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DRAFT OF BULLETIN NO. ___ ON POLICY AND FROCEDURE

Manual of Market Analysis for Low-Rent Housing ,
)

This Bulletin, which is being submittsd for preliminary comments,
is designed as a guide to local housing authorities irn the collection
and analysis of data pertaining to the need and market for low-rent
housing and in the preparation of a Market Report. A Market Report
presents the conclusions resulting from the analysis of data and at
least a tentative plan for a local USHA-aided program to meet the hous-
ing need of low-income families. It serves three primary purposes,
Pirst, it brings together from several sources and presents in easily
understandable form all of the available data pertinent to the need for
low-rent housing in the comuunity. Sgcond, it defines the limits of the
need for housing which may be met by the USHA-aided program. Third,
within these limits it provides the framework on which may be planned
the immediate and future USHA-aided projects.

The advantages of this method of approach to the low-rent housing
problem are apparent. The effect of changes in the local situation may
be evaluated more easily once the problem has been analyzed and certain
benchmarks have been established. Individual projects may be planned
with Trespect to a digtribution of units by size, rent to be charged
tenants, and subsidy required in relation to the size of the families
to be rehoused and their rent-—paying abilitisés, In This way assurance
is given that projects built will meet the need and be occupied by the
families for which they were intended. 3By conscious planning the ef-
fect of accidental factors is reduced to a minimum and the task of de~
termining exact dwelling unit rentals and income limits in the formula-
tion of the Management Program is greatly simplified.

Federal Works Agency
United States Housing Authority
Washington
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MANUAL OF MAFKAT AVALYSIS FOR LOW-RENT HOUSING*

SCOPE AND CONTENT

This Bulletin, designed as a lMlamal of Market Analysis for Low-Rent
Housing, discusses (I) the purpose of Market Analysis, (II) the minimum
data required for analysis of the market for low-rent housing, (III) the
form and content of the Market Report, (IV) the manner of submission of
the Report, (V) sources of data which may be utilized for market analy-
sis, (VI) general principles governing market analysis, (VII and VIII)
suggested techniques which may be {ollowed in making the analysis, (1X)
suggestions for the formulation of the immediate program, and (X) the
method of preparation of the Market Data Chart.

I. PURPOSE OF MARKET AWALYSIS.

The need for and purpose of market analysis as discussed in this
Bulletin are based on the following principles and limitations set forth

in the United States Housing Act under which the USHA-aided program is
carried out:

(a) The purpose of the program is to remedy the unsafe and insanitary
housing conditions and the acute shortage of decent, safe, and
sanitary dwellings for families of low income.

(b) "Low-rent housing" means decent, safe, and sanitary dwellings
within the financial reach of families of low income.

(c) "Families of low income" means families who are in the lowest
income group and who cannot afford to pay enough rent to cause
private enterprise in their locality or metropolitan area to
provide an adequate supply of decent, safe, and sanitary dwell-
ings.

(d) The dwellings provided by the USHA-aided program are available
solely to families whose net income at the time of admission does
not exceed five times (six times for families with three or more
minor dependents) the rental, including the value or cost of
heat, light, water, and cooking fuel.

(e) The USHA may make anmal contributions in order to bring the
rental down to the reach of low-income families but such contri-
butions, subject to periodic reexamination, must be strictly
limited to the amounts and periods necessary, in the opinion of
the Authority, to assure the low-rent character of the dwellings.

These provisions in the Act require answers to the following ques~
tions:

* This Bulletin is written with particular reference to urban commni-
ties. :
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(a) What is the extent of unsafe and insanitary housing in the com-
munity, i.e., how many families are living in substandard hous-

ing?

(b) What is the rent-paying ability of these families, i.e., what
incomes do they receive, how much rent do they pay, and how much
would they be required to pay under the USHA-aided program?

(c) How much income is necessary before a family can afford to pay
the rent required by private enterprise for a decent, safe, and
sanitary dwelling and what is this rent, i.e., how high an in-
come grade should be planned under the USHA-aided program?

(d) How low a rental should be planned under the USHA-aided program?
(e) How many families are there between the limits described in "c"
and "d" and at what rentals should dwellings be provided to re-
house them?

It is the purpose of market analysis to provide the answers to these
questions so that the low-rent housing program may be planned with respect
to the mumber of units of each size and at each rental to be provided,
-and the income limits to be applied. Such planning, whether the local
program contemplates only one or several projects, will facilitate the
preparation of appiications for financial assistance, the formulation and
design of projects after loan contract, and the determination of final
rent schedules and income limits during the formulation of the management
program. It will give assurance that the project will be tenanted by the
families for whom it was intended.

Market analyrsis, however, is contimious in that it must provide the
basis for a constant check on the accomplishments of the program. As ad~-
ditional projects are occupied that portion of the total need which is
thus satisfied is checked off. The remainder is compared with the origi-
nal analysis in order to determine if any adjustments or revisicns should
be made in future plans. Changes in the general economic level of the
community, in the rent and income pattern, may alter the basic market re-
quirements and necessitate a complete new analysis. Such changes may af-
fect not only the plans for future projects but the rent and income re-
lationships of families in projects already occupied as well. Only in
this way can the low-rent housing program be made to meet economic and
social needs which are essentially dynamic in nature.

As a by-product of market analysis much light will be shed on the
nature of the housing problem of families outside the rent and income
range of the USHA-aided program. Such families may be forced to live
under unsafe and insanitary housing conditions, and thus may fall within
the purview of some local housing authorities, although at the present
stage of development of housing they are not being reached either by
private enterprise or the USHA-aided program
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IT., DATA REQUIRED FOR ANALYSIS OF THE MARKET FOR LOW-RENT HOUSING.f

A, Mumber of Families Living in Substandard Dwellings by Race,
Tenure, Family Size, Income, and Ront. - & comprehensive study of the
market requires reliable information as to the number and size of families
living in substandard dwellings, the separation of these families by
tenure (owner or tenant), race (White, Negro, and other races where im-
portant), and a Turther separation into income classes ¢i different rent-
paying abilities, The most desirable form of data on rent-paying ability
of tenant families is a cross-tabulation by rent and income, Rent data
should represent "gross rent"* although rent paid to the landlord (contract
or net rent) will be satisfactory if there is available also data on pay-
nents for utilities in addition to rent so that contract rent can be ad-
Justed to a "rent plus utilities" basis, For owner families, of course,
rent is not pertinent.

In some communities, information as to nationality or geographic
location within the community may be essential. This is particularly im-
portant in larger cities and in any size of city in which there is a well-
defined commnity pattern and strong neighborhood ties existe In such a
case, the market area is limited, since it wouvld not be valid to assunme
that tenants from all over the city will be willing to move to a particular
location, and it will nprobadly be necessary %o analyze the market for
each ares to be servede. Therefore, basic marke: data will have to be com—
piled for each such area, or indexes of geogranhic differences in family
size, rent, and income characteristics will have to bhe available in order
to permit an evaluation of these differences for each market area,.

A distinction must be made between survey data which are representa-
tive of the entire market for low-rent housing and data which refer to a
particular group of families with no indication of where they fall in the
over-all range., Although the latter tyvc of data may show a sufficient
market for an immediatc vnrojcoct, only thc formoer type provides the informa-
tion nccessary to nlan a long-range program or to determinc the place of
any individuval vrojoct in such a program.

* The types of data cutlined here and the discussion throughout the
remainder of this Bulletin are limited to the present need for low-
rent housinges No attemnt has been made at this time to indicate how
such factors as future growth or decline in population, changes in
the characteristics of the population and housing conditions,
econonic stability and fluctuations in income, and relation between
market and community planning should be taken into consideration.
They will be discussed in a Supplement to be issued at a later date,

**  Throughout this Manual the term "gross rent" is used to mean the
monthly amount now being paid for shelter plus all utilities actually
used (including electricity, gas, or ice when used for refrigeration).
For the purpose of market analysis, "gross rent" is compared with
"statutory rental value.," Although this involves a slight inaccuracy
the degree of error is zencrally too small to necessitate adjustment,
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Certain other relevant information may be assembled, but it is
practically impossible to correlate such other data for anything except
a very crude picturce Wages paid in various industrial plants, commercial
establishments or other sources of employment do not show either family
income or incomes of persons living in substandard uvnits, although
knowledge of existing wage rates may be useful as a background. Racial
distinctions are lost in undifferentiated data. The housing problem may
be among casval workers or others not covered in such sources of employ-
ment, General rent figures do not differentiate standard from substandard.
All of these types of data are useful, however, in showing a general rent
picture against which the slum problcm takes on more meaninge

B, DResidential Vacancies. — Information on the extent of vacancies
in standard and substandard dwellings by rent is essential in market
analysis and in defininz the scope of the low-rent housing program. Data
on the number of vacant standard dwellings, particularly in the low rent
classes, are essential in the precise determination of the upper rent
1limit of the USHA~aided progranm.

The number of vacant substandard dwecllings and their rental may
have o significant bearing on the problem of equivalent climination and,
if few other dwellings are available at reasonably low rent, on the
difficulty to be anticipated and the temvorary hardship resulting from
relocating families whose dwellings are to be demolished by a proposed
slum clearance projecte

Co Minimum Rent Regquired for Standard Dwellings Under Private
Enterprise. = In order to establish the upper income limit for the USHA-
aided prograr, it is necessary to know the lowest rental for which decent,
safe, and sanitary dwellings are obdiained under nrivate enterprise. This
information should be available by mumbor of rooms in the dwellings so
that differences in the rental required for families of different size can
be taken into account. &lthough the distribution of all standard dwellings
is not ocssential, the rentals of standard dwellings which are or might be
occupied by families at the top of the low income group is particularly
important for the purpose of comparison with the income received by
families paying comparable rentals for substandard dwellingse

De Relief Rent Allowance. — Data should be obtained showing the
amount allowed by local welfare agencies, public and private, for rent
for their clients. This information preferably should be broken down to
show the distribution by anount of the number of families of each size
receiving relief allowances for rent plus uwtiliticse. If the local reclief
policy allows for any racial differences information should be obtained
for each race separately,
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I1I. TORM AND CONTENT OF THE MARKET REPORT.

A. The Market for Low-Rent Housing. This section of the Report
should contain the results and conclusions of the analysis of the market
and should be given in as concise form as possible. Information must be
given separately for each racial group in the market.

In order to clarify the meaning of certain terms, attention is called
to the following definitions:

"Tow income group" means the income range expected to be reached by
the public housing program, excluding families with very low snd very high
incones.

"Income grade®™ means the income range within which all families are
expected to be rehoused at the same rent level.

"Effactive market" is defined as the number of families whose rent
would not be increased as a result of rehousing (excluding single persons
and any related or nonrelated groups which are excluded for other reasons
of eligibility).

By "entire market" is meant the number of families in the effective
market plus those additional families in the low income group whose rent
would be incresased.

In preparing the Market Report it would be desirable to present the
various tables for the entire market and for the effective market sepa-
rately, except for table 2 which calls for a tabulation of the number of
families in the effective market and the additional families in the entire
market. The following tabular forms are suggested for the presentation of
the findings of market analysis.

1. - Summary of Statutory Rents per Dwelling Unit and Income
Limits for Admission per Family on the Basis
of Which Mariet Was Estimated

Race

Number of Bedrooms per
Dwelling Unit and Miner e o :
Dependents per Family Minimum | Intermediate | Intermediate | Maximum
A, Monthly Statutory Rent per

Dwelling Unit

_Income Grade*

1 bedroonm
2 bedrooms ?
3 bedrooms :

ete. i

i
i

l
i
|
l

B. Income Limits for Admission
per’Family

No minor dependents !
1 or 2 minor dependents
3 or more minor dependents

: ‘
i

!

|
|

|

i
{
; ?
i ?

. E
*The number of different grades shown here and in subsequent tables
will depend on the number of grades of different rent-paying abil-
ity into which the entire market was broken down.
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2.

at Specified Income Grades and Statutory Rents

- Number of Tenant Families of 2 to _ Persons in the Market

“NMumber of Families

Potentially Eligible but

i i
T H -+ ‘ ! I ]
égcgme % St;ugzgry i Effective E Wow Paying Less Rent by: Totol
ace o Ten " Market | $ .0l- | $2.01- | Wore Than a
f { 2.00 | 5.00 $5.00
]
' - ’ P
; | T
; . - ' i
f T T
Total i

*The statutory rents to be shown here and in table 4 will be the
rent for 2-bedroom units shown in table 1.

24

O.

- Occupancy Standards Used in Determining
Digstribution of Dwelling Units by Size

Percent of

Families of FTach Size Expected to

Family Occupy Units of:
Size 1 2 ; 3 i 4 5 6
Sedroom | Bedrooms - Bedrooms | Bedrooms | Bedrooms | Bedrooms
2 persons ! f i
2 persons T i :
! i
4 nersons i E '
etc. i i | i
(Fote: Refer to Bulletin No. 22 for discussion of maximum and
minimum occupancy standards.)
4. - Distribution of Dwelling Units Needed to Rehouse
Families in Market at Each Rent Level
Race
i Percent of Families Requiring:
Income | 1 | 2 | 3 % 4 5 6
Grade Redroom | Bedrooms = Bedrooms ; Bedrcoms | Bedrooms | Bedrooms
| ‘
i ; i
| ‘ i
| ! s i ,
' i H
!
| 1 | |
Average i ; ; |
6
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5. - Median* CGross Rent and Annual Income of Families
in the Low Income Group

IEntire Market

in Low Income Effective
Group Market
L1 s & ,1,-.
a. Median gross rent ? 3
b. Median income 3 3 o

*The term "median" may be defined as the value below which half
the cases fall and above which the other half fall. Although it
is an "average" it is a "position average" and is not to be con-

fused with the "arithmetic average" which is commonly called the

"averace." '

6. - (Race) Tenant Families of 2 to _ Persons
Excluded from the Market:
a. Incomes below the lower limit of the low income group
Tumber of families

Percent of all femilies in
substandard housing

b. Incomes above the upper limit of the low income group
Number of families

Percent of all families in
substandard housing

7. - The Mariket Data Chart. (See Section X of this Mamal
for instructions on how to prepare this chart.)

Table 2 should be accompanied by a bar chart showing the number of
eligible families at each rent level. The income limits for each rent
level should be indicated. Bach bar should be divided to show the number
of families now paying as much or more rent and the number paying less
rent.,

Accompanying Table 4 there should be given conclusions and recommenda-
tions as to the percsntage of units that should be designed with one or
two small bedrooms in which only one person would be expected to sleep.
These estimates should be given for each sized unit of two or more bedrooms
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and may be apprlied to the market as a whole or to the market at each dif-
ferent rent level, depending on occuvhncy standards and whether or not
there are any differences in family size and composition at the different
levels.

Following this part in the Report there should be given a narrative
explanation of how the basic data were broken down into groups of different
rent-paying ability, how estimates of the number of eligible families in
each group were derived, the reasons for breaking down the market in this
way, and any other pertinent explanations which will be of assistance in
understanding and interpreting the Report.

B. Basic MHarket Data. - This section of the Report should contain the
factual data on which were Dased the conclusions presented in the previous
section and certain computations made from these data. The following mate-
rial should be included:

1. Tenant families of each race living in substandard dwellings.

a. Tabulation of survey data by family size, annval income,
and gross rent.

b. Median gross rent for families in each income class and
for all families.

c. Median annual income.

IaN)

. Tabulation of number of tenant occupied, decent, safe and sani-
tary dwellings under private enterprise by size of dwellings
and monthly shelter rent.

3. Tabulation showing number of families receiving local relief
allowance for rent plus utilities, by monthly amount and fam-
ily size.

4. Vacant standard dwellings available from private enterprise.

a. Tabulation of number of dwellings by rent and number of
rooms.

b. Percentage ratio of such dwellings to all dwellings (stand-
ard and substandard, vacant and occupied) in the locality.

‘5. Tabulation showing number of vacant substandard dwellings by
rent and numter of rooms.

The inclusion of charts wherever possible is recommended since this

method of presentation shows pertinent relationships more clearly than
tables.
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The source of all data and the date to which they apply should De
stated. Each item should be accompanied by a complete explanation of how
the data were compiled, whether the data represent all cases or only a
sample and in case of the latter the percent coverage and the degree to
which they may be accepted as reliable and representative. Limitations
should be pointed out in order to permit proper use cf the information
and to avoid reaching invalid conclusions. Opinions should be clearly
labeled and the authority for them should be stated.

If survey reports including data for any of the items indicated are
already available in the USHA, or from other central sources, this should
simply be noted in the Report. Tabulations of such data need not be re-
peated. If data from a report available only locally are utilized, tabu-
lations of the basic data needed should be incorporated in this Report or
a copy of the publication in which they appear should be appended.

C. Tentative Plan for the Low-Rent Housing Program. - This final
section of the Report should contain feor each race the following:

1. Projects already occupied. - A summary should be given of the
mmber of units, the rentals, and the income limits of PWA
Housing Division and USHA-aided projects already occupied by
families who were rehoused before the market survey data were
compiled and who are not included in the market estimates
given in Table 2 of Section A of this Report.

4]

The progran for the immediate future. - There should be pre-
sented here a summary of the number of units in projects def-
initely contemplated or already formulated but not yet occu~-
pied. The number of units, the status of each project (in
occupancy, under construction, under loan contract, funds
earmarked but not yet under loan contract), the statutory
rentals to be charged and the income limits for admission

to be established, i.e., the rent and income groups to be
served, should Ye stated.

3. The long-term plan for the USSA-aided program. - A long-term
plan for low-rent housing under the USHA-aided program for
the next ten years should be presented here. The number of
units by size and statutery rent which should be undertaken
in order to meet market requirements, and the number of
families by size and income who might be expected to occupy
these units should be stated. This plan should take into
account the number of families in the low-rent housing market
who might be expected to be rehoused under private enterprise
in standard dwellings now vacant or in new units within their
reach. A time schedule of the program, or at least the ap-
proximate order in which projects would be formulated, should
be indicated.

As the program in the community progresses with the occupancy of addi-
tional projects the Market Report should be revised. These revisions should
be made particularly in Sections A-2, C-1, and C-2, thus indicating the por-
tion of the housing need which has been satisfied and that remalning for
future projects.

102264 H 9



IV. MANNER OF SUBMISSION OF THE MARXET REPORT TO USHA

A, Time of Submission. - It is preferable that all of the data re-
quired for a comprehensive market analysis be compiled and the Market
Report prepared at the time of submission of the first Application for
Financial Assistance. If the first Application contemplates the develop-
ment of two or more projects for occupancy by the same racial group, it
is essential that the Report be submitted with the Application. In any
event, however, the Report must be available at the following times, which-
ever is first: (1) at the time of development of final plans for the first
project, or (2) at the time of submission of a second Application for oc-
cupancy by the same racial group.

B, Number of Copies. - Two coples of the complete Market Report and
four copies containing only Section A, "The Market for Low-Rent Housing,"
and Section C, "Tentative Plan for the Low-Rent Housing Program,' as out~
lined in Part III of this Bulletin should be forwarded by the local
authority to the appropriate Regional Director of the USHA.

C. Services and Assistance Available from the USHA. - It is ex-
pected that there will be close consultation and cooperation between
local authorities and the USHA reglonal staff in the formulation and
execution of the market research phase of the local program. The first
step in the initiation of this phase of the program should bdbe the exam-
ination of data already awvailable and the determination of the proper
procedure for obtaining necessary additional information. The services
and assistance of the Regional Research Adviser may be utilized in this
work,

The Regional Research Adviser and other representatives of the USHA
Regional Office will also assist and advise in the analysis of the market
data, the evaluation and interpretation of the results of such analysis,

and the presentation of conclusions and recommendations in the Market
Report. .
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V. SOURCES OF DATA REQUIRED FOR MARKET AWALYSIS.

The principal sources of basic data Tor the analysis of the low~-rent
housing market are the Real Property Surveys and the Low-Income Housing
Area Surveys which have been conducted under the Federal work relief pro-
gram. The more recent of these surveys give all of the information
described in Section II-B of this Bulletin except that pertairning to
relief rent allowances, The use of the Real Property Surveys made in
1934-36 is subject to certain limitations. Precise differentiation
between substandard and standard dwellings was not made; contract rent
(rent paid to the landlord, gemerally including some utilities) was re-
ported rather than gross rent; rents may have changed consideradly since
the survey; and income information is completely lacking. In using data
from such a survey stens should be taken to obtain additional information
‘to adjust for rent changes and to provide the required income data. The
Bureau of Labor Statistics publishes quarterly indexes of changes in
rents for 33 cities,

It is anticipated that the 1940 Housing and Pomulation Censuses will

provide adequate information on race, tenure, family size, and rent for
. occupants of substandard as well as standard dwellings and that some in-
come data and complete vacancy data will be available. Much of this
information will be released by the end of 1940 and the remainder in 1941.
In some communities the status and extent of the low-rent housing program
may require certain special surveys to be made before data are available
or to fill in certain geps left by the Censuscse. Such problems should be
discussed with the USHA regional staff so that plans may be made to obtain
Census data as soon as they are available and to make supplementary surveys
where necessarye

If the community has not had a Rerl Property and Low-Income Housing
Area Survey and if the local program requires market data before Census
data are released, a preliminary survey of slum areas may be conducted,
perhaps on an adequate sampling basis. The appropriate procedure to be
followed in such a case should be discussed with the USHA regional staff
and plans should be made to obtain the necessary information so that it
will be available when needed,

Adequate and up-to—date vacancy data may often be obtained through
a post office vacancy survey or with the cooperation of the local real
estate board. Even where such an arrangement cannot be worked out, fairly
complete and reliable information on the extent of vacancies and the
rentals of vacant dwellings may be obtained from local real estate opera-
tors.

The Bureau of Labor Statistics quarterly indexes of changes in rents
for 32 of the 33 cities previously mentioned are combined with other data
into quarterly indexes of changes in the cost of living. The WPA study,
"Intercity Differences in Costs of Living," conducted in March 1935,
covers 59 cities and is revised quarterly by the Bureau of Labor Statistics
in 31 of the 59 cities. For the citics to which they apply, these indcxes
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will serve as a useful check on the minimum rent required for dccent,
safec, and sanitary dwellings under private enterprise,

The National Health Survey, 1935~36, conducted by the U. S, Public
Health Service, covered 83 cities and 23 rural areas and the Study of
Consumer Purchases: Urban Series, 1935-36, conducted by the Bureau of
Labor Statistics, covered 32 cities. The published reports of these two
surveys contain certain general income information which will be useful
in studying the income pattern in those communities. The former also
presents some information pertaining to housing {(overcrowding and lack
of toilets) and tho latter shows expenditures for housing. The value of
these data in the analysis of the low-rent housing market is soverely
limited, however, by the date of the surveys and the lack of differentla-
tion of the data to apply to substandard dwellings.

It will usually be necessary to obtain directly from the local
welfare agencies information pertaining to the relief allowances for
rent and utilities and the number of clients for which such allowances
are mades If the task of drawing these data from the case records is too
great, the welfare agencies should be requested to state the average
budgetary allowances for rent and utilities for each family size and to
estimate the number of cases given assistance. In the event relief rent
allowances are not made on a budgetary basis, the agencies should be
requested to furnish data on the amount of rent actually paid by their
clients. Supplementing these data it would be advisable to obtain in-
formation as to the amount of rent paid by WPA workers and the number of
workers on the WPA rolls,

In the absence of or as a supplement to the sources of data already
discussed, a search should be made for any reports of housing surveys
recently made by local agencies such as the building, health or welfare
department, bureau of business research, chamber of commerce, or real
estate board. Although such surveys usuvally do not provide information
of the exact nature or in the ferm required for market analysis, they may
be useful in studying the general aspects of the local housing problem
and in establishing the proper relationships between the low-rent public
housing program and housing under private enterprise,
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VI. GENERAL PRINCIPLES GOVERNING MARKET ANALYSIS.

Before any attempt is made to analyze market data or to estimate the
number of families in the effective market, a very careful study should
be made of Bulletin No. 24 (Revised), particularly those sections in which
are discussed fundamental policy questions of the relationships between
income and rent and the objectives of the USHA-aided program as a whole.
In addition to these basic policies the factors set forth below should be
taken into consideration in analyzing the market.

The market for USHA-aided projects is expected to consist primarily
of present tenants, Although the entire low-rent housing program may take
owner-occupants of substandard dwellings into consideration, it is antic-
ipated that in its present stages tenants for public housing projects will
be selected almost entirely from families who now rent their dwellings.

A particular slum clearance projoct in any community may throw some
owners into the potential market. Also, while it may be desirable, be-
cause of a peculiar local market situation, to include some owners, market
estimates for the purpose of formulating the present program ordinarily
should be based on present tenants only.

If the small differentials recommended in Bulletin No. 24 (Revised)
for the rents of units of various size are to be adopted, it may not be
necessary to estimate separately the market for each family size. A com-
parison of rent and income distributions for each size of family as
illustrated in tables 4 and 5 will reveal any significant variations by
family sizes.

If there are considerable variations by family size, the type of
analysis discussed in the following section may easily be made for each
family size by using data of the type presented in table 4. However, as
a matter of simplicity and expediency it will usvally be possible to dis-
regard family size in estimating the market at each income grade simply by
using the average rent and income limits as applicable to all dwelling.
units and family sizes respectively. Most of the errors introduced by
following this procedure would be compensated. In such a case the market
nmay be estimated from a tabulation of all family sizes such as shown in
table 2. The distribution of family sizes in each income grade would be
approximately the same as the distribution in the entire market.
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VII. GENERAL TECHNIQUES TO BE FOLLOVED IN ANALYZING THE MARKET AND IN
ESTIMATING THE EFFECTIVE MATKET.

The principles referred to in the preceding Section should be applied
in analyzing the market irrespective of the form of the tabular data
which must be used in meking the analysis. The tabular form in which
market data are available will vary in different communities, depending
on the type and coverage of the survey from which the data were compiled
and the nature of the original tabulations. It is impossible, therefore,
to formulate any rigid and detailed techniques to be followed in analyz-
ing the market. Usually it will be desirable to 1limit the basic analysis
of rent-income relationships to data pertaining to nonrelief tenant fami-
lies occupying substandard dwelling units alone, i.e., not doubled-up
with other families. Such families represent a relatively pure group in
waich normal rent-income relationships would be found unaffected by such
factors as receipt of supplementary relief income and doubling-up with
other families. After the determination of appropriate income grades and
statutory rents to be charged at each grade the number of families in the
effective maricet may be estimated and adjustments may be made to include
relief families and doubled-up families.

In this Section an analysis is made based on data available in cities
which have had Low Income Housing Area Surveys and recent Real Property
Surveys. In the following Section a few additional suggestions are given
as to possible techniques which may be followed in other cities where data
are not available in this form.*

Long~-Term Program.

1. The top limit of the low income group. - In setting the top limit
of the low income group consideration must be given to the comparative
rentals of standard and substandard dwellings, both vacant and occupied,
as well as to the distribution in the upper portion of the income range
of families now living in substandard dwellings and the rents now being

paid by these families. Table 1 illustrates the former type of data and
Table 2 the latter.

An examination of the distribution of standard and physically sub-
standard tenant occupied dwelling units in Table 1 shows that the lowest
rent class in which the mmber of standard dwellings exceeds the number
of physically substandard is the $20 to $25 class. Since these rentals
do not include utilities an adjustment must be made to a gross rent basis.

* Turther suggestions on other techniques will be given in addenda to

this Mamial as the data for market analysis become more standardized

and as future experience indicates other factors which should be taken
into consideration.
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This may be made by the use of data presented in Table 6. From this Table
it is seen that Tamilies now paying approximately $20 contract rent pay

in addition about $2.75 per month for utilities, giving a gross rent of
$22.75 comparable to a $20 contract rent. At first glance it would appear,
therefore, that the local program should stay below the income level at
which families can afford to pay $22.75 gross rent and certainly below a
$25 gzross rent.

Examination of the comparative rentals of standard and substandard
vacant units appears to bear out this conclusion. Although the mmber of
vacant substandard units in the $20 to $25 contract rent class exceeds
the mumber of vacant standard units, in the next rent class, $25 to $30,
the mumber of vacant standard units is more than twice the mumber of
vacant substandard units. Further examination of the vacancy ratio of
standard units taking into account owner and tenant occupied units would
indicate if there is a severe housing shortage at this point in the rent
scale. The existence of such a shortage would indicate that private
enterprise has not supplied a sufficient mumber of decent, safe, and sani-
tary dwellings to provide for the families who can afford to pay no more
rent. However, a high vacancy ratio would indicate that the local public
housing program should stay well below this point.

Examination of the median gross rentals paid by White nonrelief ten-
ant families of 2 or more persons as presented in Table 2 shows that fam-
ilies in the $1,200 to $1,400 income class are now paying a median gross
rental of $23.05. Families in the $1,000 to $1,200 income class pay only
$21.25. In view of this evidence it would appear, therefore, that there
is some question as to the inability of families of more than $1,200 and
certainly more than $1,400 to pay the rents required by private enterprise
for cecent, safe, and sanitary dwellings. Although 19 percent of all fam-
ilies living in substandard dwellings have incomes above $1,400, the evi-
dence would seem to indicate that such families are occupying substandard
dwellings by choice and are not necessarily being forced to live in un-
safe, indecent, and insanitary dwellings because of the failure of private
enterprise to provide dwellings at rents which they can afford.

On the basis of the evidence presented it is concluded that the top
limit for the low income group to be served in a long-term public housing
program in this example should be fixed at $1,200.

2. The lower 1limit of the low income group. - In order to establish
precisely the lower limit of the low income group which should be reached
by the local housing program, it would be necessary to examine the prac-
tice of local welfare agencies with respect to giving supplementary or
complete relief, It is recognized that the lower limit finally estab-
lished should exclude very few families if local relief is adequate. Table
7 shows that there are only 367 Thite tenant families of 2 or more persons
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receiving relief, These families are now paying a median gross rental of
$16.65. Since the incomes reported by the survey from which these data
were compiled did not include income received from relief sources it is
inposeible to determine, on the basis of survey data, the true income re-
ceived. However, Table 2 shows only 9 percent of all nonrelief feamilies
receiving incomes of less than $400 whereas 16 percent received incomes of
less than $600. Therefore, it may be conciuded that a bottom income limit
very much higher than $400 would exclude a very considerable portion of
the low income families who are most in need of rehousing. Final deter-
mination of this lower limit in any city would require further study. H?wa
ever, for the purpose of this illustration $400 is used as the lower limit
of the low income group to be served.

B. Determining the Limits of Income Grades in the Low-Income Group.-
Bulletin No. 24 (Revised) recommends the division of the low-income group
into a mumber of grades with limits for each grade established so that
the range in rent-income ratios within any grade be not more than 7 per-
cent nor less than 5 percent. In order to accomplish this, the ratio of
the top to the bottom limit in any grade may not be less than 1.250 nor
more than 1.333. It is found that the number of grades necessary for the
$400 to $1,200 low-income group is 4.

If constant ratios of the top to bottom limits of each grade are to
be maintained the range within the grades must be progessively greater at

o m—e

higher grades. The formula r = ,Y_ may be used to determine the

appropriate ratio of the grade limits, where "r" is the ratic of grade
limits, "n" is the mumber of grades, "t" is the top limit of the low-
income group, and "b" is the bottom limit of the low-income group. Sub-

/:ﬁ .
stituting the values used in the example we have r = /lﬂgg . Solution
gives "r" as 1.316.

Applying this ratio to the lower limit of the lowest grade, the top
limit is found to be $400 x 1.316, or 5526, $526 x 1.316 gives $692 as
the top limit of the second grade. Similar computations give 911 and
1,200 as the limits of the other two grades. Rounding these limits to
multiples of $25, the grades and income limits are established as follows:

Grade Income Limits
A $400-525
B 526-700
C 701-900
D 901-1200

This procedure gives ranges for the various grades so that irrespective
of the rents set for any grade the range of rent-income ratios in each
grade will be relatively the same.

102264 H 16






C. Setting Rents for the Various Income Grades and Estimating the
Effective Harket. - The mumber of income grades and the top and lower
limit for each grade having been established, the next step is the set-
ting of rents for each income grade. Before such rents can be set it is
necessary to meke some preliminary analysis of the relationship between
rent and income in the low-income group. Table 2 shows the median gross
rent now paid by families in each income class. This ranges from $18.25
for families in the $400 to $600 class to $21.25 for families in the
$1,000 to $1,200 class. The median gross rent now paid by all families
in the low income group, $400 to $1,200, is found to be $19.39. The
median income is $774. The median rent-income ratio for the entire low-
income group is found to be 30 percent.

In order to obtain a better understanding of the fundamental problem
of rehousing the families in the low income group at rents which they can
afford it is desirable to analyze the market by determining what rents
would be established for each income grade under three different plans.
The first step is the division of the number of families in the group into
the mnmber in each income grade. By interpolation within the $200-income
classes used in Table 2 the following table is derived.

Mumber of White Nonrelief Tenant Families
of 2 or More Persons Living in Substandard Dwellings,

by Income Grade and Gross Rent

Monthly ‘ Annual Income Grade
Gross A | B C D
Rent Total $400-525 $526~700 $701.-900 $901-1200
Total 6,952 535 1,827 2,260 2,330
Under $5 5 1 2 1 1
$ 5-10 178 19 59 63 37
10-15 1,140 118 272 397 253
15-20 2,454 201 714 826 713
20-25 1,878 123 428 589 738
25-30 887 52 187 271 377
30=40 269 2c | 60 102 187
40 and 41 1 5 i1 24
over
Median i $18.22 $18.37 $19.05 $21.09
Mid-point
of income $462 50 $612.50 $800 $1,050
Grade ;

The distribution of families by income and rent as shown in this table is
used throughout the remainder of this analysis.
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If rents are set in accordance with Plan 1, the statutory rent for
each income grade would be the median gross rent now paid by families in
that grade. The above table shows these rents as $18.22, $18.37, $19.05,
and $21,09»for grades A, B, C, and D respectively. The next step in the
analysis is to estimate the mumber of families in the effective market,
that is, the number now paying as much or more than the rents established.
Since these rentals represent the median, exactly one-half of the fami-
lies in each grade fall in the effective market and would have their rents
decreased if rehoused at these rents. The other half in each grade would
be potentially eligible but would have their rents increased if rehoused.
The mumber of families in the effective market in each grade, the percent
of the total market which is represented by the effective market, and
the rent-income ratios at the mid-point, the top limit and the lower
1limit of each grade under this plan are shown in the table, Summary of
Results of Market Analysis in a Typical City, accompanying the chart at
the end of this Section.

Under Plan 2 on analysis is made of the market if statutory rents
were set for each grode at the minimum which could be obtained under the
law, that is, at 20 percent of the top income 1limit of each grade. From
the Summary Table it is seen that 97 percent of all families in grade 4
would be in the efTective market. Ninety percent of the families in
grade B, 80 percent in grade C, and 57 percent in grade D would be in the
effective market. The total effective market for all grades would repre-
sent 76 percent of the entire market for all grades as compared with 50
percent under Plan 1. The effective market under Plan 2 is larger than
under Plan 1 simply because of the fact that under Plan 2 rents would be
set at a constant wminimum percentage of income for all grades. Since
families in the lower income grade are now paying a much greater percent-
age of their income for rent, a greater percentage of families would re-
ceive the benefit of a reduction in rent if Plan 2 were followed.

Under Plan 3 rents would be set so as to maintain a constant rent-
income ratio, this ratio being the median rent-income ratio of all fami-
lies in the low income group. As derived above thils is found to be 30
percent. The rent for each grade, therefore, would be established by
taking 30 percent of the income at the mid-point of each grade. As shown
in the Summary Table this would result in a reduction in rent for 89 per-
cent of the families in grade A, 74 percent in grade B, 43 percent in
grade C, and only Z1 percent in grade D. If this plan were followed 79
percent of the families in grade D could be rehoused only at a cost
greater than that which they are now paying. Only 48 percent of all fam-
ilies in the low income group would be in the effective market. It
should be noted that this percentage for the entire group is only slightly
smaller than the percentage under Plan 1. The effect on families in the
different grades, however, is radically different. The mgjority of fam-
ilies in the higher income grades could be rehoused only at higher
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costs whereas the majority of families in the lower grades would be re-
housed at lower costs. Under both Plans 3 and 1, however, the rent for
each grade is higher than that which would be established under Plan 2.

The advantages and disadvantages of each of the three plans are ap-
parent from an examination of the Summary Table. Plan 2 gives the great-
est effective market. However, the arithmetic average statutory rent if
only families in the effective market are reached is lowest under this
plan, ZEven if all families in the entire market are rehoused the aver-
age rent is lower than under any other plan, thus giving a higher subsidy
cost of the program than any other plan. The mumber of families in the
effective market under Plan 1 does not differ much from that under Plan 3.
However, the mumber at different grades is much different. As pointed
out previously, few of the families in the higher grades are in the ef-
fective market under Plan 3 while fewer in the lower grades are in the
effective market under Plan 3 than under 1. Although the average rent of
the effective marl:et would be higher under Plan 1 than under 3, the aver-
age for the entire market is slightly higher under Plan 3. All are higher
than under Flan'),

In view of the advantages of various parts of each of these three
plans it is possible to adopt a combination which will more nearly accom-
plish all of the objectives of the USHA-aided program. Plan £ represents
such a combination. This plan which is recommended for use in most cases
has the advantage of maintaining the present median rent in the upper in-
comne grade while bettering the situation in the lower grades by setting
the rent for the lowest grade at the rent for that grade derived under
Plan 3. Since the rent-income ratio for the upper income grade is lower
than that for the upper lowest income grade, rents for intermediate
grades are determined by prerating the difference between the ratios for
the highest and lowest grade and applying uniformly smaller rent-income
ratios at successively higher grades. In no case, however, may the rent
for any income grade be smaller than the statutory minimum determined
under Plan 3,

Under this plan the rent set for the highest income grade is that
set for this grade under Plan 1. his has the advantage of maintaining
the present median rent for families 3in this grade. The rent for the
lowest grade is that established under Plan 3. This has the advantage of
allowing for a reduction in the relatively high median rent now paid by
families in this grade. The rents for the two intermediate grades are

N R
established in accordance with the formula R =\ /T where "R®' is the

\"4
ratio of the rent in one grade to the rent in the next lower grade, "T"
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is the rent for the top grade, and "B" the rent for the lowest grade, "NV
belng the mumber of grades. Solution of this equation substituting
$11.56 for "B" and $:1,09 for "T" gives 1.222 as the value of "R." The
rent for grade B is $11.56 x 1.222 or $14.13. The rent for grade C is
$14.13 x 1.222 or $17.27. Before making an analysis of the market in
accordance with the rents established under this plan a few minor adjust-
ments were made, Final rents were rounded off to the nearest multiple
of 25 cents, $11.50 being used as the rent for grade 4, $14.25 for grade
B, and $21 for grade D. Rounding off the rent for grade C to the near-
est 25 cents would give $17.25. With these rentals the differential be-
tween grades A and B would be $2.75, between grades B and C $3, and be-
tween grades C and D $3.75. 4 further adjusiment was mede, therefore,
in the rent for grade C, it being raised from $17.25 to $17.50 in order

to glVQ the more even dlfferentlals of $2.75, $5 25 and $3. 50 between the
rents at successive grades.

The result of the final analysis of the market with these rentals for
the different grades is given in the column for Plan 4 in the Summary
Table.” It should be noted that under this recommended plan relatively
greater advantages are given to the families in progressively lower in-
come grades. Ninety percent of the families in grade A are included in
the effective market and would have their housing costs reduced. Seventy-
nine percent of the families in grade B are in the effective market while
61 percent of the families in grade C are included in the effective market.
Fifty-one percent of the families in grade D, the highest income grade,
are included in the effective market and could be rehoused with no in-
crease in rent, many of them having their rent decreased. Only 49 per-
cent would be subject to an increase in their housing cost if they ap-
plied for occupancy.

A more detailed analysis of the families excluded from the effective
market is presented in the following table.
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ALL GRADES

Effective market

SUMKEARY

Mumber of families

Percent
Average* rent
Average* rent of
GRADE D,
Statutory rent
Effective market

total

total market
$901 - $1200

Mumber of families
Percent total in grade

Rent-income ratio

Ton of grade

Midpoint of grade

Bottom of grade

OF RESULTS OF MARKET AFALYSIS
%

IN A TYPICAL OITY) ' ¢

i
.
; e
\W v -
iR

I hY L
S ST
’\:? o
Plan 2 Plan 3

o
(4]

GRADE C, $701 - $900

Statutory rent
Effective market

Mumber of families
Percent total in grade

Rent-income ratio

Top of grade

Midpoint of grade

Bottom of grade

GRADE B, $526 - $700

Statutory rent
Effective market

Tumber of families
Percent +total in grade

Rent-income ratio

Top of grade

Midpoint of grade

Bottom of grace
GRADE A, 5400 - $525

Statutory rent
Effective market

Mumber of families
Percent total in grade

Rent-income ratio

Top of grade

Midpoint of grade

Bottom of grade

atonat 254

Plan 1 Plan 4
3477 5287 3317 4493
50% 76% 48% 65%
$19.49 $14.61 $17.77 $16.73
$19.49  $15.32  $20.20  $17.36
6,"‘,") = Mm—-«_\
$21.69 $20.00 $26.25 $21.00
1165 1326 494 1178
50% 57% 21% 51%
21% 20% 26% 21%
24% 23% 30% 24%
28% 27% 35% 28%
$19.05 $15.00 $20.00 $17.50
1130 1799 973 1386
50% 80% 43% 61%
25% 20% 27% 23%
29% 22% 30% 26%
33% 26% 34% 30%
$18.37 $11.67 $15.31 $14.25
914 1642 1372 1450
50% 90% 74% 7%
1% 20% 26% 24%
36% 23% 30% 28%
42% 27% 35% 33%
/"‘A &S

$18.22 $8.75 $11.56 = $11.50
268 520 478 480
50% 97% 89% 90%
42% 20% 26% 26%
47% 23% 30% 30%
55% 26% 35% 34%

*The averages given here are arithmetic averages,
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TENANT FAMILIES LIVING IN SUBSTANDARD DWELLINGS, BY ANNUAL INCOME GRADE
AND PRESENT MONTHLY GROSS RENT; AND STATUTORY RENT BASED ON
FOUR PLANS FOR SETTING RENTS

White Non-relief Families of Two or More Persons in @ Typical City

Statutory Rent for Annual Income Grade Based on:

----- Median for Grade (Plan 1)
- = = Stgtutory Minimum for Grade (Plon 2)
—ewes= Meodian Rent-income Ratio for All Grades (Plan 3)

Number of

Recommendation of USHA (Plan 4)

Number of

Families Families
1,000 [ H 1000
800~ Grade D H 800
$901-1,200 i
600 3 600
400 4 400
200 200
o 0
1,000 [ 1,000
800+ Grade C 800
$701-900
600 600
400 - 400
200 ; 200
o o
1,000 | i ] ' 1,000
: 1
gsoo— Grade B " + 800
$526-700 ; '
600 ' 600
400 } 400
1 200 200
o o
i 1,000 | - - 1,000
goo— Grade A-——r— + 800
$400-525 | i
600 I i 600
[ ]
400 : 4 400
[}

200 : e 200
o R - =S 2 0
Under $5  $5-8$I0  $10-$I5 $55-$20 $20-$25 $25-$30 $30-$40 $408 Over
Monthly Gross Rent

Research 8 Statistics Division
Morket Anolysis Section~May ,15 /940

Federa! Works - Agency
United States Housmg Avthorily




Mumber of White Nonrelief Tenant Families
of 2 or More Persons in the Market at Specified Income Grades

and Statutory Rents under Plan 4 Recommended by USHA

Number of Famllies
I Potentially Fligible but
ncome Statatory | Effective | Now Payinz Less Rent by
Grade Rent Market .01~ %2.01~ Hore Than Total
2.00 | 5.00 $5.00
$400-525 $11.50 480 37 11 7 535
526-700 14.25 1450 149 176 52 1827
701-900 17.50 1386 330 282 262 2260
901-1200 21..00 1178 291 428 433 2330
Total ! 4494 807 897 754 6952

Adjustments in these estimates to include doubled-up families, relief
families, and families which may not have been covered by the survey
should be made and presented as Table 2 of the Market Report.

In the example used here for Plan 4 the rent established for the
highest grade (that determined under Plan 1) is higher than the statutory
minimim. In many communities it may be found that the rent for the
higher grades under Plan 1 is less than the statutory minimum. In such
a case the statutory minimum should be applied for the higher grades and
rents for intermediate grades should be determined by applying the for-
mila to the grades between the lowest (at which the rent is that deter-
mined under Plan 3) and the lowest grade at which the statutory minimum
is applied. To illustrate, if in the example given the statutory minimum
rent under Plan 2 had been used for grade D but the rent determined under
Plan 1 for 8rade C, the rent for grade B would be determined by applying
the formula to three grades instead of four.
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VIII. OTHER TECENIQJES 170 BE APPLIED IN MARKET ANALYSIS.

A, Computation of Mcdian Rent and Income. - The computation of
median rent and income for each racial group to be rehoused in the pro-
gram called for in Section A-~5 of the Market Report should be based on
only those families within the size and income limitations of the market.
Single persons and other nonfamily groups, and families with incomes
above the top limit and below the lower limit of the low-income group
should be excluded. If the local program is to make no provision for
extremely large familios, thoy should be excluded.

The computation of the median monthly gross rent in Section B-l of
the Report, on the other hand, should be made on the basis of all tenant
families included in the tabulation for each racial groupe The median
annmual income in Section B~1 of the Report should be computed on the
basis of all temant families living in substandard dwellings included in
the tabulatlon for each racial gToup.

B, EBstimating the Market Among Owner Families. — If owners are to
be taken into account in estimating the market, they rust receive scpa~
rate treatment. Aside from the fact that there may be a considerable
difference in the willingness of present owners to Dbecome tenants in a
project, the princival difference in market analysis is that for owners
income is the only available index of rent-paying ability. Although
owners have other expenses of home ownersShip it is impossible to compare
for them a present charge for "rental plus related costs" with that for
a project. The number of owner families within any income grade may be
estimated. However, "effective market" has no meaning among owners.

C. Adjusting Contract or Shelter Rent to a Gross Rent Basise -~ In
many cormunities tabulations bJ contract or shelter rent may be available
which rust be supplemented by tabulations of utility payments. In such
a case the estimated additional amounts expended for utilities at various
rent levels must bo added in order to adjust the data to a gross rent
basis.

Several of the Low Income Housing Area Surveys provided for a cross-
tabulation of family size, income, and contract (or net) rent but not
gross rent. These surveys provide a tabulation of contract and gross
rents for the same families. A cumilative distribution by such rents is
shown in Table 6. The gross rent comparable to a contract rent of $20,
for example, may be derived by interpolating in the gross rent column to
find the rent below which fall 61,7 percent (the percentage paying less
than $20 contract rent) of all cases. This is found to be $22.65. By a
similar process it is found that families now paying $25,00 contract rent
pay approximately $2.80 for utilities, making a comparable gross rent of
$27.80. This technique permits analysis on a gross rent basis of data
originally tabulated with additional payments for utilities excluded.
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Do Estimating the Market from Independent Tabulations of Rent and
Income., - If tiaere is no cross—tabulation of rent and income, 1t may be
possible to compile estimates from independent tabulations of rent and
income. One technique which has been found to be useful when estimating
the market from such tabulations, is to multiply the number of families
in each income grade by the percentage of all families reporting gross
rent equal to or greater than the proposed rent. ZIstimates of the mum-
ber of families in the effective market thus derjived have been found to
be accurate within a vory small percentago of errer when compared with
estimates derived from a cross-~tabulation of rent gnd income. This
technique does not give, however, any estimate of hhe number of families
with comparable incomes but vho are now paying rents of specified amounts
less than that proposed. Also, if very umusual rplationships exist be-
tween rent and income, as indicated for instance by a comparison of
median rent with median income, the estimates aye subject to greater
error,

As yet there has not been developed any entirely satisfactory tech-
nique which may be used in egtimating the effective market at different
income grades when only a distribution of tenant families by rent and
fanily size is available., TWithout income data it is impossible to de-
termine how many of the families now peying comparable ronts have incomes
greater or less than the limits of the grade. This problem is bteing
glven aaditional study and if any eatigfactory procedure is found further
suggestions will be given in an Addendum’to this Manual,
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IX. FORMULATING THE IMLIEDIATE PROGRAM.

Bulletin No. 24 (Revised) gives certain recommendations with respect
to the income grades and family sizes which should be provided for in the
formulation of the immediate program, It is the ultimate aim of the low-
ren s housing prcgram to rehouse all families in the low—income group now
living in substandard housing. However, the immediate program should be
formulatod on the basis of familios in tho cffecctive market.

Until we have had additional oxpericnce in the rchousing of low-
income families it is desiradle to maintain a margin of safety between
the numbor of familics in the cffective market and the number of units to
be provided in the jmmediate program. As far as possible, the same gen-
eral principles are applied in maricet analysis as in tenant selection.
However, some of the families included in the statistical treatment may
be found not to qualify when examined more closely for the purpose of
tenant selection. It is recognized that becausc of personal prefercnces
many families will not apply for occupancy. Inaccuracies in the basic
market data, particularly as to incomes, may introduce a further unpre-
dictablco degree of error. As more families are rehoused it will be pos-
sible to evaluate methods and techniques of market analysis and to deter-
mine the validity of maricet estimates. Thus far, however, we have not
had sufficient experience to enable us to determine if our procsdures of
analysis are valid or to measure accurately the degrec of crror within
which an cstimato based on diffcrent types of data can bo made. Thus a
margin of safety is necessary in order to assurc that a sufficient number
of oligible familics will apply for occupancy oarly onough to avoid a
long period of expensive vacancy, and to assure a sufficient market to
take care of turnover after initial occupancy.

There market data are considered reliable, that is, based on a re-
cent survey of adequate coverage with tabulations such that the interre-
lationships of family size, rent, and income may all be taken into account,
a ratlo of 3 to 1 between the mumber of families in the effective market
and the mumber of units to be provided is adequate. Where the data are
old or less reliable for other reasons this ratio should be increased.

Until there has been further research into the question of the rela-
tionships between rent and income it is impossible to cstablish any ratio
for a market cstimate bascd on a tabulation of only ront or income by
family sizo which would bc comparable to a 3 to 1 ratio of an estimate
baged on a cross~tabulation of rent and income. The size of such a com-
parable ratio would vary with differences in the relationship between rent
and income, which is one of the unknown factors if there 1s no such cross-
tabulation. As a general principle, however, if only tabulations by rent

or by income are available, the market ratio should be not less than 5 to

le
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X, DPREPARING THE MARKET DATA CHART.

The purpose of this chart is to show certain basic market data
against which may be shown (1) a plan for rehousing low-income families,
and (2) projects under loan contract (as well as PWA Housing Division
Projects). There should be attached to this Chart, or incorporated in
similar form on the same page as the chart, a sumary Table showing the
Results of Marlet Analysis such as that at the end of Section VII of this
Manual.

Identification of the city, state, and racial group ("White," "Negro,"
"Latin American," etc.) to which the data apply should be shown in the ap-
propriate spaces at the top of the sheet. Separate charts should be pre-
pared for each racial group to be treated separately in the market.

A. Tenant Families in Substandard Housing. ~ The number of families
shown in the "Distribution of Tenant Families in Substandard Housing"
should include only natural and cohesive families; i.e., single individ-
uals, nonfamily groups, and extremely large families for which it is not
considered feasible to plan the progrem should be excluded. This is in-
dicated by entering the range of fomily sizes included, such as "2 to 7
persous,”" or "2 to 8 or more persons." The scale to which the chart is
drawn should be indicated, as shown in the illustration, by entering the
number of families represented by the various distances measured from the
base line at the left. The scale should be selected so that the chart will
show up as large as possible.

The "annual income classes" shown in the column immediately to the
left of the chart may be those used in the tabulation of the original
survey data. In general, annual income class inter
Jmuxhi_hg_axniggi nor is it desirable to use class intervals of less than
;LjL___he chart is drawn, then, to show graphically the number of fami-
lies in each income class.

L‘r\'-

Entries in the three columns at the left of the chart, "Percent
Families Receiving Relief," "Number of Families," and "Median Monthly
Payment for Rent Plus Utilities" pertain to the families in each income
class., Entries in the column "Percent Families Receiving Relief" should
be percentages of the "Number of Families" in each income class. If data
pertaining to familics receiving relief are not available by income but
are by rent, this column may be left blank since provision is made in
the lower portion of the sheet for percentages by rent classes.

In computing the "Percent Families Recoiving Relief" a definition of
relief should be used conforming as nearly as possible to the policy of
the local authority in admitting relief families to projects. If the
same limlt is to be applied to families receiving WPA work relief as to
those receiving direct relief, both should be included. However, the form
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of available data will generally determine how the computations are made.
In any case, a complete explanation of what families are included should
be given under "Notes.!

B. The "Plan for Rehousing". - If such a Plan has been developed,
is intended to show the division of all tenant families living in sub-
standard dwellings into the various income grades to be rehoused and the
average monthly statutory rent at which each grade is to be rehoused.
This is indicated, as shown in the Illustration, by drawing horizontal
lines across the two columns at the right and across the chart itself
and entering in each segment of the two columns the limits of the income
grade and the average monthly statutory rent at which that grade is to
be rehoused. The income limits which would apply to a four-person family
and the statutory rent for a two-bedroom unit may be entered as the in-
come grade and average statutory rent. The lowest income grade and av-
erage statutory rent showm will be the lowest which it is believed to
be feasible to reach and the highest will be the maximum for the entire
program in the community. ’

When the Plan for Rehousing is shown a dotted line should be drawn
on the chart so that the area between the dotted line and the base line
will indicate the number of families in each income grade which are now
paying at least as much for rent plus utilities as the statutory rent
proposed for that grade. The area to the left of the dotted line will
indicate those families whose rent would be increased if they were to be
rehoused.

C. Distribution of Dwelling Units and of Families Receiving Relief,
by Monthly Shelter Rent. - The table in the lower portion of the sheet
provides for a tabulation, by shelter rent, of the number of tenant-
occupied standard and substandard dwelling units and of vacant standard
units. The tabulation may be taken from a Real Property Survey or other
local survey or estimates may be derived from other available data. Rent

classes may be those used in the tabulation of the original source of the
data.

The entries for the number of vacant standard dwelling units in each
rent class should be the number of such vacant units prorated on the basis
of the total number of tenant occupied wmits, standard and substandard,
occupled by each race. This is derived by multiplying the number of
vacant standard units in a given rent class by the percentage of the

total number of tenant occupied units in the same rent class occupied by
a given race.

The line "Percent Families Receiving Relief" is provided in the lower
portion of the sheet in order to permit the inclusion of these data by
rent if they are not available by income as called for in the upper part
of the sheet. The entries here should be the percentage of the sub-
standard wnits in each rent class occupied by families receiving relief.
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A full explaration of what is meant by the term "relief" &hould be given
in the notes as called for in the instructions above.

The entry for "Minimum Adequate Utilities" should be the minimum
monthly cost of an adequate complement of utilities. This may be derived
by estimating the amount spent for utilities by families in the lowest
shelter rent class in which the number of standard tenant occupied units
exceeds the number of substandard tenant oceoupied units. The reliability
of this estimate may be checked by an estimate of the expenditures for
utilities by families in the highest income grade, by estimates of the
local welfare agency of the cost of such utilities, or by estimates of

the cost of utilities on a project adjusted to allow for differences in
whosesale and retail rates.

Under "Notes" should be given the source of basic market data, the
data to which they apply, and any explanation necessary for a clear under-
standing or to permit an accurate evaluation of the data.
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MARKET DATA

city —Typical State Race Vhite
- _ Distribution of Tenant Families in Substandard Housing ml o ::;
2% b1 (Wwhen plan for rehousing 1s shown, area to left of dotted
pops} zg:g lines represents families paying equivalent rents; area .Efu
—-a g = to right of dotted lines represents familles whose rents E] g4
E“‘ 285 would be Increased.) 8 g &
a5 %g [ELE ‘ & [ =g
gk o g&5 - - o 3
§§ ég §g§ ggg Number of Families ( 2 or more persons) gg £3
(=] - o
= e ° 800 1600 Q0 320 i
64.9] 308 {19.10 Ugder
8.4 705 [16.55] $200-
$400-
7.4 €52 18.25| 400 L L L D L L) #e: 150
! T 526~
1.0 3015 [18.40] 600~ : 700 fL4+25
799 ”
01-
] 17.50
0.6/1507 |20.70]  8Q0- ~ = 900 {17+
999 H
900-
0,2]11578 {21,251 1000- . 120c21.00.
1199
0.211294 [23.05] 1200~
1399
i - |o.0l 833.023.45] 1400~
: 1599
- L. 342 [23.00] 1600-
1799
0.2 451 125.,90] 1800~
1999
0.0l 556 {26, 52 POOOkove:
Distribution of Dwelling Units and of Families Receiving Relief,
By Monthly Shelter Rent
Monthly Shelter Rent )
Item Under| 5.00-{10.00415.00420.00-R5.00430. 0. 50.00-{75.00
Total |$5.00{9.99 [14.99 19.99 R4.99 £9.99 [39.99 149.99[74.99 & oves
Tenant Occupled
Standard Dwelling Units 33,531 2 54| 803 3,299 4,494| 5,675 9,873 5,309 3,248 774
Substendard Dwelling Units 18,297 283 1,530| 5,338 5,087 3,387{1,687] 846] 111 27 1
Percent Famllies Recelving
Relief
vacant Standard Dwelling Units 2,279 0 1 300 100 183 278 676 508 364 139
Minimm Adequate Utilities $__2s75 __ Notes: The number of families shown in the distribution
by income includes only nonrelief families in units occupied by single groups. Hence the
families indicated by "Percent Families Receiving Relief®” are additional families. This also
‘ accounts for part of the difference between the number of "families" and the number of

"substandard dwelling units," the remainder of the excess of dwelling units being those
occupied by single persons and doubled-up families.

What purports to be "monthly shelter rent" includes some utilities. The estimate of
"minimum adequate utilities," therefore, is the additional amount which should be added to the
nghelter rent" of about $20 or $25 in order to adjust to a "rent plus utilities" basis.
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