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Foreword

As a publlc service t,o a66iat local houslng acrivities through
clearer understandlng of local housing market. condiEions, FHA
lnitiated publlcatlon of lts comprehenslve housing markeE analyses
early ln 1955. Whlle each report ls deslgned specificalLy for
FllA use ln admlnisterlng 1t8 mort.gage lnsurance operatlons, it
ls expected that the factual lnformatlon and rhe flndings and
concluslons of t,hese reports wlll be generally useful also to
bullders, mortgagees, and others concerned with Iocai housing
problems and to others havlng an interest ln local economlc con-
dttlons end trends.

Slnce oarkeE analysls is not an exacE sclence, the judgmental
factor ls lmportant ln the developnent of findlngs and conclusions.
There wlll be dlfferencee of oplnton, of course, in the lnter-
pretetton of availeble factuaI lnformation in determining the
absorptlve capaclty of the market and the requirenents for main-
tenance of a reaaonable balance In demand-supply relatlonships.

The factual'framework for each analysis is developed as thoroughly
as poselble on the basle of lnformarlon available from both local
and natlonal .ources. Unleas epeclftcally iCentifled by source
reference, all esElmaEes and Judgments ln the analy6ts are those
of the authorlng analyst and the FtlA Marker Analysls and Research
Sectlon.
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and Mackey Airlines. Rail service is provided by the Florida East Coast,
Atlantic Coast Line, and Seaboard Airlines Railroads, and a fine deep
water harbor is available at Port Everglades.

The most significant topographical feature of the HMA is its flatness and

low elevaEion, which a.r"."gus only ten feet.. These feaEures have inhibited
development in the HMA in some areas because of inadequate drainage.
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Economl' of the Area

Charact.er and Hi.sLorv

Fort Lauderdale was founded in 1838 when Major William Lauderdale
established a fort at the present site of the city during the Seminole
Indian Wars. The area remained relatively dormant, however, until the
l92ot s when the South Florida Coast gained rapidly in popularity as a
vacation and retirement area. From the very beginning of the rapid
population gains in the 1920' s, tourists and retirees attracted by the
mild year-round climate have been fundarnental to the Fort Lauderdale
economy. In more recent years, the development of light manufacturing,
fruit and vegetable farming, and Port Everglades have aided in the
achievement of a moderate degree of economic diversification. Tourists
and retirees, however, remain the economic mainstay of the HMA. Estimates
prepared by the Florida Development Commission indicate that slightly
over 1.5 million tourists visited Broward County Ln 1964, an increase of
approximately one-third over the 1959 figure.

Growth and development of the Fort Lauderdale tMA are influenced strongly
by Dade Count.y, which is the major service center for South Florlda.
Although the ecr:nomic dependence of the Fort Lauderdale HMA on
the Miami area has diminished substantially in the past ten years, the
Mi-ami area still provides some vital services and support for the HMA.
The April 1960 Census reported a net out-commutation from Broward County
to Dade County approximating IOrOOO workers dai1y, and local sources
suggest that net daily out-corunutaEion has increased since that date.

Emptroyment

Current Estimate. The civilian work force , as reported by the Florida
Industriat Commission, averaged 145rOOO in 1965, a gain of about 7.0
percent above the 1964 average of I35r5O0 (see table I). Components of
the 1965 work force included 4r8OO unemployed persons, 3r8OO agricultural-
workers, and 136r4OO nonagricultural workers" The nonagricultural total
included 106r8oo nonagricultural wage and salary workers.

For the first four months in L966, the work force in the Fort Lauderdale
HMA averaged 156r2OO, or 4r1OO (2.7 percent) above the average for the
comparable period in 1965. Nonagricultural wage and salary employment
grew by 6,600 (6.0 percenE) from an average of 1O9r8OO for the first
four months of 1965 to an average of 116,400 for the same period in 1966.

Past Trend. Between 1958 and 1965, nonagricultural wage and salary
employment in Ehe Fort Lauderdale HMA increased by 42r2OO (65 percent)
(see table II). The galn consisted of steady year-to-year increases
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ranging from a 4,900 job gain between 1961 and L962 to an 8,700 in-
crease from 1964 to 1965. The only exception to the strong and con-
tinuing pattern of nonagricultural wage and salary employment growth
was from 1960 to 1961, rvhen Ehe economic recession during that period
resulted in an employment gain of only 400, an lncrement far below prior
and subsequent yearly additions. Between 1960 and 1961, a temporary
suspension of growth in wage and salary employmenf occurred in tradel
in transportation, communicaEtron, and public utilities; and in flnance,
insurance, and real estate. The contract construction indusEry felt the
greatesE impact with a loss of 2,.100 jobs. Government employment and
services, however, continued to expand.

A comparison of nonagricultural wage and salary employment for the first
four months of 1955 uiirh the same period in 1965 shows a gain of 6,600
jobs, from 1091800 to 116,400. Ttris annual rate of growth is somewhat
below Ehe preceding tr{ro years. The following table ehows the pattern
of changes in the work force and employmenE since 1958.

Trend o rh1 Work Forc lcultural 1 t
Fort Lauder daLe. Flor Housinq Market Area

1958 - L966

Nonagr iculatural emp loyment
Work force 1 Wage and salary

Year Number Change Number Change Number Change

1958
L959
19 60
19 61
L962
19 53
L964
tg65a/

98,500
104, 100
110,300
116,300
118,300
125, 1oo
135,500
145,000

5, 600
6,200
6, ooo
2,000
6,800
0,400
9,500

89,200
95,300

10L,2oo
103, 600
109
116
L26
136

000
400
500
400

6,100
,900
,400
,400
,4oo
,100
,900

&,600
72,900
78,200
78, 600
83,500
90,100
98, loo

106,800

8,300
5,300

400
4, 900
6,600
8,000
B,7oo

5
2

5
7

10
9

1

,
,
,
,

Lg65=/ 152,100 140,500
Lg 6&1 156 , 2oo 4, l oo 146 , 9oo

10g,800
1t6,4og!/ 6,60o

Jan. -Apri1

6 ,3OO

al Preliminary. Subject to revision to first quarter 1966 benchmarks.

El inCiudes-_wort<ers involv6d in labcir mdnagemEirt ilis-putes.

Sburce: Florida Industrial Commission.
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Itanufacturing employinent accounted for about 10.7 percent of all non-
agricultural wage and salary employment in 1965, a ratio only slightly
higher than the 9.5 percent in 1958" Bc,tween 1958 and 1965, manufac-
turing employment grew by about 5,30O (87 percent), consisting of
yearly gains ranging betr,v'een 400 new jobs from 1962 to 1963 and 1r20O
jobs from I95B to 1959" The ave::age of 12r500 manufacLuring workers
reported for the first frrur: months of L966 represenLs an increase of
1r4O0 over the 11r1OO employed during the same period in 1965.

Nonmanufacturing industries in the Fort l,auderdale HMA employed 95,4OO
workers in 1965, an increase of 36,90O (53 percent) since 1958. Yearly
irrcreases in nonmanufacturing employment ranged from 4r2OO between 1959
and 1960 to 7r80O between 1964 and 1965. An exception Eo this pattern
was the loss of lOO iobs from 1960 to 1961. The combined gains in trade,
services, and I,overnrnent accounted for 79 percent of Ehe increase in
nonmanufacturing employment between 1958 and 1965. Nonmanufacturing
employment for the first four months of 1966 shows an increase of 5nzOO

over the comparable period in 1965. This gain does not match those of
the preceding few years because of the reduced rate of employment growth
in contract construction and the employment Loss in finance, insurance,
and reat estate. The declines in both industries probably bear some

relationship to the recent increase in interest rates and the scarcity
of construction and mortgage funds. In part, nonmanufacturing employrnent
gains have been stimulated by the presence of a large and increasing
number of tourists and retirees in the HMA, as welL as a generally
increasing demand for additional services provided by trade and service
industries as Lhe disposable income of families continues to rise.
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Trend of Manufa onmanufacturl and 1

No icul tura
Fort Lauderdale. F lorlda- I{ouslns I'larket Area

1958 - 1966

Manufacturing Nonmanufac turing Total

Year Number Change Number ChanRe Number Change

1958
L959
19 60
19 61
L962
19 63
L964
Lg65a/

Jan. -ApriL

Lg65a/
Ls662/

6, Loo

,300
,400
,900
,500
,900
,500
,400

58,500
65, 600
69, B0o
69,700
74,000
80,200
87, 600
95,400

98, 7oo
LO3,9OOgl

7, 1oo
4,200

100
4, 3oo
6,200
7 ,4OO
7,800

5r2oO

64,600
72,900
78,200
7B,600
83,500
90, 100
98, 100

7

8
8
9
9

10
11

Ll_, 100
12 ,500

1,200
1, 100

500
600
400
600
900

1,400
109,800;
116,4O0D/ 6 ,600

00105,9

30
30
40
90
60
00
70

8

5

4
6
B

8

;
0
0
0
0
0
0

a/ Preliminary. Subject to revision to first quarEer 1966 benchmarks.
Inctudes workers involved ln labor management dtsputes.bl

Source:. -Florlda fndustrial Conm'ission.

Maior Industrv Groups. An estimated 11r4OO persons were employed in manu-
facturing industries in 1965, of whom SrOOO (70 percent) worked in durable
goods manufacturing and 3r4OO (30 percent) were employed in the manufacture
of nondurable goods. A break-down of manufacturing employment by durable
and nondurable goods, available only since 1953, shows durabLe goods
manufacturing to have grown by Lr5OO (23 percent) between 1963 and 1965,
while nondurable goods manufacturing remained unchanged at 3r4OO during
the same period. Electrical- equipment manufacturing led the gain in the
durable goods segment.

Employment in alI major industry groups ln the nonmanufaeturing sector
grew considerably during the 1958-1965 period. Although employment gains
in most lndustries faltered during the 1960-1961 recession, only contract
construction suffered an appreciable decline (see table rr). Most
notable growth between 1958 and 1965 occurred in services, government,
and trade, which registered gains of 9,8oo (92 percent)r 7 r3oo (g4 percent),
and 12rloo (64 pereent), respectively. The cLassiflcation ilother non-
agricultural employed[ (table I), which inctudes self-employed persons,
unpaid family workers, and workers employed in private households, recorded
an increase of 5,OOO (20 percent) from 241600 in 1958 to 291600 in 1965.
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Principal Emplovers. Manufacturing establishments in the Fort Lauderdale
HMA are typlcally small and employ fewer than lOO workers. At present,
there are about 3O firms in the HMA which employ 1OO or more workers.
Only 14 of these have 2OO or more employees and just seven firms have
employment exceeding 5OO. The seven largest employers are shown below.

Principal Emplovers
Fort Lauderdale. Florida. Housinp, Market Area

July 1. 1966

F lrm Product

Chris-Craft, Corp.
Gore Newspaper Co.
Houdail 1e-Duval-Wright, Co.
Sunbeam Electronics
Univis, Inc.
Florida Power and Light
Southern BelI TeI. and Tel.

Boats
N ewspaper
Precast Concrete Products
Elec. Instruments
Eye GIass Lenses
E 1 ectrici ty
Telephone Service

Source: Fort Lauderdale Chamber of Commerce.

UnempLovment

Unemployment in the Fort Lauderdale FMA averaged 4rSOO during 1965,
equaL to 3.3 percent of the work force (see table I). The 1965 level
represents the lowest ratio recorded during the 1958-1965 period. With
the exception of 1951, when the recession caused unemployment to reach
a peak of 1O,3OO (8.9 percent), the trend of the unemployment ratio has
been consistently downward. In 1958, 6,600 persons (6.7 percent of the
work force) were unemployed. A gradual decline followed until the
average for the first four months of 1966 reached a record low of 4rlOO
persons unemployed, equal to only 2.6 percent of the work force.

Future Employment

Total nonagricultural employment is expected to increase by about 9,OOO
jobs annuallyn or a toEal of 18,OOO during the July 1,1966 to July 1,
1968 forecast period, somewhat below the average annual growth rate of the
Past two years, but considerably above the average annual increase of
about 5'OOO nonagricultural jobs in the FMA between 1960 and L963. The
forecast is premised on the expectation that manufacturing employment
gains will exceed the ye.arly gains exhibited during recent years,
primarily because of moderate expansion of some existing firms and
information lndicating some new firms are soon to locate in the HMA.
A1so, past growth in the trade and service industries is ex-
pected to be malntalned as tourism continues its yearly increase
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and as t.he attractiveness of the Fort Lauderdale area for retireeg
continues strong. In addition, gains in government employmenE led
by educaEion are expected to continue. Recent reductions in employ-
ment gror4rEh in contract construction and finance, insurance, and real
estate are likely to be alleviated if the money market becomes less
righr.

Income

The estimated current median income of all families in the Fort
Lauderdale HMA, after the deducEion of federal income tax, is $6,2OO
yearly, and the current median after-tax income of all tenent house-
holds of Ewo-or-more persons is $4r8OO. By 1968, median after-tax
incomes are expected to increase to $6,55O for all families and $5r100
for tenant households of t$ro-or-more persons.

Detailed distributions of all families and of households by annual
income are presented in table III. About 28 percent of all families
and 38 percent of tenant households of two-or-more persons currently
have after-tax lncomes below $4,000 annua11y. At the upper-end of
the income distributionsr 2O percent of all families and 11 percent of
tenant households of two-or-more persons have incomes of $10r000 or
more annually after-tax.



10-

Demographic Factors

Popu lation

Current Estimat.e. The population of the Fort Lauderdale HMA currently
tot.als 498,OOO, representing an increase of approximately 164,1OO since
the Aprll 1960 Census total of 333r9O0. Fort Lauderdale, the central
city of the HMA, has a current population of about L21,OOO persons, 26
Percent of the HMA total. The other Ehree most populous communities
have a combined population of L27 ,OOO, 25 percent of the total population
in the HMA (see table IV).

Population Changes
Fort Lauderdale Florida Hous i Market Area

April 1, 195O to July 1, 19 8

Date

April 1, 1950
April 1, 1950
July I, 1966
July 1, 1968

Sources

To t.a I
population

83 ,933
333,946
498,OOO
57O,OOO

Average annual change
from preceding date

25,OO1
26,25O
35,OOO

195O and
1966 and

1960 Censuses of Population.
1968 estimaEed by Housing Market Analyst.

Past Trend. since Aprlt 1960, the population of the Fort Lauderdale
IMA has lncreased at an average rate of 261250 persons (5.5 percent) f/yearly. The galn recorded betwgen April 1960 and July 1965 is onlysllghtly greater than the average increment of 25rooo persons a year
during the 1950-1950 decade. Average annual populatlon gains in the
HMA between 195O and 1965 1ikely would have been somewhat greater hadlt not been for the economic recession in 1960-1951, which resulted in
sharply reduced growth durlng the early 196ors. strong economic gains
vJere resumed in the IMA in 1953, however, enabling everage growth tomatch the level of the prlor decade, '

During the decade of the 195o's, the four principal communities ln the
HMA accounted for just one-third of the total polula,tton tncreasein the HMA. The sizeable population increase in- the remalnder of the
county was a reflection of the emphasis on single-family housing

A11 average annual percentage changes in denographlc data, as used.inthls analysls, are derived through the use of a iormula deslgned tocalculate the rate of change on a compound basis.

L/
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development during this perlod, the out-lying suburban areas typically
being preferable for this type of development. The perlod since 1950'
however, has wltnessed a slgnlflcant change ln the pattern of development.
About two-thirds of the addltlon to the total population occurred in the
four largest clties in the [MA. This shift ln the distribution of
populatlon growth bears a close relatlonshtp to the marked increase in the
number of new multlfamily housing units, the more developed urbanized
areas generally betng favored for multlfanrlly development (eee table IV).

Annexatlon is another factor contributing to the population gains of the
four clties. While the exact lmpact of annexatlon on growth is not readily
determlnabLe, annexation has been a much more significant contributor
to population growEh in the four cities since 1960 than during the previous
decade, especlally in Fort Lauderdale and Holtywood.

Estimated Future Populatlon. By'July 1968, the population of the Fort
Lauderdale HMA is expected to total 57OrOOO. Thls represents an
anticipated increment of 36rOOO (7.2 percent) persons yearly during the
July 1966 to July 1968 forecast perlod. The future rate of populatlon
growth is premised upon anticlpated employnent galns approximating 9rOOO
during each of the next two years and on the belief that the Fort Lauder-
dale HMA w111 have a contlnued strong appeal as a retlrement area. The
favorable outlook for the national economy And the growth experience
of the HMA since the recovery from the 1950-1961 recesslon suggest that
in-migration will contlnue at a high rate.

Net Natural Increase and Mleration. Between April 1950 and April 1950, the
net natural lncrease (excess of birth over deaths) in the Fort Lauderdate
HMA numbered 28r393. I,lhen compared with the total population increase
of 25OrO13 during this period, a net ln-migratlon of 22Lr52O ls lndicated
equal to 89 percent of the total populatlon lncrease. _Dgring the April 1,
1960 to JuIy 1, 1966 period, the populatlon galn of L64,1OO resulted from
a net natural lncrease of about 231650 and a net ln-mlgraLlon. of 14Or35O.
In-migration during lhis period accounted for about 86 percent of the total
increase in the populatlon.
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Components of Population Chanee
Fort Lauderdale. Florida. Housinp Market Area

April 1. 195o to Julv 1. 1966

Averape annual chanee
Source of Chane,e 1950- 1950 L960-1966

4

Total population change
Net natural increase
Migration

25. O00
2 ,85O

22rLsO

25.250
3,8O0

22,45O

al Rounded.

Sources: U.S. Census of Population Report, Series P'27,
No. 7. Florida State Department of Health.
Estimates by Housing Market Analyst.

A&. The year round mild climate enjoyed by Persons residing in the
Fort Lauderdale area, as well as the reputation of the srea as a good
place to live explain, in part, the increasing popularity of the tMA
as a place for retirement. Thls polnt is stressed more dramatically
by the steadlly lncreasing proportlon of persons aged 6O years or older.
The proportion of the Fort Lauderdale HMA populatlon in thts age group
rose from 12 percent ln 1950 to 17 percent ln 1950, and currently is about
22 percent. Nearly 1.9 percent of the HMA population growth between 1950
and 1960 was comprised of persons aged 5O years or over.

Households

Current Estimate. There are about lTOrOOO households in the Fort Lauderdale
HMA at present, a gain of about 611400 since April 1960. Fort Lauderdale
City is the residence of 45,80O households whtch together wlth the 45,5O0
households in the other three large communitles, comprtse 54 percent of all
households in the HMA (see table V).
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Household Changes
Fort Lauderdale, Flor ida. Housins Market Area

April I, l95O to July 1, 1968

Date

April l, 1950
April 1, 1960
July I, 1966
July 1, i968

Total
househo lds

Average annual change
from preceding daEe

26,533
1O8,602
170,OOO
197,750

8,2O7
9,825

I 3 ,875

Sources: 195O and 1960 Censuses of Housing.
1966 and 1968 estimated by Housing Market Analyst.

Past Trend. Household gains in the Fort Lauderdale HMA have averaged
9,825 (7.2 percent) yearly since April 1960--a considerably higher average
than during the previous decade when the increase averaged 8r2OO (14.1
percent.) a year.l/ As would be expect.ed, the geographic distribution of
the household gain conformed closely to the distribution of the popula-
tion gain. The most significant development was the increase in the
proportion of household growth in the four large communities combined
from 38 percent of the HMA Lotal during the 195O-196O decade to 66 per-
cent in the period since 1950.

Household Size Trends. The present average size of all households in the
Fort Lauderdale HMA is 2.89 persons. This represents a continuation of
the declining trend of household size in the HMA since 1950. A factor
contributing to a smaller average household size is the increase in the
proportion of persons age 6O and over who usually comprise households
of smaller size. A small additional decline in household size is ex-
pected during the next two years.

Ll The increase in the number of households between l95O and 196O
reflects, in part, the change in census definition from I'dwelling
unitil in the l95O Census to I'housing unitrrin the 1960 Census.



14-

Aver Household Size
Fort Lauderdale. Florida Hous np Market Area1

Segment

HMA toEal
Fort Lauderdale
Ho 1 lywood
Pompano Beach
Ha1 landale
Remainder of HMA

Apri 1

r950
Apri I
1960

3.03
2.83
2.7L
3.OO
3.O1
3.23

July
1966

3.07
2.92
2.84
N.A.
N.A.
N.A.

2.89
2.7 5
2.65
2.95
2,95
3.06

Sources 1950 and 1960 Censuses of Population and Housing.
1956 esEimated by Housing Market Analyst.

Estimated Future Households. Based on the anticiPated annual incremenE
to the populaEion during the next Ewo years and on the assumPtion that
the average household size will continue to decline during the forecast
period, there witl be L97,75O households in the Fort Lauderdale HMA by
July 1, 1968. This represents an expected addition of 13r875 new house-
holds each year during the JuIy 1, 1955 to July 1, 1958 forecast period.
The future household growth is expected to be dlstributed geographically
according to the pattern estabtished since 195O with a high proportion
in the four largest communities because the demand for multifamily hous-
ing units is expected to continue Eo be strong.
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Houslng Market Factors

Houslng Supply

Current Estlq4te. As of July 1,1966, there are 1951700 housing units
in the Fort Lauderdale HMA, indicating a net galn slnce Apr11 1, L960
of about 67rLsO (52 percent), an average annual Lncrement of 10r750
unlts. The net increase resulted from the construction of about 65r000
new housing units, ttre addltlon of approxlmately 4,500 trailers, and the
loss of about 21350 units, prlmarily through demolltion. The average
yearly lncrease in the houslng inventory slnce April 1960 compares with
a net average gain of 91225 housing unlts a year durlng the 1950-1960
decade.

Unlts in Structure. The substantlal voLume of new multifamily housing
units constructed in the Fort Lauderdale HMA slnce 1960 has resulted in
a notable shlft ln the composition of the inventory by the number of units
in each structure. Slngle-famltry structures Presently account for about
68 percent of the housing inventory, a sharp decllne from 78 percent of
the April 1960 housLng inventory. The proportion of the lnventory in
structures of three or more units has lncreased from 13 percent in 1960
to nearly 22 petceat. The proportion of unlts in two-unit structures
showed a s1lght decline, whlle the proportl-on of trailers increased
between 1960 and 1966.

Housing Inventorv bv Units ln Structure
Fort Lauderdale. Flor Housl-ns Market Area

11 60 and Jul L966

Unlts in
structure

1 unlt
2 unlts
3 or more units
Trallers

Total

April 1960
Number Percent

of units of total

July 19 66

99,891
9,494

t6,592
3.582

L28,559

77 .7
6.6

L2.g
2.8

100. 0

Number
of unlts.

133,200
12,400
42,000

8. 100
195, 7oo

Percent
of total

68 1

3

5
1

6.
2L.
4.

100.0

Sources: 1960 Census of Housing.
1965 estlmated by Housing Market Analyst.

Year Bul1t. The recent development and rapid growth of the Fort Lauderdale
HI"IA is demonstrated by the newness of the houslng lnventory,as shown in
the followlng table. During the eleven and one-half years since the
beglnning of 1955, L37,000 housing units, or 70 Percent of the current
lnventory, have been added to the housing stock of the HMA. Units con-
structed prior to.1940 comprise only about 91200 units, or less than
five percent of the present Lnventory.
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Distribution of the Housinp Inventorv bv Year Built d

Year built

April 1, 1960 - JuIy 1, L966
1959 - March 31, 1960
1955 - 1958
1950 - t954
1940 - L949
1930 - 1939
L929 oc earlier

Total

Number Percentage
of units distribution

69 ,5OO
18,9OO
48,600
31,750
L7 ,7 50
4, goo
4,300

195,7OO

35 .5
9.7

24.8
L6.2
9.1
2.5
2.2

100 .0

al The basic data in the 1960 Census of Housing from which the above
estimates were developed reflect an unknown degree of error in
tryear built" occasioned by the accuracy of response to enumeratorsl
questions as well as errors caused by sampling.

Sources: 1960 Census of Houstng.
Broward County Area Planning Board.
Estimates by Housing Market Analyst.

Condition. Of the 195r7OO housing units currently in the Fort Lauderdale
HMA, about 3r5OO, or only 1.8 percent, are dilapidated or lack one or
more plumblng facilities. This very 1ow proportion of substandard hous-
ing is considerably less than usually is found in an area the size of
Fort Lauderdale and reflects the age of the inventory. Some improvement
in the quality of houslng has taken place since April 1960, when about
four percent (5r350 units) of the inventory was dilapidated or lacked
one or more plumbing facilities. New construction, demolition, and general
upgrading of the invenEory through modernization and repair are responsible
for the lmprovement.

Residential Buildins Activitv

Past Trend. Between January 1, 1960 and June 1, 1966, about 69,3OO new
prlvate housing units were authorized by building permits in the Fort
Lauderdale HMA (a11 construction in the HMA requires authorization by
buildlng permits). The generaL trend in the total number of unit.s
authorized has been upward since 1960. The one exception was in 1961
when total authorizations dropped from 10r7oo units in 196o to only 8r7oo
unlts the following year,reflecting the impact of the 1960-1961 recession
on the Fort Lauderdale construction industry. From 195I to 1965, the number
of houslng units authorized has risen steadily from 8r7OO to 12r9OO.
Authorizations for the first five months of 1956 total 5r375 units, compared
with 41875 for the same period in 1965.
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ts Authorized t d ts lts ln uc
Fort Lauderdale- F Houslnq Market Area

Januarv 1960 - Itav 1955

Number of unlts in structure

Year

19 60
19 61
L962
1963
L964
19 65

Jan. -l"Iav
19 65
L966

One unLt

9,452
6,501
5,LLz
4,729
4,556
4,65L

Two unlts

478
418
5L6
882
882
576

228
244

Three or
EOre units

1r775
L,7 97
3, 509
4,7L2
6,701
7 ,670

2,992
3, 363

Total
unlts

10
8
9

10

,705
,7L6
,L37
,323

L,7 62
1,7 68

12, 139
12,gg7

4,872
5,375

Sources: Broward County Area Ptannlng Board.
Fort Lauderdale News.

The volume of bullding permlt authorlzatlons for slngle-famiLy houses
dropped from 81450 ln 1960 to 41550 ln L964. In 1955, 41550 slngle-
famlly houses were authorized. The sharp decllne ln slngte-farnlly
authorlzatLons since 1960 was princlpally the result of the excess
supply of sales houses that developed. Reduced constructlon Levels
have allowed the absorptlon of much of the excess supply, and con-
struction of single-fanily houses has been relatlvely stable at an
average of about 41650 a year durlng the 1963-1965 period. Bulldlng
permlt data for the flrst flve months of 1955 suggest that the yearly
total may match the 4,650 houses authorized durirrg 1965, provided mort-
gage money is available.

The trend in the number of multifanil.y unlts authorized annually
since 1960 has been converse to the pattern of single-farnily authorl-
zations. In 196O and 1961, multifamily housing units authorized
totaled 2r25O and 21225, respectively. Subsequently, each year has
shown a sizeable galn in the number of multifanlly houslng units
authorized; 8r250 were authorized in 1965. Bullding permlt data
for the first five months of 1966 show 31600 nultifanily housing unlts
authorized compared wlth 3rlOO for the sa.me perlod ln 1965, suggestlng
that lf the same rate is roalntained for the balance of L965, multifarrily
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housing unlt authorlzations will exceed the 1965 record high of
8,250 units.

l'lultifamlly housing units have been aut,horized since 1960 at unprec-
edenEed leve1s. In comparlson wiEh the April 1960 multifamily. housing
stock of. 25,100 units, beEween January 1, 1960 and June I, 1966 33'500
new multifamily unlEs have been authorized for constructlon--an inven-
tory incremenE of 133 percent, ln about six and one-half years. Condo-
minium and cooperative apartment uniEs, which are enjoying increasing
popularity in the Fort Lauderdale HMA, account,ed for roughly 10,000 of
the multifamily authorizations stnce 1960.

The number of new houslng unlts authorized by building permits for each
incorporated place ln the HMA and the balance of the county are shownin table VI. Slnce 1960 the coununltLes of Fort Lauderdall, Hollywood,
Pompano Beach, and Hallandale have accounted for nearly 46 percent of
Ehe dwelling units authorized in the entire county. fhe nua.ry emphasls
on the construction of multlfamily houslng units since 1950 was responsible
for much of the concentratlon in those corununities since the large, more
urbanlzed areas generalLy offer preferable locations for multlfa;ily
houslng projects.

Units Under Constructlon Based upon bullding permlt data and the May
1966 postal vacancy survey, there are an estlmated 5,550 housing unlts
under constructlon at the present tlme. About 1r000 units of thls total
are single-famlly houses and 4r650 are muLtlfamily housing units. The
number of units currently under constructlon ls somewhat below the numbor
shown by the postal vacancy survey as under constructlon. Observatlonin the HMA suggests that the postal vacancy survey report for unite
under constructlon may have been overstated because of the manner in
which bullders report antlclpated development to. postal officials for
route planning purposes.

The multifamily units under const.ruction include 832 units in cooperative
and condominium high-rise projects at Coral Ridge and in Hollywood. For
the most part, the remainder of the multifamily units under construcLion
are walk-up, garden-type projects of 4O units each or fewer. Although
specific daEa are not available, an estimated one-half of all multifamily
units under construction are either condominium or cooperative apartments

Demolition. Large scale demolition has not taken place in the Fort
Lauderdale HMA because of the relative newness of the housing inventory,
the absence of an active urban renewal program, and location of mosE
recent highway construction in sparsely settled areas. Based on data
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provided by the Broward County Area Plannlng Board, about 2r35O houslng
unlt,s have been losE from the HMA housing stock through demo/itlon,
fire, catastrophe, and other losses slnce April 1960. Durlng each of
the next two years, these losses are expected to approxlmate 5OO houslng
units.

Tenure of Occupancv

Current Estimate. As of July 1, L965, about L2715 .jrC-- units (75 percent
of Ehe occupied housing stock) ln the Fort Lauderdale HMA are owner-
occupied and 42r5OO are renter-occupied. The followlng table shows the
tenure for occupied housing units in 195O, 1960, and 1966.

Trend of Tenure Change
Fort Lauderdale. Florida. Houslng Market Area

1950.1960, and 1966

Tenure

Total occupled
Owner-occupied

Percent of totaL
Renter- occup led

Aprl1 1,
1950

26.533
15,925

59.6%
10, 708

Aprll 1,
19 60

108. 602
go, 648

July 1,
19 66

170.000
L27 ,500

75.O"L
42,500

74.3%
27,954

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

Past Trend. Slnce Aprll 1, 1950, there has been an lncrease ln the pro-
portlon of owner-occupied housing units. The rate of lncrease since 1960,
however, has been slight, especially tn comparlson wlth the slgnlflcant
increase in owner-occupancy during the 1950-1960 decade. Current owner-
occupancy includes the subetantial addltlon of condomtnium and cooperative
type multifamlly housing unlts in recent yeare. The 75 Percent owner-
occupancy ratlo ln July 1956 compares wtth a ratlo only sllghtly over 74
percent ln April 1960 and about 60 percent ln Apr1l 1950.

Vacancy

Aprll 1960 Ceneus. Accordlng to the Aprll 1950 Ceneue of Houslng, there
rJere about 10,750 vacant, nondlllpated, nonseasonal houslng unlts available
for rent or sale ln the Fort Lauderdale HIIA, an avallable vacancy ratto of
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9.O percenE. About 419OO of the avallable vacancies were for sale, equal
to a homeoldner vacancy ratio of 5.7 percenE. The remainlng 5r85O vacanE
units were for rent, represent.ing a renter vacancy ratio of 17.3 percent
(see table VII). Available vacancies in 1960 included about 375 units
that lacked some or all plumbing facilities, of which about 75 were for
sale and 3OO were for rent.

Rental Vacancies Tvoe of Structure . As reported by the 196O Census
of Housing, nearly 55 percenE of renter-occupied housing uniEs were one-
unit strucEures. 0ne-unit structures, however, accounted for just 37
Percent of units available for rent. Units in structures containing two
to four units comprised about 30 percent of the renter-occupied inventory,
but accounted for 37 percent of available rental vacancies. Structures
with five or more units represented nearly 16 percent of renter-occupied
housing units and accounted for almost 25 percent of available rental
vacancies. The 196O Census was taken at a time when the sales market
for single-famil,y houses was very weak, and vacant single-family houses
which normally would have been for sale only were being offered for rent.
Also, the l95O census enumeration occurred prior to the substantial in-
crease in multifamily housing consEruction. Because Ehe noEable improve-
ment in the sales market since 1960 has resulted in the withdrawal of
some single-family houses that were offered for rent and because the
multifamily housing construcEion boom in the past four years has resulted
in a substantial increase in the number of multifamily units available
for rent, single-family units represent a smaller proportion of all units
available for rent. and multifamily units represent a sharply increased
proportion.

Renter-occupigd UIr{ts and Vacant Unlts for Rent
Units in Structure

Fort Lauderffistni Market Area
April 1950

Renter-occupled Avallab1e for rent
Number PercentUnits in strucEure Number Percent

1 unlte/
2 to 4 unlt
5 to 9 unlt
10 or more unlt

Total

2,zLL
2,zLL

720

15,
8,

329
257

54.8
29.5
7.4

37 .3
37.3
12.2
L3.2

100.0

2,054
2.3L5

ff5Pr
8.3

100.0
785

-t

5,927Dt

el Includes trallers.
Ll Differs from the count of all renter-occupled unlta and all vacant

unlte avatlable for rent because unlte by unlts tn structure were
enumerated on a saryle btslr.

Source: 1960 Census of Houalng.
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Postal Vacancy Survey. A postal vacancy survey was conducted in Ehe Fort
Lauderdale HMA in May 1966 by all post offices having city delivery routes.
The survey covered l77r7OO possible deliveries, or about 9l percent of
the housing inventory. An over-al1 vacancy ratio of 6.8 percent was indi-
caEed by the postal vacancy survey. The survey showed that 3.5 percent
of the residences covered were vacant and 17.9 percent of the apartments
covered were vacant. The survey resulLs for the HMA and for each of the
participaEing post offices are shown in table VIII.

Another postal vacancy survey conducted in April 1962 indicated an over-
all vacancy ratio of.7.3 percent. The vacancy ratio for residences in
1962 was 4.8 percent and for apartments it was 17.2 percent.

Vacancv as Indicated bv PostaI Vacancv rvevsSu

Fort Lauderdale. Flori Housins Market Area
April 1952 and May 1955

Vacant residences
and apartments vaca.at aparEments

Dale

April 1962

Number

10, 25O
I2,O87

Percent
vacanE

4.8
3.5

7.3
6.8

Vacant resldences
PercenE

Number vaiant

5,491
4,77 4

.. Percent
Number yegg!!

4,7 59
7,313

L7 .2
L7 .9May 1956

Source: FHA in cooperation wlth Post Officee ln Broward County.

IL ls tmportant to note t,hat post.al vacancy survey data are not entlrely
comparable wlth the data published by the Bureau of the Census because
of dlfferences in definition, area deLlneations, and methods of enumera-
tion. The census reports units and vacancles by tenure, whereas the
postat vacancy reports units and vacancles by Eype of structure. The
Post Office Department deflnes a rresidencerr as a unft iepresentlng one
stop for one dellvery of mal1 (one matlbox). These are prlnctpally single-
family homes, but include some duplexes, row-type houses, and structures
with addltlonal unlta created by converslon. AnrraparEment'r is a unlt on
a stoP where more than one dellvery of malI ls posslble. Postal surveys
mtlt vacancies ln limlted areas served by posL offlce boxes and tend to
omit units ln subdtvlslons under consEructlon. Although the postal va-
cancy survey has obvlous limltations, when used In conJunctlon wlth other
vacancy indlcators t,he survey serves a valuable functlon ln the derlvatlon
of estlmates of local market conditlons.
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FHA Rental Vacancies. With a few exce ptions,
the HMA insured by FHA are very successful.
vacancies in the multlfamily project.s insured
materially over the past three years.

multifamily projects in
The general level of
by FHA has not changed

C.urrent Es[luate. Based on the pootal vacancy surveys, data provided by
the Broward County Area Plannlng Board and the Florlda Power Lnd Llght
Company, conversation wlth lnformed perEon6 1n the Fort Laudepdale area,
and personal observatlon ln the HI'IA, it is estlmated that there are about
121500 vacant housing unlts availabLe for rent or eal.e ln the Fort
Lauderdale area as of July 1, 1965. of thls total, 51000 are for sale
and 71000 are for rent, equal to homeowner and renter vacancy ratLos of
3.8 percent and 14.1 percent, respectlvely.

During the past sixteen years, vacancy ratlos ln the Fort Lauderdale HI.IA
have been at high levels, especlally the rental vacancy ratio. con-
tributing factors to the perslstently hlgh vacancy leve1s have been the
rapid growth and developnent of the HMA and the resort-retirement
character of the area. Durlng the perlod slnce 1950, but notably slnce
1960, substantial addltlons of multlfamily houslng have taken place wlth
11tt1e appreciable effect on the renter vacancy ratto. Vacancles currently
are near their seasonal peak. Thls peak perlod lasts only about three
months and the economic return from nine months of occupancy'usually pro-
vides an adequate yearly return on project-s affected by seasonal occupancy.
For this reason, although an over-suppfy of rental housing units does
exist, the impact on the market is not as adverse as the present available
vacancy ratios might suggest.

Sales Market

General Market Conditions. The Fort Lauderdale HMA sales market consists
of two segments. Single-family homes comprise the greatest portion of
the markeE for sales housing units, but in the past few years the number
of cooperative and condominium units offered for sale has inc,reased
sharply. Eor the most parc, the condominium and cooperative units have
been in multifamily structures, although at leasL one single-family
condominium project has been market.ed. Because it is not possible to
seParate condominium, cooperative, and rental units withln total multi-
family units authorized by building permits, llmlted specific data are
available for t,his segment of the sales market.

The market for single-family sales houses has shown marked improvement
since April 1960. Improvement in the saies market is indicated by the
drop in the homeowner vacancy ratio from 5.7 percent in 196O to 3.8
Percent at present. Also, the postal vacancy survey showed a reduction
in the vacancy level for residences from 4.8 percent in 1962 to 3.5
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percent in 1966. A reductlon from the high levels pf 1960 and 1951 in
the number of single-family houses authorized for construction by build-
ing permits has aided the absorption.of surplus sales housing units.

Most single-family construction activity, especially that in subdivisions,
has been located inland from the beach areas in the smaller incorporated
communlties and in the unincorporated portion of Broward County on either
side of the Sunshine State Parkway. In Ehle area, land sultable for devetop-
meat ie avallable aE prlcee tha! encourage subdivlslon development. The
cooperatlve and condomlniug sales units, liowever, have been concentrated
in the urbentzed areas of the four largest corffnunitles ln the HMA noE Eoo

dLstant from Ehe beach.

New single-family homes can be constructed in the HMA for as little as
$9rOOO. Most new construction, however, is concentrated in sales price
ranges from $lOrOOO to $25r00. New sales houses priced from $1O,OOO to
$15,OOO seem to have the greatest appeal and account for about one-third
of new houses constructed. very little new sales housing is built in
price ranges over $3OrOOO. Typical sales prices of condominium and
cooperative mu1tlfamily units are $7r5OO to $10r5OO for one-bedroom
units and $11,OOO to $15rOOO for two-bedroom unlts, excluding monthly
service charges of between $gO and $50 for exterior maintenance of grouads
and common areas. Sales prices of condomlnium and cooperative units in
high-rlse structures usually are greater, with sales prlces ranging as
high as $4O'OOO depending upcn the size of unlt and amenities provided.

Speculative Construction. Based on surveys of new sales housing conducted
by the FTIA Coral Gables Insuring Office, which included all subdivisions
in the Fort Lauderdale HMA in which five or more sales houses were con-
structed during the twelve months preceding Ehe surveys, houses constructed
speculatively account for a relatively small proportion of new construction.
In 1963, only about eight percent of the new single-family housing uniEs
completed r^tere started speculatively. In 1964, the ratio was up to 22 per-
cent and in 1965, the ratio of speculatively starEed new homes had dropped
to 1O percent. The generally 1ow proportion of speculative construction
shown by the surveys suggests t.hat the Fort Lauderdale sales market is
being controlled to prevent a recurrence of the excess that plagued the
HMA in the early 196O's.

Unsold Inventory of New Houses. The J anuary 1966 survey covered 52
subdivislons, in which 2r9l9 houses were reported to have been completed,
of which 21547 (9O percent) were sold before construction started. Of
the 272 houses butlt speculatively during 1965, only 47 remained unsold
as of January 1, L966, representing 17 percent of speculative construction.
Of the 47 unsold houses, 32 had been on the market for three months or less.
An additlonal 20 unsold new sales houses ln these subdivisions.had remained
unsold longer than twelve months.
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Because of the small proportion of new homes constructed on a speculative
basis, those few which remain unsold (although representing 17 percent
of homes built speculatively) are not significant in quantitative terms.
0n Ehe survey date, an additional 5O2 houses vrere under construction,
of which 51 were unsold. The data indicate that new homes have been well
absorbed. Table IX shows the units surveyed in January 1966 by price
class.

Foreclosures. Foreclosures of FTIA-insured single-family homes have been
at high levels since 1961. The peak was reached in 1963 when 715 FHA-
insured single-family units were foreclosed; the number dropped to 553
in 1964 and to 451 in 1955. The economic recession in 1960-1961 triggered
a wave of foreclosures which increased from 29 in 196O to 28O in 1951.
The increasingly liberal mortgage terms in recent years with diminishing
equity requirements, especially for lower priced properties, has contrib-
uted to the high level of foreclosures"

Disposition of acquired home properties in the Fort Lauderdale HMA has
been very successful. As of April 1, L966, the Coral Gables Insuring
Office had a total of. 235 acquired home properties on hand in the Fort
Lauderdale HMA, down from 366 in January 1965.

Marketabi litv of Multifami I Units Constructed for Sale. An FHA market
absorption survey of recently constructed multifamily housing units in
February 1966 covered 4,O51 mulEifamily housing units which had been
on the market for six to eighteen months. 0t the total surveyedr 2rS9l
(71 percent) were either cooperative or condominium units, with condo-
miniums accounting for 21318 of these unlts. The vacancy ratio for all
sales type multifamily units was 17 percent; for the 573 cooperative
units surveyed it was 19 percent, and for the 21318 condominiume lt l,ras

16 percent.

A few generalizations can be made concerning the sales market for multi-
family units. Many of the smaller sales-type projects (15 to 40 units)
are hi.ghly successful, as are most high-rise projects. However, wben
some excess supply of units is available, the Proper balance between
location, amenities, and price spells the difference between success
and failure. After allowing for a slower absorption rate in the luxury
price class, the very high price condominiums are in considerable over-
supply.
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Rental Market

General Market Conditions. As indicated by the current renter vacancy
ratio of 14.1 percent, the rental market, although improved somewhat
since 1960' continues in a condition of excess supply. The magnitude of
the excess, however, is not as significant as would be the case in areas
which are not as heavily influenced by vacation-retirement-resort activ-
iEies. For example, although many of the available vacancies are ready
for immediate occupancy, the current vacancy esEimate is for a time when
vacancies are near the peak level and will be vacant through JuIy, August,
and september. However, the rents charged for these units during the
other nlne months of the year, in many cases, provide an ample yearly
return. The absorptive capaclty of the Fort Lauderdale rental market
ls indlcated by unprecedented addltlons of rental unlts during theperlod since 1960, whlle the rental vacancy ratio has decllned. rt
is lmporLant to emphaslze that although an excess supply of available,
vacant, rental units does exlst, lt ls less severe than t,he same avail-
able vacancy ratlo would lndlcate ln a slower growing, non-resort
locaI lty.

The annual occupancy survey of FHA-insured project.s and the multifamily
housing absorption surveys, conducted by the FHA Coral Gables Insuring
0ffice, and observation in Fort Lauderdale indicate that the smaller
(20-50 unit) garden-Eype, walk-up projects with moderate rents are more
market.able than the high-rise, high-rent project.s. Because of the soft-
ness of the rental market, those projects wiEh superior locations and
the proper balance of tenant amenities are most successful. The general
level of tenant famtly incomes in Lhe Fort Lauderdale HMA indicates that
the greatest pbt.ential demand is for moderate-rent accommodatlons, wiEh a
limited demand for high-rent units, much the same as the pattern that
has evolved since 1960.

The FHA multifamily housing absorption survey covered lrl60 rental units
that have been avallabre for between six and eighteen months; of these,
16 percent were vacant at the end of February 1965. However, if one
high rent project is omltEed from these tabulations, the vacancy ratio
drops to eleven percent. The experience of projects with monthly
rentals higher than typical in the HMA suggest.s that, although there
is a llmited market for thls type of unit, it is not as strong as the
market for well-designed, well-located projects with moderate rent.s.

The trend in the IIMA since 195O has been toward a declinlng proportion
of rental unlts in the total multifamily additions, while sales-Eype
multifamily units have been on the increase, proportlonately. sales-
type multifamily uniEs currently account for about one-half of the
mul tlfami 1y construction.
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Urban F.gnewal Activitv

A! preserltr there is ng-4gtfve urba.g renewal prgglp..m in the Fort lruderdale
HMA. One program is in the inltial planning stage and the decision on
whether the program will be financed with Federal asslstance or entirely
with local financing will be decided by a referendum vote in early L967.
Because of this lag, it is unlikely that the project witl reach the
execution stage during the forecast period of this analysis. The project
area as presently conceived includes the area bounded by the Florida
East Coast RaiLroad on the east, Northwest 6th Street on the north,
Northwest 9th Avenue on the west, and Broward Boulevard on the south. Land
re-use for the project includes retention of some existing multifamily
housing, rehabilitation of a small number of residences, and construction
of new residential structures. The latter will include some single-family
units and townhousesrbut the majority of new residential construction
is to be multifarnily.

Public Housine

There are 54O public housing units in the Fort Lauderdale HMA in federally-
assisted projects. The city of Fort Lauderdale has 42O of these and
Pompano Beach Clty has the remainlng 12O units. No additional units pres-
entLy are under conatructlon or are reserved under F.nnual contrlbutlon
contiacts administered by the Public Housing Admlnistratlon.
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Demand for Hous 1ns

Quantitative Demand

Based on the expected growth in the number of households in the Fort
Lauderdale HMA during ihe next two years (131875 annualLy),I/ on the
number of housing units expected to be removed from the housing in-
ventory, on the desirability of reducing vacancies to a more acceptable
level, and on adjustments to create a better balanced housing market
throughout the HMA, the demand for new housing units is expected Eo total
10,600 yearly during the forecast period. 0f the total annual demand,
418OO units will represent demand for single-family sales houses and 5r8OO

units wilI represent demand for multifamily uqritg_. 0f Ehe total of 5,80O
multifamily units, 2r9OO r6present demand for,rental units and 2,9OO
repfesent ie*and'ior muttifamily cooperativ6 6nd condominium units. The

annual demand for 2r9OO rental units excludes low-rent public housing
and rent.-supplement accommodations, but includes 46O units at rents
which probably can be achieved only by use of below-market-interest-rate
financing or assistance in land acquisiEion and cost.

The annual demand for new single-family sales units is slightly above the
annual average of 4r8OO single-family uniEs authorized by building permits
during the t963'1965 period. A _small increase in demand for this type
of unit is anticipatei because household growth during the forecagt period
is expected to be greater than during the period si.nce 1960 

-ind 
6E"aus.

the sizeable surplus of single-family houses that was present in the HMA

in the early 1950's is being absorbed satisfactorily.

The forecast of annual demand for 5,8OO multifamily units (both rental
and sales type) exceeds somer^rhat the average yearly authorization of
almost 5,OOO units in multiple unit structures since 1960, but is consid-
erably below the 8r25O units authorized during t965 and the annual rate
of 8,650 authorized during the first five months of L966. At present, a

surplus of mulLifamily housing units has accumulated in both the sales
and rental categories and it is desirable to reduce production of this
type of unit to allow the absorption of the existing surplus. The

addition of multifamily units in the reduced volume suggested should
bring the multifamily sales and rental markets into better balance.
However, because of the continuing high rate of multifamily consEruction,
the relativety high rental vacancy rate, and the facE that unforeseen
changes in national economic conditions could alter significantly the
anticipated growEh rate of the HMA, it is suggested Ehat the trend in
local indicators of growth, particularly employment trends be watched
closely for significant changes.

.L/ Approximately I,OOO of the annual increase in households will represent
occupants of trailers and therefore will not rePresent. demand for
additional housing to be supplied by local builders.
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Qualitati ve Demand

9ingLe-Familv Houses. The distribution by price ranges of the annual
demand for new single-family houses for sale is shown in the table be-
low. Recent market experience and the ability to pay, as measured by
current family income and the income-purchase price ratio typicat in
the HMA,are the principal factors determining the distribution.

Estimated Annual Demand for New Sinsle-Famil vSa les Houses by Price Class
Fort erdale. Florida. Housinp Market Area

Jul I 1966 ro Jul t 1968

Sales price

Under $12,5OO
$l2,5OO - r4,9gg

15,OOO - t7,4gg
17,5OO - tg,ggg

2OTOOO - 24,ggg
25,OOO - 29,ggg
3O,OOO and over

TotaI

Number
houses

720
960
720
720

720
480
480

4, goo

The foregoing distribution ditfers from that in table IX, which reflects
only selected subdivision experience during the year Lg65. rt must be
noted that the 1955 data do not include new construction in subdivisions
with less than five completions during the year, nor do they refLect indivi-
dual or contract construction on scattered 1ots. It is likely that the
more expensive housing construction and some of the lower-value homes are
concentrated in the smaller building operations which are quite numerous.
The precedlng demand estimates reflect all home building 

"r,d 
ildi"ate agreater concentration in some price ranges than a subdivision survey wouldreveal.

Multifamilv units. The gross monthly rental (or gross montly charge
lncluding debE service for condominium and coopqraEive units) at, lrhich
5r340 prlvately-owned net additi.ons a'year to the multifamily housing
invent.ory might best be absorbed are indtcated for vari.ous size unlts
in the followlng table at rents achievable with market-interest-rate
flnancing. These net additlons may be accomplished by eiEher new con-
struction or rehabilltatlon at the specified rentals wlEh or wlthout
publlc benefits or assisEance through subsidy, tax abat,ement, or aid
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ln financlng or land acquisition. In the Fort Lauderdale, HI"IA, the
minimum gross monEhly renEs achievable without publlc beneflEs or assisE-
ance in flnancing or tand purchase are $80 for efficiencies, $100 for one-
bedroom unit,s, $120 for two-bedroom unlts, and $135 frir three-bedroom
units. 1 /

Estimated Total Annrral for New Multifamilv Units
Bv Gross Monthlv Ren t and bv Unit Size

Fort Lauderdale. Florida. Housinp Market Area
Julv 1 . L966 ro Julv 1. 1968

Size of unit
Monthly

gross rent jll Efficiency

395
33s
295
2s5
2t5 -
180
140
I20
100
80-
60
40
,?

One
bedroom

Two
bedrooms

Three
bedrooms

s75
53s
450
4L5
355
295
200

$80 and
g5 ll

90 rr

95 l'
100 tt

105 n

110 ll

115 il

L20 rr

125 il

130 r,

135 il

140 ''
150' il

160 'l
180 ti

200 il

220 It

over
lt

li

It

il

It

ll

ll

il-

il

l1

ll

lt

lt -
il

ll

il

2,49o
2,O7 5
1 ,660
1 ,345
L rL25

910
750
630
535
375
275
100
50

I,g8O
- 1,680 -

1 ,5OO
1 ,345
11225
1rO5O

- 890-
595
335
100

gl Gross rent is shelter rent plus the cost of utilities, or an
equivaLent monthly houslng expense for units purchased.

Note: The above figures are cumulative and cannot be added verti-
cally. For example, demand for one-bedroom units at rents
from $1OO to $12O is 1,355 units (2,49O minus 1,125).

ll CalculaEed on the basis of a long-term mortgage (4O years) at 5t per-
cent interest and 1| percent initial annual curtail; changes in these
assumptions will affect minimum rents accordingly.
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The demand for 2r9O0 multifamily units for sale included in the above
table is distributed by equivalent sales prices in the table below.
Because of the difficulty in differentiaEing between the multifamily
rental and sales housing markets, this distribution is only a gulde
and may require modification whenever a deviation from this Pattern is
vJarranted by current market absorpEion data. AvailabLe data indicate
a nearly even distribution of one-bedroom and Ewo-bedroom units in the
existing cooperative and condominium inventory. Very few efficiency
and three-bedroom units are marketable in this segment of the market.

Estimated A I)emand for New Multifamil-1 v SaI es Units
Bv Unit Size and Price Class

Fort Lauderdale. Florida. Housine Market Area
Julv 1. 1966 Eo Julv 1. 1968

Unit size

Price

Under $1o,ooo
$1O,OOO - t2,499

12,5OO - t4r999
15,OOO - t7,499
17r5OO - 19,999
2O,O0O and over

Total

One- oom
Number Percent

Two-bedroom
Number Percent

300
450
375
225

75
75

I ,5OO

20
30
25
15

5
5

100

70
280
420
350
140
L40

1r4OO

5
20
30
25
10
10

100

The distribution of the addiEional 460 multif-amily units at rents that
can be achieved only through use of below-market-interest-rate financing
or assistance in land acquisition and cost includes 15 efficiencies at
gross monthly rents of $65 to $8O, 185 bne-bedroom units at rents of $80
io $1O0, 155 two-bedroom uniEs at rents of $95 to $120, ana t15 units
with three or more bedrooms at rents of $1O5 to $135.

The tocation factor is of especial importance in the provision of new

units at the lower-rent 1eve1s. Families in this user grouP are not as
mobile as those in other economic segmentsi they are less able or
willing to break with established sociaL, church, and neighborhood
relaEionships, and proximity to pLace of work frequently is a governing
consideration in the place of residence preferred by families in this group.
Thus, the utilization of lower-priced land for new rental housing in
outlying locations to achieve lower rents may be self-defeating unless the
existence of a demand potential is clearly evident.
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The preceding distributions of average annual demand 
"or 

new multifamily
units are based on projected family income, the size distribution of
households, and rent-paying proPensities found to be typical in the atea;
consideration also is given to the recent absorption experience of new
multifamily housing. Thus, they represent Patterns for guidance in the
production of multifamily housing predicated on foreseeable quantitative
and qualitative considerations. Speclfic market demand opportunities or
replacement needs may permit effective marketing of a single project
ditfering from Lhese demand distributions. Even though a deviation from
the preceding schedules nray experience market success, it should'not be

regarded as establishing a change in the projected pactern of demand for
continuing 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.



Table I

Civilian I{ork Force Components
Fort Lauderdale. Florida. Housine Market Area

1958- 1956

1

126.500 135.400
98,1OO 1O5,8OO
28,4OO 29,600

First four months
1965 al L966 al

152. tOO L56,200 bl

5,3OO 4,1OO
3.57" 2.67.

l4o.600 146.ew !/
tog,Soo l16r4OO
30,8OO 30,5OO

1958 1959 1960 1961 1962 L963 19

98.500 104.100 110,300 116,300 1r8.300 125,100 135.500

1965 gl

145.OOO

4,8OO
3.37"

Total work force

Unemployment
Percent unenployed

Nonag. emplolment
ldage and salary
Other

2OO 6,tfiO 1O,3OO 6,800
.o7" 5.97. 9.97" 5.77"

95.300 101.200 1o3,600 109,ooo 116.400
72,9OO 78,2OO 78,600 g3,5OO gO,lOO
22,mO 23,OOO 25,OOO 25,5OO 25,3OO

6,5OO
6.77"

89. 200
64,600
24,5@

300
.07.

6,
5

5,
3

6,
6

200
.97"

Agrlcultural emplo)ment 2,7OO 2,600 2,7OO 2,4OO 2,5OO 2,tfiO 3,gOO 3,gOO 6,2@ 5,2OO
!

a
b
/ Subject to revision to first quarter 1966 benchmark.
/ Includes workers involved in labor management disputes.

Source: Florida Industrial Commis$ion.



Table II

Trend of Nonaericultural Wage and Salarv Emplorrment
Fort. Lauderdale. Florida, Housine Market Area

r958- 1966

Annual ave es
1958 1959 1950 1951 t962 t963 19 1965 al

First four months
L965 el L966 _d

1O9.8OO 116,4O9 b/Nonag; hrage and salary employnent 64.600 72.9OO 78.2OO 78,600

Manufacturing 6,100 7,300 8.4OO 8.9OO
Durable goods NA NA NA NA
Nondurable goods NA NA NA NA

Nonmanufacturlng 58.5OO 65.600 69.800 69.7O0

Contract construction llr5OO 12,5OO 11,5OO 9,4OO

Trans., comm., and pub. util. 3,8O0 4,3OO 4,-lOO 4,7OO

Trade I-8.9OO 21,3OO 23,OOO 23,OOO
I,lholesale trade 2,3OO 2,7OO 3,OOO 3,2OO
Retail trade 16,600 18,600 2O,OOO 19,8OO

Fin., lns., and real estate 4,9OO 5,8OO 6,400 6,3OO

Services and miscellaneous 10,7OO 1l,600 12,9OO 13,9OO

Government 8, 7OO lO, tOO 1l_,3OO LZ,I+OO

a/ Subject to revlsion to first quarter 1966 benchmark.
ll Includes workers involved in labor management disputes.

Source: Florida Industrial Commission.

83.500

9.500
NA
NA

74.OOO

9,9OO

4,7OO

24,60,0
3,4OO

2l,2OO

6,4OO

15, IOO

1 3, 3OO

90.100

9.900
5,5OO
3,4OO

80.200

lO, gOO

5,OOO

26.300
3,5OO

22,8OO

5,9OO

17,2OO

13, 9OO

98.100

10.500
6, goo

3,600

87. 600

12,4OO

5,4OO

28.500
3, 8OO

24,7OO

7,2OO

1g , ooo

15, lOO

106,8OO

1 I ,4OO
grooo
3,4OO

3 t .ooo
4,2OO

25,8OO

7,60,0

20,5OO

16,OOO

I t. 100
7,7OO
3,4OO

32. 800
4,2OO

28, 600

12.500
8,7OO
3, 8OO

34.400
4,4oo

3O, OOO

95.400 98.700 103.900

t4,2oo 13,7OO 13,7OO

6, loo 5 , goo 6, 600

7,8OO 7,7OO

23,OOO 24,3OO

15,5OO 17,2OO
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Estimated Percentase Distribution of AlI Families and Renter HouseholdsQ/
By Annual Income After Deductins Federal Income Tax

Fort Lauderdale, FIorida, Housing Mqqket {qga

1966 Annual rate 1968 Annual rate

$3
4
5

Income

Under $

,ooo -
,ooo -
,ooo -

6,000 -
7,OOO -
8,OOO -
9,OOO -

3,OOO
3 ,999
4,ggg
5,999

All
fami I ies

t7
ll
10
10

Renter
househo lds

Atl
fami I ies

16
10
10

9

too

$6,550

Renter
households

23
T2
r4
l2

6

3
4

100

$5, loo

25
r3
L4
l3

6,ggg
7 ,999
8, ggg

9,999

o
7
5
4

I

10
9
8

5

9

3
8

9

7

5
3

5
2

4

I9
9
8
6

o
4
9

IO,OOO - L2,499
l2,5OO - L4,999
l5rOOO and over

Total 100 100

Median $6,200 $4,800

a/ Excludes one person renter households.

Source: Estimated by Housing Market Analyst.



Table IV
Population Trends

Fort Lauderdale, Florida. Housinp Market Area

Average annual changes

April l, l95O April l, 1960 July 1, 1956
1950- 1960

NurU". nat.gl
1960-1966

Number Ra

7, loo
6, 85O
2,o75
L,525
g, 7oo

HMA roral

Fort Lauderdale
Ho I lywood
Pompano Beach
Ha I landa 1e
Remainder of HMA

83, 933 333,945 498,OOO 25,OO1 13.8 26.250 6.5

36,
T4,
5,
3,

328
35r
682
886
686

83, 648
35,237
L5,992
1o,483

L 88, 586

I 28, OOO

78,OOO
29 , OOO

20,OOO
243, OOO

4,732
2, O88
1,o31

660
t6,4go

6.9
t2.7
9.6

10.4
4.L

3
o
3
9

7

8
9

10
9

2023

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

Sources: 1950 and 1960 Censuses of Population.
1966 estimated by Housing Market AnaIyst.



Table V

Household Trends
Fort Lauderdale. Florlda. Housins Market Area

r950- 1960
Average annual changes

r960- 1966
Apri I 1, l95O April t t96O Jui 1966 Numbert Ratd Number

700
525

3, 3OO

R"!egl

1.2

1.3
L3 .2
9.7

to. 9

4.9

HMA total

Fort Lauderdale
Ho I lywood
Pompano Beach
Ha1 landale
Remainder of HMA

26,533 lO8,602 lTo,ooo 8,207 14. i 9,925

1I,ggo
4,914
1,591
l,lo7
7,O41

29,O21
12,830
5,279
3, 336

58,136

45, goo
29,25O
9,650
6,600

78, 7OO

l, 7o3
802
370
223

5, lOg

2,6-75
2,625

8.8
9.8

T2. T

l1.o
2L.L

a/ Derived through the use of a formuta designed to calculate the rate of change on a compound basis.
Sources: 1950 and t96O Censuses of Housing.' 1966 estimated by Housing Market Analyst.
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Table VI

Units Authorized b 1d Permi t s

,o

J

January - May

Place 19 60 19 51

t,687

t67
L7

820

L962

1,865

t964

3,126

19 65

3,498

698

2,056

19 65

1, 302

265
109
6r8

156
28

140

48
1

t46
t20
592

2

70
51
53

630
4,810

L966

804

7t6

tt6

t963

Cooper City
Coral Springs
Dania
Davie
Deerfield Beach
Fern Crest Vi.1lage
Fort Lauderdale
Hacienda Village
Hallanda1e
Hillsboro Beach
Hol lywood
Hollywood Ridge Farms
Lakeview
Lauderda 1e- by- the- Sea
Lauderdale Lakes
Lauderh i1 1

Lazy Lake
Lighthouse Point
Margate
Miramar
North Lauderdale
Oakland Park
Parkland
Pembroke ?ark
Pembroke Pines
Plan ta t ion
Pompano Beach
Sea Ranch Lakes
Sunrise Golf Village
Tamarac
Wilton Manors
Remainder of Broward County

Total

6t6
110
992

478
2

,496
1

204
8l

108

114
333

50

2t3
350

78

96
L43
45

65

L/
61

3

48s

852

58;

804
1

25
lnc.7 / 6l

L9L

225
332
I Lt+

L/
250

LI

338
33s
832
20

Inc.6l 6l
!/

113
4.463

10, 705

492
123
600

Tnc.7 / 63
455

Inc.7 / 63

2,466

306
94

483

698

340
l-12
303

364
6

440
375

1, 148
11

259
170
t57

t,547
12,897

24

L/
58

7
248

5lIn

250

63

65
3

2

102
40

205
91

134

133
3

183
359
399

3

80
t31
t20
768

5-'B

40
2

26
15

23
1

18
18

189

62
51
64
51

435

64
t2
80
47

620

53
t4

458

47t
90

L ,512

341
362
,:.

422
53

397

302
1

1

409
282
809

15
173
160
209

2,t46
t2,139

t-09
I

35

183

18;
233
603

Ll
178

Ll
305
2L8
845

18
L66

!/
93

2 .631
8,716

206
242
605

18
2t]-

Tnc .5 / 63
115

t,776
9,137

353
24t
636

6
20s

15
163

| .629
70,323

L/ Not incorporated

Source: Research Division of Broward County Area Planning Board



Table VII

Vacancy Trends
Fort Lauderdale, Florida, Housing Market Area

195O, 1960, and 1966

April 1, April l, July 1,
1950 i960 L966

Total houslng units 36,284 128.559 l95,7OO

Total vacant 9,75L L9,957 25,7OO

Available vacant 2,6L6 10,733 I2,OOO

For sale 444 4,890 5,OOO
Homeowner vacancy ratio 2.77" 5.77" 3.87.

For renE 2,L72 5,843 7,OOO
Renter vacancy ratio L6.9% L7.37" 14.17"

Seasonal 5,391 5,41L 7,7OO

Other vacanld/ L,744 3,813 6,000

al Includes dilapidaEed units, units rented or sold and awaiting occupancy,
and unlts held off the market for absenEee owners or for other reasons.

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



Table VIII

Fort Lauderdale-Ho1lwood. Florida Area Po8ta1 Vacancv Survev

Hav 26-June 2. 1966

Total residences and aparlments ll ouse

All % tjsed New const'

12.087 6.8 9.440 2.&7 6.360

7.L67 8.0 5.825 1.342 2.469

618 10,2 578 40 113

L,749 10.3 1,059 690 1,007

U oder Total possible tlnder
delireries All % Used New const.

136.882 4,774 3.5 4.163 611 1.073

66.2L5 2.&4 4.O 2.383 26t 570

3,687 126 3.4 L26 - 3

to,697 460 4.3 378 82 L25

7.313 17.9 5,277 2,036 5.287

4.523 t9.2 3.442 1.081 1.899

492 20.8 452 40 110

',_,289 20.1 68! 608 882

Postal *ea
Total possible

deliveries
Total oossiblc

deliieries

**
23.530

2,360

6,240

All % t.sed Ne"
t nder Total possib[e

6,3&

2,9L2

449 7.1

t56 5.4

148

t38

10

145

19. t

32.O

2-9

5.4

fhe Suryey Area Tottl

Fort Lauderd!le

Xsl.tr Offlce

Oeklaod Park Braoch

St!tlooa:
Coral Rldge
Soi.oole Anqex
Suorlre
South Andrds

IIollyvood

H.to Offlce

Lest Hollyvood lr.och

Other Ctties rod Tons

DaoL t
Deerfleld Berch
f,ellaodrle
Poproo Belch

L77 -689

89.745

6,M7

16,937

44.74a

22,24A

22,5OO

43. 195

224 20 8.9

1, 965
42,370
I 3,451
8,975

377
1, 839
2,054

530

705
389
255

31
I,L23

769
135

3.2
3.0
9,8
2.4

401
t2
29

1,
1,

,
3
3
9

t4L 20
2L2 L43
355 6?

L,238 569

3,l0/+
4,644
5,565

28,883

19
4

15
5

5.2
1.6
6.4
6.6

16r
355
422

1

163
5

l0

lt tt

r,001
4,97 5
5, 631
3,323

334 43
518 321
903 151
433 97

10
26
16

L29

.0

.5

.7

.8

9&
31,395
1,820
5,652

39. 635

17, 330

22,305

31 .032

30
960
7&
125

*
66
86

679

304 42
558 158 304

1,139 146 371
308 87 226

7M 262 L.657

346 34.6
7L6 14.4
285 22.A
395 11.9

71
L46
269
559

2,267
155
266

76 3.6
25 16.1
35 13.2

to' l
4.0
4-8

4l

5l
53

2.O7 5

1,527

548

2 -845

1, 907

4.6 t.669

6.9 L,2O3

2.4 466

6.6 r.946

5.113

4, 918

195

L2.t&

481
|,022
4,O23
6, 538

t,M6 20.5

956 L9.4

90 46.2

t.744 t4.3

83 17.3
266 26.0
327 8.1

1,068 16.1

406 L,979

324 L,726

82 253

899 r.912

1. 029

571

458

t. 101

7.8

89
95

839

2.6

3.5

774

431

343

2_678

290

885 322

495 76 95

390 68 227

708 248 1. 631

16 t4 26

895 206 181 1.051 693 1.731

23
163
514

,L52

2,623
3,622
2,542

22,245

5
120

58
509

13
137
558

1,023
1,288
1, 100

3
2

3
3

14
23

9
160

do.mitories; nor does it couer boarded-up residences or apartments that are not inlended for occuPan.).

one possible delivery.

Source: FtlA postal vacancy survey conducted by collaborating poshasler(s).



Table IX

Sales Houses Completed January 1, L965 - December 31, L965
By Sales Status and Price Class

Fort Lauderdale. Florida. Housing Market Area

Speculative houses
Houses sold before

Total completions construction start Totat

40
27
43
24
51

42
29
L4

2

21',2

Number
sold

40
24
34
20
40

Number
unso ld

47

Percent
unsoldSales price

Under $10,000
$10,000 - L2,499
12,500 - L4,ggg
15,000 - L7 ,499
17,500 - Lg,9gg

20,000 - 24,ggg
25,000 - 29,999
30,000 - 34,999
35,000 and over

Total

136
704
638
363
380

349
180
45
24

2,gLg

96
677
595
339
329

307
151

31
22

2,547

0
3

9

4
1l

0
11
2t
L7
22

37
2L

9

0

5
8

5
2

L2
28
36

100
L7225

Source: Unsold inventory of new houses conducted by the FI{A Coral Gables Insuring Office.


