.

For low income groups, little vacant housing is available. According to local
realtors, housing for sale and rent to low income groups is virtually non-
existent. The Federal Housing Administration has approximately 200 repossessed
houses which will be for sale upon rehabilitation of the units. As for low-rent
public housing, none has been constructed in the past. No sponsors are indicated
for low cost housing other than the units for elderly mentioned above.

In the past, no coordinated housing programs have existed on any level to address
the housing problems. Various housing committees and study groups have been organ-
ized in the past, but to date, no effective action has been taken in this area, with
exception of the Local Housing Authority making application for elderly housing units
as mentioned above. No specific action has been taken to alleviate, on a coordinated
level utilizing both governmental and private resources, lower income housing problems.
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No accurate development and maintenance of inventories of resources available
exist, nor detailed data specifically pertaining to low and moderate needs
and demand, both potential and effective. For example, data for this section
is excerpted mainly from the 1970 Census for lack of other available data and
is incomplete,as data pertaining to the number of vacancies in various price
ranges is not available for exact determination of the available supply of
housing units.

FAMILY, INCOME, AND HOUSING CHARACTERISTICS

The following data from the 1970 Census is presented for purposes of obtaining
an overall picture of families and housing in the City.

Families and Unrelated Individuals - There were 22,451 families, consisting of
two or more related persons, in the City according to the 1970 Census of popul-
ation. Families headed by a man represented 89.6% of the families in the City.
The remaining 10.4% were headed by a woman.

Approximately 75% of the 1,103 black families in the City were headed by a man,
while approximately 25% were headed by a woman. There were 1,749 families of
Spanish language or Spanish surname in the City, 87.1% of which were headed by
a man and 12.9% headed by a woman.

The average size of families in the City was 3.41 persons. For black families,
the average size was 4.25 persons, while for white families, the average was
3.42 persons. For families of Spanish language or Spanish surname in the City,
the average size was 4.75 persons. Of the 22,451 families in the City, 13,039
had related children under 18 years of age, representing 58.1% of the City's
families. In Abilene, 82.1% of the related children under 18 years were living
with both parents.
There were 10,098 unrelated individuals (persons living alone or with a non-
relative) enumerated in Abilene during the 1970 Census of population. Blacks
accounted for 658, or 6.4% of the unrelated individuals in the City. About
400, or 4% of the unrelated individuals in the City were persons of Spanish
language or Spanish surname.
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Income - The median income of families in Abilene was $7,824. This means that
one-half of the families in the City had incomes below this value and one-half
had incomes above this value. The median income for black families in the City
was $5,042. For persons of Spanish language or Spanish surname in the City, the
median income was $5,318.

Families with income of less than $5,000 represented 25.6% of all families, while
families with income of $15,000 or more constituted 11.8% of the families. Thus,
62.6% of the families had incomes between $5,000 and $15,000. The median income
for unrelated individuals in the City was $1,763. On a per capita income basis,
every man, woman and child in the City averaged $2,544.

DISTRIBUTION OF FAMILY INCOME IN 1969

Number Percent (%)

All Families 22,451 100.0

Less than $3,000 2,446 10.9

$3,000 to $4,999 3,303 14.7

$5,000 to $6,999 4,001 17.8

$7,000 to $9,999 5,180 23.1

$10,000 to $14,999 4,867 21.7

$15,000 to $24,999 2,050 9.1

$25,000 or more 604 2.7

Median Income 7,824
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Low-Income Population - Of the 22,451 families in Abilene, 2,689 or 11.9%, had
1969 incomes which were below the low-income (poverty) level. The terms "poverty"
and "low-income" are used interchangeably in Census Bureau publications. Low-
income status is based on estimated minimum income needs for various family sizes,
officially adopted for statistical purposes by the U. S. Government. The low-
income level was, for example, about $3,700 for a four-person family in 1969,
and about $1,800 for unrelated individuals. Low-income statistics exclude in-
mates of institutions, members of the Armed Forces living in barracks, college
students living in dormitories, and unrelated individuals under 14 years old.

There was a total of 12,483 persons below the low-income level in the City in
1969. Of these, 1,687 or 13.5% were blacks. Persons below the low-income level
represented 15~2% of all persons. In the City, 81.7% of these persons were
members of families, while the remainder were unrelated individuals. Children
under 18 years of age represented 41.2% of all person.s below the low-income level,
while persons 65 years and over comprised 15.4% of the City's low-income population.

PERSONS BELOW THE LOW-INCOME LEVEL IN 1969,
BY FAMILY STATUS, FOR THE CITY

Number Below
Low-Income

Level

Percent Below
Low-Income

Level

All Persons
65 years and over
In Families
Family Heads
Male
Female
Related Children under 18 yrs.
Other family members
Unrelated individuals

12,483
1,921

10,200
2,680
1,836

844
5,141
2,379
2,283

15.2
26.4
13.3
11.9

9.1
36.2
17.6

9.5
39.8
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CHARACTERISTICS OF HOUSING IN THE CITY

Tenure - In Abilene, there were 30,665 year-round housing units in 1970. Of
these housing units, 88.6% were occupied, 7.9% were vacant but for sale or rent,
and the remaining 3.5% were vacant but were not for sale or rent.

In Abilene, 64.5% of the occupied housing units were owner-occupied, and 35.5%
renter-occupied.

TENURE AND VACANCY STATUS OF HOUSING UNITS
FOR THE CITY

Number
All housing units

Year-round housing units
30,665

30,665

27,175

17,517

All occupied units

Owner occupied

Percent of all occupied 64.5

Renter occupied 9,658

Vacant for sale or rent 2,418

Other vacant 1,072

Blacks occupied 1,404 of the housing units in the City. About 52.8% of the housing
units in which blacks lived were owner-occupied and 47.2% were renter-occupied. Per-
sons of Spanish language or Spanish surname occupied 1,832 of the City's housing
units. About 54.4% of these housing units were owner-occupied, while the remaining
45.6% were renter-occupied.
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Persons per Room - Persons per room is often used as a measure of overcrowding,
that is, whether there is adequate living space per person. In Abilene, 92%
of the occupied housing units had one or fewer persons per room; 6% 1.01 to 1.50
persons per room; and 2% had over 1.50 persons per room. Among the black
occupied housing units, 78.4% had one or fewer persons per room; 14.2% had
1.01 to 1.50 persons per room; and 7.3% had more than 1.50 persons per room.
For the housing units occupied by persons of Spanish language or Spanish
surname, 64.6% had one or fewer persons per room; 22.8% had between 1.01 and
1.50 persons per room; and 12.6% had over 1.50 persons per room.

Availability of Plumbing Facilities - An often used measure of adequate housing
is the availability of basic plumbing facilities - hot piped water, flush toilet
for exclusive use, and a bathtub or shower for exclusive use. In Abilene, 98.9%
of the occupied housing units had all plumbing facilities. For housing units
occupied by blacks, 94.9% had all plumbing facilities and 5.1% lacked some or all
plumbing. About 96.9% of the housing units occupied by persons of Spanish lang-
uage or Spanish surname in the City had all plumbing facilities, while 3.1% lacked
some or all plumbing.

Value of Owner Occupied units - The median value of specified owner-occupied
housing units in the city was $10,851.

VALUE OF SPECIFIED OWNER OCCUPIED UNITS

Number

Specified owner-occupied
Less than $5,000
$5,000 to $7,499
$7,500 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999
$50,000 or more
Median Value

16,281
1,821
2,745
2,863
4,176
2,312
1,078

792
307
187

10,851

Percent (%)
100.0

11.2
16.9
17.6
25.6
14.2

6.6
4.9
1.9
1.1
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Gross Rent of Renter Occupied Units - The median gross rent of specified renter-
occupied housing units in the City was $88. Gross rent is the monthly rent, plus
the average cost of utilities and fuel.

GROSS RENT OF SPECIFIED RENTER-OCCUPIED UNITS

Number Percent (%)

Specified renter-occupied 8,245 100.0
Less than $60 1,412 17.1
$60 to $79 2,067 25.1
$80 to $99 1,668 20.2
$100 to $149 2,245 27.2
$150 to $199 699 8.5
$200 to $299 134 1.6
$300 or more 20 0.2
11edian Gross Rent 88

T~pe of Structure - In Abilene, 83.7% of the 27,175 occupied housing units were
s1ngle unit structures.

Another 8.8% of the occupied housing units were in 2-unit, 3-unit, or 4-unit
structures, while 5.2% were in apartment buildings with five or more units.
Mobile homes and trailers accounted for 2.2% of the occupied housing units in
the City.

Of the 3,490 vacant year-round housing units in Abilene, 80% were single unit
structures, 11% were in 2-unit, 3-unit or 4-unit structures, and 9% were in apart-
ment buildings with five units or more.

Year structure built - Structures built in 1960 or later numbered 6,089, or 22.4%
of the city's occupied housing units. Housing units built before 1940 represented
21.1% of the City's occupied units.
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YEAR STRUCTURE BUILT FOR OCCUPIED UNITS
FOR THE CITY

Number Percent(%)

Occupied Units 27,175 100.0
1965 to March, 1970 1,703 6.3
1960 to 1964 4,386 16.1
1950 to 1959 11,072 40.7
1940 to 1949 4,269 15.7
1939 or earlier 5,745 21.1

Selected Equipment - A telephone was available to 23,579 or 86.8% of the 27,175
households in Abilene and 96.6% had a television. About 53.6% of the households
had air conditioning and 30.6% a dishwasher. The table below presents the number
and percent of households in Abilene with selected equipment.

AVAILABILITY OF SELECTED HOUSEHOLD EQUIPMENT
FOR THE CITY

Number Percent(%)

All occupied units
with:

Clothes washing machine
Clothes dryer
Dishwasher
Television

UHF Equipped
Battery Operated Radio
Telephone
Air Conditioning
Public Water Supply
Public Sewer

27,175 100.0

19,093
11,130

8,302
26,251
13,481
21,218
23,579
14,561
26,723
26,158

70.3
41.0
30.6
96.6
49.6
78.1
86.8
53.6
98.3
96.3
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Minority Family Housing Characteristics - The following data shows housing char-
acteristics for Black and Spanish surname families. Their housing as a whole
represents the worst housing conditions in the City, and they comprise the
majority of families living in substandard housing.

Per occupied unit
Per owner occupied units
Per renter occupied units

Spanish
Black Surname

4,767 8,050

3.5 4.4
3.7 4.7
3.3 4.0

Population in Housing Units

Rooms Per Unit

Owner occupied median
Renter occupied median

4.9
3.8

4.8
4.0

Persons Per Unit

Owner occupied median
Renter occupied median

3.2 4.5
2.8 3.4

698 954

196 301
219 324
176 173

74 89
10 40
23 27

$6,700 $6,400

Value-Owner Occupied Units

Less than $5,000
$5,000 to $7,499
$7,500 to $9,999
$10,000 to $12,499
$12,500 to $14,999
$15,000 and above
Median
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Spanish
Black Surname

Contract Rent-Renter Occupied 635 835

Less than $30 41 28
$30 to $39 84 60
$40 to $59 265 316
$60 to $79 119 183
$80 to $99 15 52
$100 to $119 22 20
$120 to $149 3 23
No cash rent 86 137
Median $51 $57

Year Structure Built

Owner-OccuEied 741 997
1965 - March 1970 22 19
1960 - 1964 198 133
1950 - 1959 258 467
1940 - 1949 108 219
1939 or earlier 155 159

Renter-Occupied 663 835
1965 - March 1970 -rr 47
1960 - 1964 91 62
1950 - 1959 203 294
1940 - 1949 103 155
1939 or earlier 254 277
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Spanish
Blacks Surname

Year Moved Into Unit

OWner-Occupied 732 9971969 to March 1970 105" rr!
1968 80 128
1965 to 1967 91 217
1960 to 1964 125 205
1950 to 1959 113 89
1949 or earlier 118 75

Renter-OccuEied 644 835
1969 to March 1970 386 575
1968 89 106
1965 to 1967 96 100
1960 to 1964 52 33
1950 to 1959 21 11
1949 or earlier 10

Plumbing

w/a11 plumbing 1,307 1,775
lacking some or all plumbing 63 57
lacking only hot water 14
lacking other plumbing facilities 49 57

Flush Toilet

For exclusive use of household 1,334 1,793
Also used by another household 21 9
None 15 30
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BUILDING, ENVIRONMENTAL, AND FINANCIAL CHARACTERISTICS

Seven factors have been selected from the preceding Census data for the purpose
of further classifying housing units in Abilene. These building, environmental,
and financial factors associated with or producing the physical aspects of
blight in housing were then related to the Census tracts within the planning
area. The categories selected are: (See Table 1)

1. Lacking some or all plumbing facilities.

2. Lacking complete kitchen facilities.

3. Access only through other living quarters.

4. Two (2) rooms or less in housing unit.

5. 1.51 or more persons per room.

6. Value less than $5,000 for specified owner-occupied units.

7. Rent $39 or less for specified renter-occupied units.

Lackini some or all plumbin~ facilities - Census tracts 102, 104, 108, 109, 110,
111, 1 8, 119, 122 and 133 1ndicate that a substantial number of units in these
tracts do not have all three specified plumbing facilities (hot or cold piped
water, flush toilet, and bathtub or shower inside the structure).

Lacking complete kitchen facilities - Census tracts 103, 104, 105, 108, 109, 110,
111, 113, 114, 116, 118, 119, and 133 indicate those units that do not have all
three specified kitchen facilities (an installed sink with piped water, a range
or cookstove, and a mechanical refrigerator).

Two (2) rooms or less in housin~ unit - Census tracts 101, 102, 104, 108, 110, 111,
112, 115, 116, 117, 118, 119, 1 2, and 123 shows those units which could be con-
sidered to have a minimum number of rooms in a housing unit.
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TABLE 1

BUILDING, ENVIRONMENTAL, AND FINANCIAL FACTORS ASSOCIATED
WITH OR PRODUCING THE PHYSICAL ASPECTS OF BLIGHT IN HOUSING UNITS

Tract Tract Tract Tract Tract Tract Tract Tract Tract Tract
0101 0102 0103 0104 0105 0106 0107 0108 0109 0110

Lacking some or all
plumbing facilities 4 33 4 56 1 25 38 61

Lacking complete kit-
chen facilities. 15 18 37 130 57 19 8 51 100 59

Access only through
other living quarters. 1 4

Two (2) rooms or less
in housing unit. 168 116 3 43 1 3 II 131 22 178

1.51 or more persons
per room 16 20 13 100 25 6 30 50 37 31

Value less than
$5,000 for specified
owner-occupied units. 1 125 38 232 5 3 104 165 107 64

Rent $39 or less for
specified renter-
occupied units. 15 49 4 46 20 65 28 92
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TABLE 1 (cont'd)

Tract Tract Tract Tract Tract Tract Tract Tract Tract Tract
0111 0112 0113 0114 0115 0116 0117 0118 0119 0120

Lacking some or all
plumbing facilities. 44 7 2 1 4 9 11 68 44 9
Lacking complete
kitchen facilities. 75 21 173 79 12 31 11 30 32 6

Access only through
other living quarters. 111

Two (2) rooms or less
in housing unit. 201 64 11 8 35 118 70 145 145 24

1.51 or more persons
per room. 14 11 11 101 66 58 41 39 121 14

Value less than
$5,000 for specified
owner-occupied units. 34 59 3 20 90 52 73 55 229 27

Rent $39 or less for
specified renter-
occupied units. 28 27 2 2 14 26 16 72 76 9
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TABLE 1 (cont'd)

Tract Tract Tract Tract Tract Tract Tract Tract Tract Tract
0121 0122 0123 0124 0125 0126 0127 0128 0129 0130

Lacking some or all
plumbing facilities 24 3 4 2 1

Lacking complete
kitchen facilities. 3 27 6 3 1

Access only through
other living quarters.

Two (2) rooms or less
in housing unit. 3 55 69 3 4 2 1 1

1.51 or more persons
per room. 1 86 91 53 21 12 2 2 12

Value less than $5,000
for specified owner-
occupied units. 112 77 4 4 1

Rent $39 or less for
specified renter-
occupied units. 28 23 3 1 2
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TABLE 1 (cont'd)

Tract Tract Tract Tract Tract
0131 0132 0133 0134 0201

Lacking some or all
plumbing facilities. 5 35 5 5

Lacking complete kitchen
facilities. 314 34 13 2

Access only through
other living quarters.

Two (2) rooms or less
in housing unit. 5 19 2 60

1.51 or more persons
per room. 35 28 2 3

Value less than $5,000
for specified owner-
occupied units. 41 131 1 30

Rent $39 or less for
specified renter-
occupied units. 3 25 4 4

SOURCE: 1970 Census. U. S. Department of Commerce, Bureau of Census. Washington, D. C.
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1.51 or more persons ler room - Census tracts 104, 107, 108, 109, 110, 114,
115, 116, 117, 118, 1 9, 122, 123, 124, 131, and 133 contain a number of
housing units having 1.51 or more persons per room. While overcrowding is
not generally considered a serious factor, those dwelling units which con-
tain more than 1.51 persons per room are usually found in structures having
other deficiencies.

Value less than $5,000 for specified owner occupied units - Census tracts 102,
103, 104, 107, 108, 109, 110, 111, 112, lIs, 116, 117, 118, 119, 122, 123, 131,
and 133 in Table 1 show a large number of units in which the value for the
housing unit is less than $5,000.

Rent $39 or less for specified renter-occupied units - Tracts 102, 104, 108, 109,
110, Ill, 112, 116, 118, 119, 122, and 133 have a number of housing units which
would indicate by the contract rent data as a below market price for the unit. A
renter-occupied unit is not likely to be as well maintained as one that is
occupied by the owner. The lowest rental areas are also the ones with the highest
incidence of marginal and inadequate housing.

It must be emphasized, however, that each characteristic considered separately does
not indicate a blighted housing unit. But considered collectively, those units with
a substantial number of those factors present would indicate a degree of physical
blight in the units. A review of the condition of housing survey shows census
tracts 104, 108, 109, 110, Ill, 118, 119, and 133 as having a substantial number
of marginal and inadequate units. When compared to those tracts with one or more
of the characteristics associated with or producing the physical aspects of blight
the following tracts reappear: 104, 108, 109, 110, 111, 118, 119, and 133.

Census data was also analyzed to show the number of families with less than $5,000
income who spend 25% or more of their income for rent. This can be seen in
Table 2.
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TABLE 2

NUMBER OF FAMILIES WITH LESS THAN $5,000 INCOME
WHO SPEND 25% OR MORE ON RENT!

Census Tract Number of Families Percent(%)2

101 227 74.9
102 150 55.5
107 137 72.8
108 251 76.0
109 90 62.0
110 110 58.4
111 121 66.1
112 261 75.0
113 92 90.1
114 163 86.7
115 90 59.2
116 106 61.9
117 124 80.0
118 195 70.6
122 91 54.1
123 232 69.0

IData based on sample.

2Figures show families with less than $5,000 income who spend
25% or more on rent as a percent of the total number of families
with $5,000 in each tract.
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SUMMATION

The housing market in the Planning Area is characterized by the following:

1. There are 22,451 families residing in the City with
3.41 persons per room.

2. The median income of families is $7,824, with 11.9%
having incomes below the poverty level.

3. Of the 30,665 year-round housing units, 88.6 are
occupied. Most of the vacant units are substandard.

4. Over 20% of the housing units in the City were built
over 30 years ago.

Presently there is a shortage of adequate housing units, especially for low income
minority families. Several factors contribute to the housing shortage in the
Planning Area:

1. Lack of sponsors, particularly for low rent units.

2. Construction for the past decade has consisted mainly
of units for high and middle income families.

3. There have been no housing programs in the past to address
the problem.
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CONDITION OF HOUSING

In 1971, the Texas Department of Community Affairs conducted a comprehensive
survey of housing conditions over the State. More than 12,000 dwellings were
evaluated in the survey, and the most advanced techniques were employed in
designing the survey in order to obtain the most accurate results. The survey
also included in-depth interviews with 4,000 occupants to determine their needs
and desires in regard to housing.

In addition, the West Central Texas Council of Governments was selected for a
pilot regional housing study patterned after the State report to determine the
housing needs of the region. The regional report was to serve as an input to
the State overall housing program. With a total of 500 housing units as the
sample base for the region, the survey defined the status of housing in the
region based on 10 exterior characteristics and surveyed the attitudes of the
residents of those 500 units. The purpose of the pilot study was to:

1. Provide federal agencies with information concerning
specific local housing situations.

2. Help determine housing market needs.

3. Aid in the better allocation of federal resources to
areas where serious housing needs are not being met.

4. Serve as a benchmark to measure progress in housing
over a period of time.

5. Serve as a tool in developing local housing programs in
member communities.

To coordinate local efforts with the Statewide and regional reports, the Abilene
Planning Department conducted a random survey of housing conditions, together with
an attitudinal survey of the occupants of 500 units and an exterior survey of the
Planning Area's entire housing stock. The data defines the quality of housing in
Abilene and provides a basis for comparison with the State and regional reports.
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Housing units included in the sampling were selected by means of an area pro-
bability sample, based on the count of year-round housing reported in the 1970
census. The sample of 500 housing units consisted of 138 units that had been
surveyed in the City of Abilene during a l7-county survey of housing throughout
the West Central Texas Council of Governments Planning Region. To that number
was added a supplementary sample of 362 housing units to provide the total
sample for the City of 500.
Field interviewers first made an exterior evaluation of selected housing units
and determined whether each unit was occupied or vacant. At all occupied
housing units, interviewers then attempted to complete a personal interview
with either the male or female head of the household, making up to two call-
backs if no one were at home on the first attempt. Of the 500 housing units
in the sampling, completed interviews were as follows:

Number Percent (%)
Completed interviews 403 80
Refused or not at home 64 13
Total occupied housing units 467 93%
Vacant housing units 33 7
Total year-round housing units 500 100%

In general, the pattern of questions asked in the personal interview followed that
used in the 1971 Statewide survey, with modifications to fit the Abilene area.
The following describes the findings of the two surveys conducted by the Planning
Agency and a comparison of these to the State and regional reports.
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METHODOLOGY

The following paragraphs define the methodology utilized in the Texas Housing
Report: (1)

For many years, business organizations and governmental agencies have been curious
about the quality of the housing stock. But measurement of housing quality has
been an elusive concept. In the past, the U. S. Bureau of the Census attempted to
provide the measurement by having census enumerators judge whether dwellings in-
cluded in the Census of Housing were "standard", "deteriorating", or "dilapidated".

Inherent in the Census' approach were two serious limitations. First, the class-
ification of a particular housing unit by an enumerator depended upon a semantic
scale, ranging from "standard", the best or highest rating, down to "dilapidated",
the worst or lowest rating. Buried in each of the three descriptive words used by
the Census must be a wide range of meaning that varies from one enumerator to the
next. Consequently, a housing unit that appears to be "deteriorating" is one enum-
erator may be judged "standard" (or "dilapidated") by another.

Second, a single, all-encompassing classification poses a problem for even the most
conscientious enumerator who must balance what appears as good or poor quality
features in a particular housing unit. And substantial experience with field inter-
viewers suggests that the time and effort" spent in such balancing of judgements pro-
bably varies considerably.

Apparently in recognition of these handicaps, the Census no longer makes even that
questionaire classification of housing quality available to those who seek it and
formerly depended upon it.

Other attempts at classification have been made, but many depend upon evaluation by
trained technicians who are proficient in matters of residential construction,

(l~eproduced from Texas Housing Report, Texas Department of Community Affairs,
January, 1972.
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building codes, and the like. Use of such persons as field enumerators would make
measurements on a broad scale prohibitive in cost - even if sufficient numbers
could be located and recruited.
A notable step toward an improved approach was introduced in a Michigan housing
survey, in which the field interviewers classified the houses according to a 10
point scale that went far beyond the 3 point scale formerly used by the Bureau
of Census. However, the Michigan scale still relied on semantic descriptions
with the inherent weakness of bias stemming from different interpretations of
the terms used by field interviewers.
By contrast, the study reported here represents a significant departure from the
limitations of semantic scales for classifying housing quality. Based in part on
preliminary investigations in the Michigan work, 10 characteristics of exterior
appearance were selected because of their apparent value in predicting interior
characteristics as well, and hence, the overall quality of the housing unit. These
10 exterior characteristics are:

1. Appearance of neighborhood.
2. Appearance of boundary of property.
3. Appearance of lawn and shrubs.
4. Condition of roof.
5. Condition of exterior wall surfaces.
6. Condition of porch (if any) and front entryway.
7. Condition of doors and trim around doors.
8. Condition of windows and trim around windows.
9. Evidence of plumbing.

10. Evidence of electricity-
Next, photographs were made of numerous housing units, emphasizing in each photograph
one of the 10 characteristics. Also, housing units photographed were selected to
show an example of three levels of quality for each of the 10 characteristics.
Three photographs for each characteristic were then arranged on a seven-point scale,
positioned at two, four and six, respectively, permitting interpolation of grading
at points one, three, five or seven.
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Finally, field interviewers were equipped with a set of these photographs for
each of the 10 characteristics, and instructed to score selected housing units
on each of the 10 by matching the photograph most nearly like the particular
characteristic being evaluated at each housing unit.
Use of this technique tended to overcome the most serious limitations of the
semantic scales. First, the pictorial scale used no words to describe the
quality of the characteristic being evaluated. Without using words such as
"standard" or "dilapidated", the field interviewer needed only very limited
training to be able to match what was seen in a housing unit to the sample
photographs - or else to interpolate between the two sample photographs on
the scale.
Second, the pictorial scale did not require the field interviewer to balance
off-setting characteristics and make a summary judgement of classification in
a single, all-encompassing term. Instead, each of the 10 characteristics was
scored independently, and a uniform weighting procedure subsequently determined
a composite score during the data processing phase of the study.
Finally, the pictorial scale yielded a technique capable of use on a broad scale
at reasonable cost, since highly technical field personnel are not required. Also,
the technique is stable enough in its format to permit replication of the study
at different places or at later times for purposes of comparative analysis.
By averaging the weighted ratings on 10 characteristics for a particular house, it
could receive a composite rating from one (the best or highest rating) to seven
(the worst or lowest rating). To permit finer gradings between housing units,
these rating scores were carried to one decimal place, thus permitting a range
of 61 possible scores (from 1.0 to 7.0) for an individual housing unit.
During the course of the study, various formats were considered for presenting
survey findings analyzed in terms of these quality ratings. Originally, it was
envisioned that the technique would yield a sharp line of demarcation between
"standard" and "sub-standard" housing units. However, preliminary analysis of early
and incomplete results indicated that it is perhaps misleading to attempt such a
sharp division, even though it would be handy for a variety of analytical purposes.
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One difficulty is that the technique is unable to describe what does not exist.
That is, the quality of housing is similar to countless other socio-economic
characteristics that defy either-or classification. Rather, the quality of the
housing stock is arrayed along a continuum that reflects a complex set of values
affected by personal taste, aesthetics, maintenance and housekeeping. Each of
these factors may vary significantly between the eye of the occupant and the eye
of the beholder.

So,what is "standard" or "sub-standard" housing? At one extreme, some guideline
may be found in the police power of the State, which is obliged to protect citizens
from housing that is not safe and sanitary. But how practical are these guidelines
if, for example, the occupant is the owner of the real property? Perhaps the greatest
contribution of this study in time will be the introduction of quality descriptions
that simply avoid the undefinable either-or classifications (that is, "standard"
and "sub-standard") that have been popular in the past. Subsequent studies may alter
and refine the numeric scale used in this study, but even in its present form, the
scale used provides a basis for quality assessments that acknowledge the reality of
the range of quality instead of struggling with an artificial dichotomy.

Even so, it is inevitable that some attempt will be made to summarize the 61 possible
scores used in this analysis into major groups to make assimilation of study findings
easier. In the detailed tabulations upon which this summary is based, quality ratings
were arbitrarily grouped into 12 class intervals of 0.5 (1.0 - 1.4, 1.5 - 1.9,
2.0 - 2.4, etc.). For the summary that follows, ratings were further combined into
five groups; 1.0-2.9, 3.0-3.9, 4.0-4.4, 4.5-4.9, and 5.0-7.0.

Also, an important objective of this study was to permit cross-tabulation of housing
quality with three types of information obtained during personal interviews with
occupants: (1) housing characteristics, (2) household characteristics, and (3)
attitudes toward housing. Clearly, the analysis permitted by the addition of such
information goes far beyond limitations imposed on analysis of the physical housing
unit without regard for the nature or feelings of the occupants.
In this way, valuable insights have been gained from the study - some whic~ c~nfirm
preconceptions, and others which deny what may be w~dely accepted. These lnslghts
suggest an indistinct dividing line on the seven-po~nt scale that appears to sep-
arate housing units in clearly, sound conditions from those that have a number of
undesirable characteristics or be in need of repair.
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The dividing line is "indistinct", because it moves up or down the quality scale
depending upon the particular characteristic being analyzed. For the most part,
however, the dividing line was found to be near 4.5 on the scale - but at times
nearer 4.0 or 5.0.

However, it cannot be emphasized too strongly that this division should not be
taken as an over-simplified distinction between "standard" and "sub-standard"
because of a combination of observed deficiencies, but many were nevertheless
found to have redeeming features that make arbitrary classification inaccurate
and misleading.

In short, the divisions adopted on the seven-point scale for purposes of this
analysis should be taken as thresholds, below which, ratings are suggestive of
sub-standard conditions.

The report that follows presents survey findings in four main parts:

1. Quality ratings of Texas housing units, in total and
within ethnic groups and places of different sizes.

2. Characteristics of housing units, by rating of housing.

3. Characteristics of households, by rating of housing.

4. Attitudes of occupants toward housing, by rating of housing.

DETAILED FINDINGS
Quality of Housing - Within the City of Abilene, 92% of the housing of all types
(vacant and occupied) was found to have ratings between 1.0 and 3.9 on a seven-

point scale, where 1.0 is the best rating a housing unit could receive, and 7.0
was the worst. (2) Below this thresold, only 8% of the housing units were found
to have deficiencies ranging from minor to severe. Three percent of the housing
units in the City got ratings in the lowest quality range of 5.0 to 7.0.

(2) 1 .. . . .For a fu ler des cr i pt.Lon of t.hi.at.eohni.que, refer to the "Texas Hous a.nq
Report", Office of the Governor of Texas and Texas Department of Community Affairs,
January, 1972.
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WEST CENTRAL TEXAS
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Compared with ratings from the region-wide survey, housing in the City is
slightly higher in average quality, with more units in the highest range of
quality and fewer in the lower ranges. The table below compares these City
and regional ratings.

COMPARATIVE RATINGS OF HOUSING QUALITY

West Central Texas
Ratings City of Abilene State Planning Region State of Texas

1.0 - 2.9 65% 56% 62%
3.0 - 3.9 27 28 23
4.0 - 4.4 3 6 6
4.5 - 4.9 2 4 5
5.0 - 7.0 3 6 4

Total 100% 100% 100%

Quality by Type of Dwelling - No significant differences in quality were found
when housing units were analyzed by type of dwelling. Multi-family units in the
City, although only 14% of all units, were almost identical in quality to the
single-family units which predominate. It should be stressed that findings here
and elsewhere concerning mobile homes are based on only 10 such units located in
the sample of 500 housing units. Thus, these findings are subject to very large
tolerances, although most mobile homes found in the sample were of generally good
quality.

HOUSING QUALITY BY TYPE OF DWELLING
Type of Dwelling

Ratings Single Family Multi-Family Nobile Home

1.0 - 2.9 65 % 63% 90%
3 ..0 - 3.9 27 30
4.0 - 4.4 3 3
4.5 - 4.9 2 3 10
5.0 - 7.0 3 1

Total 100% 100% 100%
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Quality by Occupancy - Vacancy Status - 7% of all year-round housing units sampled
were vacant at the time of the survey. Approximately this same ratio of vacancies
was found among single-family units, but about 4% among multi-family units found
in the sample.

Quality ratings of occupied units were almost identical to ratings for all housing
units, in part because the occupied units represent such a large portion of the
total. But among vacant units, quality ratings were extremely low with two out
of ten units in the lowest rating category of 5.0 to 7.0, as shown below.

HOUSING QUALITY BY OCCUPANCY-VACANCY STATUS
Year-Round Housing Units

Occupied VacantRatings

Total

67%
26

3
2
2

100%

30%
43

3
6

18
I'OO%

1.0 - 2.9
3.0 - 3.9
4.0 - 4.4
4.5 - 4.9
5.0 - 7.0

Qualit1 by Ethnic Group - Although blacks and Mexican-Americans in the City combine
for on y about one out of seven households, a substantial difference was revealed
by the survey between the quality of housing occupied by these minority groups versus
the whites in the City.
Whites were found to be living in units of quality a little above the City-wide
average, in part because of their large numbers, proportionately. But as shown
in the table that follows, both blacks and Mexican-Americans were found to have
roughly three out of ten living in housing units rated below the 3.9 threshold.

Some care should be taken in interpreting the following table because of the small
number of Mexican-American (26) and black (43) housing units represented in the
iample, making the tolerances in these sample results rather large.
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HOUSING QUALITY BY ETHNIC GROUP

Ethnic Group
Ratings White (Anglo) Mexican-American Black (Ne9:ro)

1.0 - 2.9 71% 23% 30%
3.0 - 3.9 24 46 42
4.0 - 4.4 2 15 10
4.5 - 4.9 2 12 2
5.0 - 7.0 1 4 16

Total 100% 100% 100%

Characteristics of Housing Units - Three out of four housing units in the City
(78%) have between four and six rooms: 14% have fewer than four rooms and 8% have
seven or more rooms. Better-rated housing units had close to the same number of
rooms, on the average than lower-rated units.

AVERAGE NUMBER OF ROOMS, BY HOUSING QUALITY

Ratings Average Number of Rooms

o - 2.9
3.0 - 3.9
4.0 - 7.0

5.0
4.6
5.0*

Overall average 4.9

* Too few in sample to permit reliable analysis by the bottom three quality ratings.
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Number of Bedrooms in Housing Units - The number of bedrooms was found to be only
slightly larger 1n the better-rated housing units. But differences in number of
bedrooms by quality of housing were really too small to be significant, most
units having close to the over-all average of 2.4 bedrooms.

AVERAGE NUMBER OF BEDROOMS, BY HOUSING QUALITY

Ratings Average Number of Bedrooms

1.0 - 2.9
3.0 - 3.9·
4.0 - 7.0
Overall average

2.5
3.1
2.3
2.4

Heating Fuel in Housing Units - Gas (either natural or LP) is the heating fuel in
predominant use throughout the City. Electricity or a combination of gas and
electricity was found among less than one out of ten of the higher-rated housing
units.

Water Supply in Housing Units - All occupants of housing units contacted in the
survey reported having piped water, and all but 1% reported both hot and cold piped
water. Among the best-rated units, as expected, all occupants reported having both
hot and cold water. This dropped 99% among the units with ratings of 3.0 to 3.9,
and it dropped farther to 89% among those in units rated between 4.0 and 7.0 (the
balance in each case reporting only cold piped water).

Based on exterior evaluations of the housing units (including cases where no
occupant interview could be made because of vacancies or refusals), only a handful
of the vacant units in the City had electricity but no plumbing.
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ELECTRICAL AND PLUMBING FACILITIES IN HOUSING UNITS

Housing Units with Evidence of: Occupied
Year-Round Housing Units

Vacant
Both electricity and plumbing 100% 94%
Electricity, but no plumbing 6

Plumbing, but no electricity

Neither electricity or plumbing
Total

Kitchen Facilities in Housing Units - In housing units with ratings above the 3.9
threshold, vlrtually all occupants reported having complete kitchen facilities. But
below that threshold, some few reported only partial kitchen facilities.

KITCHEN FACILITIES IN HOUSING UNITS

100%

Ratings
3.0 - 3.9

99%

4.0 - 7.0Housing Units With: 1.0 - 2.9

Complete kitchen facilities 96%

Partial kitchen facilities 4

Total
No kitchen facilities
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Bathroom Facilities in Housing Units - Two out of three housing units in the City,
on the average, were reported to have one complete bathroom by their occupants.
The balance reported more than a single bathroom - an extra half-bath, a second
or even a third bathroom. Only one out of a hundred, City-wide, reported less
than one full bathroom.

Number of Housing Units in Structures - About eight out of ten occupied housing
units in the City (82%) are single-family, leaving a balance of about one out of
six (16%) that is multi-family and a handful that are mobile home's (2%).

Characteristics of Households

In addition to questions about their housing units, occupants were also asked
several questions about members of their households.

Length of Residence - The average length of residence in present dwellings was a
little more than seven years among occupants interviewed, and average length of
residence in the neighborhood was the same. The length of residence in dwellings
decreased about two years among those found in lower-rated housing units.

LENGTH OF RESIDENCE IN HOUSING UNITS
AND NEIGHBORHOODS, BY HOUSING QUALITY

Average Years In
Ratings Housing Units Neighborhoods

1.0 - 2.9
3.0 - 3.9
4.0 - 7.0
Overall average

6.7
8.9
5.2
7.3

6.7
9.2
6.7
7.4

Tenure of Households - About two out of three occupants interviewed (67%) were
homeowners. In the best-rated housing, 72% were homeowners, and this ratio declined
to 63% in units rated 3.0 to 3.9 but down to 33% in lower-rated units.
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Of the two out of three who reported that they "own or are buying" their homes,
four out of ten (43%) said their homes are completely paid for, while the balance
are still making payments.

The value of owner-occupied units and the monthly housing payments of owners and
renters follow the pattern of housing quality found in the survey, as shown below:

AVERAGE VALUE OF HOUSING AND MONTHLY PAYMENTS

Ratings
Owners Renters

Reported Value Monthly Payments Monthly Payments

$ 15,400 $ 111 $ 103
9,290 89 69
6,100 * *13,370 94 86

1.0 - 2.9
3.0 - 3.9
4.0 - 7.0
Overall average

* Too few in sample to be reliable.

Composition of Households - Seven out of ten household heads sampled reported being
married. Another 15% were widowed, and the remainder were divorced, separated or
had never married.

On the average, there were 2.8 persons per household in the City and there was little
difference within housing units rated 3.9 or better. Among units rated below 3.9,
however, the number of persons increased to 4.5 per household.

Using the new U. S. Census standard of overcrowding as 1.26 or more persons per room
in a housing unit, 3% of all units in the City are overcrowded. Predictably, the
proportion of overcrowded units increased as the quality of the units declined.
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NmmEp. OF HOUSEHOLDS IN HOUSING UNITS,
BY HOUSING QUALITY

Number of Ratings
SeEarate Households Total 1.0 - 2.9 3.0 - 3.9 4.0 - 7.0

One 93% 94% 92% 87%
Two 6 5 6 13
Three 1 1 2
Unreported

100% 100% 100% 100%

Education of Household Heads - About one out of three males (30%) and females
in the households sampled reported having less than a high school education.
relationship between limited educational ach~evement and low-rated housing is
marized below for male heads of households.

(37%)
The
sum-

EDUCATION OF MALE HOUSEHOLD HEADS,
BY HOUSING QUALITY

Ratings
Total Ma Le s 1.0-2.9 3.0-3.9 4.0-7.0

High School graduate
69%or more schooling 80% 45% 23%

Less than High School
graduate 30 19 54 77

Unreported 1 1 1
Total IOO% 100% 100% 100%

Age of Household Heads - The average age of male household heads living in the City
was found to be about 43, and the age of female heads was a year older. There was
little difference found in these ages in the better-rated housing units, but house-
hold heads in lower-rated units were two to three years younger, on the average.
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Employment Status of Household Heads - Seven out of ten households (72%) were
found to have both male and female heads, and of that 72%, 61% had one or both
heads employed. This means that more than eight out of ten households (84%)
with both heads had someone employed, more often the male head of household.

In the small number of households with only a male head, they were very likely
to be employed, but in the households with only a female head, they were more
likely to be unemployed or retired as they were employed.

Family Income in Households - The average annual income reported by occupants
interviewed in the survey was $6,690. In keeping with the pattern found in the
statewide survey, however, household income declined sharply from a high of over
$7,800 among those in the best housing to little more than half of that among
those in the lower-rated housing.

ANNUAL FAMILY INCOME, BY HOUSING QUALITY

Ratings Average Annual Income

1.0 - 2.9
3.0 - 3.9
4.0 - 7.0
Overall average

$ 7,800
4,750
3,965
6,690

To gain better insights into the nature of the income in such households, occupants
were asked, first, whether they had ever applied for any of 11 types of financial
assistance, and second, whether they were now receiving such assistance. One-third
(34%) said they had never applied for any of the 11 types of assistance, and half
(50%) said they were not now receiving such aid.

The eleven types of assistance and their breakdown follows:
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FINANCIAL ASSISTANCE

Social Security payments

Pension payments

Disability payments

Welfare payments

Aid to dependent children

Purchase of a home with a
loan under the "235 program"

Rental of an apartment under
the "236 program"

Public Housing

Purchase of a home with an
FHA loan

Purchase of a home with a
VA (or GI) loan

A government loan or grant
to repair your home

None or unreported

Have Applied Now Receiving

27% 25%

5 3

6 3

6 3

2

23 14

14 6

1

Total
34

ITS%
50

I04%
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EXTERNAL CONDITION SURVEY
In order to elaborate on the sample survey of housing quality, an exterior
survey of 31,100 dwelling units was conducted in the Planning Area. The
same pictorial scale used in the State and regional housing reports was
used to evaluate exterior condition in Abilene. The survey was aimed at
identifying those units rating between 4.0 and 4.9, 5.0 and 7.0, respectively.
Figure 8 shows the location of these units in the Planning Area. These terms
were arbitrarily chosen to describe exterior housing condition, similar terms
used by the 1960 Census, deteriorating and dilapidated, could also be used.
A summary and detailed findings of the exterior housing survey follows in the
Pyramidal Overview of Housing:

State
Texas Housing Report

Region
Quality of Hous1ng in The

West Central Texas
State Planning Region

,/

/L~ ._._. ~

Locality
Quality of Housing in Abilene, Texas

Planning Area Exterior Housing Survey
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Detailed Findings - Quality of Housing - Within the Planning Area, 928 units
are rated in the 4. 0 - 7. 0* range. Thi sis 3% of the total number of units in
the Planning Area.

Compared with ratings from the Texas Housing Report, Abilene's Planning
Area contains a slightly greater percentage of units labeled marginal and
inadequate. Abilene had 1. 45% of the total number of housing units in the
4.0 - 4.9 range and 1. 5% in the 5.0 - 7.0 range as compared to 10.9% and
4.3% respectively, for the State and 10%and 6% respectively, for the region.

COMPARATIVE RATINGS OF HOUSING QUALITY

WCT State
Rating City of Abilene Planning Region State of Texas

4.0 - 4.4 . 83% 6% 5. 7%
4.5 - 4.9 .62% 4% 5.2%
5.0 - 7.0 1.5% 6% 4. 3%

Quality of Occupancy - Vacancy Status - Of the 928 housing units in the
Planning Area in the 4.0 - 7.0 range, 273 housing units, or 29%, were
vacant. Among vacant units, 76% or two out of three units were found in
the 5. 0 - 7. 0 category.

>~ See Section n Methodology



HOUSING QUALITY BY OCCUPANCY - VACANCY STATUS

Rating Occupied Vacant

4.0 - 4.4
4.5 - 4.9
4.0 - 7.0

229
158
268
655

30
36

207
273

Quantity by Census Tracts - Of the 23 census tracts in the Planning Area, 6 tracts
contained 73% of all the 4.0 - 7.0 units, or 690 units of the total 928. 494 of
these were occupied and 196 were vacant. The table below identifies these tracts.

CENSUS TRACTS WITH 10% OR MORE MARGINAL
AND INADEQUATE UNITS

Census Tract Number Units

Total

102 (11%)
138 (15%)

95 (10%)
128 (14%)
120 (12%)
107 (11%)
690 (73%)

104
108
109
110
119
133
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TABLE 3. RECAP - EXTERIOR HOUSING SURVEY, 1972

CENSUS TRACT
%

101 102 103 104 107 108 109 110 III 112 115 116 117 118 119 120 122 123 124 132 133 134 201 Total Occupied
3.0 Occupied
to

3.9 Vacant

o 14 8 28 7 15 3 14 4 3 3 7 5 9 52 o 9 2 1 o 6 o ·2 192

o 2 1 1 3 4 2 o 1 o o 2 3 2 4 o 2 1 o 1 o
87

o 29o
4.0 Occupied
to

4.4 Vacant

o 8 3 28 1 42 2 18 o 4 9 2 2 17 67 5 8 o o o 11 2 o 229

o 4 o 5 o 2 4 2 o o 1 1 o 3 2 o o o o o 3
88

o 2 2 20 1 29 8 19 4 5 1 o 2 9 28 8 2 1 o 1 16
3 o 30
o o 158

o 1 1 5 o 13 5 1 o o o o 1 o 4 o o o o 4
81

1 7 o 21 o 34 28 67 30 6 o o 1 8 16 4 3 o
o

o o 40
1 36

4.5 Occup~ed
to

4.9 Vacant o

to
7.0 Vacancy

2 o 268
o 6 1 3 1 18 48 21 5 o 3 o 1 15 3 3 8 o o 3 33 13

56

o

41 16 129 13 145 95 134 43 16 17 11 14 57 159 20 31
o

o

1

o

3 o

2 207

Single-Family 1 4 1,0873 1 5 113 19

Multi-Family 2 o 12 5 8 1 2 o 1 1 6 13 1 1 o o o o 56o

oMobile-Home o o o o 0 o
9 120 41 118 38 18 13

4

o o o o
9 10 43 163 17 22

3 10

o o 4 o o o o o 2 6o o

Occupied 4 2 847 (74%)31 13 97 3 1 1 73

Vacant 13 3 34 4 37 59 24 6 o 3 5 20 13 1 o 4 40 17 2 302 (26%)
overall Average

4.5
Average Neigh-borhood Eval. 5.0 4.1 4.1 4.8 2.9 4.8 6.4 5.6 6.2 4.3 3.9 3.4 3.4 5.1 4.6 4.9 4.8 3.0 2.0 4.8 5.5 5.3 4.5

Note 928 sub-standard structures (4.0 - 7.0) 1. 3.0-3.9
2. 4.0-4.4
3. 4.5-4.9
4. 5.0-7.0

19% total structures
23% total structures
17% total structures
41% total structures
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SUMMATION

The condition of housing in the Abilene Planning Area may be summarized as
follows:

HOUSING QUALITY IN ABILENE Based on the seven-point pictorial rating
scale used in the survey, only 3% of all
housing units in the City are in the worst
category of 5.0 to 7.0.

This proportion is less than that found
region-wide of 6%. At the same time, the
City has more top-rated housing units -
65% versus 56% region-wide.

QUALITY BY TYPE OF DWELLING Multi-family units and mobile homes were found
to be virtually identical in quality, having
the same proportions of top-rated and low-
rated units.

QUALITY BY OCCUPANCY -
VACANCY STATUS

7% of 31,000 year-round units were vacant at
the time of the survey, and there was a sign-
ificant decline in the quality of vacant units -
27% below the 3.9 quality threshold, versus only
7% of the occupied units.

QUALITY BY ETHNIC GROUP As expected, whites were living in higher rated
housing than Mexican-Americans and blacks in the
City. But of greater significance is the degree
of difference in their housing quality. Roughly
three out of ten Mexican-Americans and blacks
were living in housing that rated below the 3.9
threshold, versus 5% of the whites. And 16% of
the blacks were in housing rated 5.0 to 7.0.
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CHARACTERISTICS OF
HOUSING UNITS

HEATING FUEL

PLUMBING AND ELECTRICITY

KITCHEN AND BATHROOM
FACILITIES

The best-rated housing in the City had an
average of 5.0 rooms, but the average size
of the worst-rated housing was the same size.

Similarly, the number of bedrooms averaged
2.6 in top-rated units, versus 2.3 in lower-
rated units.

As elsewhere in the region, gas (alone or in
combination with electricity) is the predom-
inant heating fuel in use in the City.
Nearly all occupants reported having piped water,
and all but 1% reported hot and cold water. Among
the lower-rated units, however, only 80-90% re-
ported both hot and cold piped water.

All occupied units in the City showed evidence
of both electricity and plumbing, but 6% of the
vacant units showed no external evidence of
plumbing.
Complete kitchen facilities were present in vir-
tually all households with ratings above the 3.9
threshold, but among those rated 4.0 to 7.0, 4%
reported only partial facilities.

Only about 1% of the occupied units sampled had
less than one full bathroom. Two out of three
reported one complete bathroom, with the balance
having more than a single bathroom.

Eight out of ten of all housing units in the City
are now single-family, and 2% were found to be
mobile homes.
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CHARACTERISTICS OF
HOUSEHOLDS

The average length of residence in the neighbor-
hood was between seven and eight years, and the
average in the same dwelling was about the same.

TENURE Two-thirds (2/3) of all occupants are homeowners,
but only one-third (1/3) are owners in units rated
below 3.9. The overall value for owner-occupied
units was $13,370 ranged from a high of $15,400
for the top-rated housing to a low of about $6,100
in the units rated below 3.9.

HOUSEHOLD COMPOSITION Seven out of ten household heads were married, and
the average size of households was 2.8 persons -
slightly more among low-rated units.

Only 1% of top-rated units were overcrowded, versus
17% of 4.0 to 7.0 units. But 13% of the low-rated
units had more than a single family in residence.

EDUCATION Two-thirds (2/3) of the household heads in the best
units had a high school education or better, but
this was true of only one-fourth (1/4) of the heads
living in low-rated housing.

AGE The average age of male household heads was about
43, and female household heads were approximately
a year older, both two or three years younger in
low-rated housing.

EMPLOYMENT AND INCOME Seven out of ten households had both heads present,
and over 80% of such households had one or both
heads employed.

Family income in the City averaged almost $7,000 -
about $1,000 higher in top-rated housing, but
nearly $3,000 below the average in low-rated units.

59



HOUSING QUALIT Y IN THE
CITY OF ABILENE PLANNING
AREA

COMPARISON WITH STATE AND
REGIONAL HOUSING

QUALITY BY OCCUPANCY -
VACANCY STATUS

CENSUS TRACT WlTH 10%
OR MORE MARGINAL AND
INADEOUATE UNITS

Of 11types of financial as si stance tested,
Social Security was named most as part of the
family income, followed by FHA and VA home
loans.

Based on the seven-point pictorial rating scale
used in the survey, 3% of all housing units in
the Planning Area are in the 4.0 - 7.0 category.
1. 5% of these are in the worst category of 5.0 -
7. O.

The Abilene Planning Area contains a slightly
greater percentage of units labeled marginal
and inadequate when compared to the State and
region.

Of the 928 housing units in the 4.0 - 7.0 range,
29% were vacant. Of these, two out of three uni ts
were in the inadequate category.

Six of the twenty-three census tracts in the
Planning Area were found to contain 73% of all
units in the 4.0 - 7. 0 range.
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ATTITUDES OF OCCUPANTS
During the personal interview with occupants of the housing units sampled, a number
of questions were included to determine how the occupants feel about their housing -
their likes, dislikes, and aspirations.
NUMBER OF HOUSING UNITS IN STRUCTURE
For example, it was reported earlier that about eight out of ten occupants are
living in single-family homes. A follow-up question asked what type of structure
would be preferred, and the replies showed that almost nine out of ten (88%) would
erefer to live in a single-family home. Thus, about one out of ten in the sampling
1S not now living in the type of structure he prefers.
RENTING VERSUS BUYING
When asked whether they would prefer to rent or buy their home, however, almost half
of the renters indicated an aspiration to buy a home. And as shown below, there are
more who would prefer to be homeowners than is not the case.

REPORTED AND PREFERRED TENURE
ReEorted Preferred

Own or buy home 67% 77%
Rent 33 22

Undecided or unreported 1
Total 100% 100%
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SATISFACTION WITH HOME AND NEIGHBORHOOD

Perhaps the most significant attitude about their homes was the occupants' overall
satisfaction or dissatisfaction. Using a six-point, plus or minus scale, each
occupant in the sample was asked how high or how low he would rate his neighborhood,
from a high of plus 3 to a low of minus 3, with no neutral rating offered. Next,
each was asked to rate his house (or apartment) using the same scale.

Nine out of ten rated both their neighborhoods (89%) and their homes (91%) favorably-
This finding is very similar to the nine out of ten in the statewide survey that
rated both their homes and neighborhoods favorably.

Note in the summary table below that even eight out of ten occupants of the low-
rated housing units indicate some satisfaction with their homes and neighborhoods.

SATISFACTION WITH HOME AND NEIGHBORHOOD

Satisfied
Total +1,+2,+3 +3

Dissatisfied
Total -1, -2, -3 -3

Satisfaction with Home,
by Housing Quality

1.0 - 2.9
3.0 - 3.9
4.0 - 7.0

96%
82
80

17%
17
28

4%
13
13

1%
4
4

Satisfaction with Neighborhood,
by Housing Quality

1.0 - 2.9
3.0 - 3.9
4.0 - 7.0

93%
82
80

14%
21
17

7%
12
12

1%
5
4
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After occupants had rated their homes and neighborhoods, they were asked to tell what
they particularly liked or disliked about each. Their replies, recorded verbatim by
field interviewers, were later analyzed and grouped into some 61 different para-
phrased comments - 31 about their likes, and 30 about their dislikes.

Only seven of the 31 favorable comments named spontaneously were mentioned by about
10% or more of the occupants:

Desirable Neighbors 43%
Quiet Neighborhood 28%
Pride in home ownership 15%
Convenient to School 13%
Styling, appearance of dwelling 12%
Spacious, roomy housing 10%

Of the 30 dislikes, only seven were mentioned by more than 5% of the occupants inter-
viewed:

Neighborhood appearance, surroundings 13%
Traffic 10%
House too small - not enough room 8%
Noise 7%
Streets, alleys, roads 6%
Styling, appearance of dwelling 6%

In commenting about both likes and dislikes, things mentioned were often largely psy-
chological, concerned with the "feeling" of living in the neighborhood or with social
relationships between the occupants interviewed and the neighbors. Much less fre-
quently were there mentions of specific complaints or problems with their homes, as
such.
POLICE PROTECTION AND EXPERIENCE WITH THEFT

Eight out of ten (81%) of all occupants interviewed were of the op~n~on that police
protection in their neighborhoods is now adequate, the balance saying it is not
adequate (11%) or else giving no opinion (8%). When analyzed by quality of housing,
there was an indication that those living in neighborhoods with lower-rated housing
were less satisfied with their police protection.
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OPINIONS ABOUT ADEQUACY OF POLICE PROTECTION
IN NEIGHBORHOOD BY HOUSING QUALITY

Ratings
1.0 - 2.9 3.0 - 3.9 4.0 - 7.0

Adequate 84% 78% 67%

Not Adequate 9 13 25
Undecided or
Unreported 7 9 8

Total 100% 100% 100%

Just under two out of ten {19%} reported that they had experienced a burglary,
robbery or theft at their residence the time they had lived there. Differences
by housing quality were minor and not significant.

HOW AN EXTRA $100 WOULD BE SPENT

After occupants had finished telling what they liked or disliked about their
homes, they were asked how they would spend an extra $100 per month if it were
suddenly available -- for housing or for something else.
Four out of ten replied that they would spend the hypothetical $100 per month
on housing. And as expected, fewer in the best-rated housing said this than
did those in the low-rated housing.
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HOW AN EXTRA $100 PER MONTH WOULD BE SPENT,
BY HOUSING QUALITY

Spend for Housing

Spend for something else:

Savings, investments
Family necessities
Furniture, appliances
School, college
Automobile
Family recreation
Other
Undecided or unreported

Ratings
1.0 - 2.9

32%
3.0 - 3.9

53%
4.0 - 7.0

75%

24 13
18 20

2 5
4 1
5
6 4
2
7 4

Total 100% 100%

4
13

8
100%

A separate analysis by whether respondents are now owners or renters revealed new
differences in occupants' priorities, as indicated by these replies.

A follow-up question asked those who had said they would spend the $100 for housing
how they would spend the money. Understandably, those in better-rated housing were
much more likely to opt for repairs or remodeling at their present home, while those
in low-rated housing showed equal interest in buying or renting a different home.
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HOW AN EXTRA $100 PER MONTH WOULD BE SPENT ON HOUSING,
BY HOUSING QUALITY

Ratings
4.0 - 7.01.0 - 2.9 3.0 - 3.9

Purchase a new or different
home 25%

2
23%

Rent a different house/apartment 4
Repair; fix up present home 29 42
Remodel present home 23 16

Make specific interior improvements
Make specific exterior improvements

16

9

19

Improve heating/cooling conditions 3 2
Purchase new furniture/appliances 5

9

5

Yard/lawn/garage improvements 5

Unreported

Total 121% 114%

COMPARATIVE DESIRE TO MOVE TO A DIFFERENT HOME OR NEIGHBORHOOD

39%

11

40

11

101%

When offered a series of choices, two-thirds (65%) of the occupants sampled expressed
satisfaction with both their homes and neighborhoods. This was the most frequent
choice from among five statements listed on a card shown to respondents during the
interview. Overall, only 8% indicated dissatisfaction with both their homes and
neighborhoods.
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COMPARATIVE DESIRE TO MOVE TO A DIFFERENT
HOME OR NEIGHBORHOOD

Ratin9:s
Total 1.0 - 2.9 3.0 - 3.9 4.0 - 7.0

I like both my home and my
neighborhood pretty much
as they are 65% 72% 56% 33%

I like my home, but I would
prefer to live in a different
neighborhood 9 9 10 4

I like my neighborhood, and
my home could be all right if
it were fixed up 16 13 19 29

I would like to move to a
different home, but here
in my same neighborhood 1 1 1 5

I would like to move to a
different home in a different
neighborhood 8 4 13 29

Unreported 1 1 1

Total 100% 100% 100% 100%
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OBSTACLES TO MOVING
Those few who had indicated a desire to move to a different neighborhood were later
shown a card listing nine possible reasons why they might not be able to move and
asked which if any on the list fit their circumstances. Six out of ten (62%) named
financial reasons, 26% saying they could not afford the type of home they want,
22% saying they could not pay for the move, and another 14% saying they would lose
too much if they sold their present home now. Other reasons summarized below
again reflect the attachment for many to their neighborhood and familiar surroundings.

OBSTACLES TO MOVING TO A DIFFERENT HOME OR NEIGHBORHOOD
Could not afford type of home wanted 26%
Could not pay cost of move 22

Prefer to stay and fix up present home

16

14
12

Now close to place of employment
Would lose too much if sold home now

want to stay near family and friends
Don't know where to go or look

7
6
3Feel too old to move

Don't know how to, or whom to ask
Unreported 13

Total who want to move 119%
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INTEREST IN MOVING TO LOW-RENT PUBLIC HOUSING

Everyone was asked whether he (or she) would be interested in moving to a low-rent
housing project, if it were available in the area.

Overall, seven out of ten (71%) said they would not. Of most interest, of course,
are the replies among those now living in low-rated housing, for whom such a project
might offer an improvement in their living conditions. Without further explan-
ation (aside from what was implied in the wording of the question), those living
in homes rated 4.0 to 7.0 showed much more interest in the idea; half said they
would be interested in moving to a low-rent project.

INTEREST IN MOVING TO LOW-RENT
HOUSING BY HOUSING QUALITY

4.0 - 7.0

Yes, would have interest 50%

No, would not have interest 33

It should be noted, of course, that the 50% who indicated interest are part of a
minority of area residents now living in low-rated housing. Those living in housing
rated 4.0 - 7.0 number 1,740, and 50% of that number translates to roughly 870 house-
holds who are potential tenants for such a project.
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SUMMATION
ATTITUDES TOWARD HOUSING

SATISFACTIONS

POLICE PROTECTION AND
EXPERIENCE WITH THEFT

HOW AN EXTRA $100
WOULD BE SPENT

DESIRE TO MOVE

Eight out of ten now live in single-family
homes, but nine out of ten would prefer that
type of dwelling.
Parallel with this were the 77% who would rather
buy than rent, versus 67% who are now homeowners.
Nine out of ten are satisfied with both their
homes and neighborhoods, but dissatisfactions
increased predictably among the occupants of
low-rated housing. Still, even 80% of these
said they are satisfied with their homes and
their neighborhood.
Eight out of ten felt police protection in their
neighborhoods to be adequate - fewer said this if
they were living in low-rated homes (and neighbor-
hoods). And two out of ten said they had
experienced a burglary, robbery or theft while
living where they are now.
Given a sudden increase in income of $100 per
month, three out of ten occupants in top-rated
housing would spend it for housing, versus about
three out of four of those in middle and lower-
rated housing.
Only 8%, on the average, expressed a desire to move
to a different home and neighborhood. Among those
who would like to move, six out of ten indicated
economic obstacles to such a move.
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INTEREST IN LOW-RENT PUBLIC
HOUSING

Seven out of ten occupants interviewed in the
survey had no interest in moving to low-rent
public housing, if it were available. Among
those living in low-rated housing, however,
half said they would be interested. But be-
cause of the lim~ted number of area residents
in such housing, this interest was translated
to about 870 households now living in undesirable
housing who might be potential tenants.
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Housing Costs



HOUSING COSTS
Since the early 1930's, an extensive variety of government programs have been
developed to increase the supply of decent housing in the United States. These
programs include the mortgage insurance and public housing programs, a wide
variety of conservation and rehabilitation programs, and the more recent interest
subsidy and rent supplement programs. By lowering costs to the housing consumer,
these programs have made decent housing available for many families who could not
afford the housing developed by the private market.
Nevertheless, in view of the prominent role of private enterprise in the housing
field, the fact remains that the supply of decent housing available is much more
dependent on basic economic forces than on the government-assisted housing pro-
grams. Most significant in this context is the rapid rise of housing costs which
has occurred in recent years. This rapid rise in costs, which has been proport-
ionately higher than that for most other consumer goods, has decreased significantly
the amount of housing~which could be developed by a given amount of public funds.
Even more important, though, it has made new housing and even decent existing housing
more expensive than mqny households can afford.
What are the major factors responsible for skyrocketing housing costs? Recent surveys
and studies show that the price of financing, labor, materials, and land - the four
major components of housing costs - have increased dramatically during the past two
decades.
Home building has been harder hit by inflation than any other major industry. Con-
struction and labor costs have soared without matching increases in productivity.
Building lots have multiplied in price. Interest rates, with their built-in
multiplier effect, have risen by more than a third in seven years. As a result of
the cost squeeze, many families have purchased new homes built to shoddy standards,
houses that will join the inventory of dilapidation before they are paid for.(3)

{3} Texas Building Review, Bureau of Business Research, The University of Texas
at Austin, August, 1970.
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In 1965, an average newly constructed horne purchased with an FHA insured mortgage
cost approximately $16,800. At interest rates then prevailing, total expenses
for mortgage payments, taxes, insurance, utilities, and maintenance for that house
carne to approximately $147 per month. To have built a comparable house in 1970.
the cost increased to approximately $24,500. And, with financing at 1970 interest
rates plus all the other operating expenses, total monthly payments on a house in
1972 were nearly $265; a 78% increase in the effective cost of buying and main-
taining a new horne in 5 years. Even at the lower mortgage interest rates in 1972,
monthly payments were still up nearly 63% from the 1965 level to approximately
$240.
The Consumer Price Index reflects the increase in housing with an 18.9 index increase
for the three year period from 1967-1970 (Table 4). Table 5 reflects an index
increase of 23.6 for the same three year period.
LAND
The availability of land for new housing, new public facilities, and new economic
development is a vital factor in urban growth and development. It is not the lack
of land itself, but rather, it is a problem of bringing that available land into
productive use at non-prohibitive costs.
If the price of land were increasing in a reasonable relationship to other prices,
perhaps there would be less reason for concern. However, in a twenty-year period
when the general price level increased approximately 60%, the price of land increased
approximately 400 to 500% in developing areas. Thus, land is the most rapidly rising
element of housing cost.
One indicator of the rising values of land is the data developed by the Federal Housing
Administration on the characteristics of new single-family housing built under the
Section 203 (b) program. (See Table 6). The chart shows site price per square foot
since 1966, a measure which has the advantage of eliminating the effect of changing
lot size. In a period of six years, the price of the site per square foot increased
approximately 65%.
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TABLE 4
CONSUMER PRICE INDEX: SELECTED YEARS

(1967=100)

Apparel Readl.ng Other
All /a and Trans- Medical Personal and Goods

Year Items Food Housing- Upkeep portation Care Care Recreation and Services

1950 72.1 74.5 72.8 79.0 68.2 53.7 68.3 74.4 69.9

1955 80.2 81.6 82.3 84.1 77.4 64.8 77 .9 76.7 79.8

1960 88.7 88.0 90.2 89.6 89.6 79.1 90.1 87.3 87.8

1965 94.5 94.4 94.9 93.7 95.9 89.5 95.2 95.9 94.2

1966 97.2 99.1 97.2 96.1 97.2 93.4 97.1 97.5 97.2

1967 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

1968 104.2 103.6 104.2 105.4 103.2 106.1 104.2 104.7 104.6

1969 109.8 108.9 110.8 111.5 107.2 113.4 109.3 108.7 109.1

1970 116.3 114.9 118.9 116.1 112.7 120.6 113.2 113.4 116.0

Y Includes shelter, household furnishings and operation, and fuel and utilities.

Beginning with the release of data for January 1971,.the reference base for the Consumer Price Index was changed
from 1957-59 = 100. This entire series has been revl.sed to the new base.

SOURCE: Department of Labor, Bureau of Labor Statistics, The Consumer Price Index.
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TABLE 5
SELECTED HOUSING SERIES OF THE CONSUMER PRICE INDEX: SELECTED YEARS

(1967-100)

Hrnn:~o~'!n!!r~n:!p
Property Home Household

First mortgage Insurance maintenance Furnishings Fuel and
Year She1ter/cl Rent To ta1;1:> interest rates rates and repairs and Operation Utilities

1955 79.1 84.3 77 .0 80.7 67.0 74.1 89.9 85.1

1960 87.8 91. 7 86.3 95.3 76.9 84.6 93.8 95.9

1965 93.8 96.9 92.7 89.7 89.8 91.3 95.3 98.3

1966 96.8 98.2 96.3 95.4 94.6 95.2 97.0 98.8

1967 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0

1968 104.8 102.4 105.7 106.7 104.7 106.1 104.4 101.3

1969 113.3 105.7 116.0 120.0 109.3 115.0 109.0 103.6

1970 123.6 110.1 128.5 132.1 113.4 124.0 113.4 107.6

~ Includes rent, home ownership, and hotel and motel room rates.

E! Includes home purchase, mortgage interest, real estate taxes, property insurance, and home maintenance
and repairs.

Beginning with the release of data for January 1971, the reference base for the Consumer Price Index was
changed from 1957-59= 100 to 1967=100. This entire series has been revised to the new base.

SOURCE: Department of Labor, Bureau of Labor statistics, The Consumer Price Index.
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TABLE 6
CHARACTERISTICS OF FHA - SINGLE-FAMILY NEW HOME TRANSACTIONS

(Section 203{b) for Selected Years)

Average
FHA Estimated Market Site/Value

Year Property Value Price of site (Percent)

1950 $ 8,594 $ 1,035 12.0

1954 10,847 1,456 13.4

1958 14,326 2,223 15.5

1962 15,460 2,725 17.6

1966 17,984 3,627 20.2

1967 18,964 3,777 19.9

1968 19,974 4,154 20.8

1969 21,030 4,300 20.4

1970 1st Quarter 23,017 4,741 20.6

1970 2nd QUarter 23,627 5,019 21.2

1970 3rd QUarter 24,140 5,159 21.4

1 Not Available

Price Of
Site Per

Square Foot

1

$ .54

.59

.65

.68

.77

.89

.90

SOURCE: HUD Statistical Yearbook; FHA Trends of Home Mortgage Characteristics

78



Another source of data about changing land prices is the periodic membership
survey by the National Association of Home Builders. Table 7 shows that between
1960 and 1969, the national average cost of a typical finished lot increased
about 118%.

TABLE 7
PRICE OF TYPICAL FINISHED LOT

Year Price

1960

1964

1969

2,851

3,852

6,217

SOURCE: NAHB Membership Survey - "Profile of a Builder and His Industry",
National Association of Home Builders, Washington, D.C., 1970.
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The survey also had the advantage of providing estimates of changes in costs
both for raw land and land development, derived from builders who engaged in
land development (Table 8). While the development cost remains a larger
factor, the cost of raw land is likewise significant, as Table 8 shows. Raw
land prices increased by 33% while development costs increased by 24% during
the three year period.

TABLE 8
COSTS OF LAND

Year
Cost Per Front Foot

Raw Land Land Development

24

$29

33

36

1967

1968

1969

$18

21

SOURCE: NAHB Membership Survey - "Profile of a Builder and His Industry",
National Association of Home Builders, Washington, D.C., 1970.

It is clear that land speculation is a significant factor in the inflation of land
costs.
The low taxation of land based on the present value facilitates speculative holding
of land in the path of urban development for large capital gains. The added incen-
tive for withholding land from the market for substantial price rises comes from
the favorable capital gains treatment of land investment profits under the Federal
income tax laws.
In 1971, site costs for new single-family homes financed by loans insured under the
FHA Section 203(b) program increased approximately 25% above the average market
price of the site for 1968. (See Table 9). Site costs per square foot for one-
family homes increased by 38% from 1968 to 1971. (See Table 10).
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TABLE 9
SELECTED SERIES OF AVERAGE VALUES OF LAND, 1968-71

Year

Average market price of site, FHA-insured
One-Family Homes

Index of average value per
acre of farmland

(USDA)New Existing
Sec. 203 Sec. 235 Sec. 203 Sec. 235

(1) (2) (3) (4) (5)
1968 •
1969
1970
1971
Annual rate of change (percent)

1970:
2nd quarter • • •
4th quarter

1971:
1st quarter •
2nd quarter •
3rd quarter •
4th quarter •

Percentage change, 4th quarter,
1970 to 4th quarter 1971 • • •

$4,128 . . $3,617 . . . . . ·4,277 3,717 . . . . . ·4,952 $2,871 3,973 $2,814
5,150 3,242 4,021 3,099

7.7 12.9 3.6 10.1

170
179
186
192
4.1

$5,019 $2,780 $3,897 $2,874 ·5,129 3,043 4,152 3,129 ·
5,172 3,132 4,159 3,235 · · · · ·5,127 3,281 4,041 2,894 · . . . . · . . .
5,155 3,339 3,866 3,017 · . . . .
5,240 3,291 4,182 2,927 · · · · ·

2.2 8.1 .7 -6.5 · . . . . . . . . . . . . · · · · . . .

SOURCE: Federal Housing Administration reports; Department of Agriculture farm real estate reports.
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TABLE 10
AVERAGE LOT SIZE AND VALUE PER SQUARE FOOT FOR I-FAMILY HOMES, 1968-71

Average size of lots in square feet on Price per square foot on FHA-insured
FHA homes and conventional I-famil~ homes

New Existing New Existin9:
Sec. 203 Sec. 235 Sec. 203 Sec. 235 Sec. 203 Sec. 235 Sec. 203 Sec. 235

Year (1) (2) (3) (4) (5) (6) (7) (8)

1968 · . · · · 9,274 . . . . . . 9,358 . . . . 0.45 . . . . . . 0.3 . . . . .
1969 · . . · · 9,299 . . . . . . 9,317 . . . . . . .46 . . . . . . .40 .
1970 · 8,851 9,921 9,213 8,629 .56 0.29 .43 0.33
1971 · 8,254 9,512 9,292 8,635 .62 .34 .43 .36
Annual rate of increase -3.8 -4.1 - .2 .1 11.3 17 .2 3.3 9.1

1970:
2nd quarter · 8,801 9,888 9,095 8,898 .57 .28 .43 .32
4th quarter · 8,594 10,050 9,320 8,816 .60 .30 .45 .35

1971:
1st quarter · 8,667 9,676 9,097 8,106 .60 .32 .46 .40
2nd quarter · · · . · · 8,349 9,586 9,334 9,071 .61 .34 .43 .32
3rd quarter · · · . · · 7,846 9,216 9,467 8,299 .66 .36 .41 .36
4th quarter · 8,048 9,184 8,813 8,568 .65 .36 .47 .34

Percent change, 4th quarter
1970 to 4th quarter 1971 · · -6.4 -8.6 -5.4 -2.8 8.3 20.0 4.4 -2.9

SOURCE: Federal Housing Administration reports; Department of Agriculture farm real estate reports.
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INTEREST RATES

Interest rates continue to be the largest single item in the monthly payments
for housing. After 1965, the demand for new housing was seriously restricted
by tight credit conditions. During late 1970 and early 1971, the Federal
government assisted in the easing of the housing credit situation by lowering
the maximum interest rate allowable on FHA and VA mortgages. As Figure 9 shows,
the maximum interest rate allowable was lowered on three occasions as the yield
on such mortgages dropped from a high of 9.3% early in 1970 to 7.6% by the end
of 1971. Over the same period, yields on conventional mortgages dropped from
8.5 to 7.7%. In order to hold the line on the 7% interest rate ceiling for FHA-
VA loans, a new Government National Mortgage Association (GNMA) tandem plan was
introduced. Under this plan, GNMA made commitments to buy FHA and VA home mort-
gage loans at prices of 95% of the mortgage value in the case of existing homes
and 96% in the case of new homes, regardless of the price ceiling in the private
secondary market. GNMA either sold the commitments back to the loan originator
or to the Federal National Mortgage Association (FNMA) or other lenders at the
prevailing market price covering the differences from special assistance auth-
orizations and accumulated surplus.

Even at the presently reduced level, mortgage interest rates remain higher than
is desirable. Moreover, there is concern that as general economic expansion
gains momentum, interests rates generally and mortgage rates in particular may
head back upward.

CONSTRUCTION WAGES

Average annual hourly earnings in construction have been rising faster than other
industries with an increase of 41% since 1965, compared to 32% for all industries.
Since 1967, the percentage increases in wages provided by new construction labor
contracts have been larger than the increases in average hourly earnings of all
workers in the industry. As a result of the unique character of inflation in the
construction industry, a stabilization program for the construction was initiated.
The Executive Order established a Construction Industry Stabilization Committee
(CISC) which was charged with the responsibility of examining collective bargaining

agreements, with the view of accepting only those which could be considered as
supported by productivity improvement and cost of living trends.

83



CALENDAR YEAR 1971

PERCENT
FISCAL YEAR 1971,~--------~I'~----------~,

10.0 I

-
.......... ....

- ·t\·· GNMA__ e.

" -.. TANDEM PLAN......~' .............-.e. .- --.- ...... ----II). .- ,-- •••
., • #1 ••••••- ......_-.,l-"......

- i

~~~

41' }
I

I I I I I I I I I I I

9.0

8.0

7.0

6.0

o
JASONDJFMAMJJASOND

1970 1971

FIGURE 9
MORTGAGE INTEREST RATES

AND YIELDS IN 1971

••••••••••••••• SECONDARY MARKET YIELD ON FHA NEW
HOMES LOANS

---- FHA- VA MAXIMUM INTEREST RATE

INTEREST RATE ON CONVENTIONAL NEW------ HOME LOANS

SOURCE: FEDERAL HOME LDAN BANK BOARDS MONTHLY
REPORT OF CONVENTIONAL INTEREST RATES
AND OTHER TERMS, EFFECTIVE INTEREST
RATE.

HUO'S MONTHLY SURVEY OF SECONDARY
MARKET PRICES ON FHA-INSURED
HOME LOANS.



It appears that the stabilization program has had some success in moderating the
upward trend of wages in the construction industry. During 1970, the mean of
negotiated first-year wage rate increases for the construction industry equaled
17.6%. For 1971, the first-year increases averaged 13%. Further, negotiated
construction wage increases averaged over the life of the contract fell from
about 15% in 1970 to 12% in 1971.

BUILDING MATERIALS

While the lumber situation is less severe than in 1968 and early 1969 when prices
rose by more than 60%, the price outlook and the possible effect on housing cost
is a significant item.

As a result of unusual weather conditions and rising demand for forest products,
lumber and plywood prices rose substantially during 1971. The price of lumber
increased by about 13% as the consumption of softwood sawtimber products increased
by over 5 billion board feet.

In view of the pressure on lumber prices, emphasis has been placed on promoting
the development of suitable substitutes. For example, in place of the traditional
wood used for framing, joints, wall studs, roof decking, siding, etc., steel,
aluminum and drywall partitions may be utilized as substitutes. Concrete, plastic
and other materials offer additional substitutes for most of the components of a
house.

However, the development of substitutes, for lumber as well as for other scarce
building materials, requires that the necessary technology be discovered, and that
resistance to innovative techniques be overcome.

Promoting the development of substitute building materials and the acceptance of
such materials by the market is one crucial part of the Department of Housing and
Urban Development's Operation Breakthrough, whose major focus is to encourage
systematic volume production of housing.
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TABLE 11
INDICES OF UNION HOURLY WAGE RATES FOR SELECTED BUILDING TRADES,

Selected Years fa
(1967=100)

Date Bn.ck- Building
Trades layers Carpenters Electricians Painters Plasterers Plumbers laborers

1955, July 1 60.0 65.3 59.8 60.3 60.9 66.7 60.3 56.1
1960, July 1 75.4 78.8 75.0 76.4 74.9 79.6 75.3 73.8
1961, July 1 78.4 81.8 77 .9 79.4 77.7 81.4 78.1 77 .4
1962, July 1 81.3 84.3 80.7 83.6 80.6 84.0 81.1 80.0
1963, July 1 84.2 86.7 83.6 86.2 84.3 86.0 84.4 82.9

1964, July 1 87.3 89.3 86.6 89.2 87.3 89.7 87.8 86.4
1965, July 1 90.9 91.8 90.7 91.5 90.9 92.1 91.4 90.5
1966, July 1 94.7 95.0 94.6 94.9 94.6 95.6 94.6 94.5
1967. July 1 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0
1968, July 1 106.6 106.8 107.0 106.5 106.3 105.1 106.8 106.5

1969, July 1 115.4 115.0 115.8 117.1 115.1 113.3 115.9 114.5
1970, July 1 128.8 127.7 128.9 130.4 126.6 126.0 130.5 129.9

af Beginning July, 1970, wage-rate indexes from the Bureau of Labor Statistics annual building trades survey were
calculated on a 1967=100 base; the base previously used was 1957-59=100.

SOURCE: Department of Labor, Bureau of Labor Statistics, Union Wage and Hours: Building Trades, JulX 1, 1970,
BLS Bulletin No. 1709.
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TABLE 12
AVERAGE UNION HOURLY WAGE RATES FOR SELECTED BUILDING TRADES, 1959-1969

Electricians Building
Bricklayers Carpenters (inside wiremen) Painters Plasterers Plumbers laborers

1959, July 1 $4.04 $3.63 $3.81 $3.40 $3.88 $3.89 $2.67
1960, July 1 4.17 3.78 4.00 3.55 4.06 4.01 2.81
1961, July 1 4.34 3.94 4.16 3.68 4.14 4.18 2.98
1962, July 1 4.45 4.07 4.38 3.80 4.28 4.31 3.05
1963, July 1 4.59 4.23 4.53 3.97 4.38 4.49 3.16

1964, July 1 4.72 4.36 4.68 4.11 4.59 4.70 3.29
1965, July 1 4.87 4.57 4.80 4.28 4.72 4.89 3.43
1966, July 1 5.04 4.74 4.98 4.46 4.89 5.08 3.56
1967, July 1 5.28 5.01 5.24 4.71 5.11 5.36 3.74
1968, July 1 5.63 5.35 5.57 5.01 5.34 5.73 3.96

1969, July 1 6.06 5.77 6.12 5.38 5.75 6.22 4.33
1970, July 1 6.77 6.42 6.82 5.95 6.35 7.01 4.78

SOURCE: Department of Labor, Bureau of Labor Statistics, Union Wages and Hours: Building Trades, July 1, 1970,
BLS Bulletin No. 1709.
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Despite the unprecedented escalation of housing starts and the continued increases
in mobile homes production which occurred during 1971, there appears to have been
little difficulty on the part of building materials industry to supply the materials
needed. With the local situations, materials output was generally considerably below
capacity.

With the exception of softwood lumber and plywood products, most building products
registered moderate price rises in 1971. The overall increase in the price level
for all construction materials as indicated in Table 13 was 3.2%, down significantly
from the preceding year. Of course, the average for the year was influenced by the
August, 1971 price freeze and subsequent Phase II controls. With both residential
and nonresidential construction expected to rise only moderately in 1972, and with
the continued influence of the stabilization program on prices and wages, the like-
lihood of substantial price rises in all commodities during the next year appears
to be unlikely.
Although no data is available on construction costs in Texas, an indication of the
progress of inflation in construction costs can be gained from the national indices
prepared by E. H. Boeckh and Associates, based on averages for certain types of con-
struction in twenty large cities across the nation.

CONSTRUCTION INDEXES
Cost Index*in September %

Type of Construction 1971 1972 Increase
Apartments, hotels and
office buildings 138.5 147.5 6.5

Commercial and factory
buildings 138.1 146.9 6.4

Residences 137.5 148.6 8.1

* Base Period: 1967=100
SOURCE: U. S. Department of Commerce, Survey of Current Business.
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TABLE 13
INDEXES OF PRICE AND PRICE CHANGE FOR SELECTED CONSTRUCTION

MATERIALS USED IN HOUSING, 1969-71

(1967=100)

Product 1969 1970 1971 1969-70 1970-71

Wholesale prices - all commodities · · · · · · · · · · 106.5 110.4 113.9 3.7 3.2

All construction materials · · · · · · · · · · · · · · 111.9 112.5 119.5 .5 6.2

Lumber and wood products · · · · · · 125.2 113.7 127.0 - 9.2 11.7
Millwork . · · · · · · · · · 117.8 116.0 120.7 - 1.5 4.1
Softwood lumber · · · · · · · · · · 134.4 113.4 140.8 -15.6 24.2
Softwood plywood · · · · 139.2 113.6 127.2 -18.4 12.0

Gypsum products 103.6 100.0 106.8 - 3.5 6.8
Iron and steel · · · 107.1 115.1 121.8 7.5 5.8

Fabricated structural steel for buildings · 104.0 1l0.6 118.7 6.3 7.3
Reinforcing steel bars (concrete) · · · · 100.3 109.2 117.1 8.9 7.2
Galvanized sheets · · · · · · · · · 105.7 109.7 114.9 3.8 4.7
Finished steel structural shapes 108.1 115.3 126.8 6.7 10.0

Heating equipment · · · · · · · · · · · · · 105.4 110.6 115.5 4.9 4.4
Warm-air furnaces · · · · · · · · · 105.2 111.1 114.5 5.6 3.1
water heaters (domestic) · · · · 103.6 109.6 115.2 5.8 5.1

Portland cement · · · · · · 105.6 115.7 124.6 9.6 7.7
Prepared asphalt roofing · · · · · · 103.4 101.8 126.5 - 1.5 24.3
Masonry brick (common and face) · · · · 107.8 112.2 117.4 4.1 4.6
Window glass . · · · · · · · · · · · · · · · · · · · 113.9 116.1 124.8 1.9 7.5
Plumbing fixtures and brass fittings · · · · · 107.3 112.5 116.5 4.8 3.5

Brass fittings · · · · · · · · · · · · · · · · · 108.8 115.8 120.0 6.4 3.6
Enameled and iron plumbing fixtures · 108.5 111.4 114.4 2.7 2.7
vitreous china fixtures · · · · · · · · · · · 106.3 108.9 111.8 2.4 2.7

Copper water tubing, straight lengths 115.7 123.1 108.5 6.4 -11.9
Copper building wire · · · · · · · 99.3 123.0 97.9 23.9 -20.4
Builders' hardware · · · · · · · · · · 105.4 112.9 117.7 7.1 4.3

SOURCE: Bureau of Labor statistics and Bureau of Domestic Commerce, U. S. Department of Commerce.
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TABLE 14
INDICES OF WHOLESALE PRICES OF SELECTED CONSTRUCTION MATERIALS,

BY GROUPS AND COMMODITIES: SELECTED YEARS /a
(1967=100)

Group and Commodity 1970 1969 1968 1967 1965 1960 1955

All construction materials 112.5 111.9 105.6 100.0 95.8 95.5 90.4

Lumber and wood products:
Lumber 113.7 131.5 117.4 100.0 94.0 92.1 94.5

Douglas fir 108.8 131.7 120.3 100.0 92.3 89.3 97.5
Southern pine 114.5 125.8 113.7 100.0 91.2 93.9 94.2
Other soft woods 115.1 139.0 123.5 100.0 95.3 95.3 100.6
Hardwoods 114.7 119.9 104.5 100.0 97.4 90.8 85.7

Millwork 116.0 117.8 105.8 100.0 96.0 93.1 87.7

Plywood 108.5 122.5 115.7 100.0 103.5 109.6 120.4
Softwood 113.6 139.1 129.2 100.0 105.7 113.2 143.4
Hardwood 102.9 104.0 100.5 100.0 100.5 105.2 100.2

Paint and paint materials:
Prepared paint 112.4 109.1 104.8 100.0 96.4 92.1 82.1
Paint materials 101.4 102.1 101.4 100.0 98.8 111.9 104.4

Metal products:
Structural shapes 115.3 108.1 101.8 100.0 96.2 93.4 71.0

Hardware N.E.C. 109.5 104.5 102.0 100.0 93.0 91.7 81.0

Plumbing fixtures and brass
fittings: 112.5 107.4 103.3 100.0 93.3 93.3 88.7

Enameled iron 111.4 108.7 102.4 100.0 98.1 108.4 111.7
Vitreous china 108.9 106.3 102.9 100.0 96.5 106.3 102.1
Enameled steel 105.9 101.6 99.2 100.0 100.8 131.8 150.5
Brass fittings 115.8 108.8 104.7 100.0 89.4 78.1 69.1

~ Beginning with the release of data for January 1971, the reference base for the Wholesale Price
Index was changed from 1957-59=100 to 1967=100.
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TABLE 14 (cont'd)

Group and Commodity 1970 1969 1968 1967 1965 1960 1955

Heating equipment: 110.6 105.3 102.7 100.0 98.9 105.8 102.5
Warm air furnaces 111.1 105.3 103.2 100.0 97.7 112.2 112.2
Water heaters, domestic 109.6 103.1 100.7 100.0 99.8 110.9 132.0

Metal doors, sash, trim 112.9 108.4 103.9 100.0 95.4 98.9 103.9

Nonmetallic mineral products
Window glass 116.1 113.9 108.3 100.0 94.3 80.5 78.3

Concrete ingredients 114.6 109.2 103.2 100.0 97.5 97.0 85.2
Portland cement 115.8 110.5 102.5 100.0 98.1 100.3 85.0

Concrete products 112.2 106.5 102.6 100.0 96.3 97.2 88.0

Structural clay products 109.8 c 106.0 102.6 100.0 96.6 93.7 83.8
(ex. refractories)

Asphalt roofing 102.9 104.6 1103.1 100.0 98.7 97.4 96.3

Gypsum products 100.0 103.5 103.6 100.0 101.2 99.1 90.9

Insulation materials 123.1 115.4 106.4 100.0 97.2 110.9 113.7

Miscellaneous products
Building paper and board 101.2 105.7 100.9 100.0 100.9 110.3 99.1

Hard surface floor coverings 101.0 100.9 1102.8 100.0 101.8 99.9 93.9

Kitchen cabinet, metal, base only 105.3 102.8 100.0 100.0 96.1 104.2 90.5

SOURCE: Department of Labor, Bureau of Labor Statistics, Wholesale Prices and Price Indexes.
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TABLE 15
BOECKH INDEXES OF DWELLING UNIT CONSTRUCTION COST: SELECTED YEARS

(1957-59=100)

Residences Apartments, hotels, and Percent change given
office buildings year from previous year

Year Brick Brick Brick Apartments
and and and Residence etc.

Total Frame Brick Total Wood Concrete Steel Total Total

1945 52.3 53.2 51.4 49.4 51.5 47.4 49.2 +7.2 +6.5

1950 80.3 81.5 79.2 75.9 79.3 73.1 75.3 +5.4 +4.7

1955 92.4 92.9 91.9 90.4 91.9 89.2 90.3 +3.0 +3.0

1960 104.2 103.9 104.4 105.0 104.1 105.9 104.9 +1.7 +2.0

1965 115.2 114.4 116.0 118.5 115.1 122.1 118.1 +3.2 +3.4

1967 127.4 126.5 128.1 130.7 127.4 134.7 130.1 +6.0 +6.1

1968 136.7 135.9 137.4 139.9 136.7 143.8 139.2 +7.4 +7.0

1969 148.0 147.5 148.8 151.8 148.4 156.2 151.4 +8.3 +8.5

1970 155.9 154.7 156.7 162.7 158.5 166.9 161.8 +5.3 +4.9

SOURCE: The American Appraisal Company, Publication and Education Division.
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INITIAL OCCUPANCY COSTS (SINGLE-FAMILY, APARTMENTS)

A number of costs are incurred incident to occupying a dwelling unit. These costs
include down payment, loan origination fee, fire insurance, title examination,
recording fee, tax, survey, insurance deposit, credit report, mortgagee title policy,
and interest deposit. The exact amount of the initial occupancy varies widely, but
the average entry cost for a new FHA insured home in Abilene in 1972 is approximately
$600 - $650. For rental units, entry costs vary considerably, as there are no con-
sistent policy on deposits relative to rent security or cleaning.

One of the major problems faced by low and moderate-income families seeking acceptable
housing is their inability to meet the initial cost. The problem is directly related
to an insufficient income to allow for an accumulation of savings necessary to meet
the minimum financial qualifications required by the financial or insuring agency.

Another factor which impedes the supply of older low cost housing is the shortage
of housing available for individuals in the middle income bracket. Those families
represent a backlog of repressed demand as opposed to the repressed and ineffective
demand of low and moderate income families. As a result, the filtering process is
impeded to the point that many low and moderate income families require substantial
financial aid if they are to compete in today's housing market.

The major economic impediments to acceptable low cost housing for low and moderate
income families is the lack of adequate income (defined by the insuring and financial
agencies), the inability to meet required down payments, and the supply of homes in
the price range which these families can afford.
Increasing the general level of income is a major task of federal programs designed
to provide the participant with skills for use 1n the labor market. In fact, the
construction of housing and the removal of dilapidated units is not necessarily the
most effective mechanism for assisting the underprivileged or for eliminating
physical blight. Job development programs and manpower training, for example, prob-
ably will offer solutions to the underlying causes of poverty than do housing pro-
grams.
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The loan practices of financial institutions reflect current market situations
that are manifest in the down payment requirement on conventional and FHA-VA
insured loans. Down payments are viewed as a security against default by the
borrower, the rationale being the larger the equity that an individual has in
property, the less likely he is to default on the loan. Under current housing
market conditions, most mortgage loan officers making conventional loans con-
sider a down payment of 5% up to $35,000 adequate protection against losses
resulting from foreclosure. Regulations of the Federal Home Loan Bank Board
require that loans not insured by FHA or guaranteed by VA be limited to 95%
of the appraised value of the property. FHA loans are currently being made
at 3% of the purchase price with a 30-year maturity. FHA requires 3% of pur-
chase price as down payment.

Although there are no regulations governing the financial capability ratio in
determining the amount of the loan to be granted, a rule of twice the annual
income of the applicant has prevailed in most decisions. This ratio varies
with the relative degree of credit conditions within the residential mortgage
market and among different income levels. Many factors are considered when a
loan is granted, including down payment capability, assets and liabilities,
income, earning potential, and age. The most important of these is the total
income amount allowed in computing the family's repayment capability. Usually
the head of the household has his full income counted, while the spouse or relative
living with the same dwelling has some fraction of their total income counted as
applicable toward the financial capability ratio. For lower income families, a
full consideration of the secondary source of income often means the difference
between having the loan application accepted or rejected.

Single Family - The primary feature of this type of federally insured mortgage lies
in the possible reduction in financing costs. The table that follows presents the
major components of initial occupancy costs for an FHA insured loan on a house
costing $10,000. The $10,000 price was selected because it represents the upper
limit in price of housing which low and moderate income families can afford.
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INITIAL OCCUPANCY COSTS FOR FHA INSURED LOAN

DATA

Appraised value
Loan/value ratio
Principal
Interest rate
Loan fees
Mortgage maturity period

$ 10,000
90%

$ 10,000
7.5%

$ 875
30 years

COST BREAKDOWN

Down payment $ 300
Loan origination fee 30
Fire insurance 120
Title examination 45
Recording fee 10
Tax (real estate) 45
Survey 45
Insurance deposit 24
Credit report 10
Mortgagee's title policy 121
Interest deposit 120

$ 870

SOURCE: Local Home Financing Agencies
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Apartments - In regard to the initial occupancy costs of rental apartments, it
should be noted at the outset that there is no set policy among apartment owners
as to deposits for cleaning or rent security. This permits a great deal of dis-
cretionary power to be exercised by apartment owners in screening tenants.
Two cost ranges were used for the rental apartment sample. The first is a two
bedroom, unfurnished apartment and the other is a three bedroom unfurnished
apartment. The assumption is made that the owner pays for all utilities and
first and last months' rent are also added as required costs. The cleaning
deposit is computed at 25% of the monthly rent.

INITIAL OCCUPANCY COSTS FOR RENTAL APARTMENT

BASIC DATA: Two Bedroom Unfurnished Apartment
Cost Breakdown:

Monthly rent
Deposit
Cleaning deposit

Total Costs

$135 to $215
$ 50

$185 to $265

BASIC DATA: Three Bedroom Unfurnished Apartment
Cost Breakdown:

Monthly rent
Deposit
Cleaning Deposit

Total Costs

$ 150 to $244
$ 50

$ 200 to $294

SOURCE: Survey of Apartments in Planning Area
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CONSTRUCTION COSTS OF SINGLE-FAMILY HOMES (NATIONAL AND PLANNING AREA AVERAGE)

The cost of housing is becoming an increasingly important concern in terms of
the supply of new units. Tables 16 and 17 show the sale of existing homes by
price class on a national average reflecting the median price of $23,030 for a
single-family home as compared to 1966 figure of $18,760.

For the Planning Area, Table 18 indicates the dramatic increase in the con-
struction cost for single-family homes built from 1960 - 1972. The average
construction cost of $28,608 in 1972 is beyond the financial means of a sub-
stantial portion of the families in the Planning Area. This cost is made
more significant when the additional cost for the site and the "selling price"
is added to the-basic construction cost.
The family with an annual income of $6,000 to $10,000 is essentially excluded
from the new housing market in the Planning Area and furthermore, very little
standard existing middle income housing is vacant and for sale. Table 19 shows
the total number of housing units constructed from 1968 to 1972 below $20,000
(excluding site and "selling price") •
The increase in housing costs for the Planning Area reflect the same increase
in construction costs as those homes constructed nationwide. Figure 6 and
Table 20 show the increase per square foot for homes built nationwide.

Table 21 shows the increase in cost per square foot for 1971 - 1973 in the
Planning Area. The unit costs are intended to comply with the valuations
for projects reviewed by the International Conference of Building Officials.

To illustrate the cost of construction for homes, a series of varying square
footages were selected that were representative of the size of homes con-
structed in the Planning Area.
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TABLE 16
SALES OF EXISTING SINGLE-FAMILY HOMES,

BY PRICE CLASS, 1966 - 1970

Price Class 1970 1969/a 1968/a 1967/a 1966/a

Total 100% 100% 100% 100% 100%

Under $12,500 11 12 15 16 19
$12,500 - $14,999 8 10 11 12 13
$15,000 - $17.499 9 10 11 12 12
$17,500 - $19,999 11 12 13 13 13
$20,000 - $22,499 9 9 10 9 9

$22,500 - $24,999 10 10 10 10 9
$25,000 - $29,999 15 14 12 11 11
$30,000 - $39,999 16 14 11 10 9
$40,000 and over 11 9 7 6 5

Median price $23,030 $21,790 $20,050 $19,350 $18,760

~ The national average is based on a weighting procedure which takes into account
the probable volume of sales in each region.

SOURCE: National Association of Real Estate Boards, Annual Report, 1970 Existinq-Home
Sales Series.
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TABLE 17
SALES OF EXISTING SINGLE-FAMILY HOMES

BY PRICE CLASS, BY REGION, 1970

u.S. North- North
Price class Tota11a east Central South west

Total 100% 100% 100% 100% 100%

Under $12,500 11 7 14 14 6
$12,500 - $14,999 8 6 10 10 5
$15,000 - $17,499 9 8 11 9 7
$17,500 - $19,999 11 9 14 10 11
$20,000 - $22,499 9 9 9 8 11

$22,500 - $24,999 10 10 10 8 14
$25,000 - $29,999 15 17 13 13 18
$30,000 - $39,999 16 19 12 16 17
$40,000 and over 11 15 7 12 11

Median price $23,030 $25,180 $20,080 $22,220 $24,340

~ The national average is based on a weighting procedure which takes into account
the probable volume of sales in each region.

SOURCE: National Association of Real Estate Boards, Annual Report, 1970 Existing-Home
Sales Service.
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TABLE 18
AVERAGE CONSTRUCTION COST FOR SINGLE-FAMILY DWELLING

BUILT IN ABILENE 1960 - 1972

Year Number Constructed Average Cost

1960 701 $14,530
1961 675 14,421
1962 730 14,244
1963 546 18,042
1964 353 19,659
1965 269 21,320
1966 188 21,273
1967 69 22,929
1968 58 24,471
1969 45 25,445
1970 38 24,360
1971 125 26,158
1972 173 28,608

SOURCE: Building Inspection Department, City of Abilene
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TABLE 19
HOUSING UNITS CONSTRUCTED BELOW $20,000

1968 -1972

Cost Range 1968 1969 1970 1971 1972

$ 9,000 1
10,000 2
11,000 1 1
12,000 1 1
13,000 2 6
14,000 2 3
15,000 1
16,000 2 2 2 2
17,000 1 1 1 3 13
18,000 1 6 6 11 4
19,000 1 15 8

Total 6 14 18 34 28

SOURCE: Building Inspection Department, City of Abilene
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TABLE 20
AVERAGE COST LESS SITE PER SQUARE FOOT FOR I-FAMILY HOME

TRANSACTIONS, SECTION 203, FOR SELECTED YEARS

Year Cost Less Site Per Square Foot

1950 $ 8.75
1955 10.38
1956 10.79
1958 11.16
1960 11.28
1962 11.50
1963 11. 73
1964 11.66
1965 11.66
1966 11.66
1967 12.02
1968 12.53
1969 13.39

1970 14.33

SOURCE: 1970 HUD statistical Yearbook
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TABLE 21
BUILDING EVALUATION DATA 1971 -1973

Cost Per Square Foot
Year Brick Veneer Frame

1971 $11.27 $ 8.87

1972 15.15 14.00

1973 15.15 14.00

SOURCE: Building Inspection Department, City of Abilene
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Square Footage

1,500
1,600
1,700
1,800
1,900
2,000
2,500

Construction Costs

$ 22,725
24,240
25,755
27,270
28,785
30,300
37,875

To this amount, the cost of the site and the builders or developers margin ranging
from 5 1/2-6% must be added. For the Planning Area, it appears that material costs
is the most significant factor in the increase in housing costs.

SUMMATION

The price of financing, labor, materials, and land are the major factors responsible
for the increase in housing costs.

1. Land is the most rapidly rising element of housing; a 400 to 500%
.increase over the last twenty-year period.

2. Interest rates continue to be the largest single item in the
monthly payments for housing.

3. Average annual hourly earnings in construction have been rising
faster than other industries with an increase of 41% since 1965.

4. For the Planning Area, it appears that material costs is the
most significant factor in the increase in housing costs.

106



Housing Status and Needs



HOUSING STATUS AND NEEDS
The housing projections for the Planning Area were developed to reflect the
total need for new units in the Area to 1980. Basic factors in determining
the housing status and needs include:

• Adequacy from exterior evaluation
• Usable supply of housing units
• Housing unit deficit
• Annual income of households in non-usable units
• Desire to move among occupants of non-usable units
• Projected housing requirements (1973 to 1980)

The average production rate of the local home building industry is 186 units per
year (average over the last ten-year period). If this production rate continues,
the Planning Area will fall short of meeting local housing need by approximately
3,870 units over the next seven-year period.
Current prospects for meeting the projected housing requirements in the Planning
Area are dependent on federal housing programs. Housing programs involving low
and moderate income families in the City have been dependent on federal programs.
The Administration strategy of a new dependence on the "private market" for
housing production to meet the housing need could result in even less construction
for low and moderate income families in the Planning Area, especially in view of
the minimal participation in the past. Under present conditions, the housing
deficit in the Planning Area for 1973-1980 is projected to be 553 units annually.
There is no reason to assume that any great impact will be made in meeting low
and moderate income housing needs in the Planning Area. Federal support in
housing programs in the Planning Area is essential, either through the intro-
duction of special revenue sharing or the continuation of present or revised
categorical programs.
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To attain the goal of meeting the housing needs of the population and re-
placing the inadequate units for the projected increase, approximately 5,173
units will have to be constructed from 1973-1980 as indicated in Table 23.
The figure of 5,173 should be considered a conservative estimate of the con-
struction necessary to meet the actual requirements.

There is no reason to assume a decline in the projection for the units because
of the limited scope of code enforcement operations and housing programs in the
area. Rehabilitation of marginal structures has been minimal, and no replacement
units have been constructed for low and moderate income families. Table 23 shows
the balance sheet in the Planning Area for housing programs designed to aid low
and moderate income families.

TABLE 22
INVOLVEMENT IN HOUSING PROGRAMS DESIGNED FOR

LOW AND MODERATE INCOME FAMILIES TO 1973

Pro~osed Units
Faml.ly Elderly

Constructed Units
Faml.ly Elderly

Low-Rent Public Housing 120

236 40 100 130

6235
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TABLE 23
ANALYSIS OF HOUSING STATUS AND NEEDS, 1973

A. STATUS OF YEAR-ROUND HOUSING UNITS: Occupied

1. Adequacy from Exterior Evaluation

a. Adequate housing units (1.0-3.9 rating) ••• 27,100
b. Marginal housing units (4.0-4.9 rating) • 1,570
c. Inadequate housing units (5.0-7.0 rating} •• 430
d. Total Year-Round Housing Units ••••••• 29,100

2. OVercrowding in Occupied Units

a.
b.
c.
d.

or less ••.
or more •

• 28,080
1,020

1.25 persons per room
1.26 persons per room
Unreported • • • • •
Total Occupied Housing Units • 29,100

3. Doubling in Occupied Units

a. Units with less than two households
b. Units with two or more households .
c. Unreported ••••••••••
d. Total Occupied Housing Units

• 26,990
2,110

• 29,100

B. NET USABLE SUPPLY OF YEAR-ROUND HOUSING UNITS:

1. Total year-round housing units
2. Less: inadequate units (line A,l,c) ••
3. Less: overcrowded units (line A,2,b)
4. Net useable supply of housing units

•• 29,100
•• ( 430)
•• ( 1,020)

• 27,650

C. HOUSING UNIT DEFICIT OR SURPLUS:

1. Total occupied year-round housing units ••••• 31,100
2. Plus: number of units with doubling (line A,3,b). 2,110
3. Plus: optimum vacancy factor (4.5% x total units) 1,399

Vacant

1,460
180
360

2,000

2,000
( 360)

1,640

Total

28,560
1,750

790
31,100

31,100
( 790)
( 1,020)
29,290
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TABLE 23 (cont'd)

Occupied

4.
5.
6.

Total year-round housing units needed •
Less: net usable supply (line B,4)
Deficit • • • • • . • • • • • • •

34,609
29,290

5,319

D. ANNUAL INCOME OF HOUSEHOLDS OCCUPYING NON-USABLE UNITS:

1.
2.

$8,000 or more per year
Low to moderate income:

a. $3,000 to $7,900 per year. • • • • • • • • 70
b. Less than $3,000 per year • • • • • • • •• 300
c. Sub-total: low to moderate income households 370

3. Income unreported • • • • • •

E. DESIRE TO MOVE AMONG OCCUPANTS OF NON-USABLE UNITS WITH
LOW TO MODERATE INCOMES:

l.
2.
3.
4.

Those who desire to move • • • •
Those who do not desire to move •
Desires unreported • • • •
Total in non-usable units with low to

80
290

moderate incomes 370

F. PROJECTED HOUSING REQUIREMENTS (1973 to 1980):

1. Forecast of increase in households
2. Households displaced by demolitions ••••
3. Current housing unit deficit ••••
4. Total additions to housing stock needed

1,156

5,319

in period . • . . . . . . . . . . . . . .
5. Less: estimated new construction (7 years in

period times 186 new units per year) ••
6. Projected housing deficit • • • • • • • •

6,475

1,302
5,173

Vacant Total
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Of the 5,173 units that compose the projected housing deficit (1973 to 1980),
an estimated 85% of the units constructed should be in the middle, moderate,
and lower income level of units. The summary projected deficit for the housing
need is broken down in Table 24 to indicate the number of units required in the
various income levels.

For the purpose of this report, the following general income ranges and related
housing costs were used:

INCOME LEVEL

High
Middle
Moderate
Low

Over $10,000
$6,000 to $10,000
$4,200 to $ 6,000
$4,200 or less

HOUSING

High
Middle
r.foderate
Low

Over $25,000
$15,000 to $25,000
$10,000 to $15,000
$10,000 or less

TABLE 24
SUMMARY PROJECTED DEFICIT FOR UNITS
IN VARIOUS INCOME LEVELS, 1973 - 1980

INCOME LEVEL HOUSING DEFICIT PERCENT

Total Deficit

776
1,810
1,035
1,552
5,173

15%
35
20
30

High
Middle
Moderate
Low
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sm1MATION

An analysis of housing status and needs reflect the following characteristics
of the housing stock in the Planning Area:

1. Net usable supply of 29,290 housing units.

2. 1,020 units are overcrowded.
3. 790 units are inadequate. Present housing deficit

of 5,319 units.

4. Projected housing deficit of 5,173 units to 1980.

5. Current prospects for meeting the projected housing
needs dependent on participation in federal housing
programs.
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HOUSING PROGRAM

The Housing Program of the Comprehensive Plan provides for specific programs
in four key areas to be used to alleviate the housing problems of the Planning
Area. These key programs are as follows:

I. NEW CONSTRUCTION PROGRAM for low and moderate
income housing.

II. REDEVELOPMENT AND REHABILITATION PROGRAM for
low and moderate income housing.

III. MANUFACTURED HOUSING: MODULAR AND MOBILE for
middle, low and moderate income housing.

IV. REDUCTION OF HOUSING COSTS for middle income
housing.

I. NEW CONSTRUCTION PROGRAM - LOW AND MODERATE INCOME HOUSING

Proposed sites for the construction of low and moderate cost housing units will take
into consideration other factors in addition to location. Factors which will be con-
sidered include the following:

Orderly Growth and Development
• Assure that the proposed housing development is consistent with

planning principles of orderly growth and development.

• Prevent urban sprawl and premature development or overdevelopment
of residential land before adequate supporting facilities are avail-
able.

• Develop housing that is consistent with the comprehensive development
plan and regional housing plans.

Physical Environment
• Provide a well planned and attractive physical residential environment

through outstanding land use planning and architectural treatment.
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• Insure that the proposed sites are free from adverse environmental
conditions, natural or manmade, such as flooding instability,
sewage hadards; harmful air pollution, smoke or dust; excessive
noise, vibration, or vehicular traffic; or fire hazards.

• Considering both short-term and long-term effects, select housing
development sites which will not impact or impair ecologically
valuable or significant natural areas, such as ground water or sur-
face water areas, parklands, wildlife areas, or any significant
historical or archeological areas.

Improved Location

• Develop housing sites in areas that are accessible to social,
recreational, educational, commercial, health facilities and
services, and other municipal services.

• Locate residential sites in areas reasonably accessible to job
opportunities.

With consideration of the above principles, housing development sites for the Planning
Area have been identified and phased over a time span to correspond to land use pro-
jections for 1975 and 1980. The sites were selected to correspond to the planning
goals of the present General Plan of a more balanced development of the City, centered
on the central business district, with consideration to land with a low flood hazard.

The projected housing development sites for 1975 consist of low-rent public housing
sites. The housing deficit for low and moderate income families has been estimated
to be 2,587 new units for the period 1973-1980. Over the next three year period,
there is an immediate need for 500 units of low rent public housing in order to
provide a decent environment for a segment of the low and moderate income families.
Of the total 500 units, 200 units are needed for elderly and 300 units for families.

Sites projected for 1980 would offer a diversified choice in housing including single
family, duplex, apartments, and townhouses. These housing development sites would
include mobile home subdivisions and modular home construction in order to take
advantage of the lower cost per square foot offered by these units. The mobile home
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and the modules may well provide a basic ingredient for flexible, diversified
development in the Planning Area.

The projected development sites were selected so as to provide a decent resid-
ential environment by insuring that the sites received a proper and equitable
delivery of public services and facilities. The public facilities profile on
Figure 13shows those major facilities that would service the development.
Figure 14shows the public transportation routes which would serve the sites.

The housing development sites should not be used as an inflexible blueprint,
but on the contrary, the Comprehensive Plan recognizes the need for initiative
and free choice of private enterprise, as long as proposals are in harmony with
the public interest. The housing sites define a pattern of development which
will best serve area needs and desires based upon existing conditions and potentials.

II. REDEVELOP~E~JT AND REHABILITATION PROGRAlvI - LOW AND MODERATE INCOME HOUSING

The external condition survey was utilized to identify the location and extent of
physical deterioration in the Planning Area. The rating system used in the survey
then provided a basis for categorizing these deteriorating areas into four general-
ized types:

• Redevelopment and Major Rehabilitation

Substantial redevelopment and major rehabilitation and expanded
community services will be required to eliminate the substandard
homes and upgrade environmental conditions. Census tracts 104,
108, 109, 110, 111, 119 and 133 contain significant areas which
would require redevelopment and major rehabilitation.

• Rehabilitation
An intermediate area where programs of code enforcement, spot
clearance, and improved public facilities will stabilize the
area. Census tracts 103, 104, 108, 109, 115, 117, 118 and 119
contain significant areas requiring rehabilitation.
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• Maintenance

These essentially are stable areas. Their treatment includes
maintenance, continued protection and improvement through
ordinance enforcement as well as provision of any public
facilities.

• Sound
Stable area with no evidence of deterioration.

These areas shown on Figure 15 have provided a point of departure for more detailed
study and for defining exact boundaries for conservation neighborhoods and redevelop-
ment areas. 928 units were identified by the survey as requiring major maintenance,
rehabilitation or demolition.
An improvement or rehabilitation program must be designed to: correct conditions con-
tributing to blight in these areas; salvage those structures which are repairable;
demolish those structures not feasible for repair; and institute a program of main-
tenance for all structures in the area. In the development of an improvement pro-
gram, consideration must be given to the following:

1. The character of the area is such that, with intensive code
enforcement, public improvement, and property owner servicing,
there is a reasonable probability that blight in the area can
be arrested and stable values adequately achieved.

2. The level of codes to be enforced in the area and the type of
enforcement contemplated promise to bring about a physical
improvement to the individual properties which, when combined
with the public improvements and other actions, will establish
decent living conditions and the stability of values needed to
support long-term loans.
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3. The existing zoning or proposed changes in zoning within and
adjacent to the improvement area will provide adequate pro-
tection to the residential properties following their improve-
ments.

Major Obstacles to Rehabilitation - Two major problems associated with the improve-
ment of housing in the Planning Area are: (1) a shortage of decent housing; and (2)
the high cost of compliance. It is a definite problem to enforce housing codes in
the face of an acute shortage of sound low cost housing. For example, overcrowding
is a common type of code violation; but it is difficult and perhaps detrimental to
enforce codes against overcrowding if there is no place for the displaced people to
relocate.

Secondly, compliance with a code notice costs money, often a substantial amount.
When the recipient of the code notice is a low income homeowner, it may be
impossible for him to comply. The inspection department is understandably re-
luctant to take action against such homeowners when they fail to comply because
they are unable to pay for the necessary additions or repairs.

To alleviate the two major obstacles to a systematic improvement program in those
areas identified in the exterior condition survey, the following major steps must
be taken to change those conditions:

1. Create a relocation agency and provide relocat~on housing - Construct or
rehabilitate decent housing in the Planning Area which can be utilized
as relocation housing.

2. Financial aid to low-income code violators - Homeowners, landlords and
tenants who cannot afford the improvements required by housing code
standards should be able to secure loans, mortgages, rent subsidies,
and other forms of financial help. Without financial aid, many
property owners are unable to pay for the necessary repairs. Other
property owners pass the cost of improvements on in the form of higher
rents to tenants who cannot afford to pay more.

3. Housing Services - Various interlocking economic, physical, and
social factors contribute to the existence of substandard housing.
The Housing Assistance Board can provide services in the housing
area by offering:
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a. Technical advice and information on home improvement
and financing to property owners.

b. Provide information to tenants on the proper care
of housing.

c. Provide information for establishing neighborhood
self-help projects and improved communications among
residents regarding improvements.

d. Information for improving landlord-tenant relations.

4. Municipal support and encouragement - When private citizens invest time
and money to maintain and improve their property, their efforts should
be matched by comparable government action. Public efforts should be
directed toward insuring that adequate community services are available
and that zoning laws, environmental controls and other ordinances protect
and enhance the quality of life in these areas.

Administration of the Program - The neighborhood improvement program should be
divided 1nto three maJor phases:

Phase I Planning and Orientation

This phase includes the public relations intended to inform the
project area of the nature of the program in order to develop a
working relationship between the neighborhood residents and the
staff, and the planning and organization of the program.

Phase II Execution
Execution includes the implementation of housing code compliance,
financial and social counseling, and public improvements.

Phase III Evaluation
This phase includes an evaluation of the program and all its
elements and the review of the program's success. The evalu-
ation phase will be continued throughout the duration of the
improvement program.
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Goals - Only through an effective preventive program designed to arrest the force
of blight in neighborhoods in the Planning Area, can the City bypass the more
drastic action of extensive rehabilitation or clearance in many areas. The City
can then accomplish the basic goals of the rehabilitation program:

• To eliminate deficient housing, utilize existing stock, and
prevent future blight through rehabilitation, and removal.

• To facilitate the provision of safe, sanitary housing of adequate
standards to accommodate persons and families disadvantaged in the
housing market.

• To increase the ability of families to meet their housing needs in
the housing market.

Implementation of the Program - In order to make decent and sound housing available
to moderate and low income families, the costs of rehabilitation must be reduced
while at the same time an adequate level of rehabilitation must be maintained.

A possible note of warning is the trend noted in the Fourth Annual Report of
National Housing Goals towards what the report calls a "possible danger of
under-maintenance of the nation's housing stock". This warning is based on a
reduction, between 1962 and 1970, of annual maintenance expenditures from $127
to $102 per unit, in constant dollars (not adjusted for inflation).

The generally accepted norm for annual expenses for maintenance, repairs, and
major replacements ordinarily is about 1.5-2.0% of the cost of the property. At
that rate, the average expenditure of $124 per unit appropriate for a housing
unit valued at about $7,400 (slightly more than half the average value of an
occupied housing unit in the 1970 census), indicates the need for additional
steps to encourage preservation of the existing housing stock.
Table 25 shows the average monthly maintenance and repair expense of one-family
home transactions, Section 203.
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TABLE 25
AVERAGE MONTHLY MAINTENANCE AND REPAIR

OF SINGLE-FAMILY HOME TRANSACTIONS,
SECTION 203, FOR SELECTED YEARS

1970 1969 1968 1967 1966 1965 1964 1963 1962 1960 1958 1956 1955 1950

New Homes 12.36 11.17 10.52 10.32 9.66 8.69 7.87 7.46 7.03 7.13 N.A. N.A. N.A. N.A.

Existing Homes 10.91 10.01 9.56 9.44 8.98 8.59 8.03 7.72 7.50 7.17 N.A. N.A. N.A. N.A.

SOURCE: 1970 HUD Statistical Yearbook
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Under normal use, and with proper maintenance, a residential structure can last
several generations, limited only by changes in taste and the costs of modern-
ization. However, no matter how well an individual housing unit or residential
structure may be maintained, the surrounding environment ultimately becomes
decisive on the continued usefulness and quality of the housing services pro-
vided by the structure.

Possibly the most important element of a rehabilitation program is financial
support. The program should utilize money from private lending institutions as
well as public programs of community improvement. Banks and saving and loan
associations should be encouraged to make mortgage loans more readily available
in older sections of the Planning Area which would help persons of moderate and
low income to purchase and rehabilitate older property. Non-profit corporations,
which include church-sponsored corporations, should be encouraged to undertake
programs of rehabilitation for families whose needs are not being met by the
private market.

A federal program, which provides necessary government credit allowing homeowners
and landlords in deteriorating neighborhoods to make essential repairs at low-
interest rates, is needed to provide incentives for rehabilitation of property.
Housing policy should place more emphasis on keeping the existing housing in good
condition.
Two state programs in housing finance and home rehabilitation have been proposed
which are designed to increase the availability of housing and preserve existing
housing for low income families in Texas.

The Texas Housing Finance Agency programs are designed to encourage or provide
financing for the construction of new housing and to encourage or provide mortgage
financing, enabling low income families to relocate from their present homes to
existing houses more adequately serving the family's need.
The insuring and financing provided under the proposed Texas Housing Finance Agency
programs will assist developers, builders and mortgage lenders to meet the housing
demand and increase the availability of housing for low income families. Examples
of a single family financing program follows:
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TABLE 26
ANALYSIS OF THE NEED FOR AND STRUCTURE OF A STATE

HOUSING FINANCING AGENCY AND A HOME REHABILITATION LOAN FUNDI

Monthly Principal Minimum Required
and Interest Annual Income

7-1/2% 30-Year 5-1/2% 30-Year Private Agency
Sales Price Face Value Private Loan- Loan Made By Insured Loan

Including Lot of 90% Loan Agency Insured Agency (No subsidies) Method Method

$17,000 $15,300 $107.10 $ 86.90 $6,426 $5,214

15,000 13 ,500 94.50 76.68 5,670 4,600

13,000 11,700 81.90 66.46 4,914 3,987

11,000 9,900 69.30 56.23 4,158 3,373

1 Texas Department of Community Affairs, Division of Housing, Analysis of the Need for and
Structure of a State Housing Financing Agency and a Horne Rehabilitation Loan Fund.
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The Texas Home Rehabilitation Loan Fund is coordinated with the Texas Housing
Finance Agency by providing financial assistance to families wishing to maintain
their existing home. The loan fund has two programs which are designed to pro-
vide home improvement loans for low income families: Program I (a) provide insur-
ance for home improvement loans made by banks in local communities, and Program II
(b) provide direct low interest loans of 3% for those families who qualify.

EXAMPLE OF HOME REHABILITATION LOANS2

Monthly Principal & Interest
10% 10-Year Private
Loan-Insured by Fund

3% 20-Year Direct
Loan made by Fund

Cost of
Rehabilitation

5,000

$ 39.65

66.08

$ 16.65$ 3,000
27.75

7,000 92.51 38.85

Both programs can be used in the Planning Area to meet the special local needs and
administer the rehabilitation program and loan program in coordination with other
local programs such as code enforcement.
To insure a successful improvement program, the following elements are essential:

1. Strong local support as reflected in the agency budget,
stature, and interdepartmental coordination.

2. Effective administration characterized by efficient inspection
scheduling, compliance assistance, and record keeping.

3. A comprehensive program, encompassing the community in a systematic
and long-term priority schedule.

2 "top. C1 •
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4. Successful public information and community relation program.

S. Effective use of legal powers, including withholding of
utilities, licensing, and court action.

III. MANUFACTURED HOUSING: MODULAR AND MOBILE - LOW, MODERATE, AND MIDDLE INCOME
HOUSING.

Modular Units - One measure for the shortage in housing has been the modular home
f1eld. Manufactured housing is one of the means of meeting the demand for housing
and with rising construction costs, skilled labor shortages, and rising interest
rates, there will be an increasing percentage of all housing affecting families
that will be factory-built. Approximately lS,OOO modular homes were produced
nationally in 1969; and it is estimated that 100,000 units will be produced in
1972, with 2S0,000 a year by 1975.

Rapid assembly is the most important advantage of the prefabricated modular units.
The site work takes place simultaneously with factory work, and the usual delays
occasioned by inclement weather are eliminated by factory work. The module process
allows rapid assembly of a prototype, permitting inspection of a finished product
even before production begins. Costs are reduced considerably when production is
increased. Quality control is another important advantage; parts are pre-
inspected for conformity to specifications, and workmanship is improved by repetition.

Factory production of homes has already lowered the cost of a home, less land, by
approximately 20% across the country. Even greater savings should result as improve-
ments and modifications are made in assembly lines. For example, in 1914 when Henry
Ford set up the first assembly line in the auto industry to produce the Model T, the
car sold for $860. But by 1916 when the assembly-line production was in full oper-
ation, the price of the Model T had been reduced to $3S0.

However, factors other than production techniques are also important.
is how to produce appealing design for homes and development with the
of mass production. A danger inherent in factory-built production is
builders and developers of modular units in the Planning Area must be
in adapting the product to varied types, sizes, and layouts to insure
houses enhance but not detract from the physical environment.

One of these
constraints
monotony;
resourceful
that the
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Modular units, in addition to developed subdivisions, can also be used on the
numerous scattered lots and small parcels of land usually bypassed by builders
and developers. The modular unit is a self-contained, three dimensional module
built to meet existing codes and standards using conventional materials and
either stacked or placed side by side on a foundation. The finished product
looks like a conventional single-family or multi-family dwelling; thus it can
be effectively utilized as a "plug-in" on scattered lots, especially in areas
of transition which conventional building has avoided.

Mobile Units - During the period from 1961 to 1969, the mobile horne share of the
total housing market increased from 6.2% of the total new housing supply to 21.6%
of all new dwelling units. More significantly, the mobile horne industry accounted
for 96% of all new dwellings priced at $10,000 or less and 74% of those selling for
under $20,000, in 1969. The rapid growth of mobile homes in total numbers and in
proportion to new housing is traceable in part to the following factors:

1. Low cost housing - Many believe that the mobile horne is the
solution to the low cost housing problem. While costs of
conventional residential construction have been steadily
increasing and mortgage financing has posed difficulties
for borrowers, retail prices of mobile homes have increased
little and credit terms have been expanded.

2. Second horne - For many, the mobile horne has served as a vacation
or a resort horne.

3. Short-term or emergency shelter - The mobile horne is a means of
providing short-term or emergency shelter as housing for disaster
victims or for workers on jobs of short duration in remote places.

4. Special-purpose communities - Mobile homes are a feasible means for
developing permanent special-purpose communities, such as those for
retired people.
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According to the Mobile Home Manufacturers Association (M~~), three basic
factors account for the growing acceptance of mobile units: (1) price, (2)
the increase in size, quality,and comfort of mobile homes, therely enlarging
their market; and (3) the increase in the number of people in the age brackets
20-34 and 55-74 who find mobile homes fitted to their housing needs. While the
cost of conventional housing has been increasing dramatically, the price per
square foot for mobile homes declined during the decade 1960-1970.

It is obvious that larger, more fully equipped, and more structurally sound
mobile homes have, in recent years, become available within a price range in
which houses have become increasingly scarce. Consequently, consumers have
a wider range of choice when shopping for housing than they would have had
without the mobile home. Complete with' furniture, carpeting, draperies, and
major appliances, mobile homes sell for between $9.00 and $11.00 per square
foot of living area. Against this background, the remarks of Robert L. Wallace,
Vice President of Universal CIT Credit Corporation, are understandable:

"From being a factor in the low-cost housing market, as it once was,
the mobile home has graduated to a point where it is the low-cost
housing market. When anyone talks about low-cost housing, he is talking
principally of mobile homes .•. As the mobile home industry finishes
taking over this low-cost housing market, lines of demarcation between
it and on-site housing will become completely blurred ••. This is already
happening in some areas".3

The new mobile homes now becoming available will provide many households with an
alternative to new houses and apartments. Three factors to be considered for
mobile homes in community development include:

• Mobile homes are part of the housing supply.
• They are a use that must be permitted in each market area.

• The mobile home constitutes an item of commerce and consumer
satisfaction that for which communities should make reasonable
provisions.

3 Remarks to the Banking and Financing Forum of MHMA, January 15, 1969,
pp. 10. The urban Land Institute, Technical Bulletin 66.
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Mobile homes in the City are regulated by the Mobile Homes Parks Ordinance.
Mobile home park means any tract of land under single ownership, four (4)
acres or more where accommodation is provided for non-transient mobile home
use. Mobile home park standards for design require planning, engineering,
and construction features similar to a standard subdivision development.
There is a definite need for a mobile home subdivision in the Planning Area
development according to the subdivision regulations, in which mobile home
owners could purchase a lot in a developed subdivision. A developed mobile
home subdivision with lots for sale will expand the housing market in the
Planning Area, increasing the choice and variety in housing. Of the 585
mobile homes sold in 1972, less than 20% were located in the City in mobile
home parks while the remainder were moved to adjacent areas (see Figure 11).

The ability to purchase a parcel of land and locate a mobile home outside the
City limits accounts for a significant number of these units.

In the near future mobile home technology and the technology of the module unit
will be added to the sources from which the builder and developer can choose.
Construction firms can either build from manufactured parts such as doors and
windows, pre-fabricated elements such as wall panels and roof trusses, and pre-
fabricated buildings as parts of buildings; manufacturing structures on the
site; or bringing in finished structures such as either mobile homes as
sectional or completed modules. Developments may find a combination of mobile
homes, pre-fabricated houses, and on-site fabrications in future subdivisions.

IV. REDUCTION OF HOUSING COSTS - MIDDLE INCOME HOUSING

Interviews were conducted with developers, builders, and members of real estate
and financial institutions to develop an overview of the methods which could be
utilized to reduce housing costs for middle income housing in the Planning Area.
The typical new home being constructed in the City is brick veneer with central
air conditioning, a two-car garage, modern bathroom and kitchen facilities, and
three bedrooms. Sizes begin at about 1,750 square feet, with a building cost
of $15-$16 per square foot (excluding the lot).
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Two methods evolved which could effectively lower the cost of housing in the
middle income range market.

One suggested method for effectively reducing the cost of housing was the
reduction of the amenities commonly included in the finished house. If a unit
was constructed without the items listed below, then those families who could
afford the unit at the reduced price could over a period of time have these
items installed.

For those who could afford the unit with the features, possibly a certain per-
centage of those constructed in the subdivision could be offered with the extra
items. The following is a list of those items which could be excluded or sub-
stituted in a home to reduce the cost:

ITEM ESTIMATED REDUCTION IN PRICE
Carpet
Fireplace
Drapes
Built-ins
Air conditioning
Composition roof instead

of wood shingle
24" studs instead of 16" studs

$ 700
600
350-400
500

1,100

400-450
250

Total $ 4,000
Most important of all, however, instead of the traditional methods and products, the
use of new products, building techniques and methods can be utilized collectively to
further reduce the cost of housing. For example, tough and attractive, one-piece,
fiber glass bathrooms and shower stalls can replace traditional but more expensive
tile bathrooms. Bathroom fixtures of rugged synthetic materials; pre-fabricated
steel fireplaces instead of the expensive, handmade brick type; new kinds of tough
exterior wall and roofing materials instead of brick; stone and clapboard walls;
such innovations can make a house less expensive. However, the delay in delivery
associated with many of the new products was stated by builders and developers as
one of the reasons for the limited use in the Planning Area.
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The second method is to broaden the range of housing types in residential areas
throughout the Planning Area. New middle income housing to meet the needs of
young families should be particularly emphasized using conventional, prefab,
and modular units since this need is not being met through present building
trends. The planned development provision of the Zoning Ordinance can be used
to encourage experimentation in developing new kinds of attractive and economic
housing, such as townhouses grouped in clusters. Through this zoning provision
the City can also encourage more mixed developments, such as those in which town-
houses and apartments are combined in one area.

CONTINUOUS PLANNING

A continuous annual housing planning program will insure that there is an under-
standing of the nature and dimensions of the housing needs throughout the Planning
Area and that these needs are programmed in an appropriate action framework through
which they can be met.
The planning program will serve as the basis for initiating future housing work
programs which can be periodically updated in order that goals and objectives
can reflect changing needs. Previous to the comprehensive planning assistance
program, no formulation of housing goals and objectives have been done in the
Planning Area. With the housing program, the requirements of projects and
programs can be specified, the means of implementation can be delineated, and
recommendations for filling policy gaps can be developed.

HOUSING PLANNING, PROGRAMMING, AND TECHNICAL SERVICES
In order to provide housing planning, programming, and technical services in the
Planning Area, two administrative mechanisms have been established: Housing
Authority of the City of Abilene (LHA) and the Housing Assistance Board (HAB).

LHA was organized to provide a planning, programming, and management capability
in the provision of housing for low income persons. It may construct and operate
low-rent housing units in the Planning Area. The authority is charged with the
following functions:
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1. To determine the need for low-rent public housing.

2. To serve as the agent in the acquisition, construction,
operation and management of the project.

3. To acquire real property through eminent domain and to
contract for the furnishing of services in the housing
development.

4. To finance the capital costs of the project through long-
term bonds, notes, and debentures.

To aid in providing technical services in the Planning Area, the HAB was formed to:

1. To support the development of adequate housing through
the encouragement of existing public or private agencies
in the Planning Area in the development of both public
and private programs.

2. To act as a clearing house for all available housing data
including mass building techniques, public and private
programs, local, state and federal programs.

3. To make periodic recommendations to the City Council con-
cerning the status of housing in the Planning Area, including
its problems, possible solutions, and recommendations.

4. To lend full and complete cooperation to the Abilene Chamber
of Commerce and its Industrial Foundation Program to attract
and hold industries by encouraging adequate housing for all
labor.

EQUAL HOUSING OPPORTUNITY

The policy of the City is to strive to promote, through fair, orderly and lawful
procedures, an opportunity for each citizen to enjoy a good, wholesome, and decent
dwelling without regard to his race, color, religion, or national origin through
the regional fair housing resolution. In addition to providing equal opportunity
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for individuals and families, redevelopment and conservation programs should be
used to improve the physical environment, along with facilities and services to
encourage families to remain in the neighborhood and to attract new families.
The policy is to work toward a coordination of private and public efforts to
achieve the goal of harmonious and stabilized neighborhoods.
SUMMATION

• In the Planning Area, there is a need for 5,173 new housing
units for all income groups to be constructed by 1980.

• There are 928 existing units which need to be rehabilitated
or demolished.

• Few speculative units are being built for the middle income
group, while no units are being constructed for the low and
moderate income groups.

• There is a lack of adequate rental units, especially for the
low and moderate income groups.

• The filtering process is not functioning in the traditional
manner due to the lack of middle income units being con-
structed.

• Land, construction, and labor costs show a marked increase
over the past few years.
At present, there is no housing program operating in the
Planning Area.
Low interest loans for rehabilitation and new construction
are not available to help alleviate the housing situation.
Four programs are recommended to alleviate housing problems
in the Planning Area:

•

•
••
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1. New construction of low rental units.

2. Rehabilitation and redevelopment of existing units.
3. Increasing use of mobile and modular type units.

4. Reduction of housing costs through elimination of
"luxury items", diversity in the types of units
constructed, and encouragement of cluster type
developments.

Outside sources of funding are essential to the implementation of any type of
housing program in the Planning Area.
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