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THE CURRENT HOUSING MARKET SITUATION

DETRoIT, MICHIGAN, AS 0F JANUARY 1, 1974

Foreword

This current housing situation report has been
prepared for the assistance and guidance of the
Department of Housing and Urban Development inits operations. The factual information, find-
ings, and conclusions may be useful also to
builders, mortgagees, and other concerned with
local housing problems and trends. The report
does not purport to make determinations with
respect to the acceptability of any particular
mortgage insurance proposals that may be under
consideration in the subject loca1ity.

The factual framework for this analysis was

9grglgped by the Economic and Market Analysis
Division of the Detroit office under the
direction of John Terranella, Area Economist,
on the basis of information available on the
"as of" date from both local and national
sources. Subsequent market developments may,
of course, occasion modifications in the
conclusions of this report.

The prospective demand estimates suggested in
the report are based upon an eval ualion of the
factors available on the "as of,' date. They
should not be construed as forecasts of
building activity, but rather. as estimates of
the prospective housing production which would
maintain a reasonable balance in demand-supply
relationship under conditions for the "as bi'r-
date.

Department of Housing and Urban Development
Economis and Market Analysis Division

Detroit Area 0ffice



THE CURRENT HOUSING MARKET SIT{]i,TIJII
DETROIT 14I CH I GAN

AS 197 4

For this analysis the Detro'it, M'ich'igan 11t;usiri, l'l;u'ltet Area (HMA)

'is def ined as Wayne, 0akland and Macontb cnttnt.ies. The populat jcn of

the tii'lA was estimated to be about 4,357,700 .,it the Le9'iniritrg cf 1974.

Economy of the Area

l'ota'l nonagricul tural wage and sa'lar:r entpl oyment , i n the Detroi t
Hi\lA, averaged 1,585,500 'in .l973, a peak level , and 4.2 percent above the
1972 avcrage. Unemployment was equai to 6.3 percent of the total labor
force in 1973, down from the 7.8 percent avera.le of .I972 

and lower than
in any year since .l969. Several layoff s h:r'C beetr annouttced by the
autornobile industry prior to the end of.l973 but these anticipated lay-
offs vuere not expected to affect employment unt'i1 January 1974.

l";,e Datroit econotny.is dr-;,ririatecl b-), tni: t,r^t,ductjon of orimary
metals " fabricated metals. nonelectrical mach.i;13r.y dnd transportat'ion
equipnient. Respective shires of total r,/agc a[i', snl ar'y empl oynent vary
cyclicaily, wiLh transportation equipment averaqing around 15 percent
af total vrage and sal ary enlpl oyment or' about 250,000 enrpl oyees i n .I973.

Since i970, the Detroit industr'.i,rl rri:r l"rns chariged very little
, li,hou,;,' the rtlative share of the manlrf,1c1.r{,'i;l; tcctor has increased
sliohtly i-ittle diversificat'ion has h,. r' ,ii'rirt; the relative imnortance
r,l'.i:ranst.trtation equipment emplo.yrnent as a share of the durable goods
';rtal lia . increaSed over the pas'b Lhr.eer \,it.ti'.ri. l:nrrloyritent in nondurahl e
qoods indursties changed very s1ight11"'.
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When employment data is disaggregated by counties a few trends
become discernible. During the period l97l through 

.l973 all three
counties experienced growth in wage and salary employment with 0akland
county showing the largest percentage gain with .l1.2 percent. Oakland
county has also experienced the most rapid rate of growth in non-
manufacturing employment with l4 percent or 21,000 persons since .l970.

In terms of respective shares of employment the distribution of iobs
between the three counties is changing slowly. In I971 Wayne county
had 1,027,100 wage and salary emp'loyment or 69.3 percent of the three
county total. By 

.1973 this had declined to 68.3 percent. This did
not represent a decline in employment in Wayne County, rather it
reflected the more rapid growth of Macomb and Oakland counties. In
1973 Oakland county had i9.6 percent and Macomb county has l2.l percent
of total wage and sa'lary emp'loyment.

Anticipating future employment levels in Detroit is difficult
at this time due to many exogenous variables. Unemployment is expected
to iump sharp'ly in the first quarter of 1974. Transition from large
car production to small car production is typically slow and may not
be feasible in many older local plants as in newer plants outside the
Detroit area. It is not believed that the current short-run
demand for small cars comp'letely reflects a permanent preference change.
It is expected that demand for larger cars will increase substantial'ly
when fuel availability increases and particularly if Iarger cars
are made more efficient. It is doubtful, however, that consumer
preferences will return entirely to reflect preembargo demand.

Income

The median income in the Detroit HMA at the beginning of .1974 
was estimated

at about $15,000 for all families and $1.l,200 for renter households,
excluding single individuals. Median income in .l969 

was $.l2,117 and $8,650
for al'l families and renter households respectively. For distributions
of families by income, disaggregated by county, see table II

DEMOGRAPHIC FACTORS

Popul ation

As of January 
.1974 the population of the Detroit HIrIA was estimated

to be about 4,357,700. The population of the counties of Maconib. Oakland
and Wayne were estimated at 686,000, I,005,000 and 2,666,700 re:,i:ctive1y.
The population of the City of Detroit was estimated at '1,418,600 -d
Wayte county exclusive of Detroit was estimated to be .l,248,100.
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It was estimated that the three county HMA had been gaining
population since .l970 at an annual rate of 4],.l00 persons, compared
with the 43,757 annual increase between 

.l960 
and 

.l970. 0f the three
counties,0akland county has been growing the most rapidly s'ince 1970 at
a rate of 25,900 persons annuaI1y. This represents a substantial change
from the .l960-1970 period when Macomb county had the most rapid growth

Population growth in the HMA wjll slow to 36,300 persons annually
over the next two years. Even though 0akland county populat'ion growth is
expected to slow to about 23,000 annually, ti stjll should maintain jts
position as the most rapidly growing county; (see table III).

Si nce 
.I970, 

tota l popul ation gror,rth i n the Detroi t HMA has been
greater than the net natural increase, (births minus deaths) suggesting
a slight net in-migration.0n county levels both Oakland and Macomb
counties experienced net jn-migration while tdayne county experienced a
net out-migration. In recent years resident births have declined
significantly which is resulting in smaller noLiseholds. In .l970 the net
natural increase was about 45,700 for the HMA, compared with about 30,700
in 1972, a 32 percent drop in two years.

Househol ds

From 
.l970 

through .l973, the number oi households increased in the
Detroit HMA at an annual rate of about 22,350 fronr .l,266,585 in .1970 

to
1,350,500 in 1974. Between 

.1960 
and l97Lr the number of households had

increa;ed at an annual rate of .l8,593 froiir 1 080,649 in .l960 to .l,266,585

in .1910. 
The increase in the rate of hor;sehold formation in the HMA was

mostly the result of a substantjal jncrease jn the populat'ion in age
group 2A-29, where new household format'ior: is greatest. For the City
of Detroit it was estimated that there were 482,200 households as of
Janu"t"y 1974. This represented a loss of 4,.I5C households annually since
Aprii 197A.

llousehold growth over the forecasL perlod 1974 to .I976 is expected to
increase at a rate of 26,250 annuaily or by .l.9 percent. The increase is
not ettough, however, LLi prevent a decline in the rate of populatjon growth
in t.lre three counties due to declining horlsehold s'ize.

i,0iJ;, i N; IIARKET FACT0RS

Housinq Invento ry Components

As of January 1974, the housing ir,verrt,oi^.y of the Detroit HMA was
estiniated to contain .|,4.I4,500 

horrsing units, an increase of aboutq?,200 since l9/0, or an annual increase.of about 24,600. The increase
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consisted of .I08,900 
new hous'ing un'its less 24,500 dernol jtions and a

7,800 net ga'in in mobile honres.

In .l970, 
owner-and renter-occupied units as oercentages of the

occupied inventory were 72..l percent and 27.9 percent resnect'ive1y.
By 1974 it rvas estimated that these distributions had changed to 7.l.5
percent for owner-occup'ied and 28.5 percent fcr renter-occupied unjts.
Condominium occupancy'is included in the owner-occunie,.l sector and may
have slowed the increase in renter occupancy. 0f the three counties,
l,lacomb county has the highest percentage of owner-occupied dwellings
with 80.9 percent; and Wayne County is estimated to have the largest
percentage of renter-occupied dr^rellings wjth 32.8 percent. For a more
detailed breakdown, refer to table IV.

The absolute number of vacant units increased during the .l970

to .l973 period. However, the overall vacancy rate hardly changed from.l970, as the housing market started tc tighten up during mid-.l973
following the building boom of l97l and 1972.

ltlost all of the increase'in vacant sales housing is accounted
for uy condominium activ'ity. Al I of the increase in vacant rental .

housiirg i.s found in tnJayne Lounty, whil e the increase in "other vacant"
housingUcan be accounted for by abandonments and defaults 'in single-
family housing, aga'in mostly in l^layne county.

The estimated vacancy rates in the housing market area as of
1-1-74 are .l.0% 

and 7.7% for sales housing and rental housing,
respective'ly. Both 0akland and Macomb counties showed a decline in
the rental vacancy rate since .l970, reflecting both rap'id growth
and excessive condom'inium activ'ity. A moderate loosen'ing of the
rental market was ind'icated 'in suburban Wayne county. (see table IV).

Res idential Bu i 1 {i rry Acttftly
From 

.l970 to January 1974, building permits were issued authci i;ing
118,222 housing units. 0f this total , 67,462 units were non-subsid'ized
(57%) either single-family or condominium-type housing. Subs'idized
hous'ing, including Section 235/236, public housing, etc., accounted for

"other vacant" defined as seasonal un'its, units rented or si-lld and
awaiting occupancy, vacant dilapidated units and units held of'the
market.

el
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16% of total authorizations
area. Tables V and VI show
bui'lding activity by county

Following the .|969-70 recession and nrortgage credit scarc'ity'
residential nuttOing activity started to qain monentuln in the 2d

quarter of .l970. 
Beiause of ine depressed first quarter, permits

authorized total led only 22,908 for the year. The force of the upsurge
was felb most significairtty in l97l with permits totallilg q record
36,283 units. Ail three count1es participated in the .1970-71

expansion, although 0akland county'S rate of increase Wa.s by far the
most dramatic.

The year .l972 brought a decline jn building author.izations for
the Detroit area, 30,6.15 units" The decl'ine reflected a slow down

in subsid'ized hottsing, a shift to condominium sharply reducing renta'l
construction, and some increase in 'racancy 1eve1s. The decline in,i97/ 

was shared by a.ll three counties.

Tota'l building authorizations continued to decl'ine through 
.l973,

but that decrease was confined to Wayne County while both 0akland and
Macomb Counties showed gains largely sustained by increased authorizations
for nevr rental construction. Sing'le-fam'i1y activity decl ined in al l
counties" reflecting increasing mortgage cred'it costs and the large
unsclr.i invertory early in the year.

, c;l ,lanuary 1974, an estimated total of
,iricle'r -;nstruction in'!he Detroit housing mark
ilmiIv and rental units under construction app'ieve'ls r'rur the 4,000 units of condoninium hous
is iudgerl as too high in relation to recent ab

isee bal:1€,V).

three county Detroit Metropolitan
atistical data on residential
using*structure tYPe.

i6,850 units were
et area. Both single-
eared below dangerous
ing under construction
sorption experience.

in the
the st
and ho

il'irto,,,ir iiti i.:',, tl,,rket

iis ha
t iie :ondonr
in i lrms o

sb
irri
fu

ern pointed out recently in a number of local publications,
ulr sector of the housing market has been growing. However,
n i +.s au thori zed , 'it seems reasonabl e to state that the

i,ierk.,; is ever"urri I t and has been s'ince mid-.I973.

C,"ri,domirr'iums hau,e accounted for a greater share of the market
i,i etrit:li sti;i:essive yeay" since .i970. In'.97C only 3% of nonsubsidized
miiltt r'ami't_v act ivity was authorizeci as cr;ndonriniun, but the proportion
inct"ei :cd to 35r; 'ir: 

.I973 (not including existing apartments converted
t.;r i.oi,iiorii;r-.iums). Fron; ihe available daLa and field surveys, it is
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estimated that .I4,206 units were authorized as condomjnium during
the 1970-73 period. About 55% of these units are located in Oakland
county. However, not all authorizations have been comnitted as
condom'inium and some have been converted back to rental or have been
termi nated.

A survey of condom'inium developments conducted prior to the changed
mortgage market conditions last summer indicated market absorption
in the range to 60% - 70% of units available. In the second half of.l973 a tightened mortgage market and increasing uncertainty about the
local economy probably reduced sales even more, particularly for units
priced above $40,000.

A degree of market imbalance does vary by location within the
Detroit housing market area. Condominium sales in Macomb county, in
terms of annual absorption rate, appears the highest. The softest
area is Oakland county, where a substantial number of units designated
as condominium are under construction. Wayne county may attain some
balance this year after substantial building in 1972.

The reasons for the overbuilt market are varied. No doubt some
builders simply overestimated the depth of demand after a few initial
successes. This is especially true in a market where single-family
homeownership remains a strong household objective. However, publicity
about construction and management problems also inhib'its potential
buyers. Fina'l'ly, it is new product in this area and resale experience
is thin, which slows down buyer enthusiasm.

The analysis of last year's activity suggested a market of about
3,000. units annual'ly. A review of various economic-demographic factors
indicates a slowly rising annual demand estimate is warranted, but
probably not greater than 3,500 units.

One aspect of overbuilding the condominium market is the diversion
of housing supply from the rental market. A more prudent analysis of
the market would have led some developers to continue buildir-ig renl-al
projects to meet the increasing demand of young households. Financially,it may be very difficult to convert condominium deve'lopments back tc
rental.

Rental lvlarket

fhe nonsubsidized rental market in the Detroit HMA is generall.y'rrone.
The renter vacancy rate is about 7.7%. Howeven, in Oakland and Macr,rl:
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counties the rate is bel ow 6%. (The city of Detroit is discussed
later in this report). Demand is currently'stiong because of the high
rate of growth among hous'eholds under 30, diversion of resources to
condominiums, and increased prices of sales housing.

Since .l970 building permits authorized totaled 38,21.l nonsubsidized
units for the rental market. Macomb county accounted for 2l%, Oakland
35%, and wayne county 44%. In contrast to 0akland and Macomb, llayne
gounty showed a moderate increase in rental vacancy rate during the
1970-73 period.

Two rental submarkets appear soft relative to the rental market
of the Detroit area. The first is the conventional apartments in the
"downriver" Wayne county area; second, iS the higher-priced hi-rise
developments. It is difficult to determine the degree of market
softness in these areas with precision but caution is warranted.

Most of the new apartments being built throughout the HMA remain the
ordinary garden apartment, but townhouses are inireasing steadily as a
proportion of the total market. Typicat rents for new rental units in.l973 

were as follows:

Effi ci ency
I BR unit
2BR unit
3BR unit

$'r60-$180
I 85-200
I 95-230
250-300

H-i-rise development since 1970 has been relative]y confined
geographical'ly but there are indications that such projects will increase
as we tnove toward ,l980. 

An increasing number of professional and
techni ca1 

_ 
occtrpati ons , smal I er househol ds , etc. , shoul d buoy demandfor the h'igher priced hi-rise projects.

l-u.rury_trrrlnhouse developments and apartments more often fall'i;-: tr. $275 to $375 range, depending on the type of structure and location.

Frrr example, 3BR apartments in northwest suburbs within a planned
communi!,y Tuv get $275 - $gOO. In Macomb county 3BR townhouses go for
i??G - $rzs Typica'Ily, hi-rise apartment projicts are renting io. $es -
.I4i' uer morrr:h more than other projects.

There are an estimated 7,300 rental (nonsubsidized) units under
cori!+"ruction in the Detroit HMA. Almost half , about 3,600 units, are
lccate:t in 0akland county with Macomb and Wayne counties accounting for
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760 units, respectively. Substantial building activity
r "downriver" Wayne, Canton Township, Waterford Townshfp,
p, dnd the Sterling Heights Clinton Township areas.

y Housi nq-Nonsubsi di zed

Residential building authorizations for single-family construction'likely 
!o be financed with nonsubsidized mortgages totatira +0,3.l6 units,

about 39% of the total residential construction-authorized during the.l970 to 1973 period. The peak year for the nonsubsidized single-family
ry1ket was l97l , when authorizations reached approximately '13;soo; the.1973 figure of .l0,820 is only slightly above that for .l970. Higher prices
and mortgages costs are partly reiponsible for the decline but ihere'
is a steady shift toward multifamily housing in evidence.

There is some variation in the rate of
between the counties. Single-family build
and 9% in 0akland and Macomb counties, res
in Wayne county. In absolute terms, 0akla
Wayne by a substantial amount (see table V
nonsubsidized single-family authorizations

A survey of new sing'le-family homes shows the median sales price
of homes completed in the Detroit HMA in .1973 

was about 934"900,slightly less in Macomb and wayne counties but in 0akland county it
iras close to $43,000. Neither oakland nor Macomb county showed- non-
subsidized homes for under $25,000; however, surveyed developments in
rrJayne county indicated about 5% of .1973 sold for $25,000. The data also
shorved 66% of new homes priced above $50,000 were built in Oakland
county.

The decline in new single-family authorizations is bocsting the
existing house marl<et, despite higherinterest rates and tighter
]eldfng policies. A limited survey of sales of existing homes during.l973 

ind'icated the following average prices:

si ngl e-fami 1y bui 1 di ng
ing activity grew by 10%
pectively, but only by 5%

nd county I ed both Macomb and
), accounting for 43% of all

Wayne

Market
Area Macomb Oakl and Detroi t
$27,300 $27,500 $39,850 $27,900 920,4C0

These prices are not adjusted for quality, amenities cr ize.
However, the available statistics suggest an annual average price
increase of 6.0% since .l970. Continued sharp increases in the pric+i
of new homes should sustain the prices of existing homes, particularl.,,
for families of modest incomes.
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Next year's mortgages market appears qu'ite uncerta'in despite
early announcements about adequate funding.

During the first six months of 1973, mortgages interest rates
were in the 7.5% to 8.5% range, with a typical conventional loan
carrying 8% for a new home and 8.25% for an existing home. By June,
the interest-rate range moved to 7.75 - 8.75, reachj ng 9% -10"/, by
0ctober. By the end of the year, rates dropped to 8 to 9.5 percent
range (more typically 8.75). In January of this year, lendihg policies
Ioosened up and mortgage money started to become more readily available.

Consequently, the mortgage market appeared mone amiable to prospectite
homeowners. Indications were that Savjngs and Loans are experiencing
higher iayingg levels while the government's tandem plan was expended
to subsidize interest rates on new moderate income multifamily construction.
Resulting response in residential construction has not been evident.

Surveys conducted l'or the end of the first quarter of 1974 indicate
mortgage rates may be increasing with some tightening in money
availahi'lity. Although opinions vary, finance people are quite concerned
ov?r recent increases in the prime rate and bond yeilds, which could
divert funds out of the mortgage market.

Recent interest-rate developments show rates typical'ly at g 3/4%for a 9A% 1oan, which is up one-quarter from March.

idi th a h'igh federa
fi nanci,ig, it i s di f fi c
bet"ier durinE the rest

'l budget and increasing demand for captial goods
ult to see the mortgage market getting much
of 1974.

DilvrAND FllR NEttl l'lULTIFAMILY C0NSTRUCTION -CITY 0F D ETROIT

,'lir l, " .-,ti in an earlier section of this report, the cumentesti';,,rI tiuri-,:lr,.rlds in the C'ity of Detro'it is 482,200, down fromt,97,'/ii' ";i: eariv :970. The decrease is shared Uy Uotn ienters and
homeownic rs .

. Dgspite the dec'l'ine in household numbers since .l970, it is 1ike1y
that thene is r ceri:.nd for new rental construction at maiket rate
'!;.,

'r" l

: u!:

th: 
'in (

r.al v
st int

:t_y" Ti're rintal vacancy rate, as reported in the 1970 census.i,er "offir:ial" reports, is misleading. The census showed a
cit i:ir-)" ,'ate of 911 for the cjty of Detrr:it. However, aii'i pr-uportion of the bacant units are found in the so-called
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"inner-city". Rental vacancy rates in northwest Detroit were Iess than
3%; in west Detroit less than 5%; and along the northern perimeter and
northeast the rates ranged from I .7% to 4.0%.

The vacancy rate data suggest that where viable neighborhoods
are perceived, demand for rental units is strong. Naturally, vacancy
rates are only one indicator of rental market conditions.

A review of the relationship between renter household incomes
and their rent suggests a latent demand for new rental housing. We

believe that renter households may be paying less than they can afford
due to lack of availability of new housing stock; some of this latent
demand spills over to suburban markets and some into the sales hous'ing
sector.

Finally, recent experience at several rental developments over
the past few years revealed evidence of demand for new construction at
market rates. Several Section 236 assisted projects attracted a relatively
Iarge number of households with incomes sufficient to pay the market
rates.

A projection of renter households by income to 1974 indicates that
a'lthough the number of renter households has declined, the number that
can afford rental housing from $200 per month has increased substantially.
Since the supply of rental housing has not kept pace with the increase
in this group, it would appear that another demand component is present,
i.e. potential upgrading reflecting increasing income.

A quantitative surmary of the above discussion focuses on new
construction required to meet demand based on income and rent paying
ability, and increasing the competitive inventory. Tnu latter would
replace available units currently below code, in poot'locations, or
olherwise not marketable.

The followinq table shows the estimate of annual demand for rew
rental construction distributed by l"ent. The estimate is derfvgd from
projected changes in renter households by income class and expected t

rent-income ratios.
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Estimated Annual Demand New Rental Housin g

roi t

OBR I BR 2BR 3BR TotalRent

Under -$tAO
$r80 - 2r0
210 - 240
240 - 300
300 & above

50
20

m

200
I00
60
20

T8-0-

170
160
100
4m.

50
220
270
3.l0
150

t;000

90
30

TM

The above estimates of demand assume good locations, adequate public
services, and current mortgage market and cost conditions. Further,
since a substantial proportion of moves are generaged by the location
of employment, the above estimates assume that employmeirt within thecity at least remains stable.

. .During the next several years the supply of new rental housing wilI
be increased through projects sponsored by the Michigan State Houiing
Development Authority (MSHDA), Ford's Renaissance center on the cityis
riverfront, and private developments with HUD mortgage insurance. l,lSHOn
activity in the city constitutes the largest sing'le development process.
However, a substantial proportion of new housing sponsored by MSiIDA will
camy Section 236 subsidy.

As of February of this year, MSHDA activity in the city of Detroitis as follows:

Section 236 Other
Compl eted
Started

Commi tment
Process i ng

7€ unlTs
251 units
293 units
584 units

ll4 units
I 37 units
95 units

324 units
1,206 670

Residential real estate developments, other than MSHDA, currenilytotal about 400 units, all designated for the downtown crr€a.

DEMAND FOR NONSUBSIDIZED HOUSING DETROIT HMA

uantitative Demand

. An average annual demand for 33,600 new nonsubsidized housing unitsis anticipated for the two year period ending January 1976.
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The major factors generating this demand are projected increases
in households, demolltion losses, sh'ifts in tenure and the current
levels of new construction. A good balance'in the housing market would
be achieved if the annual demand is as follows:

REMAINDER OF

HMA MACOMB OAKLAND WAYNE DETROIT TJAYNE

Total Units 0

Nonsubsi di zed
s'ing1e-fam'i1y
Nonsubsi di zed
rental
Condomi ni ums
Mobile homes

I 5 ,400 ,goo 6,750 4,7503

2

0 4,750

5,000
900
550

I 2 ,800
3,400
2,000

900
900
300

3,900
I,600
I ,.l50

6 ,000
900
550

I,000
0
0

The projected demand for new nonsubs'idized single and renter occupied
units is above production levels of recent years, reflecting an overall
higher rate of anticipated household growth. The demand for nel
condominiums is less than the levels of the most recent years, so as to
allow for the absorption of surplus units.
Condomi n i ums

Distributions of demand for condominiums by price classes are shown
bel ow:

Lon{omrLrl nlq Qual i tat'i ve Demand

$ o-25,000

25-29,999

30-34,999

35-39,999

40-44,999

45-49,999

50-54,999

55-Over

Total 3

HMA

6m

I ,.l60

900

190

.l80

180

100

40

r'lACOMB--zm-

310

200

50

50

50

20

20

OAKLAND I^IAYNE

700-

300

300

40

30

30

0

0

250

550

400

100

.l00

100

80

20

,400 900 I,600 900
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Mul ti fami 1y

The 12,800 nonsubsidized apartment units would be best absorbed if
they were in the following bedroom size breakdown and rental ranges:

Estimated Annual Demand for
Nons ubs z a ousrn

ro t, 9dll,
January 1974 - J anuary .l976

BEDROOM SIZE
County Location Total IBR 2BR 3BROBR

HMA

Macomb
0akl and
Wayne a/
Detroi t
Remai nder

Rents

12 800 900

230
460

70
300

4 740 5 630 I

I ,800
2,530

430
2,300

530

430
720
120
600

3,
6,
t,
5,

90
00
00
00

0
0
0
0

t
I,440
2,290

380
I,800

HMA

$r 60
I70
I80
190
200
210
220
230
240
250
260
270
280
290
300

l2,900 900 4,740 5,630 I,530.l69

179
189
199
209
219
229
239
249
259
269
279
289
299
over

500
300
100

2 ,500
I,000

.500
340
200
100
100

3,800
I ,000

400
150
150
130

800
530
200

a/ Subtotals under Wayne county are not additive.

t
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Qual itatlre

Single-FamiIy Houses

The annual demand for I5,400 new nonsubsidized single-family homes
is expected to approximate the sales price distribution indicated in
the following table. The qualitative single-family estimates are
based upon such factors are current family income, recent sa]es experience,
and units under construction.

Estimated Annual Demand
For Nonsubsidized Si I e-Fami I Sales Hous IN

r0 t, c 91h e

January 1974 - January I976

000
999
999
999
999

,
t

t

30-34
35-39
40-44

$ o-25,
25-29,

HMA

tJ4'o
I,540
2,620
2,460
2,160
I ,850
2,000
I ,230

I 5 ,400

MACOMB

-390-
390
660
630
550
470
500
310

m00

OAKLANDT
670

I,.l50
I ,090

9s0
810
880
540

6750.

WAYNEW
470
Bl0
760
670
570
624
380w

45-49,999
50-54,000
55-0Ver
Total

Mobile homes 2,000 300 I,150

MARKET POTENTIAL FOR SUBSIDIZED HOUSING

The total market potential for federal'ly assisted hous'ing is the
sum of the potentials for Section 236 assistance and public housing/rent
supplement assistance. The estimates are based on current regular
income limits for these programq, 25% rent income ratio, and estimates of
families living under inadequate housing conditions.

Another consideration is the supply of suhrsidized housing completed
and/or in development since 1970. During the 1970 to 1974 period,
16,969 new units were atrthorized under Section 235 and 236; of thes:r
6,940 were financed under Section 235 for homeownership;of the 10,019
new units authorized under Section 236,2,393 will be designed for
elderly households.

550
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During the same 
.1970 to 1974 period, .I,554 units were

completed under the o1d 221-BMIR program (3% interest rate).
housing program has produced less than 

.l,000 units since 1970,
largely due to low levels of funding.

The publ ic

As of the beginning of this year, there were about 2,?00 units of
subs'idized housing under construction, most of it being Sect'ion
236 assisted.

The number of units funded since .l970 is nearly equal to the number
of renter households living in inadequate housing (elig'ible for Section
235/236) at the time of the .l970 census. Howevei,'relatively large
concentrations of Section 235/236 housing built in a small number
of communities have created some imbalances in market absorption. Illith
public housing under-funded, too much reliance is placed on the Section
236 program to deal with housing prob'lems facing families of low-incomes,i.e. incomes below that required to pay the basic rent (subs'idized to
l% interest-rate) in a Section 236 program.

At the time of writing this report the moratorium on subsidized
housing continues. However, several new projects have been funded via
the HUD Area 0ffice and the Michigan State Housing Authority. Thus,
1975 will see some additional Section 236 assisted housing on the market.

Table VI, at the end of this report, shows yearly and geographic
distributions of subsidized housing during the lg70 - 73 period.

In the event additional funds become available, it is estimated that
annual market potential for subsidized housing is about l,3oo unitsfor families using regular income limits under Section 236. There is
also an annual occupancy potential for about 1,750 units of Section 236
rental housing for elderly couples and indiv'iduals. Annual occupancy
potentials for low rent public housing are estimated at 3,500
for familjes and 2,.l00 units for the e1der1y. (see table vII for all
occr.ipancy potenti a1 s ) .



TABLE I

I.ABOR FORCE COMPONENTS

DETROIT MICHIGAN LABOR MARKET AREA
L97O - 1973 ANNUAI AYERAGES IN THOUSANDS

L970 L97L L972 L973

Total Labor Force
Agrlcultural EmploJment
Nonfarm Labor Force

Unemployment
Percent
Workers Lnvolved in Labor Mgt Dlsputes

Nonfarm Emplovment
I,Iage & Salary
Other el

Manufacturing Industrles
Durable Goods
Nondurable Goods

Nonmanufacturing

Government

1760.1
5.2

L754.9

116.8
6.62

13.0

L625.L
L502.4
L22.5

554.9

L754.2
5.0

L749.2

r-78s.6
4.7

L780.9

L640.6
L52L.5

11_9.1

546.A
45 8.0
88.0

757 .6

2L7.9

L827.6

1704.2
1s85.5

LI_8. 7

583.0
493.0

89.7

784.8

2L7.7

4.7
2.9821

L42.7
8.17"
2.4

1604. 1
L482

2t3.9

115.5
6.37"
4.,

139 .6
7.81
o.7

L2L

536
6
7

449
86

7
4

3
466.0
88.9

735.3

2L2.L

Sr.rmnation{i rnay not equaL totals due to rounding
Michigan Employment Securlty Conmission

732.5

NOTE:
SOURCE:

4 Self-eupl-oyed (includi.ng domestic)



ANNUAL INCOME

TASLE II

PERCEI\I.IAGE DISTRIBUTION OF ALL FA}IILIES & RENTER HOUSEHOLDS BY GROSS INCOME
DETRCiT MICIIIGA}I HOUSING MARKET AREA

JANUARY L974

HMA MACOMB OAKI.AI{D WAYNE DETRIOT
All
Fam.

Renter
Hhlds

A11
Fam.

A11
Fam.

Rente:
Hhldr

Renter
tlhlds e/

Renter
Ilhlds a/ e/ Renter

IIhl-ds a/

100.0 100.0

$14,800 $10,400

Al_L
Fam.

A11
Families

.5

.5

.0

.0

.0

.0

.0

0
0
0
0

0

0
0
5
5
0

20
5
6
5
5
5
7

13
13
16

2

2

L2.0
15.0
19 .0

7.0
7.0
4.0
1.5

.5

l_3

L4
9

10
6

1

10.0
L7 .0
21.0
L2.0

7.0
6.0
2.0
1.0

9.0
16.0
19 .0
L2.5

7.5
3.5
4.0

.5

7.0
11. 5
24.5
15.0
8.0
6.5
7.5
4.0

0
5
5
0
0
5
5

3.
3.
4.
3.
4.
4.

1l_11
4

10

8.0
2.0
2.5
2.5
3.0
3.0
3.0

8.0
2.O
2.O
3.0
4.0
4.0
5.0

3.0
1.5
1.5
2.0
2.5
2.5
3.0

7.0
2.5
2.5
3.0
4.s
5.5
6.0

2.5
1.5
2.0
2.0
2.5
2.5
3.0

6.5
3.0
2.5
2.0
3.0
2.5
3.5

5.
5.
5.
5.

0
0
0
5
5
5
5

0
0
0
0
0

0

15.5
4.5
4.0
4.0
5.0
5.0
5.5

11.5
13 .0
15 .0

7.0
4.0
3.0
1trL.)

,000
,999
,999
,999
,999

$a
4
5
6
7

I
9

7

L6
2L
10

8
8
4
3

11, g
L4 19
L9,9
24 19
29,9
34,9

Under

99
99

,9
,9

000
000
000
000
000
000

$4,
5,
6,
7,
8,
9,

L2
2L
t6
10

7

8.0
l_7 .0
27.0
13 .0

0
0
0
o
0
0
0
0

10
L2
15
20
25
30

99
99
99
99
99
99

000 -
000 -
000 -
000 -

L2.0
4.0

000
000
000
000

2.0 2.0
1"0

- 49,ggg
- Over

l_00.0 i00.0

Medlan $15,800 $11,200

al Excludes one person renter

35
50

$12 ,600

0 100.0

$9,2oo

100100.0 l-00.0

$16,500 $13,000

100.0 100.0

$18,000 $14,400

,
t
,
,
t

,
t
t



TABLE III

DEMOGRAPHIC TRENDS
DETROIT. MICITIGAI.I , HOUSING MARKET AREA

L970 - L9

APRIT 1970 JA}I 1974 JA}I 1976

4,203,549 4,357,700 4,430,300 41.100 1. 0 36 ,300 0 . 8

A}INUAI AVERAGE CHANGE

POPI'IATION

HIIA Total

Macomb County
Oakland rr

Wavne County
(oetrolr)
(Renalnder .of Cty)

HOUSEIIOLDS

HI'IA Total

Macomb County
Oakland rr

Wavne Connty
(Detroit)
(Renalnder of Cty)

625,309
9O7,87L

21670,369
(L, 51-3,601)
(1,156,767)

APRIL 1970
JAN L974 Z 4

16 ,200
25,900

-1,000 0.0
(+25 ,300) (-t1. 7;
(24,300) (z.r)

JAlr 19 74
Jan 1976 7" af

13,900
23,000

- 600 -0.L
(-2s,3oo) (-1.8)
(24 ,7OO) (1. 9 )

1,005
,000 713,800
,000 1,051,000

2,666 ,700 2,665 ,500
(1,418,600) (1,368,000)
(1r249,100) (L,297,500)

2.0
2.2

2,5
2.7

866

3.5
3.9

150
500

7,
L2,

L,266,595 l_,350,500 1,403,000 22,350 L.7 26 ,250 1.9

6,550
10 ,500

L7L,578
264,566

830 ,441
(497 ,753)
(332,688)

L96,20O
304,000

850 ,300
(482,200)
(368,100)

2L0 ,500
329,000

863,500
(474,4O0)
(389 ,1-00)

5,300
(-4,150) (
(9,450)

6,500
(-3,900)
(10,500)

3.6
3.8

o.7
-0.e)
(2.7)

0.8
(-. 8
(2.8

)
)

el Derlved Ehrough the rrse of a foruula deslgned to calculate the percentage rate of change on a
compr,'r:i.d basis.

SoURCB: 1960 and 1970 Censuses of ?opulatsIon snd ltouslDg, 1974 end 197.6 esrlDeted by Eouglng lralket An61y6t.
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Mhcomb Oakland I^IavneTenure & Vacanc.r
Aprl1 1970
Tolgl_Ilcgqlng Supplv

Occupled Heg thite
Orrner oceupled
Percent
Renter Occupled
Percent

Ye!€Eq Houslng Unlts
Avallable
For Sale
Honeowner Vacancy Rate
For Rent
Renter Vacancy Rate
Other Vacant gl

Januarv 1 , L974
Teqal lloUelng Supply

Occupled IIsg Supply
Orrner occupled
Percent
Renter occupled
Percent

Vaca+F Hous8g Qnl-ts
Ava': .'-,':.b le
For Sr.1t
Homeo,urner Vacancy I.aie
For Rent
Renter Vacan,. r
Otl^er Vaca.nt tl

I{OTE:

S, rlrnlL?:

HMA

L,322 ,300
L1266,595

9L3,267
72.L

353,3L8
27,9

55,7l-5
38,942
9,v52

L .414,500
l_, 350 ,5oo

965,400
7i_. 5

385,1_C0
28.5

$,99.9.
41,200
9,300

1rr
.] I ,:r00

?.,!
22,800

L76,4gL
L7L,578
L42,6OL

83. I
28,977

16.9

275,652
264,566
2O7,L35

78.3
57,43L

2L.7

11.086
5,165
L,467

0.7

6.1
5,92L

316,900
304 ,000
235,000

77 .3
69,000

22.7

870,L57
830 ,441
563,531

67.9
266,9L0

32.L

39,7L6
30 ,361

896,600
850 ,300
5 71, 600

67.2
27 8,700

32.8

25,90O
8.5

14,000

Detrolt

529 .l_85
497 ,753
298,624

60.0
L99,L29

40.1_

Remalnder of Cty

34O,972
332,688
264,9O7

79.6
67 ,78L

20.4

,268
1.1

,093
8.3

,355

6

24

9

3,699
0.9
090
7,8
873

30

L6,

4,9L3
3,315
L,0L7

0,7
2,299

7.4
L,597

4,800
3,000
1,C00

0.6
2 ,000

5.1
l_, 800

3L,432
24,8L5
4,599

1.5
20,2L7

9.2
6,6L7

12,800
8,900
2,000

0.7
6,800

7.4
4,000

8,294
5,546
L,670

0.6
3,876

5.4
2,739

201,000
L96,200
158,800

B0 .9
37 ,4A0

19"1

515,700
482,200
288,600

59 .8
19 3 ,500

40.2

33 .500
23,500
4,400

1.5
19 , L00

380,900
35 8 ,100
283,000

76.9
85,100

23.L

L2,900
5 ,900
1,900

0.8
4,000

5.5
7,000

46 ,300
300
400
1.l-

32
6

10
9.0

,000

Condualnl-rrms lnql" ln rwne -rccupled.
i!70 Census of i sg.,1 iir cstLmaCed by
Lluslng M,arket AnalvsL -

a/ Includes seasonal unlts, unlts rented or sold and awaLtlog occupancy,
vacant dilaptdated unlts and units held off the market.

DETROIT, MICHIGAI{, HOUSING MARKET AREA

t
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TABLE V

BUILDING ACTIVITY AUTHORIZED
DETROIT H},IA

JANUA|Y lt O;:-DE-CE-MBER 1973

L97L L972

HMA

Nonsubsidized singl_e-f anlly
Nonsubsidized rental_
Condonlnlums
Subsidlzed

MACO}ts
Nonsubsidized slngle-fam{ fy
Nonsubsidized rental
Condom:Lni ms
Subsidized

OAKIAND
Nonsubsldized slngle-fanily
Nonsubsidlzed rental
Condominiums
Subsl-dizerl

wA-l-l{E

Nons ub s idized si.ngle- f anri 1-y
Nonsubsidized rental
Condomlniums
Subsidized

DETROIT
Single-fam...ly or.rner
Multif arni] v renter
Condomir, lums

REMAINDER OF WAYNE

Sin:- -e-f ar:ii1y owne:-
M.l.tifamrly renter
Londomi i-r i:-rms

SOURCE:

L970

908
10,3
6,720

234
5,640

4
2,382
L,7L5

L49
709

6

83
13,470
13,610
2,500
6,703

L4 747
6,493
5,82L
L,373
1,060

L4 0

1 685
788
897

0

12 355

LL,7L2
8,559
6,4L9
3,915

6

10 6L7

13 0
3,008
5,589
L,996
2,44L

10 879
3, 1
5,L52
L,gg6

L973

28
10 ,820
9,322
5 ,053
3,22L

Total

118 22
46,3L6
38,22L
L4,206
19,479

27 0
31

8,120
3,052
3,036

742
2,827

47 020

16,
20,867
3,4L2

7 7

Unlts under
Construction gl

850
3,370
7 ,3O7
4,000
2,L73

4
3,634
2,480

4s4
928

3,587
1,190
1,415

772

624
,22

2,735
1,034

627

L2 0

,607

9

724

1,060
L,964

900
586

44 36
42
52

1

056
452

0

5L2

2
4

40

1
4

20
13

7

73,925
L,g7 7

85
763

5,LL7
L,790
3,008

702

3. 864
3,276

302

-1
20

1

54
4,L5
5,399

0

1,330
3,579
2,600

91

980
1,764

500
1,496

4 7401 8
4,007
3,028

0
4,169

3,343
5,309

673
4,7L5

13,343
L6,649
3,412

13,676

2,995
2,723

743
2)a

62

2

1
828
82L

0

379
1,776

0

61
958

0

840
10

7 0093

2

830
0

970
430
500

4,981
6,701

673
3,615

743

Er't imated by iJor-rsing Market Analyst from public reports of units authorizedi)y ti,pe of str.ucture.

a/ Ineluderr in Lotal permits

7
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TABTE VI

NEW SUBSIDIIED HOUSING I]NITS AUTHORIZED
pEltsOrT, rq$-

JANUAN.Y 1970 - DECEMBER 1973

L97L L972 L973 TotaL
Unlts under
ConstructLon

HMA

L970

5.640 6,703 3.915 3.22L L9.479 2.L73

Sectlon 235
Sectlon 236 famlLy
Sectlon 236 e'lderly
Section 22I- BMIR
Publlc Ilouslng

MACOMB

I1290
2 rgg]-

277
L,Og2

3,2L8
1,855
L,029

390
2Lt

928

1,65I
L,867

238
72
80

772

774 al
933
849

6,94O
7 ,636
2,393
L,554

956

1,001
786

709

665

627 3,036

386

s86

Sectlon 235
Sectlon lJ$ farall].y
Sectlon 236 e0derly
Sectlon 221 BMIR
Publlc Houslng

OAKI,AND

189
232
108
at:

763

375
393
tu:

266
506

L2L
206
300

951
1,337

568
180

586

701.060 302 2,827 91

Section 235
Section 236 fahlLy
Section 236 elderly
Section 221 BMIR
Pub1lc Houslng

WAYNE

t25
s41

97

4L7
246
397

370
260

72

2LL
91

L,L23
1,138

397
L69

91_

4. 168 4,7L5 2,44L 2,292 13. 6L6 L,496

ilection 235
Section ',' l5 f am{ lv
Sectlon ' 5 elderly
Sectlon '1 BMIR
Publi ix( rs j ng

976
2,208

L69
815

2,426
Lr2L6

472
390
zLL sl

02
10
23

1
1

2
1

:
80

442
636
549

65s

4,866
5 ,161
L,428
Lr205

956

324
786

el
b/
-1

January to itggs6sr L973.
Excludes 2,15 t- P.habil i tated units .

E>:el-udes,80 units of uubllc houslng locaEed in 236 complexes.
Er:cludes 213 :;aits authuiizea in ri6g but conpleted in 1971.

386

,
,



MARKET POTEMIAIS

TAELE VII

ANNUAI OCCUPANCY POTENTIAI FOR SUBSIDIZED RENTAL HOUSING

HMA MACOMB OAKLAND I^IAYNE (DETROIT)

Fanll-1es
1 Bedroom
2 Bedrooms
3 Bedrooms
4 Bedrooos

Elderlv
0 Bedroom
1 Bedroon

Section 236 Potentials
Famil-Les
1 Bedroom
2 Bedroorns
3 Bedroons
4 Bedroons

Elderlv
0 Bedrcom
t Bedroom

1, 280
L,450

320
450

3,500

1, 350
750

2,100

400
500
250
150

1,300

850
900

1, 750

100
100
200

550
350
900l_,500

200
250
l_50

90
690

180
200

50
50

300
350

70
100

820

150

]-20
150

50
30

350

200
300
500

2,2O0

400
600
L75
250

L,425

100
150

75
55

800
900
200
300

480

000I250

400

t
500

80
100

50
30

250

150
200

500
400
900

380

300
250

350 550

DETROIT, MICHIGAN HMA
JANUARY ]-974 - JAI.IUARY 1976

Low-Rent Publlc HousLng


