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What’s Happening (Coming)?
Recovery: More Jobs, Income, Spending

2

Ø Vaccinations alleviate COVID impacts
Ø Fiscal “Stimulus” packages not fueling as much 

recovery as hoped for
Ø Employment & Income gains sluggish but constant
Ø Increase in household spending (PCE) from jobs, fiscal 

stimulus, pent-up demand and savings
Ø Major supply chain/inventory problems – everything
Ø Fed keeping interest rates low – fiscal issues coming
Ø Inflationary pressures plus yield expectations and 

requirements affecting asset prices and interest rates –
2022!!



U.S. COVID-19 New Cases
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Daily Cases and 7-Day Moving Average

Source:  CDC; Real Estate Center at Texas A&M University

77.6% of population 12+ 
with at least one vaccination 



Total U.S. Nonfarm Employment

Feb-20, 
152,523

Sep-21, 
147,553
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Source: BLS;

Real Estate Research Center at Texas A&M University

Sept.’21 jobs 5.0M (3.3%) 
less than February ’20 pre-
pandemic high level

Delta Variant impact showed in 
slow August & September job 
gains numbers



Significant Uptick in Inflation
(Y/Y Percent Change in Index, SA)
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5Source: BLS; 
Real Estate Research Center at Texas A&M University

Caution on Y/Y numbers as 2020 so down



Fed Funds Rate, 10-Year Treasury, 
30-Year FMR
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Texas Economy

Texas Economic 
Outlook:

Double Whammy;
Recovery Picking Up



Texas’ Economic Recovery
COVID-Control Dependent

1. Reopening the economy will take all of 2021
2. Job recovery active but still sluggish
3. Consumer attitudes and spending picking up
4. Business Entrepreneurism!?
5. Energy likely won’t be a recovery driver
6. Housing continuing strong for time being
7. State & Local governments’ budgets 

employment & services in coming year(s)?
8. Population growth continues; 29,145,500 +4M

8



Daily Trends in Number of  COVID-
19 Cases in Texas Reported to CDC

9Source: CDC;
Real Estate Research Center at Texas A&M University

Daily Cases and 7-Day Moving Average

Delta Variant peaked September 8 
at 34,425 cases;
October 22 had 5,168 cases, a 
decline of 29,257 cases or 85%



Texas Total Nonfarm 
Employment Monthly

Feb-20, 
13,761.2

Sep-21, 
13,549.2
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Sept. 2021 -1.5% from 
February 2020

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

~212k employed people down!



Texas Annual Jobs
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2018 +2.4%
2019 +2.3%
2020 -4.3%  - 548,200
2021p +6%  ~736,000
2022p +3%  ~650,000

Sept. SA 12,857,300, +5.8%



Weekly Active Texas Rig Count & 
Price of  WTI Since Jan. 2018
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10/19/18,
540

10/5/18, 
$75.13 1/3/20,

$61.62

4/24/20,
$3.32
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Daily Trends in Number of  COVID-19 Cases 
and Deaths in Dallas Co. Reported to CDC

13Source: CDC;
Real Estate Research Center at Texas A&M University

Daily Cases and Deaths 7-Day Moving Average

Cases

Deaths



D-FW Total Nonfarm 
Employment

Feb-20, 
3,880.3

Apr-20, 
3,429.50

Sep-21, 
3,833.00
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September 2021 -1.2% 
from February 2020

Sources: Texas Workforce Commission;
Real Estate Research Center at Texas A&M University

April 2020 ~451,000 
jobs lost;
Still ~47,000 down



D-FW Annual Jobs
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15Sources: Texas Workforce Commission; 
Real Estate Center at Texas A&M University

2018 +2.4%
2019 +2.7%
2020 -3.3% 
2021e 5.0%
2022p 4.0%

Thru Sept. 3,833,000 SA, +5.5%
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Demographics



Percent Population Change for Texas 
Counties 2010 - 2020

17

Despite Texas’s significant 
population growth as a whole, 
more than half of the counties in 
Texas (143 out of 254) lost 
population between 2010 and 
2020.

Sources: Texas Demographic Center; 
Real Estate Research Center at Texas A&M University



Top Counties for Growth 2010 - 2020

18

County US 
Rank

2020 
Population 
Estimate

Population
Change 

2010-2020

Percent of 
Change 

from 
Natural 

Increase

Percent of 
Change from
International  

Migration

Percent of 
Change 

from 
Domestic 
Migration

Harris 2 4,738,253 645,144 68.6% 44.1% -12.7%
Bexar 5 2,026,823 312,042 46.1% 14.1% 39.9%
Tarrant 6 2,123,347 312,002 50.1% 19.7% 30.1%
Collin 8 1,072,069 291,175 23.8% 16.8% 59.4%
Travis 9 1,300,503 276,189 38.4% 19.6% 42.0%
Dallas 11 2,635,888 267,732 88.4% 44.2% -32.6%
Denton 13 919,324 257,709 24.8% 8.9% 66.3%
Fort Bend 14 839,706 255,074 24.1% 19.1% 56.8%
Williamson 20 617,855 195,084 20.4% 5.6% 74.0%
Montgomery 23 626,351 170,611 20.4% 7.7% 71.9%

Sources: Texas Demographic Center; 
Real Estate Research Center at Texas A&M University



Projected Number of  Households by 
Housing Tenure 2010-2050

19Sources: Texas Demographic Center; 
Real Estate Research Center at Texas A&M University

Owner Renter



Number of  Households by Texas 
Council of  Government Regions to 2030

20Sources: Texas Demographic Center; 
Real Estate Research Center at Texas A&M University

DFW

Austin

Houston

San Antonio

DFW will 
need an 
additional 
~85,000 
housing 
units per 
year!

2021 first 
year > 
50,000

NCT Cog = 
16 counties; 
D-FW MSA 
+ Navarro, 
Palo Pinto 
and Erath 
Counties
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Housing Markets



Housing Market Factors
2022+ Point to Continued Strength

q Demographic Demand: 26-40 Millennials; 
Gen X & Boomers buying down

q Inventory limited, especially lower prices 
q Affordability “sticker shock,” Price/Income, 
q Interest rates purchasing power
q “Ease” of mortgage financing tightening
q Technology allowing online sales/closings
q Increased wealth: stock market & savings

22



Texas New & Existing SF Home Sales
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Seasonality off in 2020 but 
appears to be back in 2021

* New home sales based on new home sales reported by local MLS’s

Source: TR Data Relevance Program; 
Real Estate Research Center at Texas A&M University



Major MSAs New Home Sales Price 
to List Price Ratio

24Source: “Texas Housing Insight”, September 2021; 
Real Estate Research Center at Texas A&M University

All Markets Above 100%



Repeat Sales Home Price Index
September 2021

25

Y/Y Percent Change; Seasonally Adjusted. The Repeat Sales Home Price Index tracks real home price appreciation for 
residential single-family homes based on the repeat sale of the same house.

Source: “Texas Housing Insight,” September 2021; 
Real Estate Research Center at Texas A&M University



Source: TAR Data Relevance Program; 
Real Estate Research Center at Texas A&M University
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Sales Avg Price Md Price

2019 Sales 4.5%; Prices 3%
2020 Sales +9.5%, Prices +8.0%
2021p Sales +5.5%; Prices +19% & 17%
2022p Sales +4.0%; Prices +12%

Annual Texas Home Sales & 
Prices

26

2010-2020 
Sales +86%,
Average Price +65%,
Median Price +77%



9,367

46,682

85,572

87,733

47,503

100,000 80,000 60,000 40,000 20,000 0

Sales  276,857 thru August

Texas 2021YTD Home Sales and 
Current Months Inventory by Price

27

1.7

1.3

1.2

1.8

2.7

0.0 1.0 2.0 3.0

$0 - $99,999

$100,000 - $199,999

$200,000 - $299,999

$300,000 - $499,999

$500,000 +

MOI

Source: Texas Realtors® Association; 
Real Estate Research Center at Texas A&M University

3.4%

3.6%

16.9%

18.0%

30.9%

23.2%

31.7%

17.2%



Texas SF Building Permits: 
Still Not Enough
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Interior room 
addition to 
alleviate 
COVID 
boredom



Major MSAs’ New SF Home Median 
Sales Price

30

Note: Trend-cycle component.  

Source: “Texas Housing Insight”, September 2021; 
Real Estate Research Center at Texas A&M University



Major MSAs’ Median New SF Home 
Price per Square Foot

31Source: “Texas Housing Insight”, September 2021; 
Real Estate Research Center at Texas A&M University

Note: Trend-cycle component.  



Major MSAs’ New Home Months of  
Inventory

32Source: “Texas Housing Insight”, September 2021; 
Real Estate Research Center at Texas A&M University



D-FW Housing Market
3Q19 vs. 3Q21 

33Source: Texas Realtors® MarketViewer; 
Real Estate Research Center at Texas A&M University
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DFW MSA May Summary

34Source: MetroTex Data Relevance Project; 
Real Estate Research Center at Texas A&M University



DFW MSA September Summary
Market ”Cooler” than May

35Source: MetroTex Data Relevance Project; 
Real Estate Research Center at Texas A&M University
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D-FW SF Building Permits
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2020 +26%
2021e +22.5%

2022p +5.3%

1983-2000 17 years

2005-2021 16 years

Aug21YTD 35,572

+30%
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