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Foreword

As a publlc servlce to assist local houslng activlties through
clearer understanding of local hotrsing market conditions, FHA
initiated publlcation of its comprehenslve housing market analysee
early in 1955. WhiIe each report is deslgned speclfically for
FHA use in administering its morEgage lnsurance operations, tt
is expected that the factual lnformatlon and the findings and
conclusions of these reports wl1I be generally useful also to
builders, mortgagees, and others concerned with local housing
problems and to <-rthers having an lnterest in local economlc con-
ditlons and trends.

Since market analysis is not an exact science the judgmental
factor 1s lmportant in the development of findlngs and conclusions.
There w111, of course, be differences of oplnion ln the lnter-
pretatton of avallable factual lnformatlon in determlning the
absorptlve capacity of the market and the requlrements for maln-
tenance of a reasonable balance tn demand-supply re[aEionshlps.

The factual framework for each analysls 1s developed as Ehoroughly
as posslble on the basis of informatlon available from both local
and national sources. Unless speciflcalLy identifted by source
reference, all estimates and judgmenEs tn the analysis are those
of the authorlng anaLyst.
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ANALYSIS OF TIIE

DETROIT, UICHIGAN, HOUSING MARKET

AS OF OCTOBER L. L964

Surmnary and ConcLusions

With the upturn of automobile sales in the PasE three years, there
has been a revival of the Detroit economy. Employment has increased
and out-migration of population has slowed or stoPPed. There has

been a reducgion in rental vacancy Leve1s, and a sharp upEurn in
new construcgion, Particularly of rental houslng. NeverEheless,
the sales and rentaL markets are firm. This report Projects
economic and demographlc gfowth and, hence, housing demand, for
rhe remainder of thls decade at tevels betow the 1962-1963
experLence, but much above that of the recession Period, 1-958 to
1961. The basls for these findings is sunrmarized below and presented
ln detall ln the matn body of this rePort.

1. Total nonagricultuEal -ernPlgIrngrl! in the Detroit area

4.

averaged 1136310OO in the Last 12 monEhs, the highest

".r"r"g" "it.e L957. The total is expected to reach
1r45OrOO0 in 1970, or an average annual lncrement of
16,000 Jobs from 1964 to L97O.

Th" lggg2]gl4 totaled just 401000 in SePtember L964, equal
to 2]pErcenE of the labor force, the lowest ratio for any

month ln the past etghE yearso Both declinlng labor force
sl-ze and lncreased numbers of jobs are resPonsible for the
improvement.

The medlan after-tax income for all families in the area
is estlmated to be $ZJOq for all- t,enant familles, $51550.

The present populatton of the area is estlmated to be 31967 1000'
up 5 percent since April 1960. Growth has been confined to
suburban areas. By Aprll 1, L970, the populatlon is expected
to reach 4r28OrOOO, an average increment of 56'900 a year.

There are esElmated Eo be 111351300 hguseholds in the area
as of October L, L964, an lncrease ofJ5r080 stnce April L960.

Growth at the rate of L7 rO0O households a year is anticlpated
for the next 5t years.
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ResldenElal building activlEv has been trending upward slnce
thaE the EoE'aI will exceed the 1963

figure of 18,100. Multlfamily actlvlty has been increasing at
a more rapid rate than has single-famlly house const,rucEion.
There has been an average of 2,600 recorded 9gg!!;g!g.9- of
residentlal uniEs each year ln the past decade. Recorded demoli-
tions are anticiPated at the 2,000. y"". level for the next 5L years'

IE ls esEimaEed that Ehe number of owner-occupied unlts has

increased by 59,600 and Ehat the number of occupled rengal uniEs
has decllned by 4,950 slnce the Aprtl 1960 census. Available
vacancles for sale are estlmated to have remalned virtually
unchanged at 1.4 percent of the sales housing inventory,whlle
rental vacancles have declined from 10.6 to 7.I percent of Ehe

avallable rental housing lnvenEory.

During the remainder of thls decade lt ls estimated that housing
demand will average 22,000 units a year, lncludtng 15'000 salee-
type units and 7,000 rental units. More than half of. the dcmand

for sales houslng 1s concentrated in the $16,000-$25,000 prtce
range. Details are shown on page 30. The total annual rental
demand ls distrlbuted by unlt 61ze on page 3I
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ANALYSIS OF TEE

DEIts.OIT. }IICHIG.A}I. HOUSING MARKET

A revival of the economy of the Detrolt area ln recent years has led
Eo much lmproved condltlone !n ;he houslng market and' !n Eurn, to
expanded lnterest on the part of bullders and lenders ln nel conatructlon,
p.rt1"r.r1"r1y of rnultlfamlly houelng. Thls study has been requeeEed
Ly rhe Detrott Insurlng Offlce of Ehe Federal Houslng Admlnlstratlon
ln order to provlde guldance as Eo an appropriat,e level of constructlon
acElvlty ln the DeErolt area.

Houslng Market Area

For purposes of thls report, the Detrolt Housing Market Area is
defined ae belng coextenslve with the Detrott Standard MetropollEan
Statistlcal Area (SI,1SA) whlch is deflned by the Bureau of the Budget
as consistlng of Macomb, Oakland, and Wayne Counties in Michigan.
Ihis definltlon of the Detroit area is maintained because of
the avatlablllty of basic data on this basls. A more exact deflni-
tlon of the housing narket area rnight exclude the northern townshlps
of Maconb and Oakland Counties and might tnclude the easternmost
tler of townshlps ln Washtenaw County. It ls unllkely, however,
Ehat theee adJustments h,ould affect the conclusions appreclably
as wayne county, including Detroit, accounts for two-thirds of
the populatlon of the sMsA. ln additton to the city of Detrolt,
the SMSA lncludes 13 communities with current populations ln excess
of 501000 and 17 communlties ln the 25,000 to 50,000 category.

The Detrolt SIISA le located ln Ehe souEheasEern portlon of the gtate
of Mlchlgan, 60 nllee north of Toledo, ohlo, and about 300 mlles
northeaet of Chlcago, 11[lnote. Detrolt borders the Detrolt Rlver
and Lake Sf. C1a14, which form the connection betveen Lake Erle and

Lake Huron,6nd lE te therefore on Ehe st. Lawrence seaway. The

InEerBtate Hlghway System provldes DetroiE t lt,h easy access'Eo the
Chlcago-East Coa8t toll road systems and the area is served by many

maJor alrllnes and rallreds, so that all forns of transportaElon
are well represented.

Whlle t,here le extenelve dally comnutation wlEhln the SMSA, Ehere
le llEtle dally t,ravel lnt,o Ehe SMSA to work or travel by sl{sA
resldente to euploymenE elsewh6re. Data on rtjourney to workrr in
the 1950 censua Buggest a net lnward movemenE of abouE 21100 Persong
da11y.

AS OF 1
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n"".,f,omy of Ehe Area

Charactqq anll Uigleg
The strateglc posltlon of the Detrott area ln the ilnarrohrsrr of the
Great Lakes led to the establlshnent of a seEtlement at thls site
ln 1701. Early stimulants Eo growth were the completlon of the
Erie CanaL ln 1825 and Ehe later rallroad buildlng era for whlch
Detrolt became a source of supplles. Although DetrolE was already
establlshed as a metal-fabricatlng city (ln cornmon with most Great
Lakes ports), lt was largely htstortcal accldent that, of the many
automoblles made in this counEry, those made around Detroit,
notably by Henry Ford, were mo6t successful. Established as the
center of the autouobile lndustry, Detrott has grown wlth that
lndustry and Ehe Detroit economy ts sEill attuned to the fortunes
of the automoblle business.

Although the btg three auto makers reputedly provrde only about
15 percent of total euployment currently, for wlth the exceptlon
of office machlnery, ordnance and, perhaps, some chemlcal plants,
lt would be hard to flnd a large employer ln the area, from baslc
steel to textlles, that ls not closely tled to the autonoblle
bus lnes s .

Employment

Current Estlnate. In the twelve nonths endlng September L964,
total nonagricultural employment ln the Detroit SMSA averaged
nearly 1,353,500, hlgher than the average for any year stnce 1957,
but stlll 5.5 percent below the 1955 level, as shown ln table I.
ln Ehe month of Septernber 1964, ltself, total nonag employment
reached a peak of 1,404,I00 (but stlll below 1957 levels) only to
decline in the subsequent two months (on Ehe basls of prellmlnary
estlmates), reflectlng the recent General Motors strlke. The
recent sharp rlse ln employment levels ln the Detrolt area has not
yet resulted lneconplete recovery from the recesston whlch began
ln 1958 and reached bottom ln 1961.

Tota1 nonag enploynent is nade up of two conponents, wage and salary
workers and the self-enployed (which tncludes domestlce). As ehown
ln table I, the number estinated to be eetf-employed has been decltning
ln the Detrolt SMSA, although a slight galn ls calculated ln the
1953-I964 pertod. These ftguree are comparatlvely crude estlmates,
but the decllne ln prlvate proprletorshlp ln retall trade as a
result of the rise of the shopplng center and the decllne in old
nelghborhood shopplng street6, Buggests that they may not be lnaccurate,
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wage and salary employment tn the tweLve months ending september t964was I18'400 (10.5 percent) above the t96r row, reaching a total ofl:294 000 in September. By October 15, Lg64, Iargely as a resultgt labor-management disputes, wage and sarary employment dropped53,000 to 1,231,000. Thls 30-day decline ,." thr" equal to 44percent of the galn in the previous three years and provldes a;ivid illustration of the volatirity of the oetroit economy,dependent as it is on a single industry, albeit a very large one.

Manufacturing, particularly durabre goods manufacturing, dominates
the Detroit economy. At the 1956 peak, as shown in table r, manu-
facEuring provided 46 percent of all wage and salary jobs
in the SMSA' compared with 44 percent for nonmanufacEuring industrles
and almosE 10 percent for government employment. ln the subsequent
recession and recovery there has been a substanfial decllne in manu-
facE,uring employment and galns ln both nonmanufacturing and government
employment,, so that, ln the 12 monEhs ended SepEember Lg64,
manufacEuring accounted for less than 42 percent of aIl wage and
salary jobs, compared with; nearly 47 percent ln nonmanufaciurlng and
l1 percenE ln government. In the country as a whole during thls period,
ln comparison, manufacturlng provlded Just 30 percent of all non-
agricultural wage and salary jobs, nonmanufacturing, 53 percenE and
government, 17 percent.

The decllne in manufacturing employment in the pasE seven years
(81,000 jobs) has been concentrated in durable goods manuiacturing
(77,000 jobs) as each durable goods rndustry reglstered a decline.
The decline ln nondurable manufactures was falrly general, wlth only
textiles registerlng a galn. The decllne ln manufacturlng employment
slnce 1955 should not obscure the facE t,haE manufacturing employment
has been increasing steadily slnce the 1951 Iow and, aE 542,ooo
in september 1964, r^ras at the hlghest level slnce January 1960 and
at the highest September level slnce L957.

At an average of over 5831000 ln the 12 months ending september L964,
nonmanufacEuring employment was sllghtly (5,200 jobs; 0.9 percent)
above the 1956 level, but 45,000 hlgher than in 1961. Gains have been
general when employment ls compared wlth rhe 1961 low; when comparlson
is made wiEh 1956, however, there have been employmenE galne only
ln the finance, lngurancg and real estate (6,600 jobs; 13.7 percent)
and servlces (21,300 jobs; 14.6 percent) sectors.

There was no 1958-1961 recesslon in governmentl as shown ln Eable r,
employment growth has been steady ln this sector. The growth of
17,600 jobs slnce 1956 has been concentrated in Federal and local
employment with comparatlvely small growth ln the number of Etate
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jobs. Relative to the number employed in 1956, however, State
employment has climbed 34 percenE and Federal employmenL 28 percenE,,
while t.he nearly 9,000 additional jobs in local government represent
a gain of just over 9 percenE.

ParticipaEion rat,e. The ratio of employment to the population of the
area may be termed the employmenE partlcipation rate. Census data
indicate that the ratio decllned from 39.21 in 1950 to 35.09 In 1960
in the Detroit SMSA. The decline is estlmated to have continued since,
although at a much slower rate. Calculated on a slightly different basis
(tota1 employment rather than resident employmenE), the part.icipation
rate is estimaEed to have declined from 34.75 in 1959 to 34.35 at the
present time.

The decllne in the proportion of the populatlon that is gainfully
employed, suggested by t.hese decllning rat.los, is consistent with
the drop in the total number of jobs over the pasE seven years.
During a period of declinlng employment opportuniEy, there is delayed
entrance lnto the labor force as more studenEs tend to stay in school,
a lower parEiclpation by women (abouE half the female labor force is
married and many leave the labor force as job opportuniEles decllne),
and a tendency towards earlier reEiremenE.

Principal E mp loyers

The Automoblle Industry. The increased sales of automoblles in t,he
United States ls Ehe largest single facEor in the recovery from Ehe
1960-1961 recesslon ln Ehe DetrolE area. The degree of domlnance
of thls single lndustry has been suggested earller ln Ehls report;
the daEa ln table I iddlcate that nearly 36 percent of the galn in
the t,otal number of nonagricultural jobs since 1961 is in Ehe motor
vehicles industry ltself and a subst,antlal part of the remalning
increase represenEs employmenE by suppllers of component parEs and
Ehe secondary effecE of gains ln thC.s basic lndustry.

It ls likely that 1964 will end up as the second-hest productlon
calendar year in automotive hlstory wiEh an output of 7.75 million
passenger cars, compared wlth 7.64 mlllton in 1963 and 7.94 mlllion
in 1955. It is posslble thaf the 1964 total would have exceeded
that of 1955 had it noE been for etrikes at Ford and General Mot.ors.
In any event, the paralle1 between these production flgures and EotaI
employment ln the Detrolt area ls ohvlous
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There is soue evldence, however, t,haE employmenE in the motor vehlcles
industry is not as imporEanE (relatively) in Ehe Detroit area as it once
was. In 1956, employmenE ln this lndustry constlEuted 19 percenE
of all wage and salary jobs ln the area compared rriEh 17.5 percenE
in the 12 months ending SepEember L964. Furthermore, a smaller
proport,lon of the total automobile lndustry is now located ln the
DeEroiE area. ln rhe peak producElon year of 1955, roughly 35 percent
of all motor vehlcle industry employment was concentrated in the
Detrolt area; by 1963, the proportlon had dropped to under 28 percent..

The lncreased productivity <.rf labor, ref lectlng greater use of auto-
mated machlnery reduces Ehe lmpacE of lncreased physlcal. producEion
on employment. rn the peak 1955 auto yearr 8.9 cars were assenbled
per employeel in 1963, the flgure was 10.3 cars. Had thls ratlo
not changed, automobile employment in the country as a whole would
have been about 120,000 higher ln 1953 than it was; in Detrolt,
therefore, motor vehicle irrdustry employment would have been about
35,000 higher.

U.S Pas enqer Car Productlon. 1963 - L964

The following rable provldes comparative daEa for 1963 and 1964output of passenger cars by manufacturer for comparabre periods ofjus-t under one year. These data represent producElon, ,rtt for""ast,s,and hence do noE agree exactly wlttr Ehe annual totals discussed earlier:

ua@.
Chrys ler
Ford
General Motors
Amerlcan
Checker
S tudebaker

TotaI

L/L163-
12/28163

L,O4L,795
L,95L,532
4,O4g,LL5

47 6,565
7,L44

67 .7 46

7,593,897

L/L/64-
L2/26164

L,22L,7 44
2,LL5,852
3,^g95 ,303

386, 958
6,29 4

7 ,626,L5L

Percentage
change

L7. 3
4
8
8

?

8.
-3.

- 18.
- 11.

0.4

Source: Automotlve News.

Slnce Chrysler assembles about 2/3 of. lts cars ln Ehe Detrolt area
compared with 1/3 for Ceneral llotors and only Ll5 for Ford, the
rapld growt,h at Chrysler ln the past year has been especlally
stimulatlng to the economy of the Detroit area.
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Ugemplovmegt

In Septembet L964, the most recenE monEh for which daEa

are available (preliminary estimates indicate a slight increase
ln October), tnere were 49,000 unemployed in Ehe Det,rolt SMSA,

equal to jusE 2.7 percent of the wsrk force, the lowest, ratlo for
any month {n the 1956-1964 period for whlch comparable data are
available. Of Ehe total esttmated unemployurent. ln SepEember, rearly
63 percenE conslsted of "lnsured" unemployment, about 25 percent
of new entrants and re-entrants to the work force, and Ehe remaining
12 percent of other unemploYed.

The current level of unemploymenE is substantially lower than the
average for the 12 months ended ln Septembet L964; alEhough that
figure was, itself, much below the average for any earlier period
shown in Ehe Eable below. Compared wlth the year of peak unemploy-
menE, 1958, lt ls signiflcant to note thaE the decline of over
169,000 ln t,he number unemployed was composed of a decll-ne of 72,000
ln the slze of the work force, and an lncrease of about. 971000 in
the number of jobs. The decllne ln work force slze has been reflected
both ln a decllntng employment participaElon rate and in ouE-
migratlon of populatlon over the perlod.

Work Force and Unemplovment Trends
Derroit. Mlchlgan SMSA. 1956 - 1954

(annual averaBe, in Ehousands)

1956
L957
1958
1959

Year

t5 71.5
1538.4
1505 .8
L449.7

L428.3
1418.3
r384.9
1400.3

12 mos.
ending
SepE. L964 1433.7 61.0

Source: Mlchlgan Employment. Security Corurlsslon.

Unemploved
PcE. of

Number lr5trflorce

LL7 .4
101 .8
230 .4
L29.7

98.7
L57 .3
94.9
69 .8

7.5
6.6

15 .3
8.9

6.9
11.1
6.9
5.0

1960
1961
L962
L963

4.3

Total
work

force
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Estimated Future Emolovment

Depending on Ehe interval selected, the trend of employment in the
recent pa6t in the Detroit Standard Metropolitan Statistical Area
can be sald Eo be declining (1955 to 1964), to be growing by about
tI,00O a year (1959-1960 to 1954), or to be growing by over 40,000
a year (L962 to 1964). In any case, the reported drop, even if
temporary, of 52,000 wage and salary jobs from mid-SepEember to
mid-October t954 suggests the difficulty of rnaking any proJection
of employment into the future. Balanclng the various factors
leading to either growth or decline in the local economy and after
considerlng the best tnformed local judgments in the DetrolE area,
lt is estimated thaE t,otal nonagrlcultural employment in the
Detrolt SMSA will reach 1,450,000 ln 1970. Compared wlth the
average employment of nearly 113631000 in the most recenE twelve-
month period, thls equals an annual average increment of about
16 ,000.

lncome

ln September 1964, manufacturlng production workers ln the Detrolt
area earned an average of $3.32 an hour and worked 44.3 hours,
or average weekly earnings of $I47.08. Earnlngs varied from a high
of $I84 a week ln metal stamptng plants to a low of $91 ln furniture
plants. ln such nonmanufacturlng indusEries as laundries, however,
earnlngs were as low as $f.89 an hour and $63 a week. Average weekly
earnings in manufacturtng_ln Detroit in September were_slightly.under
the avErage ln Flint and-Saglnavi, but hlgher than in other }ltchigan
citles and noticeably higher Ehan in such nearby major meEropolitan
centers as Cleveland ($128) or Chicago ($I17)'

The current medlan famlly lncome after deducEion of Federal tncome

taxes for aLI famllles in the Detroit SMSA ls estlmated at $7,500
and that of all tenant families at $5,550 annually. By 1967' aE

whlch tlme rental houstng proJects now under consideratlon may be

ready for occupancy' after-Eax incomes should be 9 or l0 percenE

aborl present levels. Current nedlan incomes for the SMSA and some

of the principal clties are shown below. Dlstrlbutions of current
and 1957 lncome ln the SI'1SA are presented ln table Il'
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!{edi4n Aftqr:Tax Familv Income
DetrolE SMSA. 1964

$7,500
sMsA $5,550

A11 famllles, SMSA

A11 renter famllles,

P lace
Allen Park
Berkley
Birmlngham
Cent,er Llne
Clawson
Dearborn
Detro 1t,
East Detrolt
Ecorse
Farmington
Ferndale
Garden Clty
Grosse Polnt Farms
Grosse Polnt Park
Groese Point l.loode
Hamtramck
Harper Woods
Highland Park
Inkster

tnco*e
$9,160
9,24O

t1, 360
7, 590
9,24O
8,860
6,700
8,370
6, 095
9,32O
7,7LO
8,000

14,090
11,810
11,790
5,960
8,700
6,315
7, 300

P lace lncome

, 710
, 910
,800
,295
,720
,300
,350
,410
,640
,940
,570
850
4r0
055
920
240
590
s70
390

Lincoln Park
Llvonia
l'ladlson Heights
Melvindale
Mt. Clemens
NorEhvllle
Odk Park
Plymouth
Pontlac
Rlver Rouge
RosevlIle
Royal Oak
St. Clalr Shores
Southf ie ld
Southgat,e
Troy
Warren
Wayne
Wyandotte

$ 7

8
7

7

6
8
9
8
6

5
7

8
8
9
7

8
7

7

7

,
,
t
,
,
,

,
,

Source: Estlmeted by houslng markeE analyst from 1960 censua data.
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Demo aphlc Factors

PopulaEion

Current Estimate. The populatlon of the Detroit Standard Metropolitan
St" tistical Area is about 31967,000 as of October 1, L964, an

increase of 2041500, or 5.4 percent, slnce the April 1, 1960 census.

The average annual growEh of 45r49O (1.2 percent) shown in table III
compares t itf, tn" average annual growEh of 74,6L6 (2.5 percent) in the
pru.rlo,r" decade (see rable IV for 1950-1960 populat,lon data).

The present population of Ehe core area (Detroit, Hamtramck and

Htghiand parL) is estlmated at 1,659,000, rePresenElng a decllne aE

a rate of about, one percent a year slnce 1960, whlle the rest of
the SMSA has been growing at a rate of sllghtly over 3 Percent a year'
In the p.revlous decade there was also a decltne of one Percent a year

in t,he population of the core area, but there lvas growEh of nearly
9 percent..a year ln Ehe populaElon of Ehe remalnder of Ehe SMSA. As

shtwn in Eable III, population growth ln the DeEroit SMSA ln the past
{L" years has been negative only ln the core area, whlle lt has been

po"ittr", but tow, ln a number of the older, builE-up suburban
tommunities, and very rapid 1n a few areas, notably Warren (11.7

percent ",year), Soutnfiltd (8.3 percent a year), Ehe Bloomfield Hills
.ru", and the remainder of Macomb CounEy. In Che prevlous decade,

as shown ln table IV, a number of communities had registered annual
population gains of 10 Eo 29 PercenE.

Nonwhite Populatlon. ln the 1950-1960 decade, as shown ln t'able IV,
T@Elon of the DeErolt SI'1SA lncreased much more

rapidly than thl populatlon as a whole,so that_the ratio of the non-
wtrite populatlon to Ehe total increased from 12.0 percent 1n 1950

to 15.1 percent ln 1960. There is some evldence, however, that the
grear, Uuit of this gain occurred in Ehe 1950-1954 perriod. It is
estimated, Eherefore, thar the relatlve proportion of nonwhlte persons

in the populatlon of Ehe DetrolE SMSA has increased comParattvely
slowly .i.,." the mid-1950ts and that the nonwhite population now

toEals 604,000, equal to, L5.2.

Es t lmated Future Popul Based on the assumPtton that the
economy of the Detrolt area will expand and Ehat Ehe emPloYment

parttclpatlon rate wlll contlnue to decline slowly, the population
tf the Detrott SMSA w11l reach 4,280,000 by April l, 1970. Thls
tndlcates an average annual population lncrement of 56,900.
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Nat,ural Increase and MlgraEion. From 1960 Eo Ehe presenE Eime, there
has been an average of 83,000 births and 30,000 deaths each year in
the DetroiE SMSA, or an average net natural increase of about 53,000
a year. When compared with Ehe estimaEed average annual populaEion
increment of abouE 45,500 since Aprll 1, 1960, iE can be calculated
EhaE an average of about 71500 persons have left the SMSA each year.
As shown in table III, lE is estimated that there has been out-
migratlon of populaEion ln Ehe past 4t years from nearly all of
the older, esEabllshed, communlties ln the SI'1SA, wit,h in-migraEion
occurring only ln Ehe more out.lying suburban areas that have just.
begun thelr perlods of rapid growth.

The experlence during the perlod slnce Aprll 1960 with regard to
migration patEerns ls somewhat different from that of Ehe previous
decade when there lras an annual average lnward movement of nearly
10,000 and only the core ciEles and one or two others experlenced
out-mlgraElon. Local esEimaEes suggest, however, that much greaEer
in-migraEion durlng the 1950-1954 period was balanced by out-
migration ln the 1955-1959 period, resulElng ln the level of in-
migration shown ln table IV"

Annual data on famlly movemenE lnto and ouE of Ehe city of Det.roit,
shown below, suggest that there \^raa a sharp reduction ln the rate
of out.-migratlon ln the L963-64 school year. There has been expression
of opinion ln Detroit EhaE t,he outward populatlon movement has
ceased and may even have reversed, and some tentaElve confirmaEion
may be derlved from these dat,a.

School
vear

1957- 1958
19s8- 1959
r959- 1960

School
Iear

1960- 1961
L962-L963
L963-L964

3,
2,
3,

240
780
024

Number of famllles

3, 148
3,4L3
1, 208

Source: Detrolt Board of EducaElon.

Although the total losses ln the mosE recent school year shor^m are
sharply reduced, net populatlon movements from DeErolt to communiEles
in t,he suburban area have not decllned appreciably from earller
periods, whlle Ehe number of familles leaving the city for other
part,s of the counLry 1s now negliglble and, on balance, DeErolt
has been recelvlng new famllles from the rest of the country.

Ne t_ABnu-a 1 Mgvernent o f Fam i I ies- with S choo 1 -AgS_ Chi ldren
Out- of Ehe- Cit\L of, Detroit, 195 7- 1964

Number of familles
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Migratlon

Net loss
To SMSA

OEher Michigan
A11 oEher areas

(relattvely) the populatlon lncre
old age group and anong those 65

a comblnatlon of lower blrth rate

1960-61

- 3. 148
-L,7L2
- 1, 094

-342

L963-L964

- l. 208
- 1, 691

-47
530

Source: Detrolt Board of EducaEion.

Distributlon bv Aee. Erom 1950 to 1950, ceneus data indicate that
ased Bost raPidlY tn the 5-14 Year
years old and older. BY 1970'
s and a slowed raEe of increment

ln the aged populatlon wl1l affecE the age dlstrtbution. As shown

in table V, there ls expected to be a decltne tn the number under

age 5 and somewhat slowed growth ln those 55 and over. The btg
pi"t-'r.. populatlon cohorts will be in the 1.5-19 year old group

fy t970 
"nd- 

th"." will be a very mlnor lncrease ln the 30-54
ylar old group. The most stgnlflcant change wlII occur ln the

irorp ZO-2g years old. Whereas the number of persons in thts age

f,ractet decllned by 88,000 from 1950 to 1960, by 1970 there ls
expected to be an increase of t61,000 over the 1960 Eot81. An

lncrease of thls slze ln this marrylng and famlly formatlon age-group
wlII have an lmpact on the demand for small apartments and houses,
but an expanslon of economtc opportunlty will be requlred lf these
young people are to be profltably employed'

Households

Curfe-rLt-gq!.imate.. From April 1950 to OcEober 1964, the number of
h.*"-illds in ttrL DeEroit SI,ISA increased to a total of about 1,135'300,
an increase of 55,080 (5 Percent) over Ehe 1960 census Eotal of
1,080,220. As shown ln t,able vI, the averageannual incremenE of about

12,250 households slnce 1960 ls about 51 percent lower than the

""""af househotd Srol{th of over 25,000 in the previous decade' In
part this slowed i"t" of growth reftects the srnaller average annual
population increment in t,he current period and, in ParE' the 1950-

1960 change lras inflated by a trdeflnlElonal lncremenEil whereby a

number of furnlshed-room Eype of unlEs were classlfled as houplng
units, and their occupants as householde, for Ehe first Elme ln
rhe 1950 census.

onent Fanl1
Mic 19

10n
1-
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re Households . Based on the estimated population incremenEs
discussed earller in Ehls reporE and on Ehe assumption that the
average household size ln the area wlll decline somewhat durlng
the resE of the current decade, 1t is estitrated that there wl1L
by 1,228,800 households ln the Detrolt SMSA on Aprll 1, 1970, or
an average lncrement over the next 5t years of 17,000 households
a year.

Household Slze. TtE average household size in the DeErolt SI'1SA

decllned from 3.49 persons per household reported in the 1950
census to 3.44 persons per household ln the 1960 census report.
Some portlon of thls decllne resulEs from the "creaEion" of a number
of small houeeholds by the change In household deflnlEion referred
Eo earller. The current populatlon and household estimaEes,
prepared eeparat,ely for each of 33 segments of the SMSA, result in
a calcutr-&ted average household size of 3.45 persons at this time.
These mlnor fluctuaEions are expected to continuel Ehe 1970 esEimates
presume an average of 3.44 persons ln each household.

t
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Housing }larket FacEors

Houslng Supplv

Current Estimate. Based on a rather complete record of buildlng
actlvity lnsofar as it ts reflected 1n authorlzaElons by bullding
permlts, expanded school census results ln the city of Detrolt and
ln Macomb County, electrlc meter data, and evaluatlons by the Popu-
latlon and Houslng Comnlttee of the Reglonal Plannlng Q6mmi.sslon' it
is estlmated that there are 1,195,925 houslng units ln Ehe DeErolt
SMSA as of October I, L964. As shown ln table VIl, the total tnventory
has lncreased by an average of about 9,700 units a year slnce 1960;
that of the I'corel cltles decltntng by over 5,200 annually and the
suburban lnventory lncreaelng by nearly 16,000 unlts a year. From
t95O to 1960, the number of resldentlal unlts ln the Detrolt S|'1SA

lncreased from 858,000 to 1,153r2OO, an average annual tncrement
of about 29,500 units.

Type of Structure. In Aprll 1960, on t,he basls of census reports,
single-famlly houses accounEed for 75.4 percent of the housing
inventory, Ewo-family houses for 10.9 percent, and larger multi-
family sErucEures for the remalntng tr3.7 percent, of the houslng
unlt,s In the Detroit, SMSA. Based on the records of new consEructlon
slnce that Eime and on the assumption that the very extenslve
volume of demolltlons has been dlstribuEed, by type of st,rucEure,
in accordance with Ehe 1960 houslng invenEory, lt ls roughly estimated
that, one-fanily houses now constltut,e 75.9 percenE of the lnventory,
two-famlly houses , 10rB percent, and larger multifamlly structures
13.8 percenE of the EoEal, ProPortlons which are very llttle
changed slnce 1960.

Year Bullt. As of Aprll 1, 1960, Ehe census reported Ehat about. 30
percent of the houslng lnventory of the Detrolt SMSA had been bullt
slnce 1950, another 30 percent between 1930 and 1950, and the remainlng
40 percenE ln 1929 or earller. As a result of the addlElon of new
units and the demollElon of a large number of houslng unlts, most
of which, it is aseuned, were bul1t prlor Eo 1930, lt ls estlmaE,ed
Ehat. seven percent of the currenE lnvenEory has been bullt since 1960,
29 percenE beLween 1950 and 1960, another 29 percenu between 1930
and 1950, and Ehe ' remalning 35 percent before 1930.

Condit,ion. Housing unlts whtch were classified as dllapldated or
whlch lacked one or more plumbtng faclliEies comprised about 5! percent
of Ehe housing tnventory as of Aprll 1, 1960, on the basls of
census reports. There lras very llttle varlatlon in thls ratio among

the three countles naklng up the Detroit SMSA. On the assumpElon
Ehat the unlts added to the lnventory ln the pasE 4\ years are of
acceptable quallty and thaE demollt,ions have been largely of
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subsEandard unlts, the proporEl0n of substandard units may havebeen halved since the 1i6O census.

Yeius-and.Reuq. The median value of owner-occupied houses lnthe Detrott sMsA vra6 reported ro be $13,:oo-i"-ir.e Aprlr 1960 census.The reported value was highest in Macomb county, $14,200, and l0westln wayne county at $13,00d. Asking prlces of vacanr unlts weregenerally reported to be severar h,rnarea aotiars higher than the valueof occupied unlts.^ Th" median gro"" rent ln Ehe sr,{sA was $79, wtth areported hlgh of$92 in Macomb cJunty and a low of $7g in wayne counry.Asking prlces ln vacant renEal units were conslstenEly l0wer Ehangross rents being charged in occupled units witi an overall medianof $62' suggestlng thar, i" rg60, vacan. rental uniEs were ofgenerally lower quality Ehan occupied rental units.
Re den 1B 11 Ac vlt
Trends' rn the first nlne months of Lg64, a total of nearry 17,300un1ts, net (new construction less denolttion"), was authorlzedby building permlts in the Detrolt sMsA. rt seeos llkely, therefore,that the total for the entire year will exceed the 1953 total of18,I00 and wirl represent a contlnuatlon of an upward Erend fromthe low of Lz,zbo units in 195r. The totars for each year ofthe currenE decade are far u"io* the average of about 3I,2oo unltsa year in rhe 1950-1959 decade. Areas .f ;;.;; buildlng acrlviryare htghly concentrated. As shown ,n table vrir, about one-third
;:,:|!,:li:t::5 ;i,::1":' Ls6i has been "o.,"".,i"'ted 1n warren,

The number of unl.e in multlfamily structures auEhorlzed eachyear has been cllmbing sceadlly_for the p""a-rir" yearq as shownin table IX. The_total ot O,iiS multifamily unlts in rhe firstnine monrhs of ,?61 l": "rr".ay exceeded the roral for all 0f 1g63.when the annual total jumped *1r". than 200 percent from 1g61 toL962, however, the figir"'r"" 
-irgher 

Ehan at"-..,r,rr"r average of the1950:1959 perlod (aboir l,7iO " y"".) to, tt" ifrst rime. Irtarren,Royal oak Townshlp, and o"i.oit-t.r" L."r,-ri.-r".aing areas inmultifamilv actlvity. whlle multifamlly ;;;";;uction ln sourhfreldwas non-exl'tent prior to thls year, recenE changes ln zon.ing in rhatrapldly growing area lead to the expecEatlon thaE it w111 be a leaderln multifaraily actlvlty fn tne ,rext few years.

a_.;ffi.".3i:i.i:::::iiilII3,i;,;:"*:::."",l.liIi.,'"
ln Ehe Detrolr sMsA' rncrudrng-i,lso r""ra"rr".l a.,a 4,500 aparrmenrunits. Slnce the survey" co.r"r"d less at.i--trif of the entlresMsA' although most areas of hlgh buildrng 

""airray were included, the



EotalnumberofunltsunderconstrucEloncerEainlyexceedsl0,000ar
Ehe presenE ttme. As shown itt t'ii" x' lea'ding-""'" of residenEial

constructlo., 'ott" W'it"i' ffe' Cfe*ens' ana SouEhf le14 whlle the most

actlve urulEifamily areas .r.r"-o"iioli, IJatrun, Royal Oalq and sout'hf ield'

NoEe Ehat warre"-l"a ioutUffeld ranked hlgh in both caEegories'
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I lEl In Ehe Een Years L95!+-1963' demolitions averaBed about'
ong.

2,600 a year. The totat of 2,386 demollr lons in the flrst nine

months of 1964 is, however, abouE 14 Perc enE lower than the Eotal

for Ehe comParable perlod ln 1963' As shordn betow, the bulk of the

demolttton actlvlE y has taken Place ln Ehe cltY of Detrolt'

Demo I tion Trends
De troit S},ISA, r954- L964

DeurollElons

Remalnder
of SMSA

Year
DetrolE

L954
1955
1956
1957
1958
r959
1960
196 1
1962
1963
L964, Jan.- SePt.

3,L72
3,424
L,47L

897

N.A.
N.A.
N.A.
670
553

1,222
L,7L9
2,704
3,831
2,498
t, 713

N.A.
N.A.
N.A.
227
361
316
s36
836

r, 338
1, 230

673

924
1,541
2,235
3, 540
5,169
3,728
2,386

N.A. - Not avallahle'

source: Det,rolt Metroporttan Area Regional Planning conurlsslon'

ItlsnotorlouslydlfflanlutopreddctEhefuEurelevelofdemolltlon
act,lvlEy, dependent as lE ls on decislons by a wlde varlety of

indivlduars and';;;";;;r bodres includlng rhe courEs, in manv

cases. on ttre uisfs of the best lnformaElon now avdlable as to

future urban ."""t'"i and highw"V t"tf'fty' however' it 18 estl-mated

Ehar a toEal of about 2,Ooo .rrrrir-i-y..t'rrtlt be-rlcorded as demolished

in the Detrolt SI'1SA over Ehe next 5t years

InevaluatlngtheEedaEa,ttmustberememberedthat,EheyrepresenE
,,recorded,r demolLtlons, 1.e., ti" ""'U"r of unlEs in each structure

wrecked "" ,""oii;;-;;'tte wiecki"g-p.iii.. There ls evldence that'
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while this number may represenE the number of dwelling unlte for
which t.he strucEure was built, lE doee not accounE at all for the
number of households acEually resident ln the structure just prlor
t,o demollElon. Thls ls partlcularly true ln the city of Detroit
where the areas tn which ctearance has t,aken place, for both highway
and urban renewal purposes, have been areas of poor houslng In
which there have been many converslons, legal and illega1, and many
cf the furnished-room varlety of houslng unlt. Thls facEor,
together with the loss of unlts through converslons to other uses
results in an estimated reduction in housing units substantially
higher than the number of recorded demolitions.

Tenure

It is estlmat,ed that 27 percent of Ehe current number of occupied
housing unlt,s ln t,heDetrolt SMSA are renter occupied compared with
29 percent in 1960 and 38 percent ln 1950 "

Over 37 percent of the 313,100 renter-occupled dwelling unlts in
1960 were one-family houses ard another 33 percent were in structures
of 2-4 units, so that just 30 percent of all renrers lived ln
mulE,ifamtly structures of 5 or more unlts (see rental vacancy table
below).

Vacancv

Last Census. In ApriL 1950, there were 48,[44 vacant, availab[e,
houslng unlts ln the Detroit SMSA, equal to 4.3 percent of the
housing inventory (unavall.able vacancies excluded). As shown in
table Vll, over 77 percent of the avallable vacanclec were in rental
unlts, so that the rental vacancy rate wa6 10.5 percent compared
with 1.4 percent for sales houslng. Ceneus data for prtnclpal cities
ln the SMSA lndlcate over-all vacancy rates ranglng from a low of
0.6 percent tn Allan Park to a high of 9.8 percent tn Rlver Rouge.
Of the avallable unlts,355 sales vacancles and 6,095 rental vacancies
lacked some or alI plumblng facillttes.



The renter vacancy rate was much lower in single-family houses

than ln larger structures. As shown below, the s!-ng1'e-family vacancy

rate was 7 percenE, coErpared wiEh 11 to 15 percent in larger sErucEures.

l8

Rental Vacancvbv Tvpe of Structure
DeErqi E. lIlchi Sl'tSA. April 1960

Number of
ocgupied unlEs

Type of
sEructure

One uniE
2-4 uniE
5-9 unir

10 or more unlts

Vacant
Number Percent

LL6,862
101, 808
20,873
73.503

8,787
t3,067
2,7 44

L2.467

t.o
1r .4
11.6
14. s

Total 313,046 37,065 10.6

Source: 1950 Census of Houslng.

Postal Vacancv Survey. A posEal vacancy survey was conducEed in
October and November 19 64 by 25 post offices In the Detroit SMSA,

coverlng aeven oug of 26 stat.tons ln the clEy of Detrolt and 35

other communlEles in the SMSA, generally Ehe suburban areas immediately
surrounding the ciEy of Detroit. The survey covered a toEal ot
nearly 553,700 possible dellverles, or about 46 percent of the
estlmat,ed SUSA total. The posEal vacancy survey revealed an overall
vacancy rate of 1.7 percenE ln Ehe surveyed arearwiEh a 1.4 vacancy
in residences and a 4.4 percent vacancy ln apartmenEs. Details
for each area lncluded ln Ehe survey are shown ln table X.

A prevlous post,al survey, coverlng 14 of the same post offices, was

conducEed ln l'lay and June 1959. As shopn ln tabte XI, the overall
vacancy rate detllned in 13 of the 14 post offlce EerrlEorles and

remalned the same only tn Ferndale. whlle coverage was not,

tdenElcal ln Ehe two periods, Ehe concluelon that Ehere has been

a subsEantial decllne ln vacancy levets seema unescapable.
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Vacancies in FHA-Insured Rental Proiects.
in FIIA-insured Section 608 and Secrion 207
declined sharply, particularly from 1963 to

As shown below,
rental projecEs
t964.

vacanc ies
have

Vacancy Rates in FllA- ured Rent.al Proiects
DETrOit SI{SA t959-L964

March of Each Year

L919 196r L962 196 3 L964Sect ion

Sec.
Sec.

608
207

t2.9
2L.4

6.2
9.3

7.4
L2.O

8. r
4.8

2.O
L.4

ToEal L5.7 N.A. N.A.

N"A" Not available.

Source: Federal Housing AdminisEration.

6.8 1.8

In addltion to the nearLy 2,900 units in Sectlon 608 projects and
1,800 unlts in Section 207 projecEs insured aE Ehis tlme ln the
Detroit SMSA, there are over 800 units lnsured under Section 213
and nearly I,500 unlts insured under Section 220. There are,
of course, subsEantial vacancles in other, newer, renewal-area
projects which have just been completed or are sEiIl under con-
s truc t ion .

OtheL@.anq_ fg!.g. School census counts in the spring of 1964
ln both Macomb County and the city of Detroit lncluded a question
on vacant dwellings. As of June l, L964, there were reported to
be 5,85I unoccupied dwellings ln Macomb County and 30,889 vacant
dwelllngs in the clty of Detrolt. These flgures are not incon-
sistent with the findings of thls report.

9qrren!-_Eggig!9. Based on the postal vacancy survey and other
data on vacancies ln the Detroit Area descrlbed above, there are
now about 34,900 housing unlts ln the Sl,lSA avallabte f,or sale or
rent. Of thls total, 11,525 are available for sale and 23,375
are available for rent (see table VII), or sales and rental vacancy
rates of 1.4 percent and 7.1 percent, respectlvely. An estlmated
350 of the sales vacancies and 31800 of the rental vacancies are
unlts Lacking some or all plumblng facillties.
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In an area where the prospective growth in population is expected
to be qulte moderate, a sales housing vacancy rate of about t.0
percent and a rental vacancy raEe of 4.0 percent would be adequate.
On thts basls, current vacancy levels in the DeEroit SMSA. are stiIl
somewhat above satisfactory levels.

It wil.l be noEed that the current vacancy rate is conslderably
hlgher than thaE ln the postal vacancy survey. The difference
results from the fact that a very substantial proportlon (nearly
75 percenE) of the dwellings in the city of Detroit lEself was

not lncluded; had these areas, particularly ln the cenEral city,
been included, the observed vacancy rate would have been much
higher.

The Sales _Uggke.!_

General Market The sales market of the Detroit SMSA is
vlgorous. The number of sales and average sales prices in the
existing home market are uP over last year and bullders report
that thelr sales of new homes are llmlted only by their abllity to
obtain building loEs and a work force. While the typlcal small home
ln the Detroit area mtght easlly be bullE in three months, builders
cannot promise delivery in less than five months at present, the
delay belng the result of shortages of buildlng labor. It is reported
that substantlal numbers of craftsmen left the area in the slow
years f950-1952 and are now not available.

Subdivlsion Actlvity. Areas of subdlvislon activi ty are determtned
by the locations at which sehrer and water are availabl.e. The most
actlve areas, currently, are inrrclose-inrtWarren and as far out
as 18 MiIe Road ln Sterling Township, where land prices permit Ehe
consEructlon of houses at about $131000. More expensive houses,
at $20,000 to $30,000, are being builE in Southfield and West
Bloomfleld. The absolute mlnlmum house is probably being builE
in Clinton Township at about I4-Mtle Road where a 3-bedroom, 925
square foot house can be bullt to sell for $10,000 (frame) or
$I1,000 (brlck veneer). The usual rtextrasrr bring the typtcal sales
prlce for a minlmum house up to $121000 ln most cases, however.

Specu 1 at 1ve Bul ldlng. There ls almost no speculative butldlng ln
the Detrolt area at thts tlme, except for model houses. The typical
subdivision conslsts of a half-dozen or so flag-bedecked models on
a maln hlghway, wtth avallable lots extending back from the road,
and alnost no small home buildlng other than the models, is done
in advance of sale.
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Price lrend. Based on E.he records of the UnlEed Northwestern Realty
Assoclatlon, Lhe largesE of the Detrolt area mulfiple lisElng
organLzations, sales prices averaged $L4r449 on 5,500 salee ln the
flrst nlne months of 1964 compared with $13,577 fot 4,200 sales

in Ehe same period lasE year. Over Ehe 1958-1962 perlod, average
sales prlces reporEed.by Ehis group ranged between $I3,700 and $13,950,
so Ehat the $14,450 figure so far ln 1964 seems to rePresenE a

real upward trend.

Unsold Inventor YO f New Houses In-January L964, Ehe Detroit FHA

offlce surveyed 346 subdivlsions ln Ehe S!1SA in which five or more
houses had been completed ln 1963. A EoEaL of 7,565 houses had
been completed, of which 7,265 (96 percent) had been sold before the
beglnning of construction. Of Ehe 300 houses builE speculatlvely,
just 33 (11 percent) remained unsold at the time of Ehe survey. The

1963 completlons were distributed, by prlce, as follows:

Percen tage
Prlce di s trl but ion

Under $10,000
$1o,ooo - L2,499
12,500 - L4,999
15,000 - L7,499
17,500 - L9,999
20,ooo - 24,999
25,000 - 29,999
30,000 - 34,999
35,000 and over

Total

I
22
30
L4
15
IO

3

9

I
5
7

0
5
6

1.;
100.0

Source: Federal Housing AdmlnistraElon.

Foreclosures. In the flrst ten monEhs of l954rthere have been a

tot,al of 3, 026 foreclosures ln the three-county SMSA, compared with
4,358 fn t963 and a peak of 4,682 ln 1962, lncluding nonresldential
foreclosures which comprlse a comparaElvely small proportlon of rhe
toEal. For lJayne County, Ehe 3,157 foreclosures in 1962 represent
rhe hlghest toEal slnce 1936, but Ehls number l{as sEll1 far below
the 1934 total of 15,029 foreclosuree tn Wayne County.

Prlce DistribuEion. New House Completlons
- DerroiE sMsA. 1963



1960 N.A"
1961 479
L962 626
1963 575
I964 Jan.-Oct. 359
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Foreclosure Trends
DetrolE . l1ich SI.ISA

r960 -L964

Oakland
CounEv

483
789
899
848
613

Year
Macomb
County

Wayne
Count,v

1,57 6
2,801
3,L57
2,935
2,054

Total

4,069
4,682
4,358
3,026

N. A. Not avallable.

Source: Reglster of Deeds, each county'

It ls llkely Ehat the toEals for aII 12 months of L964 will be below
the 1963 level and w111 represent, a conEinuation of fhe declining
trend whtch began La L962.

Data on FIIA foreclosures and property acquisitions are shoun ln
tablexmdataareforEheentl-reinsuringoff1ce
jurlsdiction, they rePresent the SMSA sltuaEion qulte welI;
irobably 80 to 90 percent of the toEal acquired Property inventory
is tn Ehe SHSA. NoEe that FHA default,s and foreclosures seem t'o

have reached a peak at the end of L962 and have been decllnlng slnce,
alEhough the trend le not compleEely clear. As mlght be expected,

the Erend tn the lnventory of acqulred propert,y has lagged somewhat

and dld not begln Eo decllne unEll L954. A more hopeful indicaEor
can be found ln the nortgagee lnvenEory (PotenElal FHA acquislElons)
which began Eo decllne in early L962, aft'er a cllmb whlch began

In Ehe taft of 1957. The October L964 totals (2,569 propertles
in lnventory, L1827 foreclosures ln Process , 3,441 drlfaults ' L'739
propertlee ln *orcgagee inventory) suggest, however' thaE Ehe end

of thla problen ls not Yet ttr slght'
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Rental I'larket

As suggesEed by t.he sharp decllne in rental vacancies in Ehe past
year, Ehe rental market of the DeEroit SMSA is in the besE condition
lt has been infor.years. At the present time vacancies are low. in
gqod-quality exlsEing rental projects and nev, rental projects have
achieved ready market accepEance. A large number of small garden
aparEment.s have been builE ln the ouEer edges of DeEroit (between
7 and 8 Mile Roads) and ln many suburban areas. These rental unlts
are reported to have been absorbed primarily by elderly households
who have sold homes, many in 'rtransiEionl areas, and by new famllies
i. e. , the rryoung marrledstr .

IE is likely that Ehe 4.4 percent vacancy raEio reported for aparE-
menEs ln the postal vacancy survey represents the siEuation in Ehe
areas covered in the survey qult.e well and thls suggests that the
renEal market ln the outer fringes of DetroiE and in close-in
suburban areas is in balanced condlt.ion.

These favorable conunents do not apply wlth equal force Eo Ehe
rent,al market ln the near downtown urban renewal area. This is,
in parE, a reflectlon of the continued reluct.ance of many people
to live in what, was formerly a slum area, but iE is a reflection
even more of the high rents charged for apartments in the high-rise
buildlngs whlch have dominaEed Ehe renewal program. The more nodestly
priced garden apartmenEs and towrl fuegse units in the renewal areas
have done quite well. On the other hand, Ehe flrst example of a
suburban hlgh-rise project, in Dearborn, has also done we11, so that,
the difficultles of the renewal area hlgh-rise projects probably resulE
from a combination of locatlon and htgh-renr.

The lowest rents available ln the DeEroit area for new multlfamlly
construction are for projects flnanced at substdized interesE rates.
As thls program has developed ln the Detroit SMSA, lt has consisted
almost entlrely of Eownhouse units (4-6 uniE row houslng) sold on
a cooperattve (managehent-type) basis. Thls flnanclng has permitted
monthly charges as low as $60 a nonth, with a maxlmum of about $110
a month. Carden apartments, whether FHA or conventional, obtaln
rents ln the $125-$160 range (some proJecE rents are about $10
a month less).
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The hlgh-rlse projecEs requlre rents beginning at about $fSO a
monEh for studlo uniLs and, more imporEant, have rentals extendlng
as htgh as $475 a month for t,helr largest units. Whl1e t,he less
expensive aparEments have been renting quite readily, there appears
Eo be real dlfflculty in rentlng any aparitment at more than $250 a
monEh and lc ls the concluslon of some observers of the Detrolt
markeE Ehat, therefore, t,here ls no real demand for I'luxury"
apartment,s in this area.

One fairly new proJect ln the Gratlot area has had a very satlsfactory
level of occupancy. rt was reported that the rents asked are sub-
stantially below the maxlmum permltted by the morEgagee. one of
Ehe ftrst proJects in the Lafayette area has rented 43 percent of
its untts. Denand has been negltgible for the expensive 4-BR suites,
but studio apartments and 2-BR apartments have been dolng weIl.

Any evaluation of the success of houslng ln the Gratiot and
Lafayet,te areaa must constder that current charges for many of
the unlts, partlcularly the origlnal t,ownhouses, are currenEly
based on taxes whlch are, ln turn, based on an assessment below that
which w111 apply when Ehe area ls fully developed. It is yet Eo be
demonstrated that housing in the area can be successful if full
charges are met.

FHA Activltv. The records of the Detroit Insurlng office indlcate
that a total of over 1,000 rental unlts have recently been compleEed
and anothet 21100 units are under constructlon. The offlce has
outstandtng cornnitments for 400 multlfamlly unlts and is processlng
appllcatlone for 500 addltional unlts. If the potential of I,400
unlts tn cases subnltted for prellmlnary processlng is lncluded,
the Detrott Ineurlng Offlce ls involved ln a total of over 5,500
rental units.

Mortqage Market

Sourcee of Funds. The mortgage narket of the Detrolt SMSA is amply
supplled wlth funds at the present tlme, as is illustrated by the
fact that, for the ftrst tlme ln decades, conventlonal flnancing
has been oade available for hlgh-rise rental housing ln the area.
With regard to home flnancing, savlngs and loan assoclatlons,
commerclal banks, and mortgage companles (for ouE of town lnsurance
company and savtngs bank prlnctpals, lt is assumed) provlde approxi-
mately equal sharee of the total Eortgage financtng, except for
new FHA loani where mortgage companles are dominant.
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PercenEage Distribution of FHA Home Mortgage Loana
by Source of Financlng
oe trel_!-l!!4,_!2q_- t s 6 3

Type of
Iender

Savlngs and loan assn.
Commercial bank
lnsurance company
Mortgage company

and other
Tota I

FHA home, loang
New EXt"llq

5
16

3

38
25

2

76
100

35
I00

Source: FHA, Division of Research and Statistlcs.

FIIA gag_tlcipatlon ln t,he home flnancing markeE ln Ehe DetrolE area
appears to be preEEy consisEently 30 to 40 percent of the total.
For the existlng home market, the best avallable lndlcator ls
the records of the Unlted NorEhwestern Realty Aesoclatlon.

Percentaqe Dlstribution by Method of Flnanclng
of Listlnes SoId bv United NorEhwestern Realtv Aesn.

L962-L964

Oct. 1961-
Jqly 1962

January-
Twe of financlng Oct. L964

Cash
Assume mortgage
FHA
VA
Conventlonal
Land cont,racE
Other

t0
15
38

8
10
13

5

15
L4
36

6
15

E

-T
100 r00

Source: UnlEed Northwest,ern ReatEy Assocletton.
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Note that cash sales and conventlonal flnancing have lncreased
and land conEract,s have decreased, all of v#rich are lndlaat,ors
of increased avallabillty of mortgage financing.

The FIIA share of the ne\., home market can be approxlmaEed by
comparlng permtEs lssued for new slngle-family homes wlth the
number of Sectlon 203 loans on new houses insured.

c 203 Loans Cons truc t i
Slnsle-Fam11y PermiE ActlvlEy

DeErolr sMsA. 1961-1963

Year

196 1
t962
L')63

Number

5r271
4r536
4,190

36.6
31 .3
25,9

Slngle- famlly
permits lssued

L4,4O3
L4,475
L6,t92

FIIA Sec . 203 loane
As pct,. o f permlEs

Source: Detrolt Metropolltan Area Reglonal Planrring Commission; FHA.

The decllne in the FHA share of the market has taken place con-
currently with lncreased acqulred property lnventories. This
factor does not appear to have slowed the over-all market at
al l.

The moet recent (June 30, L964) dlreetory of urban renewal proJects
1 lsts a total of 45 In the Detrolt SMSA, excluding those of a
purely plannlng nature. Of Ehis total, 16 were in the:planning
stage, 24 vere ln executionrand 5 were reported to have been completed.
Residentlar usee were reported Eo be the predomlnant re-use in only
10 proJects, although some areas wllr be partlally devoted to resi-
dential re-use ln a number of other lnstances. To the extent that
infornatlon is avallable, these projects are discussed below:

Detrolt,. The Grattet (Ula!) :project is a pioneering effort, begun as
early aa L947, prlor to Federal leglslatlon ln thls field, and now
courpleted to the exEent that all land ln the area has been disposed
of . A total of about 1r200 structures \^,ere deurolished and about
2,750 fauilles were dlsplaced. The renewal lnvolves a tot,al of
about,1,700 duelIlng untts ln a wlde variery of hlgh-riee buildlngs,
towrhouree, and garden apartments.

Urban Renewal Ac.1E:!v:!!y
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While the GratloE project. appears to be approaching a successful
concluslon and it is report.ed that assessed values w111 increase
in the area from $2.8 mlllion Eo $15 millton, lE should he noted
that many of the uniEs in the area are not now being taxed at
full va1ue, in recognition of their pioneering in a new recievelop-
ment area. When Ehis siEuation ends in abouE a year, there will
be a further tesE of the sErength of this area.

The Gratiot area is less Ehan a mlle from the hearE of downtown
DetroiE and is hounded by Lafayette, Dequindre, GratioErand the
Chrysler Freeway.

Adjoining the Gratiot area Eo the south ls the LafayetEe ProjecL
(R-12). A toEal of 280 buildings were removed and 336 famllies
w6iE-Zlsplaced. Planntng for Ehis project began in 1952 and
land acqulsition in 1959. Almost all of the parcels have been
conrnitEed except for some corunerclal parcels along Jefferson Avenue.

Projects ln Ehis area include the 30-story, l30o LafayetEe East
project whtch is now being completed and the 92-unit, 2\ story
central Park Plaza. A housing for Ehe elderly prr:ject wil. l be
built by the Ferndale cooperative with cFA assistence (Section
2o2). Appllcations are on hand in FHA for LafayetEe Terrace,
which propose 204 unlts in high- and Low-rise structures. This
ls a'rSectlon 220-234" project which may Eherefore be sold as
a condominlum. Adjoinlng I30o LafayeEte East to the south is
a proJect of 60 townhouse units to be buitt by the same sponsors
and sold as a condominium.

The Elmwood Bark proiect (R-4-0) is to the east of the GraEiot andLafayette projects. Clearancihas been completed and there have been
commltments for some of the parcels. The plan calls for 1,100units of low and medium density multlple rlsidences ln t.hls area.As Elmwood rr and rrr are devetoped tt tne east of Ehe present area,
space will be created for another 2,000 residential units.
C lawson, R-106 Stll1 in the planning sEage, this projecE isessentlally a commerclal area at the lntersectlon of 14 Mlle Road
and Maln Stree t Multlfamily houslng units are tentatlvely proposedIt is estlmaEed rhar 96 families wl1l be displaced.

The Nel hood 6 ect -26 ls ln the execuElonstage. A EotaL of 281 families have been displaced and 4O0 more willmove in Ehe next two years. The area is just to the east of WoodwardAvenue in Hlghland park. While there will be extensive industrial andconmercial re-use, a parcel ls reserved for residentiat re_use.

Hlshland Park.
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Mt. C lemens . Both renewal projects in Ehis conrnuniEy, R-7 and R-78
involve partial clearance and partial rehabilitation. In R-7, LL7
new one-family houses have been built and a 28-uniE apartmenE house
is under constructlon. In R-78, 112 sEructures are being demolished.

Rlver Rsuge. Project No. 1 (R-41) entered the execution sEage in
August, 1963. Between 1963 and L965,a toEal of 207 families w111 be
dlsplaced. IE is proposed to build 100 units of housing in the area.
housing in the area.

Roval.Oak Township. Urban renewal has had a long history ln thisarea just north of 8-M1Ie Road and wyoming and has invoJ.ved asubstantlal portlon of the entlre land area of the comrnunlty.
There has been some new consEruction in Ehe cleared area. saleshousing offered at gl3,50o to gr4,95o (998 to g[o5 a monrh afrer
downpayment of $500 to $700) has been moderately successfur.
A cooperative sold 82 unlts of ,toum houses, ln two weeks andsales are proceedlng .in a second section. Down payments of $I00and monthly payments of about $100 are required -foi three- and
four-bedroon row houses.

Ml I i tarv Hous lnc

selfrldge Air Force Base, just east of Mt. clemens, is the only
nllltary establlshment of any signlficance ln Ehe SMSA, wlth 5,733L./
personnel, lncluding 520 clvllians. There are 3,027 r'Llttary
famllies attached to Selfridge AFB of whom 1,053 ltve in on-base
housing. There are no current proposals for addltlonal on-base
housing at thts faclllty.

Publtc Houslng

There are publlc houslng programs ln 12 communities ln Ehe Detroit
SMSA, lnvolving a total of over 11,000 units. Of this toEal, the
bulk (8,550 units) are ln the clty of Detrolt. There are 9,900
unlts conpleted and under management, 200 unlts under construction
(1n Inkster), and 900 uniEs ln planning. Of the 8,131 completed
unlts ln Detrolt, 68 were vacant on OcEober l, L964.

DaEa for 2rI50 tenants ln Detroit public houslng whose eltgl-
biltty was examlned ln the thtrd quarter of 1964 are of lnterest.
The average rent pald was $50.61, equal to 19 percent of the nedlan
lncome of $2,621;60 percent of the famllles had no euployed member,
39 percent had a head over age 62, and 21 percent contalned only
one adult (not counttng one-person households).

As of early March 1955, the number of personnel was reportedto have been reduced to abouE 4,ZOO.

x"/
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peq41rd f o1 flouqlng

Quantltattve Demand

Based on the projected level of household growth, the likelihood
that there wiLl contlnue Eo be a substantlal voLume of residential
demolttlons, Ehe changes ln the tenure of occupancy ln the inven-
tory, the current level of vacancies, and the current level of
new constructlon, it is estlmated that there wlLI be an average
annual demand for 22,000 net addltlonal resldentlal units each
year over the next Elve years, includlng 15,000 sales-type units
and 7,000 rental-type rrnits. The condomlnium unlts tn townhouse
row construction, currently so popular ln the Detroit area, are
lncluded tn the rental total.

The projectlon of housing demand for the remalnder of the decade
et these comparatlvely high leveIs presupposes thaE the area
wll1 contlnue to be prosperous. The experience of the past
tndlcaEes, however, EhaE rather sudden changes ln economic
actlvtty may be expected in the Detrolt area; any such fluctu-
atlong over the forecast period would, of course, affect the
demand for housing. In addttlon, it must be noted that a very
substantlal proportlon of the rental houslng denand in the Detroit
area 16 concentrated ln the lower end of the rent ranges possible
in new consEructlon and that Ehere is apparently a very thln
market for expenslve apartments, partLcularly ln hlgh-r16e struc-
tures .
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sales Houslng. Based on the dlstributton of familles by income
ln the Detrott SMSA and the relationshlp between net irc ome and
purchase price found to be typlcat in the area, it is belleved
that 15,000 units of new sales housing will be absorbed most readlly
if distributed, by price, as follows. Houslng prlced below gIO,OO0
cannot be produced in thts area at the present time.

Est and for New Sales si
Det ro 1 t Mlchlean. SMSA. L964-L970

S4Ies prLce, Units

$ 10,000 -$ 1 1 ,999
12,000 - 13,ggg
14,000 - 15,ggg
15,000 - L7,ggg
18,000 - lg,ggg
20,000 - 24,ggg
25,000 - 29,ggg
30,000 and over

Total

900
1 ,250
I ,550
2,650
2,4OO
3 ,3oo
I ,950
I .000

15,000

The distrtbution shown above differs markedly from that on page 2I
whlch reflects experience durlng the year 1963. It must be noted
that the 1963 data do not include new con6tructlon in subdlvlsions
of five units or less, nor do they reflect contract constructlon.
It ls likely that the more expensive housing construcElon is
concentrated ln the smaller bulldlng pperatlons and in contract
constructlon; the demand estlnates shown above lndlcate a sub-
etantlally greater concentratlon ln the hlgher prlce ranges than
the FHA 1953 eurvey would lndlcate

nentgl tlougl-Eg. Based on proJected 1957 tenant famlly incomes
and the rent-lncome ratlos found to be typical tn new rental con-
structton ln the past, the esttuated annual demand for addltlonal
rental unlts (through new constructlon or rehabllltatlon) has been
dlstrlbuted by unlt stze and rent level ln the followlng tabte,
It ts estlnated that the mlnimum gross rent6 achlevable wlthout

Qualitative Demand
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beneflts or assistance through subsidy, tax abatement, or aid ln
flnancing or land acqulsltion, are $100 for efficiencles' $115
for one-bedroom untts, $125 for two-bedroom apartments, and $135
for three-bedroom unlts. The productlon of units ln the hlgher
ranges of rent wLIl competitlvely effect a filterlng of exlstlng
accommodat lons .

Estlmated Annual Demand for New Rental Housins
by Gross Monthly Rent and Slze of Uq!!

Detrol t . l'llchigan SMSA. L964-L97O

Gross renta/ Erf&1elgr I -BR 2 -BR 3.BR

$e0
95

100
t05
t10
t15
120
L25
130
135
140
150
160
r70
I80
190
200
220
240
260
280
300

al

and
il

il

il

ll

il

ll

ll

il

il

lt

tl

il

'l
il

il

ll

ti

ll

il

lt

il

over
il

il

1t

il

il

ll

ll

lt

lt

ll

ll

ll

il

1t

ll

ll

lt

il

tl

lt

il

750
650
500
575
550
525
500
465
410
350
300
230
I50
90
65
40
25
IO

5

3,200
3 ,000
2 ,800
2, 500
2, 300
2,2OO
2, 100
I ,700
I ,5oo
1,350
I ,000

700
550
400
275
250
200
L25

50
25
10

2,4OO
2 ,300
2,100
1 ,950
1 ,800
I ,6oo
I ,4oo
I ,3oo
1 ,200

975
750
575
425
300
275
225
150

75
50
25

650
620
590
560
540
520
500
425
350
250
200
150
L25
1I0
90
65
50
30
t5

Gross rent 16

servlces.
shelter rent plus the cost of utlllties and

The ftgures above are cumulattve, 1.e., the o lumne cannot
be added vertlcally. For exanple, annual denand for two-
bedroom unttB at gros6 rnonthly rents of $125 to $140 ls
400 unlts ( 1,500 less 1,200)

Note:
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Table I

TOIAI N 1cu I tur t tof

Det,roit Standard Metropollran StattsEical Area. 1956 - L964
(in thousands)

t956 1958

L.26L.3

Ll38.g.

47 3.9
392.9
93.6'
42.2
s1.4
73.8

15 .8
r9 .5
13.8

196 I

L2_4!._8-

L.L26,6

4s4.5
374.9
91.r

L963Indus t,ry

Total nonag. employment

Wage and salary workers

ManufacEur lng, EoEal
Durable goods
Metals

Primary
Fabr lcaE,ed

Machinery (non-e1ec.)
Elec. machinery
Transportation equlpment
Motor vehicles

Other durables
Nondurable goods

Food products
TexEiIes, apparel
Prlntlng & publlshlng
Chemlcals & pet,roleum
Other nondurables

Nonmanuf acEuring, total
Cons truc E ion
Trans ., cornmun. , pub . ut lIs .
Trade

I'Iho Iesa le
Rerall

Finance, ins., real estate
Services
Mlning

W
L-30L5-

601.4
5L2,5
r22.0

r.323. L L3iL.5.

1.207 .2 L245J.

99 .8 103.5

502.7
4L8.4

563.9

520,2
43s,7

lq1.L
50 .5
68. 1

24L.8
62.O

141.8
n:4
11.0

103.4

5L.4
70.6
91. s
9.4

257 .7
(251.9)

32.O
89.0

40.7
s0.4
7 4.4
6.7

L78,4
(r7 4.7 )

24.s

s38. L
44.3
66.9

42.8
57 .O
79,9
8.0

208.3
(204.3)

22.3
84. 3
23.3
10.5
15 .0
19 .5
16.0

43.8
59.7
80. 4
8.6

22L.3
(2t7 .s)

2L.6
84,5
23.5
11.1
L4.4
19 .5
15. g

7.5
187 .0

( 183.3
31 .0
81 .0
25.7
6.2

)

28.

L7.

5.
16.
2t,

577 .9
63. s
77 .4

U.z
62.6

L79.6
48. I

145.8
0.9

538 .5
47.3
69.9

230.4
59.4

171 .0
48.6

t4L.4
0.8

46.7
66.6

233.L
59 .5

L73,6
53.5

163.0
0.8

I
8
5
4
2

79.7
23.2
8.1

14. 9
19. 1

L4.3

226.8_
s6.7

170. 1

5L.2
148. 1

0.8

r33. 9

24.L
L26.5-

179.8
s4.7

L67 .t
0.8

GovernmenE
Federal
S tate
Local

Se If -emp loyed 140.3 L22,5 L2L.2 115.9 118.6

L24.2 L40,6
26.L
LL.2

r03.2

2L.9
9.5

95.1

2L.4
8.2

94.7
r0.9
98.9

Source: Mlchlgan EmploymenE Securlty Coumleslon.

Twelve mont.hs
ending

Sept.1964



Table 11

Percentage Dlstrlbutton of Estlmated I W.r-!::-"-,1::tg"w-lx--T gug
Af ter uctlon of Federa Incorne l l.i;

Detrolt. Standard M t 1 an St lst Lg {'t+ - L96 7

Faml Iy
lncone

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

7,000 - 7,ggg
8,000 - g tggg
9,000 - g,ggg

10,000 - 14,ggg
15,000 and over

TotaI

Total
1964 I9!Z=

Renter
t964 L967

I

7
4
6

7
9
I

6
4
5
6
7
0

L4
9
9

1I
13
I3

il
13

l3
I
8

9

I

L2
10
I

I9
7

100

$7,5oo

10
I1
8

24

_9
100

TI
7

5
L2

3
100 t.00

$5,-s5o $5, too

I
6

5

9
,'

Medlan i$8,200

Source: Estlmated by FleLd J.tartrret Arrrir:,rr;.r;, g1:.f1,.!f ,*, HuA

Mlch{



Table III

Populatlon. Net Natura t Increase, Lligrat,lon
Detrolt St4qla:d lletrqpolltan St,atisttcal Area

April 1960-October !964

Annual average
April

1960
censuS

OcE.1,1964
est lmate

Change 1960-1964
No. Pct.

Net
natural Net

lncrease mieratlonArea

EasE Detroit
Mt. Clemens
Rosevi 1 le
SE. Clair Shores
warren 3/
Remainder of county
I'lacomb CounEy, t,otal

Berkley
B irmingham
C lawson
Ferndale
Hazel Park
Madison Heights
Oak Park
Royal Oak
SouEhf leld
Remalnder of count.y

Bloomfield Hills I/
Farmlngton !/

Oakland County, total

Det.rolt
Hamtramck
HighLand Park

Core area, total
Dearborn
Garden Cit.v
Inkster 9/
Melvlndale
Southga!e
I{ayne 9/
I,Iyandotte
Remalnder of county

Dearborn Helghts -9l
Northville b/
Plymout6 b/
Nankln Twp. 9/
Redford Twp.
Taylor Twp.

I.Iayne Count,y, total

45,756
21, 016
50,195
76,657
99,410

LL2.770
405,804

23,275
25,525

795
347
631

(11,49t")
(17,130)
(60,743)

+7,5OO
20,500
56,000
85, 000

15 2,000
150.000
5 11, 000

23,500
27,000
15, 800
31,700
26, 000
34,700
37, 600
88,000
43, @o

tA4.300
(s, zso;

(41, 5oo )
772,O00

390
- 115

1, 300
1, 850

11,700
8.275

23,400

670
1, 400
1,175
1, 700
3,350
1.575
9,870

340
530
300
500
460

1,050
520

L,375
580

6.L75

-280
-1,515

L25
150

8,350
6.700

13,530

-290
- 200
-80

-420
-380
-750
-305

275
2,070

0.8
- 0.5

2"6
2.4

I1.7
7.2

2

3
5
2
3
9

6
0
3

0
1

I
0
0
0
0
2

8

0.5
1.3
1.8
L.4
o.2
L.4
0.3

1)
1)
s)
3)
8)
0)

(4
(0
(4
(z
(o
(3
g-t

L.2

600
000
000
400

5.7

L4,
31,

50
330
220
80
80

300
2L5

1,650
2,650

12. 600
(re0 )

(2, 000 )
18,175

25
33,343
36,632
80,612
31,531

387.558
(2,378)

(32,407)
690,259

L,670,L44 1,600,000 -15,600
34,L37 32,500 -360
38,063 36,500 -350

(L,742,3tA) (1,669,000) G 16, 310)
112,007 114,700 600
38,017 40,200 490
36,119 39,000 640
13,089 13,900 1go
29,tfi4 29,7OO 65
19,071 20,300 27O
43,519 44,100 130

632.727 7t3.100 17.850
(61,118) (72,500) (2,504)

3.2
(8.
(o

2

0
2
6

)
)

(
(

1[,

-)
-)

6.425
(- )

-)
345

(
6830

-0.9
- 1.0
-0.9

G0. e)

14,550 -30, t50
170 -530
130 -480

(14,850J-31, 160)
2,250 - 1,550
1,450 -960

780. -140
230 -50
590 -525

L,725 -L,455
' 670 -s40

8. 825 9 .Ozs

-

2.8

(7 L,27 6) (7 4,(4e,6s8) (s6,
2.666.297 2.684.000

(11, s50) (ls)
(20,
(67 ,

) (zso)
) (1,375)
) (600)
) (1,475)

3.915

(- )
(- )
(- )
(- )
(- )
(- )

(- )
(- )
(- )
(- )
(- )
(- )

31.370 -27.455

53,070 -7,590SMSA, toEal 3,762,360 3,957,000 45,49O

al Inctudeg Centerllner
ll Includes both the vlllage and the townehlp.
c/ 1960 totale adJusted for annexaElon ectlvlty ln the 1960-1964 perlod.

Source: 1960 U. S. Cenaus of Populatlon
1964 estlreted by Bouatug Market Analyet, neE natural lncrease from
N.O.V.S. and Ml-chleen Health Deoartment date.



latton

Table IV

tural Increase M aE lon
Detro 1r Sr d Met,roDo1 ltan SEatlstical Area

1950- 1960

April
1950

Census

Aprll
1960

Censgs

Average annual ghange
Ghange

1450-1960 NeE natrl Mlgra-
@/rio.,
74.6L6 2.5 64.650 9.960SMSA, total 3.016.197 3.762.360

Cent,ral Core area, tot,al 1.939-816 L.7 ,344 -19.697 -_L.q 18.855 :38.550

Area

Detrolt
Hamtramek
Hlghland Park

Rest of SMSIA, Eotal

I{ayne County, except core
Dearborn
Wyandotte
Rest of county

Macomb County, total
East Detrolt
Mt. Clemene
Rosevllle
SE. Clalr Shores
ResE of county

1,949,569
43,355
46,393

495.9L9
94,994
36,946

364,079

L,670,L44 -t7,942 -L.O
34,L37 -922 -2.L
38,063 -833 -1.8

18,061 -36,003
4LL - 1,333
383 - t,2L6

1,076,991 2,o20,oL6 94,313 g.g 45,g00 t+g,525

923.953
LLz,0O7
43,5L9

768,427

40s. 804
45,756
21,016
50,195
7 6 ,657

2L2,t$O

42.803
1,701

667
40,435

eL084 1r.e
2,429 L

399
3,439 2
5,683 2

10,135

26. 000
2,952
1,450

2 1, 500

16.800
-L,25O

-800
18,850

8.6

Oakland County, Lota1
Berkley
Blrurlnghan
Ferndale
Hazel Park
Royal Oak
Rest of county

g./ Partlally estlnated.

Source: 1950 and 1950 Censuses of population;
Netloaal Offlce of VltaL statlst,ics,
ment, and analystrs estlmates.

396. 001
L7,931
L5,467
29,675
L7 ,77O
t#,898

268,25O

49e2.
23,275
25,525
3L,347
25,63L
80,612

5o3, g6g

L7 ,OL2
2L

26s
-6L7

79
L,290

L5 ,97 4

184.961
2L,45L
L7 ,O27
15,815
L9,823

110,834

2.425
1,040
1,201
1,222
L,422
2,540

L2.4L4
513
74L
784
707

2,O92
7 ,587

L4.659
1, 3gg
-802

2,2L6
4,26L
7 ,595

?2L426
534

1, 006
L57
786

3,37 2
23,56L

t.8
1.8

11.1

1.3
2.3
L.7
8.7
9.1

7.4
3.0
6.5
0.6
4.4
7.2
8.8

vital statlstlcs from
Michigan Health Depart-



Table V

Age Dietrlbutlon of the Population
Detro1r SUSA. 1950-1 1970

Age
Sroup

0-4
5- 14

15- 19
20-29
30-54
65 or older
Total

Source:

t{,7 , t6g
768,'734
2t6,gg2
426,4L7

I,583,533

424,600
864,600
419,00O
587,2OO

1,506, 300
,315 378 ,300

1,364,190
L64.325

3,015, 197

1950 1960 1970 (est i.lna re)
Chanse 1950-1960

Nunber Percent

933
760
2L3
086
353

Chanse 1960-1970
Number Percent

325
459
187
5L4

536
974
679
503

L4L,
308,
59,

-88,
2L9,

43.6
67.L
31 .5

-17.1
15. 1

-U
24.7

-42,960
95, 850

172,100
150, 800
22,750

109. 000
5L7 ,6t+O

-9.2
L2.5
69.7
37..7
L.4

tfi.5104.990
3,762,360 4,280,000 7t$,L63

1950 and 1950 Censuses of population.
1970 eet{nated by the houslng msrkgg analyst from Corrmunlty Renewal
Progran data.

13.8



Detr

Table VI

House hold Irends
tr

1950- 1960- 1964
ttan Statl t lcal Ar.ea

Aprll 1,
1950

census

Aprll l,
1 960

ceasus

0ct. l,
L964

est. lmaEe
Average aqnual change

I 950- 1960 19 60-L964
Area

East Detroit
Ht. Clemens
Roseville
SE. Clair Shores
I.Iarren a/
Remainder of county
Macomb CounEy, t.otal

Berk Ie y
B lrmingham
C Iaws on
Ferndale
Hazel Park
Madison Heights
Oak Park
Royal Oak
Soutirf ield b/
Remainder of countv

Bloomfield Hilfs'!/
Farmlngton 9/

Oakland Countyr total

De troi t
Hamtra.mck
Hlghland Park

Core area, Eotal
Dearborn
Garden Citv
Inks Eer 4/
Me lvindale
Sou r hgg ge
Wavne !/
I,tyandoCte
Remainder of countv

Dearborn Heights- d/
Northville 9/
Plruourh S/
Xank.tn T*p. g/
Redford Twp.
Taylor Twp.

Uayne County, toEal

5,592
4,922
4,257
5 ,l+62

I3,196
r6. rs5
49 ,465

L2,027
6,L79

L2,q5
19,933
26,6L3
29 ,487

L06,644

12,600
6, 000

14,000
22,050
41, 000
39. 000

134,650

4,929
4,659
L,457
9,456
4,900
2,7 Lg
L,446

L3,294
4,000

63,590
( r, 384)
(3,580)

Log,23g

6,139
7,624
3, gog
g ,6L2
7,2lg
9,545
9,679

22,903

6,200
g,150
4,200
9,750
7, 350
g, 950
g, 950

25, 350
I2, 150

120,000
(9, r25)

(10,875)
2lr, g50

495, 000
10,200
13, 200

(518,400)
35,000

g, 650
g, 500
4,000
7, 350
6, 200

L2,7OO
185, 900
(19,200)
(2,425)
(5 ,7 2s)

(15,300)
( 18, 850)
(14,4O0)
788.700

645
i36
815

L,447
1,343
r. 333
5 ,719

r31
297
235
ll6
242
s83
823
952
474

4, l15
(s24)
(s l5)

7,969

242
- 116
-6r
(6s)
72L
678
455
263
M9
326
2L3

8,275

(73)
(163)
(32s)

( 1, 295)
(7eo)

1r.455

t25
-40
350
470

3,200
2, L25
6 ,230

15
r20
85
30
30
65
60

570
760

3,400
(s6o)
(470)

5, 135

8,7 m
L04,7 4L
(6,622)
(8, 739)

I88, g0g

5L2
11
L4

(s38
26

,4L4
,931

- 4 ,l+00
-L25
- 135

-4,660
2tfi
r20
200

60
30
80
65

4,775
(soo)
(6s)

(220)
(4s01
( lso)
(4oo)
910

(r, @1)
(3, t02)

(11,048)
(5, 2 16)
(4,7L2)

970.12.q

5L4,937
L0,767
13,920

(539 ,424)
33, ggg
9, l0g
8,604
3,7 3L
7,226
5, 943

L2,396
L64,437
(16,935)
(2, r33)
(4,732)

(L4,296)
(18,165)
( 12, 5 13)
784.668

2
3
1

2

2

0
1

I
8

,426
,77 L)
692
329
952
r03
736
584
27L

:'o

SHSA, toEal g2g,g32 I,OgO!220 l, l35,3OO 25,L42 L2,2659/ rncludes centerllne. \/ 1950 data estiueted by Houslng liarket Analyst.gi' Includes both the vflfage and the townshlp.
li 1960 corals adjusted for annexations in the 1960-1964 pertod.

Source: 1950, 1960 Censuses of population.
1964 esc{mated by Housing l{arket Anelyst,.



.'7 L-Table VII

The tlouslng InveS!9ly !y Occqpqncy 4nd Tenure
Detrolt Standard l{etlopolltan Sta.Elstlcal Area

Aerll 196!1Qcto!er 1964

October 1,
L964 AnqC4l _4yefage change

es t lmate No. Pct.

LL96 .925 9,7 10 0 . 8

Area and
tenure

susA

Houslng lnventory, t,otal

Occupled, total
By owner
By renter

VacanE, total
Avallable

For gal.e
For rent

OEher vacant

core area 9/

Houslng lnventory, total

Occupled, t,otal
By owner
By renter

Vacant,, EoEal
Avallab le

For sale
For rent

Other vacant

Remalnder of SMSA

Houslng lnventory, Eot,al

Occupled, total
By owner
By renter

VacanE, Lotal
Avallab le

For sale
For rent

Other vscen!

L.Ls3.243

1. o8o,E49
767,603
313,046

72.594
48,L44
11,036
37. 108 '
24,45O

539.,424
3LO,322
229,LOz

t+0.457
32,42_9
2,gL7

29,5L2
8, 028

54L.225
457,28L
83,944

1.135.300
827,20O
308,100

6L.625
34.900
LL,525
23,375
26,725

12r150
L3,25O
- 1, 100

-2.449
-2.940

110
- 3, 050

500

1.0
8.2
2.O

-3.4
-6"1

-0.9
-o.4
- 1.5

1.1
L.7

-0"4

3.1
3.1
2.9

579.881 551.800 -6,235 -1.1

573.362 645.t25 L5.945 2"8

5 18. 400
3O5,225
2L3,L75

33.409
24.LOO
4,300

19,800
9, 300

616,900
52L,97 5
94,925

23,222
10,800
7,225
3,575

t7,425

- 1 .560
- 1, 840

310
-2,150

280

-4.67s
-LrL25
-3,550

16. 825
L4,375
2,450

-3.9
-5 .6
10.6
-7 .3
3.5

.LJ-
-7 .0
-2.4

-11.8
1.3

32,L37
15.715
8,119
7 r596

L6,422

-880
-L 100

- 200
-900

220

al DeErotE, Hamtrencb, Blghland Park'

Source: 1960 Cenaus of Boustug'
1954 estlDated by the Houelng Market AnalysE'

Aprll 1,
1960

cen9u8



Net 1E E

D,e I

Area

s1
Ero ol

Annual
Average

r950- 1959

44s
300
250
730

320
250

!{,a

1, 000
760
430

5tfi
370
580
620

NA

3. 789

8,650

4

6tfi
740
200
140
7tfi

I{A
600
400

1,500
800

4.190

16.450

31,200

Table VIII

Area

1960 1961 L962 1963

79
L29
29L

3,295

r28
25L
295

3, 131

97
6s6
469

2,995

lts a/

Jan.-Sept.
L964

66
?57
391

3,487

539
293
497
665

228
161
767
-97
114
2L2
53

1, 095

3s6
220

1.919

4,947

L7,287

Eaet Detrott
Rosevl1le
St. Clalr Shores
warren U

GllnEon Twp.
Shelby Tup.
Scerllng Twp.
Reet of county

Beverly HllIe
Blrmlngham
Claveon
Farmlngton
Royal Oak
Southf le1d
Troy

Bloonf leld Trrp.
Farmlngton Twp.
Royal Oak I\rp.
Waterf ord Trrp.
I{eat Blo@f leld l\rp.
Reet of county

Oakland County, Eotal

Allen Park
Dearborn
Dearborn Helghte
Detrolt
Garden Glty
Harper loodg
Inka Eer
Llvonle

Nankln Twp.
Taylor Trrp.
Rest of county

Ilayne County, total

SI.{SA, total

587
3tfi
514
368

6,026 6,195

50
38
43
E2

352
376
150

56
95
34

r.14
401
63E
150

L49
90
27

242
655
76t
2L8

1

233
272
LO2
131
793

,O29
243

294
48

323
26

883
1,156

L42

548
262

96
287
332

L7 48

3,952 31682 4,79L 6,693 6,t45

99 232
r30 L296tfi 497

-352 -1,103
r00 3625 r43155 143

1,l.gg 1, 129

1,
1,

650
825
s50
350

97
320
412

3,259

r.2t
27L
532
376

365
40t
107
327
L2l

1.517.

Macomb County, total 6,100 51415 41749 51359

45r
277
-28
234
L26

Lrel

M6
275
47L
362

475
282
234
220
2L5

L.223

829
3L7
s63
37L
327

I,48L

1

e13 8E0
473 459

L,445 L.275

-4,927 3.92t

--L4,Lg4 L2,259

157
111
387

-703
117
1t8

258
L76
510

-301
204
160
476

L,532

609 479
186 31s

1,233 Lse3

Ls-E t&?
Lr,745 1g,121

t

12
181,I

t
9

al Ney conotructton plus converslons, lera rocotded delollttons.
Ll Includes Center[lne.

Source: Detrott lletropolttan Area Reglonrl Planntn3 Comtgeton.

199
183
45r
L22



Table IX

Multlfaqllv Houslng Unite Authorlzed by Bulldlng Permits a/
Detrotl SEqndard_[elEgpAl1t4q ltat!stIcaI Arg4

L959-L964

1959 1960 1961 L962 1963
Jan.-Sept.

L964

East Detrolt
Mt" Clenena
Rosevll le
St. Clair Shores
!Jarren

Cllnton I\rp.
Shelby Tup.
Rest,, of count,y

I'lacomb County, total 93

Birmlnghan
Clawson
Farmington
Pontiac
Royal Oak
SouEhfleld

34
10

Bloomf le ld Trrp .
Royal Oak ftrp.
Rest of county 118

40 95 286 509 7L4

L6
L6
4

20
33

;
2

IO
16
4

170

AO;
13

20
L4

84

58
96

9

L96
59

165

t6

!
;

- 2L6
84 108

40
19

397
386
136

46
40

1,064

2s8
34
74

276
523
253

2,L32

30

I,275
136
377
224

5o

35

L44
_16-6

2.,637

5, 833

7

113
L7L
174

L,L28

s4
119

L,766

36
105

L27
825
L44

118
53

365

L,77 3

72
360

1, 605
188

8
44
46

2
181

22
308

2.836

6,375

6

208

4
19

59
t2
22

Z9

603

40
4

L42

r0l
_96

Oakland Count,y, Eotal 202 318 463 1, 019

Dearborn
Dearborn HelghEs
DeErolt
Harper l{oode
Inks ter
Llvonla
Melvlndale
Rlver Rouge
Wyandot,t,e

Nankln Tnp.
Rest of county

r6;
oo? 615 2

r13

I
90

,260
L67
L25

t2
100

77

L2

26
59

2

22

;

42
10252

7

Wayne County, total 700 674 842 2.89L

SI.{SA, t.otal 995 1,200 1,396 4,513

al New constructlon on1y.

Source: Detrolt Hetropolltan Area Reglonal Planning Commisslon.

Area

sl



Table X

Detroit. Michiean Area PosEaI Vacancy Survev

October I9-Noveober 4. I954

R TSIDTJ\CES 1I' A RT\IENTS HOUSE TRAILERS

Postd Arca
Total Poseible Vacanr Llnits Llnder

Deliveries -Ill---i---JIJ----wI c"".,.
Total Possible

Dcliveries
Un its

{ll '. Used \e
trnder
Const.

I otal I']ossible
Delireries

50 ,068

28,813

25,444

4.4 1.563 662

4.9 t,r59 239

4.9 1,089 153

AII

Vacaot Units tinder
q. tised \er Const.

Ihc Suryey Area Tot.l s53- 5qO

Derroir Po6t office !/ 181.203

Inside City: 138,939

Stat ion 6
Gratiot
Ken6 ington
Xount Elliot

9.387

3. 351

2,a32

r.7 7,418 1.969

1.8 2,994 351

2.O 2.65r r81

9,243

|,362

556

73

229

11188
59854
14 24 38

225 61 398

0.4

4l
200
344
332

192 t8
182 14
158 130
273 322

503.622

152 , 390

1r3.495

7,162 1.4 5.855 1.307 4.750

1,953 1.3 I,835 118 r54

1.590 1.4 1.562 28 45

2.225

1. 398

7,242

4,493

1,208

511

t9,334
19,59 3
17,385

t,229

190

869
161
163
147

6.4 t
o.4
l.t
4.6
o.7
0.8
o.7

o.7
2.O
t.5
o.1

0.5
1.8
1.7

t.5
L.2

1.5

153
73

181

76

9

t6,272
LA,572
L7,374

70t 4.3
66 0.4

190 1. 1

18
846

24 38
59 362

697
66

181

73
114
44
42

o.4 11
0.5 49
t,7 ,1
1. 6 189

r83
169
143
266

t.4
1.1
2.6
t.7

6.5
0,5
0.1
0.6

0.8
r.6
la
o.1

L2
57
55

248

3 t7.2
0.7

062
021

11

528 456 72 73

220

86 691

423 3.285

22 I .002

-80
-8

36

1 50.0

I r00.0

.-
99

North End
Park Grove
Redford
Seven Oaks

La,692
22,8e4
2L,2LL
19, 830

854
747
137
106

l5
14
26
4t

25
172

57

14, 165
3,t44
2,808
t,233

4.0
2.O
1.0
3.3

15
t2
17
37

T6
155
41

38.895 363 0.9 273 90 109

296
97

t34
106

296
95

t25
to2

9
l7
IO

101
154
6l
41

28
40

5

I6

57
9

4,527
19, 750
18,403
18,597

13, 360
9, 658
8,149
7 ,128

35t.232

113.679

513
64
29
4t

155

558

L2
4

10

1-
40 18,? .:

l;
3

36

59
01310
315
4710

OutEid. City:

Br!nche6:
Beech
Ferndale
Oak Park
RedfoEd Hei8ht6

Other Cities and Toms

l.l,acomb Couty

42.264 519 t.2 143 L7 6 806 3. 369 4.6

827 3.9 404

115 t.7 93

185 1 0.5

185 1 0.51 3, 837
10, 535
LO,1&
7,t28

372.487

120. 57I

2,84L
12,@7
1,205

I 6, 631

t02
2L2
158
47

40
777
580

9

74
t54

73
42

58
85

5

477
817

2,0r5

o.2
5.6
4.8

150
523

I
58
tr_

t;
3

38

6.036 1.6 4.424 1.512 7.881

t.772 1.5 1.134. 638 3.495

T2
61
58

286

210
256
288
595

5. 209 1.5 4 .020 1. I89 4. 596

1.657 1.5 1.04r 616 2.493

2t.255

6. 892

t6
387
3t

702

20t
1, 148

122
4,283

4.474

I .920

:

866

11

1

10

t.7

0.5

o.;

Center I ine
Erst Detoit
FraBer
!{ount Clerens

2,825
t2,220
1,lt?

15,929

r 3,678
20,967
r0,496
34,t92

20t
233
273
578

2.;
9.1
5.4

Roaevl 1 le
si. clai.r shores
Utica
larren

14,079
22,r,.s
10, 618
38,475

l8
&

130
312

4I
134
325

1,539

94.
23 2.
15 12.
t7 0,

66
19

193

185

31
1

837 2.

(contrd)

!/ R.r!.cDr. on1, .electcd

Total Possible Vacant
Deliveries No. qo

4.662 80 r.7

3 1.6

? 66.7

188

l

TOTAL RESIDENCES AND A?ARTTIENTS

;
9
4



Table X (eontinued)

Delroit. Michigan Area Poslal Vacancv Sur\'(v

October I9-t{ovember 4. 1964

TOTAI RESIDENCES AND APARTUENTS RT]SID[,\(]}](, {P \R1 1tt.\TS ITOUSE TRAILERS

'iotal Po:eible
Delirerie s

t nder

Const.
Total Possible

Del ir eries
\ acant Units I nder

Consr.

I oral Possible
l)t l, r eries

t nder

'i I sed \eq (ionst.

4.4 r3r 161 1,601

11

Postal Arca {lt I ts.,l \c \II 1 tsrd \

959 325

\ll

Oakland County

Biminghu
Blomfield Hi1ls
cleaon
F.nington
U.rel Prrk

Rsyrl Olk Post Office
Berkley
l{.di8m Height6
OrL Ridge -1l
Royll o.k

Southfield

tJ.Fe County

Dearborn Post Office
De!rborn
Dcrborn Heights
l{e lvindal e

G.rden City
Inkster
Northvil 1e
Plymuth
R(m1us
Taylor
lJayne

I,Iyandotte Post Of f lce
Riveniev
Southgate
wyando t te

1.576 1.5 1.090 486 2.883 95.182 1.284 r.3 t.282 6 ,677

1,114

292

18,651
4,621
4,161

r0,857
7,OO4

21.509
r,973
6,835

t2 ,701

609
108
254
111
136

91 0.7

2 . 688 r.8

281 1.4
34 0.9

1.8
6.3
1.1

11
t4
t7

t3
22r
127

34s
129

72
218
tL2

1.8

t.7
2.O
1.6

191
86
54
78
13

372
223
151
2?4

25

143
39
18

r14
83

315
151
119
22t

154
43
l8

140
99

560
101
243

97
r19

243
642

31
a2
32

L94
361

288
10r

24
t64

96

269
641
24
93
36

228
402

28
48
54
16

1

29
29

26
16

17 ,517
4,433
tt,O32

ro,444
6, 865

8,824
11 ,413
11,481

5
3

6
6
4

145

6
50
13

34

-+
I
5

188
135
423
119

5.1
14. 9
35. 6
12.8
r1.5

46
24
48
28

4
51
62
32

: 898 5 0.6

5 1.3

56 49.6

43.859
8, 398
8,97r

t3,412
1 3,078

t2,690

1 50.057

56. r12
32,624
t9,622
3,866

99r
30

49
1

1.4

0.9
0.5

39. 181
7 ,463

72
18

35
7

369

821

2t9
70

140
9

520
84

241
82

I07

91

r.3
1.1

o.7
0.9

486
79

236
68

103

I1
t4
4

15

4l

4.678 89 t.9
935 24 2.6

15 919
212

14
22

1

29
16 13

1

186
120

328
111
184

33

1.3
2.8
0.8
1.0

1.1
1.6
2.2

405 1.9
13 t.7
66 1.0

306 2.4

t47
t,999
1,597

t
I
1

897

2.200 488 1 .503

97

76 15 t2 ,690

52.729
30, 1 68
18, 811
3,750

14,718
10,719
2,562
5,435
3,302

t4,o70
r8,268

r9.5 68
I ,954
6,832

to,782

0.1 16 528

2L
9

126

5

52

131
I

130

rL2.31t 2.268 r.6 2.020 248

354 0.1 279 75
108 0.4 75 33
2t9 t.2
21 0.1

r78
26

7,686 420

3. 383
2,456

123- si-
811
116

62

682

138
91

20t
46

5.5

3.6

7.6
6.0

3; B.;
7 3.0

64 10. 5

180 240

49 74
36 18

656
7-

2C6
1-

,: o:

r . 656 61 3.7

t495477
t62

26
40

75
4

14
36

\24

161
34r

55

265
69

r96

L5,L42
10, 901
2,794
7,O44
3, 330

14, 605
18, 620

269
682

r57
36

403

2a
40
46

2A2
20
6I

293

424
r82
232
609

s35
352

310
386
236

243
613
24
60
32

194
366

19
t9
46

156
20
56

241

3tl

33
4

34
36 0.3

113

286

28t

65
183 t 23

t76
8

t2
156

215 1.1 209
32 1.6 32

45
7

66 1.0
1r7 1.1

65
tt2

12
26

1.941
19

190 9.8
1 5.3

3

1,919

72
1

118 +
60

189 9.8 11 118

Toral Poesible \ acant
Deliveries \o. 'i

898 5 0.6

'Ihe surrev co'ers d..elling units in residenccs. aparrments. and house trailers, including miliran. insritut;on,'l .rr,d nul,lir l,ou:rnr rrrr. .,, I

dornrtories; nor does it coter boarded-up residences or aparttr,cnts lhrt arc not intendcd {ot o(tupdr(!.

possible delircrr.

2/ Repterents the localities of Huntington lloods snd Pleasant Ridge'

Source: FHA Postal Vacancy Survey conduct,ed by cooperating postmast.ers.

.rrrr. u-,,1,,n1, -rasonarl. Ii,. 'u,\.. tl,is n,,r .orer -r,rr.s. '{{rre-. ,',r'rn,.(r.rl hotels and moteis. or

. (',,..,b1, Jrl , '' ,,n rure: a,, dl,r,rment ft'o.csenr\ ,,n. p,,ssrl,le st,)p sith mort than one

lt1.8
6.0
0.9
1.4
1.1
1.6



Table XI

r].son v t
Postal Vacancy D t Si,lSA

1 -1

Va te id ces and a.rtments
Area May L959 ber I

Birmingham
Berkley
Center]ine

!/

East Detroit
Ferndale
Hazel Park
Oak Park

Oa.k Pidge !
I.'iadison Heig,,hts
Rosevil-l-e
St. Clair Sho.res
Southfield V
Ta1.1o"
Warren

y Territory serwed by these offices changed somewhat between
1959 and L96l*.

?/ Serves Huntington lrJoods and pleasant Ridge.

source: LocaL postrnasters, in cooperation with the Housing
l4arket Analyst.

1.8
1.3
O./*
o.5
2.O
l-.6
L.5

3.5
3.O
1.3
1,3
2.O
2.O
3.1

8
8
5

2
7
6
5

0.
lo
1.
1.
0.
1.
1.

2.9
3.6
2.1
l.?
1.8
2.O
2.O



t

Table XfI

ffiA
Foreclosure Foreclosure acquired prop.t started

Period
endlns

it

Total
defarrlts

June
Dec.
June
Dec.
June
Dec.

t959
7959
1960
1950
1961
t96t

254
336
t,c,o
602
630
750

t76
201
272
397
627
770

82L
990
t56
6/'l
379
803

931+
6lr
076
8gt
ot8
131

228
2/+O

310
500
8/3
209

u7
221*
66e
799
675
569

Mortgagee
lnventorv

23L
/106
601
797

L1169
]-r568

1
1
2
2

3
3
3
2
3
3

,
,
,
,

t

,
,

,
,
,
,
t
,

1

1
2
2
2
2
2

,
,
,
,
,

,

,
June 1962
Dec.
Jr:rre
Dec.
June
0ct.

Source:

1962
L963
L963
tgSt+
196t+

1
1

1
I

107
6gt
778
709
081
t&t

840
11772
11085

67lb
589
696

,
,
t
t
t
,

2
2
1
I
1
1

Lt7
062
93lr
891+
865
739

Federal Housing Admlnistratlon.

20377L-r
FHA-Wceh., D. C.


