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Foreword

As & public gervice to assist local housing activities through
clearer understanding of local housing market conditions, FHA
initiated publication of its comprehensive housing market analyses
early in 1965, While each report is designed specifically for

FHA use in administering its mortgage insurance operations, it

1s expected that the factual information and the findings and
conclusions of these reports will be generally useful also to
builders, mortgagees, and others concerned with local housing
problems and to others having an interest in local economic con-
ditions and trends. :

Since market analysis is not an exact science, the judgmental
factor is important in the development of findings and conclusions.
There will be differences of opinion, of course, in the inter-
pretation of available factual information in determining the
absorptive capacity of the market and the requirements for main-
tenance of a reasonable balance in demand-supply relationships.

The factual framework for each analysis is developed as thoroughly
a6 possible on the basis of information available from both local
and national sources. Unless specifically identified by source
reference, all estimates and judgments in the analysis are those
of the authoring analyst and the FHA Market Analysis and Research
Section,
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ANALYSIS OF THE
DETROIT, MICHIGAN, HOUSING MARKET
AS OF NOVEMBER 1, 1966

Summary and Conclusions

The economy of the Detroit Housing Market Area (HMA) is dominated by
the automobile industry and other durable goods industries that supply
tools, parts, etc., to the automobile industry. The large increase

in automobile production in the past five years has stimulated rapid
growth of nonagricultural employment, which, in tum, has caused
population and household growth with a reversal in the trend of
out-migration from the HMA. Demand for housing has increased, as

has the construction of new housing and the absorption of existing
housinge. Vacancy levels have declined and the markets for single-family
housing and multifamily housing are balanced,s A summary of the
analytical findings is outlined below and ia more fully detailed in the

text.

Nonagricultural employment averaged 1,531,200 in 1966, about 259,200
above the average of 1,272,000 in 1961, This 20 percent increase
paralleled a 56 percent increase in United States automobile production
in the same period. Over the preceding three years (1958-1961),
nonagricultural employment declined slightly although automobile
production increased by sbout 30 percent. A 27 percent decline in
automobile production between 1956 and 1958 was largely responsible

for a 12 percent decline in nonagricultural employment during the
1956-1958 period, During the two-year forecast period, nonagricultural
employment is expected to increase by an average of 14,900 a year, to

a total of 1,561,000 in 1968.

The average of 56,400 unemployed persons (3.5 percent of the work force)
in the first nine months of 1966 is substantially below the recession
year highs of 230,400 (15.1 percent) in 1958 and 157,300 (10.9 percent )
in 1961 .

The current median family income in the Detroit HMA, after deducting
Federal income tax, is $8,100 for all families and $6,100 for renter
households of two or more persons, By November 1968, these after-tax
median incomes should increase to $8,700 and $6,550, respectivelys

The present population of the HMA is upproximately 4,170,000, The
average annual galin of 62,000 persons since 1360 compares with an
average increase of 74,600 a year during the 1950-1960 decade. The
total populatien of the HMA is expected to totul 4,265,000 in Novem-
ber 1968, The prjected population level supgests an average annuul
increment of 47,500 perscns over the next two years.
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There are currently 1,193,000 households in the HMA, an average in-
crease of 17,100 a year above the April 1960 Census total. The num-
ber of households should increase by an average of 13,500 during
each of the next two years and total 1,220,000 in November 1968,

The housing inventory of the Detroit HMA totals 1,246,000 units,

a net addition of about 92,800 units, or eight percent, since
April 1960. A total of 140,050 units (100,400 single-family and
39,650 multifamily) have been completed and 47,300 units have been
demolished since April 1960. Owner-occupancy has increased from
71 percent of all occupied units in 1960 to 72 percent at present.
There are 4,000 single-family units and 6,300 multifamily units
under construction in the HMA,

The number of available vacant units has declined by 23,450 since
1960 and the net available vacancy ratio has been nearly halved, The
current net available vacancy ratio is 2.0 percent, the homeowner
vacancy ratio is 0.8 percent, and the rental vacancy ratio is 5.0
percent, These ratios indicate balanced conditions in both segments
of the market,

estimated at 20,000 units during each of the next two years, including
12,700 units of single~family housing and 7,300 units of multifamily
housing. The rental demand estimate includes 2,200 units which will be
in demand at the lower rents achievable with the aid of below-market -
interest-rate financing or assistance in land acquisition and cost.

These estimates do not include public low=-rent housing or rent-supplement
accommodations, The table on Page 31 summarizes the projected annual
demand for new single-family and multifamily housing by submarket,

The qualitative demand for new single-family and multifamily units is
presented at the end of each sunmary for the individual submarket areas.,



ANALYSIS OF THE
DETROTT, MICHIGAN, HOUSING MARKET
AS OF NOVEMBER 1, 1966

Housing Market Area

The Housing Market Area (HMA) considered in this analysis is coterminous
with the Detroit Standard Metropolitan Statistical Area (SMSA), which
includes Wayne, Oakland, and Macomb Counties in Michigan. The HMA had

a population of nearly 3,762,400 in 1960. 1/ Because of the large
geographic area encompassed in the HMA and because of the divergent
structural composition and growth patterns within various parts of the
HMA, the analysis will be prepared in five sections; one dealing with
the over-all housing market area and more detailed sections pertaining

to each of four submarket areas. The core area, which will be termed
the "Detroit Urban Area", with a 1960 population of 1,929,400, includes
the cities of Dearbom, Detroit, Grosse Pointe, Grosse Pointe Park,
Grosse Pointe Farms, Crosse Pointe Shores, Grosse Pointe Woods, Hamtramck,
Harper Woods, and Highland Park in Wayne County. The rest of Wayne County,
termed "Western Wayne County", constitutes a submarket area with a 1960
population of 736,900. . The entire counties of Oakland and Macomb, with
respective 1960 populations of 690,300 and 405,800, make up the other two
submarket areas. ,

Located in southeastern Michigan on the Detroit River and Lake St. Clair,
which form the section of the St. Lawrence Seaway between Lake Erie and
Lake Huron, Detroit is about 300 miles northeast of Chicago, Illinois
and 60 miles narth of Toledo, Ohio., All means of transportation are
available and are considered to be adequate. The port of Detroit, with
over 100 piers, wharves, and docks, handled 33 million tons of cargo

in 1965, a seven-year high. The Detroit Metropolitan Wayne County Airport
is served by most domestic airlines and five international airlines and
handled nearly four million passengers in 1965, In addition, nine
railroads provide passenger and freight service in the Detroit area.

The Interstate Highway System is continually being expanded in the HMA
and at present, I-94 and I-96 (both east-west) are completed and
construction is proceeding on I-75 (north-south). In addition, there
are several business spurs with interstate designations that provide
access to downtown Detroite.

A sizeable in-commutatiom of workers fram nearby labor market areas was
nearly off-set by out-commutation to contiguous and other nearby counties,
resulting in a net irward movement of about 2,100 workers to the Detroit

HMA in 1960.

1/ Inasmuch as the rural farm population of the Detroit HMA constituted

= only O.i percent of the total population in 1960, all demographic
ard housing data used in this analysis refer to the total of farm
ard nonfarm data.
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Economy of the Arec

Character and History

The invention of the automobile and the emergence of Detroit as the auto-
mobile producing capital of the world were responsible for the growth of

portion of the remaining 50 percent of the workers 1in manufacturing.
Some significant exceptions are the manufacture of drugs, office machines,
Paper-container producing machinery, and chemicals.

Work Force

The civilian work force of the Detroit HMA declined for six consecutive
years subsequent to 1956, the earliest date for which published data
are available (see table I). The decline totaled 173,500 workers and
reached a one-year high of 5,900 from 1958 to 1959, The turning point
occurred in 1963 when the work force increased by 17,600 workers over
the 1962 level to an average of 1,433,000. The size of the work force
has increased each year since, The bulk of the increase during the
past three and three-quarter years occurred in 196l and 1965, when the
work force increased by 65,200 and 68,600, respectively., These increases
reflect record automobile production in 1965, climaxing three years of
production growth (1961-196l). The average work force of 1,595,600 in
the first nine months of 1966, however, is just 6,700 above the 1956
annual average of 1,588,900,

Employnent

Current Estimate and Past Trend. Nonagricultural employment in the
Detroit HMA averaged 1,531,000 in 1966, an increase of 259,200 (20
percent) from the 1961 recession lows During this period, United States
automobile production increased by about 56 percent, While the growth

in employment in the Detroit area is directly related to increased
automobile production, the lower rate of growth locally reflects increased
productivity in the automobile industry, the fact that a lower proportion
of the total United States automobile output is being produced in Detroit
currently than in the past, and the shortage of labor in the Detroit area
in the most recemt past which has required the use of overtime rather than
increased numbers of workers.
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These tendencies toward greater productivity and decentralization were
also present during the 1958-1961 period in which there was a slight
decrease in employment in the Detroit HMA although United States
automobile production increased by 30 percent, In the two previous years,
a 12 percent decline in employment in the Detroit area paralleled a

27 percent decline in automobile productions

Fluctuations in nonagricultural employment since 1956 have been confined
to wage and salary employment for the most parte Variations in "other"
employment (self-employed and domestics) have been minor and the total
has not changed much since 1956 (see table I).

Distribution by Industry. The 592,L00 persons employed in manuf acturing
account for L3 percent of nonagricultural wage and salary employment in
the first 9 months of 1966. The relative importance of the manufacturing
sector has declined in this area, as in most metropolitan centers, as
growth in both nonmanufacturing and government employment has been
greater. In 1956, manufacturing provided about 46 percent of the
1,303,500 jobs; during the 1961 recession, reflecting the greater
volatility of manufacturing, the ratio declined to LO percent and, as
indicated above, although current total employment is six percent above the
1956 level, manufacturing is relatively less important than in the earlier
period. Employment in the comparatively unimportant nondursble goods
manufacturing sector has fluctuated within a narrow range and was
virtually unchanged from the 1956 level at 89,100 in the first nine

months of 1966. Almost all of the variation in manufacturing employment,
therefore, has taken place in the durable goods industries, a large
percentage of which is related to automobile production,

A decline of 8l4,400 (3L percent) jobs in the motor vehicles and equipment
industry accounted for the largest share of the decline in durable goods
employment between 1956 and 1961, but declines of 16,700 (2L percent)

in fabricated metals and 17,100 (19 percent) in nonelectrical machinery
were also sigmificant. In the four and three-quarter years since 1961,
employment in durable goods has increased by 127,500 (3L percent) to a
nine month average of 503,300 in 1966, still 9,200 below the 1956 annual
average of 512,500, however. ’

Just as the decline between 1956 and 1961 was precipitated by cut-backs

in the manufacture and assembly of automobiles, the increase in durable

goods employment since 1961 was triggered by an expansion in automobile
output. An employment increase of 71,600 (43 percent) in motor vehicle

and equipment manufacturing has lead the advance since 1961, followed by
increases of 25,500 (L8 percent) in fabricated metals and 21,200 (28 percent)
in nonelectrical machinery.

The trend of nonmanufacturing employment resembles that of manuf acturing
employment , although with less severe year-to-year cyclical changes.
Employment in both major categories dipped during the same years (1957,
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1958, and 1961), bottomed out in 1961, and rose subrequently to the current
levels. However, the peak average of 639,600 employees in nonmamifacturing
in the first nine months of 1966 was substantially higher than the previous
peak of 577,900 in 1956, an increase of 61,700, or 11 percent, over the

10 year period and 101,500, or 19 percent, over the low recorded in 1961;
whereas the current level of manufacture employment, while the highest

in seven years, is =till below the 1956 level. Between 1956 and 1958,
employment in all nonmanufacturing categories declined except in finance,
insurance, and real estate, in which employment increased by one per-

cent, During the three-year period between 1958 and 1961, employment

in nonmamufacturing fluctuated slightly from year-to-year, but the total
was virtually unchanged from 1958 to 1961. The only significant change
during the period was a 6,700 increase in services. Since 1961, the

number of jobs in nonmanufacturing categories has inecreased (except

mining) and in all but construction and transportation, comminication,

and utilities, the total has risen above the 1956 totals., The most
slgnificant increases have occurred in retail trade (36,400 since 1961)

and services (29,300 since 1961). It is of interest to note that the

only classification to show a decline in employment from the first nine
months of 1965 to 1966 is the construction industry, which is down by
1,900 employees, or three percent. This decline reflects s falling

off in the rate of residential construction because of the shortage

of mortgage money and, to some degree, labor-management disputes.

The three components of the government sector have registered employment
increases during each of the past ten years, From 124,200 in 1956

the average for total government employment increased by 29,100 (23 percent)
to a 1966 nine-month average of 153,300. The ten-year increases for the
components ranged fram 5,200 in state government, to 8,200 in Federal
government, and to 15,600 in local government. (see table I11).

Participation Rate, The participation rate, the ratio of nonagricultural
employment to population, declined from 39.2 percent in 1950 to 35.1
percent in 1960, Based on estimates of the Michigan State Employment
Security Commission of workers employed in the HMA and estimates of the

resident population, the participation rate increased fram 35.4 percent
in 1960 to 36.8 percent at present. The increasing rate of participation
since 1960, caused by a decline in unemployment and the hiring of women
and other people not in the work force in 1960, is not expected to
increase during the next two years because of an expected leveling out

of the rate of new hiring at local industries,




Principal Employer

The Automobile Indusiry. The automobile industry currently provides
slightly more than 17 percent of total wage and salary employment in
the Detroit HMA. This is lower than the 1956 proportion of 19 percent,
but higher than the 15 percent in 1961. Although there has been a
downward trend in the proportion of automobile employment to total wage
and salary employment over the ten-year period, the industry remains
the dominant influence im economic activity because the bulk of the
remaining manufacturing industries are directly or indirectly related
to the antomobile industry (as suppliers, sub-contractors, etc,) and
employment changes in manufacturing industries greatly influence the
trend of nonmanufacturing,

It may be noted in table II1 that the prcduction of automobile, trucks,
and buses in the United States has been trending upward for five Yyears,
-after six years of relatively low production and substantial fluctuations
in output. During this eleven~year period, the proportion of total U.S.
automobile output produced in the Detroit HMA declined from 35 percent
in 1955 to just under 28 percent in 1964 and to approximately 27 percent
in 1966. Based on these estimated proportions, the prcduction of about
2,300,000 automobiles in the Detroit area during the all-time high pro-
duction year of 1965 is considerably less than the estimated output of
2,780,000 automobiles in the Detroit area during the third highest
production year of 1955. Because of the decline in production in the
Detroit area and an increase in productivity in the industry, employment
in the motor vehicles and equipment industry has not surpassed the level
in 1956, a year of relatively low automobile output (see table III).

A factor that has partially offset the rise in productivity and has helped
stem the decline in the proportion of total U.S. automobile production in
the Detroit area is the increase in the Chrysler Corporation's share of the
total market. Chrysler produces about two-thirds of its automobiles in the
Detroit area compared with one-third for General Motors and one-fifth for
the Ford Motor Company. Chrysler's share of the total market has increased
from about 12 percent in 1961 to nearly 17 percent in 1966. 1In addition to
this increase, 1966 output at Chrysler has declined by only 1.5 percent from
the 1965 level compared with a 7.8 percent decline for the industry as a
whole (see following table) and the increased sales (two percent over 1965)
of Chrysler automobiles in 1966 compares with a sales decline of 4.4 per-
cent in the industry from the level in 1965.
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United States Passenger Car Production

1965 and 1966
Jan. 1, 1965 - Jan. 1, 1966 - Percentage
Company Dec, L, 1965 Dec. 3, 1966 change
Chrysler 1,341,131 1,321,026 - 1.5
Ford 2,371,885 | 2,244,019 - 54
General Motors L,561;,458 4,101,525 - 10.2
American Motors 321,690 258,042 - 19.8
Checker 5,708 54370 | =_5.9
Total 8,605,372 7,929,982 - 7.8

Source: Automotive News.

Unemployment

The number of unemployed persons and the rate of unemployment have
declined fram the recession year highs of 234,L00, or 15.1 percent of
the work forceyin 1958, and 157,300, or 10.9 percent, i1n 1961 to a nine=-
month average of 56,400, or 3.5 percent, in 1966. The decline since
1961, as may be seen in table I, has followed a steady Year-to=year
course. Although the average for the first nine months of 1966 is
higher than the 1965 annual average, it 1s below the comparable period
of 1965 and the full year average for 1966 should be lower than the 1965
average, :

An examinaticn of the monthly unemployment data indicates that the level
of unemployment, however, may be near the possible minimum. The declines
in comparable monthly totals from Year-to-year were significant between
1961 and 196k, when the level of unemployment fell as low as L,7,000 in
September 196 (3.1 percent of the work force). During the subsequent

2k month period (October 196l to September 1966), the level of unemployed
fell below 47,000 only 10 time and fell below 40,000 only twice. Although
a part of the problem has been a slight slackening in the rate of increase
of employment, shortage of employable labor has been the major factor. The
Detriot area is current classified by the United States Department of
Labor as having low unemployment, whereas a year ago unemployment in the
area was considered to be moderate. '
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The lower automobile sales in 1966 that have caused reductioms in
production and overtime work in numerous plants throughout the country,

including the Detroit area, have been a major factor in the slower rate
of increase of employment during the past year. In addition, all
automobile companies have announced that output will be reduced in
December 1966 and again in January 1967, end that the work force will
be reduced accordingly. If these actions are the initial stages of a
downward trend of automobile employment, following the past year of a
downward trend of automobile sales and production, the level of
unemployment in the Detroit HMA may not only cease to decline, but

may rise during the early part of 1967.

Estimated Future Employment

The November 1966 outlook for the automobile industry, based on past
experience and on industry projections, is for continued reduced out-

put of smtomobiles over ige' short term and for produetion of about ;
8.6 million automobiles in 1967, unchanged from the production in 1966.
This constant level of output portends little hope for further increases
of employment in the automobile industry or in the supporting industries.
Automobile production increased by such a large proportion in 1965 that
the industry was unatle to recruit workers rapidly enough to meet pro-
duction schedules and employees worked an average of five hours of cver-
time a week during the year. As automokile sales slackened in 1966, pro-
duction schedules were reduced accordingly. Fartly because the industry
was undorstaffed and partly because new safety features installed in
1966 models required additional labor, employment levels were maintained,
although overtime was reduced. The inclusion of additional safety
features in the 1967 and 1968 models suggests that additional workers
will be required during the next several years, but the shortage of
labor has eased during the past year., The curremt reductions in overtime
and the prospective lay-offs, in addition to the tendency toward lower
employment levels resulting from continually increasing productivity,
suggest that employment levels in the antomobile industry and in all
durable goods industries will more than likely decline slightly during
the next two years,

It would be premature to assume that the impending lay-offs in the
automobile industry are the prelude to a recession in the national
ecanamy, even the Detroit economy, despite the tremendous influence

that the industry has over both. The natiomal economy, though showing
some signs of weakness (reductions in capital expenditures, amto purchases
and production, housing starts and sales, among others), has continued to
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expand and can very conceivably continue to expand over the short term,
although probably at a slower rate, Based on these assumptions and on
the assumption that automobile production will, at best, maintain the
level achieved in 1966, it is estimated that nonagricultural employment
will average 1,561,000 in 1968. This projection indicates average
increases of 14,900, 1/ or 1.0 percent, during each of the next two
years. The increase Is expected to occur entirely in wage and salary
employment, about three-quarters in nonmanufacturing and one-quarter in
government. The bulk of the increase in nommanufacturing employment will
probably occur in retail trade, services, and wholesale trade. In
manufacturing industries, any decline in durable goods employment may be
offset by an increase in nondurables,

The projection of lower levels of demand for automobiles and of slowed
rates of employment growth for the Detroit area are for the short term
future. It is possible that the 1968 model Year, in which a number

of additional safety features will become standard on passenger
automobiles, will see a resumption of the upward trend; in any case,
the rapid expansion of the young adult population resulting from the
high birth rates of the 1950ts suggests that there will be a rising
demand for automobiles, even if it is not evident during the next two
years, When the expansion occurs, employment gains in the Detroit area
can be expected at a rate substantially in excess of the 15,000 jobs

a year predicted in this report.

Income

Average Weekly Earnings. Wage increases and overtime pay during the
period of rapid growth of employment caused weekly wages of manufacturing
production workers to increase from an average of $121 a week in 1961

to an average of $151 a week in 1965, an average increase of six percent
a year. The average hourly wage increased fram $2.98 in 1961 to $3.39
in 1965 and the average hours worked increased from LO hours to L5 hours.
During the first nine months of 1966, the average weekly wage increased
by only two percent, despite a sizeable increase in the average hourly
wage. The reduced rate of increase resulted from a cutback in the
length of the average workweek, chiefly because of lower automobile
production.

1/ Should automobile sales continue to decline throughout part or all
of the forecast period, then a decline in automobile employment will
affect employment increases in other industries, .



Tn August 1966, the average weekly wage of all manufacturing production
workers in the Detroit HMA ($15L) was about $11 above the State of
Michigan average, $L2 above the United States average, and above the
average in the other metropolitan areas of Michigan except Flint, where
the average was nearly $162 a week. Earnings varied from $169 a week

in nonelectrical machinery to $109 in lumber and wood products. In
nonmanufacturing, the average weekly wage varied even more, from $210

a week in construction to $80 a week in retail trade. The table below
shows the trend of hours and earnings of manufacturing production workers
in the Detroit HMA for each year since 1959.

Hours and Earnings of Production Workers
"~ in Manufacturing Industries

Detroit, Michigan, Housing Market Area
I§5§ - September 1966

Average Average Average

weekly weekly hourly
Period earnings hours earnings
1959 $116 L1 $2.8L
1960 119 Ll 2.92
1961 121 Lo 2.98
1962 130 L2 3,08
1963 136 L3 3.18
196k 12 Lb 3.27
1965 151 L5 3.39
1966 (9 mos.) 154 Ly 3.55

Source: United States Bureau of Labor Statistics.

Family Income. The estimated current median annual income of all
amilies in the Detroit HMA, after deduction of Federal income tax,
is about $8,100 and the median income of all renter households of
two or more persons is about $6,100, By November 1968, the median
annual after-tax income of all families is expected to rise to
$8,700 and the median for renter households should reach $6,550,

Tables IV and V present the distribution of all families and renter
households of two or more persons by income class and submarket area
for 1966 and 1968. Approximately 29 percent of all families and L9
percent of all renter households of two more persons currently have
after-tax incomes of less than $6,000 and 10 percent and L percent,
respectively, have incomes in excess of $15,000.



- 11 -
Median incomes in the four major submarkets of the HMA are presented

in the table belows Note that the median income is considerably lower
in the Detroit Urban Area than in the other submarkets.

Median Family Income After Federal Tax

De + an, Housing Market Area
November & and November 1235

November 1966 November 1968
: Jun Renter ALY Renter
Area families households a/ families households 2/
Detroit Urban Area $7,475 $5,675 $8,050
Western Wayne County 8,600 6,500 9:250 %;g;g
Macomb County 8,425 6,375 9,075 6,850
HMA total 8,100 6,100 8,700 6,550

a/  Excludes onewperson renter households.
Source: Estimated by Housing Market Analyst.
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Demographic Factors

Fopulation

Current Estimate and Fast Trend, The November 1, 1966 population of the
Detroit HMA is 4,170,000, an increuse of 407,600 (11 percent) atove the

total of 3,762,400 reported in the 1960 Census of Population. The aver-
age growth of 62,000 persons s year since 1960 is somewhat less than the
average gain of 74,600 persons a year during the previous decade (see
below); the actual yearly changes fluctuated quite widely during each
of the two periods, however (see discussion on net natural increase

and migration). The population of the Detroit Urban Area declined

by an average of 15,l425 persons a year between 1950 and 1960 and by

an average of 7,050 persons a year since 1960. The population in

the other three submarket areas has increased since 1950, but only

in Macomb County have the average annual increments since 1960 been
larger than in the previous decade (see table VI).

Population Trends
Detroit, Michigan, HMA
April 1950 - November 1968

Average annual change
from previous year shown

Year Population “Rumber Rate
April 1950 3 ,016 9 197 - -

April 1960 3,762,360 74,616 242
November 1966 k4,170,000 62,000 1.6
November 1968 k4,265,000 47,500 1.1

a/ Derived through a formula designed to calculate the rate of
=  change on a compound basis.

Source: 1950 and 1960 Censuses of Population,
1966 and 1968 estimated by Housing Market Analyst.

Estimated Future Population. For the first time since 1961, automobile
production has failed to increase in 1966 and there is no indication
that 1967 will see a resumption of the upward trend., Accordingly,
employment increases during the next two years are expected to be
substantially lower than in the 1961-1966 period, During previous
periods of relatively static economic conditions in the Detroit area,
there was a substantial out-~migration of population. The most favorable
projection would be for net migration during the next two years to drop
to a small positive total., At the same time, as will be explained
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in some detaill in the section on natural increase, there has been a
sharp drop in the number of births each year (20 percent, 1960-1965)
while the number of deaths has increased (12 percent, 1960-1965), so
that net natural increase in 1965 was 27 percent below the 1960 level.
The decline in job opportunities also is expected to result in a slight
drop in the employment partieipation rate., On the basls of these con-
siderations, it is estimated that the population of the Detroit area
will total 4,265,000 in November 1968, an average increase of 47,500

a year over the current estimate of 4,170,000, '

Ne t reage and tion. Population change results from net
natural increase (births minus deaths) and net migration. In the Detroit
HMA, the net natural increase has averaged 51,800 a year and net in-
migration has averaged 9,900 a year between April 1960 and June 1966,
resulting in an average population increase of 61,700 persons a year.
As shown below, the total net inward movement of 61,800 persons to the
HMA between April 1960 and June 1966 has resulted from a net outward
movement of 65,650 persons during the first 3j years of the decade and
a netl}nward movement of 127,450 persons between July 1963 and June
1966, The table on the following page indicates the components of
population change for the HMA by year between April 1960 and June 1966,

1/ Data in this paragraph relate to Detroit Metropolitan Area
Planning Commission anmial figures and do not tally exactly
with current estimates made for this report.
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Components of Annual Population Change

“Detroit, Michigan, HMA
April l% - June 1966

Net natural Net

Period Births Deaths increase  Population Migration
April 1960 - June 1960 21,950 7,400 1k,550 8,100 - 6,450
July 1960 - June 1961 92,050 30,050 62,000 33,900 = 27,450
July 1961 - June 1962 86,700 31,450 55,250 31,000 - 24,250
July 1962 - June 1963 8L,250 32,750 51,500 hh,000 - 7,500
July 1963 « June 196L 81,750 32,200 49,550 62,000 12,450
July 196k - June 1965 80,600 34,000 a/ L46,600 a/ 99,000 52,400
July 1965 - June 1966 79,800 35,400 a/ Lb,L0oO 3/ 107,000 62,600

a/ Estimated by Housing Market Analyst from Michigen State Department
of Health data.

Source: Detroit Metropolitan Area Reglonal Planning Commissione

The data in the above tasble offer an indication of the cyclical nature

of the economic base of the Detroit HMA and the concomitant fluctuations
in population. This is exemplified by the net out-migration in the first
three years and net in-migration in the last three years. The yearly
growth of population has ranged from a low of 31,000 between July 1961

and June 1962 to a high of 107,000 (3.5 times greater than the low)
between July 1965 and June 1966, The table also shows a sizeable drop

in net natural increase during the 5{ year period; from a yearly average
of 62,000 between July 1960 and June 1961 to an estimated average of Ll,L00
during the July 1965-June 1966 periods This resulted from a decline of
12,250 in the number of yearly births and an increase of 5,350 in the
number of yearly deaths during the five-year period.

The continually lower net natural increase in the population since 1960

has its roots in the recession that gripped the economy of the Detroit

HMA beginning in 1956. A net outemigration is thought to have begun

with the high unemployment that accompanied that recession and continued -
throughout the remainder of the decade and into the first three years of

the present decade, Inasmuch as the bulk of the out-migrants were young

people, the loss had an impact on the total population at the time of
out-smigration and resulted in a lower birth rate in the HMA in later yearse.
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Households

Current Estimate and Past Trend, There werec approximately 1,193,000
households in the Detroit HMA as of November 1, 1966, about 112,350

more than in April 1960, The average annual increase of 17,100 since
1960 is substantially below the average increase of about 25,175 a

year between 1950 and 1960, It is likely, however, that household
growth in the past two years has been at levels equal to or higher

than the level of the previous decade., The increase in the number of
households tetween 1950 and 1960 was somewhat inflated because of a
change in census definition from "dwelling unit" in the 1950 Census to
"housing unit" in the 1960 Census. This change had the greatest effect
in the large urban areas, as reflected by an average increase of 1,550
households a year in the Detroit Urban Area tLetween 1950 and 1960, when
the population declined Ly an average of 15,425 a year. The number of
households has incresced in the other three submarket aress since 1950,
as may be seen in tgtle VIII1,

Househdlds Trends
Detroit, Michigan, HMA
April 1950 = November 1968

Average annual change
from previous year shown

Year Households Rumber Rate a/
April 1950 828,832 - -
April 1960 1,080,649 25,182 2.6
November 1966 1,193,000 17,100 1.5
November 1968 1,220,000 13,500 1.l

a/ Derived through a formula designed to calculate the rate of
T  change on a compound basis.

Source: 1950 and 1960 Censuses of Housing,
1966 and 1968 estimated by Housing Market Analyst,

Estimated Future Households., The number of households in the Detroit
HMA is expected to increase by approximately 13,500 during each of
the next two yaars to a November 1968 total of 1,220,000. The
estimated yearly increases are below the average annual increase of
17,100 households since 1960 and significantly below an estimated
increase of 28,000 between 1964 and 1965 and 31,000 between 1965 and
1966, The low level of household formation expected in the forecast
period is based on the reduced rate of population growth anticipated.
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Household Size Trends. The size of the average household declined
Tram 3.49 persons in 1950 to 3.l persons in 1960, but increased to
3,45 persons in November 1966. A portion of the decline between
1950 and 1960 resulted from the inclusion of a number of small
households in the 1960 Census count as a result of the change in
Census definition from "dwelling unit® to "housing unii®, The

average size is expected to change imperceptibly during the next
two years.
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Housing Market Factors

Housing Supply

Current Estimate. As of November 1966, there were approximately 1,246,000
housing units in the Detroit HMA (see table IX). The cwrrent housing
inventory represents a net addition of about 92,800 units, or eight
percent, since April 1960. The net increase resulted from the completion
of about 140,050 units and the loss of 47,300 units through demolition,
fire, catastrophe and other causes. At present, L9 percent (613,200
units) of the housing units in the total inventory are located in the
Detroit Urban Area, 19 percent (232,000 units) are in Western Wayme
County, 20 percemt (246,900 units) are in Oakland County, and 12 percent
(153,900 units) are in Macamb County. The current proportion in the
Detroit Urban Area is six percentage points below the proportion in
April 1960 (reflecting a decline of 24,000 units) and the proportion

in each of the other three areas has increased by two percentage pointse

Pagt Trend. From 1960 to date, the housing inventory of the Detroit
HMA has increased by about 14,100 units a year. This is slightly less
than one-half the increase of 29,525 units a year between April 1950 and
April 1960. Part of the intercensal increase resulted, however, from
the definitional change from "dwelling unit" in 1950 to "housing unit"
in 1960. The housing inventory in Macamb County has exhibited the

most rapid growth (nearly tripling in size since 1950) and the inventory
in the Detroit Urban Area has shown the least growth (increasing by
eight percent between 1950 and 1960 and declining by four percent since
1960). The housing inventory in Western Wayne County has expanded by
nearly two and one-half times since 1950 and the inventory in Oakland
County has about doubled (see table IX).

Units in Structure. As shown in table X, approximately 77 percent

of the housing units in the Detroit HMA are in single-family structures
(including trailers), up slightly from nearly 76 percent in 1960.

Units in two-family structures comprise 10 percent of the current
inventory, compared with over 11 percent in 1960. This type of structure
has not been built in any great volume and many have been demolished
since 1960, especially in Detroit. The proportion of units in three=
or-more-family structures currently makes up slightly over 13 percent

of the inventory, virtually unchanged from the proportion in 1960, The
increasing proportion of the inventory in single~family structures was
confined to the Detroit Urban Area (mainly because of the extensive
demolition of structures of two-or more-units); an increasing proportion
of mitifamily structures occurred in the other submarket areas where

the bulk of multifamily units are being built in garden apartments and
townhouse structures,
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Year Built. Based on 1960 Census of Housing data, building permits,
demolitions, and other changes in the inventory since 1960, it is
estimated that 11 percent of the current housing stock of the Detroit
HMA has been added to the inventory simce April 1960 (see table XI).

A greater proportion of the current supply was added during shorter
periods in the 1950-1960 decade, however. Approximately 1l percent

of the current inventory was built between 1950 and 1954 and another
13 peroent during the following S} years, The total of 27 percent for
the 1950-1960 decade is substantially greater than the proportion built
during either of the two preceding decades (16 percent in the 1940-1950
dscade and 12 percent in the 1930~1940 decade) and is nearly equal to
the 3l percent built prior to 1930.

Condition, The proportlicu of substandard units in the housing inventory
of the Detroit HMA declined frum 5.5 percent in April 1960 to four
percent in November 1966 because of the removal of 47,300 units

(mostly substandard) through demolition and other causes and the addition
of 140,100 new units. Of the current total of 49,800 substandard units
(those lacking one or more plumbing facilities, or dilapidated), 54
percent or 27,000 units are in the Detroit Urban Area, 11,700 units

are in Oakland County, and the other 11,100 units are almost evenly
divided between Western Wayne County and Macomb County.

Regidential Building Activity

Trends, Building permit data for the Dotroit HMA indicate that an
average of 22,250 housing units were authcrized yearly betwesn

January 1960 and October 1966 comparing with en average of 30,975

units aunthorized each year during the 1%50~1960 decade, The number

of units authorized by building permits increased steadily from 25,025
units in 195G to 43,450 units in 195L, then declined steadily for
seven yeers to 15,375 units in 1961, and subsequently increased to a
total of 31,900 units in 1965 (see table XITI). This trend is somewhat
similar to the trend of automobile production since 1955 (a lag caused
by changes in hours worked rather than employment levels in the initial
stages of the cycle prevents constant relation, however), and suggests
that a correlation cof the level of automobile output and demand for
housing ia& very real in the Detroit HMA.

The volume of new construction in the first ten months of 1966 (21,800
units) is about 20 percent belc'y the 27,150 waits authorized in the

sar® period in 1965 and the trend indicates that the total authorizations
in 1966 will be substantially lower than the 1965 total of 31,900 units.
The decline, which will interrupt a four-year upward trend of new
residential construction that began in 1362, is attributable to the
tightness in the mortgage market. However, economic indicators

suggest that the expansion of the economic base of the Detroit HMA

has begun to slow. As a result, the need for new housing may not be

as great during the next several years as it has been during the past
four years,
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The wumbers of housing units authorized sinee 1950 are shown in table
XIII by structural type. These data indicate that, although single-
family authorizations have been increasing since 1961, the high for the
present decade of 18,475 units in 1965 is below the yearly total for
each of the years between 1953 and 1959 and is less than half the peak
of 11,250 units authorized in 1955, Although a part of the reduced
level of single-family construction stems fram an over-all reduced
level of new construction from the levels of the 1952-1956 period,
single-family authorizations have declined from 97 percent of total
aathorizations in 1955 to 58 percent in 1965, suggesting a substantial
trend from single-family to multifamily construction during the past 10
years, Authorization of 12,550 single-family units during the first ten
months of 1966 is about 22 percent below the level during the comparable
period in 1965, This is similar to the decline in total authorizations
and reflects the shortage of mortgage money, for the most part,

The number of units authorized in multifamily structures (those containing
three or more units) has been increasing in recent years at a more

rapid rate than single-family construction. From a total of 880 units

in 1959, the number of multifamily units authorized increased 15-fold

to a total of 13,325 units in 1965 (compared with a 3l percent increase
in single-family authorizations from the low in 1961 to the high in 1965).
The yearly increase has been more pronounced since 1962, suggesting that
many people that have moved to the HMA in response to job opportunities
have preferred rental accommodations to homeownership, at least initially.

Despite the sharp increase, the Detroit HMA has lagged behind most other
large metropolitan areas in the production of multifamily housing. Between
1960 and 1965, about 27 percent of the units authorized in the Detroit HMA
were in multifamily structures. In nine other large metropolitan areas
during the same period, the ratio ranged from about 38 percent in Chicago
%o 65 percent in Washington, D.C. It should be noted, however, that only
in Detroit has the proportion increased during each of the five years and
the proportion of total units built in multifamily structures in 1965

(42 percent) indicates that the construction of multifamily housing in

the Detroit HMA has begun to more nearly reflect the national trend.

The 9,175 units in multifamily structures authorized in the first ten
months of 1966 is equal to L2 percent of total authorizations. This is
about 1,850 units (nearly 17 percent) fewer than the total of 11,025
mltifamily units authorized in the first ten months of 1965. Although
this decline is relatively less severe than the decline in single-family
authorizations, it is also a reflection of the tight money situation.
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Units Under Construstion. Based on the postal vacancy survey conducted
In November 1966, on building permit information, and on personal
observation, it is estimated that there are approximately 10,300 housing
units under construction in the HMA at present, of which L,000 are
single-family units and 6,300 are multifamily units. There are about
3,300 units under construction in Oakland County, 3,400 units in
Western Wayne County, 2,100 units in Macomb County, and 1,500 units

in the Detroit Urban Area.

« Approximately 48,900 housing units have been removed from
the housing inventory since January 1960 through urban renewal slum
clearance, clearance for highway rights of way, code enforcement, fire
losses, and other causes. Only about 60 percent of these losses were
recorded in the building department of local municipalities. The other
40 percent is an estimate of unrecorded demolitions, adjustments for
undercount of units in recorded demolitions, and fire and other losses.
Nearly 82 percent of the demolished units (40,100 units) were in the
Detroit Urban Area. About 3,000 units have teen demclished in Western
Wayne County, 3,900 units in Oakland County, and the remaining 1,900
units have been demolished in Macomb County. During the two-year
forecast period, approximately 13,000 housing units are expected to
be demolished. The average demolition of 6,500 unite each year will
be slightly less than the average of 7,200 units a year since January
1960,

Tenure of Oceupancy

There are about 1,193,000 occupied housing units in the Detroit HMA

at present, of which 857,200, or 72 percent, are owner-occupied., The
current owner-occupancy ratio represents a slight increase over the
1960 ratio of 71 percent, which was substantially above the 1950 ratio
of 62 percent. The increased miltifamily housing construction of the
recent past is reflected in the slowed shift to owner-occupancy.



Occupied Housing Units Tenure

I)et.ro:l.‘l;g ihlﬁg?

April April Novemb
Tenure 1950 1960 0}.96661‘
All occupied units 828,832 1,080,6L9 1,193,000
Owner occupied 512,510 767,603 8
Percent of total 51.8 "/1.0 S;ﬁgo
Renter occupied 316,322 1
Percent of total 38.2 > 35% 3355%??.

Sources: 1950 and 1960 Censuses of Housing,
1966 estimated by Housing Market Analyst.,

Vasapoy

1960 Census. In April 1960, there were nearly 48,150 vacant available
housing units in the HMA, equal to L.3 percent of the available housing
inventory ("other® vacancies excluded). Based on the number of sales
and rental units available at that time (11,050 and 37,100 units,
respectively), net homeowner and renter vacancy ratios were l.i percent
and 10,6 percent. The sales vacancy ratio was lowest in the Detroit
Urban Area and highest in Macomb County, whereas the rental vacancy
ratio was lowest in Western Wayne County and highest in the Detroit
Urban Area (see table IX). Of the available vacant units, about 350
sales vacancies and nearly 6,100 rental vacancies lacked one or more
plumbing facilities,

Postal Vacnm.%n%vgx. A postal vacancy survey was conducted by
Torty-one post offices in the Detroit area in November 1966 (see table
XIV). The swrvey was conducted on a sample of letter carrier routes
selected from post office listings and covered approximately 50 percent
of the total possible deliveries to residences and apartments for the
post offices conducting the survey (45 percent of all residences and
81 percent of sll apartments).

On the basis of full coverage of the 1,157,000 total possible deliveries
(about 93 percent of the total inventory), it is estimated that 14,800
units, or l.3 percent, were vacant. Vacancies in residences numbered
9,650, or 1.0 percent of the total residences surveyed and apartment
vacancies totaled 5,150, or 3.0 percent of the apartments surveyed.

The following table compares the sample results with vacancies as
estimated on the bagis of full coverage.
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Comparigon of Estimated Vacancygl With
The Postal Vacancy Survey Sample
Detroit, Michigan, HMA
November 1966

Total Residences Apartments
Possible Percent Pogssible Percent Possible Percent
deliveries _vacant deliveries _vacant deliveries _vacant
Totals?’/ 1,157,000 1.3 984,100 1.0 172,900 3.0
Sample 582,200 1.6 442,500 1.2 139, 700 2.7

a/  Represents estimated vacancy for 100 percent coverage of all possible
deliveries by the survey post offices.

Source: FHA postal vacancy survey conducted by collaborating postmasters.

Tt is important to note that the postal vacancy survey data are not
entirely comparable with the data published by the Burean of the Census
because of differences in definition, area delineation, and methods of
enumeration. The census reporbts units and vacancies by tenure, whereas

the postal vacancy survey reports units and vacancies by type of structure.
The Post Office Department defines a "residence" as a unit representing one
stop for one delivery of mail (one mailbox). These are principally single-
fanily homes, but include row houses, and same duplexes and structures with
additional units created by conversion. An "apartment® is a unit on a stop
where more than one delivery of mail is possible, Postal surveys omit.
vacancles in limited areas served by post office boxes and tend to omit
units in subdivisions under construction. Although the postal vacancy
survey has obvious limitations, when used in conjunction with other

vacanoy indicators the survey serves a valuable function in the derivation
of estimates of local market conditionse. Careful analysis of the survey
results together with observation in the field and other vacancy indicators
leads to the conclusion that postal carriers have failed to enumerate

a substantial number of vacancles, particularly units in older, multifamily
structures of poor quality in the central city. :

Other Vacancy Datas The Detroit Insuring Office conducts a rental
housing occupancy survey as of March 15 of each year to determine the
vacancy level in all rental projects that have FHA-insured mortgages.,
There has been & mixed trend in vacancies in these projects. Those
projects built in the late 1940's and early 1950's generally have low-
rent scales compared with most new rental projects and are somewhat
homogeneous in amenities offered, so that fluctuations in the vacancy
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ratios can generally be attributed to changing conditions in the market
(barring management problems and other such intangibles). The supply of
the newer projects, however, is constantly being increased, so that the
vacancy ratio reflects high vacancy in recent completions, despite a
strong market. This is the situation at present.

In a continual survey of the absorption of umits in rental projects that
have been completed for 18 months or less in the Detroit HMA, FHA personnel
enumerated a total of 6,025 units in October 1966, of which L50, or 7.5
percent were vacant., The bulk of the vacant units were in high-rise and
townhouse projects in the city of Detroite Vacancies in the recently
completed projects in the three suburban submarket areas (garden apartment
and townhouse projects, for the most part) averaged about one percent in

October 1966,

The current low rental vacancy level in the Detroit HMA is further il-
lustrated bty the experience of firms managing 7,000 rental units in
new and old garden apartment and townhouse prcjects. A current vacan-
cy ratio of less than one percent is reported and units remain vacant
only long enough for cleaning and deccrating. There are indications,
however, that the number of vacant units has risen and that more promo-
tional effort was required to rent a unit now than at any time during
the past three years. The number of vacant units increased in Novem-
ber 1966 because of seasonal factors, as has been the case in the month
of November in past years, but the increase was greater this November
than in past yeurs., Vacancies during the first 10 months of 1966 re-
mained below the comparable monthly totals of 1965; thus, it is prob-
lematic whether the increase in vacancies in November 1966 is an indi-
cation of the beginning of a trend toward higher vacancy levels in general.

The Detroit Board of Education conducts a school census each year. One
item enumerated is vacant housing units in the city of Detroit. The
school census counted a total of 30,900 vacant units in 1964, about
26,125 in 1965, and 20,800 in 1966, These data corroborate other
indicators of sizeable reductions in the number of vacant available units
in recent years.

Current Estimate. On the basis of the various vacancy data mentioned

in this section, it is judged that there are approximately 24,700 vacant
units available for sale or rent in the HMA at present, a net vacancy
ratio of 2.0 percent (see following table and table 1X). Of the total,
7,200 units are available for sale (a sales vacancy ratio of 0.8 percent)
and 17,500 units are available for rent (a rental vacancy ratio of 5.0
percent). The current vacancy levels represent sharp reductions from the
levels in the April 1960 census. It is judged that the number of sub-
standard vacant units for sale has declined to about 250 units and the
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number of substandard vacant units for rent has declined to about 4,300
units at present, The demolition activity through urban renewal programs
has been largely responsible for the decline in the number of substandard

vacant units,
Vacant Housing Units
April April November
Vacancy status 1950 _1960 1966
Total vacant umits 29,195 72,55 53,000
Available vacant 10,59 8 2,700
For sale only ’ %I,O%" 7,300
Homeowner vacancy rate 1.2% 1.4% 0.5
For rent L,315 37,108 17,500
Rental vacancy rate 1.3% 10.6% 5.0%
Other vacant 3/ 18,602 24,1450 28,300

a/ Includes seasonal units, dilapidated units, units rented or
sold and awaiting occupancy, and units held off the market for
absentee owners or for other reasonse :

Sources: 1950 and 1960 Census of Housinge
1966 estimated by Housing Market Analyst,

Sales Market

General Market Conditdons. The market for sales housing has improved
substantially in recent years, as reflected in the decline of sales
vacancies to levels below those of 1960 and 196k, desplte an increasing
yearly volume of single«family authorizationse The strong market condition
is not limited to new houses, as a lower level of wvacancy in all submarket
areas indicates that existing houses are readily occupiedes The absorptim
of existing houses also is indicated by the decline in the imwventory

of FHA acquired properties (see foreclosure section) and by the experience
of the mmltiple listing service of the United Northwest Realty Association
(see later part of this section).
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or Subdivision Activity. Between 1960 and 1965, a total of 1,035
suEE-v".[sIom containing % »800 lots were platted in the HMA, The total
of 188 subdivisions platted in 1960 was the highest for any year between
1960 and 1965, but the 1965 total of 18} subdivisions represents a gemeral

rise in the yearly number of subdivisions recorded since the low of 160
in 1962, 1In addition, the subdivisions have been getting larger each year,

so that the number of lots platted in 1965 (12,650) was 25 percent

greater than the number platted in 1960. The direction of major
subdivision activity, in addition to extending farther out from the

center of Detroit, began to shift from Macomb County to Oakland County

in 1962. The proportion of new subdivisions in Oakland County has been
increasing while the proportion has been declining in Macomb County and
remaining about constant in Western Wayme County; there is little activity
in the Detroit Urban Area at present and it has been declining each year
gince 1960,

A factor that will accentuate the declining proportion of subdivision
activity in Macomb County is an crdnance restricting any addition to

the sewer systems in virtually all cities and towns in the central and
southwestern parts of the county. These municipalities presently emit
effluent into the Clinton River, which has become highly polluted.
Before new sewers and, in effect, new subdivisions can be added, the
municipalities which are in the areas of growth in Macomb County have

to accept an offer to tie into the sewer system of Detroit or find
another solution to the problem. Until an agreement is reached, however,
single~-family development in Macomb probably will decrease markedly.

Trends of Speculative Building. There has been very little speculative
g in the HMA in the past several years., According to the
January 1966 FHA survey of unsold housing, only six percent of the units
completed in subdivisions with five or more completions in 1965 were
built speculztively. The proportion was also six percent in 196l and
Just one percent in 1963, Builders typically construct several models
and sell houses from the models prior to construction. The cyclical
natwrs of the economic base of the HMA during past years is undovbtedly
a major reason for the limited amount of speculative building,

Price Trend. Estimates by local sources suggest that sales prices of

new and EHsting houses have increased by as much as 25 percent during

the past three years. As an example, a basic frame house of about

1,000 square feet that sold for $12,000 in 196l is currently selling

for about $15,000. The average sales price of houses sold through the
United Northwest Realty Associations Multiple Listing Service increased
from $13,500 in 1962, to $13,600 in 1963, to $14,500 in 196k, and to $15,500
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in 1965. There was virtually no increase in 1963, but increases amounted
to seven percent in each of the twec succeeding years. The increase be-
tween the first quarter of 1965 and the first quarter of 1966 amounted to
eleven percent, making an over-all increase in the sales price of 24 per-
cent between 1963 and the first quarter of 1966, In addition to these
indicutions of recent price increases, the median sales price of new
houses built in subdivisions with five or more completions in a year

has increased fram $14,600 in 1963, to $16,500 in 196}, and to $20,800
in 1965, yearly inoreases of 13 percent and 26 percent srespectively,above
the previous year. It should be remembered that the price increases
mentioned above include the increased costs of construction, an increase
in amenities offered, and premium prices due to a shortage of available
housing, The above-mentioned data suggest, in addition to recent rapid
increases in prices, that the general price level was depressed in the
early part of the present decade.

Marketing Experience. Table XV is a compilation of the last three
ungold inventory surveys conducted by the Detroit Insuring Office. In
addition to the low proportion of speculative building and the rapid
increase in sales prices, the number of units completed each year has
risen significantly and the number of units unsold has remained virtually
nonexistent, all of which are indicators of a strong market for new sales
housing,

Data compiled by the United Northwest Realty Association on the sale of
houses through its multiple listing service indicate that there has been
& ready market for existing housing in the HMA in recent years. The
number of sales has increased steadily each year from 1,675 in 1962
(representing 33 percent of the units listed that year) to 10,100 sales
in 1965 (representing 69 percent of the units listed that year). This
suggests that not only had sales more than doubled during the four-year
period, but the turnover of listed houses alsc more than doubled. The
number of sales and the turnover of the houses listed were greater in the
first quarter of 1966 than in the comparable period of 1965, indicating
that market strength continued into the first part of the present year.

The tight money condition which has raised interest rates on conventional -
mortgages to as high as 7.5 percent and caused the discounts on FHA and VA
mortgages to go as high as 12 percent has greatly reduced the level of
new construction of single-family houses in the Detroit HMA during the
past year. The rate of new construction in the first ten months of 1966
is down about 20 percent from the level in the first ten months of 1965
and sales of existing houses are reportedly down by about 15 percent.

Foreclosures. The number of foreclosures has been declining in each
county from the peak levels in 1962, as may be seen in the table below.
The consistent decline in foreclosures during the period is further
evidence of the strength that has permeated the market in recent years.
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Foreclosure Trends
Detroit, Michigan, HMA

1960 -~ 1
Wayne 3/ Oakland Macomb

Year County County Coun Total
1960 1,576 L83 N.Ao -

1961 2,801 789 L79 1,069
1962 3,157 899 626 1,682
1963 2,935 8L8 575 14,358
1964 2,372 Th2 425 3,539
1965 1,951 498 292 2,7h1
1966 (Jan.-Octe) 1,322 257 2 1,721

a/  Data are available for the county only.
N.A. Not available.

Source: Register of Deeds, each county.

Rental Market

General Market Conditions. The present market for rental housing in

the Detroit HMA is the tightest of the past 10 years and is approaching
the extremely tight condition that prevailed in 1950. The number of
vacantunits available for rent has declined by over 50 percent since
1960, as has the rental vacancy ratio. Although the market has improved
in all submarkets, the change has been greatest in the Detroit Urban
Area.

The high-rise market is centered in the Gratiot and Lafayette Urban
Renewal Areas in the city of Detroit. The vacant units were in reeently
compieted townhouse projecte, for the most part; the vacancy levels in
the high-rise projects have had more extended market exposure. Many of
the townhouse projeets are cooperatives, however, and these vacancies

may not be representative of the market for high-rent units. Luxury
garden-typs projects that are in the Bloomfield Hills Section of Oakland
County are experiencing satisfactory absorption. Rents in these projects,
and those in the high-rise projeets in Detroit, average about $65 per room
per month., In earlier years, the market for units at thls average rent
level was sluggish, However, it appears that high-rise and luxury apart-

ment living has beeome more readily accepted during the past two years
than in the past.
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The real strength of the rental market at present is in the moderate=-rent
garden apartment and townhouse rental projects. Occupancy in these
projects, both old and new, is virtually at the 100 percent level in all
sectors of the housing market. Many of the new projects trent-up" nearly
as fast as they are completed _

Although the evidence cited above indicutes that the rental market has
improved during the pust several years to the point of being in an over-
all tight condition, the indications of sluggishness cited by some prop-
erty managers offer possitle signs of an initial weakening in the rental
market. There 1s no indication of an immediate or over-all slump in the
market btut these few indications of weakness, when compared with the
slowdown in the rate of increase of total employment and cut-backs in
overtime hours and procduction in the automobile industry, suggest that
the market may have reached a peak and may be at the threshold of a new
phase in which absorption cf new projects will be slower, more promotion-
al effort will be required, less desirably located and poorly designed
rental projects may not reach a sustaining occupancy level promptly, and
rental vacancies in general may begin to rise.

Rental. Housing Under Construction. At present, there are an estimated
550 wnits of miltifenlly houslng under sonstrustion in the Detroit MMk,
Approximately 36 pereent are being built in Oakland County, about 35
percent are being built in Western Wayne County, nearly 21 percent

are in the Detroit Urban Area, and eight percent are under construction
in Macamb County. Except for about 225 units in the Detroit Urban

Area and 350 units in Oakland County, the bulk of the §,300 units are
being built in garden apartment or townhouse projects.s”

Urban Rerewal Activity

According to the latest Urban Renewal Project Characteristics Directory
(December 31, 1965) and data furnished by local housing authorities,
there are 53 redevelopment projects and 16 neighborhood conservation and
planning projects in the Detroit HMA. Of the total of 69 projects,

16 are in planning, L) are in execution, and nine are completeds A total
of L1 projects are in the city of Detroit and the remaining 28 projects
are scattered in 16 municipalities in the three counties of the HMA.
Approximately 13,750 families reportedly have been, or will be, relocated
from the wvarious project areas of the HMA. Details are discussed in

the separate submarket sections.

Over 2,000 of these units are in co-operative apartment projects.
2/ The total includes about 1,000 units in co-operative projects.
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Public Housing

There are 28 public housing projects with 10,21l units in the Detroit HMA,
Of the total, 12 projects with 8,155 units are in Detroit and the
remaining 16 projects with 2,059 units are in nine municipalities in the
three counties. There is one project with 111 units under construction
and there are 11 projects with 996 units in preconstruction planning.
Five existing projects have 237 unitsthat are designed for occupancy by
elderly families, 111 units are under construction for elderly families,

and another 11 projects in preconstruction planning will provide 800
units for the elderly.
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Demand for Housing

Based on the expected growth in the number of households during the next
two years, on the anticipated losses to the housing inventory, and on
adjustments to promote and maintain balanced market conditions throughout
the HMA, the demand for new housing is expected to total 20,000 units a
year over the two-year forecast period, including 12,700 single~family units
and 7,300 multifardly units. The estimated annual demand for multifamily
housing includes 2,200 units that will require some form of publie benefits
or assistance to achieve the lower rents necessary for absorptione. This
demand estimate does not include public low-rent housing or rent-supplement
accommodations.

The demand for single-family housing during each of the next two years
is lower than the number of single~-family units authorized in any past
year. It should be noted, however, that construction of single-family
housing trended downward from the peak level of 41,250 single-family
units in 1955 to 13,750 in 1961, an average decline of 4,575 units
authorized (11 percenh) each year. The sluggishness in the single-
family market between 1955 and 1962 paralleled the downtrend in au-
tomobile production and employment during the same periocd. The ex-
pansion of employment, population, and households since 1962 has re-
sulted in a reversal of this trend.

Because of the limited growth potential of employment in the near future,
together with an expected shift in tenure fram owner-occupancy to renter-
occupancy, the trend of demand for single-family housing is expected to
be somewhat lower during the next two years. It was the failure to
recognize market reactions of this sort that resulted in a substantial
single~family market problem several years agoe

The lower level of demand for additional new single~family and multifamily
housing indicated for the two-year forecast period represents an attempt
to anticipate the impact of economlc conditions in the short-term future.
It does not indicate any weakness in the current housing market; rather,
it reflects an attempt to assure the continued strength of the local
market., Should future increases in employment be greater than anticipated,
demand for single~family and multifamily housing also will be above the
levels estimated for the next two years. The estimated demand for new
multifamily housing, although below the annual volume of multifamily
construction in 1965:, 1965, and the first 10 months of 1966, is above

the average snnual volume of multifamily construction since 1960.

The table on the following page summarizes the projected annual demand for
new single~family and multifamily housing by submarkets. The qualitative
demand for new single-family and multifamily units is presented at the end
of each summary report for the individual submarket areas.
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E A Demand for New H
Ex S%p%%ﬁ Areg
Detroit, | gan, HMA

November 1960 to November 1968

Multifamily housin

Single-family ar Below Total
Area housing rate market rate demand
Detroit Urban Area 400 1,100 500 2,000
Western Wayne County 3,600 1,300 550 5,450
Oakland County 5,600 2,050 650 8,300
Macomb County 3,100 650 500 14,250
HMA total 12,700 5,100 2,200 20,000

The distributions of average amual demand for new apartments are based
on projected tenant-family income, the size distribution of tenant
households, and rent-paying propensities found to be typical in the area;
- consideration is also given to the recent absorption experience of new
multifamily housing., Thus, they represent a pattern for guidance in the
production of multifamily housing predicated on foreseeable quantitative
and qualitative considerations, Specific market demand opportunities

or replacement needs may permit effective marketing of a single project
differing from this demand distribution. Even though a deviation may
experience market success, it should not be regarded as establishing a
change in the projected pattern of demand for contimuing guidance unless
thorough analysis of all factors involved clearly confirms the change.
In any case, particular projects must be evaluated in the light of actual
market performance in specific rent ranges and neighborhoods or submarkets.d/

The location factor is of especial importance in the provision of new units
at the lower-rent levels, Families in this user group are not as mobile
as those in other economic segmentis; they are less able or willing to
break with established social, church, and neighborhood relationships,

and proximity to place of work frequently is a governing consideration

in the place of residence preferred by families in this group. Thus, the
utilisation of lower-priced land for new multifamily housing in outlying
locations to achieve lower rents may be self-defeating unless the exisgtence
of a demand potential is clearly evident,

y On the basis of past experience, a substantial portion of the multji-
family demand, particularly in the below-market-interest-rate segment
of the market, could be satisfi ed in cooperative projects.
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Submarket S
Detroit Urban Area

Detroit, Michigan, HMA

Note: Notes, definiﬁions, and qualifications contaired in the preceding
analysis of the HMA are equally applicable to each submarket summary.

Housing Market Area

The Detroit Urban Area consists of the city of Detroit; the contiguous
cities to the east, i.e., Harper Woods, Grosse Pointe Woods, Grosse Pointe
Shores, Grosse Pointe Farms, Grosse Pointe, and Grosse Pointe Park; the
cities of Highland Park and Hamtramck (surrounded by the city of Detroit);
and Dearborn, southwest of Detroit. This is the center for government,
trade, and industry, in addition to being the most heavily populated
(1,929,400 population in 1960) and most densely settled area in the HMA.
In 1960, approximately 309,000 people traveled to the Detroit Urban Area
to work and 166,000 area residents traveled elsewhere to work, resulting
in a daily net in-commutation of 133,000 workers to the area.

income

The estimated current median annual income for all families in the Detroit
Urban Area, after deducting federal income tax, is §7,475 and the current
median annual after-tax income for all renter households of two or more
persons is $5,675. About 35 percent of all families and 44 percent of
renter households currently have after-tax incomes of less than §6,000

and nine percent and five percent, respectively, have incomes in excess

of $§15,000, Detailed distritutions of families by income are shown in
tables IV and V,
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Demographic Factprg
Population

Pust_and Future Trends, The November 1966 population of 1,883,000 persons
in the Detroit Urban Area was about 46,400 below the April 1960 Census total
of 1,929,400 (see table VI). The average decline of 7,050 persons a year
since 1960 is less than half the average decline of 15,425 persons a year
between 1950 and 1960. A drop in the number of vacant housing units and

an increase in residential construction in urban renewal areas in Detroit
have been prime reasons for the slower rate of population decline since
1960, It is estimated that the population has been declining at a slower
rate each year and data compiled by the Detroit School Census indicate

that the population in the city of Detroit increased in 1965 and 1966,

The city of Detroit is typically the first residence of new migrants

to the area., As a result, during the next two years, the slower

rate of population growth expected in the HMA as a whole will have a
greater impact in the Detroit Urban Area than in other submarket areas
and a population decline of about 13,500 a year is anticipated.

Households

Past and Future Trends. As of November 1966, there were approximately
533,'7@ households in the Detroit Urban Areas This total represents an
average loss of 1,275 housenolds a year since 1960. During the previous
decade, there was an average amnual gain of 1,550 households; the total
increased from 579,450 in April 1950 to 595,050 in April 1960. A part of
the 1950-1960 increase in households, however, was caused by the change
in Census definition from "dwelling unit" in 1950 to "housing unit® in
1960, Because this change had its greatest effect in old, heavily
developed areas, it is assumed that the Detroit Urban Area was affected
more than any of the other three submarkets by this change. For the
reasons cited in the population section, the number of households is
expected to decline during the next two years and total 579,700 in
November 1968.

Household Sizes The size of the average household in the Detroit Urban
Area hag been declining since 1950, The current average household size
of 3.16 persons compares with an average of 3.20 persons in 1960 and 3.Lk
persons in 1950. The decline since 1950 results largely from the out=
migration of families with children to the suburban areas, leaving the

central city to the older people, the young married, and the unattached
adults. ‘
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Housing Market Factors
Houging S

The November 1966 housing inventory of the Detroit Urban Area totals
613,200 units (see table IX). This is 24,000 units (3,650 annually)
fewer than the total of 637,200 units in April 1960, which was 46,400
more than the April 1950 total of 590,800 units. The reversal of the
1950-1960 trend since 1960 resulted not only from an increase in the
yearly volume of residential demolition for urban renewal and highway
construction, but also from a decline in the number of units built.

Single-family structures account for 63 percent of the housing supply
in the Detroit Urban Area, compared with 17 percent for units in two-
family structures and 20 percent for structures of three or more
units. A comparison of the current distribution with the 1960 distri-
bution reveals an increase of one percentage point in single-family
structures and a decrease of one percentage point in structures with
three or more units; the proportion in the two-family structures re-
mained virtually unchunged tetween 1960 and 1966,

As may be seen in table XI, the housing supply in the Datroit Urban Area

is relatively olde Approximately 52 percent of the units were built prior
to 1930, 33 percent were built between 1930 and 1950, 12 percent were built
during the 1950-1960 decade, and only three percent were added between
April 1960 and November 1966,

Residential Building Activity

The number of units authorized by building permits in the Detroit Urban
Area increased from 1,600 units in 1960 to 3,825 units in 1962 and

then declined to 2,150 units authorized in 1965 (see table XII). There
have been fluctuations in the number of units amthorized in structures
of three or more units, but the number of single-family units authorized
has declined steadily from 1,175 units in 1960 to L0 units in 1965, and
to LLO umts in the first 10 months of 1966 (see accompanying tables.
The number of authorizations in duplex structures has fluctuated only
slightly since 1960 and the total has averaged only LS units a year.

The number of units authorized in multifamily structures increased
from 350 in 1960 to 810 in 1961 and to 2,650 in 1962, The high total
in 1962 reflects the issuance of permits for high~rise and townhouse
projects in the Gratiot and Lafayette urban renewal areas. Multifamily
authorizations have not contimued at the level attained in 1962, but
the yearly totals are considerably sbove the pre-1962 levels. As a
result of these changes, single~family authorizations have declined
from 73 percent of total construction in 1960 to 23 percent in the
first ten months of 1966,
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Housing Units Authorized by Building Permits
Detroit Urban Area
January 1960 - October 1966

One Two Three or more
Year family family family Total
1960 1,179 78 349 1,606
1961 1,111 h 811 1,996
1962 1,136 2l 2,653 3,813
1963 925 18 1,853 25796
1964 828 Sl 2,192 3,07k
ane - CT. W 1 9 1 907
Total g,111 330 10,90 17,349

Sources: Detroit Metropolitan Area Regional Planning Commissione
United States Bureau of the Census.

Units Under Construction. Based on building permit data, the postal vacancy
survey, and on personal observation, there are an estimated 1,500
residential units under construction in the Detroit Urban Area at the
present time. Approximately 200 of these units are single-family houses

and 1,300 are in larger structures, almost all of three or more units.

The bulk of the multifamily construction is in garden apartment, town-
house, and medium-rise structures in the downtown urban renewal areus

and in the outlying areas of the city of Detroit.

Demolition. As a result of urban renewal programs, highway construction,
and other causes, approximately L0,100 units have been removed from the
housing inventory of the Detroit Urban Area since 1960, Approximately
two~-thirds of these units were in multifamily structures and a part

are estimated to have resulted from unrecorded demolitions. An estimated
5,500 units will be demolished during each of the next two years as a
result of urban renewal activity, highway construction, spot removal,
code enforcement,, and other causes,

Tenure

The Detroit Urban Area has the lowest rate of owner-occupancy of all
submarkets in the HMA. The current owner-occupancy ratio of 60 percent
compares with a ratio of 59.8 percent in 1960 and 55 percent in 1950.
As may be seen in table IX, a part of the change in tenure since 1950
has resulted from a continual decline in the number of renter households
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since 1950 and a decline in the number of owner-~occuplied households
gince 1960, The decline in renter households and the shift to owner-
ocoupancy have resulted from the large scale demolition of multifamily
structures in the central city. The demolition of units in mmltifamily
structures accounted for about three-quarters of the total demolitions
in the submarket area since 1960.

Vacancy

1%60 Census. There were 33,675 vacant units available for sale or rent
the Detroit Urban Area in April 1960, indicating an over-all vacancy
ratio of 5.4 percent, Approximately 3,225 units were available for sale
and 30,450 units were availsble for rent, representing homeowner and
rental vacancy ratios of 0.9 percent and 11.3 percent, respectively.

Postal Vacancy Survey. The results of the sample postal vacancy survey,
conduoted in %wmser 1966, are presented in table XIV. Although the

delivery zones are not entirely comparable to the area delineations of

the various sulmarkets, the few instances of overlapping of boundaries

do not significantly distort the results of the survey in each submarket,
The delivery uones that closely coincide with the boundaries of the

Detroit Urban Area have a total of 608,000 possible deliveries (estimated
on the basis of the sample), which is 99 percent of the current housing
supply in the area. There were a total of 8,250 vacant umts enumerated,
of which 5,000 were residences (1.l percent of 468,250 residences surveyed),
and 3,250 were apartments (2.7 percent of 139,750 apartments surveyed).

Current Estimates On the basis of available information, it is estimated
that there are now 16,100 vacant units avsilable foy sale or rent in the
Detroit Urban Area, equal to 2.7 percent of the availabls supply. Of the
total, 2,500 units are for sale (a sales vacancy ratio of 0.7 percent)

and 13,600 units are available for rent (a rental vacancy ratio of 5.5
percent). These current levels represent declines, especially in the
number of renf:al vacancies, from the totals at the time of the 1960 Census,
The decline in vacant units for rent has been experienced in all segments
of the market (0ld and new units as well as those with high and low rent
scales). It may be noted that the current estimate of vacancy is considerably
higher than the total reported in the sample postal vacancy survey. There
is evidence that the postal carriers tend to under-enumerate rental
vacancies in large apartment houses and in structures that contain small
apartments and single rooms that result from conversion.

Sales Market

The sales market in the Detroit Urban Area has uighiensd since 1960,
partly as a result of increased demand, but also because the number of
units withdrawn from the inventory of owner-occupied and vacant units
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for sale was greater than the additions to the inventory. The number of
units authorized in single-family structures has decreased each year since
1960, a reflection of the decreasing supply of available land and its
increasing cost, which at present precludes construction of all but high
cost homes. As a result, a trend to townhouse and cooperative living
appears to be developing, especially in the city of Detroit, Several
high-rise cooperative projects have been completed in the East Jefferson
area of Detroit and reports indicate that the projects have maintained
high occupancy levels. The sales-type townhouse has not been built

in substantial volume as yet, but it appears that this will be a growing
market, - l

Hental Market

Based on rental vacancy and absorption indicators, the rental market

in the Detroit Urban area is in a sound condition. The over-all rent-
al vacancy ratio of 5.5 percent is less than half the ratio reported

in the 1960 Census of Housing and the occupancy ratios in most new high-
rise, garden, and townhouse projects (those added since 1960 account for
less than five percent of the current rental inventory) are at sustaining
levels, for the most part. Despite the relative age of many of the
other rental projects in the submarket area (between 45 percent and 50
percent were built before 1930), the occupancy level has increased cub-
stantially since 1960 as a result of urban renewal relocation, for the
most part.

At the present time, there are about 1,300 units of rental housing under
construction in the Detroit Urtan Area, including 300 to 4OO units in the
downtown urban renewal areas of Detroit. The remaining units are bteing
built on the peripheral areas of the submarket area.

Urban Renewal Activity

There are L6 urban renewal projects in the Detroit Urban Area. Thirteen
are in planning, 27 are in execution, and six are completed. Forty-one
projects are in the city of Detroit, one is in Dearborn, two are in
Hamtramck, and two are in Highlard Park. Approximately 11,500 families
and individuals have been or will be relocated from these project areas.
Information on the largest and most active of these projects that are
predominately proposed for residential re-use is detailed below.

Detroit. The Gratiot Project éUR 1-1) was begun by the city of Detroit
two years prior to the entry of the Federal Govermment into urban renewal
activity. The project was closed out with the sale of the last parcel of
land in June 1964 and the completion of the Regency Square development

in early 1966 culminates construction of the pro
4 ‘ posed 1,800 units of new
housing in high-rise, garden, and townhouse projects. ’ '
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The 129~acre Gratiot site lies east of the Chrysler Expressway, about
one mile from the center of Detroit, Before the redevelopment began,

nearly 2,000 families lived in 1,550 housing units, of which two~thirds
were substandard,

The Lafayette Project (R-12) 1lies adjacent to the southern boundary of the
Gratiot area and also borders the Chrysler Expressway. The two areas

have been grouped together into the 195-acre Lafayette Park Neighborhood,
which will house 3,200 families. Approximately 560 families have been
relocated fram about 520 housing units in the Lafayette Project. To date,
the 336-unit 1300 Lafayette East Project, the 92-unit Central Park Plasza,
and a 70-unit elderly housing project built by Ferndale Cooperative

have been completeds Construction is underway on a 50-unit condominium
tievelopment, Navarre Square.

Elmwood Park Number One, (R-§0), Number Two (R-62), and Number Three (R-123),
conglsting o acres Ior residential development, lie to the east of the
Lafsyette Park Neighborhood, Relocation of the 850 families and individuals

in Project Number One has been completed, Plans call for 1,10
in low- and medium-rise structures. +100 unite

Elmwood Number Two is also in the execution stage. To date, approximately
200 families and individuals of a total of 525 have been relocated.

Nearly half of the 975 units have been demolished and the balance should be
removed within the next two years. In Elmwood Number Three, which is still
in the planning stage, about 1,300 of a total of 1,700 families and
individuals should be displaced and about 700 of 2,125 units should be
demolished during the next two years. Present plans are for about 2,000
units of housing to be built in these two areas, making a total of 3,100
units of low- and medium-rise structures in the three sections of the
Elmwood Project.

Highland Park. The Neighborhood Number Six Project (R-26), Virtually all
655 families in this area have been relocated. There are two rental pro-
jects nearing completion in the area; each contains 48 units.

Public Housing. There are 8,534 units of public housing under management
Tn the Detroit Urban Area at present: 79 units in Dearborn, 8,155 units
in Detroit, and 300 units in Hamiramck. Only the 79 units in Dearborm
were designed for occupancy by elderly households, but 11l units under
construction in Dearborn and 359 units of a total of 500 units in
preconstruction planning in Detroit are designed for elderly households.
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Demand for Housing

titative Demand

The demand for additional new housing in the Detroit Urban Area is
primarily based on the number of housing units expected to be demolished
during the next two years and on some return migration of families to
new townhouse and high-rise structures from other submarket areas of the
HMA. Consideration is also glven to expected changes in the tenure of
occupancy in the inventory, to the current level of vacancy, and to the
current, volume of residential construction, Based on these considerations,
demand for new housing is expected to total 2,000 units a year. These
totals include 400 units of single-family housing and 1,600 units of
maltifamily housing, The estimated demand for new multifamily housing
includes 500 units that may be marketed only at the rents achievable
with the aid of below-market-interest-rate financing or assistance in
land acquisition and cost. This demsnd estimate does not include low-
rent public housing or rent-supplement accommodaticns .

Qualitative Demand

Single-family Housing. Based on current family income, on typical ratios
of income to purchase price, on recent market experience, and on the
assumption that new single-family housing cannot be provided to sell for
below $18,000 in the Detroit Urban Area, the annual demand for 400 units
of new single-family housing is expected to approximate the distribution
shown in the following table.

Estimated Annual Demand for New Single-family Housing
Detroit Urban Area
November 1966 to November 1968

Units
Sales price Number Percent
$18,000 - $19,999 110 27
20,000 - 24,999 120 30
25,000 - 29,999 90 22
30,000 - 34,999 50 13
35,000 and over _30 8

Total 400 100
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Multifamily Housing. The monthly rentals at which privately owned net,
sdditions to the aggregate multifamily housing inventory might best be
absorbed by the market are indicated for various size units in the
following table, These 1,100 net additions may be accomplished by
either new construction or rehabilitation at the specified rentals
with or without public benefits or assistance through subsidy, tax
abatement, or aid in financing or land acquisition.
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Estimated Annual Demand for New Multifamily Housing
Detroit Urban Area
November 1966 to November 1968

Size of unit

Monthly ./ One Two Three
gross rent = Efficiency bedroom bedroom bedroom
$105 and over 85 - - -
1o * » 75 - - -
20 v » 65 - - -
130 n " 55 - - -
140 " 1t 50 525 - -
150 n » 35 L2s - -
160 v n 20 325 3%0 -
170 " n 15 235 355 -
180 * » 10 160 285 100
200 © " S 100 235 80
220 v n - 50 120 50
240 v m - 30 55 20
260 w n - 20 Lo 15

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

Note: The figures above are cumulative, i.e., the columns cannot be
added vertically. For example, annual demand for one-bedroom
units at gross monthly rents of $140 to $150 is 100 units
(525 less 425).

At the lower rents achievable with below-market-interest-rate financing
or assistance in land acquisition and cost, an additional 500 units
may be absorbeds These 500 units would be distributed best with
respect to unit size in the following manner: 35 efficiencies at
rents of $75 and above, 205 one-bedroom units at $95 and above,

170 two-bedroom units at $110 and above, and 90 three-bedroom units

at $125 and above.
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Submarket Summary
Western Wayne County
Detroit, Michigan, HMA

Note: Notes, definitions, and qualifications contained in the preceding
analysis of the HMA are equally applicable to each submarket

surmary.
Housing Market Area

The Western Wayne County Submarket Area consists of all of Wayne County
to the west and south of Detroit and Dearborn. The area had a population
of 736,900 in April 1960. Major cities in the submarket include :
Allen Park, Dearborn Heights, Livonia, and Wesiland, According to the
1960 Census, a daily out~-commutation of 148,700 workers and an
jnecommtbation of 53,000 workers resulted in a daily net out-commutation
of 95,700 workers, The great bulk of the out-commuters traveled to the
Detroit Urban Area, with lesser numbers traveling to Washtenaw County,
Oakland County, and Macomb Countye.

Income

Presently, the median annual family incomes, after deduction of federal
income tax, are estimated to te $8,600 for all families and £6,500 for all
renter households of two or more persons. As shown in table IV and V
after-tax income is expected to rise by seven to eight percent during the
next two years,

At present, only 20 percent of all families in Western Wayne County have
after-tax incomes of less than $6,000. Approximately 45 percent of rent-
er households also have after-tax incomes cf less than $6,000, The
;percentages of families with after-tax income of $15,000 or more are eight
percent for all families, twc percent for renter households,
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Demographic Factors

Population

Past _and Future Trendse The November 1966 population of Western Wayne
Camty was 877,000,about 140,100 (21,300 annually) above the April 1960
total of 730,900, which, in turn, was 385,300 more than the April 1950
total of about 351,600. The slower annual rate of growth during the
1960-1966 period is, in part, a reflection of the slower rate of growth
in the entire HMA since 1960, but the growth rate has slowed more in
Western Wayne County than in elther of the other suburban submarket areas
in the HMA., The population in the submarket area is expected to
increase by an average of 20,000 a year and total 917,000 in November
1968. As shown in table VI, population growth has slowed in most areas
of the submarket since 1960. The only areas in which growth has continued
at about the rate of the 1950-1960 decade are Livonia and Westland, In
Plymouth Township, however, the rate of growth since 1960 has surpassed
the growth rate of the 1950~1960 decade.

Households

The November 1966 household total of 225,300 rerresents an average annual
increase of 5,425 since April 1960 (see table VIII). Between 1950 and
1960, the number of households increased by an average of nearly 9,900

a year, from 90,675 in 1950 to 189,625 in 1960. The number of households
in Western Wayne County is expected to continue to increase at a slightly
reduced rate (5,100 households a year) during the two-year forecast period,
At this rate of growth, the number of households will total 235,500 in
November 1968,

Household Size. The average household in Western Wayne County has
increased in size from 3,71 perscns in 1950, to 3.80 persons in 1960,
and to 3.83 persons in 1966. Hcusehold size in this submarket area
is larger than in the other submarkets in the Detroit HMA, Averuge

hourcuold size is expected to increase only slightly in the area dur-
ing the next two years,

Housing Market Factors

Housing Supply

There are about 232,000 housing units in Western Wayne County at the
present time, a net gain of 33,950 units since April 1960, The net
addition resulted from the campletion of 36,950 units and the loss of
about 3,000 units through demolition, fire, and other causes. During
the previous decade, the housing inventory increased from 9l,800 units
in 1950 to 198,050 units in 1960, an average annual increase of 10,325
units, compared with an average increase of 5,150 units between 1950
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and 1966, Although reduced annual increments to the housing inventory
since 1960 are, for the most part, the result of a reduced level of
construction of new units in the area, the increase during the 1950=1960
intercensal period was inflated by the change in definition of "household®
by the Census Bureau between 1950 and 1960, As may be seen in table X
the proportion of units in structures of three or more units has incre;sed
from 3.5 percent in 1960 to 6,1 percent at presente The proportion in
single~family units has declined from 93.3 percent in 1960 to 91l.k4 percent
at present, despite a net increase of 27,450 single-family units. There
was a slight decrease in the proportion of units in two-family structures,

An indication of the recent growth of the housing su in the

is the high proportion of the units in the currexgxt iﬁg:gltory (6ha;ee:cent.)
that were built since 1950, Most of the units were added during the
last five years of the previous decade. The additions during the

six and one=half years since April 1960, accounting for 16 percent of

the current inventory, are over one~third fewer than the number added
during the preceding five and one-quarter year period (see table XI).

Residential Building Activity

The number of housing units authorized by building permits in Western
Wayne County declined in 1961 and 1962. Between 1962 and 1965, however,
the number of units authorized increased by 3,625 units to a total of
8,350 in 1965, The average of 570 units authorized each month during
the first 10 months of 1966 represents a sharp decline from the average
of 840 units a month during the same period in 1965, Construction in
Western Wayne County declined from 32 percent of the HMA total in 1960
to 25 percent in 1962, and has remained at about that level ever since.

The number of single-family houses authorized in Western Wayne County
declined from lj,700 in 1960 to 4,000 units in 1962, Subsequently,

the number of units authorized increased steadily to a total of 4,850
units in 1965, The decline to 3,200 units in the first 10 months of
1966 reflects the reduced rate of construction caused by the tightness
in the mortgage market, for the most part.

The number of units authorized in structures of three or more units
increased each year since 1961 to a total of 3,500 units in 1965 and
from two percent of total authorizations in 1961 to L2 percent in 1965,
The average number of units authorized in structures of three or more
units in the first 10 months of 1966 (250) was down by only 14 percent
from the average of 290 units in 1965, compared with a decline of 26
percent for single~family units.
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Housing Units Authorized by Blﬁldin& Permits
Western Wayne Count; chigan
January 1960 - October 1'9'53

One Two Three or more
Year family family family Total
1960 1,688 25k 311 5,253
1961 L, 697 11 79 Ly787
1962 3,996 ' 22 722 L, 7hO
1963 L,303 256 988 5547
196L L, 601 10 1,366 5,917
1965 4,837 12 3,509 8,358

1966 (Jan.~Oct.) 198 18 2,147; ’691
Total %3 »320 582 9 h%!?ﬁ

Sources: Detroit Metropolitan Area Regional Plamming Commission,
United States Bureau of the Census,

Units Under Construction, There are judged to te 3,400 units under con-
struction in Western Wayne County, including 1,200 single-family units
and 2,200 multifamily units., The bulk of the single~family construction
is occurring in Livonia, Plymouth Township, Southgate, and Taylor Town-
ship, Multifamily construction is occurring in Allen Fark, Dearborn
Heights, Plymouth Township, and Westland, for the most part,

Demolitionse A total of approximately 3,000 units have been removed

Trom the housing inventory of Western Wayne County since 1960, Based

on anticipated demolitions for urban renewal and highway construction, and
on estimates for other losses, about 350 units will be removed fram the
housing inventory during each of the next two years.

Tenure

Of the 225,300 occupied housing units in Western wayne County, 190,300, or
84 percent are owner-occupied (see tatle IX), This is = slight decline
from the proportion of 86 percent in 1960; the decline represents o re-
versual of the trend to owner-occupuncy during the 1950-1960 decade, when -
the ratio of owner-occupancy increased from 76 percent in 1950 to the 1960

ratio of 86 percent, and reflects the increase in multifamily authoriza-
tions since 1960. '



Vacangz

1%0 Census, The 1960 Census of Housing enumerated 5,425 vacant housing
ts that were available for sale or rent in Western Wayne County

(see table IX), an over-all availsble vacancy ratio of 2.8 percent. The
sales vacancy ratio in 1960 was 1.9 percent and the rental vacancy ratio

was 7.8 percent, the lowest ratiocs in any of the four submarket areas
in 19600

Postal Vacancy Su o The sample postal vacancy survey conducted by
The post Efﬁces g %estern Wayne County in November 1966 indicates a
total of 200,100 possible deliveries, equal to 87 percent of the current

housing inventory of 232,000 unitse A total of 1,L50 vacant units were ‘
enumerated, on the basis of the sample, indicating a vacancy ratio of 0.7

percent. Vacant residences totaled 1,125 and vacant apartments totaled
325, for respective vacancy ratios of 0.6 percent and 3.8 percent.

Other Vacancy Data. The market absorption survey of rental projects
completed in Western Wayne County in 1965 and 1966, conducted in October
1966, reveals a vacancy ratio of one percent in a total of more than

1,225 units. The 10 vacant units that were enumerated in the 17 projects
surveyed were in one project of 164 units that had been completed in
January 1966. All other units had been absorbed by the time of the survey.

Gurrent Estimate, It is Jjudged, on the tasis of availatle data, that
there are 3,100 vacant units available for sale or rent in Western Wayne

County, an over-all vacancy ratio of 1.4 percent, There gre approximate-
ly 2,000 vacant units available for sale, a homeowner vacancy ratio of
1.0 percent, and 1,100 vacant units availatle for rent, a rental vacancy

ratio of 3.0 percent. These levels represent substantial reductions from
the levels in April 1960,

Sales Market

The market for sales housing in Western Wayne County is in a balanced
condition at presente The fairly constant rate of construction of new
single-family housing during the six and one-half year period and the
increasing rate of household growth are mainly responsible for the
decline of 1,125 vacant units for sale and the balanced condition in
the market at present.
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Approximately 26 percent (8,025 units) of the new single-family houses
built in Western Wayne County since 1960 have been built in Livoniae. ]

The unsold inventory survey conducted by the Detroit Insuring Office in
January 1965 revealed that 60 percent of the houses built in subdivisi ons
with five or more completions in Wayne County in 196l were in Livoniae

The total of L4,750 lots (in 60 subdivisions) platted in Livonia between
1960 and 1965 was the third highest in all municipalities in the HMA,
Despite this high rate of construction s the postal vacancy survey revealed
a vacancy ratio of only O.4 percent in residences in ILivonia, It is
reported that the houses being built in Iivonia range in price fram
$15,000 = $30,000, with most priced between $18,000 and $20,000, Other
areas of single~-family growth are Dearborn Heights, Plymouth Township,
and Taylor Township. Based on the number of plats recorded in 1965,
single-family development should comtinue in these areas and should increase

to a sizeable proportion of the total in Southgate during the next several
years,

Rental Market

The rental market in Western Wayne County has improved considerably since
1960, At 3.0 percent, the current rental vacancy level suggests a tight
market. This is confirmed by the virtually complete absorption of all
rental units completed within the past 22 months. The great majority of
the 10,050 new units built in multifamily structures since 1960 have been
in garden apartment projects and, to a lesser degree, in townhouse
developments, with rents (not including electricity or cooking gas) that

range from $120-$165 for one~bedroom units to $140-$190 for two~bedroom unitse
The units completed in the early years of the present decade are offered

at the lower rent levels and the units that were recently completed
command the higher rents, a reflection of the addition of more amenities
and an increase in the cost of construction s combining to raise rents by
8s much as 25 percent during the past three years. Efficiency units and
three-bedroom units have not been built in any volume.

The areas in which multifamily construction has been concentrated are
Westland (formerly Nankin Township) and Dearborm Heights. Multifamily )
construction is also occurring in Allen Park, Plymouth Township, Riverview,
and Southgate. It appears, however, that the development of rental housing.
is continually extending farther out from downtown Detroit. This is
especially true of such areas as Taylor Township, Romulus Township, and
Trentan, where abundant land is available and excellent transportation

is provided by the relatively new interstate highways (I-75 and I-9L).



Urban Renewal Activity

There are 11 urban renewal projects, one community renewal plan, and
two general neighborhood studies in eight municipalities in Western
Wayne County. Of the 14 projects, 11 are in the execution stage and
three are completed. Approximately 850 families lived in 1,400 housing
units in these areas when urban renewal activity began. Relocation and
demolition activity has begun in most areas, but new housing has not
been built in any of the three areas where the predominant re-use is
residential.

Public Housing

Currently, there are 14 low-rent public housing projects containing a
total of 1,040 units in seven municipalities in Western Wayne County.
A total of 118 of these units are occupied by elderly households.
There are 226 units in preconstruction planning that will be designed
for occupancy by elderly families.

Demand for Housing

Quantitative Demand

Demand for new housing during the two-year forecast period, November
1966 to November 1968, is expected to average 5,450 units a year,
including 3,600 units of single-family housing and 1,850 units of
multifamily housing. Of the total demand for new multifamily housing,
it is estimated that 550 units will require some form of public bene-
fits or assistance to achieve the lower rents necessary for absorp-
tion. This estimate excludes demand for public low-rent housing and
rent-supplement accommodations.

Qualitative Demand

Single-family. The annual demand for 3,600 single-family units is
expected to be distributed as shown in the following table. The mini-
mum selling price at which acceptable single-family housing can be
produced in the area is about $14,000.
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Estimated Annual Demand for New Single-family Housing

Western Wayne Coun
November 1566 g Noviﬁfr 1968

Number Percent

Sales price of units of total
$14,000 - 15,999 575 16
16,000 - 17,999 650 18
18,000 = 19,999 935 26
20,000 = 244,999 865 2L
25,000 -« 29,999 : L30 12

O 5% o

Multifamily Housing. The monthly rental at which 1,300 privately owned
net additions to the aggregate multifamily housing inventory might best

be absorbed by the market are indicated for various size units in the
following table.
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Estimated Annual Demand for New Multifami Hous
estern oun
November 0 November 1968

Size of unit

Monthly ./ "One — Two — Three
gross rent = Bfficienoy bedroom bedroom bedroom
Vih e eyer 1 : : :
120 n n 55 - - -
130 " " ,40 - - -
1,0 » » 30 525 - -
150 " 20 hho - -
%0 " n 10 340 535 -
170 n » S 230 415 -
%80 : : - 120 335 170
04] v - 50 255 125
220 " - 20 150 80
240 " - - 50 50
%0 n n - - 15 20

3/ Gross rent is shelter rent plus the cost of utilities and services.

NOTEs The figures above are cumulative, i.e., the columns camnot be
added vertically, For example, annual demand for one-bedroom
units at gross monthly rents of $140 to $150 is 85 units
(525 less 440).

At the lower rents achievable with below-market-interest-rate financing
or assistance in land acquisition and cost, an additional 550 units

may be absorbed. These ESO units would be distributed best with respect
to unit size in the following manner: 25 efficiencies at $75 and up,
190 one-bedroom units at $95 and over, 210 two=bedroom units beginning

~ at $110, and 125 three-bedroom units at $125 and over. The location
factor 1s of especial importance in the provision of new units at the
lower-rent levels,
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Submarket Summary
Oakland County
Detroit, Michigan, HMA

NOTE: Notes definitions, and qualifications contained in the preceding
analysis of the HMA are equally applicable to each submarket
summary, ‘

Houaigg_Market Area

The Oakland County Submarket Area, which includes the entire county, is
northwest of the city of Detroit. With a total population of 690,250
in 1960, Oakland County had the second highest population of any county
in the state of Michipan. 1In 1960, ten municipalities in the county had
populations in excess of 25,000 and two had populations of over 50,000:
Pontiac, with 82,200 persons, and Royal Oak, with 80,600 persons. The
county has an economic base that is heavily dependent on several large
automobile manufacturing plants and supporting industries; however, net
out~commutation of 72,800 workers from the county in 1960 indicates
that the county also serves as a bedroom community for persons employed
elsewhere in the HMA. Of the 101,550 workers (of the total of 235,000
employed residents) that traveled out of the county for work in 1960,
75,000 traveled to Wayne County, 13,600 traveled to Macomb County,
1,800 worked outside the HMA, and 8,150 did not report then place of
work,

Income

Currently, the median after-tax income of all families in Oakland County
is $8,925 and the median for all renter households of two or more persons
is $6,750. These median incomes are the highest of the four submarket
areas in the Detroit HMA and are ten percent and eleven percent above the
resvective after-tax median incomes for the HMA as a whole. Twenty-~two
percent of all families receive after-tax incomes below $6,000 and 16
ercent receive after-tax incomes over $15,000. For renter families,
percent have after-tax incomes below $6,000, while seven percent
have after-tax incomes over $15,000 (see tables IV and V). The median
after-tax income of all families is expected to reach $9,600 in November
1968 and the median for renter houssholds of two or more persons should
total $7,250.



Eopulgtion
: Irendg. The November 1966 population of Oakland County
~ totaled 89,000, nearly 158,700 (23 percpnts higher than in April 1960,
The average increase of 24,100 persons a year since 1960 compares with
an average yearly increase of 29,425 persons during the 1950-1960 decade.
The average anmal gain since 1960 is 18 percent lower than that in the
1950-1960 period, about the same as the 17 percent deecline in average
annual population growth in the HMA as a whole. There are indieations,
however, that the direction of population growth has swung from other
areas of the HMA (mainly Macomb County) to Oakland County and that the
population in the county has been increasing more rapidly in recent years
than in the other suburban submarket areas., This trend ie expeeted to
continue and the November 1968 population should total 903,000, represent-

ing average anmial increments of 27,000 above the current estimate of
849,000,

Households

Past and Future Trends. There were about 232,500 households in Oakland
County in November 1966, up by 6,625 a year since April 1960 (see table
VII1). In the preceding decade, the yearly increase averaged 7,975, as
the number of households increased from 109,250 in 1950 to 189,000 in
1960. Based on the slight increase in the rate of population growth in
Oakland .County during the forecast period and on a continuation of the
present average household size, it is estimated that there will be

248,200 households in the county in November 1968, about 15,700 (7,850
annually) above the present total.

Household Size. Reflecting the trend to suburbanization in the county,
the average household size has increased since 1950, The average size

in 1950 of 3,54 persons compares with an average of 3,61 persons in 1960

and 3.62 persons at present, By November 1968, the average household size
for all families is expected to increase only slightly,.

Housing Market Factors

Housing Supg;z

There were approximately 246,900 housing units in Oakland County in
November 1966, indicating a net gain of nearly 42,275 units since April
1960. The average increase of 6,425 units a year since 1960 is nearly
one-quarter less than the average annual increase of 8,450 housing units
between 1950 and 1960 (see table IX). The number of housing units
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authorized by building permits increased by an average of 2,200 units a
year betwee:n 1961 and 1965, while demolitions and other losses from the
inventory held constant at about 575 a year, resulting in a three-fold
increase in the yearly net additions to the inventory in 1965 compared
with 1961. The net addition of some 10,000 units in 1965 was greater
than the average of 8,450 a year between 1950 and 1960 and probably com-
pares favorably with the years of greatest growth during the 1950-1960
decade.

Approximately 29 percent of the net additions to the housing inventory
since 1960 have been in structures of three or more units. As a result,
units in this type of structure currently make up nine percent of the
total inventory compared with about five percent in 1960, The number of
units in two=family structures declined slightly as a proportion of the
total inventory. Units in single-family structures declined from 92
percent of the total inventory in 1960 to slightly over 88 percemt at
present (see table X).

About 18 percent of the current housing inventory of Oakland County was
built since 1960, 19 percent was built between 1955 and March 1960, and
another 18 percent was constructed between 1950 and 1954; therefore,
nearly 56 percent of the units in the current inventory are less than

17 years old. Units added between 1930 and 1950 make up only 25 percent
of the total and the units added prior to 1930 account for the remaining
19 percent.

Residential Building Activity

The 49,600 housing units authorized in Oakland County between January 1960
and November 1966 constitute the highest total in that period in any of
the four submarket areas in the HMA. The yearly total rose steadily from
3,625 units in 1961 to 12,450 units in 1965, A drop of about 380 units
between 1960 and 1961 and 1,700 units in the first 10 months of 1966

were the only declines registered, The number of units authorized
annually in Oakland County did not exceed the number of units authorized
in Western Wayne County until 1962 or in Macomb County until 1963, yet the
total in Oakland for the entire 6% year period was 23 percent and 11
percent, respectively, above the totals in the other two submarket areas
and nearly L% times the total in the Detroit Urban Area (see table XII).

As may be seen in the following table, the increase in total units author-
ized has consisted of sizeable increases in both single-family and multi-
family housing, in contrast to the experience in the other three submarkets
where single-family authorizations have increased only slightly since 1960,
if at all. The number of single-family units authorized in Oakland County
rose by over 3,800 from 1961 to 1965. The decline in the first 10 months
of 1966 is presumably the result of the tight money situation. Authoriza-
tions of two-family structures have been minimal since 1960.
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Although the increase in the number of single-family units authorized

has accounted for a large part of the increase in totel authorizatioms
since 1960, the increase of multifamily activity has been even larger,
From 300 units in structures containing three or more units authorized

in 1960, the total increased steadily to 5,525 units in 1965, a

19-fold increase over the five-year periode In the first 10 months

of 1966, a total of 3,825 units in multifamily structures were authorized,
about 600 units fewer than in the comparable period in 1965,

Housing Units Authorized by Buildigg Permits
Oakland Cmmtz5 Michigan
January 1960 - October 1966

One Two Three or more

_Y_e_g;_ £Lmi_1'x fm fami]i Total
1960 - 3,682 20 296
191 3,082 12 519 3,998
1962 3,958 8 1,071 5’037
1963 55009 8 2,188 7,208
190k 6,269 16 2,123 8,708
1965 | 6,900 32 5,526 12,158
1966 (Jan.=Octe) L, 746 1l 3’82 8’587

Total 33,618 110 7'-5;;21 : 5-4-6-29 =

L

Sources: Detroit Metropolitan Area Regional Planning Commission.
i United States Bureau of the Census,

Units Under Construction. There are an estimated 3,300 units under
construction in Oakland County, including 1,000 single-family units
and 2,300 multifamily units. The multifamily units are in garden

apartment and townhouse projects in Troy, Southfield, and Royal Oak,

for the most part.

Demolition, Approximately 3,900 units have been removed from the housing
inventory in Oakland County since 1960. Seventy percent of the losses
resulted from recorded demolitiors for urban renewal, highway construction,
code enforcement, etce., and 30 percent resulted from fire, catastrophe

and other unrecorded losses. About 50 percent of the recorded demolitions
have been in the city of Pontiac. An average of about 450 units are
expected to be removed from the inventory during each of the next two years,
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Tenure

At present, 81 percent of the 232,500 occupied housing units in Oakland
County are owner-occupied campared with 83 percent in 1960. The shift
towards renter occupancy represents a change from the 1950-1960 period

when the owner occupancy ratio increased by five percentage points. The
average annual increase in the number of renter households between 1960

and 1966 was about two and one-half times the level of the 1950-1960
period, while average annual growth in the number of owmer-occupied units
between 1960 and 1966 was 3l percent below the level of the previous decade,

Vacancy

1960 Census, Oakland County contained 5,725 vacant housing units that
were aveilable for sale or rout in April 1960, a net vacancy ratio of

2.9 percent. A total of 2,800 units were available for sale, representing
a hameowner vacency ratio of 1.8 percents The remaining 2,925 vacant,
available housing nrits were for rent, a remtal vacancy ratio of 8.k
percent,

Postal Vacanc, Survey. The results of the November 1966 sample postal
vacancy survey far Oakland County are presented in table XIVe On the
basis of the sample, thes 207,900 total possible deliveries represent

8l percent of tho 2]16,000 units in the present bousing inventory. There
were & total of 3,025 vacant units enumera’ed (1.5 percent of the total
possible deliveries), of which 2,200 were residences (1.2 percent of the

total residerces surveyed) and £25 weru zparimente (L.6 percent of total
apartments swveved).

Other Vacancy Data. The mariet absorpiion survey conducted by the Detroit
Insuring Office ir October 1966 covered a total of 1,220 units in Oakland
County, of which 40, or three percent, wer=s vacant, These units are in
12 projects that are located in the southeastern portion of the county,
below Pontiac. Half of the vacant units were in one project of 240 units

that was completed in September 1966 and the other half were in a project
completed in Sephember 1965,

Current Estimate. Based on the postal vacancy survey, personal observation,
and other vacancy indicators, 1% is estimatec¢ that there are 3,700 vacant
units available for sale o rent in Oakland County at present, equal to
1.6 percent of the availabie hcousing inventory. Of these, 1,700 units are
available for sals, a homeowner vacancy rabio of 0,9 percent, and 2,000
units are available for rent, a rental vacancy ratio of L.3 percent. The
current number of sales vacancies is L0 percent below the 1960 number,
while the number of rental vacancies is down ﬁy 31 percent from 1960.
Because the inventories of owner-occupied and renter-occupied units

have risen since 1960, the current homeowner and rental vacancy ratios
have been about halved since 1960.
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Sales Market

An average anmial increase of L,725 owner households and an annual net
addition of L,550 urits to the inventory of sales housing have resulted

in an average decline of 170 vacant units available for sale each year
since 1960. As a result of these changes, the homeowner vacancy ratio

has declined from 1.8 percent in April 1960 to 0.9 percent in November 1966,
indicating that the market has gone from a conditim of over-supply to a
condition of relative tightness. The market is strong in all parts of

the area and the few municipalities where the vacancy ratio for residences
is samewhat high are areas with large numbers of seasonal units or are

areas of rapid growth (see table XIV).

The sales prices of new houses are 20 percent to 25 percent higher in
Oskland County than in the HMA as a whole and the prices have gone up by
about 25 percent in the last three years in Oakland County as in the
entire HMA. In most of the areas in Oakland County in which there is
rapid development of single-family houses (Farmington Township, Royal

Oak, Southfield, and Troy), the sales prices of new houses tend to range
between $20,000 and $25,000. In Bloomfield Township and West Bloomfield
Township, which are also areas of growth, prices begin at $30,000.

Rapid growth of single-family construetion has begun in the city of Troy,
which is north of Royal Oak and northwest of the city of Warren (in Macamb
County). Most of the available land has been developed in Royal Oak

and Warren and, as a result, developers have been building in Troy,
particularly in the last few years. As an indication of the potential
growth of single-family construction in Troy, 13 subdivisions with 375
lots were platted in the city between 1960 and 196k, whereas 10 subdivisions
with 1,625 lots were platted in 1965 alone, These 1,625 lots account for
33 percent of the total lots platted in Oakland County in 1965, Other
areas of prospective growth are Bloomfield Township, Farmington Township,
and Southfield,

Rental Market

The current vacancy ratio indicates that the market is in a strong competi-
Jtive position at present. The great majority of the rental units built in
Oakland County since 1960 are in garden apartment and townhouse projects
in the southeastern quarter of the county. Rents in the new projects
(excluding electricity and cooking gas) that are not as well located or
have fewer luxury features range from $120-135 for one-bedroom units

and $140-160 for two bedroom urdts, to minimums of approximately $150

for one-bedroom units, $175 for two-bedroom units, and $220 for
three-bedroom units in projects that offer better decorated and more
luxurious units and are better located in the southeastern portion of
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the county. Although occupancy has remained above 95 percent in most
projects, a greater promotional effort is required for the units with
higher rents and it appears that the vacancy problems that are memtioned
in the vacancy section of this submarket report are centered in garden
apartment projects with comparatively high rents.

There are approximately 2,300 units of rental housing under construction
in Oskland County. All but 340 units are in garden apartments and
 townhouse projects concentrated in the southeastern portion of the county,
especially in Southfield and Troy. The 3LO units are in a high-rise
project that is being constructed near the Northland Shopping Center
in Southfield. »

§

Urban Renewal Activity

There are three municipalities in Oakland County that have three urban
renewal projects in the execution stage and one project in the planning
stage. A total of 700 families living in 1,175 housing units have been
or will be involved in relocation from the areas. Only one of the four
projects will be re-used primarily for residential purposes, and middle-
income housing (Section 221(d)(3) type) is proposed.

Public Housing

There are two public housing projects in Oakland County at present :

one in Pontiac with 40O units and the other in Royal Oak Township with

80 units. A 105-unit low-rent project for Roseville is in preconstruction
planning, One hundred of the 105 units will be reserved for occupancy

by elderly families, the first such accommodations in the county.

Demand Hr Housing

Quantitative Demand

It is estimated that there will be demand far 8,300 additional housing
units during each of the next two years, including 5,600 single-f amily
units and 2,700 multifamily units. Included in the demand for multifamily
housing are 650 units that will require same form of public benefits

or assistance to achieve the lower rents necessary for absorptions This
estimate of rental demand does not include demand for public low-rent
 housing or rent-supplement accommodations.



- 58 -

Single-family Housi On the assumption that new single-family housing
cannot be p ed in Oakland County to sell for less than $1h,000, the
annual dsmand for 5,600 units of new single-family housing is expected
to approximate the distribution shown in the table below,

Estimated Annual Demand for New Single-family Housing
Oskland Count
November 1966 to November 1968

Number Percent

Sales price of units of total
$14,000 = 15,999 450 8
16,000 - 17,999 850 15
18,000 - 19,999 1,000 18
20,000 -  2),,999 1,450 26

- 99 00

357000 and ovis X 0 ;
Total Tgi, 00 1060

Multifamily Housing. The monthly rental at which 2,050 privately owned net
additions to the aggregate rental housing inventory might best be absorbed

by the multifamily merket in Oakland County are indicated for various unit
sizes in the following table,




-59-

Estimated Annual Demand for New Multifamily Housing

Oakland Count;
November 1960 to November 1968

Size of unit .
Monthly 5/ One Two Three
gross rent Efficlency bedroon bedroom bedroom
$105 and over 100 - - -
110 ® U 90 - - -
120 n m 75 - - -
130 * n 55 - - -
140 " 35 755 - -
1so n* - 640 - -
O n " - L80 860 -
170 n n - 400 765 -
180 * n - 275 620 335
200 © n - 210 505 260
220 v 0w - 110 320 180
240 v M - - 210 120
260 t 0 - - 135 70

_g/ Gross rent is shelter rent plus the cost of utilities and services.

NOTE: The figures above are cumulative, i.e., the columns cannot be
added vertically. For example, annual demand for one~bedroom
units at gross monthly rents of $1L0 to $150 is 115 units
(755 less 640),

At the lower rents achievable with below-market-interest-rate fimancing
or assistance in land acquisition and cost, an additional 650 units

may be absorbed. These 650 units would be distributed best with respect
to unit size in the following manner: 30 efficiencies at $75 and up,
250 one-bedroom units at $95 and over, 24O two-bedroom units at $110
ard over, and 130 three-bedroom units at $125 and over. The location
factor is of especial importance in the provision of new units at the
lower-rent levels,
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Submarket Swmmary
Macomb County, Michigan
Detroit, Michigan, HMA

NOTE: Notes, definitions, and qualifications contained in the preceding
analysis of the HMA are equally applicable to each submarket

summary.
Housing Market Area

The Macomb County Submarket Area lies northeast of the city of Detroit
and consists of all of Macomb County. In 1960, the population totaled
about 405,800, Three cities, Roseville, St. Clair Shores, and Warren,
had populations in excess of 50,000 in 1960 and two additional areas,
Clinton Township and East Detroit, had populations of over 25,000

The economic base of the county is centered in a one-mile wide strip of
manufacturing firms (mainly automobile firms) that extends from the city
of Detroit to about 1h mile road and is bounded by Mound Road on the
west and Van Dyke Road an the east. Despite the substantial number

of jobs in this area and in other parts of the county, an out-commutation
of 67,725 workers and an in-commutation of 38,875 workers resulted in a
calculated net daily out-commtation of 28,850 workers in April 1960.
Nearly 56,900 workers traveled to Wayne County, 5,450 workers traveled
to Oakland County, and the remaining 5,375 worked elsewhere or did not
report their place of work,

Income

Median incomes, after deduction of federal income tax, for all families

and all renter households of two or more persons in Macomb County currently
total $8,425 and $6,375, resvectively. Approximately 23 percent of all
families and 47 percent of the renter households have after-tax incomes
below $6,000, whereas eight percent and fcur percent, respectively, have
after-tax incomes in excess of $15,000. By November 1968, these medians
should rise to 39,075 for all families and $6,850 for renter households

of two or more persons (see tables IV and V).
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Demographic Factors

Population

Past and Future Trends. The population of Macomb County totals 561,000,
approximately 155,200, or 38 percent, more than in April 1960. As may
be seen in table VI, the average annual growth of 23,600 since 1960 is
slightly above the average annual increase of nearly 22,100 between
1950 and 1960, Macomb County is the only submarket area in the HMA in
which average annual population growth between 1960 and 1966 has been
greater than in the 1950-1960 period. As was mentioned in the submar-
ket section on Oakland County, there is evidence, however, that the
direction of residential development has shifted from Macomb County to
Oakland County in the past few years. This development should become
more pronounced during the next several years because of the restric-
tions imposed on new development in Macomb County as a result of sew-
age disposal problems. It is expected, therefore, that the population
of Macomb County will increase by only about 14,000 during each of the
next two years and total 589,000 in November 1968.

Households

Past and Future Trends. There are 148,500 households in Macomb County,
about 41,500 (39 percent) more than in April 1960. The number of house-
holds increased from 49,450 in 1950 to 107,000 in 1960. As may be seen
in table V111, average annual growth was slightly larger during the
1960-1966 period than in the previous decade. The change in Census de-
finition from "dwelling unit" in 1960 had only a minor impact in subur-
ban areas. Because of the restriction on new development in parts of
this submarket area until new means of sewage disposal are added to the
present sewage system, the growth of households will slow and the pro-
jected November 1968 total of 156,600 households suggests average annual
increments of 4,050 during each of the next two years.

Household Size. The average household in Macomb County increased in
size from 3,07 persons in 1950 to 3.77 persons in 1960. Since 1960,

however, it is estimated that the average size has decreased to aboub
3673 persons. The average household size is expected to change very

little during the two-year forecast period,




Housing Market Factors
Housing Supply

" As of November 1966, there were approximately 153,900 housing units in
Macomb County compared with 113,350 units in 1960 and 52,300 in 1950.
There has been an increase in the number of units in single-family
residences and in structures with three or more units and a slight decline
in units in two=family structures since 1960 (see table X). The increase
in units in the structures with three or more units has been relatively
larger than the increase in single-family structures, As a result, units
in structures with three or more units now account for seven percent of
total units compared with four percent in 1960. The proportion of total
units in single-family structures has declined from 9L percent in 1960
to 91 peroent in 1966, '

Approximately 69 percent of the units in the current housing inventory
have been added since 1950 (see table XI). This is a greater proportion
than for any of the other submarkets in the HMA and the 27 percent of the
total added since 1960 is half again greater than the next highest
proportion (18 percent in Oakland County). Since so large a proportion
of the current inventory was added since 1950, the proportion of the
total inventory which had been built in earlier periods is considerably
below the proportion for the HMA as a whole.

Residential Building Activity

Residential construction, as indicated by building permit authorizations,
declined from about 5,575 units in 1960 to 4,975 units in 1961, but
subsequently increased to a total of 8,925 units in 1965. The increase
during the 1961-1965 period averaged nearly 1,000 units a year. The
number of undts authorized in the first 10 months of 1966 was 25 percent
below the total in the comparable period of 1965. This decline has
resulted, in part, from the shortage of mortgage money and, in part,
from the restriction on additions to the existing sewer systems in

parts of the county. :

As may be seen in the table below, the number of units authorized in
single-family structures increased between 1961 and 1965 (after a

slight decline between 1960 and 1961), the number of units authorized

in two family structures has remained minimal, and the number of units
authorized in structures with three or more units increased considerably
since 1960. These trends are quite similar to the trends in the HIMA

as a whole and reflect an increase in apartment. living that results from

a declining supply of land for subdividing, from in-migration, new family
formation, and from the shift from owner to renter status of older families
that no longer wish to maintain a large single-family residence.
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Housing Units Authorized by Building Permits

Macomb Count; chigan
January 1960 - October 1966

One Two Three or more

Year family family family Total
1960 5,331 12 228 5,571
1961 L,866 2 105 L,973
1962 5,090 n LL8 55502
1963 5,084 78 1,026 6,188
196l 5,582 18 2,2L0 7,840
1965 6,243 3L 2,649 8,926
1965 (Jan.-Oct.) 5,357 3L 2,112 7,503
1966 (Jan.-Oct.)  1L.157 26 1’158 ’6

Total 36,3'53 7 Ef‘:ltéu D%Z%%

Sources: Detroit Metropolitan Area Regional Planning Commission.,
United States Bureau of the Census,.

Units Under Construction, On the basis of postal vacancy survey data,
building permit data, information furnished by local sources, and on
personal observation, there are approximately 2,100 residential units
under construction in Macomb County, including 1,600 units in single-
family structures and 500 units in structures containing two or more
unitse The bulk of the single-family units are being built in Sterling
Township, Warren, and Clinton Township, and most of the multifamily
units are under construction in Warren,

Demolition, A total of about 1,900 units have been removed {rom the
housing inventory of Macaomb County since January 1960, as a result of
urban renewal activity, highway construction, fire, disaster, and
other causes,

Tenure

About 85 percent of all housing units in Macomb County are owner-ocrupied,
the highest proportion in the HMA at present. The ratio of 86 per:ent ‘u
April 1960 indicates that the trend to owner~occupancy during the previous
decade (from 81 percent in 1950 to 86 percent in 1960) has bees reversed
to aslight trend to renter status since 1960,

Vacan(_.z

1960 Census. The 1960 Census of Housing reported a total of 3,325 vacant
available housing units, a net available vacancy ratio of 3,0 percent,



-6l -

This total included 1,850 vacant units for sale, a homeowner vacancy
ratio of 2,0 percent, and 1,475 vacant units for rent, a rental vacancy
ratio of 9,1 percent, Approximately 60 of the vacant units for sale and
230 of the vacant units for rent were considered to be substandard
because of a deficiency in existing standard plumbing facilities.

Postal Vacancy Surveye. On the basis of the sample postal vacancy survey
conducted in November 1966, total possible deliveries of 141,000 in the
postal areas in the county represent 92 percent of the current housing
inventory in Macomb County. The total of 1,300 vacant units enumerated
on the basis of the sample suggests an over-all vacancy ratio of 0.9
percent, Of the total vacant units 1,175 are residences (0.9 percent

of total residences) and 125 are apartments (1.8 percent of total
apartments).

Other Vacancy Data. ‘A total of 20 rental projects that had been completed
in Macomb County in the past 22 months were surveyed by personnel of the
Detroit Insuring Office in October 1966, as part of the market absorption
survey in the Detroit HMA. Of the 1,761 units in these projects, only 17,
or one percent, were vacant, Only two projects had vacancy levels of any
significance; a 12 percent vacancy ratio in a project completed in August
1966 and a five percent vacancy ratio in a project completed in 1965. 1In
11 projects completed after June 1966 (excluding the above-mentioned pro-
ject of 64 units), there were only two vacancies in a total of 1.033 units.

Current Estimate. The various indicators of vacancies mentioned in this
submarket analysis indicate that the level of available vacancy has de-
clined considerably since 1960. 1t is estimated that there are 1,800 va-
cant available units in the county at present, equal to only 1.2 percent of
the available housing supply. The 1,800 vacant units include 1,000 units
that are available for sale and 800 units that are available for renc. The

current homeowner vacancy ratio is 0.8 percent and the rental vacancy ratio
is 3.5 percent. These ratios are between one-half and one-third the re-

spective ratios in April 1960. 1In addition to the decline in over-all
available vacancies since 1960, the number of substandard sales vacancies
has declined to about 45 units and the number of substandard rental va-
cancies has declined to approximately 160 units at present.

Sales Market

The sales market in Macomb County, as in the other submarket areas in the
HMA, has tightened since 1960, but the improvement has been greater in
Macomb County. The two percent sales vacancy ratio in Macomb County in
1960 was the highest in the HMA, while the current sales vacancy ratio of
0.8 percent is the lowest., A part of the tightened market in Macomb
County may have resulted from the currently imposed restriction on the
further extension on new sewers until a new means of disposal other than
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the Clinton River is developed, This has been at least partly the cause
of a 25 percent decline in new residential authorizations in the county

in the first 10 months of 1966, the largest decline for any of the
submarket areas. This sharp decline in new single-family construction,
in turn, has put a greater pressure on the supply of available sales
vacancies in this submarket than in the others,

Unless the problem of new sewers is remedied in the near future, the supply
of new sales units will not be augmented in large volume during the

next two years and development of new sales housing, as a result, will
shift more than at present to the other submarket areas, especially to
Oakland County. The most likely solution to this problem is for each
municipality to tie into the sewer system of the city of Detroit, which is
capable of handling the increased volume and the city is anxious to
consummate an agreement. Tie-~in lines from the municipalities to the
existing city lines must first be constructed. This and the negotiations
will reportedly take at least one year.

The bulk of single-family construction (53 percent of the total) in

Macomb County since 1960 has occurred in the city of Warren., The number
of yearly authorizations has been declining during the past few years R

as has the number of subdivisions and lots platted, however. Land has
become scarce and expensive in Warren; as a result, single-family
development in the county has been shifting to Sterling and Shelby
Townships (north of Warren) and to Clinton Township (northeast of Warren).
Single~family authorizations in Sterling Township in the first 10 months
of 1966 exceeded the total in Warren for the first time, This increase
resulted, in part, from the platting of 2,632 lots in Sterling Township
in 1965 (nearly as large as the 2,963 lots platted in the first five years
of the decade) compared with only 711 lots in Warren in the same year,

Rental Market

The inventory of rental units in Macomb County is the smallest of any

in ‘the Detroit HMA, but the average annual rate of growth of renterw
occupied units since 1960 (6.2 percent) is the fastest of any of the
submarkets in the HMA., At the same time the market has tightened
considerably, as indicated by a decline in the vacancy ratio from 9.1
percent in April 1960 to 3.5 percent in Novenber 1966, The areas of
rapid development of rental housing have been the areas of rapid
development of single-family houses, for the most part: Warren, follwwed
by St. Clair Shores, Roseville, and Sterling Township. The postal

vacancy survey showed apartment vacancy ratios of l.1 percent to L.5
percent in these areas,

New one-bedroom units in Macomb County rent for $120-$160 a month and
two-bedroom units rent for $150-$200 a month (excluding electricity
and cooking gas). The units With rents on the high end of the scale
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tend to be the newer units that contain added amenities (swimming pools,
air conditioners, carpeting, etec.) and require a greater amount of
promotional effart., Based on the experience in Oaklamd County in recent
montha, these units may prove difficult to rent if the market becomes
at ell sluggish,

Urban Renewal

Three cities in Macamb County (Centerline, Mount Clemens, and St. Clair
Shores) have a total of five urban renewal projects.s Two are in the
planning stage and three in the execution stage. A total of 700 families
lived in 800 housing units in the project areas. The two project areas
that are in planning will be re~used primarily for residential purposes,
as will the one project in the execution stage in Mount Clemens,

Public Housing

There are two public hounsing projects in Mount Clemens with a total of
160 units. Forty of these units are occupied by elderly households,

One project of 100 units (50 for elderly households) is in preconstruction
planning in Clinton Township and one project of 65 units for elderly
occupancy is in preconstruction planning in East Detroit.

Demand for Housing
Quantitative Demand

There will be sbout 4,250 new residential units in demand during each

of the next two years in Macomb County. It is expected that 3,100 units
will be in demand as single-family units and 1,150 units will be in
demand as multifamily units. Of the 1,150 units of multifamily housing
that will be in demand, approximately 500 can be absorbed only at the
rents achievable with public benefits or assistance in financing or land

acquisition, excluding public low-rent housing and rent-supplement
accommodations,

Single-family Housinge On the assumption that standard private single-family
housing cannot be produced in the submarket area to sell for less than
$14,000, the demand for 3,100 single-family units is expected to be
distributed by price as shown in the following table.
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Estimated Annual Demand for New Single-family Housing

Macomb Coun
November to November 1968

Number Percent

Sales price of units oi‘ total
$14,000 = 15,999 370 12
16,000 = 17,999 620 20
189000 - 19,999 720 23
20,000 - 24,999 870 28
25,000 - 29,999 370 12
30,000 and over 150 _5
Total 3,100 100

Multifamily Housing., The monthly rental at which 650 privately owned net
additions to the aggregate multifamily housing inventory might best be
absorbed by the rental market are indicated for various size units in the
following table,

Estimated Annual Demand for New Multifamily Housing
Macomb County
November 1966 to November 1968

Size of unit
Monthly a/ One Two Three
gross rent = Efficiency  bedroom  bedroom bedroom
$105 and over Lo - - -
110 n n» 35 - - -
120 » n 30 - - -
130 n  n 25 - - -
140 n n 20 225 - -
150 * n - 160 - -
160 "® n - 110 285 s
170 = i - 250 -
180 » - e e 190
200 " - - 110 75
220 L] n P - 55 3 0

g_/ Gross rent is shelter rent plus the cost of utilities and Servicese

NOTE: The figures above are cumulative, i.es, the columns cannot be
added vertically. For example, anmual demand for one-bedroom

units at gross monthly rents of $1L0 to $150 is 65 units (225
less 160). ,
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At the lower rents achievable with below-market-interest-rate financing

or assistance in land acquisition and cost, an additional 500 units

may be absorbeds These 500 units would be distributed best with respect
Yo unit size in the following manner: 15 efficiencies at $75 and up,

130 one-bedroom units at $95 and over, 25 two-bedroom units at $110

and up, and 110 three-bedroom units at $170 and over. The location factor
is of especial importance in the provision of new units at the lower-rent
18“130



Components
"Civilian work force

Unemnloyment
Percent unemployed

Employment, total

Agricultural

Nonagricultural
Wage and salary
Other a/

Workers involved in
labor-management disputes

Table I

Trend of Civilian York Force Comoonents

Detroit, Michigan, Housin,

Maricet Area

Annual Averages 1956-1506

(in thousands)

1961

First 9 nmonths

1956 1958 = 1960 1962 1953 196k 1965 1988 — 1988
1588.9  1528.7 1455.9 1Lh2.6  1415.L 1533.0 1198.2 1566.,8 1558,3 1595.6
117.L 230.4 $8.7 157.3 98.5 73.8 64.8 55.3 60.6 56
T.48 15,1 6.8  10.9 7.0 £.2 Le3 3.5 3.9 3.5
1469.6  1292.0 1356.5 1279.2 1315.L 1358.5 12h.2 1508.7 19L.5 1537.6
84 7.8 7.4 742 549 . 6.7 6.5 6.3 6.6 6.3
W61.2  1284.2 13L9.2 1272.0 1308.5 1351. 1i17.7 1502.r  1487.9 1531.2
1303.5 11368.8 1199.5 1127.6 1165.L 1209.8 1289.9 1352.5 1337.h 13835.3
157.7 5. 149.7  1hhoh 3.1 142.0  147.8  149.9 150.,6 145.9
1.9 6.3 0.6 8.1 1.5 0.7 9.2 2.8 3.2 1.6

a/  Self-employed (including domestics).,

Source: Michigan State Employment Security Commissione



Table II

Total Nonagricultural Wage and Salary Imployment by Industry
Detroit, Michigan, Housing Market Area
Annual Averages 1956-1966
(in thousands)

1956 1958 1960 1961 1962 1963 136l 1965 i;ggt 9 m§322§

Wage and salary workers 1303.5 1138.8 1199.5 1127.6 1165.k 1209.8 1269.9 1352.5 1337.L 1385.3

Manufacturing ULl L473.9 515 LS5.5 L4802 506.L
Durable goods 512.5 392.9 [32.7 375.8 39%8.3 321.3 iﬁg:g i;g:g 573.2 Sg2.h
Prirary metals SLL e Lol IS Lrh REe BT ran =t 2
Fabrlcatec.l netals 70.6 514 53,2 £3.9 £8.6 6Ll AN 76.14 2.3 50.5
Nonelectrical mackinery 91.5 73.8 31.8 7L 79.3 81.0 86.1 ’ .5 75.1 7.k
Electrical machinery o 7.5 7.1 6.7 2% 79 9-0 9.6 92.2 95.6
Trgnfportaﬁ}og equiv. 257.7 187.0 201.7 171.2 181.L 195.8 211:9 237.h 2 9'1 5 2'9
Hotor venicles & equips 25149 183,3 198.0  167.5 177.6 191.8 208.3 23:7 23. 23.0
Qther tra.ns. eC‘;L}lpo 5.8 3.7 3.7 3.7 3.8 h.o 3:6 2-7 2.~20h 23901
| Other durable goods 3240 31.0 29.L 2.8 2L.2 23l 23.0 22.8 ﬂé'g 23
Nondurable goods 89.0 81.0 32.7 79.7 81.9 8.5 863 o2. %2. £.0
Food & kindred products 28.1 2547 53.5 R 558 i 23-9 :6 88.5 89.1
Prln?lng & alliec‘l 16.5 15.8 15.9 15.9 1.0 152 16:5. 52-3 :2L§ .g 2242
ghemlcals’& related 21..h 19.5 20.3 19.1 150 1o.c 0.2 13.h 8._ 19.0
Other nondurable zoods 23,0 20.0 0.7 0oLl 21020 Y 27:6 25.3 ;O.g %2.2

x antipes - .

ngsgg;fugfhrlng 5/?.2 238.5  553.2  538.1  BW7.6 562.8  591.0  626.2 419.3 4 9.6
Gons uction i o 035 L7.53 478 Lite3 L1.8 15.9 °1.3 7 > ‘:.8 -%—'—-
Irans., comn., & ubilities  77.L  69.5 75 Ge.0 655 66.z A7 Toe oo o
Siiiiia%i trade 626 £o.l 58,7 86,7 £3.0 39.0  61.5  67.1 Za’S £§'§
Fin., real estate, % ins. . joig  Meh 1700 ATL6 1730 155 1985 19317 o0k
S;r‘;:ces Stave, & 1Lns. lﬁé.% l};z.f’) l}"i[.; 1!5%0.% 5?-3 5346 Sh,? 56.9 56.7 58:9
Mining ' ‘8 e 5 1;,:5 162:8 170:3 175:3 175.5 177.g
edoper 1h.2 126.5 13049 13309 137.6  140.9  1h2.7  16.83 1449 153.3
Federa el 2.9 T8 LI T2 8.1 277 oBo T e
Lonal 18" 9~3 10.6 10.9 11.h 11.h 11.5 12.7 12.5 iB:h
> GiaT ¥oel 96.8 £.9  100.9 103.3 103.5 106.1  10%.8 110.3

s . KR P SOt [a T . * 5 fa) - ] :
Source: jHch?gen St Zmployment Securitrr Comrdssion.



Table IIT

Production of Automobiles Trucks, snd Buses
in the United States

e .

and Greater Detroit Board of Cormerce,

Passenger Trucks

Year Cars and buses Total

1955 7,950,400 1,253,700 9,204,100
1956 »806, 112, 6,918,800
1957 6,120,@ 1,100,’4“) 7’220,’4&
1958 4,247,400 873,800 5,121,200
1959 5,599,500 1,124,100 6,723,600
1960 6,703,100 1,202,000 7,905,100
1961 5,522,000 1,730,900 6,652,900
1962 6,943,300 1,254,000 8,197,300
1963 7,6Lk,L00 1,46k ,400 9,108,800
196 T5745,500 1,562,400 9,307,900
1965 9,335,200 1,802,600 111,137,800
1966 8,598,900 1,750,000 10,348,900,
Source: Automobile Mamufacturers Association



Table IV

Percentage Distribution of All Families by Annual Income
After Deduction of Federal Income Tax
Detroit, Michigan, Housing Market Area
November 1966 and November 1968

November 1966 November 1968
‘ Western Yestern
Annual income HMA Detroit viayne Qakland Iliacomb HMA Detroit Wayne Oakland Macomb
after tax total Urban Area County County County total Urban Area County County County
Under $3,000 107 1% 5% 7% 7% 9% 129 L% 6% 6%
3,000 = 3,999 5 6 N 3 b L 7 3 3 l
4,000 - 1,999 6 7 i 5 5 6 6 L L 5
5,000 - 5,999 8 3 1 7 7 7 7 6 6 6
6,000 - £,999 11 10 12 10 11 9 9 10 9 -8
7,000 = 7,999 9 10 12 10 12 9 G 12 10 12
8,000 - 8,999 9 8 10 8. 10 8 7 9 8 8
9,000 - 9,999 8 8 10 9 10 8 8 9 7 10
10,000 - 12,499 16 13 19 18 18 17 15 20 18 20
12,500 - 14,999 8 7 9 7 8 9 8 11 11 10
15,000 = 19,999 7 7 6 8 6 10 9 9 9 9
20,000 and over 2 _2 _2 _8 2 4 3 3 9 2
Total 100 100 130 iC0 100 100 100 100 100 T00
edian 38,100  $7,L75 38,600 58,925 58,425 28,700 $8,050  $9,250 49,600 59,075

Source: Lstimated by Housing Market Analyst,



Table V

Percentage Distribution of Renter Households by Annual Income &/

After Deduction of Pederal Income Tax

Betroit, Michigan, Housing Market Area

November 1966 and November 1968

November 1966
wWestern
Annual income HMA Detroit Wayne Oakland Macomb HMA
after tax Sotal Urban Area County County County total
Under  $3,000 1% 25% 15% 17% 18% 20%
3,“” - 39999 9 9 10 9 8 8
h,m - h,999 9 9 9 9 10 8
5,000 ~ 5,999 10 1 1 9 11 9
6,000 -~ 6,999 13 13 b1} 1l 1Y 9
8,000 - 8,999 7 5 7 8 7 9
9,@ - 9,999 6 6 7 S 7 6
10,000 - 12,499 7 7 9 10 7 10
12,500 -« 114,999 b4 2 3 h 2 5
15,000 and over k _5 2 7 N _%
Total 100 100 160 160 100 1
Median $6 ’].'w $5 :675 $6 ’500 $6 ’ 750 $6’375 $6 ,550

8/ Excludes one-person renter households.

Source: Estimated by Housing Market Analyst,

M’%&%‘?&

Detroit Wayne

Urban Area County ceml g

2L

[

$6,075

&

%
%
I HowbBol Bewww

Oakland
16% 16%
8 9
8 9
8 9
8 10
12 ik
9 9
6 6
11 10
6 3
8 5
160 160

$7,250 $6,850



Table VI

| Population Trends
Detroit an, Ho ket Area
April 1555 - ﬁogr 1966

April April November

Area 2220 1960 1966
HMA, total 22006,197 3,762,360 k4,170,000 74,616 2.2 61,950 1.6
Detroit Urban Area 2,083,621 1.92%,%%8 1,88%,000 -15,42L -0.7 7,050 <0.
Dearborn 9, s »500 “T701 1.7 1% 6.‘15‘
Detroit 1,849,568 1,670,14k 1,619,000 ~17,942 «1.0  =7,775 0.5
Harper Woods 9,148 19,995 22,300 1,085 7.9 350 1.7
Rest of area 129,911 127,232 126,900 - 268 0.2 «50 -

Western Wayne County 351,614 736,91 877,000 T 21,300 2,
Allen Park 15,329 “7"‘%‘%3 19 ‘l}z‘fzﬁ 2‘%%2, 7 111 “‘%73 T

Dearborm Heights 20,235 6,096 78,700 L,386 11,5 2,225 3.1

Inkster 16,728 36,119 11,600 1,939 7.7 830 2.2
Livonia 17,53h 66,702 99,000 4,917 13.3 4,900 6,0
Plymouth Twp. ¢/ ly, 945 8,364 12,800 342 5.3 670 6.5
Tayler Mo 18,8,48 11\9,658 59"-100 3’081 97 1)'475 2.8
Westland 30,407 57,706 76,000 2,730 6.4 2,775 L2
Rest of area 220,588 416,780 466,900 18,619 5.9 7,625 1.8
Oakland County 396,001 620,2%9 8&9,000 29,426 5,6 24,100 3.2
Beverly Hills NA » oL - - .
Bloomfield Twp. 3,851 22,530 37,100 1,868 17.7 2,225 7.6
Farmington Twp. 11,22} 25,526 35,900 1,430 8.3 1,575 5.2
Independence Twp. 3,448 10,121 13,500 667 10.8 510 Lok
Madism Heights NA 33,343 37,200 - - 590 1.7
Oak Park 5,267 36,632 39,700 3,137 19.4 k70 1.2
Pontiac 73,681 82,233 85,000 855 1.1 420 0.5
Royal. Oak ¢/ 46,898 80,612 93,700 3,371 5.k 2,000 2,2
Royal Oak Twp. NA 8,147 13,800 - - 860 8.1
Troy NA 19 ) 382 25 ) 700 - - 960 ll 3
Waterford Twp. 24,316 47,008 55,000 2,269 6.6 1,225 2,4
'W. Bloomfield Twp. 9,416 13,867 20,800 L5 3.9 1,050 6,2
Reat of county 217,900 270,694 319,800 - - 7,475 2.6
Macomb County 18)4,961 05,80k 561,000 22,08k 7.9 23,600 5.0
Clinton Twp. s3 b‘zé':%‘ﬂ ‘3'171‘60'6 ‘I‘?, 28 9.1 "1",‘732 k.3
Roseville ¢/ 15,816 50,195 56,800 3,438 11.5 1,000 1,9
St. Clair Shores 19,823 76,657 90,000 5,683 13.5 2,025 2.5
Shelby Twp. 5,930 17,114 24,200 1,118 10.6 1,075 5.3
Sterling Twp, 6,509 1,622 35,000 811 8.1 3,100 13.2
Warren 42,653 89,246 170,500 4,659 7.4 12,350 9.8
Reat of county 83,837 132,302 150,500 4,847 k.6 2,775 2.0

g// Totals may not add, because of rounding.

Derived through a formula designed to calculate the rate of change
on a compound basis.

- o/ Part of change from 1950 to 1960 was dw to annexation,
Source :1950 and 1960 Censuses 3 1966 by Market Analyst.



Table VIT

Components of Population Change

Detroit, Michigan, Housing Market Area
April 1950 - November 1966

oy | o/
Average annual change, 195%0-1960 Average anmal change, 1960=1966
—E Wet nabural — Net Vet natwral Vet
Area Population _ increase migration Population _ increase b/ migratiom
HMA total 7h,616 6l ,69k 9,922 61,950 51,800 _ 10,150
Wayne County 23,107 Lk ,855 -21,748 14,25 30,200 - 15,950
Osikland County 29:h26 12:h:|14 171012 2h:100 11:500 12,600
Macomb County 22,084 7,425 14,659 23,600 10,100 13,500

é/ Colums may not add, because of rounding.
/ Net natural increase for first 10 months of 1966 estimated by Housing Market Analyst.

Sources: Detroit Metropolitan Area Regional Planning Commission,
19% and 1960 Censuses of Populatione
Estimates by Housing Market Analyst,



Table VIII
Household Trends

Detroit, Michigan, Housing Market Area
April Eﬁ ~_November 1966

April April
Area 1950 _1960
HMA, total 828,832 1,080,649 1,193,000 25,182 2,6 17,100 15 °
Detroit Urban Area 5%2,%63 % 86,700 1,;25113 %ﬂ -l,ﬁg -%:721
Dearbora . .
Detroit 512:h1h miasv 50l ,900 242 0.1 -1,500 -0.3
Herper Woods 2,528 5,383 6,000 286 7.6 95 1.7
Rest of area 37,828 140,925 41,200 310 0.8 ko 0.1
Western Wayne County %,666 189,6% 225,300 9,89 7.k Dli25 2.7
Allen sz 9122 9, 10,800 630 11.0 210 2.1
o D I TR
Inkster o .
Livenia 1,832 17,0l 24,900 1,218 12.6 1,200 5.8
Plymouth Twp. o/ NA 2,009 3,%00 793 : ; Z;(’l;g g.;
Taylor Twp. h,712 12,613 15,000 . 2 2.7
Westland 11,048 12,688 16,900 16k 1.k kO L.
Rest Of area 63,000 110,3‘.}3 123,7“) - - 2’025 1.8
Oakland County 109,2 188,986 232,500 7,975 5¢5 = 6,625 3.2
Beverly Hills g Bdp 2% 2 22 Lplp 24
Bloomfield Twp. RA 5,948 9,600 - - 560 7.3
Fa.m:!.ngt.on Twp. NA 6,690 9’300 - - 200 iog- '
Independence Twp. NA 2,L68 3,300 8-- - gg 2.0
Madison Heights 2,719 8,545 9,700 583 1l.k 1 .
Oak Park 1,Lk6 9,678 10,500 823 19.0 120 1.5
Pontiae 20,051‘- 23 ,22h 23 ,7w 317 105 70 Ooh
Royal Oak ¢/ 13,284 22,803 26,200 952 S.4 520 2.1
le Oak Twp. NA 1’873 3,200 - - 200 8.2
Southfield :: g,ghug 12,;£ - - 1,%3 i:ﬁ
Troy ’ - -
Vaterfard Twp. A 12,734 14,900 - 330 2.
W. Bloomfield Twp. NA 3,643 59500 - - 280 6.3
Rest of county 71,736 75,186 90,000 - - 2,250 2,8
Macomb County 149,165 106,99 148,500 5,753 7.8 6,300 E_.g
Clinton ° NA 700 - - —'-m-d ®
Roeevill?p_c_/ k,257 12:h05 11;:300 815 10,7 290 2,2 .
Ste Clair Shores 5,462 19,933 23,200 1,47 12,9 500 2.4
Starling Tup 0 38 &0 - - i 5o
er . - - o
Warren 13,186 23,911 k6,100 1,076 6.0 3,375 10.0
Rest of county 26,560 36,325 1,200 - - 70 2.0

e/ Totals may not add, because of rounding.

B/ Derived through a formmla designed to calculate the rate of change on a compound basis,

5/ Part of change from 1950 to 1960 was due te annexation. |
Source#: 1950 and 1960 Censuses; 1966 by Market Analyst,



Area and period

HMA: 1950
1960
1966 _
Average amnual change,'50-60
160=66

1950
1960
1966
Average anmual change,ISO—bOv

Detroit Urban Area:

Western Wayne County:1950
1960
1966
Average anmual change,50=60
60=66

Oakland County: 1950
1960
1966
Average annual change,!50=60
6066

Macomb County: 1950
1960
1966

Average annual change, '50-60
60-66

&/

Totals may not add, because of rounding.

Sources: 1950 and 1960 Censuses of Housing,
1966 estimated by Housing Market Analyst.

Table TY ‘
The Ho Inventory by Occupancy and Tenure a8/
Detroit, nc!;_ga, Housing Market Area
April 1950 - November 1
Housing Occupied housing wnits Vacant units
inventory, — Available Other
total Total  Owner Renter Total Total Sale Remt  vacant
858,027 828,832 512,510 316,322 29,195 10,593 6,278 4,315 18,602
1,153,243 1,080,649 767,603 313,06 72,594 h8,1hk 11,036 37,108 2k4,L50
1,246,000 1,193,000 857,200 335,800 53,000 24,700 7,200 /17,500.28,300
29,522 25,182 25,509 =328 4,340 3,755 416 3,279 585
14,100 17,200 13,600 3,450 -2, -3,575 -580 -2,975 590
590,823 579,62 318,69 260,768 11,3061 5,90k 3,023 2,881 5,457
637,200  595,0k3 355,590 239,453 42,157 33,667 3,234 30,433 8,490
613,200 586,700 352,100 234,600 26,500 16,100 2,500 13,600 10,400
k,637 1,558 3,690 -2,132 3,080 2,776 21 2,755 303
'3 9650 "1’ 275 '525 -750 "23 375 -2 [] 675 -110 ‘2, 550 290
9k,802 90,666 68,791 21,875 4,136 2,139 1,803 33%6 1,997
198,049 189,625 162,376 27,249 8,2k 5,432 3,135 2,297 2:992
232,000 225,300 190,300 35,000 6,700 3,100 2,000 1,100 3,600
10,325 9,896 9,359 537 429 329 133 196 100
5,150 5,425 4,250 1,175 -260 -3%  -170 -180 %0
120,096 109,239 84,981 24,258 10,857 1,951 1,107 84k 8,906
204,632 188,986 157,365 31,621 15,6k6 5,720 2,809 2,911 9,926
246,900 232,500 188,400 L4h4,100 14,400 3,700 1,700 2,000 10,700
8,u5h 7,975 7,238 736 h79 377 170 207 102
6,125 6,625 4,725 1,900 -190 -:106  -170 -140 120
52,306 ho,465 LO,0hk 9,421 2,8l 599 345 25l 2,242
113,362 106,995 92,272 14,723 6,367 3,325 1,858 1,467 3,042
153,900 148,500 126,400 22,100 5,400 1,800 1,000 800 3,600
6,106 5,753 5,223 530 353 273 151 121 8o
6,150 6,300 5,175 1,125 -150  -230  -130 -100 8s



Table X

Housing Inventory by Units in Structure
Detroit, Michigan, Housing Market Area
April 1960 and November 1966

Yestern
Detroit Urban Area Wayne County Oakland County Macomb County HMA total
Units in structure Number  Percent Number Percent Number Percent Number Percent Number Percent
April 1960
1 unit &/ 391,847 61.5 184,556  93.3 187,779  91.8 106,L31  93.9 870,613  75.5
2 units llg,ggo 17.4 6,267 3.2 5,819 2.8 2,79ﬁ 2.5 122,%2 igg
3 or more ynits 13 3 21.1 6,888 3.5 11,031 S.li 4,10 3.6 15 .
Total P 637,270  100.0 197,711 100.0 204,629 100.0 113,331 100.0 1,152,0h1 100.0
November 1966
1 unit 3/ 387,600 63.2 212,000 1.4 218,500 88.5 140,200 91.1 958,300 76.9
2 units 106,100 17.3 5,900 2.5 5,L00 2.2 2,700 1.8 120,10u 9.6
3 or more units 119,500 19.5 1,100 6.1 23,000 9.3 11,000 7.1 167,600  13.%
Total Z13.500 100.0 . 535,000 100.0 2h6,000 100.0 183,000 100.0 1,56.000 T000
a/ Includes trailers.

b/  Differs from the count of all units because units by structural size were enumerated on a sample in 1960,

Sources: 1960 Census of Housing.
1966 estimated by Housing Market Analyst.



Table XI

Distribution of the Housing Supply by Year Bualt
Detroit, Michigan, Hous Market Area

November
_ Western
a/ Detroit Urban Area _Wayne Coun Oakland Cownty Macomb County HMA Total

Age = Number  Percent n"m'ﬂ?“ﬁ Number Percent Number Percent Number Percent
April 1960 - Oct. 1966 16,050 26 36,950 15.9 145,300 18.3 1,70 27.1 140,050 1.2
1955 - March 1960 20,600 34 60,700 26,2 L7,700  19.3  38,k00  24.9 167,k 13.h
1950 - 1954 51,550 8.s 49,700 214 k5,100 18.3 26,40 17.2 172,750 13.9
1940 - 1919 101,000 16,5 0,400  17.; 40,700 16.5 20,100 13.1 202,200 16.2
Shaame g 25 R b BES a2 R I WS

or earlier 2. 32,400 0 100 .7 17,700 11, 8,200 .
Total 13,500 %‘g 532,000 100.0 245,900 100.0 153.900 I&T‘g 172 %3

a/ The basic data from which the estimates were derived reflect an unkmown degree of error in "age af structure®
occasioned by the accwracy of response to enumerators! questions as well as errors caused by sampling.

Source: 1960 Census of Housing, adjusted by Houging Mariket Analyst to reflect changes since 1960,



Table ¥IT

Housing Units Authorized by Bullding Permit

Area

HMA, total

Detroit Urban Area

Dearborn
Detroit
Harper Woods
Rest of area

Western Wayne County

Allen Park
Dearborn Heights
Garden City
Inkster
Livonia
Melvindale
Plymouth Twp.
Southgate
Taylor Twp.
Westland
Rest of area

Oakland County

Beverly Hills
Bloomfield Twp.
Farmington Twp.
Independence Twp.
Madison Heights
Oak Park

Pontiac

Royal Oak

Royal Qak Twp.
Southfield

Troy

Waterford Twp.

We Bloomfield Twp.
Rest of county

Macomb County

Clinton Twp.
Roseville

St. Clair Shores
Shelby Twp.
Sterling Tup.
Warren E}p
Rest of county

Includes Centerline.

Detroit, Michigan, Housing Market Area

January 1960 - November 1966

Jan.-Nov,
1960 1961 1962 1963 196l 1965 1966

16,428 15,369 19,132 21,736 25,599 31,899 21,822
1,606 1,996 3,813 2,796  3,07L © 2,157 1,907
14l 135 295 157 187 98 182
1,268 1,523 3,102 2,215 2,321 1,751 1,43L
30 143 188 159 281 15 114
16} 195 228 265 285 293 177
5,253 h, 767 L, 740 5,547 5,977 © 8,358 5,691
101 233 159 " 258 290 330 3L6
6),0 507 382 637 953 818 547
104 38 103 205 163 160 198
233 153 125 318 149 2Ll 33
1,202 1,18 1,201 1,54 1,45h  1,Ll3 492
20 L6 39 96 98 - 217 186
37 35 129 170 371 56 398
29 10 8 37 32 625 279
578 168 197 318 318 649 579
913 892 697 525 L2 1,270 852
1,393 1,257 1,500 1,L39 1,703 2,096 1,781
3,998 3,613 5,037 7,205 8,708 12,458 8,583
39 5l 155 23 343 337 120
365 L52 168 765 674 878 559
12 285 288 325 377 919 668
55 L6 73 1.35 252 210 165
101 62 79 o1 60 602 193
106 16 19 53 317 300 165
239 272 235 271 372 321 275
366 1120 €78 837  1,0kh  1,2L6 353
106 35 2h2 56l LO3 261 -
380 640 776 1,029 1,560 2,772 1,726
158 127 165 206 290 660 1,546
330 Uk 239 394 364 651 3Ll
121 129 214 331 Ls3 500 397
1,220 83l 1,406 2,001 2,195 2,771 2,072
5,571 1,973  5,5L2 6,188 7,80 8,926 5,6L1
11L 200 73 oL3 T4LO 573 653
341 s 27h 669 393 502 317
1138 290 328 LhLs 502 661 513
272 183 275 342 6L6 1185 313
532 125 1162 51l 102 1,920 1,538
3,259 3,281 3,058 2,388 11,158 3,638 1,367
615 5 672 687 1,299 1,147 935

SourceS? United States Bureau of the Census.

Detroit Metropolitan Area Regional Planning Commission.



Table XIIT

Housing Units Authorized by Building Permits
Detroit, Michigan, Housing Market Area

January 1953 =November 1966

Ome Two Three or more Tot al

Period family family family units
Yoar:
19 Neheo N.A. N.A. 25,019
1951 N.A. N.A. N.A. 27,515
1952 N.A. N.A. N.A. 32,301
1953 30,830 512 3,766 35,108
1954 40,225 928 2,291 L3, kbl
1955 k1,253 L36 1,037 k2,726
1956 3,1n 358 1,16 32,600
1957 22,229 292 3,060 25,581
1958 21,857 270 1,678 23,805
1959 20,685 116 879 21,680
1960 14,880 364 1,184 16, 428
1961 13,756 99 1,514 15, 369
1962 1,180 58 k,89k 19,132
1963 15,321 360 6,055 21,736
196k 17,280 98 8,221 25,599
1965 18,470 1y 13,315 31,899
Ten months:

1965 16,021 100 11,020 27,11
1966 12,543 104 9,175 21,822

N.A,. Not availab ls,

Sources: Detroit Metropolitan Area Regional Planning Commission,
United States Buream of the Census.
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Table X1V (con't)

Detroit, Michigan, Ares Postal Vacancy Survey (continued)

November 22-30, 1966

Tokal residences and apartments Residences Apartments House trailers
Total possibl Vacant units Cader Total possibl Vacast units Under Total possibl Vacaat units . Under Total possible '\’-cl.lll
Pastal area deliveries All % Used New const. deliveries All % _Lsed New const. deliveries All ;%_ Used New const. deliveries No. %
Trenton 3/ 3,263 26 0.8 14 12 67 2,999 16 0.5 7 9 3 264 10 3.8 7 3 64 - - -
Wayney 2 10,071 130 1.3 81 49 182 8,880 72 0.8 68 4 26 1,191 58 4.9 13 45 156 - - -
Wyandotte 2/ 9,111 112 1.2 54 58 292 8,495 83 1.0 38 45 147 616 29 4.7 16 13 145 69 1.4
Macomb County 70,813 715 1.0 500 215 1,305 | 66,124 645 1.0 434 211 1,078 4,689 70 1.5 66 & 227 2,163 77 3.6
Center Line 2,952 6 0.2 4 2 5 2,807 4 0.1 2 2 5 145 2 1.4 2 - - - - -
East Detroit 6,222 24 0.4 22 2 16 5,853 20 0.3 18 2 16 369 4 1.1 4 - - - - -
HWount Clemens
(12-2-66) 3/ 14,188 140 1.0 109 31 242 13,168 139 1.1 109 30 198 1,020 1 0.1 - 1 Lb 821 11 1.3
New Baltimore
(11-18-66)%/ 2,173 - 0.0 - - 56 2,173 - 0.0 - - 36 - - - - - 20 47 - 0.0
Richmond (12-1-66)g 2,298 90 3.9 89 1 22 2,231 76 3.4 75 1 20 67 14 20.9 14 - 2 - - -
Roseville3/ 7,409 66 0.9 59 7 180 6,988 47 0.7 42 5 167 421 19 4.5 17 2 13 - - -
St. Clli}' Shores 2/ 7,921 84 1.1 42 42 61 6,853 75 1.1 34 41 25 1,068 9 0.8 8 1 36 - - -
Utica 2/ 7,210 89 1.2 60 29 328 6,980 83 1.2 54 29 315 230 6 2.6 6 - 13 330 40 12.1
Warren 2/ 20, 440 216 1.1 115 101 395 15,071 201 1.1 100 101 296 1,369 15 1.1 15 - 99 965 26 2.7
Oakland County 115,783 1,895 1.6 1,081 814 2,053 | 102,122 1,219 1.2 861 358 135 | 13,661 676 4.9 220 456 1,318 2,265 6 3.0
Birminghem 2/ 6,748 123 1.8 56 67 251 6,259 73 1.2 42 31 45 489 50 10.2 14 36 206 - - -
Clavson 4/ 4,862 29 0.6 15 14 34 4,862 29 0.6 15 14 34 - - - - - - - - -
Drayton Plains 4/ 4,086 68 1.7 27 41 25 4,021 50 1.2 25 25 25 65 18 27.7 2 16 - - - -
Farmington 3/ 6,720 127 1.9 61 66 725 6,067 91 1.5 52 39 146 653 36 - 5.5 9 27 579 359 3 0.8
Ferndale5/ 2,973 19 0.6 9 10 - 2,903 9 0.3 9 - - 70 10 14.3 - 10 - - - -
Bazel Park (12-1-66) ¥ 4,030 63 1.6 56 7 9 3,912 41 1.0 34 7 9 118 22 18.6 22 - - - - -
Holly 4 2,621 54 2.1 28 26 15 2,521 25 1.0 25 - 15 100 29 29.0 3 26 - 103 16 15.5
Lake Orion & 3,865 157 4.1 139 18 69 3,795 145 3.8 127 18 69 70 12 17.1 12 - - 167 3 1.8
Oak Pll‘ég 4,261 26 0.6 26 - - 2,445 5 0.2 5 - - 1,816 21 1.2 21 - - - - -
Oxford 2,193 - 0.0 - - 18 2,179 - 0.0 - - 18 14 - 0.0 - - - - - -
Pontiac (12-5-66) 2/  26.736 634 2.4 365 269 63 | 23,629 335 1.4 285 50 46 3,107 299 9.6 _80 _219 17 541 25 4.
Auburn Heights 2,346 221 9.4 7 214 6 2,081 10 0.5 7 3 3 265 211 79.6 - 211 3 381 18 4.7
Pontiac 24,390 413 1.7 358 55 57 21,548 325 1.5 278 47 43 2,842 88 3.1 80 8 14 160 7 4.4
See footnotes on page 4,

The survey covers dwelling units in residences, apartments, and house trailers. including military. institutional. public housing units, and units used only seasonally. The survey does not cover stores, offices, commercial hotels and motels, or
dormitories; sor does it cover boarded-up residences or apartments that are not intended for eccupancy.

The definitions of ““residence”” and “‘apartment’” are those of the Post Office Department. i.¢.: a residence represents one possible stop with one possible delivery on a carrier's route; an apartment represeats ane possible stop with more than

one possible delivery.

Source: FHA postal vacancy survey conducted by collaborating postmaster (s).
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Table YV

New Homes Completed in Selectod Subdivisions
Betrolt %Hm X ,

Speculat ive Construction
Houses completed Number Number Percent
Sals s price Number Percenmt Pre-sold Total sold unsold wunsold

Houses completed in 1963

Under $ 12,500 1,160 31 1,160 - - - -
12,500 - 14,999 1, 1161 31 1,139 22 22 - -
15’000 - 17’h99 53,‘ 1,4 528 6 6 - -
17,500 - 19,999 L89 13 478 1 5 6 55
20,000 ~ 24,999 32;;'" g : 322 - - - -
25 000 over - - - -

- P T O™ 5% ¥T B T O™

Hous es completed in 196l

Under $ 10,000 Lé 1 L6 - - - -
10,000 - 12,499  1,ul1 1h 1,013 28 28 - -
12,500 - 14,999 1,649 22 1,539 110 1310 - -
15,0“) - 17’,499 1,661 22 1,588 73 73 - -
17,500 - 19,999 842 11 797 hs LS - -
20,000 - 24,999 1,119 15 1,025 9L ok - -
25,000 ~ 29,999 924 13 848 76 76 - -
30,000 - 3h 999 67 1 67 - - - -

35,000 and over L 1 - -
" rotal 7:5%5 100 3355% % %

Houses completed in 1965

Under  $ 10,000 6 - 6 - - - -
10,000 « 12 h99 386 N 386 - - - -
12,500 = 1h 999 1,343 ) 1,343 - - - -
15,000 - 17,h99 2,119 23 2,034 85 8k 1 1
17,500 - 19,999 605 6 sh7 58 56 2 3
20,000 - 24,999 1,787 19 1,665 122 120 2 2
25,000 - 29,999  1,h61 16 1,405 56 56 - -
gg,ggg - ch,999 X gii 7 238 58 55 3 5
’ and over 11 20 191 188 2
Total SIE 0 GEL 3o 3% @ 0 =

g_/ Covers all subdivisions in which five or more houses were completed during
the year,

Source: Annual survey of unsold inventoary of new houses conducted by the
Detroit Insuring Office.



