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Foreword

As a public service to assist local housing activitles through
cleirrer understanding of local horrsing market conditions, FHA
inttiated publlcation of its comprehenslve housing market analyses
early in 1965. while each report is designed speclfically for
FHA use ln administerlng tts mortgage lnsurance operattons, 1t
is expected that the factual tnformation and the findings and
conclusions of these reports wlIl be generally useful also to
buiLders, mortgagees, and others concerned wlth local housing
probtems and to others having an interest in local economlc con-
dlEtons and trends.

since market analysis is not an exact science Ehe judgmental
factor is lmportant in the development of flndlngs and conclusions.
There wlll, of course, be differences of opinion in the lnter-
pretatlon of avallable factual information in determining the
absorptlve capaclty of the market and the requirements for maln-
tenance of a reasonable baLance in demand-supply relattonshlps.

The factual framework for each analysls is developed as thoroughly
as possible on the basis of inforrnation avaiLable from both local
and natlonal sources. unless speclflcally identified by source
reference, all estimates and judgmerts ln the analysls are those
of the authorlng analyst.
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CHARLESTON, SOUTH CA INA. HOUSING MARKET
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Summary and Conclusions

Total nonagricultural employment in the Charleston Houslng MarkeE
Area (HMA) averaged 62,300 in 1964, an increase of 13,10O (28.7
percent), or abouE l,3OO annually, since 1954. About 96 percent
of thls growEh (t2r7OO) occurred in nonmanufacturing industries
with government accounting for the largest absolute increase.
The relatively large increase in government emPloyment primarily
was due to increases in personnel at the military complexes.

Unemployment in the HMA averaged 3.7 percenE during 1954. This
ratio represents a continuous decline from the L95I rate of 5.7
percent, and is the lowest experienced since 1957.

Employment is expected to increase by 3,OOO jobs (1,50O annually)
during the next two years. The major portion of the increase w11l
occur at the Naval Base and at Ehe Alr Force Base.

The esEimated current median income of all families in Ehe HMA

is approximately $5,OOO annually, after deductlon of Federal
income Eax. The median lncome of all renter families is about
$4,250. By 1967, median after-tax incomes are expected to in-
crease to $5,2OO a year for all families and to $4,450 for
renter fami lies.

The current population of the Charleston HI'IA is approximately
28lr8OO persons, an increase of over 27 r2OO slnce Aprit 1960.
By July t, 1967, population is expecEed to increase by 11,400
(5,7oo annually) to 293,20o.

At the present time, households number about TlrLOO, an increase
of abouE TrlOO since April 1960, or 1,35O annualLy. By July l,
L967, households are expected Eo toEal 74,050, an increase of
abouE L,475 annuaLLy.

The current inventory of 78,8OO housing units represents a net
gain of about 7,L25 units (9.9 percent) since April 1960, an
average of about 1,355 unlts annually. Durlng the pasE flve
years an estimated average of about lr55O new houslng unlts
a year have been completed. About 85 percent of these have been
singIe-famtly houses. At present, about 1,O25 single-famlIy
houses and 475 multifamlly unlEs are under construction.
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There are an estimated 2r3OO available vacant housing units in
the Hl,lA aE the presenE time. Of Ehe total, an estirnated 98O
are for sale, represenElng a homeowner vacancy ratio of 2.5 per-
cent, and Ir320 are available for rent, a low renEal vacancy
raEio of 3.9 percent.

Demand for addttlonal houslng durlng the JuIy 1965 to July L967
period 1s expecEed to total 1,625 units a year, incLuding L,375
unit.s for sale and 25O unlts for rent.

Annual demand for new sales houslng by price classes is expected
to approximate Ehe pattern indicated on page 31.

Of the annual demand for 25O rental unlts, 14O are in rent ranges
which probably will require use of public beneflts or assisEance
in financing or land purchase if they are to be provided by privately-
ourned housing. Demand by monthly gross rent and by unit size is
expected to approximate the paEEernindlcaEed on page 32.



ANALYS OF TIIE

Housins ket Area

For the purpose of this report, the charleston, south carolina,
Housing Market Area (HI4A) :-s aer:-ned as being coterminous with
charleston co,nty and Berkeley countlrl so'th carorina. The a::ea,
.as.delineated, conforms to the charleiton, south carorlna, standird
Metropolitan statistical Area (sMSA) as revised by the Bureau ofthe Budget in October \963. This area also is deiined as the
charleston Labor Market Area by the Bureau of Employnent security.
charleston countyr-however, continues to remain itre' rnanufacturing,
commercj.al, and cultural center of the region. This ls refleetedin the fact that, in 1196/+, over )2, percent of all nonagri_cultural
workers in the two-county area worked in charleston county.

The sl4sA ls situated midway on rhe Sourh carolina coasral st_rip and
ehcompasses approximately 2rolr5 square milesn ttta,"ray along the 91
pl1"-eoast 1i1", at the junction of the Ashley and ctoper iir"r",
charleston city is located on the peninsula tip. The l:.ty is appro-
ximately 115 miles southeast of columbia, 110 northeast oi savannah,
Georgia, and 14.0 miles east of Augusta, Georgia.

The SI'ISA ls served by Interstate Highvay 26 which crosses the area ina northwest-southeast route, and which is currently being extended to
connect with u.s. Route 1? (cross town 1?) in order to alford dlrect
access to the peninsula and other points south. Charleston has fineair, rail, and water trirnsp6plati_on facilities in addition to its ln_proving highway system. De1ta, Easr,ernr and National Airlines operatethrough charleston and provide service lo most citles in the uniteastates. southern Airl-lnes provides service to sma1I cities in theSouth. Several airllnes provide lnternational service. Rail trans-portation is prouided by three railroad lLnes; the Atlantle coastLine Rallroad company, the seaboard Air Llne Railroad company, andthe Southern Railway Systen. The Greyhorrnd Bus Lines and- Trliluay
Bus Llnes connect Charleston wlth clties throughout the South. Tventy-flve motor freight and long-dlstance movers provlde excellent servlceto points throughout the N atlon.
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Milltary lnstallations have a slgnlficant impact on the econon;r of
the SMSA. Therefore, whenever possible, data in thls analysLs are
presented for the various components of the rnilitary eomplex, i.€.r
employment, population, housing, and houslng demand. For the purpose
of this analysis, the tertn ttnilitaryrr is deflned as including the
uniformed nllitary personnel and thelr dependents. The tera nclvlllann
is used !q embrace all clvilians ln the area, includlng those directly
and indirectly connected ulth the rrilitary installations.
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CHARLESTON, SOUTH CAROLINA,
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Economy of the Area

Character and Histo rJ

charleston, 'rAmericars MosE HisEoric cityr,, devetoped rapld[y from
early colonial days until shortly after the civil war. The city of
charleston was established in t67o and was incorporatedin 17g3. For
two centuries after it.s founding, it was an important porE and in the
l960rs is regaining this distinction. Rice, indigo, cotton, and
tobacco plantations in the rural areas of the carollnas were
predominant flourishing enterprises which created a thrlving
commerce with other world ports. coastwise trade developed wiEh
other major Atlantic ports.

The passing of the sailing vessel and the building of railroads in
the decades after the Civil hlar had the effecE of slowing the Charleston
economy. Except for a short-lived spurt in the lggors, the popuLaEion
of Charleston grew barely 2O percent between the Civil War and l.Iorld
lJar I. The State of South Carolina more than doubled its population in
the same period. During World tlar I, the importance of Charleston as a
ship building center and naval base gave its economic Life a short
impetus, afEer which it settted back lnto somnolence until a similarly
inspired impetus occurred during tlorld war rr. For almost a century,
Charleston has become increasingly dependent upon tourist trade as a
primary source of income.

After World tlar II, three slmultaneously devetoping impacts have tended
to bring Charleston back into the mainstream of the economic life of
the Nation. First, and perhaps most important, Ehe continued maintenance
of a strong mititary defense force has maintained high personnel levels
of the Naval Base and has activated the Air Force Base. Second, the
obsolescence of New England factories and high northern city wage rates
caused textile and apparel firms Eo seek new locations in the South.
Third, the awakening of the South to its indusErial potential has
resulted in a more intenslve utilization of human and naturaI resources.
These factors, with the ald of greatly lmproved air, rail, and highway
transporEaEion facllities are rapidly changing the tempo of economlc
life ln Charleston.

Emp Ioyment

Current Estimate and Recent Trends Comparable empLoyment data for the
two-county HMA are available only from January 1963. For that reason,
and because employment in Charleston County accounts for 95 percent of
the two-county total, employment trends since I954 for Charleston County
only are consldered representative of trends in the HI,IA. rn 1964, the
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monEhly average of nonegrlcultural wage and salary employment was 62,300
workers, represenEing an lncrease of 13,100 (27 percent), ubout 1,300 a
year. Year-to-year changes, however, varled from e decllne of 300

beEween 1957 and 1958 to an lncreaee of I,900 between 1962 and 1963.

Between 1953 and 1964 emplo]'ment tncreaeed 1,300. The average gain
eince 1960 has been 1,300 a year, an average whlch reflects the facf
thag there wa6 llEtle change beEween 1960 and Ehe receeslon year 1961, and

the large gain of 1,900 beEween 1962 and 1963. Employurent lncreasee
alnce 1i6t trave reeulEed prlnciP,ally fron the growth of t-be.!rade,

{$lservice lndustries, and government (includlng schools) ln response to ln-
't creased acElvlty at Ehe mlllgary lnstallatlons ln the area.

Average llonthlv Nonasrlcultural l{age and S?}gfv.EBPlqvment
.

F
Year

1954
1955
t9s6
L957
19s8
1959
1960
1 951
L962
Ls63il
L964

Nr:urber
emploved

49,2O0
51,500
53,600
54,800
54,300
56,300
57,100
5 7, 400
59,100
6 l, 000
62,300

Change from cedlng vear
Nunber Percentage

2, 3oo
2, 100
l, 200
-300

2, 000
800
300

1,700
l, 900
1, 300

4.;
4.L
2.2
-q
3,7
L.4

.5
3.0
3.2
2.L

gl 1963 and 1964 derived by subtracEtng estlmated Berkeley CounEy

employment from two-county Eotal as rePorted by South Carollna
Employment Securlty Courniss lon.

Source: SouEh Carollna Employurent Securtty Connlaelon.

Nonmanufacturlng lnduetries experienced the greatesE employmenE galns
durtng Ehe 1954-1954 decade, lncreaslng by 12,500 (31.7 percenE).
l.Ianufacturlng lnduetrles recorded an lncrease of only 500 (5.3 percent),
or leas than flve PercenE of the total galn of 13,100 nonagrlcultural
wage and ealary workers durlng ghe decade. Of the Eotal gatns, 5,200
(39.7 percent) was ln government. However, onLy 30 Percent of the ln-
crease ln governmenE employment was ln Federal Governnent actlvltlee.
Another 20 percent of the toEal emplolment galn wae ln eervlce and

ulecellaneous nonmanufacturlng lnduetrles; 14 percenE rraa ln wholesale
and regall Erade; Een percent ln construcElon; nlne percent ln flnance,
lnsurance, and real esEate; end leee than one Percent was tn trang-
portatlon, comtunlcaElona, and publtc ut11ltlea.
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Emplor/ment. brz Industrv. Of the 62,300 nonagriculEural vrage and

@e HI'IA in 1964, 52,400 (84.r percent) uTere

ployed in nonmanufacEuring industries and 10,800 (17.1 percent)
employed in manufacturing industries (see table I).

Over one-half of all manufacturing employment in 1964 was provided
by Etre industries grouped as r!other manufacturing'r. The concentration
in Ehis group represents the inclusion of Ehe paper, Eobacco, and ship-
building indusEries to avoid disclosure of individual firm data. Except
for the recession years of 1958 and 1961, tnis industry grouP nas re-
corded conEinuous increases in employment. Industries in this group
reported an employment increase of 200 between L962 and 1963, and of
400 betrveen 1963 and 1964. Employment in Ehese indusEries has risen
about nine percent since f960. Ti-re lack of strength in the manufacturing
sector of the Charleston economy is indicated by Ehe fact that, exclud-
ing tl.re I'otiier manufacturingrt group, manufacturing employment declined
by 800 jobs (f6.3 percent) from a 1954 totaL of 4,900 to a L964 total
oi 4,100. Losses of 300 (33.3 percent) were recorded in the lumber
and wood products industry, 200 (L6.7 percenL) in the food products
indusrry, 200 (15.4 percent) in the apparel industry, and 100 (10.0
percent) in the chemical industrY

Wholesale and retail Erade, service, and governmenE employment provided
almost 78 percenr of all nonmanufacturing wage and salary jobs in 1964'
Government employmenE was predominant with 20r600 workers, or 33.1
percent of Ehe Lotal. Wholesale and ret,ail trade provided jobs for
i:,OOO workers (2O.g percent), follorved by Ehe service industry which
accounted for 7,200 jobs (11.6 percent). The remainder of nonmanufac-

turing employmenE \,ras provided by the contract construction indusEry
(4,600, or 7.4 percent), t.he transportation, communications, and util-
ities industries (4,300, or 6.9 percent), and the finance, insurance,
and real estate industries 2,700, (ot 4.3 percent)'

Host nonmanufacEuring industries recorded employment gains during the
1954-1964 period. Government. employmenE recorded the largest numerical
lncreases. St,at.e and local government employment increased by 3r600
(73.5 percent) and accounted for almost 70 percent of Ehe total increase
in government employment. The service lndustry showed a gain of 2,900
jobs (67.4 percent), and conatruction grew by 1,300, or 39.4 percent.
Firrarr"", insurance, and reaL estaEe experienced Ehe largeSt Percentage
increase (80 percent) having increased Eo a L964 total of 2,700 workers.

A comparison of trends in nonmanufacturing wage and salary employment

with trends in manufacturing wage and salary employment over the 1954-

1964 period indicates that, barri-ng the establishment of Sizable neuT

salary
em-
were
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manufacturing industries, future gains in the level of employment will
be dependent largely on the trend of military activity in the area and
on the growing requirements of the Charleston trading area for the
trade and service functions provided in Charleston.

Principal Empl oyment Sources

Excluding the miLitary installations, there are no exceptionaLly large
employers in the Charleston HMA. The West Virginia Pulp and Paper
Company is the Iargest employer. Other relatively large employers are
the American Tobacco Company, the Manhattan Shirt Company, and the
General Asbestos and Rubber Division of Raybestos-Manhattan, Incorporated.
The remaining firms are comparatively small and none appears to dominate
its particular industry.

Mi litary Activities. There are three militaryinstallations in the
CharLeston HI'{A, inc luding the Charleston Air Force Base, the CharLeston
Army Depot, and the Charleston Naval Base. The Naval Base includes a
variety of missions and complexes.

The Charleston Air Force Base , home of the l6o8th Air Transport Wing
of the Military Air Transport Service is located ten miles north of
Charleston on highway U. S. 52, Major tenant units include the
444th Fighter lnterceptor Squadron, tlne 792d Radar Squadron, and the
3122d Logistical Control Group. The mission of the l6o8th Air Transport
Wing i6 to provide airlift for U.S. government personnel and cargo and
to support the Air Force Missile Test Center baIlistic missile range.

The latest avai labIe strength figures for Charleston Air Force Base
indicate a military complement of 6,572 as of March L965, This is
somewhat below the December 1964 figure of 6,696, but considerably
above Ehe September 1953 total of 2,038. The large growth since 1953
reflects the importance of the base as a military transportation facility
and the rising significance of the other missions of the base.

During the next two years,
Charleston. This action i
of the anticipated move, i
will be added to the total
increases are expected.

one Troop Carrier Squadron will be moved Eo
s to be completed by March 31, 1967. Because
t is estlmated that 53O military personnel
at CharLeston AFB. No other military personnel
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Civilian strength has been sCeadily increasing at the base. Civilian
emplolmrent rose fron a SepEember i953 total of 19 to a March 1965 figure
of 891. The move of the bquadron from Hunter AFB will add approximaEely

70 civilian employees to Ehe toEal aE Charleston AFB. No other large
increases in civilian Personnel are expected during Ehe nexE Ewo years '

M tar and C vilian St n Et1

Charle sEon Air Force Base
S tember 195 - Marctr 19

Milltary Civilian
s tr€o2.th s ErengthDate

Sept .

Dec.

l{i 1i tary
strentsti'}

2,038
3,523
4,127
4,552
5, 814
5,639
5 ,089

C ivil ian
s t rength

79
209
395
753
767
732
716

D4!q

Dec. I960
196 1

L962
196 3
L964

March 1965

5,L66
5,777
6,008
6,384
6,696
6,572

802
830
830
896
819
89t

195 3
L954
1 955
1 956
L957
1958
1959

Source: DeparErnenE of Etre Air Force'

The CharlesEon Armv DepcE is locaEed approximately eleven miles north\^Iest
. The mtssion of the depot is to provide for

th,e disrribution of transportaEion floaEing equipmenE, to provide for
depoE maintenance, and to store long-term reserve transportaEion equipment'

The depot has trad a lengttry lisf of missions and funcEions continuouslv
since Lg43. The transfer of missions to and from the depot tias periodi-
cally alEered military and civilian strentt'h'

I,liIiEary strengtir figures are not available for previous years,_ but'

officials aE the aepot rePort Ehat Ehe PresenE military strengthr is com-

parable to thaE of tf,e p""t. As of February L964, military personnel

numbered 59 persons. There are no plans Eo expand Ehe st.rength aE trle

depot within the forecast Period'

Civilian sErength has been decreasing conEinuously since I951, when a

Eotal of 1,406 civilians were employed at Etre Depot. The 1965 figure
is 537 persons. Tlie transfer of missions was primarily responsible for
Ehis decrease. No reduction from presenE sErengEh levels is planned

during the forecast Period.



9

Civllian Strength
Charleston Armv Depot. 1951- 1965

Year

195 1
t952
195 3
L954
1955
195 6
L957
195 8

Civil ian
s trengEh

1, 406
r, 004

857
875
922
834
758
759

Year

195 9
1960
196 I
L962
L963
L964
I 965

Civil ian
strengE.h

646
630
515
s60
488
515
537

Source: DeparEment of ttre Army.

The cnarlesEon Naval Base is located abouE five miles northe ast of
charlesEon. Ti,is Navy complex has been a fixture in charleston for
many years. It has a lengthy list of missions and is the headquarters
for Ehe Sixth Naval District. The Mine Force Cormand, the Naval Sliip-
yard, Southeast Divislon Bureau of yards and Docks, u.s. Naval Ammuni-
Eion Depot, and several otLrer missions are located aE Charleston. One
of t,he more signiflcant developments at ttre Naval base began in 1959
when the Naval weapons Annex was establlshed in supporE of the Fleet
Ballistic Mlssile weapon system (FBM), commonly called rhe polaris
system. The FBM system became operational in November 1960 and has
slnce become the most important function aE Ehe Naval Base. The base,
currerrtly, is the home port of. 82 ships and boats, including conventional
and Polaris submari.nes, minecraft, destroyers, and a variety of other
vessels.

As of March 1965, Naval personnel, includlng permanenE shore personnei
and mobile and afloat personnel, nirmbered about 19,536. The tomparable
1950 figures numbered 10,102 mllltary men. The greater part of the
growth occurred after 1962 when the polaris program was proceedlng tofuI1 lmplementation.

During t,he next two years, lt ls expected that three additlonal FBM sub-
marlnes will be homeporEed at the Charleston Navat Base. The addition
of these submarl-nes w111 mean an increase of abouE 900 military personnel
aL the bere. No reducElon from that strength is presenEly planned.
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Ililitary Strengthg/
Charlestcn Naval BeSg

December I95J - March 1955

Permanent
shore Dateb/ Totalg/

l9 50
195I
t9 52
t953
L954
19 55
t956
t957

lo, to2
11,786
1O,383
12,322

9 ,366
8,46-/
7 ,106
6,690

4,438
4 rggl
3,730
3,835
3,132
3 1258
2 1920
2 19L8

6,730
7 r3O5

I 2 ,681
9,226
9 1316

16 ,600
17 1242
19,536

Permanent
shore

3,32O
3,191
2,966
2,4o4
3,224
3ro7O
3,2oo
3 r068

I 958
19 59
19 60
19 61
t962
t963
L964
r96s

a/ Strength figures include those personnel permanently ashore and
those mobile and afloat.

bl As of June except as of December t95O and llarch L965.

c/ Includes mobile personnel and personnel afloat.

Source: Department of the Navy.

Civilian strengtir iras been increasing as a consequence of the
i-ncreasing missions and responsibilities of tire base. In 1950,
tirere were aboul 6,758 civilians employed compared wit.h a 1960 total
of 7,84L. The present civilian force EoEals about 8,475 persons.
During the JuIy 1965-July 1967 period, an additional 1,500 civilians
are expected Eo be employed at tire base.

Civilian Strene th
CharI eston Nava1 Base

December ril I

Date

Dec.
Dec.
Dec.
Dec.
Dec.
Dr:c.
Dec.
Dec.

Civilian
strength

, o2o
, go9

,l)2
,7 28

,296

Civi 1 ian
'streneth

,429Dec.
Dec.
Dec.
Dec.
Dec.
Dec.
Dec.
June

1 958
I 959
I 960
1 961
L962
1- 9,-r j
t964
I 965

1 950
1951
1952
1 9s3
t9s'\
1955
1955
L951

,733
,7 58

,363
,295

6
9

9

8

7

B

1

l

7

7

7

8
8
il
7

8

,841
,2ol
,33 5

', l;1
,'f 

-

, 150

,47 5

al In 1963, the Naval Supply Center was separated from the Naval
Shipyard and formed as a new department. Totals for 1964 and
1965 do not include the Supply Center.

Source: Department of the NavY.

Date
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The Charleston Labor Market Area (Charleston and Berkeley Counties
cornbined) cu:rently is classified as a Group rrCrr area by the Bureau

of Enployment Security. A Group trCtr classification is defined as

one ob mtderate unemployment (an unemployment ratio of 3.0 percent
to 5.9 percent). Th; unemployment ratio of 3.7 percent in l96l+.in
Charleston Cormty was the iowlst experienced dr:rlng Lhe 1957-1961+
perlod. The unemployment ratio reached a peak of 5.'l percent in
1g61 ana has dsslined continuously since that time. It ls sig-
nificant that nonmanufacturing 

"*ployto"nt 
(particularly government)

began to rlse at about the time that unemployment began to dec]lne.
The cr:rrent unemployment ratio Ln Charleston Cotmty is Judged to be
somewhat less than the 1964 average.

Year Percenta se YeaI

1951
7%2
t963
196l-

t962
L963
L96t+

Perc'enEage

L957
1958
t959
1%0

L959
1%0
1961

a

a

a

5
4
l+

3

3.9
5.O
l+rl
lr.lr

7
7
1

7

Source: Bureau of Employment Seatlrity.

Berkeley County has been classlfled separately as an area of substartial
and persistent unemplolrorent. Preclse data are not avaj.l-able from whtch
to determine a long-tena trend for the county. However, a 196l* ratlo
of ?.7 percent is somewhat lower than the 9.1 percent evldenced ln
196). As showrl in the table below, the 1964 ratio equals that of L959.

Ilnemployment Trends
Ee.rke1ev Comtv. Sou

Yegr Perc'en tase Year Perce ntaqe

7
8

10

7
8
2

a

o

7
9
7

a

a

9
L
7

Sourceg Bureau of Employment Securlty.

U.ngmployment Trends
Charleston Cor:nty. South Carollna-

a
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Future Employmen t Prospects

Based on recent past employment trends and on information from loca1
sources, nonagriculturat employment is expected Lo increase by about
3,000 workers, or 1,500 annualty, over the next two years. This
increase approximates the growth experienced during rhe 1961-L964
period. It was noted earlier that nonmanufacturing employment dominates
total nonagricultural employment. Ihis trend is expected to continue
and, undoubtedly, will be 1ed by employment j-ncreases at the military
instatlations.

Modest increases are exPected in manufacturing emplo)rment during the
next two years. Although two new firr,rs (U.S. Rubber and U.Si Plywood)
have moved into the area, most gains Bre expected to occur through minor
expansions of established industries.

Income

The estimated current median income of all families in the HI'IA is
approximately $5,000 annually, after deducti.on of Federal income tax.
The median annual income of all renter families is about $4,250. By

1967, median annual incomes are exPected to increase to aPProximately
$5,200 for all families and to $4,450 for renter families.
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Demographic Factors

Population

Current Estimate. Currentl y, the population of the Charleston Hl,lA
totals 28ir8OO, an increase of over 27,OOO (1O.7 percenE), or almost
5,2OO annually, since ApriI I960. Almost 65,OOO persons now live in
the city of Charleston, a decrease of some 1r225 (1.9 percent) since
ApriI 1960. This approximates the population loss in the central city
during the l95O-1960 decade. Charleston City is replacing rapidly
residential areas with civic improvements, hospitals, and other facil-
ities. Population losses resulEing from such actions probabLy will con-
Einue during the forecast period. North Charleston, encompassing both
the Naval Base and Air Eorce Base, experienced the largest numerical
increase.

Over-all population changes in the HMA are shourn below, and are
presented in greater detai I in table IIl.

Population Trend
Charleston, South CaroIina, HM

April l95O - July 1951
Average annual change

Date Population Number Percentage

Apri 1 t95O
Apri I 1960
Juty 1965
July 1967

[95, lo7
254,574
28l,8OO
293,2OO

5,947
5,185
5, 7O0

3.;
2.O
1.9

Source l95O and
1965 and

1960 Censuses of Population.
1967 estimated by Housing Market Analyst.

Past Trend During the April 1950-April 196O decade, the toral popu-
Iation in the HMA grew from 195,1OO to 254,600, an increment of 59,5OO
(30.5 percent), or 5,95O annually. Most of the population increase
occurred in the suburban areas of the HMA outside the central city.
North CharLeston and SaintAndrews experienced the Iargest absolute
numerical increases, reflecting the influence of the military instal-
Iations and the out-migration of familles from the city to the suburbs.
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Estimated Futu re Population Growth. Based on the increases in
employment that are expected to occur in the Charleston HMA during
the next two years, it is anticipated that the totaL population will
increase by about 1l,4OO (5,7OO annually) to a July L967 total of.293,2OO.
Most of the growth is expected to occur in North Charleston, Saint
Andrews, and other suburban areas.

Natural Increase and MigraEion. Between April I95O and April 1960,
net natural increase (excess of resident births over resident deaths)
in the HMA averaged about 5,600 a year while the total population
increased by approximateLy 5,950 persons annualLy, indicating an annual
net in-migration of abouE 35O persons. Since April I960, net natural
increase has accounEed for about 98 percent of the total population
gain (26r7OO), and in-migration accounted for the remaining two
Percenr (5OO).

Componen t s of Population Change
Charleston South Carolina HMA

Apri 1 195O - July 1965

Average annual change
April l95O - April 1960 April 1960 July 1965 a/

Component Total Total

Total increase
Natural increase
Migration

5,947
5,591
+356

5, 2OO

5, loo
+ iOO

Source South Carolina State Department of Health and estimates
by Housing MarkeE Analyst.

Age DistribuEion Data presented below show changes in the population
by age groups between Aprit I95O and April t960. AII age groups of the
total popuLation increased in size during the 195O-1960 decade. Of
particular signlficance is the difference in the increases in the 5 to
19 age group and the increase in the 20 to 29 age group. Population
in Ehe 5 to I-9 age group increased by 25,950 (45.6 percent) during the
decade. Most of the persons in this age group were born after World
War II and the Korean Conf1ict, periods of relatively low unemployment
and rising wages. Population in the 2O to 29 age group displayed rhe
lowest numerical (lr4OO) and percenEage (3.9 percent) increase as
compared wiEh a[I groups. This relatively small increase reflects
the low birth rate of the I93Ors.

a/ Rounded.
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Population Distribution by Age
CharlesEon South Carolina TMA

Aprl I L95O and Apri L t960

Apri L Apri I
1950 1950

April 195O to April 1960 change
Number PercentageToEal popuLation

Under 5

5-19
20-29
30-39
40-49
50-59
60-59
7O and over

Tota I

25 ,617
55,914
35, 830
28,748
20,435
L2,9O9
g,699
4.955

[95, lO7

35,925
82, 858
37,235
34,744
27,602
18, 313
1O,753
7,148

254,578

9,3O8
25,944

I ,4O5
5,996
7,167
5,4O4
2,O54
2,193

59,47L 30. 5

35
45

3

20
35
4r
23
44

o
6
9
9
I
9

6
3

Source: L95O and l95O Censuses of Population

Mi litary Popu[ation. As shown in the followlng table, mllitary personnel
and their fami[1es, and military-connected civllians and their familles,
have been constantly increaslng ln Ehe HMA since 1950. During the ApriI
I95O-Juty I955 period, the combined population growth of thls group averaged
an estimated 212OO a year, compared wlth anaverage annual lncrease
of aboU.t 1,:0OO beEween 195O and 1960. The relatlvely larger increase
in the Latter period reflecEs, of course, the lncreasing responslbillEies
of the Alr Force Base and the introduction of the Fleet. BallisEic Missile
sysEem at the Charleston NAval Base.

Mllltarv. Mili -Connected Clvilians. and CivIl.lan Populatlon Trends a/Ea

Char Ies Eon South CaroIlna HMA

r950 - 1955

Populatton
Apri I
t950

Apri I
I 950

Ju 1y
r965

Average annuaI change b/
r950- r960 1950- 1965

Civilian 138,600 [8l,9OO l97,5OO
Mi llEary 27,2OO 391550 47,350
Milltary-connecred civillans!/ Zg,lOO 33,O5O :O.aSO

ToEal I95,1OO 254,5OO 281,8OO
a/ Data may not add Eo previous totals, because of
!/ Rounded.
cl Military personnel and Eheir famiLles.
9/ MlLltary-connecEed clvllians and thelr famtlles.

4,325
[,25O

380
5,950

roundlng.

3,OOO
[ ,450

730
5, 175

source: ToEal population from l95o and 195o censuses of populatlon.
Total populatlon for 1955 and the mllltary and clvlllan componente
for all years estlmated by Houslng MarkeE Analyst.
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During the next th/o years, addit.ional FBM submarines are to be home-
ported at the Naval Base, Ehe AFB will gain a Troop Carrier Squadron,
and civilian employment will beincreased aL both installations. On

the basis of theseincreases, it is believed that about 4rlOO (2,O5O

annually) additional military personnel and their dependents will be
addec, co the current miLitary population and will tocal about 5lr45O
by juLy 1967. Military-connected civilians and their dependents will
increase by 3,t50 (L,515 annually) to a July 1967 total of about 4O,OOO.

The largest increases are expected to occur at the Charleston Naval
Base. Smaller increases are expected at the Air Force Base. Both
military and civilian populations are expected to remain consEant at
the Army Depot.

Househo Ids

Current Estimate. The total number of households (occupied dwelling
units) in the Charleston HMA is currently about 7I,lOO, an increase
of about 7,1OO (1i.1 percent), or 1,35O annually, since April 1960.
Household growth has occurred, mainly, in the suburban fringe bordering
the central city.

Over-all household changes are presented in the following table. TabIe
IV presents household trends for the major localities in Ehe area.

Household Growth Trends
Char Ies ton South Carolina

t950- 1967
HMA

Aver@
Number Percentage

L,447
I ,35O
1,4'75

Da te

Apri I l95O
Apri I i960
July 1965
July t967

Source:

Total
househo ld s

49,544
64,O16
71, Loo
74,O5O

2.;
2.1
2.O

l95O and
1965 and

L96O Censuses of Population.
1967 estimated by Housing Market Analyst.

Past Trend Between April l95O and April 1960, the total number of
households in the HMA increased from 49,55O to 64,000, a gain of 14,450
(29.2 percent) or Ir45O annually. This exceeds the annual rate of
growth since t96O by IOO. The greater increase in households between
l95O and lg6orin partrmay be due to a conceptual change from rrdwelling
unittt in t95O to "housing unit'r in 1960.
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Since April 1960, household growth in the centraL ciEy has been nominal.
The areas of greatest growEh have been the suburban areas close
proximiEy to the military installations or within reasonable Eime-cost
considerations of commutation. These preferred areas are North Charleston,
saint Andrews, and James rsland. Household growt.h in BerkeLey county
averaged about 2lO annuaLly over the period since 1960, refLecting about
the same rate of growth experlenced during the 1950-r95o decade.

Household Size The average number of persons per household in the
Charleston Hl,lA has remained relatively constant since ApriI [950, when
the average household contained 3.81 persons, oompared with an estimat.ed
3.80 persons in July 1955. The ApriI 1960 figure represents a small
increase from 3.74 persons in ApriL t950. This increase reflecEs the
increase in military families and the rclatively small growth of
Lower-income households. The househo[d size trends are summarized
in the following table.

Mi lita Households. The number of milita ry households ln the HMA
current.ly is an esElmated 9,8oo, an increase of abouE I,75o (2L,j percenE)
over the 196o total of 8,o5o. The annual growth of 340 mllitary
households ls above the t95o- I95o average growth of abou E 260 a year.
This relatlvely larger growth reflects, of course, the large increaseof military personnel at the Naval Base and the Air Force Base.
Mllltary-connecEed civilian households increased from a l95O totaL of
8,450 to 9,450 ln 1965, an increase of l,ooo (tt.8 percenE), or l9o
annualLy. This growth is considerably above the average annual growth
of 75 households during the I95o-19do decade. Agatn, ih" increaslng
duEies and responsibiLit.les of the military instalLaEions necessitated
the larger growth.

Military and MiLita ry - Conne cted Civilian Household Growth Trends
Char les ton South Carolina HMA

r950- 1955

t950 1960 1965

9,450
9,80O

Lg,25O

a/
Househo lds

Milltary connected civillans 7 r7OO
Mi 11 tary 5,475

ToEaL 13, [75

9,45o
8,05O

I 6,5O0

75
255
330

190
340
530

a/ Rounded

Source: EsEimated by Housing MarkeE Analyst.
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Estimated Future Household Growth. Based on Ehe population grcwth
expected to occur in t.he area within the next two years, on employment
opportunities, and on increases of personnel at the various miliCary
insEallations, households are expecEed to increase by 2r95O (L1475

annually) during the Ju[y 1965-JuIy 1967 fotecast Period. Of this
growth, approximately 450 annually wiIl be military personnel. Most
of the military household growth will occur at the Naval Base and Air
Force Base. The Army Depot is noE expected to make significant gains.
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Housing Market FacEors

Hquslng Supply

Current Estlmate. At presenE, there are an estimaEed 78r8OO houslng
units ln the HMA. This rotal represents a net additlon to Ehe housing
stock of about 7rL25 units (9.9 percent), or about 1,350 annually, since
t95O (see table V). It 1s estimaEed that NorEh Charleston and Saint.
Andrews contain about 40 percent of the current housing lnventory,
Charleston'City contalns about 25 percenE, and the remalnder is spread
Ehroughout. Ehe HMA.

Past Trend. Duri ng the l95O-1960 decade, the number of dwelting unlEs
ln the area lncreased from 54,4OO to 7l,7OO, a gair of some [7,3OO
(3t.8 percent), or 1,73O annually. ParE of thls lncrease is due to a
concepEual change from trdwelling uniErr in [95O to I'houslng uniErr in
r 960.

Type of strucEure. About 76 percent of the houslng units now in Ehe
HMA are in one-unlt structures (including Erailers), the same as Ehe
ratio in April t96O. The proportion of units in structures with two
to four unlts increased sLight[y because of duplexes built for millEary
familles. The percentage ofthe housing supply in sEructures with five
or more units declined somewhat.

The compositlon of the housing lnventory by type of sEructure for l95O
and 1965 is summarized in the following table.

Units ct

Aprl Ju y 1965

April
1950

5l+,364
12rl-5L

5.L63
7L,678 il

Percent of Eota1
r95o L965Type of structure

I family
2 to 4 fanilY
5 or more fanilY

Total

JuIy
L965

59,760
13,690

5.350
78r 8oo

75,8
r7.0
7.2

r00.0 100.o

7 5.8
L7.4
5.8

a/ Differs slightly from count of all housing ulits (ZfrSS3;'because
=! ;i;;-or-tri" of structure wene enumerated on a sampre basis.

Source: 1950 Census of Housing'
1955 estimated by Houslng Market Analyst'
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Year StrucLure Built. Apnroximatel.y 7 r125 rrnits, sp about' nlne per-

cent of the total current housing supoly in the I{MA, have been bui-lt
since Apr:i1 1960. During the I95O t,o March 1950 period, about 2t+'55O

units were builL, about lI percerrt ol'the current housing sunply. This
j.s almosL as large as Lhe growth experienced during the 1930 to 1950

time period when 26rL5O units were constructed. Approximately 21r000
units, about 27 nercent of the total supply, were built in 1929 or
earlier, indjcating that a relatively large.,percentaqe of the housing
stock in Lhe HI{A is at least )6 years old. J

Distribution of the Housi ne Supply by Year Built
Charles tofl. SouEh Carol ina. HI"IA. as of Julv 1965

Year b,uilt Number of units

7 rL25
5, 10\)
9,600
9 r85o

tB,L25
g,o25

Percentage
distribution

20,975
78,800

April r95o - JulY 1965
1759 - March I95O
L955 - l-958
Lg5O - t95t+
1940 -'L949
L93o - l-939
1929 or earlier

Total

9
()

L2
l2
23
IO
26

o
5

i
5
0
2
6

100.0

Source: Estimated by Housing Market Analyst, based on the 1960 Census

of Housing, and ad.justed to reffect demolitions'

Condition of the Inventory.
housing inventory in the HIviA

facilities, a rather substant
ratio of about 70 Percent. T
proved since 1950 because some deteriorating and dilapidated units
have been demolished and because some existing units have been up-
graded. The condition of the inventory should contisue to i-rnprove as

more units (tne bulk of which are substandard) are removed by govern-
ment action.
Residential Bui ldi ng Activi ty

Annual Trend. The number of new dwelling units authorized by building
p.r-iE. i"Tharleston County since 196O is shown in the following table'
The number of new dwelling units authorized by building permlts by type
of strucEure since 1950 ls presented in table VI '

l/ The basic data reflect an unknown degree of error in rryear built'r
occasioned by the accuracy of response Eo enumeratorsr questions
as well as errors caused by sampling'

Approximately 82 percent of the current
is not dilapidated and has all plunbing
ial improvement over the April 1960
he condition of'the inventory has im-
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Dwelling Units Aq!horized by Buildine Permits
Charlest South C

f, -]

1950 r951

Lr016
275
236
95
89
46

Lr?57

L962

802
L23
2l+5
r15

58
22

l'375

Lg63 1964 L965 tArea

charleston !/
St. Andrews
James Isl-and
Mt. Pleasant
Johns Island
Remainder

TotaI

350
t+46

u9
105

67
59

L,l-77

5l+2
211
3L5
L67

7l+
l+9

1,358

lr2l+4
220
631
f]c,l+

53
30

2,324

292
102

70
I1
I9
NA

l+91+

a/ Through Apri1.
E/ Incfucies North Charleston.

Source: Charleston County Planning Board.

Since 1960, there have been about 81475 housing units authorized by
building permits in Charl-eston County. The 8r475 housing units author-
ized sinci fg60 represent an average of about Ir50O units a year, sub-
stantial-Iy above Lhe Lr375 units authorized annually during the 1950 to
I!50 period. As may be observed, the number of new dwelling units
authorized remained relatively stable except for sharp increases in
196I and I95l+. A major reason for the increase in the annual volume

of building authorizations for these two years was the authorization of
almost IrOOO military-control-led housi-ng units.

Charleston, incluriing lrlorth Charleston, led all other areas with about
l+r25o units authorized, over 50 percent of the totaL number of authoriza-
ti-ons granted. Of this tota1, about Lr?]O were military-controlled
units. Saint Anrirews and Jarnes lsland accounted for about l! percent
of the total authorj-zatlons with the remaindor accounted for by Mount
pleasant, Johns Island, and the remainder of the county.

About 6,100 (over 7Z percent) of the total number of uni-ts authorized
in Charieston County since 195O have been single-family units with the
remaining units (about 21375) in multifanily structures. It should
be noted that of the multifanr:ily structures,approximately tr37O have
been military-controlled units. RelatLvely 1lEEle prlvately-owned
gnd c€ntrolled multifasrlty construcEion has occurred ln the Charleaton
etea.

Building permits were not issued in Berkeley county prior to March

Lg65, iloru.r"., based on personal observation, on interviews with
toca:- officiali, and o., .,Ly telephone and electric meter connections,



22

it is believed thaE abouE 1,150 new dwelllng units have been bullE
in Berkeley CounEy since 1960. The vasE majorlty of these units are
in Ehe area bordering Charleston CounEy, in close proximlt,y to ttre
mllitary installations, and virEually all are single-famlIy houses.

Unlts Under Construct.ion. Based on buildi ng permiE daEa and on the
posEal vacancy survey conducted in the Hl{A, there are approxiurately
1,500 housing uniEs under consEruction in the HMA. The total lncludes
about 1,025 single-famlly units and 475 multifamily units. Most of
Ehese new unlts are being built in North Charleston and nearby suburban
areas.

Demolitions and Conversions . There have been approximately 1,000 re-
sldential st.rucEures demolished slnce 1960 in Ehe Charleston HMA. Most
of t.hese units were o1d, generally substandard, single-fanlly homes.
Most of these unit,s were demollshed in Charleston and North Charleston
to make way for the new highways (InEerstate 25 and Crosstown 17). Some
units were removed and are belng removed from the invent,ory as a result,
of demolltlon of Lanham AcE housing. Other unlEs have been removed
from the lnventory slnce 1960 rhrough denollt.lons, (oEher than Ehose
resulting from public actions), conversions, flre 1oss, caEasErophe, and
other changes ln the inventory.

Based on the further development of new highway facllities, on Ehe ln-
itiation of urban renewal act.lvlty, on more strlngent code enforcement,
and on contlnsed demolition of Lanham Act housing on the Naval Base, lt
is anticipated thaE about 750 housing uniEs will be demolished ln Ehe
CharlesEon HI'IA during the next trrro years.

Tenure of Occupancy

Current. Estlmate. As of July 1, 1965, as shown ln Table V, over 54
percent (about 38,450 units) of the occupied uniEs ln Ehe HIIA are o\.rner-
occupled and nearly 46 percent (32,650 unlts) are renter-occupled.

Past Trend. Oruner-occupency lncreased from approxlmately 45 percent
(about 22,4OO unlts) in 1950 to over 52 percent (about 33,700 unlts)
1r 1960. Thls reflects the relatlvely hlgh level of sales housing
butlt durlng Ehe 1950-1960 decade. Slnce 1950, the owner-occupancy
rat,lo has continued to rise, reflecting not only the bullding of sales
houslng, buE also the lack of adequate rental houslng.
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Vacanc v

-1

Census. According to 1960 census data, the Charleston HMA contained
about 31325 vacant housing units available for sale or rent, a net
vscErncy ratlo of 4.9 percent. Of this number, 621 were available for
sale and zr'/AJ were avai,lable for rent, representing net hooeowner and
renter vacancy ratios of 1.E percent and 8.2 percent, respective\r. It
should be noted that the census also reported 56 (9 percent) of the
available sales vacancies and 580 Ql.e percent) of the available rental
vacancies as l-acking one or more plumbing facilities.

Postel Vacancy Survey. A postal vacancy survey was conducted in the
ffie L6, L965, The sunrey covered an estimated 70
percent of the current housing inventory. The survey reported a total
of 11750 vacancies, representing an over-all vacancy ratio of 3.1 per-
cent. 0f this total-, about IrO50 were vacant residences, a vacancy
ratio of 2.3 percent, and about 700 were vacant apartments, an apart-
ment vacancy ratio of seven percent. The resuLts of the survey are
surruarized and presented in table VIf.

Postal vacancy survey data are not, strictlv comparable with those pub-
Iished by the Census of Housing. The census enumerates vacancies
by intended tenurei whereas the postal vacancy survey repor'i,s vacencies
by type of structure. The Post Office Department defines a rrresidencetr
as a unit representing one stop for one delivery of mail (one mail- box).
These are principally single-fa.niIy homes, but they may includG soIB
duplexes and structures with extra units created by conversion. An
rrapartmentrr includes all stops where more than one del-ivery of mrlI is
possible. These ar:e primarily apartments, but they may includc aorc
roadside boxes where several deliveries of mail are possibb. In addl-
tion, the postal vacancy survey probably includes some vacant unitc
which are not avail-able for occupancy at the timo of enuncratlon and,
also, some seasonal units, while the census excludes these units from
ttre avail.able i-nventory.

FHA Vacancles. The annual occupancy survey of FtlA-insured apartrrcnt
projects, conducted as of March 11, L965, included five proJects Yith
5li units, all eompleted prior to L952. The projects reportcd an oyeF
all vacancy rate of 2.3 percent, a considerable percentage decllne from
the 8.5 percent recorded in March 196l+. The March l-953 survay roported
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a vacancy ratio of 1.5 percent. The comparatively high vacancy ratein 1964 is largely accounted for by the large number of ,racant units atone aparEmenE project. The vacancies in that projecE rose temporarily
as a result of the opening of ner^r rental units in North CharlesEon. lfvacancies in that one project are excluded, Ehe vaeancy ratlo drops
from 8.6 to 2.6 in t964.

Date

Vacancies in trllA-Insured Rental Pro.iects
Charl,eston, South Carolina. Hl{A

1963 - L965

Tota.I units surl,'eJe4
Vacant
units

9
53
u

Percentage
vacant

1.5
9.5
2,3

h1,
h1
hI,

rc.
rc
rc

Ma
Ma
Ma

6U
5u
6J+

963
961+

965

Source: Annua1 Occupancy Survey of FHA-insured pro.jects conducted by
the Cohlnbia Insuring Office.

Current Est imate
observation and interviews, it is judged that currently there are about
2r3OO vacant dwelling units available for safe or for rent in the Charles-
ton area. Of this number, an estimated 980 are vacant sales units, r'e-
presenting a current homeoune r vacancy ratio of 2.5 percent, ild lt320
are vacant avail-abl-e rental units, indicating a 1ow current renter vac-
ancy rate of only 3.9 percent. Table V compares these estimates with
those recorded in April 1950 by the Census of Housing, and lndicates an

increase in the homeowner vacancy rate, but a substantlal decline in the
rental vacancy rate si-nce 1950.

Sales Market

. From the posta)- vacancy survey and from personal

General Market Conditions. Generally, the market for eales housing irt
, as indicated by an inereasing nunber of

vacant singte-fami-Iy homes for sale.

According to 1ocal sources, new sales housing that meetsninLnum r"e-
quirements cannot be produced to sel} for much below $8r5@. Most new

three-bedroom unjts in the HMA are priced at $101000 and sbove. FtlA survey.
taken ln 1954 and 1965 indicate that only five percent of all-neu
sales units ""."LyJ 

1n the Charleston area were priced below $IOrO0O.
With very few exclptions, houses are being butlt on a spoculatlvc barle.
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There appears to be a wide price ranSe for exisElng homes in the area

depending upon qualiEy and location. Homes in the newer suburban areas

command prlces considerably above $15,000, whlle homes in the lower
price ranges are found in ttre older, more congested areaa. A June 25,

igOS, editlon of the Charleston Nbws anq Coufler" listed 45 homes for
sale. These homes were prlced beWeen $6,000 and $30,000. Of the Eotal,
1a,1Sf percenr) were lisied for sale above $20,000, 15 (33 percent)
were lisred at from $15,000, Ao $20,000, and of the remaining 16 unita,
only six (13 percent of the Eotal listlngs) were priced below $10,000'

HI4A in r*hich five or tnore houses were completed in the preceding twelve
months. The JanuarY 1965 survey covered 53 subdivisions. A total of
Lr585 homes had been completed during 196l+t of which 76 (t*.8 percent)
r*ere sold before construction had started and Ir509 (95,2 percent were

built speculativelY. Of the sPeculatively buil,t homes, L.SLZ were sold
and 19? remained unsold. The unsold houses repre sented about }J.I pen'
cent of those spe culatively built. Of the 197 tmsoId housee, L73 (8?.8
percent) had been on the market three months cr Iess.

Houses eted I 6 and l'
Charles ton. South C

Completed in 1963 Complete d in 1964

Sale s P rice Number Percentage Number Percen tage

The January 1954 survey reported fewer houses bu|lt speculatively in
1963 than in 1964, but the ratio of unsold houses to the total specu-
Iative construction volrlne was considerably higher. This. Eurvey counted
lr1l+5 completions auring L963, of which 796 (76.2 Wtcegt) rere bu1lt

"iu",.f"tiiely. 
Of the Ipecutiti-vely built houses, ]7O (2I.4 percent)

rernained unsold on January 1, 1954. Almost 94 percent of these unsold
homes (flq) ha<l been on the market three months or ]ess.

Distributions of the sales prices reported for the trllo surveys are coIIF

pared in the following tabLe.

old Inven of New Homes.
ia fnsuring Office surveye

In January 1954 and January 1965 the
d all subdivisions in the Charleston

48
l.26
381
)4t
291+

368
27

Lr585

I

Under $10r0oo
$10,000 - L2,499

L}.5OO - ll+,999
I5rO00 - L7,l+99
t7,5OO - Lg,ggg
2o,ooo - ur999
25rO@ and over

TotaI

85
u6
293
256
II7
149

29
Ir045

3
I

2l+
22
L9
2)

1
I00

I
I1
28
25
u
I4

J
ro0

Source: Unsold Inventory Surveys of New Homes conducted by the Columbia,

South Carolina, Insuring Office'
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Of the houses completed in 195/+, eleven nercent r,'ere f'or sale at }ess
than $J-2r5OO and la5 percent were in the price range of $I2rlO0 to:I17r5OO,
a total of 57 percent in the price ranges under lil?r500. 0f the houses
completed tn L96), J2 percent u'ere built, to sell for Iess than $l7r5OO.
In the range of'from $f]r5OO to $201000 the proportion was 11 percent
in 1.963 anci rose to 19 percent in l-964. Seventeen percent of compJ,e-
t,ions in L963 were prj-ced at $201000 and above, and in 196l+ the pro-
portions rose to 2/a percent. The upward shift in prices 01' new houses
completed is refl-ected also in the increase in the rnedian saLes price
from $I5r25o in L963 Lo $L5r725 in l-954, an incrrease of almost 1O per-
cent at the aredian.

It should be noted that the FHA Surveys of Unsold fnventory do not in-
cLude hcusinq b,rilt in subdivisions with fewer than five completions
cluring the year, nor do they include iniividualJ-y buil-t or: custom buil-t
homes on scattered sites. Inclusion of such houses could alter the
above distributions somewhat.

FHA and VA Aqquired Properties. Since f950, the FFIA has acquired about
f3O slnele-family hornes in the Charleston HM.tt. Safes have kept apace
with acquisitions and FHA had 30 properties on hand as of JuIy J, L965.
Of these acquired properties, nine have been sold but not closed.

Acquisitions by the Veterans Administration have been at a considera.bly
lower level during the 1950-f965 period, totaUng 45 units. The pro-
perties have been sold almost immediately. As of June 21, L965, tne
VA had oni-y two nroperties on hand and these were sold but not closed.

Rental Market

Current Market Conctitions. The market for rental housing in the Charles-
ton area is relatively firm at the present time. The majority of rerrtaf
vacancies represent those that are poorly located, and those in older
structures lacking the amenities provided by projects recently construct-
ed.. This is evidenced by the fact that many of the nener multifamily
pro jects and most of the older, r,le11-located, . good-quaflty pro jects
have been- nhle lo achiey€, and maintain good occupar-rcy. l4any-of Ehese
better projects have waiting lists and vacancies are negligible.

There is a strong demand for rental, housing by military families in
the area, and adequate unlts at rents which military families can pay

are not available in sufficient quantity. The construction of Ir77O
military-controlled units since 1960 has not been enough to relieve
the pressure on rental housing. The rapid growth of the military popu-

latitn, particularly Air Force and Naval personnel, as ueI1 as a sub-
stantial gain in the civilian population has maintained this pressure
on rhe rentaL market.
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Currently, there are about 475 multifamily units under construction
in the H),G. Included in this total , ar.e LOO units of appropriated-
fund housing near the Naval Base, and a lOO-bed conventionalLy-financed
nursing home located in the medical center area of Charleston City.
Also conventionalty-financed and located in the medical center area is
a 144-unit, high-rise, luxury aparEment structure. This bullding will
consist of, primarily, one- and two- bedroom units. The rentaL agents
report that the structure witl be ready for occupancy in August 1965 and
most units have been leased. It is important to note that, because of
the locat.ion of the building, most occupanEs will be of the comparatively
higher paid professional people associated with the nearby medical
comp 1 ex.

Mortgage MarkeE

There appears to be an ample supply of money available for both interim
and long-term investment inresidential reaI estaEe in the area. There
are no indications that developers and builders are having problems
obtaining funds. The current interest rate on conventionaI mortgage
loarrs ranges between 5L, and 6 percent; a twenty to twenEy-five Percent
downpayment is usually required; and 25 to 3O years is the maximum term.

Urban Renewal and Redeve lopment

Urban renewal activity in CharlesEon has been at a stand-stiLL since
1956, when the South Carolina Supreme Court ruled that land redeveloped
by public action could not be sold for privaEe re-use. In other words,
Iand acquired by public condemnation cannoE be resold to private users.

The city of Charleston has developed a plan for the erectlon of a
public audiEorium and cultural center. This building will be bounded
by Calhoun, Alexander, Minority, and Anson SEreets. The Urban Renevral
Administration has approved the plan by a letter of consent dated July 14,
1965, thereby maklng CharlesEon ellgible for FederaI funds. Under this
program, the city may begin acquiring land. Local officials esEimate
that approximately 25O families wilI be dlsplaced by this redevelopment
Program.

Mi litary Fami [y Housing

Charleston Air Force Base. There are 955 mlIltary-controlled
units at the Charleston Air Force Base. These unlEs represent
one percenE of Ehe toEal housing supply in the HMA and aII are
adequaEe. Vacancies are almost nonexistenE.

housing
about
considered
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Militar.v FamilY ttousing
c,harleston IJavaI Base
as of April-j0r-]9![

-Type and 4dequacy

Aciequate

Officers

D2.

B3
1r5

2

5

20l+

EligibIe
enlisted

12
r70
62L

226

226

r.of7

Other
enlisted TotaI

990

253
737

2A

3l+l+

1.3?4

are considered
provision of

I
0
0

Appropriated fund
Capehart

Inadequate

Lanham Act

Total

tlz
Ir-3

]r2

Source: DOD Form 1377.

As shown in the table, about 350 units (about 25 percent)
inadequate. These inadequate writs were built under the

the Lanham Act, and are to be demolished'

At the Charleston NavaI Base, there is an effecLive housing require-
ment of 7,3Og units, after the exclusion of voluntarily separaErld

families. The Navy is limited to programing for 90 percent of the
net requirement, which amounts to 6r578 housing units. There are
5,4-78 units available, inciuding military-controlled uniEs and adequate
community support units, resulting in a Programable deficit of
about l,tOO units. To meet this deficit, 3OO units of appropriated-
fund family housing are proposed for construction in fiscal year L967.

Charleston A De t . As of April 3O, 1964 there were lI militarY-
he Charleston ArmY DePot.controlled units of family housing aE t

There are no present plans for providlng additional family housing aE

depot.
the
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Demand for Housing

QuantitaEive Demand

Quantitative demand for addiEional housing during the two-year period
from JuIy 1, 1965 to July 1, 1967 is based on an expected increase of
about L,4-75 households annuaIly, on the need Eo replace housing units
expected to be lost from the inventory, and on the adjustmenE of both
sales and rental vacancies to levels that reflect Ehe long-term needs
of the Charleston area. Consideration also is given to the existing
tenure composition of the inventory, to the continued trend toward
home-ownership, and to the shift of single-family houses from the
sales inventory to the rental inventory. To accommodate household
growth and to allow for expected occupancy and inventory changes,
approximately I,625 additional housing units will need to be added in
each of the next two years, of which about 11375 units represent
annual demand for sales housing and about 25O units represent annuaL
demand for privately-or+ned rental housing.

Of the annual rental demand, it is judged that only llO units can be
marketed at rents achievable without the aid of public benefits or
assistance in financing or land acquisition, and l4O units probably
will require the use of such public benefiEs or assistance, if they
are to be provided by privately-or"rned housing.

Construction of Lr625 units a year during the next two years would
represent a building volume somewhat above Ehe average of about
1,5OO units a year completed since 1960. The demand for llO rental
unit-s a year'.at rents achievable without assistance rePresents a
proppective demand closely equal to the yearly average of rental units
auEhorized since i96O. It is substantially below the yearly average
of. 435 for all rental units, including 1,77O units of appropriated-
fund and Armed Services housing built since t95O.

Qualitative Demand

Sales Housing. Based on current family incomes, on typical ratios of
income to purchase price, and on recent market experience, the annual
demand for 1,375 sales units is expected to be distributed by price
as shown in the following table. Single-family houses that meet FHA
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minimum standards cannot be produced in the Charleston area Eo selI
much below $8,5OO. Therefore, all of the sales units expected to
be in demand annually during the forecast period have been distributed
aE and above this minimum, on t.he assumption Ehat if they required
additional sales units are provided in the prioe ranges above that
minimum, upgrading of families to betEer housing (filtering) will
assure absorption of the new units.

Estimated Annual Demand for New Sales Housing by Price Class
CharlesEon South Carolina HMA

Jul 1965- Jut L957

Price range Househo lds

$ 8,OOO
lo, ooo
l 2, ooo
I 4, OOO

1 6, OOO

t 8, ooo
20, OOO

25 , OOO

30, OOO

- $ 9,999
- lt,ggg
- 13,999
- t5,999
- L7,999
- L9,ggg
- 24,ggg
- 29,999
and over
Tota I

Ito
150
275
230
180
120
150
95
65

1,375

The distribution shown above differs from that on page 25, which reflects
only selecEed subdivision experience during the years 1963 and 1964.
It must be noted that the 1963 and 1964 data do not. include new
construction in subdivisions with fewer Ehan five complet.ions during Ehe
year, nor do they reflect individual or contracE construction on
scattered lots. IE is likely that the more expenslve housing construction,
and some of the lower value homes, are concentrated in the smaller building
operations. The demand estimates above reflect all home building
and indicate a greater concentration in some prlce ranges than a sub-
divtsion survey would refIect.

The disEribution of prospecEive demand indicates Ehat over 55 percent
is in the sales price range under $16,000. About 22 percent is expected
to be at prices between $16,000 and $2O,OOO and 22 percenE at prices of
$2O,OOO and over.
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Based on past trends observed in the area and on interviews with
local builders and realtors, it is judged that new sales housing
would be absorbed more rapidry if built in areas such as North
Charleston and St. Andrews. These areas are within close proximity
to the mi litary installations and within reasonable time-cost
considerations of commuta!ion to places of employment'

Rental Housing. On the basis of projected renter family incomes and

.atios of rent to income which are typicaL in the area, the annual
demand for about 25O rental unit (including those that will require
assistance) 1s expected to be distributed by monthly gross rent
levels and by unit sizes as shown in the following table. Net
additions at these rentals may be accomplished either by new con-
struction or rehabilitation at the specified rent levels with or
without pubiic benefits or assistance through tax abatement
or aid in financing or in Land acquisition.

The minimum gross rents at which new privately-owned rental units can

be produced in the Charleston area are approximately $65, $75, $8O and

$85 for efficiency, one-, two-, and three-bedroom units, respecEively.
To achieve rents at those low levels in privately-or^rned rental projects
requires assistance in the form of public benefit or assistance in
financing or land Purchase. Without such assistance, the minimum

achievable gross rents probably approximate $8O, $95, $1O5, and $115,
respectively for efficiency, one-, two-, and three-bedroom units.

Estirmted Annual Demand f or New RentaL Uni ts
Char les ton South Carolina HMA

July 1965 to JuIv 1967

Gross rent range a/ Effi c i ency
One

bedroom
Two

bedroom
Three

bedroom

Under
$7s
roo
t25
150

$7s
99

L24
t49

5
o
5

5

I 45
l5
15
to

40
25
15
lo

l5
20
lo

5
50

or more
Tota I 85 90

a/ Gross rent is shelter rent plus the cost of utilities.

25
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The preceding distribution of average annual demand for new apartmenEs
is based on tenant family income, the size distribution of tenant
households, and rent-paying propensities found to be typical in the area.
It cannot be construed rigidty but represenEs what may be assumed to be
an appropriate pattern over a period of several years. Occasionally, in
brief peri.ods and in specific rent ranges, because of special factors for
indivlduaL projects there may be successful marketing or rental units
in other than these quantities. It should not be assumed, however, that
such a divergency represents a change in the continuing ability of the
area to absorb nev/ rental housing. ln any case, particular projects must
be evaluated in the light of actual market performance in specific rent
ranges and neighborhoods or submarkets.



Table I

Average Annuel Nonagrtultural Waqe and Sala
Charlestoq Coqnly- South Carqline- 3l

L954-1964
(in thousands)

Industry

Total wage and satary

Manufacturi-ng
Lumber and wood
Food products
Apparel
Printing and publishing
Chemicats
Other manufacturing g/

Nonmanufac tur ing
Construction
Trans., colrm., and utilities
Wholesale and retait trade
Fin., ins., and reat estate
Service and misc.
Government

Federat
State and 1ocal

39.8 4L.3 43.2 44.3

L954

49.2

9.4

1

r955

51.5

to"2

t956

53. 5

10"4
1.2
1.1
1.5

.5

.9
5.2

1957

54.8

10.5

17.1
10.8
6.3

1958

54.3

9.6

5

1959

56.3

1950

57.L

19 61

57.4

9.3

I-962

59. I

9.79.7 9"4
.7
.9

t.2
.5

o

5.2

49.7

L963

51. 0-

9.8

bls64 bl

52.4
4.6
4.3

13.0
2.7
7.2

20.6

62.3

9.9
.6

1.0
1.1

.5

.9
5.8

1

9
2
3

5
0
5

1

t.2
1.t
1.3

.5
1.0
5.1

3.4
5.2

tL.2
2.2
5.2

1.1
1.1
1.3
.5

1.0
5.5

1

1

9

9
2

5
9
2

1.0
o

t.2
.5
.8

5.3

0
9
1

5
8
4

1

5

.8

.9
t"2

.5

.8
5.1

7

1

1

5
0
!+

4.4
4.3

12.5
2.8
7.O

20.2

0
3
3
9

6
6
9
I

4.3
12.o

"2.96.3

1

1

1

4 5

3.3
4.1

11.3
1.9
4.6

L6.2
11.0
5.2

11.

16. 6
10.9
5.7

44.9
3.9
4.9

11.3
2.4
5.4

16.9
LO.7
6.2

46.6
4.7
4"5

11.9
2.5
5.7

17.3
10.9
6.5

47.4 48.1
3.7 4.

4.
L2.
2.
6.

18,9 19.
11.2 11.5 11
7.0 7.4 7'.

L2.0 l2.l
9.2 8.5

51.2
3.3
4"2

11. 1
1.5
4.3

3.
4.

2.
4.

4
3
8
2

9

4.1
4.2

t2.3
2.7
5.9

18.215.4
10.5
4.9

g/ lerletey County was added to the Charleston Labor Uarket Area ln October 1963. Becauae dete for Berkeley
County ere not avalleble prlor to that date, qhey 6re not included in the Eeries ab6ve.

!/ Data for the years 1963 and 1964 lrere derived by subtrEcting avallab1e Berkeley County data from the two-
counly Labor Uarket AEea.

g/ Other nenufacturing- is doEinated by the paPer, tobacco, 6tone, clay, glas6, and Bhtpbutlding tndu6trJes;the reEalrtder are &lacellaneous small indusErles,

Source: South Carolina Emptoyment Security Cormission.



Table fI

Estimated Percenta Distribution of Families
come er e come
ar s on ro a

1 and 1 7

1965 incornes
Alt rtenter

Fafrffies pEfr'IlGs

35
t2
I3
II

B

uc on

1967 incomes
Al1 Renter

Faiiflies rEiiTGs

Annual
after'-tax income

llnder $3r000
$11000 - 3,ggg

l-rrit00
5rooo
6rooo

,999
,999
,)99

- 7 ,gg9
- B,ggg
- 9,999
-12,1199
and over
TotaI

-l+
-5
-6

a

7

5
7
6

16d

200

7

5
2

L
2

Im

28
11
t2

9
10

7

7

L
7

5
]m

27
l2

9
IO

9

t3
1l
1]
10

??

7

l+

l+

r6d

7,000
Brooo
9rooo

10 ro00
l2,5oo

Median inccme

Source: Estimated by Housing }larket Analyst.

$1r,250:fr1, OO0 {i5 , $l+, L5o



Table III

Population Trends

anrrual
I

4p!1r L9lq April 196O Julv 1955 Ntrmber Percent Nunber Percent

YE

Area

Charleston
North Charleston
Saint Andrews
Jares Is1and
Mourt Pleasant
Johne fsland
Reiuainder of Charleston County
Berkeley County

TOrL?4
l+7 1991+
lLroz+
6,699
8rgo5
l+rOIy'a

16rOI5
10.25L

&r7oo
8Lr750
33rooo
ulr2oo
L5,750
7,650

r8r7OO
lQ,o50

l+25
21526
Lrt*86

7L7
l+93
22L
L3l+
795

235
1r620
Lr35o

825
365
265
255
??<

2.
4.3
r.5
1.?

65
73
25
I3
L3

6
L7

-1.
5.

925
255
887
872
838
252
353

,
t
,
,
,
,
t

o
3
5
7
5
5
0

-0.
2.
5.
5.

4
2
2
9
6

13.
10.

5.
5.
I.
2.638.L96

TotaI

4 Rourdcd.

Source: 1950 and 19(O Censuses of Population.
1965 eattnated by Housing l{arket Ana\rst.

L95,LO? 2541578 28lrB0O 51947 3.O 5rL85 2.O



ouse
CharLeston

f,

Area

Charleston
North Charleston
Saint Andrews
James Island
Mount Pleasant
Johns Island
Remainder of Charleston CountY
Berkeley CountY

TotaI

Table IV

South Caro HI.{A

ApriI
r950

r8,305
t8r4g2

61882
3,3)5
31307
11371
3 16l+2

JuIy
L965

AveraAe 4nnual change g/
Nrrmber Percent

40
32O r.7
32O t+.6
220 6.7
100 3.0
75 5,2
.75 2.0

2.1

18,
20,
8,
l+,
3,
1,
4,

500
L75
550
500
825
750
o25

8.67e 9.775 zLA
6t*rot6 71rr00 J.r)50

2._L

e/ Rounded a

Source: l95O Census of PoPulation
1965 estimated by Housing Market Analyst.



Table V

Components of the Housing Inventor.y
Charleston. South Carolina. llMA

Apri} 1950 - July 1965

A annual c
ApriI
1950

(4. ?q4

l+9 .51+l+
22r419

t+5.37"
27 rL25

5l+.77.

38)
L.77"

1,O57
3.87.

3 rl+Lo

April
1950

71.68?

64.or5
33,6W

52.67"
30,)26

l+7.47"

7.667
3.3L6

625
1.8%

2,69L
8.27.

4,35l-

July
1965

78r8OO

7l_. roo
38,1*5o

5l+.L7.
)2,650

45.9%

7.700
?.34O

980
2.57"

L'32O
3.9%

51400

lasl,l2l

r88
24

2.9
5.O

L.2

13. 0
6.3

Number

1.355

L,350
910

440

5

ty.
65

260

Z,.lO

Percent

]J
2.1
2.7

- 9.7

1I
Tenure and vqqengy

Total housing supply

Occupied housing units
Ovrner occupied

As a percent of total occupied
Renter occupied

As a percent of total occupied

Vaeant housing units
AvailabIe

For sale
Homeowner vacancy rate

For rent
Renter vaca,ncy rate

other vacant !/

Nurnber Percent

Lt729 j.2

L.5

5.8

320

28 2 o.ru
':''

4.850
1.440

L64 15.5

g4 2.8 l+.6

a/ SuUtotals may not add to totals, because of rounding.

V tncluaes vacant seasonal units, diJ-apidated units, rented. or sold awaiting occupancy, and units nel-d
off the market.

Source z L95O and 1960 Censuses of Housing and estimates by Housing Market Analyst.



Year Total

New Due
S

Single farnilv MultifamilY

NA NA

NA NA

NA NA

NA NA

NA
NA

NA

NA

Table VI

Units Aut ized

-l

Permits
hc

Iear Total Single fanilY MultifanilY

1950
1951
Lg52
L953

L95l+
L955
L956
L957

582 ,
686 9/
t+67 b/
W9

L958
L959
1950
L96L

L962
L963
L96l+
1965

L,930
2rl+OZ c /
LrL77
Lr?57

NA
NA

830
Ir138

NA

NA

347 d/
569e1

Ir460
2rO27
2rOL7
11655

NA

I\iA,

NA

NA

L,375
L,35s E/
2.121+ h./' 

t.gL 1/

949
Lr26L
1,377

NA

Q6 Et
97

947
NA

a/ Includea 216 public housi-ng units.
6/ Includes 2? publie housing units.
;/ Includes 22 public housing units.
a/ Includes 290 nilltary housing units'
it Includes 5OO nil-itary housing units.
?/ Includes 4OO military housing units.
i/ Includes tO public housi-rcg' units.
h/ rncrudes rgo nilitary housing units under'nurltifa,rrilv and 3oo singre-family units in two SecEion 81o

'projects intended for military oscuParicy'
il itrriugtr April and includes IoO military housing uniEs'

Source: Bureau of the Census, 9-40 Construction Reports.



l,r,,l rcsrJen.c' anJ apartments

Table VII

Charleston. Sou!h CaroIina, Area PostaI VacaniY Surve)

June I6, 1965

Ilr.i,ltnt,..

I otu! possiblc
deli'crics \II '; I seJ \es d.li,, ',"- \ll '. I serl \ew const.

q5.i77 r.018 2.\ il6 412 1.206

4r , 155 9& 2,3 569 195 1 , 170

2 ,254 41 1.9 42 1 5

t n,ter I nder
I sed \e!\ ( onst.

'I otal
de lr

\ a(ani
I nder poss;bleI,,tal p ,.-rl,lt l',,L.rl u"-.rblr

{ll

55.572

51.953

5,013

444
9,429

t4,237

r.745

1.648

191

441

424

I

| .617

I.641

3. 655

3.598

L,726
547

2.1
3.1 1.304

3.2 1.224

3.8 190

10,095 707

9.798 684

2,159 r48

7.0

7.0

5.4

678

655

148

29 41r 14

14

2.0
The Survey Area Total

29 41t
Charleston

!'lain Office

Branches:
CharlesEon AFB 1,463

5 ,058
6,025

34L
tl4

6.1
2.9

34;
55 119

36
r59

1 ,463
3, 789
5, 658

49
4l

I5
L51

29;
27

)t;
r ,009

4;
141

4I8
39

58
64

;
14

23
7

;
6

1,269
J67

1,755
133

3,515

231

19r
198

2l
Charleston Heights
Hanahan

106

L1 36

t7

I] 2

59

Naval Base
Rivers Annex
St. Aldress

Stat ion
A 10 ,284

3.619Other Cities aDd Tohs

}bncks Corner
l{ount Ple.aant

8r8
2 ,801

242 2.6 779
255

63
238

4A2
262
635

62

36

4
32

2.;
2.O

444
7,614

14, 104

6,1 69

3.322

t73
465

2.3 tzl
3.3 231

5;
234

482
1L

431

81 1.3 85

14 2.3 57

4

r20 3.4 119 1

69
28

5;
24

11 45
t1493 3.5

2.0

2.7 80 t7

3.1 25
2.6 55 17

204 3
2207

97 291 23 1.7 23

25
77

18
55 u1

60 7

16
1r.7
6.8

57

7

162

domirorics; nor does it cover boa.ded'up residences or apdrtments that are nor inrende,l {r,r o.(upancy.

onc poasible delivcry.

Sourcc: FH \ poeral 
"acancv 

suru.r cnndu.te,l hr collaborating postmaster(s).
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1.;
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