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ForeworC

As a public service to assist local housing activities Ehrough
clearer understanding of locaI hotrsing market conditions, FHA
inttiated publi.cation of its comprehensive housing market analyses
early in 1965. While each report is designed specificalLy for
FHA use in administering its mor:tgage insurance operations, it
is expected that the factual information and the findings and
conclusions of these reports wl1l be generally useful also to
builders, mortgagees, and others concerned wiEh Local housing
problems and to others having an lnterest in local economic con-
dltions and trends.

Since market analysis is not an exact science the judgmental
factor is important in the development of findings and concLusions.
There wl1I, of course, be differences of oplnion in the lnter-
pretation of avallable factual information in determining the
absorptlve capacity of the market and the requirements for maln-
tenance of a reasonable balance in demand-supply relatlonshlps.

The factual framer.rork for each analysis is developed as Ehoroughly
as possible on the basis of inforrnation available from both local
and national sources. Unless spectficaLly ldentified by source
reference, alI estlmates and judgmerts in the analysis are those
of the authoring analyst.
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ANALYSIS OF THE
BIRMING}IAM AI,ABAI"IA HOUSING MARKET

The present economy of tire Birming',am Standard Metrcpolitan
StatisEicaI Area (SMSA) is marked by a heav)i reliance on durable
goods manufacturing, particularly the primary metals, fabricated
metals, and transportation equipment industries 'irhich accounted
for 57 percent of rhe manufacturing employment in 1964. Sirlce
1961, nonagricultural i.;age and salary emplolment iias been steadily
i.ncreasinEe Hoi,-ever, tne 1964 averaSe of 205,500 was only i,700
(L,2i)3 

.1 obs ar-Lnualty) above the 1958 averaEe. Nevertneless, ira;e
and salar)r ernplolment in 1964 is up 5, I00 over tirat of 1953, and
tbe 1964 average is tiie liigf,est level recorded in the past severl
years.

Unemplo;me11L averaged 9,600 (3.9 percent) duriLrp, L964, representini,
a conl-inuation of a declirLe ELrat begail in 1961, and tr,e lo,.,iest level
recorded durin5 tne l95B-1964 period. The decline in unemplo;rneirt
during tiiis period reflects a decrease in Ei-re size of tir€'.rrork force
as well as a decline in tiie number of une;nployed.

2

3

The current median income of all families in trre SMSA

of Federal ir-rcome taxes, is about $5, 950, and ttrat of
$4,300.

af[er deduction
tenant f amilie.s,

4

Tiie cu;ren[ population of the SMSA is approximately 672,500, at
iricrease of al-rout 37 ,650 (six perce[iE) since 1960. Populaiioli
Aro\itn iias a'veraged about 7 ,275 persons annually in recent );ea::s,
compared rvitit a decennial gain of abouE 7,600 persons annualll
in tire 1950's . The population is expected Eo increase bl,' 9, 100

a year ro 690,700 by June 1967.

At tire present time, households number 196,300, an increase of over
2,800 (i.5 percenr) annually since April 1960. Between 1950 and

1960, tire irrcrease averaged 2,825 (l.B percent) rrouseholds a year.
Household groiuth during the next gwo years is expected to aPproximate

3,250 (I.7 percent) annua1lY.J

AS OF JIJNE 1. 1965

Summagu- and Conclusions
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New residential building acEiviEy, as measured by building permit,s
issued, has averaged 4,L25 since January 1960, somer'rhat belovr
the average 4,925 units authorized each year during the 1950-
1960 decade. Although single-family units accounted for almost
80 percent of tkie total units authorized since 1960, the volume
of building permiE authorizaEion for single-family houses nas de-
clined. The number of mulEifamily units authorized hSs heen
trending upward since 1960, accelerated by the large volurne of
multifamily public housing uniEs.

6. Currently, there are about 9,400 available vacant housing units
in the area,2,800 sales units and 6,600 rental units, equivalent
t.o a homeotflner vacancy ratio ot 2.2 percent, and a rental vacancy
ratio of 8.3 percent. The currenE homeorvner vacancy ratio is up

from 1.7 percent in Aprif 1960, while the renEal vacancy ratio
represents a slighE decline over the 1960 ratio of 8.5 percent.

Demand during the next trrlo years that will resulE j-n a more accept-
abLe demand-supply balance in the housing market, is approximately
3,050 dwe.l1ing units annually, including 2,750 sales units and 300

renEal units. Should public benefits or assisLance in financing or
land acquisition be provided, another 175 rental units may be in
demand, Elius increasing total potential demand to 3,225 units
annual ly.

Demand for new sales houses by price class is expected to approximate
the pattern indicated on page 29. Demand for rental units by monthly
gross rent level and by unit size is expected to approximate the
patterns shown on page 30.

7

\
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B IRI'I IIJGHAI.'I . ALABAI"IA OUS ING }'{ARKETH

AS OF JUNE I, [965

HousinE Market Area

For the purpose of this report, the lSirmingham, Alabama, Housing
Iiarket Area (HMA) is defined as Jefferson County, Alabama. The de-
llneated area conf orms to the Birmingham, Alabama, SEandard l"letro-
politan ljtatistical area (Sl'1SA) as defined by the Bureau of the
Budget. The fil\lA is located in the iron, coal, and limestone beIt
of north central Alabama. Blrmingham is the county seat of Jefferson
County and is the largest city in Alabama. The city of Birmingham
is situated I0O miles south of HuntsvlIle, A1abama, I00 miles north
of l-lontg,omery, Alabama, and 150 miles west of Atlanta, Georgia.
'Ihe citv lies in a long narrow valley known as Jones Valley which
extends northeast between the Red Mountain, Flint Ridge, and \lest
Red }{ountain.

The rough terrain has had a significanE influence on the development
of the city of Birmingham and the effect on subdivision design is
severeo Much of the land is hilly and rocky and development
costs are disproportionately high. The industrial establishments
of the area.rre located in Jones t/a1ley wlth the major instaLlations
situaEed near the Warrior CoaI Fields in the eastern part of the
urban area. Until recently, major residential development followed
the valley, thereby creating an elongated northeast-southwest metro-
politan area. In recent years, however, there has been a marked
increase in residential development southeast of Birmingham into
the luiountain Erook, Homewood, and Vestavia areas.

Three interstate routes serve the Birmingham area (I-59, I-65, and
I-20). Air transportation is provided by four airlines at the Rir-
mingham Nrunicipal Airport and eight major railroads provide the HMA

with freight and passenger service. ln addition, the Birmingham area
is served by a navlgabte srater$ray (ilarrior-Tombigbee River System)
which connects with the port of l".obile, Located 26 miles west of
Birmingham, the Birmingham terminal (Port Birmingham) facilitates
the movement of bulk commodities via barges to the port of Mobile.

The U.S. Bureau of the tiensus reported that there tas a net in-
commutation of 9,100 workers into the SMSA ln ApriI 1960, 13,550
in-commuters and 4r450 out-commuters. Almost 54 percent of Ehe
nonresident workers Iived in one of the slx counties contiguous
to the SI1SA. Sixty-three percent of the in-commuters to the SI'1SA

worked ln the city of Birmingham. Shelby County accounted for ten
percent of the total out-commutation from the SIISA and i,Jalker County,
eight percent. The remainder traveled to other surrounding counties.
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Economy of the Are4

Character and History

9.""glel_-q.g-!gt-r-p!-gn. Tne developnent of Birmingham as the iro:r and

steel center of the South can be attributed to its location near
the narrigabLe Warrior River and nearby Iarge deposi.ts of bituminous
coal and other minerals. The Birmingham area grew rapidly in the
late 18O0's following the completion of the North-East & South-West
Rai lroad, and the OId Souti.r & North Rai lroad, which intersected in
Jc.rnes Valley. Following the acquisitj.on of Iarge tracts of land b1'

the railroads, the city of Birmingham was incorporated by the State
General Assembly i,n 187I. The first iron furnaces erected in
Jefferson County were the Moor furnaces and the Irondale furnaces,
a few miles northeast of Oxmoor. These furnaces vrere important in
the growth of Birmingham because they were the first to use iron ore
on a substantial scale from Iocal Red Mountain. The first foundry
was built in Bj.rmingham in 187I, followed by the first rolling miLl
completed in 1880.

The development of the transportation equipment industry was more
recent, following the establishment of the Pullman-Standard Car
Manufacturing Company in 1929" Subsequent to the outbreak of the
Korean confll,ct, the transportation equiPrnent industry was advanced
when the Hayes Aircraft Corporation located in Bj.rmingham.

Eq.incipal Economic Acti. Established as the iron and steel
center of the South, Birmingham has gro','rn with that industry and

the economy of the area is still attuned to the fortunes of
heavy durable goods m,lnufacturing, particularly the primary metals,
transporLation equipinent and fabricated metals industries. The

combined employment of these inCustry groups accounted for 57 percent
of the manufzrcturing employment in 1964. As one of the largest
producing centers of the Nation for "heavy" durable goods, the
Birmingham economy is highly sensitive to national business conditions
and changes in emplo]/ment at the local level generally parallel
the behavior of the national economy.

E*pl_gyrngn!

Current Estimate_. ln I964, total nonagricultural employment in the
Birmingham SNISA averaged 23-7r2OO workers, 2O5r500 wage and salary
workers and 3tr70O other workers, including self-employed persons,
domestics and r,rnpaid f ami ly workers ( see table I ). Pre liminary
estimates compiled by the Alabama State Department of lndustrial Relations
reveal a nonagricultural employment average of 242r3O0 in the first
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four months of 1965, uP 8r8O0 (3.8 percent) over the average for a

comparable period in 1964. Employmer E in the first four months of
1965 was higher than the average for any full year recorded ln the
past seven years.l/ S.."onal influences are Partially responsible'
however, Wage and salary emPLoyment has closely paralleled total
nonaS,ricultural emPloyment in recent years.

past Trend. As a result of the 1957-1958 recession and a major steel
strtke i" 1959, nonagrlcultural wage and salary employment decreased
by 1,300 from 1958 to 1959. A gain of 3,60o jobs from 1959 to 1960

was off-set by a loss of 41700 jobs in the following yearr Since
l95l nonagricultural wage and salary employment has been steadily
increasing. However, the 1964 average of 205r500 uras only 7'70O
(L1275 jobs annually) above the 1958 average. Nevertheless, wage

and saliry employment in 1964 is up 51100 over that of 1963' and the
1964 average is the highest level recorded in the Past seven years.
At 210,300 in the first four months of L965, wage and salary employ-
ment is 81600 (4o3 percent) above the average for a corresponding
period in 1964. The preliminary figure for 1965 partially reflects
seasonal factors and the increased orders for steel and iron producEs

in anticlpation of a steel strike this falI.

Emplovment bv Industrv. Of the L964 average of 205,5O0 nonagricul-
tural wage and salary workers employed ln the Birmlngham SMSA, 62,000
(30 percent) were employed by manufacturing lndustries and t43,5OO
(70 percent) were employed by nonmanufacturing industries. As may
be observed from the followlng table, these proportions have obtalned
for several years,

Average Annual Nonagricultural \,Jage and Salary Employment
Jefferson County. Alabama. 1958-I964

(in thousands)

Manu-
facturing

64.
50.
59.
56.
58o
60.

Nonmanu- Total wage &

f acturins Efgyemp.lgL.
Change in lqtd
Number PercentYear

L958
1959
1960
t96 r
t962
t963
L964

l
3
4
I
3

5

0
4
2

7

3
o
0

13 3.9
135. I
140.9
138.7
138.7
I40.4
143.5

I9 7.8
196.5
200. I
L95.4
I9 7.0
200.4
205.5

a

a

a

a

;
6

7
6
4
I

l.
-2.

I
2

;
8
3

8

7
562. a

Source: State of Alabama Department of lndustrial Relations.

l/ Comparable employment data are availabl.e for the years f958-1954
on ly.

a
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Eighty percent oE aIl manufacturing employment was provided by the
rlur.able goods industries, which averaged 49,600 in I96/+. The primary
metals industry is Lhe Iargest source of manufacLuring employment.
It accounted for 4-5 percent (27,600) of the manufacturing employment
and 13 percent of the total nonagricultural wage and salary employ-
ment in 1964. Blast furnace operations and steel work accounted Eor
about 19,900 (72 percent) of the employmenE in ttre primary rnetals
industry, while most of the remaining employm():tt i 27 percent, or
J ,/+OO workers ) was in iron and s tee I f oundirries. The average of
7,500 workers in the f abricated rnetals industry acr:orrnted f or l2
percent of manufacturing employment in 1964, followed by 6r000
(ten percent) in the food industry, and 5r800 (nine percent) in the
transportation equipment industry. Employment in other manufacturing
segments ranged from a low of 1r100 in tire apparel and related
produ:ts industry to 2r800 in the stone, clay, and glass segment,
with no single manufacturing group accounting for as much as five
percent of the average manufacturing employment in 1964 (see table lI).

I'{anufacturlng employment steadily declined by an average of about
2,425 jobs (3.8 percent) a year from 1958 to 196I as a result of two
recessions (1957-1958 and l950-f961) and a major steeL stri.ke (JuIy
1959-November 1959). Despite three successive increases in the years
subsequent to 1961, manufacturing employment in 1964was still 2,O0O
(3.I percent) below the seven-yeqr high recorded in 1958. Albeit,
preliminary, average manufacturing employment in the first four months of
1955 is 5,3OO (8.8 percent) above that for a comparable period in
1964. The rapid growth thus far in 1965 is partlally the result d
an increased number of orders by steel consumers in anticipatlon of
a nationwide steel strike. To some extent, this also is confirmed
by the significant employment increase in the primary metals industry
in the first four monEhs of 1955 and the fact that manufacturing
production workers ln the primary metals industry averaged a 47.5
hour work-week in April 1965 compared with 42 hours in liarch and
41.4 hours in ApriI 1964.

The bulk of losses in manufacturing employment from 1958 to 1961
was attributable to the durable goods industries, particularly the
primary metals and tranporEation equipment industries. Likewise, the
net increase since 196I is attributable to growth in these tw<> major
segments. Although employment in primary metals in 1964 exceeds the
1958 average by only 300, and employment in transportation
equlpment rdas 3,500 jobs below its 1958 average, these segments thus
far in 1955 are considerably above their respective leveIs for a
comparable perlod in 1964. As mentloned previously, Ehe employment
increase in the primary metals industry in the first four months of
1965 ls partially the result of stockpil.ing, while the gains in
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transportation equipment reflect large defense contracts awarded to a
major firm in Ehis sector. From 1958 to L964, the largest single
net gain in durab[e goods employment hras exhibited by,otherlrdurable
goods industries which added 800 new jobs. WiEh the exceptlon of a
modest decline in the chemicals and aIlied products industry all seg-
ments of nondurable goods employment increased only slightly from
1958 to L964.

averaglng 47,7OO workers in 1964, the trade industry is the largest
single source of employmenE in the Birmingham SMSA, accounting for
one-third of a[I nonmanufacturing employment and 23 percent of total
wage and salary employment. Employment in retail trade comprises
almost two-thirds of the total trade employment in 1964. Uther
major sources of nonmanufacturing employment ln 1964 were services
which employed 26,400, or 13 percent of total wage and salary employ-
menE; government, 23r100 (11 percent) ; transPortation, communication,
and public utilities, 16r2o0 (eight percent); finance, insurance,
and real estaEe, 14r400 (seven percent); and construction, 1l'3O0
( six percent ).

hlith the exceptionof asharp decline (2,2OO workers) during the 1960-
t96t recession, and no change from 1961 to L962, employman t growth
in nonmanufacturing industries has been rapidly lncreasing by 9'700
ot 7,2 percent since 1958. Excellent gains in the services (41200)
and government (4r200) segments were primarily responsib[e for non-
manufacturlng gains, off-setting a loss of 4,0O0 jobs in Ehe mining
industry. Ttre drop in mining employment reflects Ehe closing of a
major mining f irmo t-iurrently, StaEe and locaI government comprise
about 77 percent of the total government employment. The growth in
government and services is rhe result of the expanding University
of Alabama Medical and Dental Schools and the entire medical complex
located in Birmingham as well as the expanding administration of the city.

Female Elqployment. In 1960 , 34 percent of the nonagricultural resi-
dent employment in the Blrmlngharn SI'1SA was f emale eompared with 32
percent in 1950. The 1960 ratio is slightly lower than the 35 per-
cent for the State and the Nation. The proPortlon of female employ-
ment is relatlvely high considerlng the concentration of heavy
indusEry which is not typically an employer of women. The increase
ln female particlpaElon is attributed to an increased number of jobs
which became available for women during the 1950rsrparticularly in
Ehe trade and serrrlces industries and, to some extent, the continuing
spread of automatlon in Ehe steel industry.

a
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P@"Theproportionofthepopulationthatisemp1oyed
has been declining steadily since 1950. Based on the number of resi-
dents employed, this ratio declined from 35.56 in 1950 to 34.02 in
I960. Computed or the basis of total i:ather than resident employment,
the participation rate has declined from 36,74 in 1959 to 35,15 at
present. The lotuer ,':ate of employment growth in the SIlSA i.n the
1960's fias accelerated the decline in the participation rate compared
with the trend of the 1950-1960 period. The declining rate is typical
national l7 and is attributed to the increased period of time yor-rng

people now spend in school (vocational or collage), early retirernt,nt
f or the older population, and withdrarvzrls of others f rorn the work f orce
resulting from a lack of employment opport,rnities. The anticipated
improvement in the econorny of the area is expected to reduce the rate
of decline over the forecast period.

!neqpl_ry*.n!

The State of Alabama Department of lndustrial Relations reported that
thei:e \{as an average of 9r600 workers unemployed in the Birmingham
SIISA in 1964, yielding an unemployment ratio cf 3.9 percent of the
work force compared with 5.I percent (12,500) in 1953 and 8.I (20,50())
in I958. Unemployment in the first fotr months of 1965 is esEimated
at 81300 or 3.3 percent of the work force conpared with 1lr20O or
4.5 percent for a corresponding period in 1964. The current unemploy-
ment figure represents a cor)Linuation of a decline in unemployment
that began in 1961 and the current leve1 is the lowest achieved in
the past seven years. It is significant to note that the civilian
work force declined by 4,7C0 from 1958 to 1964, while total employment
increased by 6r300, thereby reducing unemployment by llr0C(1.

LUt_ur.g._Erlp loynrent Prospects

Nonirgricultural empl-oyrnent is expected to increase by about 5,000,
or 2ri:00 jobs annually over the next two years. This increase is
above the average annual growth exhibited from 1958 to 1964 (I,050),
but is below the 3r430 increment experienced since f961. The empl.oy-
ment projection is premised upon the assumption of continued gror,uth
in the durable goods sector as \,re I I as a continuation of the steady
gains which have been evident in nonmanufacturing industries, princi-
pally trade, services, and go';ernment"
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lnasmuch as employment changes in the Birmingham area generally have
paralleled those of the national economy, it is not unreasonable to
expect a continuaEion of the present upward trend. lf, however, the
economy of the Nation declines, employment levels in Birmingham will
probably be lower. The magnitude of employment growth is clouded by
the fact that steel consumers are presently stockpiling as a hedge
against a possible steel strike and employment in the durable goods
sagment may decline this fall since the need for steel products will
have !ssn satisfied partially.

Income

Average Weekly Wages. ln Aprll 1965, manufactur!ng production workers
in the Blrmingham SMSA earned an average of $126 working 44.2 hours.
Once agaln the effect of negotiations in the steel indusEry is apParent
in the extended work-week as area firms work over-time in an efforE to
meet the backlog of orders for steel products. r"Jorkers in the primary
metals lndustry averaged a 47.5 hour working week in April 1965 com-
pared with 42.0 hours in l'larch and 4I.4 hours for April L964. In
1964, the average gross weekly earnings of manufacturing production
workers in Birmingham were the hlghest in the S Eate and exceeded the
average for the United States. Despite the concentratlon of heavy
industry in the Birmingham area and the high wages paid to workers
therein, earnings of productlon workers in Birmi.ngham from 1960 to
1964 have grown by only t3 percent, compared with 17 percent for
the SEate of Alabama and 22 percent for the Nation as a whole.

Average Gross WeekIy Houls eell E4lqings
of Manufacturing Production ,rlorkers

1960- 1964
( rounded to Ehe nearest dollar)

AlabamaBtrmlnpham
Earninqs Hours

$ 101
LO2
106
Lt2
114

39.7
39.4
39.9
4r.0
4l .3

$zo
79
83
85
89

United States
Earnings Hours Earnings HoursYear

I 960
I95 I
t962
1963
t964

39.
39.

4
6
I
5
0

$88
96
98

I03
107

4(J.
40.
40.
41.

?a 6
6

5

9
4

40.
40.
41 .

Source: Bureau of Labor Statistics.
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F ami Iy Income. The current median annual income of all families in
the Birmingham SMSA, after deduction of Federal income taxes, is about
$SrgSC, and the current median after-tax income of all tenant families
is $41300. Approximately 29 percent of aII families and 45 percenE of
all tenant families earn after-tax incomes below $4,000 annually.
About 14 percent of aII families and 6 percent of all tenant families
earn incomes in excess of $I0r000 annually (see table lll).

By 1967, the median annual after-tax income of all families is
exp,3cted to approximate $6 1275, while the renter median income is
expected to rise to $41525.
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Demopraphic Factors

Popqlat-lon

Current Estimate. The current popuLation of the Birmingham SMSA is
about 6721500, a gain of some 71275 (1.1 percent) annually since
April 1, 1960. The city of Birmingham has a current population of
343r600, representing an average annual increment of 520 (O.2 per-
cent) since Ehe 1960 census.

Past Trend. Since 1960, population growth in the Birmingham area has
been slightly below the 1950-1960 rate. This decline is primarily
attributed to the decline in employment in the late 195Ots and the
slow recovery from the 196O-1961 recession. During the April 1, 1950
to April 1, 196O decade, the total population of the Birmingham SMS"A

increased from 558 1928 Eo 6341864, an increment of about 7 1600 (1.4
percent) a year. The city of Birmingham grew by about 1'475 (O.5
percent) a year during the decade and the increase would have been
about l r27O less a year had annexations to the city not occurred
during the period.

Although two small communities, Graysville and Trussville, have exhib-
ited a more rapid rate of growth since 1960r the towns in outlying
areas of Birmingham have been unable Eo achieve the rate of growth
experienced during the 195O-196O period (see table IV). There has
been some population growth in Gardendale, Hueytownrand Vestavia
Hills, but these areas lack the data necessary to estimate the pop-
ulation growth since 1960.

Es-timated FulllE-_Bopulglio". Based on the assumption 1[ag the
ecor.tomy of the Birmingham area will continue to expand at a modest
rate, and that the employment participation rate will continue tt>
decline slowly, it is estimated that the population of the Birmingham
SMSA will reach 6901700 by June 1, 1961. This represents an average
annual increment of 9r100 (1.4 percent). Virtually aIl of the
anticipated growth will be in areas oiltside the present corporate
limits of Birmingham.
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Net Natural Increase and M i_gECE-g_!." During the I950-I960 decade,
there was an average of about 15r600 births and 51450 deaths each
year in the Birminghain SI{SA, or an average net natural increase of
10r150 annually. When compared with the average annual population
incrernent of about 7r600 during this period, an ouE-migration of
2r55O persons annually from the SMSA is app,arent. Over the 1950-1960
period, the city of Birrningham experienced a net out-migration of
3,875 persons annually, while L1325 persons in-rnigrated to the rest
of the SI"1SA each year. The in-migration experienced in the rest of
the SMSA durir-rg the 1950-1960 decade is attributed, for the most
part, to the availability of cheaper, attractive land sites in
out lying areas.

S:lnce 19tl:1 , the average annual net natural increase in the SMSA
dropped 23 percent below the 195C-1960 leveI, to 7,775 persons a
year. A comparison with the annual population increment of 7,2-75
since 1960, indicates that the level of out-migration tras been
substantially reduced to 500 persons a year. The city of
Birmingham continued to experience a net out-migration but at
a lo\,r'er level of 3r250 annually, while in-migration into tlte rest
of the S1"ISA increased to 21755 persons a year. The expandi,rg
eLtonomy since 1961 is responsible for the increased in-migration into
the remainder of the SMSA where numereus sites are avaiLabLe for
residential develop:nent. Numerous families have left the city of
Birmingham as a result of the large number of demolitions of
residential units in recent years.

A11e of Popu I at ion . A comp.arison of the population in the SMSA by age
in 1950 and 1960 is presented below. The distribution reveals that
the greatest rate of growth occurred in the 60 year and over age
group. The gain in the older age group is attributable to the
generaL aging of the population and to increased longevity caused
by advanced techniques in mr:iicine and methods of prolonging tife.
The substantial increase in the 0 to 19 year age group is the
result of the high birth rates and the periods of relative
prosperity which followed World War lI and the Korean Conflict. The
decline in the 20 to 29 age group and the modest increase exhibited
by the 30 to 39 age group indicate, principaLly, the low birth rates
prevalent during the l92o-1940 period when persons in these age groups
in 1960 were born.
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Population Distribution by Age
B i rrningham, Alabama. SMSA

April 195C-April 1960

Apri I
19 50

Apri I
r960

Change
Number PercentA.qe group

Under 9

10-19
20-29
30-39
40-49
50 - 5'.)

60-69
70 and over

Total

117,913
84,742
93,835
86,962
7 4,597
50,973
32,016
I 7 .890

558,928

t44,155
llo,0I8

-77 ,4tl
87 ,562
19,t53
64,126
42,599
29.240

634,864

26,842
25 ,2-/ 6

-L6,424
600

4,556
l3,153
I0,583
t I .350
75,936 I3.5

))
29.

-t7.

6,
25.
33.
63.

8
8

5
l
I
8
1

4

Source: 1950 and 1960 Censuses of Poptrlation.

Househo ld q

Ctrrrent Estimate. Since 1960 , the number of households (occupied
housing units) in the SMSA increased by about 2,80O (1.5 percent
annually to a total of 196,300 as of June 1, 1965. Households in
the city of Birmingham now total about 1041400, an increase of 490
(0.5 percent) a year since Apr:i 1. I ?60. TabIe V shorus the trend of
household growth in the Birmingham SMSA and its components since
1950. Two-thirds of the household growt.r Curing the 1950-1960 decade
took place in the city of Birmingham and the major municipalities.

Past Trend. Between 1950 and 1960 , the number of households in the
SMSA grew by 21825 (1.8 percent) annually from I53,546 in April 1950

to 1811774 in April 1960. Household growth since 1960 has been only
slightly below the 1950-1960 average, paralleling trends in population
growth if consideration is given to reductions in household size. A

.small part of the increase between 1950 and 1960, however, is the
result of a conceptual change from "dwetling unitrrin the 1950 census
torrhousing unitil in the 1960 census whereby a number of furnished-
room type of units were classified as housing units, and their
occupants as households, for the first time in the 1960 census.
Although household growth since 1960 also has had concentrations
in areas other than those municipaliEies identifled in table V, the
increment is not rural in nature. Much of the growth in the remainder
of the SMSA is reporEed to have taken place in and around Gardendale,
Hueytornrn, and Vestavia HilIs.
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Future Household Growth. Based on the projected population increment
resulting Erom increased employment and on the assumption that the
average household size in the Birmingham area will continue to decline
siowly during the next 24 months, it is anticipat:d that [here will be
6,500 housetrolds added by June L967, or a gain of about 3,250 house-
holds ( l-.7 percent) a year. The projected rate of growth exceeds
the average for the 1950-1960 period and that of 1960 to the present.
Most of this gain is expecte<l to conform to the p,attern exhibited
since 1960, with a significant proportion of the growth concentrated
in outlying areas (principally Homewood, Hueytown, Mountain Brook,
and \,iestavia Hiils).

Household Size. The average household size in the Birmingham SMSA has
decreased from 3.57 in 1950, to 3.45 in 1960, and to 3.39 at present.
once again, the "definitional" element referred to earlier_ partially
accounts for the decline in average househoid size from 1950 to 1960
in that a number of small "housing units, that were enumerated in
1960 were not included in'dr'relling units. in l95c (affecting
Birmingham, particularly). As indicated in the table below, the
average size household in the remainder of the SMSA is relatively
large despite the declining trend since 1950. The substantial out-
migration of young families and persons of family formation age
during the 1950-1960 decade is apparent in the declining average
household size in the rest of the Sl4SA, despite accelerated
suburban i zat ion .

Average Household Size Trend s
B i rlrin ,ham AIabama SMSA

195C.1960 and 1965

Area

B i rmingham
Rest of SMSA
SMSA total

Apri I
19 50

3.43
3.19
3 .51

Apri I
19 60

3.30
1.1:.
3 .45

Apri I
196 5

3.25
3.55
3.39

Scurce: 1950 and 1960 Census of Horrsing.
1965 estimated by Housing Market Analysr.
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Housing Market Factors

Housing Srrppl y

Current Estimate. The current housin g inventory in the Birmingham
SMSA totals about 210,400 units, a gain of about 3,O25 (1.6 percent)
a year since April 1960. One-third of the housing stock growth since
1960 has occurred in the city of Biruri.ngham. The rem,aining growth
has occurred in Ehe suburban areas pri:nerily around the Fairfield,
Homewood, Hueyto;^.rn, MountaLn Brook, and Vestavia Hi I ls areas.

Past Trer'rd. The April 1960 Census of Housing reported ;r total of
194,-788 housing uni ts , representing an ann,ral gain of about 3 ,550
(2.2 percent) over the April 1950 figure (see table VI). Nearly 40
percent of this increment occurred in Birmingham, while the remainder
occurred in the outlying cities and towns. Although the rate of growth
of the housing supply was not particularly rapid, it was increasel
:;omewhat by a definitional change by the census between 1950 and 1960.
Units enumerated as I'dwelling un i i: jrr in l-950 were classif ied as "housing
unitsrr in I960 thereby overstating, to some ext.:nr. the actual increase
in the housing stock between 1950 and 1960.

Type of SEructure. Almost 85 percent. of the housing uniEs now in
the SMSA are in one-unit strucEures (including trailers), four
percent in two-uniL structures (duplexes) and 11 percent in structures
with three or more units. The proportion of duplexes declined from
196O to the present as a result of a substantial number of demolitions
of such units since 1960. It is significant to note that the number
of multifamily units (Lhree or more units in a structure) declined
during the 195O-196O decade, indicaEing that the number of demo-

litions of such units exceeded new construcLion during the period.

Housing Inventory Units in StrucEure
Birmineham. Alabama. SMSA - I95O. 196O,and 1965

Tvpe of structure

I unit4/
2 units
3 or more units

Total units

a/

Apri 1

19 50

1O1,118
36,373
2r.886

t59,377

April June
1960 1965

L62,966 177,3OO
10r58O 9,2OO
2l-2O5*t 23.9OO

-u,

L94175L- 210r4OO

Percent of total
1950 1960 L965

63.5 83.7 84.3
22.8 5.4 4.3
t3 .7 10. 9 LL .4

100.o 100.o 100.o

h
Includes trailers.
Differs slightly from the count of all housing uniEs (1941788),
because units by structural size were enumerated on a sample basis
in 1960"

Source: 1950 and 1960 Censuses of Housing.
1965 estimated by Housing Market Analyst.



Year Bui l tl/ . Approximatuty t"r,tiur"""a (20r9oo) of the current
housing inventory in the Birmingham sMSA has beon built since April
1960. During the 195o-1960 decade, 26 percent (55r9oo) of the current
housing stock l^,as constructed. Units built prior to 1950 account for
64 percent of the current housing supply, the bulk of these (35 percent,
or 74r4OO) were constructed prior to 193O.

Distribution of the Hou ins Supplv bv Year Built
Birmingham, AIabama, SMSA. June 1965

Year built

April 1960 - June 1965
1955 - March 1960
1950 - t954
1940 - t949
1930 - t939
L929 or earlier

Total

Number of units
Percen t age

distribution

10
t4
t2
t7
T2

35
100

20 r 9OO

30,5OO
25,4OO
34, OOO

25 r2OO
I 4.4AO

2 10,4OO

Source: Estimated by Housing Market Analyst.

ition of the Inven . On the basis of census reports, housing
units classified as dilapidated or lacking one or more plumbing facil-
ities comprised one-fourth of the housing inventory as of April 1, 1960"
This proportion represents a substantial improvement in the condition
of the inventory since April lg5orrwhen one-half of the housing stock
was classified in that category.A'In April 1960, 58 percent of the
rrsubstandardrt units were renter-occupied, reflecting primarily, old,
converted, single-family homes located in the older areas of Birming-
ham. on the assumption Ehat the units added to the inventory since
April 1960 are of acceptable quality (with at1 plumbing facilities)
and that demolitions have removed a considerable number of substandard
units, the proportion of substandard units may have been reduced to
20 percent of the inventory.

Value and Rent. I n 1950, the median value of owner-occupied dwelling
unlts in the Birmingham SMSA was $9,500. Median values in the city
of Birmingham and the rural area were $9r700 and $7rO0O,
respectively. The current median value of owner-occupied units

L/ The basic data reflect an unknov.rn dr:gree oE error in lyear builtl
occasioned by the accuracy of response to enumeratorsr questions
as welI as errors caused by sampling.

2/ Because the I95U Census of Housing did not classify "deteriorating"
'Li,-ri ts separately, it is possible that some units classif ied as
"dilapidated" in 1950 would have been classified as !'deteriorating"
by 1960 definition.
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is judged to be slightly above the 196O median, reflecting the con-
struction of units in the $12rOOO to $17rOOO price range since that
time. The median gross rent in the SMSA was $52 a month in 196O and
it is estimated to be nearer to $6O a month currently.

ResidenEial Buildine Activitv

Trend. ln thefirst five months of L965ra total of about 2'000 units were
iffioTized by building permits in the Birmingham SMSA, including 4OO

units of public housing. For a corresponding period in L964, almost
lr5OO units were authorized indicating that the number of units
authorized in 1965 will more than likely exceed the Eotal for 1964.
The number of units authorized since 1960 has averaged 4rLL5 r^rhich
is somewhat below the 41925 units authorized each year during the
l95O-1960 decade (see table VII). Inasmuch as building permit data
for 195O through 1959 were not available for many municipalities
throughout the SMSA, the annual average since 1960 is, in facL, sub-
stantially lower than that of the earlier period.

Table VII shows that the number of units authorized by building per-
mits since 196O was almost equally divided among the city of Bir-
mingham (33 percent), Ehe major municipalities (32 percent), and the
nemainder of the SMSA (35 percent).

Housine Units Authorized bv Buildine Permits

Singl e

fami Iv

1,322
I,27L

Mul tifatuiLy
Year

1960
L96t
L962
I 963
1964

1964 (Jan.-May)
1965 (Jan.-May)

,715
,363
,59o
058
704

3
3
3
3
2

Duplex Private

191
366
376
848
56s

4
78

170
260

58
70
24
80

6

Pub lic
250
328_

600
66

40;

Total

4 1214
4,127
3r99O
41586
3r341

1,496
2rOO9

Source: Bureau of the Censusr C-40 Construction Reports.

Although singLe-family units accounted for 79 percent (86 percent if public
housing is excluded) of the total units authorized since 1960, the volume
of building permit authorization for single-family houses has declined.
The volume of multifamily units authorized has been trending upward since
1960, accelerated by the large volume of multifarnily public housing units.
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Since 1960, multifamily units authorized have been concentrated in tte
city of Birmingham, Homewood, and Bessemer. ln addition to the afore-
mentioned areas, single-family units have been authorized prirnarily
for the Fairfield, Gardendale, Hueytown, Leeds, Mountain Brook, and
Vestavia HiIls areas.

Units Under Construction. A postal vacancy survey conducted in June
1965 enumerated a total of about 1,365 dwelling units under construc-
tion in the Birmingham area, including'725 residences and 640 apart-
ment units (see table VIII). Although the survey covers approximately
85 percent of the dwelling units in the SMSA, most areas with active
residential construction were included, and it is judged that new
construction is negligibLe in the areas not covered by the survey.
The preponderance (55 percent) of single-family units was under
construction in Bessemer and the suburban areas served by the Center
Point, Crestline Heights, Mountain Brook, and Vestavia branches. The
Center Point branch serves the northeastern edge of Birmingham and the
suburban area to the north. The Crestline Heights Branch serves an
area contiguous to the city of Birmingham and the Mountain Brook area.
Virtually all th: apartment units are presently under construction in
Bessemer, Homewood, and Vestavia.

Demolition. Since 1960, losses to the housing inventory through demo-
lition activity have averaged almost 1r000 units annually. Over 80
percent of these units were demolished in the city of Birmingham as a
result of highway and street projects, urban renewaL, and plant ex-
pansions. The preponderance of the units was demolished because of
highway and street projects (primarily the construction of Interstate
20) .

Because of highway construction, the number of units expected to be
Iost in the forecast period is not a firm figure because of the flexi-
bility of scheduling. However, since the construction of I-20
has yet to penetrate the residential I'core" of the city of Birmingham,
it is Iikely that this number will be higher than in the past. Based
on the information now available and on the best informed local
judgments in the Birmingham area, it is estimated that about Ir500
units will be demolished annually in each of the next two years.

Tenure of Occupancy

There are 196,300 occupied housing units in the Birmingham arearas
of June I, 1965, of which L23,2OO (62.8 percent) are ohrner-occupied
and 73,100 (37.2 percent) are renter-occupied. During the 1950-1960
decade, owner-occupancy increased from 50.7 percent in l95C to 61.7
percent in 1960 (see table VI). Between 1950 and I960, renter-occupied
units declined by about 61150 (8.1 percent). From 1950 to
1960, the number of multifamily units demolished or transferred to
oti-rer: uses actUally. exceeded new multif amily construction which
took place so that there was an absolute decline in those units
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av.lileble for renter-occupancy. The out-migration of a substantial
number of young people from the SI{SA has :orrtributed somewhat to
the decline in occupied rental units. This segment usually occupies
rental housing during the first few years as part of the civilian
work force. Although the proportion of renter-occupied units has
continued to decline since ApriI 1960, there has been an increase
in the aggregate number of renter-occupied households in the SMSA.
Increases in both nev,/ rental construction and rented existing
single-family homes have been responsible for this increase since
1960.

Vacancv

Last Census. ln ApriI 1960, there were about 8r450 vacant, nondilapi-
dated, nonseasonal housing units available for sale or rent in the
Birmingham SMSA, equal to 4.4 percent of the occupied housing inven-
tory. Of the total number of available vacancies, l19-75 were for
sale, or a homeowner vacancy ratio of 1.7 percent. The remaining
61475 available vacancies were for rent, representing a rental
vacancy ratio of 8.5 percent. Of the available vacant units, II0
sales units and 1,200 rental units lacked some or all plumbing
facilities.

The table below illustrates clearly that in Aprif 1960 the bulk of
rental units were in single-family structures, which had the best
occupancy experience. The vacancy ratio in single-family structures
was considerably lower than the 11 to 14 percent in larger structures.

Rental Vacancy by Type of Structure
Birmingham. Alabama, SMSA, April 196Q

Type of
S truc ture

One unit
2 to 4 units
5 to 9 units
l0 or more units

Tot al

a/ Differs slightly from all
because units by type of
basis.

Number of
occupied_ uni ts

45,001
13,42-7
5,708
5 .438

69,574

renter-occupied housing
structure were enumerated

Vacant
Number Percent

2 rgo2
2,O34

725
863

6,524

units
ona

6.I
13.2
11.3
13.7
8.6

( 69,589 ) ,
sample

Source: 1960 Census of Housing.
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Poqtal vacancv survev. A postal vacancy survey was conducted in June
1965 by the six principal post offices in the Birmingham sMsA. The
survey covered 85 percent of the current number of housing units in
the area. The results of the survey are summarized in the following
table and presented in detail in t.able VIII.

Birmine Alabama. SMSA. June 1965

Total
uni ts Percent

vacant Used New

Uni ts
under

construction

725
642

L,367

Vacant
Type of

housinp un it9/ surveyed TotaI

Residences 141 r853 4rO43
Apartment s 36 .27 5 2.I7 2

Total units L78,L28 61215

a total of 242 vacancies in 31071 u
rat io of '7 .9 percent. The March 19
from 8 p,ercent in March 1964, but i
of 5.8 percent in March 19G3 and 5.

,o
6.o

3,485
2,O93
5,5-79

558
79

6373.s

al Residences represent mail delivery with one stop, principally single-
family homes, but include some duplexes and row houses. Apart-
ments rePresent mail delivery to one stop with more than one delivery.

source: Postal vacancy survey conducted for FHA by the cooperating
postmasters.

The postal vacancy ratios indicated in the preceding table are not
stri,ctly comparable r.uith those reported by the Bureau of the census,
because of differences in definition, area delineation, and methods
of enumeration. when used in conjunction with other vacancy data,
however, the surveys serve a valuable function in formulating esti-
mates regarding local market conditions.

Vacancies in FHA-Insured pro lects. The annuaL occupancy survey of
ducted as of March L965, showed
ni ts reporting, eclual to a vacancy
65 ratio represents a slight decline
s substantially above the ratios
I percent in March i960.

FH A-insured apartment projects, con

A1l of the projects in the surveys were built between L947 and 1953with FHA insurance. Although these projects are not of recent construction,the ,majority have maintained relatively satisfactory occupancy levels
and only four projects have consistently accounted for about one-third
of the vacancies since March 1960. If these vacancies are excluded
from the March 1965 survey, the vacancy ratio improves to 6.9 percent.

Postal Vacancv Survev
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However, the 1965 survey excludes 309 unlts in seven projects with
Commissioner-held mortgages. In March 1965, there were 67 vacancies
in these projects, which is equal to a vacancy ratio of 22 percant.
In addition, there were five projects excluded from the 1965 survey
which were assigned to the FHA with a total of 140 vacancies in 346

units, yielding a vacancy ratio of 40 Percent.

Other Vacanc Data. Inforrnation based on the experience of a promi-
nent rental management firur indicates a total of /+9 vacancies in 8I1
units, or a vacancy ratio of 6.0 percent as of June 4, 1965. Although
data are not available for previous years, the 6.0 percent vacancy
ratio in June 1965 represents a decline from 6.7 percent in May and

6.5 percent in April of this year. AI1 of the projects are located
i.n the city of Birmingham. AII but three projects (152 units) were
constructed pr:ior: t.r 1950.

A second rental management fir:rn reported an over-all vacancy ratio of
5.8 percent in over 2,000 rental units. Although no detailed data are
available for prior years, it was reported by this agency that vacancies
have increased slightly in their projects in the past few years.
It is estimated that the aforementioned firms rnAnage over one-half
of alI multi.family rental projects in the city of Birmingham.

Vacancy data for the suburban area are notoriously lacking. However,
a new rental project in Bessemer rePorted some vacancies. This
project opened for occupancy in August 1964.

Current Estimate. Based on the postal vacancy survey results and

data on vacancies in the Birmingham area Cescribed above, it is
estimated that there are now 9r400 housing units in the Birmingham
SMSA available for sale or rent. Of this total, 2,800 units are
available for sale and 6r600 are available for rent, rePresenting
sales and rental vacancy ratios of 2.2 percent and 8.3 percent,
respectively.
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Vacant Housing Units
Birminsham. Alabama. SMSA

L960-t965

Housi uni ts

Total housing units

Total vacant units

April 1,
96C-

13.O14

8.455
1 ,991

L.77.

6,474
9.57.

June I,
t965

2 10.400

14.100

Available vacant
For sale only

Homeowner vacancy rate

9 .400
2 ,8OO

2.27"

6 ,6Oo
8.37"

For rent
Rental vacancy rate

Other vacant 4,559 4,7OO

Source: 1960 Census of Housing.
1965 estimated by Housing Market Analyst.

It is currently estimated that 125 sales vacancies and 1r4OO rental
vacancies are units lacking some or all plumbing facilities. In
addiEion, there are 175 sales units and 2OO rental units which are
considered adequate, but are not acceptable because of their location
in blighted areas, or near Ehe industrial areas of Birmingham. After
eliminating the foregoing vacant units, the supply of adequate sales and
rent.al vacancies is still substantially above satisfactory levels.

Sales Market

General Market CondiEions. Although the market for new sales housing
has improved over the past year, it is relatively soft compared with that
of April 1960. The deterioration is evidenced by a declining volume
of new single-family construction, an increasing number of FHA single-
family acquisitions, the current excess of sales vacancies above an
acceptable level, and the length of time a new house remains unsold
on th'e market..

I9 4.7 88
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For example, in one subdivision located about three miles south of
Vestavia off U.S. 31, about 200 homes were built in 1958. About 150
of these have never been sold. A rental program was initiated for
this project immediately after its poor marketability became apparent.
About 125 of. the uni ts are rented at the preserrt l.ime. Pref erably, the
units are offered for sale from between $12r500 and $15,000. Houses
in this project may be purchase wiEhout a down payment, and may
be financed for a period of 35 years, assuming a financially secure
purchaser.

Another small dubdivision, located about five miles south of Bessemer,
consists of about 80 homes built in 195i1. Of this total, about
one-fourth were never soId. These houses are currently priced to
sel1 for less than $10,000.

While the experiences of the foregoing subdivisions do not reflect
the over-all market, they are indicatj.ve of the weak market which
exists for cheaper-priced units (under $15,000) and the pitfalls
involved in designing and locating new sales-type housing specifically
intended for occupancy among low income familles.

Malior Sub{ivjsion Activi ty. There are three areas of major subdivision
activity in the SMSA. Probably the most active area is the Hoover
area tocated just south of Vestavia. Throughout L964, there \^/ere about
20 builders operating in this area building units to sell for $20,000
and up. The majority were priced in the $30,000-$35,O00 price
cIass. The Hoover and the Vestavia areas are generally regarded
as premium areas located in heavily wooded sections not far from
the Vestavia Country Club. Vesthaven is also regarded as a premium
area located in Vestavia adjacent to the Vestavia Country Club. A

minimum pr:iced home in the Vesthaven subdivision is $30r000. One
subdivision located adjacent to the southwest edge of the corporate
limits of Birmingham lists new houses priced from $12,500 to $25,000,
with the preponderance built to sell for between $15,000 and $17,500.
In addition to the foregoing areas, there are some active subdivisions
in the Hueytown, Tarrant City, and Roebuck areas.
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Unsold lnventory of New Houses. The annual surve ys of unsold new
sales houses which were conducted by the Birmingham lnsuring OfEi.ce
in January 1,964 and January 1965 covered subdivisions in which five
or more houses were completed in the twelve months preceding the
survey date. The January 1965 survey covered 77 subdivisions in the
Birmingham SMSA in which lrO23 houses were completed during L964.
Of that numberr 305 v/ere sold before the start of consLruction, and
718 were built speculatively. Of the speculatively built houses,
129 units (18 percent) were unstrlC. The 1965 survey also indicated
that 185 homes completed for rnore than one year were still unsold.
Of these, 154 and 20 were located in two separate projects (both
constructed in I958 ).

The January L9rc4 survey, covered 71 subdivisions and had the identi-
cal number of completions (1,023) during 1963 as in L964. Of the
total completions, 4O3 were sold prior to the start of construction.
By coincidence, L29 units (21 percent) of the remaining 620 units
were unsold at the time of the survey, identical ttr tite number of
unsold units in the 1965 survey. ln the 1964 survey, a total of
245 units had been unsold for more than twelve months,154 and 42
of which were located in two projects. One of these subdivisions
exhibited some success in reducing the number of homes unsold for
more than one year from 42 in January 1964 to 20 in January 1955.
In both surveys, the bulk of units unsold for one year or rnore were
concentrated in the $12,500 to $15,00C p:-ice range. The 1965
survey shows a slight improvement of the sales market in 1964,
as a result of increased volune of speculative construction and
subsequent sales.

Price Distribution- New House Completions
Birmineham. Alabama. SMSI. 1963 and 1964

Percent of to I completions
Price L963 L964

$1O,OOO - $L2,499
12,5OO - l4rgg9
15,OOO - t7 r49g
17,5O0 - lg,gg9
2O,OO0 - 24,ggg
25rOOO - 29 rggg
3O,OOO - 34r9gg
35rOOO and over

Total 100. o

IJousing Administration.

to.4
7.5

t4.4
t4.t
t7 .3
I8.9
10.3
7.L

8.
23.
L9.
18.
13.
8.
7.

7

7
J

2

9

2

8
2

Source: Federal

100. o
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The table above illrrsi:rtes the sharp increase from 1963 to 1954 in
the proportion of units pr:i.ced to seIl from $15,000 to $20r000. Note
that the $I0r000 to $12,499 price groLrp experienced a sharp decline.
The proportion of units built to se11 between $25,000 and $35,000
also declined from 1963 to 1964, but only modestly compared with
those units priced under $12r500.

The proportion of unsold units to the total speculative construction
declined from 1963 to 1964 in all price classes below $35,000 with
the exception of the $12r500 to $14,999 group',uhich remained unchanged.
The unsold inventory ratio for the $35rOOO and over class increased
sharply from 15 percent to 22 percent. In the Januaty L965 survey, Lwo

subdivisions accounted for 12 of the I4 units unsold in this price
class.

FHA-Acquired PropeEtle€. FHA acquisitions of single-family homes
increased each year since L962, although the 1964 level is still
stantially below the 1961 level. FHA acquisitions by sections of
Act are shovrn in Ehe following table.

FHA Acquisitions by Section of the Act
Birminsham. Alabama. SMSA

1960 - 1964

Section
Year 203 221 222 Total

have
sub-
the

1960
t96L
t962
t963
L964

2l
217
92

131
t57

o
o
1

5

2

2
82

5
20

7

23
299

98
t56
t66

Source: Federal Housing Administration.

Rental Market

The 1960 census reported 40 percent of all renter-occupied units
to be substandard (Iacking one or more plumbing facilities). In
the pasE, rental housing has been concentrated in older single-
family structures, as eviCenced by the fact that in April 1960,
almost two-thirds of the renter-occupied uniEs were in single-
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family structures. As mentioned previously, the vacancy ratio
in single-family structures in ApriI I960 was substantially below
that for multifamily structures, reflecting a preference for single-
family rental units at that time. Despite what appeared to be a
lack of adequate rental units in April 1960, the relatively small
number of multifamily units which has been added since 1960 and the
large number of demolitions which has occurred since that Eime, the
rental market appears to be soft, as evidenced by high tenant turn-
over, rent concessions, FHA acquisitions, and the presently high
rental vacancy rate.

A number of rental managers throughout the Birmingirarn area lttributed
their high vacancies to an increasing number of rented single-family
homes. Three- and Ewo-bedroom uniEs ($t25 to $I50) were reported to
be the most rentable, assuming both prime location and design.
Efficiencies and one-bedroom units are weak at all rent levels, despi.te
good location and design.

Some of the rental projects for which data are available have been
able to maintain satlsFaetory occupancy levels. Successful projects
are highly dependent upon location and adequate maintenance, both
of which contribute toward satisfactory occupancy leveIs in a weak
market. Based on limited information available and experience, new
rental projects in the Homewood and Vestavia areas also have
maintained better than average occupancy leveIs.

Rental Housing Under Construction. Currently, there are about 640
multifamily units in all phases of construction in the Birmingham
SMSA, including 400 public housing units under construction j.n
Bessemer. Virtually all of the multifamily units under construction are
of the garden-type or tovunhouse variety, the bulk of which (excluding
the public housing) are under construction in the Crestline Heights
section of Mountain Brook. AII of the units under construction
should be ready for occupancy by late fall of this year. With the
exception of public housing built since 1960, conventionally-
financed projects have accounted for all of the multifamily cor-r-
struction, and most of these have been relatively snrall.

EHA Forec losures. There are five FIIA-insured, Section 608 projects
in the Birmingham SMSA totaling 346 units, which are now Commissioner-
he[d. These foreclosures resulted from poor occupancy, largely
attribut.able to poor maintenance of the projects.
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Mortgage Market

Mortgage funds are aflsquate in Ehe Birmingham area at Ehe
present time. With a downpayment of ten Percent, mortgages can be

ubtained up to 90 percent of the appraised value on used or new

single-family houses at a minimum of 5| percent for a typical term
of. 25 years. Commercial banks offer 80 percent loans for 25 years
at Erom 54 to 6 percent.

Urban ReLe-i,{q1

Curr,:ntlyr, there are four active urban reneh/al projects
phase of execution, two in the city of Birmingham, one
and one in Fairfield.

in s ome
in Bessemer,

Avondale SiterrC'r (2-D has been in the execuEion stage since 1956.
The area is roughly bordered by U.S. 1l on the southeas!,39th SEreet
on the west, and the Southern Railroad tracks on the northeast. The

Avondale project encomp.lsses about 105 acres which have been cleared
of nearly 650 housing units of whictr !50 v/ere substandard. Principal
reuse wiIl be residential in nature including over 500 public housing
uni ts.

Ens I Number e R-22
area west of the downtovrn

encompasses an 37-acre tract in the Ensley
business ilistrict. The area is bordered

by the U.S. Steel open hearth facility, 2Oth Street, Pike Road, and

34th Street. There were about 500 structures demolished in this area
and over 300 families were relocated. Approximately 30 percent of
the Iand i.n the Ensley project was acquired for l-20 which will pass
through Ensley" The remaining land will be residential in nature.

S"u_th_n.. ssemer (R-3I) is a 65-acre project bordered by 24th Street,
Exeter Avenue, and the Louisville and Nashville Railroad tracks.
over 500 dwelling units were removed from this area, about 450 of
which were subsEandard. Some 475 f.amilies were relocated.
Principal reuse is designated as residential, rncluding the 400
public housing units currently under consEruction.

Fairfield Comme rce Street (R-19 is a 44-acre area parallel to, and

between the Louisville and Nashvil[e Railroad tracks and Gary Avenue.
Nearly 300 substandard units were demolished in the area. The

project area is located near the FalrfieId complex of U.s. steel.
Consequently, reuse will be industrial.
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Public Hou 1n

There are 7 r281 public housing units scattered throughout the Bir-
mingham SMSA at the presenE time. Over 6rOOO of these units were
built prior to 196O. At the present time, there are 4OO uniLs under
construction in the city of Bessemer. rn addition, the Jefferson
County Rural Hous,ing Authority has 4O units under annual contri-
butions contract in Warrior and another 6O units in Adamsville
which are reserved, but not under annual contributions contract
at the present time. Annual income limits for admission are $3r2OO
for families of one or two persons, $31600 for families of three
or four persons, and $3r8OO for families with five or more persons.
For continued occupancy the limits are $4rOOO, $4r5OO, and $4r75O,
respectively, for these income groups. As of June 1965, vacancies
in the various public housing projects in Lhe SMSA were negligible,
representing a vacancy ratio of less than one percenL.
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Demand for Housing

Quantitative Demand

The demand for new housing is based on the projected level of house-
hold growth over the next Ewo years (3,250 annually), on the number
of housing units expected to be demolished, and on the adjustment of
vacancies to levels that refLect the long-term needs of the Birmingham
SMSA. Consideration also is given to the current tenure composition
of the inventory, and Eo the continued trend from renEer-occupancy to
owner-occupancy. On this basis, there will be a demand for 3rO5O
housing units in each of the next two years, including 2r75O units of
sales-type housing and 3OO uniEs of rental housing. Should public
benefits or assistance in finaneing or land acquisition be provided,
another 175 rental units may be in demand, thus increasing total
poE.entiaI demand to 3,225 annually.

The total of 3,225 new units a year is substantially below the
average of 3r8OO privately-fir',unced housing units authorized annually
by building permits during the 196O-1964 period, but only slightly
below the 3,275 units authorized during L964 (excluding 66 public
housing units). The sales demand estimate of 2,75O units annually is
below the 3r285 units authorized annual-1y from 1960 to 1964 inclusive,
but approximates the 2r7OO units authorized in L964. The annual
projected demhnd for a total of 475 new rental housing units is close
to the 515 privately-financed multiple-type units authorized from
[960 through 1964. The 630 units authorized in 1964 are considerably
above forecasL levels which anticipate a gradual reduction in the
present. ly high rental vacancy.

Location is a major factor affectlrr5; demand for new units at the
lower rent levels. Particularly among low income households, locations
which require that families break existingchurch5 recreational, and
social ties may significantly reduce demand. The achievement of
Iower rents by utilization of cheaper land in less than desirable
locations, therefore, probably wilI adversely affect demand for such
units.



Qualitative Demand

SaIes Housin . Based on current
income to purchase price, and on
demirnd f or 2 r 750 sales units is
price as shown i.n the f ol lowing
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family income, on typical
recent market experi-ence,

expected to be distributed
table.

ratios of
the annual
by

Estimated Annual Demand for New Sales Housing by Price Class
Birmingham Alabama"

-qMSAJune 1965-June 1961

Price range Al I households

$ 10, ooo
12,000
I 4, 000
16,000
I8,000
20, 000
25 ,000

- $I1,999
- L3,ggg
- t5,ggg
- L-7,ggg
- tg,ggg
- 24,ggg
and over
To tal

250
385
525
4r5
385
550
240

2,-7 50

Although in recent years there has been some scattered construction
of new sales houses to sell for below $1O,OOO, it is judged that few
adequate new sales houses can be built to sell successfully below
this amounE. The demand for sales housing priced below $[O,OOO will
be met from the exist.ing housing inventory.

The distribution above differs from that on page 24, which reflecEs
only selected subdivision experience during the years 1963 and 1964.
It must be noted that the 1963- L964 data do not include new con-
struction in subdivisions withfewer Ehan five completions during the
year, nor do they reflect individual or contract consLruction on
scattered lots. The demand estimates above reflect, as much as
possible, aIl homebuilding and indicate a greaEer concentration in
some price ranges than a subdivision survey might reveal.
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Rental Housin . On the basis of projected renter-family incomes
and ratios of renE Eo income which are typical in the area, the
estimated annual demand for 475 new rental units is expected to
be distributed by unit size and monthly gross renL levels
according to Ehe pattern indicated in the following table. Net
additions at these rentals may be accomplished by new consLruction
or rehabilitation aE the specified rent levels with or without
public benefiEs or assistance through tax abatement or
aid in financing or in land acquisition. The production of
units in the higher ranges of rent will result in a competitive
filtering of existing accommodations.

It is estimated that the minimum gross rents achievable without
public benefits or assistance in financing are $85 for efficiencies,
$95 for one-bedroom units, $1O5 for two-bedroom units, and $115 for
three-bedroom units. AE and above these minimum rents, Ehere is a

prospecEive annual demand for approximaEely 3OO units. At the
lower renLs achievable only with public benefits or assistance in
financing or in land acquisition, I75 units probably can be absorbed.

Estimated Annua 1 Demand for New Rental Housi
Birmineham. Ala SMSA. June 19 5-June 19 67

Size of unit
MonEhly

gross rent a/

$7O and over
75
80
85
90
95

100
105
110
t15
L20
130
t40
150

Ef fi ci encv

40
40
35
30
25
20
15
10

:

One
bedroom

r65
155
t40
130
120
t10
100
90

60
4s
30
to

Two
bedroom

L75
160
t4s
130
115
100
90
75
60
4s
30
10

Three
bedroom

90
80
70

60
50
40
35
25
15
lo

4s
4s

65

75

al Gross rent. is shelEer rent plus the cost of utilities'

Note: The figures aboveare cumulative and cannot be added vertically.
For example, demand for one-bedroom units at from $1OO to $120
is 5O (11O minus 60).
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The preceding distribution of average annual dem,and for new
apartments is based on tenant family income, the size distribution
of tenant households, and rent-paying propensities found to be
typical in the area. lt cannot be construed ri.gidly but represents
what may be assumed to be an approp:iate pattern over a period of
several years. Occasional Iy, in brief per:it':ds ,and in specif ic rent
ranges, because of special factors Eor individual projects there
may be successful mar:keting of rental units in other Ehan these
quantities. lt should not be assumed, however, that such diver-
gency represents a change in the continuing ability of the area
to absorb new rental housing. ln any case, particular projects
must be evaluated in the light of actu.rl market performance in
specific rent ranges and neighborhoods or submarkets.

On the basis of past trends and patterns, it is judged that the
areas favorable for market absorption of both sales and rental
units will be in and around the areas contiguous to the city of
Birmingham, i.e., the Mountain Brook, Homewood, and Vestavia HilIs
areas. Low- and rnoderate -rent apartmen t uni ts rvhich rnay be provided
under some form of fi.nancial assistance will probably be best
absorbed in the city of Birmingham where such housing is needed
for relocation of displaced farnilies and housing of low-income groups.
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Table f

Irend of Oiv Lall l^Iork Force Cornlronents
Birmineham. Alabama . sMSA. t958-L964

AnnuaI averages, (in thousands)

First four months
t958_ 1959 t96o t96t t962 W)_ tg64 L26A te65 g

253.0 252.8 250.7 2/+7./+ 2//+.3 2/+5.O ?/9.3 246.3 252.0

I tem

Civilian work force

Unemployed
Percent of work force

Labor-management disputes

Erqployrnent
Agricultural ernployment
Nonagri cultura1 employment

Wage an{ sa1ary
Other -V

20.6
B.l/r

18.2
7.2r"

17.?
6.%.

l_9.1
7.7%

L5.L
6.3%

.1

228.8

12.5
5.L/,

I

232./+
1)

231.2.
2OO.4

30.8

Ll.2
/*.5/,

8.3
33f,

9.6
3.%

232.L
1)

zao.g
ty|.8
33.1

229.9
L.2

228.7
l-96"5

32.2

232.9
1.2

2"I.7
200.1_

3L.5

2

228"I--T "
226.9
L95.1+

31.5

.3

238.A,
1)

237.2
205.5
3i.7

./t

23/+.7
rc

233.q
20t.7
31.8

2

2/'3.5
L.2

2l,z.z
2L0.3
32.O

.2 /+.7 .6

'l)

227.6
0
6

97
3o

1

Note: Totals may not add, because of individual rounding.
t,-a rreJ-].m].nary.

V rncludes serf-ernploxdr donestics, and r:n;:aid family workers.

source: state of Ar-abama Department of rncl,striar Rel_ations.



Table If
Nonagricultural Wase and SalarY Emplovment brv T\rpe of Industrrr

Birmingham, Alabama, SMSA. -L958-1964
Annrral avqrage (in thousan{s_L

First four monlbs
7958. Lg5g 1960 L96L L962 1963 t96t* --DbA, ta64 9/

Industrv
Wage and sa1ary emploYment

l4anufacturing

Durable goods
Lumber, furrt., & firbures
Stone, c1ay, & glass
Priroary metal industries
Fabricated metals
I"lachinery (exclud. e1ect. )
Transp. equiprnent
Other durable goods

Nondurable goods
Food & kindred products
Apparel & reLated products
Printing, pub., & all-ied prrcds.
Chenicals & allied products
Other nondurable goods

Nonmarruf acturlng- Construction
Trans., conmt., & utilities
Trade
Finance, ins., & real estate
Senrices
l.lining
Government

I,iorkers idled by labor-mgnt. disputes

t97.8 L96.5

6l+.0 60./+

200.1

u.
1r7.1-T.B

L9l,L
56.7

U,6
T.8

Lg'l.o

59"3

2OO.l+

60.0

205.5

6z.o

201.7

60,3

/8.o
2.)
2.'l

26.3
7.2
I.5
6.1
1.8

l.2-?
6.0
1.1
2"5
1.4
l.)

IlJ.L

zLO.3

65.6

52"1
l.g

lril.8
2.L

L2.Lrl-.912.1
6.I

11.9

116.L
2.1

5".1
2.1+
2.7

29.1
7.8
1.7
7.3
2.L

L2"4
5.0
1.2
215
L.l+
l.l+

Lq.6
2.1+

c

a

)
27

7
2
9
1

2.8
2'.1 .6
7.5
1.6
5.8
l_.9

2.'l
25.9
7.2
l./+
6.9
t.7

2.9
25.7
6.8
l.l+
6.o
L.6

2"9
26.5
6.9
l.l+
3.6
1.5

3
26

7
1

.0

.1

.5

.4.

.lr

l/4.'l
10.8

ua.<La$.7
1"0.6
15.7

1??.8
10.8

u
26
l*.

23

3
3
1
1
3
1

3.L
27.7
7.L
1.6
lt. l+

l.l+
L2.L
5.0
r.0
2.3
L./+
l./+

3v
0
6

LLO.9 L78.7
f2.5 10.9
L6.2 ]-5.'.1
t*6.7 L6.6
L).6 13.8
23.L 2lr.O7.8 6.'.1
20.7 2l.o

.6 .2

5.8
1.0
2.)
1.5
1.2

7
0
I
2
lr
9

,2

7.5
L.L,

11.7
5.9
l-.0
2.3
l.l+
1.1

1"6.1
1"1.1
L6.2
/*.6.L
L3.2
22.7
7.0

19.8

l*.7

L2.2
5.0
1.1
2.4,
L.3
L.l+

1/..o.L
f0.5
16.f.
n.4
U.2
25.7

/*.1+

22.L

.1

11.
16.
/;7 .

16.
ti7.
u.
26.

/+.
23.

15.1
L8.3
LL.6
26.5
lr.l+

2/r.O

.I

a

a

I
a
t-
t-

0
L
lr
2

5.?
1.1
2./+
L.4
L.3

0
0
I
5
1

I

6
I
2
I
1

t5
l+5

t2
22I
18

a

a

n.
LL.
2l+.

5.
2L.

3)
7
l+
lr
lr
1

5
0
0
3)
l-
0

.l*

L0.

a

a .3

Note: Totals rnay not addrbecause of individual rorrnding.

g/ Prelirni-nary.
!,/ neftects persons involved in labor disputes.

Source: State of Alabsml" Department of Industrial- Relati.ons.

t*8.723



Table III

Estimated Percentaqe Distr ibution of Fami
ter Deduction of Federal Income Tax

Birmingham-,. -41-a bama SMSA 1965 and 196l

1965

lv Income

L96l
Annual income

after tax

Under $ 2 ,000
$2,000 - 2,999
3,000 - 3,ggg
4, 000 - 4,ggg
5,000 - 5,ggg
5,000 - 6 ,ggg

AIi
families

Ren te r
families

All
families

Ren ter
families

l2
1

t0
II
l2
ll

2t
I1
13

L4
l3
10

l9
L2
L2
l3
L2
l2

tl
l
8

l0
II
L2

7,000 -
8,000 -
9,000 -

10, 000 - I
12,000 - l
15, 000 an

To

So urc e

4
2

3
2

2

0

8

6

8

5

4

t5

4

3

2
n

2

9

8

5
(r

+
\

J,
8,
o),
l,
1,

d
ta

999
999
999
999
999
ove r
I 100 I00 100

$6,215

100

$4,525Median $5,9S0 94,300

Estimated by Housing Market Analyst.



Table IV

Population Trends in SeLected Municipalities
Birmingham. A1abama. SIrr,SA

April l950-June 1955

Munlcipality

Birmingham
Bessener
Fairfield
F\.rltondale
Graysville
Homewood
frondale
Leeds
Lipscomb
Mountain Brook
Pleasant Grove
Tarrant
Trussvil-Le
Warrior

326,O37
28 rl+l+5
L3,177
Lr3ol+

879
L2,866
trg76
3,232
2,55O
8,359
l, Bo2
7,571
rr575
1.394

3l+O r8B7
33,o54
15 1816
2rO0r
2,87o

20,289
3 r5ot
5,818
2, B1l

L2,683
3,O97
7, Bl-0
2'5LO
2r4l+8

April
),950

April
L960

June

3l+3 r&)O
3l+r350
fTrooo

,325
,65o

'850,925
,375
,000
,7oo
,225
,950
,300
,55O

47o,8OO

zOLr'.lOO

L965 Number Pct. Number Pct.

2
3

2L
?

7
?

t5
h
7
3
2

,2
o

1.4
3.L
5.3
),.5
2.3
5.2
L.3
l+.6
7.O

6,L
.6

Lrl+85 .5
46L r.5
251+ 2.o
7O 5.1+r99 2.3

7L2 5.8
L63 8.7
259 g.o
26 1.0

432 5.4
L29 7.2
2l+ .3
9l+ 5.0

r05 7.7

AveraAe annual- change
1950-1950 L960-l-965

520
250
230

65
r50
300

80
300

35
580
220
25

150
20

Municipalities total 4ll,O57 455,595

Rest of SMSA 147.871 1791269

sltsA total 558,928 634,861n

l+ , l+51+ 1. I

3r r40 2.L

2rg50

4,350

.6

2,1+

6721500 7 ,591+ I.4 7 ,275 1.1

Note: l9&-L965 average annual change totals do not add, because of rounding.

Source: 1950 and L96O Censuses of Population.
1955 estimated by Housing Market Analyst.



Table V

Nurnber or' fiouseholds in ,Selected Municipali.lies
Birmineham, .{Iabq44, Qlt9A

April -1, 1950 to June 1, 1955

Average annua1 change
r950-1960 t96o-L965

Municipal ity

ilirmj ngham
Pe s serne r
Fe irfie ld
I'ultonda-l e
ilraysv il l e
Homewood

Irondale
Leeds
Linscomb
Mountai-n Brook
Pleasa.nt Grove
Tarranl
Trussvil-Ie
V.larrior

llunicipalities
total 135,273 r42,O0O

46

April
19r_0_

92 1663
8r017
3,t*6t

33r
230

3,675
536
892
678

2,73O
470

2,rl9
420
399

tt6162].

36,925

153,5t+6

ApriI
Lg60

June

loi+r4oo
t r 8,-)o

4r850
690
840

j-r 100
2,2OO

900
5 r}5o
trL75
2,725

850
720

3OO

t965 Nurnber Percent Number Percent

.5
1.r
r.9
4,9
.'- . .+

2,3
l1ra l

/+.8
2.4
4.6
8.I
l_.0
4.7

.7

1.0
L.6
2.7
5"6

22.6
b.J
9.5
9.8
t-.8
4.8
7.7
2,2
6.1+

7.5

5t
5 rloo

r01
9
l+

,855

'277,4IO
5l+B

74e
5,979
rro43
tr75g

BOi*
1* ro53

830
2r584

685
697

9l-9
t26

o<

22
52

230

87
t2

L3z
35
l+6

27
3o

rr865

958

21823

490
100

25
20

140
IO
80
20

t95
65
25
30

5

1r300

I:19
2r 8ro

Rest

:il-l.ciA

of SMSA

t,ot aI

501 5t+

1.5

z"o

r.8

1.0

3,2

1.5L8lr77l+ L96,3OO

Not,e: 1960-.1965 averaqe annual changes mav not add, because of rounding.

Source: I95O ancl 1960 Censuses of Housing.
1955 estimated by Housjng Market Analyst.



Table VI

Components of the Housj-nA Inventory
BirrninEham. Alabama. Sl,lSA

April l950-June 1955

A

April
L950

l-59.37?

L53.5t+6
77,gl-g

50.7%

75,727
l+93'fi

5,83L.
z.7lo

999
L.3%

1,711
2.zfr

April
1960

194.788

181.774
112, L85

6L.7fl

69,589
38.3i1

13.014
8.t+55
1,981

June
t965

21O.400

196.300
l.23 rzUJ

62.ffi

73,LW
37.4

14.100
9.400
2, B0O

2.2%
6,600

8.3'.b

?,823
3 rln3l

-6J4 .8

12.3
21.2

58o r.o

25

1r 0-1,
Number Percent Number Percent

3.51+L 2.2 3,O2O 1.5

1

Tenure and vacancy

Total housing supply

Occupied housing units
Owner occuoied

Percent of all occupied

Renter occupi-ed
Percent of all occuoied

Vacant housing unlts
AvaiLable

For sale
Horneowner vacalcy rate

For rent
Renter vacancy rate

1.8 2.8r0
2rL3O

u
L.gl+. l+

210
185
160

25

7L8
572
98

7%

rd)p
74

1
6 rl*

I
4V6 27

9 I
I

6

1.6
2.2
8.0

.l+

Other vacant

Note: Tota1s may not add, because of rounding.

Source: 195O and I95O Censuses of Housing.
l-955 estimated by Housing Market Analyst.

3.L21 l+ 1559 4!7oo LL4 L c5



Table VII

',,j-ons to the ilousiuq Invenio:1' Aubhorizeu oy Builciln;1 Permits;
E@-:,r: h a m S t a nd.l rd i.lSJ r opll i tg n i!e_t_ip-_t -+-ca| A rea

w9r9h2

iirea

,.d:rmsvi-l-,1 e
l;ess etner
iirningheim
;lrooliside
L'airi'ie-ld
Ar.[tondale
(liirCendale
Grr-tysvill e
,iolner'rood
rlueytorvn
Irondr,rle
Kimberly
r-,eedS
Lipscomb
I':idr'iei-d
l,lorris
r.lountiin tsrook
l.iulga
Pleasa.nL Grove
Tarrant
'Irafi'ord
'Irussvill-c
Vestavia dills
Warrior
Res'u of SI'1SA

S],SA to'"aI

Source:

Annual
average

wortL2
18

r37
2,LLE

1.

t)6
2/+

i\A
I:A

at')<4)
i{A
20
iVA

/.7

TIA

Ni\
L52,

iiA
/'6
L9
I'JA

t2
NA

NA

L&2

)()
5B

L,32o 1
9

LL7
o(l

53
2l

138
l/+6

rebo It]- 1&? w) Le6L

LI
83

;96
5

3L7
t5
/rB
2)

l7l.
1')'.l

1.0

1
l
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Totul rcsident cs and dpartmeurs

TabIe VIII

Birmingham. Alaba@. Area PosLal Vacancv Survev

June 9-11. 1965

Resrdences nts llouse trar lers

Postal area
I nder1'<ral possible

delireries {ll ., Irsed \ew const

'lotal p,,ssible
dclireries \ll

tlnder
t sed \er const

3.485 558 725

2,135 47t 565

562 6 20

Iotal oossiblr
delri.rie'

\ acant units

,\ll t I'sed \cB
I nder l otal possible

dcliveri e

2 L.4

The Suwey Area Total

BiminBhm

l.iain Office

3.5

3.8

5.4

631

538

13

178.128

t4t,622

23, r9r

L,167
4,454
5,986
6,250

3 6,506
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2,77t
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t,7 34

6,2L5
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L28
44

113
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r0,230
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5,&O
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4,O4J
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3.0
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2.t12
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8,01I
3,452
5 ,225
2,480

20t
56

tt0
38

23
to2
107
193

3, 600
9,374
3, 633
7 ,24L
4,835

L54
160

62
t57
225

5,t74
4,924

11, r38
4,972
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dormitories; nor does it cover boarded-up reeidencee or aparlments that are not intended for i,c(upan(y.

one possible delivery.

Sourcc. FIIA postal vacancy surver ron,lucted l,y collrboraring posrilraster(s).
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