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FHA'Houelng Market Analyele

Jackson, Mleslssippl, as of May L, L97L

Foreword

Ttris analysie has been prepared for the aeetrstance
and guidance of the Federal Houelng Adminlstratlon
ln its operattons. Ttre factual lnforrnatlon, f lnd-
lnge, and conclusions may be usefut also to build-
ers, mortgagees, &d others concerned with local
houslng problems and trends. TLre analysls does not
purport to make determinatlons with respect to the I

acceptablllty of {rny partlcular mortgage insurance
proposals that may be under consideration In the
subJect local1ty,

Ttre factual framework for this anblysts was devel-
oped by the Economtc and Market Analysis Division as
thoroughly as posslble on the basis of informatlon
avallable on the rtas offi date from both local and
natlonal sources. Of course, esti.mates and Judg-
ments made on the basls of tnformatlon avallable
on the tras ofrr date rnay be modlfled conslderably
by subsequent market developments.

Ttre prospective demand or occupancy potentlale ex-
pressed ln the analysla are based upon an evalua-
tlon of the factors avallable on the rras ofrr date.
Itrey cannot be construed as forecasts of bulldtng
activltyl rather, they exprees the prospective
houslng productlon which would maintatn I r€88on-
able balance ln demand-eupply relationehlps under
condltions analyzed for the rrag ofrr date.

Departnent of Houslng and Urban Development
Federal Houslng Admlnletratlon

Economlc and llarket Analyst.s Dlvlslon
tJaehlngton, D. C.
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HOUSING MARKET AI'IAIYSIS . JACKSON MISSISSIPPI
AS OF UAY 1 L97

The Jackson, Mississippl, Housing Market Area (HlA) is deflned as

lncluding Einds and Rankin Countles and is coterminous with the Jackson

standard Metropol-itan statlstical Area (sMSA). Jaekson, the capital of

the state, is located in central lfississippl, approximately l-50 nlres

north of New Orleans, Louisiana. The May 1971- population of the HMA was

262,300 persons, including 154r900 reelding in Jackson.

As the trade, service, and governmental center of Misslssippl,
Jackson has had steady enployment grorth and economlc prosperity during
the l-ast decade. Trade, servLces, and government account for over 65
percent of nonagrlcultural wage and sa1ary employment in the HIIA. The
unemploynent rate has reoalned belou 3.9 percent since 1965. New resl-
dential constructlon was regtrlcted by an overbullt market during ghe
early L960re; with the added stimulus of new subsldy progr€unsi, residenj
tial constructlon lncreased eadr year from 1967 to 1970 despite rlsing
costs of constructlon and mortgage financlng. The narket for new, non-
subsidized single-fam{ }y houses has shof,n signs of recovery, pirticularl-y
since the reductions in interest rates durLng late 1970. The absorption
of the large number of multlfamlly units buil-t since l-968 has been good.

Antlcioated Housine Deoand

It ls judged that 11850 new, nonsubsldized houslng unlts could be
built and absorbed annuaLly ln the Jackson HIIA during the May 1, l97L-
May 1, 1973 forecast period. rhe most desirable demand-supply balance
would be achieved wlth the annual construction of 11200 slngl-e-fantly
houses and 650 muLttfam{Iy unlts. An addltlonal 300 unlts of deoand
probably w111 be satisfLed by noblle homes. TabLe I provldes distrlbu-
tions of the estinated annual demand for new, nonsubsidlzed slngle-family
houses by price classes and the demdnd for nultlfanily units by size and
uonthly rent r:roges, excLudlng uttlltles. (Most new apartment projects
in the H}IA are rented excluslve of the cost of utlllttes). Approxinately
40 percent of the estiunted demand for new slngle-faurlly houses falls ,in
the $221500 to $301000 priee cLass. Ttre strongest demand for new nonsub-
sldlzed multifamily units ls for one- and two-bedroom unlts at monthly
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rents of about $130 for one-bedroom units and $160 for two-bedroom units,
excluding the cost of utllities. Although most recently completed nonsub-
sidized multifanily unlts were avallable at shelter rents of about $150for one-bedroom and $170 for two-bedroom unLts, area builders indLcated
that it ls possible to bulld ln theBe l_ower rent ranges.

Occuoancv Potentia 1 for Subsidlzed Housinq

Federal asslstance in flnanclng coats for new housing for lors- or
moderate-income fam{flss uay be provided through a nuober of different
programs admlnlstered by FIIA: monthly rent suppl-ements ln rental projects
flnanced under Section 22L(d) (3); partial- paynent of interest on home mort-
gages lnsured under Section 235; partlal interest payment on proJect mort-
gages insured under Sectlon 236; ar.d federaL assistance to locaL housLng
authorities for low-rent publlc housing.

The estimated occupancy potentlals for subsldized housing are deslgned
to determine, for each program, (1) the numbea 6f fam{lies and individuals
who can be served under the progran and (2) the proportion of these house-
holds that can reasonably be orpected to seek new subsldlzed houslng during
the forecast perlod. Household eliglblLlty for the Sectlon 235 and Section
236 ptograms ls determlned primarlly by evldence that household or fa-{ly
income ls belor established llmits but sufficient to pay the mlnimr.rm achlev-
able rent or monthly payment for the speclfled program. Insofar as the
lncome requlrement ls concerned, all famllles and lndlviduals with lncome
belovr the lncome limits are assumed to be ellglble for publlc houslng and
rent supplement; there may be other requlrements for eJ-lglbillty, partl-
cularly the requlrement that current LlvLng quarters be substandard for
fanllies to be eliglble for rent supplements. Some familles may be al-ter-
natlveLy ellglble for assistance under more than one of these programs or
under asslstance prograns uslng federal or state support. Ttre total
occupancy potentlal for federally assieted houslng approxlmatea the sun of
the potentials for publlc housing and Sectlor. 236 housing. For the Jackson
HMA, the total occupancy potentlal is estlmated to be 11350 units annual-ly.'

The annual occupancy potentfalJ/ for subsidized housing dLscussed
belor are based upon 1971 lncomes, the occupancy of substandard houeing,
estlmates of the elderly populatlon, lncomg llnlts in effect on May 1-,

L97L, and on avallable narket o<perlence.4

Sectlon 235 and Section 236. Subsldlzed houslng for households wlth
Lo,r to moderate incomes uay be provlded under elther Sectlon 235 ox Section
236. Moderately-prlced, subsldlzed sales hotrslng for ellglble famlllea can

1/ The occupancy potentials referted to ln thla analysis have been calculated
to reflect the strength of the narket ln vlers of exlstlng vacancy. The
successful attalnment of the calculated potentlaLs for subsldlzed housing
may well depend upon conatructlon in eultable accesslble locatlons, as
well as distrlbution of rents and sales prices over the complete range
attainable for houslng under the epeclfled prograns. 1

2l EanlLLes with lncome lnadeqr:ate to purchase or rent nonsubsldlzed hous-
ing generally are eligible for one form or aaother of subsidlzed housing.
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be nade aval1able through Sectton 235. Subsldlzed rentai housl-ng for the
same famJ lies may be altern6glrrely provi.cled rind.t:r Sec.tlon 236; the Sectlon
236 progxam contai-ns addltlonal provlslons ror subsl,dlzed rental units for
elderly couples and l-ndlvidual-s" In the Jackson IIi4Lo it ls estlnated
(based on regular income linlts) that, far che period May 1971-!1ay L973,
there is an occupancy potentlal for an amrual, t.otal of 520 strtrsldlzed
fanily unlts utllizlng elther Seetion 2?5 tx Section 236, or a combinatlon
of the &ro programs. The potentl-al for Section 2.35-236 houslng for fan-
ilies is sllghtly lo.rer than the rrunber insureri in L970 because continuanee
of construction of Sectlon 235 housing at lh.e l-evels reached durlng 1970
would brlng about the posslbili-ty of over'oui.i.ding" In additlon, there is
an annual potential for about l-85 units of Serction 23{t ::ental houslng for
elderly coupJ-es and lndividuals. The use of ex(;epEion income limlts would
increase the potential- by about 20 percent. About' t;:n percent of the
families and 60 percent of the elderly trg'.rseh.,;1.ds wor:id also qualify for
public houslng. About 45 percent of the fanil-ies eligible for Section 235
houslng are five- or more-persoo househol-ds.

Slnce lts lnception in l-968, there has been extensive use of the
Section 235 progxam in the Jackson HMIr. Approximately 11200 nenr homes
have been lnsured under this progran lnclrrding about 800 houes ln 1-970.
About 80 percent of the unlts have been constructed ln lllnds County. An
additional 1OO to 150 units have been lnsured under Sectlon 235(i) rehabll-
itation program. In May L97L, approxlmately 150 single-fa.mlly houses were
under constructlon whlch were er?ected to requlre Section 235 fundlng uPon
completion.

In May Lg7L, 20 units of Sectlor- 236 rental- housing for famllies had
been compLeted and occupled. A Section 236 proJect for the el-derly contain-
ing 198 units ls nearing completion. A.n additlonal 156 units of Sectiot 236
housing for famllles are under construction and scheduled for completion
during L97L, In view of the limited market experlence for Sectlon 236
housing and the 1-arge volume of Sectlor 235 housing that has been bui1t,
absorption of the Section 236 unlts under constructLon should be observed
closely as a basis for balancing production under the two progrnmc accord-
lng to market preferences.

Rental Unlts Under the Pub 1ic trlousl-ng and Rent- Progra.ms.
These two prograns serve households ln essentlal-I-y the sa.me low-income'
group. The princlpal differences ar{,se frcn the manner in whlch net income
Is computed for each program and from other ellglbllity requlrements. Ihe
annual occupancy potential for publ-lc houslng in the Jackson HllA ls estl-
mated at 525 units for famllies and 275 unlts for eLderly occupants over
the next two years. In the case of the someluhat more restrictlve rent-
supplement program, the potential for fam1lj-es is estlnaated at 400 units
while the potential for the elderly would be unchanged; approxlmately
40 percent of the elderly would be eligible for Section 236 houslng. About
ren percent of the families eLlgib1e for pubIlc housing also are eJ-lglble
under Section 235 arrd 236 (see table II).

a
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Ttre Jackson Houslng Authority rras organlzed ln 1969. Ttro proJects

of Sectlon 23 leased rental- housing totallng 200 unltg were gchedul-ed to
begin constructlon shortly after May L, L97L. In May L97L, 420 unlts of
Sectlon 22L(d) (3) rent supplement unlts were under constructlon ln the
HI'IA and an addltlonal proJect of 120 unlts of rent suppleuent rraa scheduled
to begin constructlon wLthln three months. These unlts w111 represent the
flrst subsidlzed unl.ts completed ln the Jackson HIIA for lols-lncome renter
housetrolds.

Sales Market

The market for new saLes houslng fn i'he Jackson HMA ls strong. Hor-
ever, rising coats of 1and, constructlon rnaterLals, and mortgage financlng
caused a decllne in the volune of new slngle-fap1Ly houses bullt during
1970 in all prlce rangee above those whl'eh lnclude Sectlon 235 housing.
Accordlng to an FIIA uneold lnventory survd! coverlng unl.ts completed dur-
ing 1970, the eharpest reductlons slnce 1959 have occurred ln the $251000
to $301000 and ln the over $351000 prlce categorles. However, bulldlng
permit data for the first guarter of L97L Lndlcate a signlflcant increase
in the vol-ume of nev salee houslng ln responae to the reductlon of lnter-
est rates during the Last quarter of 1970.

Most new single-famlIy constructlon has co4.sisted of stlck-bullt
homes in sma1l subdlvlslona to the north of Jackgon and Just across the
Pearl River to the east ln Rankln County. Most new homes are bullt ln
the $221000 to $271000 prlqe range. Substantlally lorer taxea and land
costs than thote present ln Jackson have nade Clinton (a bedroom com-
munity to the wbpt of Jackson) and Rankln County attractive locatlone for
new homes. Cons\uctlon and labor coats are falrly unlform ln the two-
county area, while\ the prices of resldentLal lots 1n northeast Jackson
are 40 to 60 percent hlgher than in the remaLnder of the HllA.

During 1969 and 1970, sales of e*lstlng homes have beeu brisk as the
supply of new homes-* in the price ranges above $201000 decllned. The
market for used homes is expected to becoue less actlve €rB the supply of
new sales housing ln the HI'IA returns to levels experlenced durlng the
mlddle 1960rs.

The market for noblle homes has also BtreDgthened conglderably during
1969 and 1970, as consumers looked for aLternatlves to a dwlndllng supply
of ners homes at hlgher prlces. A net additlon of about l-,500 moblle homes
has occurred ln the HMA elnce 1960. About two-thlrds of the moblle home
grorth in the HIIA sLnce L969 has occurred ln Rankin County, pti.narlly
because of less strlngent restrlctions on nobile home parks.

Rental Uarket

The rental market ln the J.ackson HMA ls strong. There were steady
addltions to the supply of new nonsubsldlzed rnultifanlly unlts during the
decade of the sixtles; slnce 1968 nore than l-r700 units have been completed
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and occupled. New construction has been concentrated in garden projects
of less than 100 unl-ts each. Genera1,ly, new one-bedroom and tworbedroom
apartments rent for $150 and $1"70, respect{vely, excluding the cost of
utilitles. l,lore luxurlous accomodatlons are available in both garden
apartment and torrnhouse styles, wlth rents for two-bedroom unlts ranging
fron $200 to $250 per moath, excludlng utlllties. Part of the steady
demand for rental accoffiodatlbns during the L960rs was derlved froa
Jacksonts role as the servlce and $overnmental center of Mississlppi,
whlch caused a steady turnover of transitory enployees in the area who

tended to prefer rental unltc.

Desplte rislng levels of nonsubsidlzed nul-tifamlly constfuction
during 1968, Lg6g, and 1970, absorption of new units remalned high during
1970 and the flrst quarter of 197L. Independent surveys by FIIA and by
local appraisal and reaL estate instltutions of recently constructed
multlfamlly proJects lndlcate that occupancy rates for alL but the
extreme Iuxury units have remained above 95 percent since 1968. LocaL
property manageEent sources stated that demand fot rental accommodations
rras strong in all- rent ranges, although luxury unlts were absorbed much

more slowly than those 1n loler rent ranges. In previous years, nes,

rental unlts in a1l- price ranges were absorbed more rapidly in northeast
Jackson, which is consldered a prestlge area, than in the remaindet of
the HllA, despite the htgher rents charged there. In May L97L, about 500

units of nonsubsidlzed nultlfamlly dwellings were under construction;
approximately 75 percent of these unlts were located ln the area lme-
diately west and northwest of the central clty. Subsequent to the
completion of these unlts, the rate of absorptlon shoul-d be observed for
signs of uarket strength or weakness.

As of May 1, Lg7L, more than half of the availabLe rental vacancies
in the Jackson HIIA were i.n nultifanily structures bullt prior to 1960'
duplexes, and slngle-famlly units used for renter oceupancy. The maJority
of these unlts were located in dovntosn Jackson funmedLately to the \rest
and southwest of the central buslness dlstrlct. these unlts are physically
unattractlve, severely lacking in the amenlties whLch new apartment unl'ts
can provlde, and (in the 

"as" 
of the duplexes and sLngle-fam1Ly unlts) are

ln densely concentrated areis'; f,ost of these unlts probably will renain
vacant.

Economic. Demographlc. and Houslng Factors

The anticlpated demand for nonsubsldized houslng durlng the May 1971-
May 1973 forecast perlod ls b.aSed on the trends ln oployment, lncome,
population, and houslng factors "g.umarLzed belols.

Empl-ovment. Nonagrlcultural wage and salary employment averaged
92,050 3obs rlurfng the l-2 months ending ln April L97L, an increase of 2,900
(3.3 percent) over the previous 12-month average of 8911"50. The Lncrease
of 1,600 nonagricultural wage and salary jobs (1.7 percent) between the
calendar year 1-969 and l-970 represented the smallest annual lncrease since
1963; the princlpal cause of the sloruer rate of grorilth rras a reductlon in
employment Ln durable goods productlon,and contract construetion, which
accounted for a comblned loss of 11300 Jobs below the averaga of L969.
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The Uackson HIIA experlenced eteady ernploynent gro!ilth durlng the 1954 to
1969 perlod, lncreaslng by an average of about 3r47s wage and aalary jobe,(4.8 percent), annually. Jackeon is the bueinees, trade aud eryloynent
center of seven-county area ln central uleslealppi; slnce lllealaslppl
Enploynent securLty data refrect in-conmutatlon, gains in employment
during the last eleven yearg have slightly out-paced increases ia
demographic and houslng factors ln the H!IA.

Currently, manufacturing provldes only i5 percent of ali nonagricul-tural wage atd sa1ary employnent ln the HMA. Between L960 and 1970,
manufacturing enployment increased by about 2oo jobs annuallv. rncreasesin manufacturing employment have been prfunarlly the result oi a nr!.her oi
sma1l plant expansions, rather than the opening of any maJor oanufacturingfirns. Durlng L970, the average of durable good= 

"rployr"ot rras about
900 jobs below that of L969; thls rvas largely rhe result of the action of
one firm whlch converted its production LLne from furnlture and wood
products to plastlc lnJectlon molds. Local lnformed sources stated that
employment ln durable goods productl.on should stabillze at current l-eveLs.

Nonmanufacturing enployment lncreased each year between l-960 and 1970,
addlng a total- of 23,800 Jobs, equal to 4.4 percent annual growth rate.
Euployment has been heavLly concentrated ln the trades, serrulces, and
goverilnent sectors, whlch together provlded 77 percent of nonmanufacturing
employment grorilth durlng the l-965-1970 perlod. Steady employment growth
in trade has been spurred slnce 1968 by a maJor iuprovement in shopping
centers and an enclosed nall. Steady emploSrment grorrth in the service
industries has incLuded the expanslon of nedlcaL and health facllitles
and employment ln private educatlonal lnstltutions. Increases ln govern-
ment employment have been ]-arger slnce L966, and flnanclal and j.nsurance
lnstltutions ln the HllA also reglstered steady galns during thle period.

Nonagrlcultural- wage and salary enployment Ls expected.to lncrease by
3,000 Jobs annually during the May 1, 1971-Iray L, L973 forecasr pertod.
Manufacturing employment ts erpected to reualn falrly stable, wlth annual
increments of about 1-00 jobs concentrated ln the nondurabLe goode sector,
Nonmanufacturlng empJ.oynent ls expected to foll-oly recent trends, lncreaslng
by about 2r90O Jobs annually durlng the forecast perlod. Largest increases.
are antlclpated ln the trade and service industrles and ln government
employment' hrhich are q(pected to have annual lncrements of l-r1OO, 600, and
450 jobs ' resPectlvely. The lnltlatlon of eeveral rnaJor conatruction pro-
jects ln the Jackson area, ln conJuctlon wlth the fl.rst quarter 1971
lndlcatlons of contlnued eteady residentlal construction aetlvlty w111
account for annual- employmeat lncreases of 350 contract conatructlon
workers during the forecast perlod. The reualnlng sectors of nonnanufactur-
ing emplo)roent are expected to provide steady, smaller lncreases to euploy-
ment growth.

Income. In May L97L, the medlan annual lncomes in the Jackeou Hl{A,
after deduction of federal lncome tax, lrere approxlmately $71800 for'a1l
famillss and $51000 for two- or more-peraon renter households. About 16
Percent of farnilies and 28 percent of renter houaeholds had lncomee of
less than $3'000 a year after deductlon of federal lncome taxes. Approxi-
mately 15 percent of famllies and slx percent of renter households had
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after-tax incomes of more than $l-51000 a year. Detalled dlstrlbutlons
of all fanllles and renter households by annual- after-tax incomes for
1959 and L971 are presented ln table IV.

Pooulation Households. As of May 1-, L97L, the populatlon of the
Jackson HIIA was approxlmately 262,300, lncludlng 2L7,500 persons Ln Hinds
County and 44,800 ln Rankln County. The populatlon of Jackson was estl-
mated at 154,900 persons. (fhe 1970 Cerrsus enuuerated 2581906 persons
in the ilackson HI'IA as of Aprll 1, 1970, lncl-uding 153,968 in Jackson).
Populatlon and household trends by county since 1960 are avallable in
table V. The May 1, 197L HMA population total represented a rate of
increase of 31700 persons (1.6 percent) annually since the 1960 Census.
There was a hlgh J-eveL of out-nigration in the clty of Jackson durlng the
1960rs, as low ingome famill.es moved out of the area and nany others
moved to the suburbs. At the same time, there was in-migration ln the
remainder of Hinds County and Rankln County partlcularly slnce 1965, as
famJlles throughout Mississippi moved torsard favorable employment
opportunLtles ln the HMA. Although Jackson contalned approximately 65
percent of the Hl'tA population ln Aprl1 1960, lt has contrlbuted only an
estimated 25 percent of the HllA population grolrth since that date.

Population in the HIIA ls expected to lncrease by 3,500 persons (1.3
percent) annuall-y durlng the forecast perlod to a total- of 269 1300 ln
May 1973. Net natural lncrease {s e:cpected to stabillze whlle in-
mlgration w111 approximate the levels of the l-ast few years.

The 1970 Census enumerated, 741432 households ln the Jackson HIIA,
lncludlng 63.1266 ln Hlnds County and l-L,J-66 in RankLn County. A total- of
47,562 households were enunerated Ln Jackson. As of DIay 1, 1971, the
Jackson HI'!A had an estlmrted 761300 househoLds, lncluding 481000 in
Jackson, 161800 in the remalnder of Hlnds Gounty, and 111500 ln Rankin
County. The HIvIA total ln May L97J- represented an annual lncrease of
11650 (2.4 percent) househoLds slnce the Aprtl 1960 Cerisus count. The
populatlon trends mentioned above and an e:rpected continued decline ln
the average number of persons per household are expeeted to regul.t in an
increase of t,aOO houslholds annually during the flrecast periodr: for a
May 1, L973 total of 79 1900. About 65 percent of projected household
growth is e:<pected ln the areas outslde Jackson.

Houslng Factors. As of May 1, L97L, there were an estLnated 801900
Hl'tA, lncluding 501600 in Jackson' a nethousing units in the Jackson

increase in the IIMA of about l-8r800 houslng unlts since the 1960 Census.
(The 1970 Census enurnerated 79 1358 houslng unlts in the Jackson Hl'{A,

includlng 67,26L units ln Hlnds County and L2r097 ln Rankin County).
The net increase slnce the L960 Census was the result of an estlmated
22r80CI units of nen construction, the net addltl^on about l-r500 noblle
homes, and the loss of about 51500 unlts through demol-ltlon and other
causes. Approxlmately J-r950 units were under construction as of llay 1,
lg7l, includl.ng 675 singJ-e-fanlly houses arrd Lr275 multLfamily units.
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Prlor to 1965, building permlt data covered less than half of the

estimated total residentlal bullding actlvlty. Bulldtng activlty not
covered by pernLts has been estimated utlllzlng data from the 1960 and
1970 Censuses and lnforrnatlon obtalned locally. As sholsn Ln table VI,it ls estlllurted that annual construction of slngle-fanlly homes averaged
2'04O hbnes a year during the 1960-1963 perlod; however, the nunber built
declined each year fron 21246 Ln 1961 to'11833 in 1963. These levels ofsingle-family constructlon resulted ln a soft market for new homes and
construction continued to decline to 1-r176 hones ln 1966. Although highinterest and discount rates on mortgages, comblned with rielng costs of
land and constructLon, made purchases of slngle-f.gnily hoses ,or" .r.p"rr-
si.ve, eonstructlon of slngle-family hones increased each year to 1r6b4
homes ln 1970. Durlng that perlod, constructlon of new rlntal unlts .

with attractlve amenities al-so was increaslng. Since 1968, the Section
235 program has provided funde for L1200 new slngle-fanil-y hones ln the
HMA. About two-thlrds of the total were constructed durlng 1970. Witti-
out the suPport whlch this progran has provided for the uarket for new
sales houslng, the total of nelv slngle-faolly houees conatructed would
have continued to decline durlng 1969 and L970. The overall trend in
single-faml ly residential- constructlon ls appl-icable to each of the
comPonent Parts of the HI,IA.

Permits issued lndicate that nonsubsldlzed nultlfamily construction
fluctuated between 268 and 717 units a year durlng the Lg6b to l-96gperiod, with peak constructlon perdods occurrLng ln L960, 1963 and Lg64.rn 1969, the number junped to 935 units. prlor to l-970, multlfani.ly
construction was heavily concentrated within the clty of Jackson; durlng
the last l-8 months' constructlon has begun ln the remalnder of lllnds
County and ln Rankin County. During 1969 and 1970, permlts were issuedin the Jackson HMA for Lr574 nonsubsldized nultlfanily units; an addi-tional 152 rnultifanlly units were authorlzed durlng tire firsi quarter of
L97L.

v+cancv. As of May 1, L97L, there were about 41600 vacant houblngunits in the Jackson HIIA. Approxlnately 21650 units rrere available for
sale or rent, a n.umber slightly Less than that reported by the 1970 Census.
The 700 unlts available for sal-e represents a homeowner vacancy rate of
1.4 percent, which is ldentical to the rate teported in the 1970 Census,
and j-s lower than the 2.3 percent vacancy rate reported in 1980.

Because the Bureau of the Census elasslfied multifamlly units ln thefinal stages of construction as vacant houslng units, the zrLg4 units
then available for rent (8.1 percent) represented a larger number than
were actually available durlng 1970. As of May 1, Lg7L, approximately
1,950 units were available for rent (7.1 percent) in the IIMA. Although
this represented an increase from the 5.5 percent avallable rental ,ac"r,cy
rate rePorted j.n 1960, thls ls not judged to be a significant change, sincethe rental market has aqterlenced a steady addltlon and. absorption of ng[.,rental units since that date. The rental market has successfutty absorbeda large number of new apartment unlts constructed since 1968, as shown byhigh occupancy rates reported by vlrtuall-y al-l apartment couplexes



Table I

Estlnated Annual Denand for New. Nonsubsldlzed Houstng
Jackeon. Misslsslppl. Housl.ns Market Area

Mav 1. 1971 to Mav 1. 19_73

A. Single-fanilv Homes

Sales prlce

Under $15rOO0
$15r0oo - L7,499
17r500 - lg,ggg
201000 - 22r4gg
22r5OO - 24rggg
25,OOO - 29,999
30rOO0 - 34rggg
35rO0O and over

Total

B. Multlfamily unlts

lionthly rents4/

Under $13O
$130 - 1s9
160 - 189
190 - 2L9
220 - 249
250 and over

Totat

One 1\lo
Efficlencv bedroom bedrooms

1;
80

Number
of unlts

Percent
of total,

50
60

L20
180
240
244
180
L29

1, 200

5
5

10
15
20
20
15
10

100

4;
2A

5
65

150
70

,40

260

Ttrree
bedroo$s

20

30
15

45 280

gl Excludes the cost of utllitles.

Source: Estimated by Houslng Market Analyet.



Table II

A. Fanllles

1 bedroom
2 bedrooms
3 bedrooms
4+ bedroome

Total

B. Elderlv

Efflctency
I bedroom

Total

Section 2J6-l
exclu velv

50
150
150w
475

50
25
75

Mav 1. 1971 - Mav 1. 1973

Eligible for
both progra^Bs

Publlc housing
excluslvely

Total for
both programs

10
20
15
o

45

70
40

100
6&r

70
170
140

90
E
165

130
340
305
225

I,OOO

110

210
140
350

al
bt

Estlmatee are based on regular lncome llnlte.
Approximately [75 of these fanllles also are eligible for the rent supplement Progratr.

Source: Estlnated by Houstng Market Analyst.



Table III

Civilian tlork Force Conponentsg/
Jackson, Misslssippi, Housing Market Area

1960 -197 I

Total civilian labor force

Unemp Ioymen t
Percent of unemployment

Employment

Nonag. wage & salary workers

Manufacturing, total

Durab 1e
Nondurab 1 e

Nonmanufacturing, total
Mining
Construction
Transp. & public uti1s.
Wholesale & retail trade
Fin., ins., & real est"
Service & nrisc.
Governmen t

I 960

88 .500

3,550
4.0

85 .050

66. 100

11,lllq

196 1

89 .500

3 ,800
4"2

85. 700

67 .250

11.300

L962

91.450

3,30O
3.6

88. t50

69.950

1 I .800

1963

91.900

3,200
3.5

88,700

70.600

11.250

13,600

4,50O

90. 600

73. OOO

11.500

NA 7, lOO
NA 4.400

L964

%,!g9\l
3, 700

3.9

61.500
1 ,00o
5, 100
4,650

16, 8OO

5, l50
12,300
16,450
5, 1oO

1965

96.100

3, 200
3.3

92.800

75.500

12.300

7 ,900
4, 5O0

63.200
800

5, too
4, 800

17, 600
5,3O0

12,900
16 ,800
5, 3Oo

t966

101.100

3,200
3.2

97.900

80.700

13.500

9,00o
4, 5Oo

67 .200
800

5,500
5,2OO

18,200
5,700

13 ,800
18, Oo0
6, too

1967

103.400

3,500
3.4

99 .900

82.800

r3.500

8,900
4,600

19 68

107 .600

3,600
3.3

104.000

86 .400

13.700

8,800
4,800

72.800
800

5,700
5,500

19,600
6,500

14, 900
19,800
6, loo

L969

-112-, ooou/

3,500
3.1

108 .400

90.400

14.400

o ?nn

5, 100

76.000
700

6 ,000
5 ,8OO

2C,8OO
6,700

I 5,8O0
20, 300
6,400

1970

-l-U.JooU/

4, 300
3,8

r 10,.99,9=

92.000

13.600

8,4O0
5, 200

78.400
700

5,600

l5 , 100

? oon

54. 600
850

4,800
4,350

r5,650
5, OO0

lo , o5o
13,900
4, ooo

NA

NA

55.950
950

4,55O
4,400

15, 650
5, loo

1O, 650
14,650
4, 300

I
4
4

r6
5

11
15

q

100
450
550
150
250
200
500
650

69.300
800

5, 300
5,400

18,600
6,200

14,200
18,900

5, 900

NA
NA

NA
NA

12 mos. endina
Apr. I970 Apr. I97.l

110.350 114.450

3,750 4,300
3.4 3.8

106.700 i 10.050

89. 150 92.050

r3.900 13.500

9, loo 8,550
4,800 5,050

75.350 78.450
750 700

6,000 5, lo0
5,450 5 

' 
750

20,550 27,350
6,150 7'050

15,400 16,250
20,400 2l ,300

NA NA

14,650

2,9O0

15, I0O

2, 900

58. r50 59.350
I,ioo
4,4oo
4, 600

16,350
5, 200

I 1 ,8OO
15,900
4,900

6,000
21,900
7, 100

16,100
21,000
6,600Education, public

Other nonagricultural

Agricultural

13,OOO 12,9OO

6,OO0 5,550

al ltems may not add to totals due Eo rounding.
b/ Includes IOO involved in labor dispuEes.

Source: Mississippi Employment Security Comission.

13,80O 14,OO0 14,100 14,300 14,700 15,1001 2, 900

5, 300 3,80O 3,3OC 3,100 2,800 2,900 ?,900



Table IV

Estimated Percentaqe Dlstrlbutlon of A11 Famlltee eod Renter Houeeholdsg/
Bv Annual Lncone Af,ter Deductlns Federal Incone Ta:(

Jackso[- Mleeleslppl. HouEine Market Area

Lncome

tlnder
$ 3,OOO

4,OOO
5rOOO
6,000

15
7
I
7
7

ooo
999
999
999
999

$3
3
4
5
6

6
7
5

L4
8

15
100

7
4
3
4
2
3

100

A11 famllles
1959 1971

32
13
13
10

9

Renter househoidsg/
1959 1971

53
L7
13

5
4

100

28
11
t1
10
8

T,OOO - 7 1999
8,000 - 81999
g,ooo - 91999

1or00o - L2r499
12,500 - 14r999
l5rOOO and over

Total

Median $4'400 $7'8OO

al Renter households of two or more Persons.

Source: Estlnated by Housing Market Analyet.

3
1

1
2

:

7
7
4
5
3
6

100

$2,875 $5,ooo



Table V

Population end ehold Trends
J on M 1 Housi Market

Aprll 1. 1960 to Mav l- 1973

April I,
1960

April 1,
1970

May 1,
L97L

May 1,
L973

A'e

April 197O Mav 1971 Mav 1973
N"rb"rerRrt"E/N-u*-b"-?[-"JE/N-nt',G6h_"-tE/Comooocnt

Population

Jackson HMA

Hlnds County
Jackson
Remainder of county

Ranktn County

HousehoLds

Jackson HI"IA

Hlnds County
Jackson
Remainder of county

Rankln County

22L.367 258.906 262.300 259.300 3"750 1.6 3.150 1.3 3.500 1.3

187 r 045
t44,422
42,623
34,322

50, 52 1

40,668
9r853
7,6L3

2L4,973
153,968

6 I ,005
431933

63,266
47 1552
:.5 r 704
1 1, 155

217,5OO
t54r9oo

62r600
44r8OO

222r1OO
156,7OO

66rOOO
46,600

2r8OO
950

1,850
950

Lr275
700
575
350

2,350
875

1r475
800

L,425
425

1,OOO
300

21600
900

1r700
900

1r350
650
700
450

L.2
0.6
2.6
2.O

a1

0
2
2

L.2
0.6
3.6
2.5

2
6
6
o

4
9
o
o

58.134 74.432 76.300 79.900 L.625 2.5 L.725 2.5 1.800 2.3

64,800
48,000
16,8OO
11,5O0

67,5O0
49r3OO
18,200
12r4oO

2.3
1.5
4.7
3.9

2.O
1.3
4.0
3.8

a

a

2
0
7
3

g/ Rourded.
[/ O."frr"a thtouSh the use of s formula deslgned to calculate the percentage rata of chanSe oa a cornPound ba8l8.

Soutce: 1960 ard 1970 Censuses of Populstlon 6nd Housing; 197I Eld 1973 estr-D4tea by Bousln8 Usrket Anelyst.



Table VI

Estimated Resldential Buildlns Activity
Jackson. Mlsetsslppl. Housing Market Area

1960-1971

1960 1961 L962 1963 L964 1955 L966 L967

IDIA Total
SlngLe -famt ly
Multifamtly

Hlnds County
Jackson

Single-f arnily
Multifamlly

Remainder
Slngle-fanlly
Multtfanlly

Ranktn County
'Slngle-f arnlly
Multifanl ly

2r645
2rLzO

525

920
505

850
20

350

2.5L4
21246

268

2,188
1,959

229

L1670
L1326

344

344

562

L1662
L,L76

486

481
387

595
79

L1654
1r210

444

553
4L2

557
L2

100
20

21377 2rL33
1r833 1r416

544 7L7

1968 1969 1970

L1932 .2r32L .21323
t ruael l,sao^l t,oaet

484 e3s $sbl

3L2 66
189b/ 26

First 3
months

L97L

539
387
L52

22L
104

956
248

850
20

4tfi

819
229

793
522

666
689

550
24

490
420

558
44

337
797

509
83

564

700 600

t{+O 4tfi

LrO22
370

[00
225520

too
20

200200
4

18

4
400 540 350

80

gl Includes approxlmately 1n200 units of Sectlon 235 sales houslng durlng the 1958-1970 period.

-/ Excludes 420 untts of 22L(d)(3) Rgn! Supplgqent, !74 units of Section 236 re,ntal houslng for famlltest
198 unlts of Sectloa 236 houslng for the elderly.

Source: C-40 Construction Reports and estimates by Houslng Market Analyst.

and



Table VIl

Conponents of the Houslns Inventorv
Jackson - Mlssisslppi Houslne t Area

1960-1971

Total houslng lnventorY

Total occupled
Ormer occupied

Percent of all occuPied
Renter occupled

Percent of all occuPled

Total vacant
Aval1able vacant

For sale
Homeowner vacancY rate

For rent
' Renter vacancY rate

Other vacantll/

Aprll I,
1960

62.O95

58,134
35,tAa

61.0%
221686

39.o7.

Apr1l 1,
1970

79,358

74.432
49 1373

66.37.
25r059

33.77"

May 1,
1971

80.900

76.300
50,7OO

66.47,
251600

33.67.

4.600
2.650

700
47"

3.961
2.t69

838
2.37"

1r331
5.57"

4.926
2.895

701
L.47"

2rlg4
9.L7.

1

9
7

I,
a

a 7"

50
1

11792 2r031 1r950

Includes seaeonal unlts, dilapldated unlts, units rented or sold awaitl'ng occuPancy;

and unlts held off the market for abeentee osfirers or for other reasons.
al

Source: 1960 and 1970 Censuses of llouslng; 197L estlmated by Houelng Market Analyst.
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