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Executive Summary

The purpose of this study is to analyze the demographic and socio-economic
trends of the Westside Development Corporation (WDC) area and to provide
recommendations for development. Along with analyzing the data for the WDC area,
four local comparison areas on the north, northeast, east, and south sections of San
Antonio were also selected to provide a baseline for measuring the success of
development in the WDC area. Three areas outside of the WDC area were also selected
for analysis. These areas were selected on the basis that they were once areas with
similar characteristics to the WDC area but have implemented successful development
programs. These areas provide examples of what can be achieved in the WDC area as
well as provide best practices in certain elements of the development process.

The WDC area is a densely populated area with over 106,000 people residing in
the area - about twice the population of the comparison areas. The population is almost
entirely Hispanic with a median age of 30 years. The area is the least educated among
the comparison areas. As of 2000, 34.7% of the population had less than a ninth grade
education and 57.5% do not have a high school diploma. Only 2.3% of the population
greater than twenty-five years old has a bachelor’s degree and 1.5% of the population
has a graduate or professional degree.

Given the high correlation between education and income, it is not surprising
that this area is also the poorest among the different areas analyzed with an estimated
per capita income in 2007 of $9,925, compared to $21,850 for San Antonio and $42,335
for the population in the north area. Per capita income in the WDC is forecast to
increase to $11,069 by 2012. As might be expected given the income data, 32.8% of the
population in the WDC area was living below the poverty line as of 2000. The net
worth numbers indicate that 43.5% of the households in the WDC area have a net worth
of less than $15,000, compared to 6.9% who have a net worth of more than $500,000.
The unemployment rate of the labor force in the WDC area was projected to be 12.7%
with most of those employed working in blue-collar jobs.

There is also a strong correlation between education and health. According to
the U.S. Surgeon General, “an adequate education is critical for reducing [health]
disparities.” San Antonio Metro Health reports that of 2,079 births in the Westside
Development Corporation Area in 2006, Medicaid funded 72%. Those most at risk for
being uninsured are single, young women working part-time or unemployed. Sixty
three percent of births were to single mothers, who, along with their children, are
among the poorest in our community. According to Metro Health, 53% of births were to
mothers with less than a high school education and 39% of mothers delayed seeking
prenatal care. Factors contributing to this delay include financial problems, substance
abuse, depression, domestic violence and/or legal status (undocumented).
Additionally, early deaths due to chronic disease affect a sizeable portion of the
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population in the WDC area. In fact, approximately 32% of all deaths in this area
occurred among persons under the age of 65, compared to 17% nationally, according to
Metro Health. In economic terms, this is a large loss of the workforce in their prime
years of productivity. A more complete approach to healthcare would be a greater
focus on chronic disease through Health and Wellness centers.

The housing stock in the WDC area is relatively old with 77.3% of the houses
built before 1969. The median year the structures were built is 1956. There is also
evidence that many of these houses have not been maintained very well. The median
home value is projected to be $49,432 for 2007. Homeownership rates in the WDC area
at 55.7% are comparable to those for the entire city.

Crime activity in the WDC area is slightly lower than that for all of San Antonio
per 1,000 residents. It is also slightly lower than the east and south areas, but
considerably higher than the north area.

An analysis of the market for potential retail development was also conducted.
As might be expected from the income levels, there is not much disposable income in
the area, and as indicated by the spending potential indices for various goods and
services, there is also not much spending potential in the area. Psychographic data,
traffic counts, and leakage data were also analyzed. The focus of the analysis was
within five and ten minute drive times from the approximate center of the WDC area.
The ten minute drive time brings in a wealthier market segment from which
appropriate retail development within the WDC area might draw consumers. The
analysis indicates that there is some market potential for clothing stores, electronic and
appliance stores, furniture stores, and department stores.

Before industry attraction becomes a larger component of the economic
revitalization effort in the area, much work needs to be done on the economic
foundation of the WDC area. In light of this fact, an analysis was conducted to learn
which industries might be candidates for attraction to the area in short- to mid-term.
The analysis showed that industries with the following characteristics could be targets
for attraction to the area.

1.) Utilization of large pool of manual labor
2.) Not dependent upon foot or auto traffic for sales
3.) Deal primarily in high volume production
4.) People-dependent (not cost-effectively automated) production, processing, or

distribution
5.) Production for regional, national, or international markets where central United

States location is an advantage in supply chain management
6.) Low to moderate power consumption operations
7.) Government contracting for products that can utilize all other variables
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5. Engage in an effort to attract companies from appropriate industries
6. Pursue attraction of appropriate retail, especially within mixed-use

developments
7. Pursue development of an incubator or business park focused on the creative

industry near the downtown area
8. Encourage the universities in the area to get more involved in economic

development
9. Create more festivals and events
10. Develop live/work spaces for artists and creative businesses
11. Enhance and develop the amenities of the area
12. Develop housing programs
13. Work with Metro Health and other healthcare providers to improve the health of

the WDC population, including the creation of Health and Wellness Centers

Many of these recommendations focus on creating markets within the WDC area, which
is important given the demographics and economics of the area. There are also
synergies among many of the recommendations that will allow them to hopefully feed
off of one another and further catalyze development.
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Demographic and Socio-economic Comparison

Population, Households, and Household Size

As shown in Table 1, The Westside is densely populated, with between 50% and
150% more residents than the comparison areas within San Antonio. The dense
population also reflects the highest number of households of any of the study areas and
the household size is the highest of any of the areas except the South.

Table 1: Comparison of Population, Households and Household Size

2007 San Antonio WDC South East North NE
Population 1,259,735 106,481 41,937 56,104 60,454 46,238
Households 445,438 29,483 11,676 19,010 23,526 16,980
Number of
Persons Per
Household

2.77 3.40 3.56 2.90 2.55 2.70

As in all of the comparison areas, the population in the WDC area is projected to
increase to 108,742 by 2012 as shown in Chart 1. With a growth rate of 2.12% since 2007,
the WDC area is expected to experience the slowest population growth among the
comparison areas. The North area will experience the fastest growth at 17.84%.

Chart 1: Population Projections
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Ethnicity

While the majority of the population in San Antonio is Hispanic, the Westside
and the South areas are almost entirely Hispanic, as shown in the following graph.

Chart 2: Percentage Population by Ethnicity

Note: The race data are presented in the appendix.

Median Age

The Westside has a younger population than San Antonio as a whole; a median
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Chart 3: Median Age Projections for Comparison Areas
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Chart 4: 2007 Forecast % Population by Age
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Chart 5: WDC Percentage Population by Age

Economic Analysis
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Table 3: Income Across Comparison Areas

2007 San Antonio WDC South East North NE
Per Capita

Income $ 21,850 $ 9,925 $ 11,386 $ 12,219 $ 42,335 $ 24,924
Median

HH
Income $ 45,021 $ 25,160 $ 33,574 $ 26,918 $ 86,207 $ 58,370

Chart 6: Median Household Income Projections
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A look at the household income distribution for the different areas also shows
that 49.6% of the Westside household income is less than $25K per year for 2007.

Chart 7: Household Income Distribution <$15K - <$50K
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The distribution for the higher income levels shows that the Westside has a very
small percentage making over $50K per year, 14.9% in 2007; especially when compared
to the Northside. However, there is expected to be growth in these upper income
brackets in the WDC area.

Chart 8: Household Income Distribution $50K - >$200K
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Housing

The home ownership rates in the WDC rates are relatively high at a projected
55.7% for 2007. This compares favorably with an overall ownership rate for San
Antonio of 54.9%. Special attention must be paid to this number, however, because it
has been dropping over time, down from 56.4% in 2000 and is forecast to continue to
decline to 54.7% in 2012. This phenomenon could also be impacted by the aging of the
population as it leads to growth in owner households because of the higher rates of
ownership among older households. Thus, the rapid growth of the young Hispanic
population could yield higher rates of renter occupied or faster growth in renter
households.

Table 5: Housing Units by Occupancy Status

2007
San

Antonio WDC North East Northeast South
Occupied 92.60% 92.50% 94.00% 88.80% 95.90% 94.10%

Owner 54.90% 55.70% 68.10% 53.30% 70.00% 64.90%
Renter 37.70% 36.80% 25.90% 35.50% 25.90% 29.30%
Vacant 7.40% 7.50% 6.00% 11.20% 4.10% 5.90%

2012
San

Antonio WDC North East Northeast South
Occupied 92.30% 92.20% 93.50% 88.50% 95.40% 93.90%

Owner 54.80% 54.70% 68.60% 52.10% 69.00% 64.50%
Renter 37.50% 37.50% 24.90% 36.40% 26.40% 29.30%
Vacant 7.70% 7.80% 6.50% 11.50% 4.60% 6.10%

Additionally, 92.5% of the housing units are occupied for 2007, which is also
comparable to the city and the other comparison areas.

One possible concern about the housing stock in the WDC is that 77.3% of the
houses were built before 1969. The median year the structures were built is 1956. Thus,
the housing stock is aging and anecdotal evidence suggests that several of these homes
have not been well maintained.

As can be seen in the chart below, WDC’s median home value is almost half of
the San Antonio median home value. The WDC has the lowest home values of any area
in the study.
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Chart 9: Housing Value Comparison
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Chart 10: Percent of Population 25+ by Educational Attainment - 2000
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Chart 11: Per Cent of Family Households with no Spouse Present

The per cent of married couple households is also lower than the San Antonio
number; albeit slightly lower. The East has the lowest per cent of married couple
households.

Chart 12: Per Cent of Married Couple Households
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There is also a strong correlation between education and health. According to
the U.S. Surgeon General, “an adequate education is critical for reducing [health]
disparities.” Indicators of educational attainment in the WDC confirm this assertion in
a variety of ways but two of the most evident are figures regarding birth and death.

San
Antonio Metro
Health reports
that of 2,079
births in the
Westside
Development
Corporation
Area in 2006,
Medicaid
funded 72%.
Those most at
risk for being
uninsured are
single, young
women working
part-time or
unemployed.
Sixty three percent of births were to single mothers, who, along with their children, are
among the poorest in our community. According to Metro Health, 53% of births were to
mothers with less than a high school education and 39% of mothers delayed seeking
prenatal care. Factors contributing to this delay include financial problems, substance
abuse, depression, domestic violence and/or legal status (undocumented).

Additionally, early deaths due to chronic disease affect a sizeable portion of the
population in the WDC area. In fact, approximately 32% of all deaths in this area
occurred among persons under the age of 65, compared to 17% nationally, according to
Metro Health. The health system is organized to respond quickly to acute patient
problems, but it does not adequately serve the needs of persons with chronic illnesses.

Table 6: Westside Birth Data
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In economic terms, this is a large loss of the workforce in their prime years of
productivity. A more complete approach to healthcare would be a greater focus on
chronic disease through Health and Wellness centers.

Table 7: Westside Early Death Data
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Employment

The WDC, South and East have consistently high unemployment rates projected
for 2007 and 2012.1 The unemployment in these areas is almost twice that for the entire
city and over four times larger than the unemployment rate in the North.
Unemployment across all of the areas is expected to decline by 2012.

Chart 13: Unemployment rates for 2007 and 2012
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Chart 14: 2007 Employed Population 16+ by Industry
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Table 8: 2005 Crime Comparison per 1,000 Residents

WDC East South North San
Antonio

Homicide .10 .21 .07 .03 .07
Rape .54 .73 .50 .22 .50

Robbery 3.49 2.98 1.24 .25 1.88
Assaults 30.01 38.79 21.37 7.26 25.51
Burglary 13.64 19.43 6.01 4.23 11.58
Larceny 22.78 21.19 42.64 13.23 28.06

Veh Burg 13.10 9.43 16.72 17.34 20.73
Veh Theft 4.06 4.88 4.03 2.23 5.19

Total 87.72 97.64 92.57 44.79 93.52

Notes: 2007 population numbers were used.
Data is listed by police substation. Only substations completely contained within
an area were used.
Northeast is not listed due to inability to get “clean” data.
2005 Crime data from San Antonio Police Department.
*Also encompasses Hollywood Park and Hill Country Village.

Results

The data show that the Westside does not have a higher overall crime rate than
the aggregate numbers for the San Antonio area. In fact, some areas such as Vehicular
Burglary and Larceny show a lower number than the city. Assaults and Robberies are
the two areas that show a notably higher incidence rate than the total city numbers,
with robberies showing twice the incidence rate.

The East side led the numbers in Assaults and Burglaries while showing lower
incidences of Larceny and Vehicular Burglary.

The South shows a high rate of Larceny while generally showing a lower rate or
even with the San Antonio numbers

As expected, the North had a generally low crime rate with numbers well below
the San Antonio statistics.





Westside Development Corporation Market Analysis

24

by consumers at retail establishments. The Leakage/Surplus Factor presents a snapshot
of retail opportunity. This is a measure of the relationship between supply and demand
that ranges from +100 (total leakage) to -100 (total surplus). A positive value represents
‘leakage’ of retail opportunity outside the trade area. A negative value represents a
surplus of retail sales, a market where customers are drawn in from outside the trade
area. The Retail Gap represents the difference between Retail Potential and Retail Sales.

To further understand consumer spending patterns Spending Potential Index is
used to identify possible opportunities to capitalize on leakage in the WDC and 10-
minte drive time study areas. The Spending Potential Index (SPI) is household-based,
and represents the amount spent for a product or service relative to a national average
of 100. Expenditure data are derived from the 2002, 2003 and 2004 Consumer
Expenditure Surveys, Bureau of Labor Statistics. ESRI forecasts for 2007 and 2012.

To examine types of potential development opportunities in the form of job
opportunities for residents a breakdown of largest private sector employers and largest
estimated sales/assets figures for existing business within the WDC were collected and
commonalities in potential competitive advantages provided by the area illustrated
business characteristics that can demonstrably thrive in the WDC give its identified
characteristics. A listing of these employers and can be found in the appendix Labeled
“WDC Employers”.

Study Areas
Tapestry, leakage, and spending potential index performed on the Westside

Development Corporation (WDC) study area and a 10-minute drive time study area
from a central intersection within the WDC. This 2nd study area helped identify market
threats or opportunities that my lie just outside the boundaries of the WDC. A drive
time analysis provides data for concentric boundaries based on the approximate drive-
times from a central point. A 10-minute drive time from Commerce and SW 24th Street
is used. Enhanced maps of the study areas can be found in the appendix.

Community Tapestry Analysis and Leakage Analysis

While a more thorough description of what goes into Tapestry analysis can be
found in the methodology description of this section, in summary, the Community
Tapestry draws from a variety of data to create market segment categories. It
transforms a series of data points into a portrait of a consumer whose behaviors and
needs can be better understood and acted upon. Conclusions such as spending patterns,
life stage, and media consumption shape market potential but also provide a better
understanding of where they are potentially having their consumption needs met.


