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Tyler State Park's 64-acre lake is sur
rounded by sweetgum ard pine trees ard 
is home to crappie, catfish and bass.  
In its 60th year of hosting visitors, the 
park with almost 1,000 acres just north 
of Tyler offers picnicking, camping, fish
ing, birding, hiking, moun-ain biking and 
swimming. See www.bwc.state.tx.usi 
park/tyler/tyler.htm for more irformatioi.  
Photographer Laurence Parent
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AFTA: New Routes, New Stops by Harold D. Hunt 
Id Mark G. Dotzour 
creased trade between Mexico and the United States has meant an increase 
the transportation of goods between the two countries. Predicting the 

cation of new truck stops and distribution points is a difficult but important 
sk for the Texas industrial real estate market.  

5 
Texas Real Estate Licensees: Profiles and Perspectives 
by Jennifer S. Evans, Jack C. Harris, Shannon Siebert 
and Andrew Hendricks 
Four articles describe deih6graphic changes in the real estate industry 
and discuss opinions of real estate professionals. Reports include results 
of a Real Estate Center survey, changes in the profile of a typical licensee, 
Texas continuing education compared to other states and changes for the 
urban licensee.  

11 
Dam the Reservoirs, Full Speed Ahead by Charles E. Gilliland 
A new state-wide water plan focuses on reallocation of water from agriculture 
to urban uses. This is accomplished primarily through new water conserving 
technologies and new reservoirs in the state.  

17 
Housing Help for the Disabled by Jack C. Harris 
Several programs exist in both the public and private sector to promote 
housing development and assistance programs for the disabled. This is 
helping disabled persons find housing outside the institution.  

18 
Market Profiles by Jennifer S. Evans, Mark G. Dotzour 
and Lori Janicek 
Researchers report on three metropolitan statistical areas: Arlington, 
which has attractions bringing in six million visitors each year; 
Montgomery County with its rapid growth; and Wichita Falls, a 
medical and military mecca.  

22 
20,000,000 in 2000 by Steve H. Murdock 
Texas will top the 20 million mark in population next year. The growth 
is widespread, with both small towns as well as major urban areas increasing 
in number.  

27 
Readership Survey 
The Real Estate Center needs your opinions. Please take a few moments 
to give the Center your priceless feedback on its periodicals so they can 
be improved to better meet your needs.
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Supermarket 
Ierers, 

Consolidations Continue
Wal-Mart is a key influence in a trend 

toward conglomeration in the supermar
ket industry. Its massive purchasing 
power and distribution system is creating 
intense competition for regional and lo
cal grocery stores. Wal-Mart, Kmart and 
Target superstores have devastated local 
and regional chains.  

Before Kroger's acquisition of Fred Meyer 
last fall, Wal-Mart was America's largest 
food retailer in terms of market share. The 
emergence of freestanding drug stores, which sell convenience 
food as well, also has weakened demand at the neighborhood 
and community shopping centers. These industry changes have 
been especially hard on independent grocers. One idea for local 
grocers is to fit into niche markets not served by the major 
firms, such as gourmet and ethnic foods.  

WWeJ 1 9 0JP8&etail 
Internet retail sales growth exceeded 

1998 expectations. While it is difficult to 
assess the actual level of Web retail sales, 
six major research companies try. A con
sensus of their estimates indicates that 

nearly $10 billion in on-line retail sales 
occurred in 1998.  

l The growth rate is expected to con
-A tinue. However, Internet sales still 

represent a small slice of the retail 
market. Non-automotive retail sales were estimated 

at $2 trillion in 1998. Although the on-line sales growth is 
significant, it still is less than 1 percent of the entire retail 
market.  

Internet L Sals Tax 
Governors and mayors expressed 

A concern that sales tax revenues may 
force state and local governments to 
raise property and income taxes, 
unless federal officials can determine 

how to collect sales taxes on Internet 
purchases.  

5 Congress placed a three-year morato
rium on new Internet sales taxes. The issue 

of who would receive the tax revenue is 
difficult to resolve.

Supermarket mergers, Internet sales and lost taxes, 
mall entertainment, inner city challenges and urban 
redevelopment were key retail real estate issues 
highlighted at this year's International Council of 
Shopping Centers convention. Here is a recap of the 
discussions.  

The purchaser of a book may be in Texas, the vendor in 
Illinois and the Website in New York. Who collects the sales 
tax revenue in this transaction? Consensus estimates indicate 
that on-line retail sales amounted to approximately $10 billion 
in 1998. Nationwide, the average sales tax is about 7 percent.  
This means that state and local governments lost $700 million 
last year in sales tax revenues. Such revenues are used to pay 
for public schools, roads, highways and other local public 
improvements.  

Experts estimate that Internet retail sales could increase to 
$100 billion by 2003. If this happens, then the lost sales tax 
revenue would approach $7 billion. These revenue shortfalls 
could force state and local governments to raise other taxes 
or cut services to their communities.  

Entertainment Still Mall 
Focus.  

Local retailing that does compete with 
the Internet is the regional mall. Cinemas 
and restaurants are the key to making a re
gional mall an exciting shopping experience.  
When food and entertainment are center
pieces of the mall, people have more reasons 
to go there. However, some attempts in this 
area have not fared well.  

Theme restaurants, such as Planet Hol
lywood and Rainforest Caf6, have not per
formed as well as hoped, except in tourist 
areas. To their credit, these restaurants 
are revising their menus and pricing to 
attract repeat customers. The goal of 
the shopping center is to get people to 
attend a movie, eat at a restaurant 
and do some shopping, all in the same 
trip.  

Key Urban Redevelopment 
Many projects require substantial pub

lic financing and investment, 
often including tax 
increment financing.  
As a result, politics 
plays a big part in 

urban development. Mixed-use development often is the most 
successful formula, rather than just focusing on retail or resi
dential exclusively. For example, the combination of a con
vention center, hotel, retail and residential area creates a 
successful project. Not only is money required, but many 
intellectual talents also are needed.  

Urban development requires significant social and political 
analysis, as well as architecture and planning considerations 
that are not encountered in edge city suburban development.  

(continued on p. 24)
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ate markets is growing.

Increased demand for Texas industrial space is 
currently being shaped, in part, by several 

transportation trends. As trade between 
the United States and Mexico increases, 

so does the importance of transportation 
corridors. The potential impact of changes



Investors Speculate 
on Future Industrial Sites 
By Harold D. Hunt and Mark G. Dotzour 

ramers of the North American Free Trade Agreement 

(NAFTA) envisioned a seamless border between the 
United States and Mexico. It is not yet a reality.  

A host of laws and traditions limit the free and easy trans
port of goods across the border. For example, under current 
law, U.S. and Mexican truck drivers cannot operate outside 
of designated commercial zones within 18 kilometers (about 
ten miles) of the other country's border.  

Also, customs, immigration and safety inspections can be 
lengthy and tedious. Customs officials at major border facilities 
report that truck crossings may require anywhere from 20 minutes 
to eight hours. Furthermore, third-party hauling companies 
typically will dray (provide intermediate transportation for) 
tractor trailers across the border, resulting in the need for three 
tractors for the delivery of goods to the interior of Mexico.  

Some are hopeful that these conditions will soon change.  
NAFTA mandates that truckers from the United States and 
Mexico have full access to both countries by January 1, 2000.  
Others believe this provision will not be implemented on 
schedule. Nevertheless, U.S.-Mexico trade passing through 
Texas is flourishing. And trade likely will increase even more 
once full access is a reality. This trade growth creates oppor-
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tunities and ever-greater demands on the Texas transportation 
infrastructure. According to the North American Superhigh
way Coalition (NASCO), more than $2.8 billion will be re
quired just to upgrade the Texas segment of Interstate 35.  

Transportation is a significant part of the cost of U.S.
Mexico trade. As shippers attempt to minimize the expense 
of transporting U.S.-Mexico trade goods, public and private 
entities across the state will compete for their industrial space 
needs. Cargo shipments stop at some point, either for distri
bution or value-added activities, such as further assembly or 
processing of the cargo. Thus, predicting the future location 
of Texas industrial facilities that can capitalize on the growth 
in cross-border trade has become a serious undertaking.  

A Million Trade Trucks Annually 
1-35 from Laredo to San Antonio is the busiest U.S.-Mexico 

truck transportation corridor, according to a recent 
transportation study by John McCray and Robert Harrison, 
transportation researchers with the University of Texas Sys
tem. More than one million trade trucks per year travel this 
section of the interstate. Trade trucks, defined as fully loaded 
48-foot trailers, account for more than two-thirds of the total 
truck traffic along this portion of the highway.  

Although about one-half of U.S.-Mexico cross-border truck 
traffic involves transporting products to or from maquiladora 
plants, final destinations for trucks passing through Laredo are 
primarily cities well beyond the border, such as Monterrey, 
Chihuahua and Mexico City.  

Mexico officials are encouraging the relocation of 
maquiladoras into the interior of the country as part of efforts 
to reduce overall unemployment. Interior Mexican states 
generally offer lower labor costs, a larger labor pool and 
cheaper land than states along the border. (See "Texas Border 
Bonanza" on the economic impact of maquiladoras.) 

he easternmost Mexican border state of Tamaulipas is 
heavily promoting relocation to the interior through 
an aggressive road building program from Matamoros 

to San Luis Potosi. Tamaulipas leaders have spent approxi
mately $400 million to construct 365 miles of new highway 
and upgrade 490 miles of existing highway.  

The roads are toll free, an attractive feature in a country 
known for extremely high toll rates. When completed, this 

roadway improvement program should greatly 
enhance the flow of goods through the Rio 
Grande Valley.  

Several interior Mexican cities already 
have benefited from foreign industrial de
velopment. For example, General Motors 

i owns and operates an assembly plant in 
Silao, 450 miles south of Laredo. The 
Monterrey area, 150 miles south of Laredo, 
is home to more than 100 maquiladora 
plants employing 40,000 people.  

Volkswagen assembles the new Beetle in 
Puebla, 100 miles south of Mexico City.  
Both General Motors and Chrysler as
semble cars in the Saltillo area, 175 miles 

southwest of Laredo. Torreon, a city 300 
miles southwest of Laredo, employs approximately 

20,000 in more than 60 maquiladoras.  

Mexican Manufacturing and Texas Real Estate 
This increased activity by interior Mexican cities raises 

an important question. If the seamless border existed and 
shippers were allowed to stop anywhere they choose, where 
in Texas would they stop? This question has significant 
implications for many Texas cities, not just those in the 
border region.  

Some transportation experts argue that Texas border cities 
will decline in importance when trucks can pass through 
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relatively unconstrained, as NAFTA dictates. Others believe 
that sufficient synergy already is present in many border cities 
to prevent any serious decline, even if the border fully opens.  

Laredo commercial brokers report that large national firms 
continue to either buy industrial space or lease it under eight
to-ten-year contracts. Thus, it seems industrial users and 
investors have not lost confidence in the future viability of 
the border region.  

Leaders of many Texas cities would like their community 
to be one of the preferred destinations and distribution hubs 
for future U.S.-Mexico cargo shipments. However, the current 
operating environment still has many unknowns.  

ssuming that trucking firms attempt to minimize costs, 
driving time is a critical factor. The maximum driving 
time for one driver under U.S. Department of Trans

portation (DOT) rules is ten hours. Mexican drivers also must 
follow U.S. DOT guidelines when, and if, they are allowed to 
operate in the United States. Furthermore, the ten-hour rule 
will include drive time in Mexico and while idling at the border 
waiting to cross.  

Based on the U.S. DOT rule, trucking firms originating loads 
from cities located deep in the interior of Mexico, such as 
Puebla or Silao, may still find some border cities attractive 
as initial stopping points. Thus, cities such as San Antonio 
could be too close for a second Texas stopping point, if the 
immediate border area remains a viable maquiladora and 
distribution zone.  

Alternatively, truckers coming from southern or central 
Mexico might stop at intermediate points from the border, 
such as Monterrey or Saltillo. If this occurs, San Antonio would 
be a more favorable position for new industrial development.  
Houston and Corpus Christi also could benefit, especially if

the extension of 1-69 occurs through east and south Texas, 
roughly along existing Highway 59.  

Competing Transportation Hubs 
While San Antonio promotes itself as an international 

business and transportation center, Fort Worth's 8,600-acre 
Alliance Airport has been up and running for several years. This 
prototype intermodel facility provides air, rail and highway 
accessibility for industrial cargo within one facility. Further
more, special intermodal facilities can rapidly switch cargo 
arriving in special containers from rail to truck or vise versa.  
At some intermodal facilities, containerized products are shifted 
to ships.  

Similar to trucking companies, U.S. and Mexican rail firms 
have formed partnerships to provide more efficient cross
border rail service. Currently, intermodal service represents 
approximately 15 to 20 percent of total cargo transportation, 
according to railroad representatives. The Texas-Mexican 
Railway is currently spending $22 million on a new intermodal 
facility in Laredo.  

As the U.S.-Mexico cross-border trade picture becomes 
clearer, transportation companies will search for the optimum 
cost-saving alternatives when selecting their stopping points 
in Texas and Mexico. Location on a NAFTA transportation 
corridor will not be sufficient to ensure the development 
of successful industrial space. However, continued trade 
growth with Mexico should be a net positive for intelli
gently placed industrial space that meets the needs of value
adding firms. 9 

Hunt is an assistant research scientist and Dr. Dotzour is chief economist 
with the Real Estate Center at Texas A&M University.

Texas Border Bonanza
rade between the United States and Mexico in 1998 
totaled $157 billion, a significant increase from $80 
billion in 1993, the year before NAFTA was imple

mented. Approximately $113 billion in goods passed through 
Texas last year, with six border cities recording annual total 
trade volumes in excess of $1 billion.  

U.S.-owned maquiladoras are responsible for much of this 
trade volume. Maquiladoras are manufacturing or assembly 
plants located in Mexico but owned (as much as 100 percent) 
by a foreign parent company. The firm imports raw materials 
or partially assembled products into the Mexican plant and 
exports the finished products back to the United States - all 
at reduced tariff rates.  

El Paso-Juarez 
Of the six busiest border cities in Texas, the most significant 

maquiladora activity occurs in the El Paso-Juarez area. Accord
ing to Solunet, an El Paso firm that tracks maquiladora activity, 
Juarez is home to more than 350 maquiladora plants employing 
about 250,000 workers. More than 70,000 people are involved 
in automobile-related manufacturing and assembly activities 
alone. The manufacture and assembly of electronic compo
nents and appliances employs another 70,000.  

Brownsville-Matamoros 
More than 100 maquiladora plants with a total of 60,000 

personnel are located directly across the border from 
Brownsville in the city of Matamoros. Automobile-related 
manufacturing and assembly is again the major industry, 
employing more than 20,000 workers. Electronic component 
and appliance manufacturing and assembly is second in impor
tance with about 17,000 employees.

McAllen-Reynosa 
The city of Reynosa, located across the border from McAllen, 

supports about 75 maquiladoras employing more than 50,000 
people. Again, the assembly and manufacture of automobile
related components is the top employer, with more than 
25,000 workers. Electronic and appliance manufacturing and 
assembly employs about 12,000.  

Laredo-Nuevo Laredo 
Nuevo Laredo currently supports more than 45 maquiladora 

plants employing approximately 20,000 workers. More than 
7,500 workers are employed in automobile-related assembly 
and manufacturing, while about 5,000 assemble or manufac
ture electronic components and appliances.  

Del Rio-Ciudad Acuna 
More than 40 maquiladora plants supporting about 25,000 

employees are located in Ciudad Acuna, directly across the 
border from Del Rio. Automobile-related manufacturing and 
assembly employs more than 10,000 workers. Data processing 
activities exceed electronic component assembly, employing 
3,100 and 2,700 workers, respectively. The manufacture of 
medical-related products also is important and employs ap
proximately 1,700.  

Eagle Pass-Piedras Negras 
The Mexican city of Piedras Negras, located across from 

Eagle Pass, is home to more than 35 maquiladoras employing 
about 15,000 workers. More than 5,600 workers are involved 
in automobile-related manufacturing and assembly activities, 
while 3,900 are employed in apparel manufacturing. E
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By Jack C. Harris 
arlier this year, the Real Estate Center surveyed those 
renewing their real estate licens es. Analysis of the 
almost 4,000 responses to the poll generated a profile 

of current license holders.  
Survey results indicate that the typical licensee has been 

selling real estate for more than 15 years, holds an active sales 
license and considers real estate a full-time profession. Further
more, a Texas real estate licensee is likely to concentrate on 
existing home sales, have an e-mail address and be a member 
of his or her local board or association.  

See the related article on the changing face of Texas real 
estate licensees for more details on today's real estate profes
sional. The information in that article was gleaned from data 
provided by the Texas Real Estate Commission, whereas the 
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Perspectives 
information presented here comes from the survey of licensees 
conducted by the Real Estate Center.  

In General 
The licensee. Approximately twD-thirds of the sample were 

licensed as salespersons; the remainder were brokers. Eighty 
percent were active and 20 percent inactive. The average 
respondent spends 28 hours per week on real estate activities.  
Salespeople spend a little more time than brokers on real estate 
work (35 and 33 hours, respectively).  

Board membership. Only 54 percent of respondents said 
they are members of a local board or association of Realtors.  
This segment rises to 57 percent for salespersons and 66 
percent for active licensees, whereas 52 percent of brokers are 
members. Membership runs 94 percent for those who spend 
all their time selling new or existing homes; it drops to 14 
percent for those spending at least half their time in commer
cial sales.  

Experience. More than one-third of respondents reported 
holding a real estate license for more than 15 years. In contrast, 
15 percent have been licensed less than two years. A higher 
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FOLLOWING 
THE NA TONAL 
TREND, almost 

two-thirds of 
Texas licensees 

have e-mail.

9jj

percentage of those identifying themselves as Realtors were 
highly experienced (46 percent: with more than 15 years), but 
a larger proportion were inexperienced, as well (19 percent 
with less than two years). Most brokers have a high level of 
experience (66 percent with 15 plus years), compared to sales
people (19 percent with 15 plus years).  

Mandatory continuing education. Licensees expressed a 
relatively positive opinion of the quality of mandatory con
tinuing education (MCE) courses they had taken. (See the page 
7 story on MCE courses and requirements around the country.) 
The average rating on Texas MCE classes was 7.8 on a scale 
of 1 to 10, with 10 being the highest rating.  

Licensees with less experience in real estate fated the MCE 
classes higher than those who had been in the field longer.  
Licensees with less than -wo years experience gave the courses 
an 8.2 rating on average; those with two to ten years experience 
rated the courses 7.8; and ones with more than ten years 
experience rated the cc-arses about 7.7. Salespeople rated the 
courses slightly higher (7.9) than did brokers (7.4). Only 29 
percent said they had completed all MCE requirements before 
they received their renewal notice, whereas 58 percent had 
completed no courses.

Other trends. To determine whether 
Texas licensees are following the na
tional trend toward doing more busi
ness online, the survey asked if the 
respondent had an e-mail address. Al
most two-thirds of the sample said they 
have e-mail. This percentage did not 
vary much among the various compo
nents of the sample, but those who 
devote their time to home sales were 
the most likely to have an address (79 
percent).  

This year the Texas legislature changed 
the law to make it legal for a real estate 
licensee to sell manufactured homes even 
when they are not classified as real 
property. Less than 9 percent of re
spondents indicated they had sold a 
property with a manufactured home on 
it in the past year (11 percent among 
active licensees). Manufactured homes 
arc more common in rural areas than 
in cities. Accordingly, 34 percent of 
licensees specializing in farm and ranch 

sales have sold property with a manufactured home.  

Who are active licensees? 
Active licensees held sales licenses slightly more often than 

broker's licenses and were 12 times more likely than inactive 
licensees to be Realtors. The number of years in the profession 
for active licensees was close to the breakdown of experience 
level for all licensees, with more than one-third reporting more 
than 15 years in the field.  

Active licensees were slightly more likely (69 percent) to 
have an e-mail address than inactive licensees. Furthermore, 
almost 11 percent of active licensees had sold a manufactured 
home in the past year, compared to no inactive licensees 
reporting manufactured home sales.  

Allocation of time. Not surprisingly, active licensees spend 
significantly more time per week on real estate activities than 
the average time reported for all licensees. Active licensees 
report an average of 34 hours per week on real estate work, 
compared to 28 hours per week for licensees overall and 3.5 
hours per week by inactive licensees.  

Active licensees spent much more time on existing home 
sales (33.8 percent of their time) than on any other activity.

Texas Licensee Survey Results 
(3,899 responses in percentage) 

Category Full sample Active Inactive Broker Salesperson 

Average quality rating of MCE courses 7.76 7.74 7.39 7.43 7.94 
Broker license 36.4 42.5 7.5 100.0 0.0 
Salesperson license 63.6 57.5 92.5 0.0 100.0 
Active 80.4 100.0 0.0 96.2 73.6 
Inactive 19.6 0.0 100.0 3.8 26.4 
Held license fcr: 

less than 2 years 14.7 16.9 5.5 1.0 22.7 
2 to 5 years 16.0 17.1 11.5 4.0 22.9 
5 to 10 years 14.7 14.5 15.2 12.1 16.2 
10 to 15 years 18.5 15.4 32.6 16.8 19.1 
more than 15 years 36.1 36.1 35.2 66.1 19.2 

Average hours per week on real estate 28.4 34.4 3.5 32.7 26.5 
Consider real estate full-t-me profession 62.0 73.6 8.1 71.2 57.8 
Member of local board or association 54.3 65.5 5.1 51.9 57.2 
Sold manufactured home in past year 8.8 10.7 0.0 10.1 8.2 
Have an e-mail address 63.6 69.3 41.5 65.3 63.3
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cial sales and leasing (11 percent), new home sales (7.2 percent) 
and farm and ranch sales (4.2 percent).  

Full-time vs. part-time active licensees. Almost three-fourths 
of active licensees consider real estate their full-time profes
sion. Among the remaining 26 percent of active licensees who 
do not work full-time in real estate, the most often-mentioned 
professions were: 

* retired - 14 percent 

* accounting or bookkeeping - 5 percent 
* non-real estate sales - 5 percent 
* education - 5 percent 

* building - 5 percent 

* homemaking - 5 percent 

* lending - 4 percent 

* engineering - 3 percent 
* farming or ranching - 3 percent 

Who are full-time real estate licensees? 
Sixty-two percent of the sample considered real estate their 

full-time profession; 74 percent of active licensees were full
time, and 8 percent of inactive licensees were full-time. The 
percentage is 71 percent for all brokers and 82 percent for 
Realtors.  

Among real estate licensees who consider themselves de-

voted full-time, those who spend at least half their time on 
appraisal will work 48 hours per week; commercial brokerage, 
43 hours; existing home sales, 42 hours; and 41 hours for farm 
and ranch brokerage and residential property management.  

Full-time real estate professionals were asked to indicate the 
percentage of time they spend on specific real estate activities.  
The averages were: 

* existing home sales - 44 percent 
* commercial sales and leasing - 15 percent 
* new home sales - 10 percent 
* farm and ranch sales - 5 percent 
* single-family property management - 4 percent 
* appraisal - 4 percent 

e land development - 4 percent 
* multi-family property management - 3 percent 
e home building - 1 percent 
This survey was conducted with the cooperation of the Real 

Estate Commission. Readers who find this information of 
interest may receive results of future surveys. Call the Real 
Estate Center at 800-244-2144 and ask to be on the survey 
mailing list. 9 

Dr. Harris is a research economist with the Real Estate Center at Texas 
A&M University.

Texas1 
Continuing 

vs. Othe rState 
By Jennifer S. Evans and Shannon Siebert 

with many professions, real estate re

quires continuing education for profes
sionals to renew their licenses. But how 

do the real estate requirements and course of
ferings in Texas compare to other states? 

To answer this question, information on li
censing requirements and courses offered was 
solicited from all 50 states, of which 37 responded.  
The Real Estate Center staff compared this in
formation to the results of a recent survey of 
Texas real estate licensees.  

According to the analysis, Texas is in the 
median range of classroom hours required. Texas 
requires a minimum of 15 classroom hours every 
two years. Vermont has the least number of 
mandatory continuing education hours, with 
four every two years. In South Carolina, eight 
hours are required biennially. Minnesota, Or
egon and Wyoming require the most continuing 
education credits, all the equivalent of 15 per 
year.  

Part of a survey to Texas licensees asked respondents for 
continuing education topics that deserved more attention. A 
total of 1,159 responses to that question were received, and 
the range of responses was enormous.  
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AN MCE WORKSHOP 
on new Fannie Mae programs 

attracts real estate licensees to 
the Texas A&M campus.

+V,
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Contracts was the most requested real estate topic with 
21 percent suggesting it. Legal issues came in second with 
17 percent of the responses. Commercial real estate repre
sented 14 percent. Other topics mentioned frequently in
cluded ethics, farm and ranch, forms, the Internet, 
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financing, leasing and property 
management.  

A number of states offer continuing 
education classes in topics that are not 
offered in Texas. A list of courses not 
offered in Texas but mentioned by sur
vey respondents follows. States that offer 
the topics are shown.  

* Land development - Florida has a 
class on developing single-family 
residential subdivisions. Indiana, 
Montana and Ohio offer courses on 
land development.  

* Forms - Arkansas offers a course 
on forms.  

* Historic homes - Kansas presents 
a course on home styles and design.  

* How to make money - North 
Dakota offers a class on sales

strategies for residential special
ists and a course on the art of 
negotiating.  

* Municipal codes - Montana has a 
course on land-use planning, sub
dividing, zoning and ordinances, 
and Vermont has one on land use 
and land-use controls.  

* Vacation rentals - Colorado and 
Tennessee offer time-sharing 
courses.  

In addition, some states offer unique 
classes that were not mentioned by re
spondents but may be of interest. South 
Carolina offers a class on how to be a 
buyer's agent. Ohio has a course on 
market measurement and evaluation.  

North Dakota provides a course on 
commercial inventory real estate analysis

and one on determining rental property 
value. Kansas offers a class on selling 
new homes in the late '90s and another 
on showing homes. Colorado has a 
course on water and waste manage
ment. Arkansas offers a course on en
vironmental and hazardous substance 
issues.  

Across Texas, a wide variety of courses 
are taught. It would appear from the 
survey results that in some areas of the 
state, the kinds of classes that real estate 
licensees want are not being offered or 
are not covering the material at the 
depth at which the licensees would 
like. 
Evans is a research associate and Siebert is c 
former graduate research assistant with the Rea, 
Estate Center at Texas A&M University.

The Changing 
Face of the 

By Jennifer S. Evans 
and Shannon Siebert

Over the past five

has

years, Texas

seen an increase in female,

black, Hispanic and older real 

estate licensees but an overall 

decline in the total number of 

licensees. These are the 

primary trends revealed by 

data gathered from the Texas 

Real Estate Commission on 

the number of Texas real 

estate licensees in 1999.
8

The Center also obtained demographic data, such as 
gender, ethnicity and age. Comparing these numbers to 
1994 data, analysis shows that the typical licensee today 
is an older, white female salesperson who lives in an 
urban area. In 1994, the typical licensee was a 45-year
old white male salesperson.  

The total number of reported licensees in Texas fell 
by 11.7 percent over the past five years, decreasing from 
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117,236 in 1994 to 103,506 in 1999. Female licensees in 1999 
comprise 51.2 percent of the licensees, an increase of 2.1 
percent from 1994. Male licensees decreased by 1.5 percent 
from 1994 to 1999. Males now comprise 48.8 percent of 
licensees. Graph 1 indicates the percentage of female and male 
licensees for 1994 and 1999.  

The Real Estate Center also compared sales, brokers and 
inactive licensees. Graph 1 shows tie compa-ison of total 
licensee categories in 1994 and 1999.  

In 1994, the largest percentage of licensees were involved 
in sales, comprising 37.9 percent of total licensees. Today, the 
highest percentage of licensees are again in sales, making up 
41 percent, an increase of 3.1 percent from L994. Brokers 
comprise 33.1 percent of total licensees, a small decrease from 
1994. The percentage of inactive licenses in 1999, 25.9 per-
cent, does not vary 

In 1994, females 
comprised 57.2 per
cent of licensed 
salespeople. Males, 
however, comprised 
66.5 percent of total 
brokers. Female in
active members rep
resented 59.5 per
cent of total inac
tive licensees.  

In contrast, in 
1999, females com
prised 59.7 percent 
of licensees involved 
as salespersons, a 2.5 
percent increase 
from 1994. Males 
are once again domi
nant in the broker 
category, at 66.6 
percent of all bro
kers. Among inac
tive members, fe
males in 1999 make 
up 60.9 percent, an 
increase of 1.4 per
cent from 1994.  

Real estate licens-

much from 1994.  

Graph 1. Total Licensees 
1994 and 1999 

NUMBER OF LICENSEES 
50,000 

40,000 

30,0 0 

20,000

10,000 

SALES BROKERS INACTIVE 

Source: The Texas Real Estate Commission and the 
Real Estate Center at Texas A&M Uriversity

ees have become more diverse over the list five years, although 
whites continue to make up :he majority. Wher_ comparing 
licensees by race, whites currently make up 87.6 percent of 
the market, a drop of 2.5 percent from 1994. Blacks increased 
by 1 percent, Hispanics increased by 1.1 percen:, and Asians 

Table 1. Texas Licensee Ethnic Distribution 
(in percentages) 

r B k Wer 

1994 2.9 90.1 4.6 2.0 0.4 
1999 3.9 87.6 5.7 2.3 0.5 

Source: The Texas Real Estate Commission and the Real Estate Center at 
Texas A&M University

increased by 0.3 percent. Table 1 summarizes the ethnic dis
tribution of licensees.  

Just three Texas counties have more than 40 percent of the 
state licensees. The largest number of 1999 licensees are in 
Harris County. Harris County has 20.6 Dercent of total Texas 
licensees; Dallas County has 14.3 percent and Travis County 
has 7 percent. If Tarrant and Eexar Counties are added, these 
five counties make up more than 55 percent cf all Texas 
licensees.

OCTOBER 1999

Source: Real Estate Center at Texas A&M University

ensees older than age 50 represent 52.8 
today, up C.5 percent from 1994. Of 
provided age information, 4.3 percent 
Of those licensees who provided age in] 
4.1 percent were less than 30 years ol 
number of licensees fell in the 50 - 59 
28.7 percent of licensees. Graph 2 sho

Table 2. Top Ten Counties 
(by total number of licensees) 

1 Harris 21,383 
2 Dallas 14,854 
3 Travis 7,182 
4 Tarrant 6,815 
5 Bexar 6,730 
6 Collin 3,344 
7 Fort Bend 2,323 
8 Denton 2,136 
9 Ellis 1,835 

10 Montgomery 1,665

ormation in 1999, only 
d. In 1999, the largest 
age bracket making up 
ws the age distribution

Graph 2. Age Distribution of Licensees, 
1994 and 1999 

PERCENT 
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Source: The Texas Real Estate Commission and the Real Estate Center 
at Texas A&M University 

-or 1994 and 1999 for those licensees who reported age 
nforma ion 

Overall, tae comparison of 1994 data to 1999 data found 
only slight changes over the five-year period. The greatest 
change was the 11.7 percent decrease in the number of total 
icersees in Texas from 1994 to 1999. M 

Evar is a research associate and Siebert a graduate research assistant with 
1-e Real Zstat2 Center at Texas A&M University.  
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Currently, a few 
Texas counties do 
not have any licens
ees, including 
Borden, Kenedy and 
King Counties. A 
small number of 
Texas counties cur
rently only have 
one reported lic
ensee. Roberts, 
Hartley and 
Hudspeth Counties 
fall in this group.  
Table 2 shows the 
top ten counties, 
ranked according to 
the number of re
ported licensees.  

Over the last five 
years, there has 
been an increase in 
the number of older 
licensees. Those lic

percent of all licensees 
icensees in 1994 who 
were younger than 30.
I



We Few, 
We Lk U 

By Jennifer S. Evans 
and Andrew Hendric:s

Metropolitan Texas

DECLINING LICENSEE 
NUMBERS, combined 
with a red-hot marker, 
has led to more sales 

per Texas licensee.

10

A decline in real estate licensees 
combined with a booming urban 
real estate market has meant a 

significant increase in the number of 
sales per licensee and per capita. These 
findings resulted from an analysis by the 
Real Estate Center staff who used Texas 
Real Estate Commission data along with 
information from the multiple listing 
services and other Center resources.  

The analysis determined that between 
1993 and 1998, Texas Metropolitan Sta
tistical Areas (MSAs) lost more than 
14,000 licensees, a decline of 16 percent.  
MSAs are defined as cities of more than 
50,000 and their surrounding urban area.  
For example, the Houston MSA includes 
Harris, Chambers, Fort Bend, Liberty, 
Montgomery and Waller counties.  

Real estate brokers and salespersons 
both saw declines in numbers. Brokers 
declined almost 22 percent, from 42,800 
to 33,500. Salespersons declined about 1

Real Estate Sales, 1993 and 1998
1998 1993 

Pop. per # of Sales # of Sales Pop. per # of Sales # of Sales 
MetrDpolitan Statistical Area Licensee per Licensee per 1,000 Pop. Licensee per Licensee per 1,000 Pop.  
Abilene 280 3.02 10.30 210 1.95 8.73 
Amarillo 299 3.21 10.71 225 2.44 10.26 
Austin-San Marcos* 141 2.02 14.30 122 1.27 10.64 
Beaumont-Port Arthur 570 3.63 6.36 511 1.97 4.91 
Brazoria County 411 1.77 4.30 282 1.02 3.46 
Brownsville-Harlingen-San Benito 462 1.05 2.28 366 1.01 2.50 
Bryan-College Station 143 1.55 10.35 237 2.36 9.18 
Corpus Christi 257 2.10 8.16 213 1.36 6.72 
Dallas* 182 2.89 1539 158 1.18 8.71 
El Paso 385 2.41 6.26 257 2.33 8.54 

Fort Worth-Arlington* 288 2.90 10.D7 223 1.65 7.83 
Galveston-Texas City 244 0.80 3.27 193 0.48 2.28 
Houston*** 197 2.96 15.D6 145 1.19 8.58 
Killeen-Temple 374 3.01 8.04 350 3.54 12.20 

Laredo 493 * * 582 
Longview-Marshall 368 2.31 7.09 404 1.84 5.86 
Lubbock 303 3.03 10.32 241 2.31 9.69 

McAllen-Edinburg-Missi in 869 1.12 1.29 583 1.00 1.61 
Odessa-Midland 357 3.58 10.35 234 2.45 9.80 
San Angelo 258 2.85 11.35 225 2.33 9.79 
San Antonio 248 2.11 8.52 199 1.04 5.34 

Sherman-Denison 316 2.50 7.89 236 1.59 6.27 
Texarkana 411 * 399 2.93 6.98 

Tylet 263 2.76 10.46 178 1.56 8.34 
Victoria 403 3.31 8.20 296 2.35 7.68 
Wacc 404 3.50 8.67 296 2.26 7.16 
Wichita Falls 378 3.88 10.27 241 2.78 11.17 
Totals 345 2.57 8.79 282 1.85 7.47 
*Data unavailable 

*Total of Austin and San Marcos MLS sales.  

*Total of Dallas, Denton, Garland, Irving and Plano MLS sales.  

*Total of Arlington, Fort Worth and N.E. Tarrant County MLS sales.  
**Total of Houston, Fort Bend and Montgomery County MLS sales.  

Source: Real Estate Center at Texas A&M University 
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1 percent, from 43,000 in 1993 to 38,500 
in 1998.  

This decline in licensees, combined 
with the red-hot market has led to more 
sales per licensee in the state.  

Over the past five years, the number 
of sales per licensee has grown in met
ropolitan areas, from 1.85 to 2.57 sales 
per active licensee, an increase of 39 
percent. The smaller metropolitan areas 
have the largest number of sales per 
licensee. For example, in 1998, Wichita 
Falls was at the top, averaging slightly 
less than four sales per active licensee.  
Beaumont-Port Arthur and Odessa-Mid
land were close behind with 3.6 sales. At 
the other extreme, Galveston-Texas City 
had the lowest number of sales per ac
tive agent with just 0.8 sales.  

Another measure of concentration of 
real estate services is the ratio of popu
lation to licensees. In 1998, the Rio 
Grande Valley had the highest ratio.  
McAllen has an average of 869 people for 
every licensee; Laredo follows with 493 
people per licensee. Brownsville has 462 
people per licensee. Beaumont-Port 
Arthur also has a low number of licens
ees per capita with one per 570 people.  
The Austin-San Marcos area had the 
lowest ratio of people per licensee at 
141.  

In 1993, there were an average of 282 
people per licensee in Texas metropoli
tan areas. By 1998 this number had risen 
to 345. The trend clearly is toward less 
concentration of real estate licensees.  

nother measure of market activ
ity is the number of homes sold 
per capita. Specifically, the num

ber of homes sold in a metro area divided 
by the population. A larger number of 
sales per capita indicates a high level of 
turnover of homes in the community.  
Killeen-Temple, Wichita Falls, Austin
San Marcos, Amarillo and Odessa-Mid
land had the highest sales per capita for 
1993.  

By 1998, more larger metro areas had 
entered the picture. For 1998, Dallas, 
Houston, Austin-San Marcos, San Angelo 
and Bryan-College Station were the top 
five areas in sales per capita. On average, 
there were 8.8 homes sold per 1,000 
population in 1998, up from 7.5 in 1993.  

In conclusion, the decline in the num
ber of urban real estate licensees has 
allowed the number of sales per active 
licensee to rise. With population growth 
occurring throughout the state, new 
homebuyers will continue to enter these 
urban markets. If the current trend con
tinues, there will be a rising population
to-licensee ratio. Overall, the conditions 
necessary for agents to succeed in an 
urban market have improved over the 
last five years. 9 

Evans is a research associate and Hendricks is 

a graduate research assistant for the Real Estate 
Center at Texas A&M University.
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By Charles E. Gilliland

As a new century approaches, 
Texas faces a future threatened by 
water shortages because of the growing 
population. Without prudent planning, water 
demand to support expanding cities and 
manufacturing operations will exceed projected 
supplies. This potential for debilitating shortages prompted the 
state government to undertake a proactive planning approach in 
dealing with water policy before those shortages reach a crisis stage 
in some future drought.  

Earlier this century, the United States met looming shortages with 
ambitious public projects that expanded current supplies through 
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EIGHT NEW RESERVOIRS are outlined in the 
Texas Water Plan. The plan provides for moving 

water from regions with a surplus to areas with 
chronic shortages.  

construction of large reservoirs. Dam building spread through
out the country, bringing life to the deserts of the arid West.  

Those projects, however, involved substantial investments 
of public funds and, unquestionably, altered the environment.  
As the century draws to a close, public support for such projects 
has waned, and water policy has shifted from supply augmen
tation strategies to planning for more effective use of existing 
supplies.  

Drafted in this atmosphere, the Texas Water Plan described 
in Water For Texas, published by the Texas Water Develop
ment Board, seeks primarily to facilitate the transfer of water 
from agricultural irrigation to urban uses. The plan also strives 
to provide for geographic movement of water from areas with 
surplus supplies to areas facing chronic shortages while mini
mizing adverse impacts on the environment.  

Despite the current aversion to new dam construction, the 
plan includes provisions for eight new reservoirs and provides 
for conveyance of water from surplus water locales to areas 
facing shortages. These envisioned solutions imply many changes 
including projects that create new infrastructure, with the 
potential for recreation as well as environmental implications.  

Looming Water Shortages 
The state-wide water plan establishes estimates of current 

usage as well as projected requirements through 2050. Ex
amining those estimates reveals the problems that will 
impact Texans, as well as the magnitude of change facing 
various regions of the state. Tables 1 and 2 present a sum
mary of changes envisioned by state-wide water planners for 
the next 50 years. Analysis of the trends conveys an

Table 1. Current and Projected Texas Water Use 

Water Use 

1990 Total 2050 Total 1990 2050 
Region (Acre Feet) (Acre Feet) Percent of State Percent of State 

Panhandle 5,742,754 2,196,483 36.51 14.73 
Rolling Plains 310,896 287,030 1.98 1.92 
North Central Texas 1,016,084 1,926,993 6.46 12.92 
North East Texas 551,362 784,812 3.51 5.26 
East Texas 682,133 840,339 4.34 5.63 
Houston Region 1,897,678 2,906,601 12.06 19.49 
Mid-Coast 1,126,282 986,251 7.16 6.61 
Coastal Bend 188,402 302,913 1.20 2.03 
Lower Rio Grande 1,557,159 1,479,866 9.90 9.92 
Winter Garden 309,144 140,664 1.97 0.94 
Southern Edwards 676,571 879,084 4.30 5.89 
Hill Country 78,754 91,309 0.53 0.61 
Austin 175,613 524,066 1.12 3 51, 
Heart of Texas 414,179 588,421 2.63 3 94 
Upper Colorado .4 344,245 346,134 2.18 2.31 
Upper Rio Grande 657,754 630,140 4.1$ 422 
State-wide 15,729,010 14,9114106 100 100 

Source: Texas Water Development Board 
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appreciation Ler the immense 
difficulties ahead. The tables 
also reveal the specific geo
graphic siliftz in water sup
plies required to avo-d future 
regional shortages.  

The water volume used ir 
each Texas region, along with 
its percentage of state-wiae 
usage, is described in Table 1 
At 5.7 million acre feet per 
year, used largely :or crop 
irrigation, the Danhandle
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represents there mast prolific user of Texas water, comprising 
36.5 percent of sta:e-wide usage in 1990. By 2050, the Texas 
Water Develcpment Board plan projects usage to drop 2.2 
million acre feet with the region's total percentage of s:ate
wide use decreasing to 14.7 percent.  

This regional 61.7 percent decline in wa:er usage will occur 
as the populat-on expands by 45.5 percent (Tablc 2). That 
population growth will bcost municipal requiremernts by 24 
percent and industrial usage by 68.4 percent because of com
bined effects of aquifer depletion and development of water
saving technology and crops. The plan projects agricultural 
dem-and to slip by 16.9 percent however, changes in the 
aquifer, coupled with changing conditions in agricultural

OCTOBER 1999

markets, will reduce substantially the available amount of 
groundwater. If agriculture absorbs all of the forecast decline 
in available groundwater, farmers will reduce their water use 
by 66.1 percent during the 50-year period.  

At first glance, these projections appear to threaten current 
water users in the agricultural sector. However, the projected 
changes will not likely come at the expense of landowners for 
two reasons. First, farmers in this region have pioneered 
development of water-conserving technological advances in 
irrigation. Current farmers already produce crops with a frac
tion of the water required just 30 years ago.  

As genetic engineering and new techniques of applying ir
rigation water develop, demands on the aquifer will likely 
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Table 2. Projected

WATER RIGHTS, 
granted b- the 

state, endow 
property owners 

with a legal claim to 
a specific amount 

of water fmm a 
river, stream or 

reservoir.

Changes in Texas Water Use, 1990-2050

Water Use Agricultural 

Population Total Municipal Industrial Demand Use* 
(Percent (Percent (Percent (Percent (Percent (Percent 

Region Change) Change) Change) Change) Change) Change) 

Panhandle 45.5 -61.7 24.0 68.4 -16.9 -66.1 
Rolling Plains 20.1 -7.7 13.8 29.9 -14.4 -20.9 
North Central Texas 119.4 89.6 92.4 91.7 2.4 2.4 
North Ea;t Texas 29.6 42.3 15.2 56.7 0.1 0.1 
Eas: Texas 41.2 23.2 26.7 69.1 -43.5 -43.5 
Houston Region 122.7 53.2 103.4 65.5 -29.3 -31.1 
Mid-Coast 61.0 -12.4 39.2 100.3 -32.7 -34.1 
Coastal Bend 85.8 68.8 48.2 127.5 -27.5 -27.5 
Lower Rio Granie 228.5 -4.9 170.9 48.2 -14.3 -29.7 
Winter Garden 81.5 -54.5 76.1 187.8 -23.7 -71.3 
Southern Edwards 174.5 30.0 153.3 123.6 -22.5 -77.8 
Hill Country 76.6 15.9 51.6 46.1 -8.0 -8.0 
Austin 222.4 198.4 218.9 114.5 -13.1 -13.1 
Heirt of Texis 62.7 42.0 53.7 157.8 -5.5 -24.2 
Upper Colorado 64.5 0.6 59.2 8.0 -11.4 -27.3 
Upper Rio Grarxde 151.6 -4.2 105.9 41.5 -16.7 -35.6 

*Calculated assuming agriculture will sustain any shortfalls.  
Source: Texas Water Development Board

decline. Second, by developing their water resources, these 
users have established a right to the water that prospective 
urban and industrial users must recognize. Marketing their 
water rights to urban and industrial interests with more prof
itable uses will compensate for abandaring its use in irrigation.  

ome warer-planning groups have taken issue with this 
projection, contending that it overstates the magnitude 
of reduction facing the region. Nonetheless, most observ

ers agree that groundwater resources will continue to decline, 
reducing available total supplies. Clearly, this region faces 
demanding challenges to meet future water needs.  

Both the Winter Garden (including Crystal City, Carrizo 
Springs, Pleasanton and Floresvillei and Southern Edwards 
regions (San Antonio, Sin Marzos, New Braunfels and Seguin) 
face similarly dramati :declines in agriculture water use because 
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at a cost of $1.3 billion. Table 3 lists the projects along with 
their location, size, projected completion dates and cost.  
Virtually all of the projects are slated for construction in the 
eastern half of Texas and will supply water to growing mu
nicipal and industrial users.  

A number of issues are faced by the builders and operators 
of these reservoirs. Most importantly, the management at each 
reservoir must meet preset limits on the amount of water that 
can be captured by the dam and provide for a required amount 
of flow-through-or water that passes through the dam and 
continues on for other uses downstream.  

The quantity of flow-through is determined in part by the 
downstream environmental concerns. Sufficient flow-through 
must be provided to meet the needs of wildlife and fish that 
live and breed downstream. For example, some rivers where
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municipal and industrial uses are expected 
to rapidly expand to support sizable 
population gains. On the opposite end of 
the spectrum, the North Central Texas 
(Dallas-Fort Worth), Houston, Coastal 
Bend (Corpus Christi) and Austin regions 
anticipate sizable percentage increases in 
total water use to match their rapidly 
expanding urban populations, with more 
modest adjustments to regional agricul
tural water use.  

In nearly all regions, agriculture will 
see its water use decline while urban water 
usage expands. In addition, four of the 
major urban areas in Texas anticipate a 
need for sizable expansion of their total 
water usage.  

Reservoirs to Meet Growth 
To meet some of the projected water 

demand in urban areas, the Texas water 
plan forecasts construction of eight reser
voirs designed to add more than one 
million acre feet of water to Texas supplies,



reservoirs are proposed may have wetland areas or endangered 
species downstream from the dam.  

Furthermore, each reservoir must release enough flow
through to satisfy the water rights of downstream property 
owners. Water rights, granted by the state, endow property 
owners with a legal claim to a specific amount of water from 
a river, stream or reservoir. Water rights were discussed in 
detail in the January issue of Tierra Grande.  

Paluxy. Situated on the Paluxy River between Somervell 
and Hood counties near Glen Rose, this reservoir will supply

could contribute as much as 122,000 acre feet of added 
supplies, including wastewater return flows diverted from the 
San Antonio River.  

Inundating 9,896 acres, this reservoir would pass a flow of 
25,000 acre feet each year to satisfy environmental needs. In 
addition, water from Cibolo would supply future needs in the 
San Antonio area.  

Parkhouse II. The George Parkhouse II reservoir would 
supply the needs of the Dallas-Fort Worth metroplex for 25 
years, following its scheduled completion in 2015. Situated on

MANAGEMENT AT 
EACH NEW 
RESERVOIR must 
meet preset limits on 
the amount of water 
that can be captured 
by the dam.

W.71 

water to Erath (Stephenville) and Somervell Counties. A lake 
capable of supplying 12,000 acre feet of water, this 3,838-acre 
reservoir has the highest per-unit price tag of all of the planned 
projects, at $6,217 -er acre foot.  

The Texas Natural Resource Conservation Commission 
(TNRCC) cleared this project for construction; however, legal 
difficulties have forced reconsideration of the permit. Sched
uled for completion in 2010, this reservoir would allow 5,285 
acre feet of water per year to flow downstream to satisfy 
environmental concerns.  

Cibolo. This project will help address the shortfall forecast 
for San Antonio as urban population expands. Built on the 
Cibolo Creek near Stockdale in Wilson County, this reservoir

the North Fork of the Sulphur River in Delta and Lamar 
counties, the reservoir will have no major water supply projects 
upstream and only 102 acre feet of water rights upstream that 
could offset the inflow to the reservoir.  

Downstream water rights totaling 24,771 acre feet and an 
environmental allocation of 3,9S1 acre feet will require sub
stantial annual flow-throughs. Covering 1,865 acres, Parkhouse 
would contain 134,000 acre feet when completed. A water 
supply line system would be needed to deliver water to the 
metroplex.  

Rio Grande Weir. A weir is L dam in a stream that raises 
the water level without creating a large reservoir out of the 
river banks. This weir would flood 422 acres along the Rio

Table 3. Water Projects Required to Complete the Texas Water Plan 

Total Projected 
Location Supply Projected Cost Cost Per 

Reservoirs County in Acre Feet Date Needed 1996 Acre Foot 

Paluxy Hood-Somervell 12,000 2010 $74,600,000 $6,217 

Cibolo Wilson 122,000 2010 236,800,000 1,941 

Parkhouse II Delta 134,000 2020 120,500,000 899 

Rio Grande Weir Cameron 40,000 2010 35,000,000 875 

Sandies Creek De Witt-Gonzales 97,600 2025 267,200,000 2,738 

Aliens Creek Austin 74,000 2025 169,000,000 2,284 

Nichols I Red River 470,400 2035 318,000,000 676 

Tehuacana Freestone 65,500 2050 135,700,000 2,072 
Total 1,015,500 $1,356,800,000 $1,336 

Source: Texas Water Development Board
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Grande River approximately eight miles below Brownsville to 
compound water that would normally flow into the Gulf of 
Mexico.  

The small lake behind the weir would capture 40,000 acre 
feet of water for use by Brownsville after 2010. Because it forms 
the international boundary between Mexico and the United 
States, this project would require an adjustment to an existing 
treaty.  

Sandies Creek. Situated in Gonzales and DeWitt counties 
on Sandies Creek, a tributary of the Guadalupe River, this 
reservoir would supply more than 97,600 acre feet of water, 
assuming that only the water used by downstream water rights 
holders would be delivered to them.  

Downstream users hold rights to more water than they 
currently use and fully supplying these rights would reduce 
resources to 80,000 acre feet per year. San Antonio would use 
this water in lieu of water needed to ensure spring-flows at 
the springs in San Marcos and New Braunfels. This project 
should be completed before 2030.  

Allen's Creek. Built in the Brazos River Basin, the Allen's 
Creek Reservoir will inundate 8,670 acres to capture 74,000 
acre feet of water from Allen's Creek, southeast of Sealy. In 
addition to the Allen's Creek water, the reservoir would re
ceive water diverted from the Brazos River when supplies 
exceed downstream water right and environmental flow re
quirements. Fort Bend and Brazoria Counties would use the 
water from this reservoir.  

Nichols I. Located on the Sulphur River in Red River County, 
the Marvin Nichols I Reservoir would form a large lake cov
ering 67,957 acres and contain 470,413 acre feet in available 
water. Planners anticipate completion of Nichols in 2035 to 
supply demand in the Dallas-Fort Worth area.  

Nichols would release a total of 103,570 acre feet of water 
each year to satisfy downstream water rights, plus an added 
37,144 acre feet for environmental needs. As with the earlier

Parkhouse II Reservoir, conveyance projects would be needed 
to deliver water to the Metroplex.  

Tehuacana. This reservoir, situated on Tehuacana Creek in 
Freestone County, lies just south of the existing Richland
Chambers Reservoir. The project could supply more than 
65,000 acre feet of water from its 315 square-mile drainage 
area.  

Covering 14,804 acres, by 2050, Tehuacana would supply 
the Tarrant Regional Water District, including Fort Worth, 
Arlington and Mansfield as well as the Trinity River Authority.  
The reservoir would provide 2,876 acre feet of water each year 
for environmental needs.  

Planners have proposed these new projects. However, few 
have proceeded to the stage of acquiring permits needed to 
begin construction. Each project will face challenges and 
amendments as they proceed through a permitting process 
with TNRCC. That process will address a host of legal and 
environmental concerns.  

This list of public works projects and schedule of completion 
dates ensures on-going dam construction in Texas well into 
the next century. Some of the projects must begin soon to meet 
2010 deadlines, while others will commence much later.  
Nevertheless, the program will mean increased business activ
ity at the chosen sites and in the surrounding communities 
while construction continues.  

After completion, some of the sites may offer continuing 
benefits from recreational opportunities, in addition to the 
increased water supply. With that increased activity, some 
Texans will undoubtedly find an opportunity for profits in 
development. The added water supply should go far toward 
ending potential shortfalls in the growing cities and towns of 
Texas. n 

Dr. Gilliland is a research economist with the Real Estate Center at Texas 
A&M University.

SOME TEXANS 
UNDOUBTEDLY 

will find 
opportunities for 
profit in the new 

reservoirs.
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In the past, disabled people witn limited income were con
fined to public institutions. Today, many disaLled people 
have the opportunity to exercise more control over their 

lives with help from a burgeoning collection of organizations 
providing grants anc other types of aid designed to facilitate 
more appropriate housing for disabled citizens.  

For example, the U.S. Department of Housing and Urban 
Development (HUD) has a program (Section 811) that provides 
grants to organizations that construct and rehabilitate rental 
housing incorporating support services for the disabled. Also, 
there is a Section 8 voucher program that helps disabled, low
income people pay rent at such facilities.  

The demand for special housing for the disabled is expand
ing, not only because of the de-emphasis on institutionaliza
tion, but as a result of ar overall aging of the population and 
the growing numbers of those struggling with AIDS and sub
stance abuse. Conversion of existing structures is a needed 
supplement to the construction of new facilities, and the most 
readily available and suitable type of structure is the single
family home.  

Fannie Mae has two loan programs that helb finance the 
purchase and conversion of conventional homes :o housing for 
the disabled. The "HomeChoice" mortgage loan helps low- and 
moderate-income loan seekers who have disabilities or family 
members with disabilities. For tiose who need supportive 
services, the "Community Living" loan, intended for sponsors 
operating such housing or a rental basis, also is available.  

Both programs operate through "coalitions," partnerships 
of non-profits, lenders, governmen: agencies, service providers 
and other interests. Coaliticns organize and execute the projects, 
while Fannie Mae funds the loans originated through approved 
lenders.  

HomeChoice mortgages allow disabled people to become 
homeowners, with financial su.-oport from the coalition.  
Community Living loans allow support organizations to buy 
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or the 
Disabled 

~or many people 

Nith physical and mental 

disabilities, obtaining 

Drivate, affordable housing 

:an be a challenge.  
By Jack C. Harris 

one- or two-unit residential buildings for use as group homes 
for disabled persons. Residents of group homes may receive 
rental assistance from HUD's Section 8 program, if they 
qualify.  

Fannie Mae recently liberalized the Community Living 
program to make it more widely applicable. Among the changes 
were: 

* adding loans with terms of 15, 20 and 30 years to the 
10- and 25-year, fixed-rate loans already eligible; 

* allowing non-profit and government sponsors to use 
government grants or second mortgages for the entire 
down payment and closing costs; 

* allowing cash-out refinancing of existing mortgages, if 
the proceeds are used to make improvements to the 
home; and 

* waiving certain restrictions relating to state licensing of 
the facility (Texas requires a license from the Depart
ment of Health and Human Services for any group home 
that provides mental or physical support services), the 
appraisal that supports loan underwriting, and the way 
the funding contract is set up with government funding 
agencies.  

Anyone who would like to become a sponsor of this type 
of housing, become involved in a coalition or form a coalition 
should contact the Partnership offices of Fannie Mae. There 
are two offices in Texas: 

1 Riverwalk Plaza 2 Allen Center 
700 N. St. Mary's St. 1200 Smith St.  
Suite 420 Suite 2335 
San Antonio, 78205 Houston, 77002 
Telephone: 210-299-1075 Telephone: 713-652-0410 9 

Dr. Harris is a research economist with the Real Estate Center at Texas 
A&M University.



ARLINGTON

ERVED ACH EAR

ome to a large number of enter
tainment opportunities, Arling
ton has become a popular 

summer tourist destination with Six Flags 
Over Texas, Hurricane Harbor- and -he 
Ballpark at Arlington.  

More than six million visitors come 
to Arlington annually, according to -he 
Arlington Convention and Visitors Bu
reau. One-third are from the Dallas-Fort 
Worth Metroplex, one-third from else
where in Texas and one-third from other 
parts of the country and the world. -For 
85 percent of visitors, Arlington is their 
primary destination, according to city 
officials.  

It is estimated that Arlington visitors 
spend an average ol S45 per day per 
person or $400 million annually. To 
expand its ability to host conferences 
the city has invested more rhan $17 
million to add 66,COO square feet of 
conference space. The exoansicn openec 
in June. Three new hotels are schedulec 
to open in 1999 to help serve the influx 
of tourists and business travelers. Six 
Flags over Texas spent $14 million to adcr 
two new rides for the 1999 season, whik 
Hurricane Harbor spent $3 million 
on new pools.  

Arlington has an estimated popula
tion of 301,700 and is the seventh largest 
city in Texas. The city has grown an 
average of 1.7 percent per year during 
this decade. The city's population is 
expected to continue growing, w-th 
much of the growth in the southern halt 
of the city.  

The top Arlington employers include 
the school district and the University of 
Texas at Arlington. Public employers 
provide stable employment for more than 
10,000. In addition, the city has 
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several manufacturers, including Gen
erE- Motors, National Semiconductor, 
Siemens and Raytheon. Unemployment 
has remained low over the last several 
years. The average unemployment rate 
for 1998 was 3.3 percent in Tarrant 
Ccun:y.  

Economic development efforts have 
focused on plastics, telecom, high tech, 
biomedical and medical industries. Two 
recent additions include Aetna and 
Arrericredit, which have both built 
corporate campuses along 1-20.  

A unique economic development 
effort has linked commercial real estate 
broke-s and the economic development 
staff at the Chamber of Commerce.  
Once a month, the Metro Commercial

Investment Bro
kers meet to match 
available properties with 
tenants and investors. This 
has triggered development of a 
Website that has information on 
properties available throughout east 
Texas. This Web site can be viewed at 
www.cibrokers.com.  

According to Ralph Shelton, the 
Arlington Chamber's senior vice-presi
dent for economic development, a list 
of commercial properties within the 
city limits has been developed. The 
chamber compiles information from 
local brokerage firms in the Dallas-Fort 
Worth area and summarizes the informa
tion into a list for Arlington-only 
properties.  

The result is that businesses inquiring 
about specific types of properties are 
provided with a list of available proper
ties that meet their requirements as well 
as contacts for the listing brokers. Bro
kers also have found this program useful.  
When they have a client looking for a 
site, they can contact the Arlington 
Chamber to find out if any properties are 
available.  

In 1998, Arlington issued permits for 
1,812 new homes. This number is up 
nearly 25 percent from 1,447 units in 
1997, according to the Arlington Inspec
tion Department. The average value of 
new construction in 1998 was $94,800.  
Much of the new construction has been 
located south of 1-20.  

Residential home sales in Arlington 
rose 21 percent between 1996 and 1998.  
South Arlington and Mansfield have 
seen the largest growth. Sales in the 
southeast area, south of Interstate 20 
and east of Cooper Street, grew 43 
percent between 1996 and 1998. In 
1998, more than 4,000 homes were sold 
in Arlington at a median price of
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VISITORS SPEND $400 million annually in Arlington.
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$92,900, according 

to the Arlington MLS.  
A condominium com

munity, Pebble Brook Vil
lage, is planned in North Arling

ton at Lamar Boulevard and Davis 
Drive. The homes will cater to seniors 

and start in the low $120,000s.  
In May, the average occupancy rate 

for apartments was 95.9 percent in 
Tarrant County. The average rental rate 
was 68 cents per square foot, according 
to Apartment MarketData Research 
Services.  

In 1998, 558 apartment units were 
permitted, valued at $22 million, com
pared to 1997, when 912 Arlington 
apartment units were permitted. Most of 
these units are located in two new 
apartment projects. Jefferson in the Park 
and Arbrook Parks are located between 
Arbrook and 1-20.  

During the second quarter of 1999, 
office space occupancy rates were at 87.7 
percent with average rent at $13.43 per 
square foot. Industrial space had an 
occupancy rate of 93.7 percent with 
average rents at $4.25.  

The city has several office and indus
trial parks. In north Arlington, 
Brookhollow, Great Southwest Indus
trial District and Six Flags Business Park 
provide more than 40 million square 
feet of leasable space.  

The Interstate 20 corridor has grown 
recently and includes the Arlington 
Business Center with 75,000 square feet 
of speculative office and warehouse 
space. The 1-20 Business Park is an 
established park that includes tenants 
such as Johnson & Johnson Medical, 
National Semiconductor, Lear Seating 
and Doskocil. On the south side of 
Arlington, the South 360 Business Park 
recently opened. In the last year, Aetna, 
Harris Methodist Hospital and 
Americredit have invested in space along 
1-20.  

Much of Arlington's new retail activ
ity has focused at 1-20 and Cooper 
Street, where new retailers continue to 
surround the Parks Mall. New devel
opment includes restaurants, a La 
Quinta hotel, Lowe's and a golf store.  
In south Arlington, there are plans for 
a new 86,000-square-foot shopping 
center, a 20-screen Loews Cineplex, a 
limited service hotel and new restau
rants. Other retail growth can be found 
throughout the city. Whole Foods 
opened in 1999 with a store in North 
Arlington off Lamar.  

Arlington officials expect continued 
growth. Located between 1-20 and 1-30, 
transportation access is convenient.  
Continued growth throughout the 
metroplex will have a positive impact 
on the entire Arlington area.H 

Evans is a research associate for the Real Estate 
Center at Texas A&M University.

Rapid growth has 

occurred in the 

suburbs north of

Houston with many 

new homes around 

Lake Conroe and

The Woodlands.

BY JENNIFER E VANS DYNAMO

Montgomery County, just north 
of Houston, had a significant 
population increase from 1990 

to 1998. The county had a 1998 popu
lation of nearly 271,800 after growing 
apprcximately 5.9 percent a year since 
1990. This is partly attributable to 
The Woodlands, the fourth largest 
planned development in the nation.  
The increase also reflects substantial 
growth in Conroe, which increased 28 
percent in the past eight years to a 1998 
population of 35,353.  

Montgomery County employment 
passed 123,700 in 1998, an increase of 
more than 4,000 jobs from 1997. Unem
ployment has remained low for several 
years The 1998 county unemployment 
rate was 3.5 percent, down 0.5 percent 
from the previous year.  

During 1998, Montgomery County 
addeci 3,705 new single-family units at 
an average value of $141,100. This was 
up from 1997 when 3,110 new single
family units were built. Through the 
first half of 1999, more than 2,500 new 
homes have been permitted.  

Mcst of the new single-family homes 
are located in The Woodlands and around 
Lake Conroe. The Woodlands sold 1,450 
homes in 1998, more than any other 
Houston area development. Throughout 
the county, 4,173 homes were sold dur
ing 1998 at an average price of $140,300.  
As of June 1999, there was a 5.7-month 
inventory of homes for sale.  

The rate of apartment construction 
slowed somewhat in 1998. Throughout
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the year, 998 apartment permits were 
issued in Montgomery County, compared 
to 1,210 in 1997. Construction has 
remained slow through the first half of 
1999 with no units permitted.  

The majority of apartment construc
tion has been located within the Conroe 
city limits. Weingarten Realty Investors 
is constructing River Pointe Apartments, 
a 260-unit luxury apartment complex in 
Conroe. The apartments include a club
house and a 30-seat movie theater. The 
Woodlands has recently constructed 
Alden Landing Apartments, bringing the 
total number of apartment complexes in 
the development to seven.  

Four new assisted-living centers have 
moved into Conroe while another is 
expanding. Two of the facilities are 
located on Longmire, one on Wilson and 
one in the River Pointe area. The assisted
living community in River Pointe is 
adjacent to the Montgomery County 
Regional Hospital.  

Conroe has been bustling with public 
projects, according to Craig Lonan, city 
administrator. City officials are currently 
working on expanding water and sewer 
lines to extend the service area. In 
addition, the city is building a new police 
station, service center, water tower and 
a park. Officials have plans to extend FM 
3032 from 1-45 to State Highway 105, and 
construction is expected to begin in 2000 
or 2001.  

According to city officials, new retail
ers include Target, Home Depot, Kroger, 
a car wash, a feed store and several fast
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food restaurants. Much ol the new retail 
activity has been concentrated along State 
Highway 105 and along -rasier.  

In The Woodlands, new retailers con
tinue to surround The Woodlands Mall.  
Alden Bridge Village Center is a new 
shopping center that has an Albertson 's, 
Walgreen's and a number Df other stores 
and restaurants.  

The Woodlands Waterway is a 1.25
mile canal bordered by retail outlets and 
restaurants. The canal will connect '-he 
Woodlands Mall to Lake Woodlands, and 
boats will carry people from the Cynthia 
Woods Mitchell Pavilion to nearby res
taurants. The first portion cf the warer
way is expected to be completed in two 
years. Also, several new motels have 
located near the giant development,

including a new 120-unit Holiday Inn 
Express.  

A number of office projects are under
way in The Woodlands. A 35-story office 
building for Anadarko Petroleum is 
planned at 1-45 and Lake Robbins Drive.  
The project is expected to be completed 
in 2002.  

Hewitt Associates plans a 77-acre 
office campus near Lake Woodlands that 
will contain 1.3 million square feet.  
Hewitt plans to have 450,000 square 
feet available for occupancy by the 
beginning of 2000.  

A 100,000-square-foot Class A office 
building is planned along 1-45 near the 
development. Within The Woodlands, 
more than two million square feet of 
office space is available.

MA 
There has been 

considerable indus
trial activity in the Mont
gomery County. According to 
John Hagerman of Hagerman 
Construction, warehouse levelon
ment is occurring in Conroe along 
Longmrire Road and State Highway 105 
East.  

County officials expect strong contin
ued growth as more office and industrial 
space is constructed arcund Conroe and 
The Woodlands. The area offers an 
attractive place to live and work in clcse 
proximity to the economic dynamo in 
Houston. M 

Evans is a research associate for the Rec. Estate 
Center at Texas A&M U,-iversity.

EY MARK 3. DOTZOUR AND LORI JANICEK

OtYQ N

ichita Falls was named a-ter 
the Wichita InCians who lived 
near the Wichi:a River wa:er

falls, destroyed by flood in 1886 and 
rebuilt in 1986.  

Today, Wichita Falls is known more 
for cowboys than Indians, serving as the 
1998 and 1999 home of the Dallas 
Cowboys' training camp. The :own cel
ebrated the mid-summer event by throw
ing a kick-off party, drawing more than 
26,000 fans in 1998.  

The population of the Wichita Falls 
MSA, comprised of Archer and Wichita 
Counties, grew to 137,237 in 1993, an 
average of 890 each year this decade. This 
created demand for about 340 new 
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housing units annually. The Texas State 
Data Center forecasts that area popula
tion will grow to 141,000 by 2005.  

The area's largest employer is Sheppard 
Air Force Base, employing more than 
13,000. Sheppard AFB is headquar
ters for the EURO-NATO Joint Jet Pilot 
Training Program. The 8 2 nd Training 
Wing averages 5,500 enlisted students.  

Substantial growth has occurred in 
the medical sector in the past year.  
United Regional Health Care Systems, 
formed in 1997 after a merger between 
two local hospitals, is the largest private 
employer. Kell West Regional Hospital 
opened in January 1999, and the Texoma 
Cancer Center, a $12 million oncology

MECCA 
treatment center, opened in June. The 
Texas Oncology and Physician Reliance 
Network is building a 21,000 square
foot facility. Texhoma Christian Care 
will bulk an Alzheimers Facility on U.S.  
277, west of Seymour Highway.  

The Texas Department of Criminal 
Justice will complete construction on a 
660-cell super maximum-security facil
ity in late 1999. Managers of the 1,350
bed facility plan to hire 300 employees 
and have a $7 million annual payrcll.  
Wichita Falls also will be home to a new 
U.S. Postal Service regional mail-sorting 
center 

Infra-tructure improvements are be
ing made to enhance the area's growth.  
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The Texas Depart

ment of Transportation 
is improving U.S. 277 

through town with an elevated 
freeway. This is part of a regional 

plan to connect Abilene and Wichita 
Falls with a divided, four-lane highway 
connecting 1-20 with 1-44. When com
pleted, this will create an alternate route 
for trade from Mexico to northern 
markets via Oklahoma City, bypassing 
the Dallas-Fort Worth Metroplex. This 
also will make easier commuting for 
local residents to the downtown area 
from popular residential neighborhoods 
in the southwest part of the city.  

The city currently has sufficient water 
to support future growth, with supplies 
coming from Lake Kickapoo and Lake 
Arrowhead. A third wastewater 
treatment plant will be constructed soon 
on the west side of town and will accom
modate the expected growth in this region 
of the city.  

The Wichita Falls residential real 
estate market has been hot. According 
to the Wichita Falls Multiple Listing 
Service, 1,410 homes were sold in 1998, 
up from 1,128 in 1997. The pace of sales 
continued to expand through June 1999.  
The median sales price rose from $67,000 
in 1997 to $70,300 in 1998.  

The Real Estate Center ranks Wichita 
Falls fourth in Texas housing 
affordability. Single-family construc
tion slowed to 139 units in 1998 (down 
31 percent from 1997) but appears to be 
rebounding in 1999 with 92 units built 
through June. Most new houses are being 
built in the south part of the city. See 
the Real Estate Center Web site at 
recenter.tamu.edu for the most current 
statistics.  

Like many Texas cities, Wichita Falls 
overbuilt apartments during the early 
1980s. Wellington on the Lake, a 208
unit complex built in 1997, was the first 
project with more than 100 units built 
since 1985. The new project is highly 
occupied, and one bedroom units rent 
for about 70 cents per square foot.  

After a flurry of new apartments were 
permitted in 1995 and 1996, only six 
units were permitted between Septem
ber 1997 and June 1999. According to 
Apartment Marketdata Research Ser
vices, the overall occupancy rate was 
94.6 percent in June 1999. The average 
apartment rent in January 1999 was 54 
cents per square foot, virtually 
unchanged from last year.  

The retail trade area consists of 17 
counties within a 60-mile radius, includ
ing a population of more than 375,350 
in North Texas and Southern Oklahoma.  

Total retail sales per capita have 
grown from $6,972 in 1990 to $9,021 in 
1998. Growth has been steady, but retail 
"leakage" occurs as some local shoppers 
make major purchases in the nearby 
Dallas-Fort Worth market. Providing 
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evidence of the leakage, the following 
chart compares 1997 per-capita retail 
sales for Wichita Falls and nearby met
ropolitan areas.  

Amarillo $12,125
Odessa/Midland 
Abilene

$11,738 
$10,825

San Angelo $9,682 
Wichita Falls $9,127 
The locus of retail activity is in the 

city's southwest quadrant surrounding 
the Sikes Senter Mall. The mall was 
purchased in June by Dallas-based Coy
ote Management from Heitman Finan
cial, which announced that Old Navy, 
Gap, Gap Kids and Trade Secret will 
locate in the mall. These new tenants 
will bring significant new energy to the

The Wichita Falls industrial districts 
are located mostly on the east side of the 
city and north of town on 1-44. Future 
industrial growth likely will locate near 
the prison in the northwest area or the 
1-44 corridor toward Burkburnette. In 
1998, 12 industrial building permits were 
issued. These included warehouses, stor
age facility offices and storage buildings.  

anda Energy International Inc. is 
planning a $200 million electric 
generating plant in Archer County.  

The new plant will add more than 350 
jobs during its construction and about 
50 jobs when the plant is operational.  
The expected annual payroll will be about 
$2.3 million. In addition, Budget Rent A 
Car will open an inbound reser
vation call center in early 2000. The

WHILE OCCUPANCY RATES are relatively high, rents do not support new office 
construction. Downtown Wichita Falls office buildings are being converted into 
antique stores and malls.

mall and enhance the retail market of 
the entire community.  

In 1998, an $8 million Market Street 
United store was completed. A new 
shopping center, Fountain Park Village, 
is planned for Kell Freeway. Potential 
tenants include Ross Dress for Less and 
Books-a-Million. Wal-Mart will open a 
new 220,000 square-foot superstore 
next year. A second Wal-Mart 
supercenter, at 183,000 square feet, will 
open next year, as well, near the Air Force 
Base.  

According to Nathan Brown, CPM, 
speculative office building has not oc
curred since the 1980s. Occupancy rates 
are relatively high, but rents are too low 
to support new construction. Downtown 
office buildings are being converted into 
antique stores and malls. Suburban of
fice space is limited.  

During 1998, seven office building 
permits were issued by the City of 
Wichita Falls. A new office tenant, Blue 
Cross and Blue Shield, moved to the 
Wichita Falls area in 1998. Initially, the 
health insurance company added 200 
jobs to the workforce, and predictions 
are that by the end of 1999 it will employ 
more than 400.

company will employ 325 people and 
may expand employment to 500 later.  
Also, ABB, Cryovac Division of Sealed 
Air and Washex plan industrial expan
sions in the MSA.  

Wichita Falls' leaders are seeing early 
rewards of their efforts to re-energize 
downtown. A redesigned and refurbished 
Wichita Apartments is planned on Sev
enth Street. The 15 new apartments 
range from 530 to 800 square feet and 
also will feature a caged elevator.  

Another project, the Richmond Con
dominiums, has 29 units, ranging in size 
from 700 to 1,800 square feet. Targeted 
to attract empty-nesters and singles, the 
condominiums are located at Tenth Street 
and Travis.  

The historic Kemp Library, built in 
1917, may become the site of an arts 
center. The Arts Council is working to 
collect the $2.5 million needed to reno
vate the old library. In addition, a reno
vated train depot complements a grow
ing number of quality antique stores in 
the area.N 

Dr. Dotzour is chief economist and Janicek is 
a graduate assistant with the Real Estate Center 
at Texas A&M University.  
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By Steve H. Murdock G o ieadG wn 
U.S. Census Bureau data provide San An~tonio was the second fastest in the 1 

evidence of the extensive growth growing in the country, with an increase larger me Uof the Texas population, a growth of 14.1 percent and a 1998 population of between 
that has helped faster similarly signifi- 1.1 million (behind Phoenix - the fastest est growi 
cant growth in real estate markets. As growing - with an increase of 21.3 per- of more 
noted previously zn this column, by 1998, cent and a population of 1.2 million), roughly 
Texas' population was estimaated to b2 Houston ranked fourth with an increase than 2,7( 
nearly 19.8 millionpersons, after an eight- of 8 percent and a population of nearly Dallas 
year increase of early 2.8 million. 1.8 million (behind San Diego's 1.2 mil- more th~ 

This made Texas the second fastest lion). Dallas was fifth with an increase of Frisco, 
growing state numerically arnd the eighth 6.8 percent and a 1998 population of Corinth a 
fastest growing in percentage terms, nearly 1.1 million. includes 
virtually assuring the state of having a These growth rates compare to the 3.5 Leander 
population of mcre than 20 million by percent recorded by cities of this size as Ranch, i] 
2000. In addition the population growth a whole from 1990 to 1998. As a result, Stafford, 
of this decade will be :he largest numeri- Texas continues to have three of the ten than 100 
cal increase of any decade in history. largest ci:ies in the nation (Houston is Anoth 

Data released at the end of June show fourth, San Antonio is eighth and Dallas Georget 
that Texas' growth is widespread. Cf is ninth), creased 9 
U.S. cities with more than one million Among places of more than 500,000 56 place 
population, Texas had three of the five persons, _exas had the third, fourth and percent, 
fastest growing from 1990 to 1998. fifth fastest growing. At third and fourth, of all Te:
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El Paso, with 615,000 
persons in 1998 in
creased by 19.3 percent 
from 1990 to 1998, and 
Austin added 17 per
cent to total more than 
552,000. San Antonio's 
14.1 percent growth 
made it the fifth fastest 
growing place. Only 
Phoenix, Arizona, and 
Charlotte, North Caro
lina, which increased by 
20.3 percent to nearly 
505,000, grew faster 
than El Paso, Austin and 
San Antonio.  

Even among the 
nation's smaller cities, 
Texas stands out. Of 
cities with 10,000 to 
50,000 population, 
Texas had two of the 
five fastest growing.  
Frisco, 25 miles north 
of Dallas, (with a 1998 
population of more 
than 26,000) ranked 
second with a 1990-98 
increase of 328.5 per
cent. Cedar Park, 15 
miles northwest of 
Austin, (with a 1998 

A population of nearly 
18,400) ranked fourth 
with a 256 percent 
increase.  

Overall, 12 places in 
Texas increased by 
more than 100 percent 

90s. Most were located near
tropolitan areas. Buckingham, 
Dallas and Plano, was the fast
ng Texas city with an increase 
than 2,500 percent (from 

100 persons in 1990 to more 
0 in 1998).  
-Fort Worth area cities with 
an 100 percent growth were 
Flower Mound, SouthLake, 
nd Allen. The Austin area cities 
d Cedar Park, Plugerville, 
and Meadow Lakes. Fair Oaks 
n the San Antonio area, and 
near Houston, also grew more 

percent.  
er three - Round Rock, 

own and McKinney - in
0 to 100 percent. A total of 

s increased by more than 50 
and 231 places (19.6 percent 
xas places) increased by more 

TIERRA GRANDE
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than 25 percent during the eight years 
ending with 1998.  

In terms of numerical change, the 
state's largest cities continued to show 
the largest increases. Thus, San Antonio 
increased by nearly 138,000; Houston 
by more than 132,000; El Paso by nearly 
100,000; Austin by more than 80,000 
and Dallas by more than 68,000.  

everal smaller areas showed 
growth, as well. Plano, for example, 
which had a population of roughly 

128,000 in 1990, increased by nearly 
92,000 to more than 219,000 by 1998, 
making it the fourth fastest growing 
Texas city in numerical terms. Similarly 
Laredo, with roughly 123,000 persons in 
1990, showed an increase of 53,000 to 
about 176,000 persons by 1998, and 
Brownsville with a little more than 
107,000 in 1990 increased by nearly 
31,000 persons to nearly 138,000 by 1998.  

Overall, 41 Texas cities increased by 
10,000 or more between 1990 and 1998 
with 18 of these being places that had 
fewer than 50,000 persons in 1990.  

A total of 947 or 82 percent of Texas' 
1,177 places recognized by the U.S.  
Bureau of the Census showed population 
increases, with only 211 Texas cities 
decreasing in size from 1990 to 1998. Of 
these, only 17 decreased by more than 
500 persons, and only 80 decreased by 
as many as 100 persons.  

According to Census Bureau estimates, 
the largest decline was in Beaumont, 
with a decrease of nearly 4,500 persons, 
followed by Port Arthur with a decline 
of roughly 1,700 and Pecos with a drop 
of roughly 1,300. Pampa, Monahans, 
Borger and Vernon all declined by about 
1,200 persons.  

Taken as a whole, these data suggest 
several patterns noted in previous is
sues. Generally, growth is most substan
tial in the central corridor of Texas from 
Dallas-Fort Worth to San Antonio and 
along the Texas and Mexico border.  
Slower growth is evident in Southeast 
Texas and in the Panhandle. Growth is 
fastest in the state's suburban areas, but 
the large central cities continue to show 
more extensive growth than is evident 
in large cities in most other parts of the 
nation. Finally, many of the state's more 
rural areas also are showing growth.  

In general, these data clearly point to 
the pervasiveness of Texas' population 
growth. With 82 percent of all cities of 
all sizes increasing in population from 
1990 to 1998, it is not surprising that 
Texas real estate markets have contin
ued to grow so extensively during the 
1990s. Given the projections of the future 
population of Texas, it appears this trend 
will continue well into the next decade.9 

Dr. Murdock is a research fellow with the Real 
Estate Center and chief demographer of the Texas 
State Data Center, Department of Rural Sociology, 
at Texas A&M University.

FF.  
S - -

Proposition 17 on the Nov. 2, 1999, 
general election ballot directly affects 
Texas A&M University and other des
ignated public universities. If the pro
posed constitutional amendment con
cerning the Permanent University Fund 
(PUF) passes, Texas A&M, which shares 
in the PUF, will receive a multi-million 
dollar increase annually.  

Passage of Proposition 17 will allow 
the fund's investment managers to have 
more flexibility managing the PUF, to 
take advantage of broader investment 
strategies and increase the rate of return 
from the state's investment. Approval 
will provide additional funding for aca
demic programs at The Texas A&M 
University System and The University 
of Texas System institutions.  

The proposition does not change the 
institutions participating in the PUF.  
The additional funds will be provided 
without increasing taxes.  

Proposition 17 is the last item on the 
ballot. A yes vote authorizes the 
proposed changes. A no vote means

management of the PUF remains un
changed and no additional funds would 
be available from broader investment 
strategies.  

Changes Febmuary I 
Beginning Feb. 1, 2000, the Real Es

tate Center at Texas A&M University 
will have a new area code - 979.  

The current area code (409) remains 
in effect until Feb. 1. Both the 409 and 
979 area codes may be used from Feb.  
1 until Aug. 4, 2000. Only 979 can be 
used after Aug. 4.  

The new 979 area code includes the 
cities of Bryan and College Station and 
all of the main campus of Texas A&M.

44:7- rIF _ ll

Normally, a Texas licensee would 
not think of altering the date on legal 
contract forms promulgated by the 
Texas Real Estate Commission 
(TREC). TREC has strict rules against 
it. But because of potential problems 
with the Y2K, commissioners have 
granted an exception to allow licens
ees to alter preprinted "19 " dates 
on contracts.  

The year 2000 exception was 
unanimously approved as a means 
of preventing costly delays and 
legal problems that consumers and 
licensees might have otherwise

encountered. Contract documents 
for advanced property sales are 
already being negotiated and 
drawn up for anticipated closure 
early next year.  

TREC acted to avert legal chal
lenges to contract provisions or 
complaints against brokers and 
salespersons for rule violations.  
Long-standing TREC rules abso
lutely prohibit any changes or addi
tions to standard promulgated con
tract forms. The goal is to reduce 
the risk of fraud, misinformation or 
misrepresentation.
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(Benchmarks continued from p. 1) 

Each presents a different opportunity 
with a unique set of challenges that 
require unique solutions.  

No formula solution can be applied to 
all cities. Having neighborhood residents 
involved in the construction and opera
tion of the facility is one key to success.  
A new development promises to create 
jobs. It is essential that city officials and 
area residents see evidence of this prom
ise being realized.  

Downtown Retailing 
and Inner Cities

must work with developers who deal 
directly with the retailers. Finding qual
ity tenants is the key to downtown retail 
redevelopment.  

Several downtown and inner-city re
tail development challenges were iden
tified, including: 

* difficulty finding parcels of land large 
enough to support new development; 

* scarce parking, requiring flexibility 
in parking requirements; 

* older downtown buildings, requir
ing significant modernization to be 
useful; 

* many of the downtown properties 
are owned by small investors who 
lack sufficient funds to modernize 
the properties; 

* funding the projects; and 
* potential neighborhood reaction if 

the project is not what they want.

Despite challenges, opportunities ex
ist for inner city and downtown devel
opment. Funding can be found through 
pension funds, some federal funds, and 
fiscal incentives provided by cities, such 
as tax increment financing. Working 
with neighborhood groups in the area to 
get input about their desired develop
ment is a key element.  

Successful developers work closely 
with these groups and solicit their sup
port to get public approval and finan
cial incentives needed from local 
municipal authorities. Despite limited 
land, retailers may be willing to open 
a basement or use a second story for 
inventory storage. Government can 
help by providing needed parking in 
the area.  

Dr. Dotzour is chief economist with the Real 
Estate Center at Texas A&M University.

7

rf 
1M

Most retail development occurs in the 
suburban perimeter of growing commu
nities. These areas often are referred to 
as "edge cities." Many of these markets 
are now saturated with shopping centers 
and retail opportunities. Consequently, 
retail developers have been looking over
seas for new development opportuni
ties. However, some in the industry are 
beginning to look at a new U.S. devel
opment frontier, the inner-city markets 
of major American cities.  

Many of these neighborhoods are 
underserved by retailers, forcing resi
dents to travel considerable distances 
even to purchase food and convenience 
goods. As a result, many city govern
ment and economic development offi
cials have begun to promote opportuni
ties for retail development in the inner 
city. Cities have several reasons why 
they want to encourage retail develop
ment, including: 

* new jobs in the neighborhood, 
* increased sales tax receipts and 
* increased property values from a 

revitalized downtown market.  
In recent years, drug stores have been 

aggressively building new freestanding 
pharmacies in downtown markets. In 
addition to selling medical products and 
supplies, many sell convenience foods.  
Consequently, these new drug stores, 
such as Eckerds and Walgreens, are be
coming the grocery store for downtown 
neighborhoods.  

For cities to successfully bring retail 
development to their downtowns, they 
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Where Is That? 
By Rhonda Snider 

How well do you know the Lone Star State? This issue's real estate quiz 
will test your knowledge of Texas geography, history and statistics.  

1. Named after a Mexican viceroy and considered an architectural beauty, 
the Hotel Galvez was built in 1911. Where is the hotel? 
A. Corpus Christi B. Dallas C. Galveston 

2. Which Texas county currently has the highest median selling price for 
residential property? 
A. Tarrant County B. Collin County C.. Harris County 

3. Austin College, founded in 1849, is the oldest college in Texas operating 
under its original charter. Where is Austin College? 
A. San Angelo B. Austin C. Sherman

4. Which Texas city sits at the highest elevation? 
A. Fort Davis R El Paso

5. Established in 1680, the first Spanish-founded Texas mission was San 
Antonio de la Isleta, later known as Corpus Christi de la Isleta. Where 
was it located? 
A. Corpus Christi B. San Antonio C. El P.so 

6. Which metropolitan statistical area currently has the lowest unemploy
ment rate (1.8 percent)? 
A. Tyler E Bryan-College C. Galveston-Texas

Station City

7. The Texas Declaration of Independence was adopted March 2, 1836, at 
which town? 
A. Washington on the R Austin C. Nacogdoches 

Brazos 

8. Between which two cities does the Texas State Railroad run? 
A. Houston and B. Rusk and Palestine C. Dallas and Fort 

Beaumont Worth 

9. Texas' first oil well was drilled in 1866 by Lyne T. Barret; nearby wells 
followed, leading to the state's first commercial field. Where was the site? 
A. near Beaumont in B. near Melrose in C. near Corsicana in 

Jefferson County Nacogdoches County Navarro County 

The answers to these questions are found on page 26.  

Snider is an associate editor with the Real Estate Center at Texas A&M University.  
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Air Force 
Brooks Air Force Base 
Dyess Air Force Base 
Goodfellow Air Force Base 
Kelly Air Force Base* 
Lackland Air Force Base 
Laughlin Air Force Base 
Randolph Air Force Base 
Sheppard Air Force Base 

Army 
Fort Bliss 
Fort Hood 
Fort Sam Houston 
Red River Army Depot* 

Navy 
Naval Air Station Corpus Christi 
Naval Air Station Fort Worth 
Naval Air Station Ingleside 
Naval Air Station Kingsville

San Antonio 
Abilene 
San Angelo 
San Antonio 
San Antonio 
Del Rio 
San Antonio 
Wichita Falls 

El Paso 
Killeen 
San Antonio 
Texarkana 

Corpus Christi 
Fort Worth 
Ingleside 
Kingsville
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Publications Order Form 
CALL TOLL-FREE FOR FASTEST DELIVERY 800-244-2144 

Publications Room Method Check/Money Order E Real Estate Center of Payment Payable to Real Estate Center E Texas A&M University 

CENTER College Station, Texas 77843-2115 D MasterCard D Visa D Discover D American Express 
Voice: 409-845-2031 Account no.  
FAX: 409-845-0460 
E-mail: info@recenter.tamu.edu Expiration date Signature 
Web site: recenter.tamu.edu Telephone Print name

Quantity Title No.

LI Rural Land Values in the Southwest: First Half, 1999-NEW 

__ ] Manufactured Home Buyer's Guide 

F__ A Citizen's Guide to Zoning 

D "The Duties of Representation" Video-NEW 

D "How to Use Paragraph 7(D)1-'Option Fee"' Video 

D "Careers in Real Estate-Five Paths to Success" Video 

D "Selling Homes in the Melting Pot: Cross-Cultural Marking 
in a America" Video-NEW 

Affordable Housing Programs Resource Guide 

FZ Profiling Texas Real Estate Licensees: Determining Income 

Fli ADA Considerations for Commercial Leases

TG-1335 

TG-1300 

TG- 1294 

TG-1330 

TG- 1248 

TG-1250 

TG-1331 

TG- 1262 

TG- 1221

Price 

$7 

$3 

$5 

$10 

$10 

$19.95 

$19.95 

$5 

$10 

$3

Total

One-of-Everything* 
*(Includes one copy of every active publication in Center inventory: technical 
reports, special publications, references and directories. Not included are 
quarterlies and reprints.)

TG-533 $500 

Texas licensees deduct 20% 

Total
Give us your e-mail address, and we will send you free real estate news weekly: 

In a hurry? Use your credit card, and FAX your order to 409-845-0460.  

Ship to: ADDRESS CHANGE 

Or, incorrect address? Please indicate the cor
rect address on this form; include your broker 
or salesperson license number. Attach the 

License no: mailing label from the back cover.  

Grade This Issue 
The editors are responsive to Tierra Grande readers when you tell us what you like best and least about an issue.  
Grade this issue, and we will do what we can to make the next magazine even better. Fax this report card to: 
Editor, Tierra Grande, 409-845-0460.  

What I liked best about this issue was 

What I disliked most about this issue was 

I wish you had told me more about 

In a future issue, I would like to see an article on 

I give this issue a grade of (circle one): A (outstanding) B (excellent) C (average) D (below average) F (failing) 

Other comments: 

FI] Check here if we may publish your comments.

5,1 ~ 1 C' fl n 1. ~ L. D
3. C 4. A 5. C 6. B

TIERRA GRANDE

___ D-

7. A 8. B 9. B.1. C_ 2. B
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Dear Readers, 

The Real Estate Center was established to provide Texans with the latest on real estate research and trends. Your real 
estate needs and opinions are important to us because we want to provide news you will use. Please take a few 
moments to answer the following anonymous questionnaire and mail the pre-paid form back to us. Encourage others 
in your office - even those who seldom read our periodicals - to fill out the survey. We will use the feedback to 
improve Real Estate Center communications. Thanks for your time.  

David Jones 

Director of Communications 

The Real Estate Center publishes three periodicals - the quarterly magazine Tierra Grande, the quarterly newsletter 
Letter of the Law and the monthly newsletter TRENDS. For each of these publications, answer the following 
questions.

Question: Tierra Grande 

How many issues do you read each year? 1 2 3 4 
What percentage of each issue do you read? 

Including you, how many people typically 
read your copy of the periodical? 

Compared to other periodicals you Tierra Grande 
receive, rate us on: Poor Great 

* Timeliness of content 1 2 3 4 

* Usefulness of subjects 1 2 3 4 

* Adequate level of details 1 2 3 4 

* Brevity of articles 1 2 3 4 

* Accuracy of data 1 2 3 4 

* Readability/Writing style 1 2 3 4 

* Quality of photos and art 1 2 3 4 

* Overall appearance/layout 1 2 3 4 

How do you use our periodicals? Tierra Grande 
(check all that apply) __General interest 

Awareness of trends 

Sales and marketing 

Investment ideas 

Market analysis 

__Resource/reference 

Share with clients 

Place in waiting area 

Other (please explain)

Letter of the Law 

1 2 3 4 

Letter of the Law 
Poor Great 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

Letter of the Law 
General interest 

Awareness of trends 

Sales and marketing 

Investment ideas 

Market analysis 

Resource/reference 

Share with clients 

Place in waiting area 

_Other (please explain)

TRENDS 

1-3 4-6 7-9 10-12 

TRENDS 
Poor Great 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

1 2 3 4 

TRENDS 

General interest 

Awareness of trends 

Sales and marketing 

Investment ideas 

Market analysis 

Resource/reference 

Share with clients 

Place in waiting area 

Other (please explain)

What do you 

What do you 

Overall, what 

What do you 

What do you 

Overall, what 

What do you 

What do you 

Overall, what 

OCTOBER 1999

like MOST about Tierra Grande?

like LEAST about Tierra Grande? 

grade would you give Tierra Grande? 

like MOST about Letter of the Law? 

like LEAST about Letter of the Law?____ 

grade would you give Letter of the Law? 

like MOST about TRENDS? 

like LEAST about TRENDS? 

grade would you give TRENDS?

A B

A B

A B

C

C

C

D

D

D

(Please continue on back)
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Now that you've critiqued the Center's periodicals, please tell us about yourself and your preferences.

What is your principal occupation? 
_Real estate broker 

Real estate salesperson 
Real estate investor 

_Property manager 
_Lender 
__Developer/builder 

Appraiser 
Educator 
Other

What is the highest level of education 
you have completed? 

Some high school 
_High school graduate 

_Some college (no degree) 
___Associate's degree 

Bachelor's degree 
Master's degree 

__Doctorate, law degree or other 
terminal degree

What is your gender? 
male female 

What is your age? 

How many years have you worked in 
the real estate business? 

Are you a Realtor? 
_yes __no

From the following list, indicate the five subjects you would most like to see addressed in Real Estate Center periodicals.

Advertising 
Appraisal 

_Brokerage 
Commercial property 

_ _ - Communications/PR 
FOLD __Computers/Internet 

Cross-cultural issues 
Deer leases 

__Development 
Demographic trends 
Economic issues 
Energy efficiency 
Environmental issues 
Estate planning

Ethics 
Financing/mortgages 

_Home-buying/selling tips 
___Income tax 
__Investment 

_Liability 
Liens and titles 

_Managing real estate offices 
Manufactured housing 

__Marketing 
MSA market profiles 

_Multi-family housing 
New construction 
Oil and gas leases

Private property rights 
_Property tax 
__Public lands/properties 

Real estate careers 
Real Estate Center news 
Real estate contracts 
Real estate education 
Remodeling/decorating 
Rental property 
Rural land 
Water rights 

___Zoning 
___Other (please list)

Please provide any suggestions you have for future articles in Tierra Grande or Letter of the Law.

Is there anything else you want us to know?

FOLD

NO POSTAGE 
NECESSARY 

IF MAILED 
IN THE 

UNITED STATES

BUSINESS REPLY MAIL 
FIRST CLASS PERMIT NO. 148 COLLEGE STATION TX 77843

POSTAGE WILL BE PAID BY ADDRESSEE 

REAL ESTATE CENTER 
TEXAS A&M UNIVERSITY 
COLLEGE STATION TX 77843-9990
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