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City of Belton, Texas 

 
Joint City Council/Planning and Zoning Commission 

Workshop Meeting Agenda 
Tuesday, July 26, 2022 - 4:00 p.m. 

Wright Room at the Harris Community Center 
401 N. Alexander, Belton, Texas 

 
 

 
1. Call to order. 

 
2. Public Comments. 

 
Citizens who desire to address the Council/Planning and Zoning Commission 
on any matter may register to do so prior to this meeting and speak during 
this item. Forms are located on the table outside of the south side entry to the 
meeting room. Please state your name and address for the record and limit 
your comments to three minutes. Also, please understand that while the 
Council and Commission appreciate hearing your comments, State law (Texas 
Gov’t Code §551.042) prohibits them from: (1) engaging in discussion other 
than providing a statement of specific factual information or reciting existing 
City policy, and (2) taking action other than directing Staff to place the matter 
on a future agenda. 
 

3. Receive a presentation regarding housing affordability in Belton and discuss 
residential development trends. 

 
The City Council reserves the right to adjourn into Executive Session at any time regarding any issue on 
this agenda for which it is legally permissible. 
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Staff Report – City Council/P&Z Workshop 
 
 
Workshop Agenda Item #3 

 
Receive a presentation from Dr. Clare Losey, PhD, Assistant Research Economist from the 
Texas A&M University Real Estate Research Center, regarding housing affordability in 
Belton and discuss residential development trends. 
 
Originating Department 
 
Planning – Bob van Til, Director of Planning 
 
Summary Information 
 
The purpose of this item is to receive a presentation from Dr. Clare Losey, PhD, Assistant 
Research Economist from the Texas A&M University (TAMU) Real Estate Research Center 
about housing affordability in Belton. 
 
A secondary purpose of the meeting is to begin a discussion about the number of higher 
density residential developments that are occurring throughout the community and other 
policy implications. 
 
The Housing Affordability Study is an important component of the discussion about 
residential density because it helps to quantify what we may know intuitively: that housing 
affordability is an important component of housing availability. The study provides a 
beginning point for the conversation about residential densities.   
  
From this discussion, staff seeks Council’s direction, suggestions, or policy input relating to 
high density residential development.  
 
We anticipate the flow of the workshop to be: 
• Introductory remarks 
• Introduction of Dr. Losey 
• Dr. Losey’s presentation 
• Questions and discussion with Dr. Losey 
• Planning Director’s presentation  
• Council and P&ZC discussion 
 
Discussion 
 
Dr. Clare Losey contacted the City of Belton in the fall of 2021 and offered to prepare a 
housing study for the City. TAMU has prepared studies for other cities throughout Texas. 
The focus of the study is affordability of housing in Belton. The analysis was designed to 
profile and quantify existing conditions as they relate to the local housing market in Belton. 
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As part of the process to prepare the report, Dr. Losey interviewed local stakeholders and 
held a group meeting of stakeholders at the Harris Community Center in October of 2021. A 
list of attendees is attached, and they have been invited to this presentation (See Footnote 
1). 
 
The timing of the study was fortunate. It came at a time when staff was discussing the 
numerous higher density residential developments in Belton (See Footnote 2). The study is 
one component that will help with the discussion of higher density residential developments 
appearing throughout the community. 
 
Other components may include economic conditions (population growth and demand for 
housing, land prices, interest rates, cost of materials, and supply chain delays, for instance), 
perceptions of higher density developments, future land use determinations (locations in the 
community), neighborhood character, zoning districts, housing options, impact on 
infrastructure, such as wastewater, and parking.  
 
In several recent instances, proposed multifamily developments created challenges to our 
wastewater collection system. In addition, we have seen issues with parking on streets 
where there is inadequate parking on site. The character of desired development is also 
called into question. 
 
Over the last several years the City received numerous zoning or platting requests for 
higher density residential developments. These higher density residential development 
requests are either for smaller lot sizes (45 to 50 wide) in single family developments or 
more units per acre than allowed by code as in multi-family developments.  
 
We have not seen any residential developments with 60’, 70’, or larger lots in at least the 
last five years. Footnote 3 shows the units per acre for the various residential zoning 
districts in the Zoning Ordinance for reference. 
 
Belton’s Strategic Plan includes a goal to “Articulate Growth Management Strategy.” This is 
to ensure that Belton’s governance is fair, transparent, and fiscally responsible. The 
Performance Indicators for this goal are that:  
• Council and Management Team review desired character of growth, density and 

establish parameters 
• Comprehensive Plan, Thoroughfare Plan, and Infrastructure plans analyzed, and CIP 

updated 
• Refocus on infill development, internal development, maximizing existing infrastructure 
• Current standards reviewed for transparency, inducement to development, including 

strategies for affordable housing 
• Anticipate development agreements and CIP to guide city growth 
 
Fiscal Impact 
 
Not applicable.  
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Recommendation 
 
Conduct the workshop and discuss potential directions for staff to develop policy responses 
relating to high density residential development.  
 
Attachments 
Dr. Losey’s presentation 
 
Footnotes 

(1) – Attendees at the October 2021 Housing Meeting with Dr. Losey 
Mayor Wayne Carpenter 
City Manager Sam Listi 
David Covington 
Quinton Locklin 
Ray Severn 
Marion Grayson 
Pat Patterson 
Larry Guess 
Todd Scott 
Terri Covington 
Barbara Bozon 
Marty Janczak 
Bob van Til 
Tina Moore 
 
(2) – Recent Residential Developments 
Hidden Trails Single Family Development – 50’ wide lots (started at 40’).  

Canyon Trails (W. Ave O) – 50’ wide lots 

Henninger multifamily project on Toll Bridge Rd. – ~20 units per acre. 

Skyview Single Family Development – all 50’ wide lots. 

Hilltop Multi Family Development – 28 units per acre.  

The Ridge at Bell Meadows – duplexes. 

River Farms - 90 percent of the 1775 proposed lots are planned to be 50 feet wide or 

less, per the development agreement. 

Crossroads at Belton (W. Ave O and Bell Meadows Dr.) – 20 units per acre 

River Fair Senior Apartment – proposed fewer, but could build up to 18 units per acre 

Hillside Apartments (S.W. Parkway and Loop121) – 514 units (18 units per acre) 

Southwood Hills – SF3 and duplexes 

City Lights – Senior living and duplexes 
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(3) – Residential Zoning Density Criteria  
Residential Estate (RE): 2-acre minimum lot size 
SF-1: 10,000 SF minimum lot size or 4.3 units per acre 
SF-2: 7,500 SF minimum lot size or 5.8 units per acre 
SF-3: 5,000 SF minimum lot size or 8.7 units per acre 
Patio Home (PH): 5,000 minimum lot size or 8.7 units per acre 
Duplex (2F): 7,200 SF minimum or 6 units per acre; 8,000 SF corner lot or 5.4 units per 
acre 
MF: 18 units per acre 

 
  



Housing Affordability 
in the City of Belton

Dr. Clare Losey
Assistant Research Economist

July 26, 2022



Half of All Americans See 
Affordability as a Major Problem

• Americans ranked 
housing affordability 
as a larger concern to 
the community than:

1) The economic 
impact of COVID-19
2) The health impact of 
COVID-19
3) Crime
4) Availability of jobs



Housing affordability is one of the most 
pressing issues presently facing cities 

and communities across Texas.



Overview of Housing Affordability



What is Housing Affordability?

Housing affordability refers to the relationship 
between home price or rent and household (or 
family) income.
Two types: owner- and renter-occupied housing 
affordability



Why Income?

• 86% of homebuyers in Texas used mortgage 
financing to purchase a home in 2020.

• Income, wealth, and the credit score primarily 
determine a mortgage applicant’s 
creditworthiness (i.e., whether the lender will 
extend mortgage financing to that applicant).

• Income & wealth tend to be highly correlated.

• Landlords also use income to vet potential renters. 
Moreover, federal, state, and local government set 
income thresholds for subsidized rental housing.



Fundamentals of Housing 
Affordability

Demand-Side Factors
• Demographics (population 

growth, household 
composition, etc.)

• Conditions in the labor market 
(income & wages, 
unemployment, taxation, etc.)

• Changes in the cost of 
borrowing mortgage credit 
(changes in the mortgage 
interest rate)

• Consumer tastes & preferences 
(housing preferences)

Supply-Side Factors
• Availability of developable land
• Regulations/zoning (planning) 
• Construction costs (labor & 

materials)
• Availability of mortgage credit 

(banking regulations, housing 
legislation, etc.)



What’s Happening in the 
Housing Market?

1) Historically high home price appreciation & rent 
growth

2) Limited supply of homes for sale & units for rent
3) Income growth not keeping pace with home 

price appreciation or rent growth

Additional factors in the homeownership market:
4) Rising mortgage interest rates
5) Higher mortgage lending standards



High Home Price Appreciation 
in the City of Belton

Year Median Sales 
Price

YOY Change First-Quartile 
Sales Price

YOY Change

2011 $130,000 $80,000
2012 $140,000 7.7% $99,000 23.8%
2013 $119,900 -14.4% $79,500 -19.7%
2014 $140,000 16.8% $82,000 3.1%
2015 $169,000 20.7% $109,950 34.1%
2016 $185,000 9.5% $122,000 11.0%
2017 $167,200 -9.6% $109,000 -10.7%
2018 $212,500 27.1% $133,000 22.0%
2019 $195,000 -8.2% $144,000 8.3%
2020 $215,000 10.3% $152,125 5.6%
2021 $275,000 27.9% $203,850 34.0%

Source: Texas Real Estate Research Center at Texas A&M University



Limited Inventory of Homes For Sale 
in the City of Belton

Year Months Inventory
2011 3.0
2012 3.1
2013 4.8
2014 3.7
2015 2.2
2016 3.7
2017 1.9
2018 2.2
2019 1.6
2020 0.2
2021 0.5

~6.5 months indicates a 
balanced market (i.e., 
supply is sufficient to 

meet demand)

Source: Texas Real Estate Research Center at Texas A&M University



Sluggish Growth in Median Family 
Income in Bell County

Year Low-Income 
Households 

(80%)

YOY Change Median Family 
Income

YOY Change

2011 $44,700 $55,900
2012 $45,350 1.5% $56,700 1.4%
2013 $47,600 5.0% $59,900 5.6%
2014 $47,100 -1.1% $58,900 -1.7%
2015 $47,300 0.4% $59,100 0.3%
2016 $47,450 0.3% $59,300 0.3%
2017 $47,200 -0.5% $59,000 -0.5%
2018 $47,750 1.2% $59,700 1.2%
2019 $51,100 7.0% $63,900 7.0%
2020 $51,100 0.0% $63,900 0.0%
2021 $51,750 1.3% $64,700 1.3%

Source: HUD
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30-Year Fixed-Rate Mortgage Average in the U.S.

Costs of Borrowing Mortgage 
Capital Rapidly Increasing

5.7% on 
6/30

Source: FRED



Higher Mortgage Lending Standards

Steep decline in the 
beginning of the 

pandemic has since 
leveled off

Source: Mortgage Bankers Association

Comparatively “loose” 
lending standards



Maximum Home Price Affordable

Home Price-to-Income Multiplier

Family Income 2 3 4 5

Extremely Low-Income 
(30%) $27,750 $55,500 $83,250 $111,000 $138,750 

$30,000 $60,000 $90,000 $120,000 $150,000 
Very Low-Income (50%) $36,150 $72,300 $108,450 $144,600 $180,750 

$40,000 $80,000 $120,000 $160,000 $200,000 
$50,000 $100,000 $150,000 $200,000 $250,000 

Low-Income (80%) $57,850 $115,700 $173,550 $231,400 $289,250 
$60,000 $120,000 $180,000 $240,000 $300,000 
$70,000 $140,000 $210,000 $280,000 $350,000 

Median Family Income $73,900 $147,800 $221,700 $295,600 $369,500 
$80,000 $160,000 $240,000 $320,000 $400,000 

Workforce Households 
(120%) $88,680 $177,360 $266,040 $354,720 $443,400 

$90,000 $180,000 $270,000 $360,000 $450,000 
$100,000 $200,000 $300,000 $400,000 $500,000 



Percentage of Homes Sold Affordable
in the City of Belton(2022)

Home Price-to-Income Multiplier

Family Income 2 3 4 5

Extremely Low-Income 
(30%) $27,750 0.9% 0.9% 1.8% 2.6%

$30,000 0.9% 1.8% 2.6% 7.0%
Very Low-Income (50%) $36,150 0.9% 1.8% 3.5% 9.6%

$40,000 0.9% 2.6% 7.0% 14.0%
$50,000 1.8% 4.4% 14.0% 28.1%

Low-Income (80%) $57,850 2.6% 8.8% 23.7% 38.6%
$60,000 2.6% 9.6% 25.4% 48.2%
$70,000 3.5% 14.9% 34.2% 57.9%

Median Family Income $73,900 3.5% 15.8% 43.9% 64.0%
$80,000 7.0% 25.4% 53.5% 72.8%

Workforce Households 
(120%) $88,680 9.6% 30.7% 57.9% 81.6%

$90,000 9.6% 33.3% 62.3% 82.5%
$100,000 14.0% 48.2% 72.8% 85.1%

Source: Texas Real Estate Research Center at Texas A&M University



Results of the Models



How Much Home Can 
a Homebuyer Afford?

• A common way to measure purchase affordability 
is the home price-to-income multiplier.

• Measures the relationship between home price 
and household income.

• A multiplier of 3 indicates a household can 
afford a maximum home price of 3 times its 
income.



Demand for and Supply of Homes in 
the City of Belton (2021)

Income Range Home Price Range
Demand 

for Homes
Supply of 

Homes

Oversupply or 
Undersupply (-) 

of Homes

Less than $5,000 $0 - $14,999 7.0% 0% -264
$5,000 to $9,999 $15,000 - $29,999 3.9% 0.4% -133
$10,000 to $14,999 $30,000 - $44,999 11.9% 0% -452
$15,000 to $19,999 $45,000 - $59,999 7.0% 0% -266
$20,000 to $24,999 $60,000 - $74,999 5.9% 0% -224
$25,000 to $34,999 $75,000 - $104,999 13.7% 1.2% -475
$35,000 to $49,999 $105,000 - $149,999 16.8% 6.8% -381
$50,000 to $74,999 $150,000 - $224,999 17.5% 25.9% 319
$75,000 to $99,999 $225,000 - $299,999 6.0% 25.5% 739
$100,000 to $149,999 $300,000 - $449,999 8.4% 28.7% 771
$150,000 or more $450,000+ 1.9% 11.6% 365

Source: Texas Real Estate Research Center at Texas A&M University



Demand for and Supply of Homes in 
the City of Belton (2022)

Income Range Home Price Range
Demand 

for Homes
Supply of 

Homes

Oversupply or 
Undersupply (-) 

of Homes

Less than $5,000 $0 - $14,999 7.0% 0% -264
$5,000 to $9,999 $15,000 - $29,999 3.9% 0% -148
$10,000 to $14,999 $30,000 - $44,999 11.9% 0% -452
$15,000 to $19,999 $45,000 - $59,999 7.0% 0.9% -233
$20,000 to $24,999 $60,000 - $74,999 5.9% 0% -224
$25,000 to $34,999 $75,000 - $104,999 13.7% 0.9% -487
$35,000 to $49,999 $105,000 - $149,999 16.8% 1.8% -571
$50,000 to $74,999 $150,000 - $224,999 17.5% 13.2% -165
$75,000 to $99,999 $225,000 - $299,999 6.0% 28.9% 870
$100,000 to $149,999 $300,000 - $449,999 8.4% 36.8% 1081
$150,000 or more $450,000+ 1.9% 17.5% 592

Source: Texas Real Estate Research Center at Texas A&M University



How Much Home Can 
a Homebuyer Afford?

• Common way to measure purchase affordability is 
the 30% of income standard.

• Measures the relationship between household 
income and housing costs.

• A household can afford to spend no more than 
30% of its income on the costs of 
homeownership (mortgage principal and 
interest, property taxes and insurance, and 
utilities)—otherwise it is cost-burdened.



Demand for and Supply of Rental 
Units in the City of Belton (2021)

Income Range Rent Range
Demand 

for Rental 
Units

Supply of 
Rental 
Units

Oversupply or 
Undersupply (-) 
of Rental Units

Less than $5,000 Less than $125 7.0% 0% -264
$5,000 to $9,999 $125 - $249 3.9% 3.8% -4
$10,000 to $14,999 $250 - $374 11.9% 2.8% -347
$15,000 to $19,999 $375 - $499 7.0% 4.7% -87
$20,000 to $24,999 $500 - $624 5.9% 8.0% 79
$25,000 to $34,999 $625 - $874 13.7% 17.8% 158
$35,000 to $49,999 $875 - $1,249 16.8% 41.6% 941
$50,000 to $74,999 $1,250 - $1,874 17.5% 15.0% -95
$75,000 to $99,999 $1,875 - $2,499 6.0% 5.8% -9
$100,000 to $149,999 $2,500 - $3,749 8.4% 0.1% -315
$150,000 or more $3,750 or more 1.9% 0.4% -57

Source: Texas Real Estate Research Center at Texas A&M University



Thank you!
Contact:

clare_losey@tamu.edu
254-717-9090




