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Foreword

Thls analysis has been prepared for the assistance
and guldance of the Departnent of Housing and Urban
Developnent in its operations. The factual infor-
matlon, findlngs, and concluslons may be usefuL also
to bullders, mortgagees, and others concerned wlthlocal housing problems and trends. The analysis
does not purport to make determlnatlons with respect
to the acceptabillty of any partlcular uortgage ln-
surance proposals that nay be under conslderatlon ln
the subject loeality.

The factual framework for thls analysis was devel-
oped by the Economic and Market Analysls Divlslon
as thoroughly as possible on the basls of inforura-
tlon available on the t'as oftt date from both local
and national sources. 0f course, estimates and
Judguents made on the basls of lnformatlon avail-
able on the "as oftt date nay be nodified consider-
ably by subsequent market developments.

The prospective denand or occupancy potentlals ex-
pressed in the analysis are based upon an evalua-tlon of the factors available on the "as of" date.
They cannot be construed as forecasts of bulldlng
activity; rather, they express the prospective
housing production whlch would nainialn- a reason-
able balance ln demand-supply relatlonehlpe under
conditions analyzed for the "aB of,' date.

Department of Housing and Urban Development
Federal Housing Adninlstration

Economic and Market Analysls Dlvision
lrlashlngton, D. C.



HOUSING I,TARKET A}IALYSIS - COLU}IBUS GEORGIA-AI,ABAMA
AS OF JANUARY 1 1

The Coh:mbus, Georgla-Alabama, Houslng Market Area (Ht[A) ls deflned as the

Coltmbus, Georgla-Alabama Standard Metropolltan StatlstLcal Area, whlch consists

of Muscogee and Chattahoochee Countles ln Georgla, and RusselL County ln Alabana.

The HI'IA is l-ocated on the Goergia-Alabama border, 100 mll-es southwest of Atlanta'

Georgla and 75 mLles east of Montgonery, Alabama. As of January L, L972, the

population of the HIIA was estr.nated to be 2331000, a drop of about 5,600 fron

the 1970 Censue populatlon of 238r584. The coneolldated Jurlsdlctlon of the

clty of Columbus and Muscogee County had an eetlmated populatlon of 168,350 in

January L972--over two-thlrds of the HIIA tota1.

The HMA has been domlnated by the presence of Fort Bennlng, a large U.S.
Army infantry headquarters and tralning lnstallatlon. There has been a sub-
stantial decl-ine ln personnel at this lnstallatl.on since L967, when assigned
military personnel nunbered ln exceas of 511000. By December I-971, the number
of assigned nllitary personnel had dropped to 23,550. On the other hand, total
nonthly monetary dlsbursements made by the fort ln the local area were runnlng
at almost the eame 1eve1 ln Decenber 1971 ($2f.5 o1111on) as durLag L967 ($21.9
niLllon).

In addltlon to Fort Bennlng, the economy 1s supported by a large, though
decllnlng, textlle industry and a growlng nonmanufacturing sector. The adverse
effects of the decllne ln mllltary population and a general slowdown ln local
eeonomlc activity coupled wlth contlnued hlgh levels of resldentlal construction
have 1ed to lncreasingly unstable housing market condltions characterized by
an lncrease in vacant rental unlts and some evidence of growing unsold lnven-
tory problems ln the sales market.

Anticipated Housing Demand

Taking into consideration such factors as the current deuandlsuPply rela-
tionships in the Col-umbus HI.IA, expecEed slowed economtc growthr grojected house-
hold growth, the nuuber of units currently under constructlon and estl-mated
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losses Irom the inventory through demolltions and other causesr lt is antlcipaEedthat Ehcre wilr be a denrand for 11600 new nonsubsidi.zed houslng units ln the HI"IAover the two-year forecast perlod ending January L, Lgl4. nesr absorptlon ofLhese units would be achieved if 1,200 ilngle-family unlts and 400 units ln multi-family sErucEures were constructed during Inis period. Absorption of the multi-family units would be best if the majority of them are construct,ed in the secondyear of the forecast perlod because of the large number of such unlts presentlyunder construction. Mobile homes are expected to satlsfy the demand for anadditionaT L25 units Per year. About 50 percent of the demand for single-familyhouses can be expected to be for houses piicea between $22rooo and g30,ooo.
Two-bedroont uni-ts should account for nosi of the'demand'tor ne, apartment unitssince there are considerable numbers of efficiency and one-bedroom units vacantand available for rent in the HI"IA. Construction should be concentrated at ornear the lowest renEs achievable in the area. Qualitative distributlon of demandfor single-family houses by price class and for multifamily units by gross nonthiyrents and unit size are presented in table I.

The estimated demand for 1r600 new nonsubsidized housing unlts during the
th'o years ending January L, L974 ls substantially lower than recent levels ofbuilding because of conditlons expected to obtain in the HIIA durlng Ehat period.
These conditions are likely to be characterj-zed by slow economic and emptty-
ment growth, and a continued decline in military populatlon, resulting in stoweapopulation and household growth. The large number of housing unlts piesently
under constructlon and the exlstence of a large nlrnber of vacant rental units
and rising unsold inventories of sales housing are contributing factors.

Occupancy Potential for Subsidized Houslng

Federal assistance in financing costs for new houslng for low- or moderate-
income familles nay be provided through a number of diffeient programs adminis-tered by HIID: monthly rent supplements ln rental proJects financed under seeEion221(d)(3); Partial pa)rment of interest on home mortgages insured under Secti.on235; partial interest Payment on project mortgages insured under Section 235;and federal assistance to local housing authoiitles for low-rent publ-ic housing.

The estimated occupancy potentials for subsidized houslng are designed todetermine, for each program, (1) the number of families and lndividuals who canbe served under the program and (2) the proportlon of these households that canreasonably be expected to seek new subsidized housing during the forecast period.
Household eliglbillty for the section 235 and sectl on 236 piogrrr" is determinedprimarily by evidence Ehat household or family income is ulrow established limitsbut sufficient to Pay the minimum achievable ient or monthly payment for thespecified program. Insofar as the income requirement is concerned, all familiesand individuals with income below the income limits are assumed to be eligiblefo'r public housing and rent supplement; there may be other requirements foreligibility, particularly the requirement Ehat current riving-quarters be sub-sEandard for families to be eligible for renE supplements. 5o*u ramiries *aybe alternatively eligible for assistance under more than one of these programsor under other assisEance programs using federal or state supporE. The total



-3-

occup;rncy potential for federally assisted housing approximates the sum of the
potentials for public housing and Sectlon 236 housing. For the Cofumbus,
Georgla-Alabama HI'{A, the total occupancy potential is estlmated to be 890 units
annually (see table If).

The annual occupancy potentfafJ/ for subsLdlzed houslng discussed below
are based upon 1972 incomes, the occupancy of substandard housing, estimates
of the elderly population, lncome llmlts ln effect on January L, L972, and on
available market experience.4/

Section 235 and Sect ion 236. Subsl-dlzed housing for households with Lo!,
to moderate incomes tray be provided under elther Section 235 or Section 236.
Moderately-priced, subsldized sales housing for eLlglbl-e famllies can be nade
available through Section 235. Alternatively, subsidized rental- housing for
the same families in the sa,me income range may be provlded under Sectioir 236;
the Section 236 program contains addltional provisions for subsidized rental-
units for elderly couples and LndividuaLs. In the Columbus, Georgia-Alabama
HllA, lt is estimated (based on regular income 1-imits) that, for the period
January L, L972 Lo January L, L974, there is an estimated annual occupancy
potential for a total of 280 subsidized fanily untts, utilizing either SecEion
235 or Section 236, or a cooblnation of the two programs. In addition, there
is an annual potential for about 65 units under Section 235 rental housing
for elderly couples and individual-s.

By January L, L972, a total of Lr9L2 homes had been lnsured under Section
235, of which L1477 were new units and 435 were rehabilltated exlsting houses.
The najority of newly bul1t houses have been located in Muscogee County, 470'having 

been built there in 1970 and 920 ln 1971. In addltlon, 357 existing
houses were rehabilitated and insured under Section 235 in the county, all buE

52 of them in L97O. Typically, the saLes prlees of the new units have approxi-
mated the maximum mortgage limits for housing under Section 235--$18,000 for
three-bedroom houses and $19r100 for four-bedroom houses. I,lhlle these houses
had been sold easLly, in 1971 lt became obvlous that the nuuber of foreclosures
of houses with Sectlon 235 mortgages was rislng rapidly. From eleven fore-
closures ln 1970, the number of foreclosures went to 28 durlng the flrst six
months of L97L and to 84 in the last hal-f of L97L. These data suggest that
the pace of marketing of houses for which Sectlon 235 financing was available
uay have been too rapld in the Columbus area.

Ll The occupancy potenti.als referred to in thls analysis have been calculated
to reflect the strength of themarketin'view of exlsting vacancy. The success-
ful attalnment of the calculated potentials for subsidized housing may well
depend upon construction ln suitably accesslble locations, as well as a dis-
t,ribution of rents and sales prices over the eomplete range attainable for
houslng under the speclfled programs.

Zl Families qith incomes inadequate to purchase or rent nonsubsldized housing
generally are eliglble for one form or another of subsldized housing.

t
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While no Section 236 projects have been completed in the Columbus area' a

104-unit project was under construction in January L972.

The annual occupancy potentlal for Seetlon 235 and Sectlon 236 is estlmated
at 280 units a year over the next two years, and the annual occupancy potential
among elderly couples and indivldual-s at 70 untts a year. About ten percent of
the fanllies and 70 percent of the elderly al-so are ellglble for low-rent public
housing. These totals are, of course, far below the Ievel of Section 235 ac-
tivity in Ehe recent past. For reasons lndlcated above, however, it ls believed
that there should be a substantial uoderatlon ln the level of Section 235 ac-
tivity in rhis HIIA. The esti-mated total of 200 single-family houses now being
built for which Section 235 financing ls expected to be avallable and the 104
Section 236 units under constructlon should satlsfy the occupancy Potential
during the first year of the forecast period.

Since the marketability of Section 236 units in the HI'IA has not been tested
and the rising number of foreclosures suggests the possibility of overbuilding
for the Section 235 program, the absorption of the units Presently under con-
struction and the level of defaults on Sectlon 235 mortgages should be elosely
monitored to determine the advlsability of adjusting the estimates to the market
observed absorption capacity and to insure the optinum distribution of pro-
duction between Sect.ion 235 homeowner units and Section 236 rental units.

Rental Units Under the Public Housins and Rent-Suppl ement Programs. These

two programs serve essentlaLly the same low-l-ncome households.
differences arise from the way ln which lncome ls computed for

The principal
each program

and other eligibility requirements. The occupancy potential for public housing
in the Columbus HI,IA is estimated to be approximately 625 units annually over
the two-year forecast period (January L, L972 to January L, 1974). The po-
tential includes 270 units annually specifically designed for eJ-derly occuPants.
In the case of the somernrhat more restrict,ive rent-supplement program, the Potential
for the elderly would be essentiall-y the same while the number of families eli-
gible for rent-supplement payments rnrould be about 70 percent of the public
housing poEential. About 20 percent of the elderly eligible for 1ow-rent Public
housing also are eligible for housing under Section 236; about. ten Percent of
families eligible for public housing quallfy for Section 236 housing.

There are trro local housing authoritles ln the Columbus HMA, one in
Columbus, Georgia and one in Phenix City, Alabama. The two authorities had

a total of 3,718 units under management in January L972, 21654 in Columbus

and 1,064 in Phenlx City. Both authorities have relativel-y ft'rr units specifi-
cally designed for occupancy by the elderl..y (L24 in Columbus and 190 in Phenix
City). Consequently, many elderly househol-ds and individuals are housed in
units in family projects not designed.to rneet their special needs. Construc-
tion which would satisfy the estimated occupancy Potential for the next two
years among the elderly would ensure the transfer of elderly households and

individuals into new projects deslgned specifically for them, making room

for additional families in the fauily Projects. Occupancy in exrsting
public housing is approaching 100 percent. I'Iaiting lists maintained by
the rwo 1ocal housing authorltles lncluded 290 fanily applications and 310
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,'1der11' appllcations, largeJ-y in col-r.rmbus. As of January L, L972, 45o unltsfor the elderly were beLng planned for construction ln cltuntus, whlch, wheneompleted, should satisfy most of the two-year occupancy potential for the eld*erly ln that city. No houstng for faoily occupancy hras planned in elther cityand no unLts for the e1der1-y were planned for ihentx CLty as of January L, L972.

There was no Section 22L(d)(3) rent-supplenent housing in the HI,IA as ofJanuary 1, L972. However, appllcatlons for 2b0 untts of such houslng had beenreceived by the Atlanta Area Office for construction in the Colunbus IIIIA. Nofunding is available for use under this program at the present ttme, however.

Sales Market

The market for privately-financed sal-es housing was generally good as ofJanuary 1, L972, although signs of a weakening tr"r,I weie=evid""t. "n.th-;";-
and exlsting homes were selllng we1-l, and foreclosures were few. Hogever,reports of a slight lncrease in unsold lnventories and ln vacancies in generalsuggest that a trend toward excess supply Ln the sales market has begun. tt.sales vacancy rate was estimated to be 2.2 petcent in January Lg72, up from1'9 pereent as recorded by the census rn Apirl Lg7o. uany or rhe vacant units,however, were substandard or of poor qualily. Local realtors expressed no'worry as yet about an oversuppJ-y of sal-es housl.ng as of January L, Lg7z.

The market for existing houses was in a state of good supply-denandbalance wlth the exceptlon of the poor quality, substandard homes. Thegreatest demand for exlsting homes has been for good qual-ity unlts val-uedbetween $15,000 and g25,OOO.

A naJority of the new sales houslng units bullt ln the Hl{A durlng L97Lwere eventually purchased under the FIIA subsidlzed Section 235 progran. Thosebullt for the conventional- market have generally sol-d weIl, although therewas some evidence of a rise ln the unsold lnventory. The high rate of con-struction ln the last two years has coinclded wlth a perlod 6f decltning em-ployment and econonlc activlty. The rnost popular market is for houses valuedfron $22,000 to $28,000, the demand for wt,icir prlnarily is made up of first-time buyers. sales of higher priced homes strouta continue to be good asrising incomes allow more famllies to nove up to larger, more costly homes.Most new houses have been built in subdivisions located in northern andeastern Columbus, with some actlvity also ln Phenlx Clty. The market fornobile homes has been affected strongly by the decline in the local military-connected popuLation. SaLes of nevr moblLe homes are down sharply from theirpeak in 1956 and many mobil-e home parks report vacancy factors as high as50 percent. The market for rental trailers ls especlarly weak.

Rental l,Iarket

The market for unsuhsidized rental unlts ln the coluubus HIIA was generaLlypoor in January 1972 rlth an esttmated rental vacancy rate of 11.1 percent.This high vacancy rate has resulted from a contLnued high volune of construc-tion and a decline in the number of milltary persoanel seeklng housl.g off-post' A continutng shift in tenure from rent.r to owner status and thelarge volume of low-cost sales housing recentl-y built in the HMA have been
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contributing factors. Many of the vacancles have been located in south Columbus
adjacent to Fort Benning where vacancy factors have averaged over 20 percent.
Most of these vacancies are Ln projects designed to service the transient mili-
tary PoPulation and are prlmarily one-bedroom, furnished unlts. Vacancies are
also high ln older, less desirabl-e proJects and single-family properties.

In contrast to the situation in existl.ng projects, unlts in new apartment
complexes (wlth rent averaglng $150 for one-bedroom unLts to $190 for lwo-bed-
room units, utill.ties excluded) were rentLng wel-1 in January L972. Thls character-
istic has been attributed to a desl,re on the part of renters to move up to betterquality quarters--a further manlfestatl.on of rising personal incomes. This Eove-
ment alone, however, cannot be expected to long sustain the current rate of
construction in the face of sl-owed househol-d growth, high vacancy rates and a
contlnuing shift to owner occupancy. "It is llkeJ-y that continued high construc-
tion rates will have an adverse effect on older exlsting projects of accepEable
quality. Most new units rent for $155-$l-85 for one-bedroom units and $185-
$225 for two-bedroom units (shelter rent only) and feature appliances, carpeting,
air conditioning and swirnning pooLs. Rental demand for three- and four-bed.room
uni-ts is satisfied adequately by slngle-family house rentals, whieh are in good
supply.

An estimated 915 multifamily units were under construction in the HIvIA
(excluding 200 units at Fort Benning and 104 subsldized units) as of January 1,
L972, most of which were within rental ranges just described. Absorption of
these units is expected to be slower than recenE experience and should satisfy
rental demand in this rent category throughout the forecast period (January 1,
1972 to January I, L974).

Economic. DemograDhic , and Housing Factors

The estimated demand for unsubsidized housing units over the next two
years is based on the trends in emplo5rment, lncome, population, and housing
factors summarized below.

Economic Factors. Nonagricultural wage and salary employment averaged
591600 during the f,lrst ten months of 1971, an increase of only 100 over the
corresPonding period of I97O. Thls lncrease represented a slight recovery, how-
ever, following a loss of 11100 jobs between l-969 and 1970. In conErast, non-
agricultural wage and salary employnent rose in every year between 1961 and
1969. The rate of emp1oyment lncreaee accelerated rapidly between 1961 and
L965, reaching a peak rate of 51500 per year, but feLl ln subsequent years
until the decline in 1-970. The nonmanufacturlng sector provlded most of the
employtent gains between 1961 and 1959 as well as ln the recovery in L97L,
whlle the manufacturing sector contrlbuted strongly to the slump in 1970
(see tables rrr and rv for employment trends between 1960 and L97L.)

Nonmanufacturlng accounts for about 73 percent of nonagricultural wage
and salary enplornrent in the HIIA, and for 90 percent of the emplclrment growth
between 1960 and L970. During the flrst ten months of 1971, nonnanufacturing
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emplovment averaged 51,000 Jobs, an increase of 181800 over the 1950 average
of 32,200. Gains were concentrat,ed in the nid-1950rs and were largest in
Sovernment' trade, and servlces. Governrnent employment was heavlly influenced
by an increase in civilian employment at Fort Benning as that installaEion
grew in resPonse to the Vietnam war. Since 1968, however, civillan employment.
at the Fort has declined along with troop st,rength. The level of total spend-
ing by the Fort, however, has not decreased appreciably from the leve1 of dis-
bursement during 1967 when civilian employment and nilitary strength were at
their highest indicating that Fort Benning has not adversely affected the
local economy to the extent suggested by employment and troop strength figures.
State and local government, trade, and services industries have increased
steadily in recent years in response Eo a growing demand for public and
private services from the growing and increasingly affluent population of the
Chattahoochee Valley region for which Columbus is the commercial ce1.1ter.

Employment in the manufacturing sector averaged 18r600 during rhe first
ten months of 1971, a decli.ne of 400 frorn Ehe average during the same period
of- L970. The current estimate represents a total increase of 11600 jobs over
the 1960 estj-mate. Moderate gror^rth during the middle 1960ts was offset by
decreases in 1961, L970, and L97L. The nondurable goods sector eurployed an
average of 151300 persons in 197L, a gain of 11000 over the 1950 average.
Thls sector is domlnated by the textile mill products industry. Enployment
rose uodestly from 1961 to a 1958 average of 101500, but has since fallen to
an average of 91000 in 197L. Most of this decllne represents the result
of plant modernization and cost cutting programs rather than reduced sales.
Employment gains in thls sector have occurred prfunarily in the finished
textiles and in the rrother nondurable goodstt categories which suggests some
movement toward diversification in the local economy. The small- durable goods
sector has grornrn unevenly from 21800 in 1950 to 31400 in 197L. Sma1l gains
ulere recorded in ttstone, clay and glassrtt ttmetals and machineryrtt and rother
durable goods" categories over this period.

Unemployment, has risen in each year since L966 when it reached a low of
2,700 or 3.5 percent of the civillan labor force. Unernployment averaged 4i6OO
persons during the first ten months of 1971, or 5.3 percent. This rise in
the unemployment rate coinclded with the general slowdown in employment growth
after 1966 and the employment drop in 1970 as activity at Fort Benning slackened
and textile mi1l employment fell.

The economy is expect.ed to contLnue its slow rate of recovery from the
1970 slump wlth nonagrlcultural wage and salary employment rising by an annual
average of 700 jobs. Although thls rate of increase j-s above that recorded
between 1970 and L97L, it remaj.ns substantially below the rate which prevailed
pri-or to 1970. A11 of the euployment gains are expected to occur in the non-
manufacturing sector, manufacturing employment remaining, on the who1e, stag-
nant. Anticipated further decllnes in textile nil1 employment should be off-
set by increases in employment in flnlshed textiles and other nondurable
industries. Further declines in clvllian employment at Fort Benning are
expected while continued increases in local government, trade, and services
emplovment, should bring the annual increase in the nonmanufact.uring sector up
to 700 jobs in each of the next two years.
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In Januarv L'it-Z, the median annual income of all families in the Columbus

HMA was estimated to be $8,100 after deduction of federal income tax. The
median annual after-tax income of renter households of two or more persons was
estimated to be $6,625. The 1972 estimates represent a considerable increase
over the 1959 median annual incomes of $3 ,925, and $3 ,225 for all families and
renter households, respectively. See table V for percentage distributions of
all families and renter households by income classes for 1959 and L972.

Demographic Factors. The population of the Columbus HIIA was estimated to
be 233,000 on January l, L972, a decrease of 5,584 from the 1970 Census count
of 238,584. During the period between the 1960 and 1970 decennial Censuses, the
IIrYA population increased by a totaL of 20,599 (0.9 percent annually). The drop
rn total population since Aprl1- l-970 has been caused by a decline in the mil-i-
tary-connected population made up of mllltary and civll-ian personnel assigned
to Fort Benning and their dependents. Assigned troop strength fell frorn sI,175
in April 1970 to 23,650 in December L97L, and, as a result, the military-connect-
ed population is estimated to have dropped from771300 to 66,450. Most of this
drop represented a reduction in the number of students attending the Infantry
School at the Fort, who pri-marily are quartered in barracks on post. Non-
military-connected populatlon grew at an average annual rate of 3,010 during
April 1970 to December L971. Though considerably above the raEe of increase
which prevailed between 1960 and L970, this growth in the nonmilitary-connected
population probably is more representative of the rate of increase prevalent
during the late 1960rs. It is also the result of civilian households whose
heads rdere previously enployed at the Fort and thus counted as military-connect-
ed population, but are no longer employed at the post and are now counted as
nonmilitary. Also, a growing number of retired military personnel are remaining
in the area to increase the civilian populatlon. The population of Muscogee
County (Colunbus) has grown steadil-y since 1960 although the rate of growth
has lessened somewhat since L970. The population of Chattahoochee County has
fluctuated with that of Fort Benning, increasing by 1 r275 annually (6.9 percent
a year) between the 1960 and 1970 Censuses and then falling at a rate of 3rL75
annually (-11.2 percent a year) since Aprl1 L97O. The variation has been
almost entirely in the post. population; the segment of the countyts population
llving in households has continued to grow despite the loss in total county
population. Russell County in Alabana lost population at the rate of 95 per
year between 1960 and 1970 and at the rate of 57O per year since L970.

Taking into consideration the expected continued decline in troop strength
at Fort Benning to about 20,000 by January l, L974, the prospects for employment
growth detailed above, and an increase in out-migration, it ls estimated that
total III'IA population wl-ll continue to decrease over the next two years by an
average of 1,000 persons annually. Military-connected population should fal1
by about 3,000 a year and nonmilltary-connected population should increase by
about 21000 per year over this period. As ln the recent past, most of the
decline in the roilitary-connecEed population wL1l arise from decreases in the
nonhousehold population leaving a smal1 net increase in population in households.
Chattahoochee County, Georgia and Russell County, Alabama should continue to
lose population while Muscogee County, Georgia can be expected to experience a
slight gain of 400 annua11y. See table VI for a detalled presentatJon of trends
in population and households.
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There were ,-rpproxluately 69 1450 households in the HI,IA as of January 1,

L972, of which 17,500 (25 percent) were mt1-itary-connected. These estinaEes
reflect an al/erage annual increase of LrL75 in total households between
April 1970 arid January 1972 (the sEme as between 1960 and 1970) and an
average decrease of 850 annually ln olLitary-connected households. Based on
the moderate rise in populatlon in households expected over the next two
years and a continuing decline in the number of persons per household, the
total number of households ln the HMA is expected to increase by an average
of 1,000 in each of the next two years.

Housing Market Factors. As of January 1 , L972, there were esti-uated to
be 751950 housing units in the CoLumbus H!IA, an increase of 31025 units since
April 1970 (an annual rate of L,725). Between the 1960 and 1970 Censuses of
Housing, the inventory grew at an average rate of 11385 per year. The net
addition to the inventory since April 1970 has resulted from the completion
of 41550 new units, the net loss of 100 mobile homes and the loss of L,425
units through denolitions and other causes.

Nonsubsldized residential constructi.on activity, as measured by building
permit authorizations ,Ll ^u"r^ged about 2rO4O units annually in L970 and l97l
compared with an average of 11565 units annually during the years 1960
through L969, The increase ln residential construction has been accounted
for by an increase in construction of units in multifanily structures. Con-
struction of such units numbered less than 400 in every year between 1960
and 1968 with the exception of 1963 (816) and 1964 (l-,017). The consrruc-.
tion leve1 has recently risen agaln, over 600 having been buil-t in each of
1969 and 1970 and 945 having been authorized ln 1971. The level of non-
subsidized single-family construction in 1971 fell- sharply from previous
years as many builders shifted to constructlon under the FHA subsidlzed
Section 235 program. Table VII presents trends in building permit authori-
zations from 1960 through L97L.

Approximately 61500 houslng units were vacant as of January L, L972
This estimate represents a substantlal increase from the 5r532 units reported
vacant by the 1970 Census which in turn showed a large lncrease over the
number of vacant units recorded in L960. Of the 51532 units vacant in
April L97O, 689 were available for sale (a 1.9 percent homeowner vacancy rate)
and 3 ,494 were avail-able for rent (a 9.9 percent renter vacancy rate). As of
January 1, L972, an estimated 850 units were available for sale and 31950
were available for rent, representing homeowner and rental vacancy rates of
2.2 percent and 11.1 percent, respectlvely. This increase ln vacancies has
been caused by an increased rate of construction at a time of slowed house-
hold formation. Most of the vacancies have occurred in rental unlts located
near Fort Benning designed to serve mLlltary personnel and in sales and rental
housing of l-ow quality ln general. See table VIII for a detalled presentation
of inventory, tenure, and vacancy trends.

Approximately 95 percent of privately-flnanced resldential construction
has occurred in permit issulng areas.

1

G
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Table I

A. Single-fanil v

Price class

,000
,499
,999
,999
,999| - 39 rgg9

and over
Total

Nunber of unlts Percent

Under $20
22
24
29
34

90
110
280
300
200
140

80
r76',6'

8
9

23
25
L7
11

7

000
500
000
000
000
000

20
22
25
30
35
40

$

r.00

B. Mufif 4n!1y

Gross
qo4lhly reltt2/ one bedrom l\lo bedrooue Three or more bedrooms

Under $150
$1s0 1s9
160 - 169
170 L79
180 - 189
190 - r.99
200 - 2L9
220 and over

Total

40
20
15

:

80

2;
10
10

40

L20
80
50
,:

280

Ll Gross rent ls ehelter rent pluo coet of utllitles.
Source: Estlmated by Housing lIarket Analyst.

Two-Year Demand for Nelr Noneubsldlzed Houslng
Coh:mbus, Georgia-Alabama, Housiag l{arket Area

L972-L974



Table 1I

Estimated Annual occupancy Potential for Subsidized P.enEal Housingl/
Columbus, G"otgi.-A1.b.r., Hor.

Georgia PorEion

A. Families

I bedroon
2 bedrooos
3 bedroous
4+ bedrooms

TotaI

B. Elderly

Eff iciency
1 betlroorn

ibtal

Section 23d
excluslvely

30
80
50
35

205

10
10
N

Sectlon 23G/
excluslvely

Families eligible
for both Drograms

Fanllies ellgible
for both Drograrms

Publlc housing
exclusi vely

Public housing
exc luei'vely

Total for
bolh llo€.rntg

40
90
70
50

250!t

50
1509/

25
110

55
35
90

10,
25
20
15
7F'

45
30
T1gl

0
0
0
0
o

10

t's,

5
t5
10
10
40

0
0
o

IO
?o

5

#r

20
10

-3d/

80
190
135

130
70

200

100

85
490

Total '

both prog,raps

15
40
30

A].abarna Portion

A. Panllies

I bedroon
2 bedroous
3 bedroone
4* bedrooos

Total

B. Elderlv

Ef flclency
I bedrocrn

Total

a/ Estinates are based upon regular lncone llnits
bl Approximately 70 percent. of these families also are ellgible under the rent supplement program.
c/ A11 of these fanilies also are eHgible under the rent supplenent progran,
ll A11 of the elderly couples and indivlduals are also ellglb1e for rent suppleoenE paynents.
el Estinates for Section 236 are transferable across county lines; public housing potentials are not

transferable out.side county lines.

Source: Estlmated by Housing liarket Analyst



Table III

Clvilian Labor ES
Geo Market Area

1960 1961 7962 1g63 7964 1965 1966 tg67 1968 1969 Ls70

1sr 10
months.

L970

lsE 10
tronihs
--1e71

Clvllian labor force
Unenployed

Pct. of labor force
'Tocal employed

Nonag. employu.ent
Wage and salary
A11 other nonag.

54,500
3 ,800

5.9
60,70.0

59,100
49 ,300
9,800

54,800
4,300

5.6
qo-lgg

59 ,000
49,100

9 ,900

1,500

65,700
3,800

60,500
50,500
10,000

67,000
3,600

62,100
52 ,000
10 ,100

59,500
3,200

4.6
66,400

65,000
54,800
10,200

1 ,400

72,500
3,000

4.L
69,500

68,100
57,800
10 ,300

77 ,600
2,70O

3.5
74,900

73,7O0
53,300
10,400

81,700
3,100

3.8
78,600

77 ,4OO
66,900
10,500

1 ,200

84 ,500
3,200

3.8
81,300

80,200
69 ,500
10,600

85.300
3,100

3.6
82,200

81 ,200
70,500
10,700

85,200
4,000

4.1
81,200

q0,200
69,4O0
10,800

I i000

85,400
4 ,000

4.7
81,300

80 ,300
69 ,500
10 ,800

86,100
4 ,500

5.3
81,500

!!..:9q
69 ,600
10,900

5.8 5.4
61,900 63,400

Agricultural employ 1,600 1,400 1,300

Involved in labor-
Eanagement disputes g

Note: ConponenEs may not add to totals because of rounding.

Source: Georgia DepartmenE of Labor, Employnrent SecuriEy Agency.

1,400 1,200 1,100 1,000 I ,000 -!r-000_

qqq q 0 qqqo0100o
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Table V

Famllles and Renter HouseholdeEstimated Percent e Distrlbutlon of A1L
By Annual Income . After Deductlon o Federal Income Tax

Columbus. Georgla-Alabama. HMA. 1959 and r972

r.959 L972

U:

3
4
5
6
7

$

Income

33
r-9
15

8,000 - 8,999
9,000 - 9,999

10,000 - 12,499
12,500 - 14,999
15,000 - L7,499
17,500 and over

Total

Medlan

"l 
Excludes one-Person renter households.

Source: Estlmated by HousLng Market Analyst.

tnde 45
2L
L4

9
5
2

000
999
999
999
999
999

$ 3,
3,
4,
5,
6,
7,

1
L
1

1

100

Al_1

famtlles
Renter

househoLdsg/
A1l-

fanllies

$8,100

Renter
households/

1_0

9
9

8
6

11
6
4
3

m0'

11
6
7
I
9
8

7

7

74
9
5
9

L7
8

9
000
000
000
000
000

11
8
5

2
l-
2
2
1
1

m0 m'
$3,225$3,925 $6 ,525

,

,
,
,
t



Table VI

Population and Household Trends
Columbus, Geor gia-A1abama, Housi-ng Market llrefl

L960-t974

April 1,
1960

2l-7 ,985
l-58,623

11

2L7 98s
144,085
73,900

April 1,
1970

238,584
L67 ,377
25,813
45,394

238,584
L6L,284

77 ,3OO

Jan. 1,
L97 2

233,000
168 ,350
20,250
44,400

233,000
166,550

66,450

Jan.1,
L97 4

231,000
169,150

18 ,000
43,850

231 ,000
170,550
60,450

2 ,050
875

L,27 5

- 95

2 ,050
1,7 25

325

L,L7 5
960

75
140

-3 ,190
555

-3 ,17 5
- 570

-1 ,000
400

-L,L25
- 275

-Lqqq
2 ,000

-3 ,000

Average annual change
1960-1970 1970-L972 L972-L974

Number Percent Number Percent Number PercentPopulation

HMA Total
Muscogee Co. , Ga
Chattahoochee Co
Russell Co. , A1a

HMA Total
Nonmil it ary-connected
Mtlit ary-connected

Households

HMA Total
Muscogee Co., Ga.
Chattahoochee Co., Ga.
Russell Co., A1a.

HMA Total
Norunili tary-connec ted
Mili tary-connec ted

51
13,0
46,3

Ga

-1.3
0.3

-17.2
-1.2

t.7
1.8
3.1
1.0

1.7
4.0
4.3

0.9
0.5
6.9

-0.2

0.9
1.1
0.4

0
0'
6
1

1.9
2.4
0.8

-0.
0.

-0.

1

2

2

7

4
2

3

-al9q
3 ,010

-6,200

L,L7 5

975
75

L25

1,175
2,025

- 850

-1. 3

r.8
-7 .5

-0.
I.

-4

55,67 4
42,682
l,2go

7L,702

55,674
38,L7 4
17,500

67,396
52,303

2,O35
13 ,058

67 ,396
48,396
19,000

69,450
54,000
2,LSO

13 ,300

69,45O
51,950
17,500

7l
55
2,

13,

2

2

4
1

450
650
250
550

1,175
1 ,025

150

I ,000
825

50
L25

1.4
1.5
2.3
0.9

L.4
2.7
2.5

7L,45O
54,850
16,600

1,000
1,450

- 450

a/ Columns may not add to totals because of rounding.

Sources: 1950 and 1970 Censuses of Population and Housingl milltary and 7972 estimated by Housing Market Analyst



Table VII

Privatel.vF inanced and Publiclv Assisted Houslng Units
Authorized by Building Pernits
Columbus, Georgia-Al,abama , HI,IA

1960-1971Locality

Nonsubsidized hous

Total HMA

Single-family
Multifaurily

Muscogee County
Single-family
Multifamily

Columbus
Single-family
Multlfanily

Muscogee Co. Unincorp
Single-family
Multifamily

Phenix City, Alabama
Single-family
Mult ifamily

Public housing and
federally suhgidized houqi.ng
Pu6fia-Eousfng
Section 235
Section 236

1960

1,264
1 ,095

169

l,L7 5
1,006

L69

r,287
940
347

1,L92
847
345

695
3s0
34s

497
497

0

95
93

2

2,22O
1,4o4

8r_6

786
L23

1964

2,436
L,4Lg
1,017

I,017
907
110

839

1,544
972
632

1 ,210
82t
399

429

2,450
1 ,609

841

L,67 5
1,r23

776

499

484

t.628il
6950t
943

1961 t962 1963

,nrr]r,r*
LJiog/ t,t7g

3t2 375

1965

L,429
L,L64

265

1,260
1,007

253

L966 t967 1968 1969 1970 1977

1,460
1,340

L20

1,304
1,188

116

526

2,285
L,292

993
796

43

181
t57

24

r,299
1,003

296

382
170
212

1,354
1 ,064

290

363w
L66

991

2,072
L,264

808

1,153
478
685

909

?.,.!!il t,BtLl
1,398 542

552 645

493
324
L69

410
116

1,279
36s
914

1 ,006
927

79

467
Tfi
233

793
7n

20

757
L2

115
314

1 ,187
542
645

99t
104

682
0

682 778
778

0

152
4

658
639
19

9r7
m,

84
867
L24

275
224

791
706

85

r0

:

q
0
0

89 1s6
89

148
140

8

151 169 r72 133 200 324 276 426

0
127

24
105

67
lL7

16
115

85
2lt
65

128
298

91
233

200 24 40 100 300 200 20

a

E
c
q

Columbus annexed almost the enti-re land area of Muskogee County on January 1, 1970.
Columbus and Muscogee County consolidated on January 1, tglt becoming the city of Colurnbus.
Includes six single-family permits rin Chattahoochee County. I

Includes 15 permits in Chattahoochee County.

-( es: U.S. Bureau of the Censui, C-4O Construction Reports; and local building inspec-tors.



Table VIII

Tenure and Vacancy Trends
Colqmtus, GeorgLa-Alabarna, Houslng Market Area

ApLl! 1960-Janualy L, L972

Apri! 1, 1950 Aprll l, 1970 Jan. 1 L972

Total housing inventory

Total occupied units
Owner occupied

Percent
Renter occupled

Percent

Total vacant units
Available vacant

For sale
Homeowner vacancy rate

For rent
Renter vacancy rate

other vacant unit€/

59,063

55 ,67 4
25,350

45.5
30,324

54 .5

7 2,928

67 ,396
35,492

52.7
31 ,904

47 .3

5,532
4,183

75.950

69.450-
37,900

54.5
31 ,550

45.4

6 ,500
4 ,800

3.389
2,067

I
2

3'9
11

2"1

L7"

50

503,

539
2.L7.

L,528
4.9"a

689
L.9Z
494
9.92

L,322 L,349 1,700

al Includes dllapldated unlts, seasonal units, unlts rented or sold and
awalting occupancy, and units held off the market for absentee owners
or other reasong.

Sources: 1960 and 1970 Censuses of Houslng; January L972 estlmated by Housing
ltarket Analyst.
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