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Foresord

As a publlc eervlce Eo assiet loeal houslng activities through
clearer underetandlng of local housing market condlEions, FHA
lnltlated publlcatlon of 1Es comprehensive housing market analyses
early ln 1965. WhtIe each report ls deslgned specifically for
FtlA use ln admlnistertng lt8 mortgage lnsurance operations, it
ls expected that the factual lnformatlon and the flndings and
conclusions of Ehese reports wt11 be generally useful also to
bullders, mortgageee, and othere concerned wlEh local housing
probleme and to othere havlng an lnterest in local economic con-
dltlons and trends.

Slnce nrrket, analysis is not an exSct science, Ehe judgmental
factor ls funportant ln the developrnent of flndings and conclusions.
There wlll be dlfferencee of oplnton, of course, in the lnter-
protatlon of avallable factual lnformatlon in determining the
absorptlve capaclty of the market and the requirements for maln-
Eenance of a reaaonable balance ln demand-supply relattonships.

The facEuel'framework for each analysis is developed as Ehoroughly
as poeelble on the basle of lnformatlon avallable from both local
and nattotral lources. Unlees epcclfically iCentifled by source
reference, all estlmates and Judgmente ln the analysle are those
of the authorlng analyst and the FIIA Market Analysls and Research
Sectlon.
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AI'IALYSIS OF TTIE

J ACKSONVILLE FLORIDA. HOUSING MARKET
AS OF NOVEMBER I L966

Summary and Conclusions

During the first eight months of 1965, nonagrlcultural wage and
salary employment in the JacksonvlIle Housing Market Area (HMA)
averaged 1631600, a gain of 3,500 over the comparable period of
1965. Between 1959 and 1953, wage and salary employment increased
by an average of 21200 jobs annually. The 1963-1965 interval
marked a period of strong economic expansion, with an average of
5,350 jobs added annualIy. Trade, service industries, and govern-
ment, which (combined) accounted for 60 percent of aII wage and
salary employment in 1965, accounted for about 85 percent of the
employment increase during the 1959-1965 period. Total nonagri-
cultural employment in the Jacksonville HMA is expected to increase
by about 2,7OO jobs annually during the November 1966-November 1969
forecast period.

The current median income of aII families in the Jacksonville HMA
is $6,725 a year, after deduction of federal income tax; the median
for renter households of two or more persons is about $41575.
Currently, about 23 percent of all families and eight percent of
the renter households have after-tax incomes above $10r000 a year.

The current population of the Jacksonville HMA is about 535,800,
reflecting average gains of 12,2OO (2.6 percent) annually since
f960. During the 1950-1960 decade, the population grew by an
average of 15,150 persons annually. Ihe population of the city of
Jacksonville currently is about 196r400, about 37 percent of the
IIMA total. On the basis of anticipated employment gains, the popu-
lation of the Jacksonville tMA is expected to increase by I0,500
annually to a November 1, 1969 totaL of 567,300.

As of November 1, L966, there were about 153,200 households in the
HMA. The number of households has increased by an average of 3,600
a year since 1960, compared with an average of 41425 a year during
the 1950's. Based on the anticipated incqease in population, there
are expected to be 162,500 households in the HMA by November 1, L969,
an addition of 3,100 households annually during the next three years.

There are now about 169,400 housing units in the Jacksonville area,
representing a galn of about 4,275 units a year since April 1960.
During the 1950-1960 intercensal period, the housing inventory
increased by an average of 5rO25 a year. There are currentLy about
11750 housing units under construction, of which Ir350 are in multi-
family structures.
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1l

There are currently about llroo0 vacant housing units available
for sale or rent in the Jacksonville HMA, representing an over-
all vacancy rate of 6.7 percent. Of the total, about 4,000 are
available for sale, a homeowner vacancy rate of 3.7 percent,
and 7,000 are available for rent, a rental vacancy rate of L2.2
percent. The current vacancy levels are about twice those re-
quired to maintain balance in both the sales and rental markets.

The volume of privately-oruned net additions to the supply of :

single-family houses that will meet the needs of the market and
result in a more acceptable demand-supply relationship is
approximately 4,350 units during the next three years. The
current excess of vacant houses for sale will be absorbed most
effectively if about 1,000 houses are built during the first
year of the forecast period, 1,400 during the second year, and
1,950 during the third year. Demand for new single-family
houses by sales price ranges is expected to approximate the
distribution indicated on page 28. The current excess of
adequate rental units, plus the multifamily units now under
construction, are sufficient to meet the quantitative rental
demand during the next three years. rf no new multifamily units
are built, the rental market can achieve a more reasonable demand-
supply balance by the end of the forecast period. In actuality,
production of new rental uniEs cannot be expected to stop complete-
ly for three years. Therefore, a correction of the market imbalance
cannot be anticipated within a three-year period. Under these
circumstances, proposed multifamily projects should be designed to
satisfy a specific need not now being met, and their effect on the
over-al1 rental market should be evaluated carefully.

l



ANALYSIS OF THE

JACKSONVILLE FLORIDA HOUSlNG MAR.KET

AS OI' NOf/EMBER 1. 1966

Hous ing l'larket Area

Ihe Jacksonville, Florlda, Housing Market Area (Hl'lA) is def ined as
Duval County. the delineated area conforms to the Bureau of the
Budget deflnitlon of the Jacksonville Standard Metropolitan Statlstical
Area (SMSA). Jacksonville is centrally located in Duval County in
the northeast corner of Florida. It lies about 350 miles northwest
of Miarni, 200 mlles north of Tampa, 350 miles southeast of Atlanta,
Georgla, and 275 mlles south of Charleston, South Carolina" The HMA

is favorably located on the St. Johnrs River, with access to the
Atlantic Ocean.

In 1960, the HMA had a population of about 455r4OO.t/ Jacksonville,
the principal city, had a population of about 20I,000 in April 1960.
Other incorporated areas include Jacksonville Beach (L2rO49 persons),
Atlantic Beach (3r125 persons), Neptune Beach (2,868 persons), and
Baldwin (1,272 persons ) .

Ihe Jacksonville HMA is situated at the junction of U.S. highways 1,
17,23 and 90, and Interstate Routes l0 and 95, which afford the area
easy accessabllity by motor transPortatlon. Numerous motor freight
lines maintain terminals and provide dally motor freight service to
and from the HI,IA. The major railroads serving the Jacksonville area
are the Atlantlc Coast Line and the Seaboard Alr Line. Commercial
air transportation is provided at Imeson Airport by Delta, Eastern,
National, and United Air Lines.

According to the 1960 Census, there was a net daily in-commutation to
the HMA equal to less than one percent of the labor force. Over half
of the in-commuters came from the four counEies adjoining the HMA.

Lt Inasmuch as the rural farm population of the Jacksonville HI'lA

constltuted only 0.3 percent of the total population in 1960,
all demographic and housing data used in this analysis refer
to the total of farm and nonfarm data,
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Economv of the Area

ter and H story

The settlenent, of the Jacksonrille area began in the mld-l6th centurywlth the establishnent of a French colony. Its favorable location on
navigable rraterldays stimulated early economic growth and Jacksonville
soon became an lmporEant trade and distributlon center for northern
Florida and southern Georgia. Rapid population growth in the late
19th century established Jacksonvllle as the largest city in Florida
by l9oo. rE rras not until 195o that the population of Jacksonville
was exceeded by that of Miami.

Typical of Florida aE a whole, the Jacksonville econoury is based on
nonnanufacturing; enplopent is dominated by trade, servlces, andgovernrnent. Jacksonville has a broad trading area and is a distri-
butlon cenEer for a large part of the state. Because of its northernlocation, the HMA has never becoure a maJor tourist. area, although
tourlsm is economically important to the beach areas. rn the late
195ots, the cross Florida Barge canal wlll be completed, terninatingin Jacksonville. This, coupled with the recent improvements in theport facilities' can be expeeted to provlde sone meaaure of economlc
growth ln the area.

Work Force

Durlng the flrst elght months of 1965, the clvlrian work force of theJacksonvllle IIMA averaged I94r800 persons, about 1r400 above the
cornparable months of 1955 (see table r). Between 1959 and 1955, theelvlllan work force increased from r77r30o to 193r600, with galns
recorded ln each year. rhe total galn of 161300 reflects 

".rJr"g"lncreases of 21725 annually. of the total increase recorded slnce
1959, however, more than harf has occurred slnce 1963. During the
1959-1963 perlod, the work force increased by an average of rrasoannually, compared to average gains of 41450 in the 1963-1965 period.

Emol nt

curre{rt -Estimate,_and Past Trend. Accordlng to preliminary data
complled by the Florida State Employment Servlce, total nonagrlcultural
enploynent ln the Jacksonvllle HMA averaged 189r5OO ln the first eight
months of lg6Sr lncludlng 1631500 wage and salary roorkers and 25r9o0
Persons employed in all other nonagrlcultural actlvities. Ihe averagenonagrlcultural wage and salary employment ln 1966 represents a galnof
3r500 workers over the comparable period in 1965.
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Between 1956 and 1959, the leve1 of wage and salary employment rose by
an average of 4,575 jobs annually, despite a gain of only 11600 between
1957 and 1958. Durlng the 1959-1953 period, however, the rate of econo-
mic expansion slowed substantially; during Ehe four-year period, only
81800 jobs were added, an average of 2r2OO annually. The 1963-1965 in-
terval marked another period of strong economic expansion, with an
average of 5,350 jobs added annually. Prellminary data for 1966, how-
ever, indicate that the increase in the current year may fall short of
the 1963-1965 average gain; during the first eight months of L966,
average wage and salary employment is 31500 above the average for the
comparable period of f965.

Trend of Nonagri.cultural Wage and Salary Employment
Jacksonvi I 1e F Iorida HMA

r956- 1966

Year

195 6
L957
r9 58
I9 59
1960
19 61
L962
1963
1964
1965

Jan. -Arg.

r 965
t966

Total
wage and salary

emp loymen t

1 27 ,800
132,400
134,0O0
141,500
145,500
146,300
148,500
150,300
155,800
r61, ooo

160, 100
163,600

Change from
preceding

year

4,600
I ,600
7 ,500
4, ooo

800
2,2O0
1 ,800
5,500
5, 200

3 ,5oo

Source: Florida Industrial Commission, Florida State
Employment Service.

Manufacturing employment in the Jacksonville area accounted for less
than 14 percent of total wage and salary employment in 1965, compared
with about 15 percent in 1959. Between 1959 and 1965, employment in
manufacturing increased from 21rIO0 to 22r2OO, a total gain of 1,100
jobs (see table II). However, increases of 800 each year occurred
between 1964 and 1965 and between 1963 and 1964, offsetting losses
which had occurred between 1959 and 1963. The upward trend since 1963
appears to be continuing into 1966. Data for the ftrst eight months of
this year indicate that manufacturing employment has increased by 70O

over the comparable period of 1965.
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As shown in table II, growth in nonagricultural wage and salary
employment since 1959 has depended almost entirely upon the non-
manufacturing sector of the\economy. Between 1959 and 1965, non-
manufacturing employment increased from 120,400 to 138,800, a total
gain of 18r400, or 3,075 annually. Annual gains ranged from a high
of 4,400 between 1964 and 1965 to a low of 1,200 between 1960 and
1961. As was the case in total wage and salary employment, most of
the nonmanufacturing employment increase has occurred since 1963.
For the first eight months of L966, nonmanufacturing employment was
2,900 jobs above the comparable period of 1965.

Employment by Industry. As mentioned earlier, manufacturing employ-
ment accounts for only a small portion of total wage and salary
employment in the Jacksonville HMA. Employment in the transportation
equipment industry, whl1e adding only 200 jobs between 1959 and 1965
(reaching 3,200 in 1965), has added'500 jobs during the first eight
months of 1966. The printing and publishing industry registered
steady gains between 1959 and 1965, adding 500 jobs during the
interval. Partially offsetting these gains was a loss of 300 jobs
in the food products industry. Therrall other" sector is the largest
category, accounting for almost one-third of the total. Of the lrl00
jobs that were added between 1959 and L965,400 were in therrall otherrl
category, which increased from 6,800 to 7 r2OO.

Nonmanufacturing industries, which employed an average of 138r800
workers in 1965, accounted for over 86 percent of total wage and salary
employment ln that year. The nonmanufacturing sector is dominated by
trade, the service industries, and government which currently account
for 70 percent of nonmanufacturing employment. In addition, these three
categories accounted for 9O percent of the 1959-i965 employment increase.
Trade added 5r700 jobs during the period, increasing to 45,500 workers
in 1965; however, data for the first eight months of 1966 indicate no
change over the comparable period of L965. The service industries added
5r400 jobs in the 1959-1965 period, increasing from 18,400 in 1959 to
23,800 in 1965; they, also, have shor,'rn no gain for 1956. Employment in
government, while adding 5,400 jobs between 1959 and 1965, has experienced
a gain of 2,600 workers thus far in 1966. Contrary to the other nonmanu-
facturing industries, contract construction registered a decline of 1,100
workers between 1959 and 1965, and the decline is expected to continue
into 1966.

Princlpal Employment Sources

Manuf ac turing. There are nine manufacturing firms in the Jacksonville HMA

whlch employ 300 or more workers each. These are spread throughout the
manufacturing sector with no major concentration in any single industry.



Companv

Jacksonville Shipyard
St. Regls Paper Co.
Florida Publishing Co.
Houdaille-Duval Co.
Swisher & Son, Inc.
U.S. Gypsdm Co.
General Foods Corp.
Alton Box Board Co.
Anchor Hocking Glass Co.

6

Principal Manuf acturing Concerns
Jacksonville. F lorida- HMA

October 1965

Produc

Shipbuilding and repair
Boxe s

Newspaper publication
Construction forms
Cigars
Building material
Coffee
Boxes
Glass products

Emplovment

2 r2OO
830
800
750

1 ,500
300
300
450
500

Source: Jacksonville Area Chamber of Commerce.

Military. There are two major military installations located in the
HMA, Jacksonville Naval Air Station and Mayport Naval Station. A

third installatlon, Cecil Field, is the suPPort field for carrier
personnel based at Mayport and its strength figures are included in
the Mayport total. At the present time, the personnel strength of
the installations totals 351949, including military and civilians.
This is virtually unchanged from the 1962 level of 35 1926. During
the perlod, however, total strength fell to a low of 32r74L Ln 1964.
As is shovgn in table IIl, over three-fourths of the military personnel
are mobite aird afloat; only a small porEion of-.these are in porE at one

tlne although they are all home-ported in Duval County'

The Jacksonville Naval Air Statlon is located three miles south of
Jacksonvllle. Its currently stated mission is to provide facilities
for support of operations of aviation activities and units of the
operating forces of the Navy. It had a total complement of 18,495 on

August 3I, L966, composed of 131392 military Personnel and 51103
civilians.

The Mayport Naval Station is located 2O miles east of Jacksonville,
on the Atlantic Ocean. Its mission is to provide logistic suPPort
for operating forces of the Navy and for dependent activities and

other commands as assigned. At the Present time, three carrierst
three frigates, 19 destroyers, and seven miscellaneous ships are home-

ported at lulayport. Latest strength figures (August 31, L966) reveal
a total complement of L6r529 persons, including L61247 military
personnel and 282 civilians. Virtually all of the military comPlement
is onboard ship. Ihe total complement is expected to remain unchanged
during the forecast period.
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Unemployment

The Florida State Employment Service reported that unemployment
averaged 5,000 r^/orkers in the Jacksonville HMA in 1965, representing
an unemployment ratio of 2.6 percent. This was the lowest level of
unemployment reported since 1957, when only 3r500 workers were un-
employed, or 2.1 percent of the work force. During the 1957-t965
period, unemployment reached a peak of 4.4 percent in 1961. Since
that time, the level of unemployment has been generally downward.
The decline in unemployment is continuing into 1966; for the first
eight months of this year, unemployment has averaged onLy 2.3 per-
cent of the work force.

Unemplovment Trend
Jacksonvi I 1e. F lorida. HIIA

L957 -1965

Year

L957
1958
19 59
1960
19 61
L962
L963
L964
1965

Number
unemp loved

3 ,5oo
6,000
5,loo
5 ,8oo
8 ,000
6, goc
7, loo
5,600
5, Coc

Unemp loyment
rate

2.L
3.5
2.9
3.2
4.4
3.7
3.8
2.9
2.6

Source: Florida Industrial Commission, Florida SEate
Employment Service.

Futuie Emplovment Prospects

Based on past employment trends Presented in this analysis, total non-
agricultural employment ln the Jacksonvllle HI{A is expected to increase
by about 2r7OO Jobs annually durlng the November 1966-November 1969
forecast period, to a 1969 level of 197,600. The projected gain is less
than half the average annual galn of the 1963-1965 period. In the early
1960ts, however, annual employment lncreases were quite small, and part
of the 1963-f955 gain is viewed as a recovery from thls period. For Ehe

first eight months of L966, the level of employment increased by only
2r4OO, desplte a substantial increase ln government employment, whlch
jumped by 2,600 in the current year.
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Employment in manufaeturing is expected to increase at a rate of
400 jobs annually during the three-year forecast period. This is
substantially below recent gains which resulted from employment
increases in the transportation equipment industry and the "al1
otherrr category. Both of these categories have displayed fluctu-
ation since 1957 and are expected to add only 125 jobs during each
of the next three years. Similar small gains can be expected in
the paper and printing industries.

In nonmanufacturing, most of the gain will occur as a result of
employment increases in trade, services, and government. Construc-
tion employment, however, is expected to offset some of the gain,
with losses running as high as perhaps 800 annually, as a result
of curtailed residential construction and a smaller volume of
commercial construc tion.

Income

The current median annual income of all families in the HMA is
$6,725, after the deduction of federal income tax, and the median
after-tax income of renter households of two or more Persons is
$4,575. About 15 percent of all families and 30 percent of the
renter households receive after-tax annual incomes of $3rO00 or
less. At the upper end of the income distribution, 23 percent of
all families and only eight percent of renter households have in-
comes in excess of $101000 annually. By 1969, the median after-
tax incomes of all families and of renter households in the
Jacksonville HMA are expected to approximate $7,300 and $4,975,
respectivety. Tabte IV presents detailed income distributions for
families and households by tenure for L966 and 1969.
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Demographic Factors

Popu I atlon

HMA Total. TLre estimated current population of the Jacksonville HMA

ls 535r800, reflecting average annual increments of about l2r2OO (2,6
percent)l/ since April 1960. The rate of population growth has been
fairly stable throughout the period; the languid economy of the early
I960ts was offset by increases ln the number of military dependents
residing in the HMA. In the late 1950rs, there !'ras an increase in the
number of military personnel home-ported in the HMA. The in-migration
of their dependents continued into the early 1960rs. Ttre population
trend for the Jacksonville HMA is shovrn in the following table. A more
detailed presentation 1s provlded in table V.

Population Trend
Jacksonville. Florida. HMA

April 1950-November 1969

Average annual chanqe
Date Population Number Percent

April 1950
April 1960
November 1966
November 1959

304,O29
455,4LL
535,800
567,300

15,138
L2,2OO
10r500

4.L
2.6
1.9

Sources: 1950 and 1960 Censuses of Populatlon.
1966 and 1959 estimated by Housing Market fuialyst.

As is shourn ln the preceding table, the rate of population growth in
the post-I960 period has been substantially slower than that of the l950rs.
During the 1950 to 1960 decade, the population grew at an average rate of
15r150 persons annually, compared with only l2r2OO in the current period.
Ihe population growth trend since 1960 parallels the economic growth
trend which began to slow in 1960.

Ll AlI average annual percentage changes, as used 1n this analysis,
are derived through the use of a formula designed to calculate the
rate of change on a compound basis.
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Ctty of Jacksonville. The population of the city of Jacksonville is
about 1961400, equal to about 37 percent of the HMA total. The de-
clining lmportance of the city of Jacksonville in relation to the total
HMA is reflected in the fact that the city accounted for 44 percent of
the population in 1960 and 67 percent in 1950. The current level of
196r400 persons represents an average decline of 700 annually since
1960. Similarly, the population in the city declined by an average of
350 annually during the 1950's, from 204,500 in 1950 to 201,000 in 1950.
Strlct enforcement of the newly-adopted minimum housing code, to prevent
the spread of neighborhood blight, could slow the downward trend in
populatlon during the forecast period.

Remalnder of llMA. In contrast to the decllnlng population of the city of
Jacksonvllle, the population in the remalnder of the HMA has been lncreasing
at a rapid rate. Currently, there are about 339r4O0 persons reslding in the
remalnder of the HMA, compared wlth 254r4OO ln 1950 (see table V). Ihls
represente average galns of I2r900 (4.5 percent) yearly since Aprll 1960.
During the 1950 to 1950 lntercensal perlod, the population ln the remainder
of the HMA increased by an average of 15,500 annually (9.4 percent).

Natural Increaee and Mteratlon. Between Aprll 1950 and April 1960, net
natural lncrease accounted for about one-half of the total populatlon
lncrease ln the tlMA and net ln-mtgration accounted for about one-half.
Slnce 1960, because of a lower rate of economic growth, net ln-mlgratlon
has accounted for only one-thlrd of the populatlon increment.

Components of Population Change
Jacksonvi I 1e F lorida HMA

i950-r965

Componen t

Total population
Net natural increase
Net in-migration

Average annual increase a/
1950-1960 L960-1966

1 5. r50
7 ,425
7 ,725

L2,2OO
8,150
4, o5o

al Rounded.

Sources: U. S. Bureau of the Census. State of Florida
Department of Health. Estimates by Housing
Market Analyst for 1966.



gains, the population in the Jacksonville HMA is expected to increase
by 10,500 annually to a November l, 1969 total of 561,300. The pro-
jected annual growth is somewhat below the 1960-1966 annual increase
of 12,2OO persons. Part of the 1960-1966 increase, however, resulted
from an increase in the number of military dependents residing in the
HMA; during the forecast period, little change is expected in the
military population. As in the past six years, it is anticipated
that all of the population growth will accrue to the portion of the
IMA outside the city of Jacksonville.

Househo lds

tMA Total. As of November 1 , L966, there are about I53r200 households ln
the Jacksonville HMA, a gain of 23r700 since April 1960. Paralleling the
population trends since 1950, average annual lncreases in the number of
households since 1960 have been well below annual gains during the 1950's.
Yearly galns ln the number of households have averaged 31600 since 1960,
compared with 4,425 during the 1950rs. However, the increase in the number
of households between 1950 and 1960 reflects, in part, the change in census
definition fromrrdwelling unitrrin the 1950 Census torrhousing unitrrin the
196O Census.

Household Trend
Jacksonville. Florida . HMA

April 19So-November 1969

Average annual change
Date Househo lds Number Percent

- ll

On the basis of arrticipated employmentEstimated Future Po I aEion

Apri I 1950
April 1960
November 1966
November 1969

85,277
L2g,5O3
153,200
162,500

4,423
3,600
3, loo

4.2
2.6
2.O

Sources: 1950 and 1960 Censuses of Housing.
1966 and 1969 estimated by Housing Market Analyst

Clty of Jacksonville. Contrary to the declining level of population in
the city of Jacksonville, the number of households has been increasing.
Currently, there are 62,900 households in the city, reflecting average
gains of 75 annually since 1960. During the 1950's, partly because of
a sharply falling average household size and partly because of the
definitional change, the number of households increased by an average
of 450 annually, from 57,900 in 1950 to 62,400 in 1960.

Remainder of HMA. There are 9O ,3O0 households in the remainder of the
HMA as of I'lovember I, 1966, equal to 59 percent of the HMA total. The
current total reflects average gains of 3r525 annually since 1960.
Yearly gains of 3,975 during the 1950's increased the number of house-
holds from 27,350 in 1950 to 67,100 in 1960.



Averase Household Size.

-L2-

The current average size of households in
the Jacksonville HMA is 3.39 persons, down slightly from the 3.40
persons reported in 1960. During the 1950's, the average household
size experienced only a small change, increasing from 3.39 persons
to 3.40 persons. The average household size is not expected to
change during the forecast period.

In the city of Jacksonville, the average household size has been
declining since 1950. In April 1950, the average household size was
3.33 persons; the average size declined to 3.13 persons by 1960,
partially a result of the definitional change. Continued suburbani-
zation since 1960 has caused a decrease in the average household size
to 3.03 persons currently. Average size is expected to decline to
3.00 persons during the forecast period. ln the remainder of the
HMA, the average household size increased from 3.51 persons in 1950
to 3.65 persons in 1960, and is unchanged since that time.

Estimated Future Households. Based on the anticipated increase in
population, there are expected to be 162,500 households in the HMA
by November 1, 1969. This represents an average prospective addition
of 3r100 households annually during the next three years. About
31025 households will accrue annually to that portion of the HMA
outside the city of Jacksonville and 75 will be added annually in
the city.
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Housing Market Factors

Housing Supplv

Current Estimate and P there were
ncrease of
960 Census.

The change since 1960 resulted from the addltion of about 30,150
units and the demolition of about 2,000 units. Ihe net change since
1960 reflects an average gain of about 4,215 annually. Between 1950
and 1960, the housing inventory increased by an average of 5,025
units annually, from 91,050 units in 1950 to 1411300 in 1960. The
lncrease in the number of housing units between 1950 and 1960 reflects,
in part, the change ln census definition from I'dwelling unitrr in the
1950 Census torrhousing unittrin the 1950 Census. Table VI shows the
current housing inventory and inventory trends since 1950 for the HMA,
the city of Jacksonville, and the remainder of the HMA.

In the eity of Jacksonville, there are currently 69,300 housing units,
representing an average galn of 275 units annually since April 1960.
During the intercensal period, an average of 700 units were added
annually. In the portlon of the HMA outside'the clty, the housing
lnventory totals 1OOr10O units. Thls represents an average annual
increase of 41000 units since 1960, compared with annual increments
of 4,325 durlng the 1950-1960 intercensal period.

Characteristics of the Supply. About 82.5 percent of the housing units
ln the Jacksonville HMA are in one-unit structures (includlng trailers).
This ratio represents a slight decline from the 83.5 percent reported in
April 1960. The number of units in structures with two to four units
declined as a percent of total units between 1960 and 1966, from slightly
over 11 percent in 1960 to less than ten percent currently. Reftecting
the recent upsurge in multifamily consttsucEion, the number of units in
structures $/ith five or more units increased from 5.4 percent of the
inventory ln 1960 to 7.6 percent in 1966. The composition of the
housing inventory by uni,ts in structure for 1960 and 1966 is shown in
the following table.

as t of November I, L966,
acksonville HMA, an i
ory reported by the I

Trend. As
sintheJ
the invent
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about 169r400 housing
almost 28,150 units a
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The Housine Supplv Units in Structure
Jacksonvl I 1e. Flortda- HMA

April 1950 and November 1966

Number of units
Units ln

structure

One
Two to four
Flve or more

Total

April 1,
1960

LL7 ,979
L5,.667

7 .606
L41,252

November 1,
L966

139, 7oo
15,850
I 2.850

169,4oo

Percent of tota
1960 t966

83. 5
r1.l
s.4

100.0

82.5
9.9
7.6

100.0

Sources: 1950 Census of Housing.
1966 estimated by Housing Market Analyst.

A distrlbution of the housing supply by year bullt, adjusted to reflect the
age of units demolished since 1960, is presented in the followlng table.
The recent rapid growth of the HMA is reflected ln the fact that over half
of the houslng units have been constructed slnce 1950. OnIy one-fifth of
the housing units irere constructed prior to L929, and only one-tenth were
built in the 1930rs.

Distrlbution of Ehe Hous lnp Suonlv bv Year Builla/
Jacksonville. Florlda. HMA

November 1 - 1S55

Year
bui 1t

April 1960-October 1965
1955 - March 1960
l9s0 - 1954
1940 - 1949
1930 - 1939
1929 or earlier

Total

Number of
units

Percentage
di s trlbution

19.
14.
L7.
10.
20.

I00.0

3o,000
32r8oo
24,35O
30, 250
l7,9oo
34.100

169,4oo

t7. 7
3
4
9
6
I

al I'he basic data reflect an unknown degree of error inrryear builttl
occasLoned by the accuracy of response to enumeratorsr questions
as well as errors caused by sampling.

Source: Esttmated by Housing Market Analyst, based on the 1960 Census
of Housing and adjusted to reflect inventory changes since
ApriI 1960.
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Despite the relative newness of the inventory of the Jacksonville,HMA, a
relatively large number of the units are classified as substandard. In
1960, about 27r3OO units (19.3 percent of the lnventory) were classlfled
as either dilapidated or lacking one or more plumbing facllltles. Because
of the low leveL of demolltion, and because the clty of Jacksonvill.e did
not have a mlnlmum housing code untll August L966, the number of sub-
standard unlts has remained almost unchanged since 1960. Currently, about
271000 units, equal to almost 16 percent of the inventory, are deemed to
be substandard. During the three-year forecast perlod, enforcement of the
new mlnimum housing code may signiflcantly reduce the level of substandard
uni ts .

Resldential Bullding Actlvity

Trend. New resldential constructlon actlvity, as measured by the
number of housing units authorized by bullding permits issued, is
presented in table VII for the January 1960-October 1966 period.
In the Jacksonville IIMA, building permits are issued for the entire
land area. As shown in the table, the trend in the number of housing
units authorized has been downward sharply during the period. From a
peak of 6,325 privately-financed units authorized in 1960, the volume
fell to 51450 in 1961, to about 5,000 in 1962, and to only 3,625 in
1963. Ihe 1963 level was the lowest since the mid-1950ts. The down-
ward trend was temporarily reversed in 1964, when 4,35O units were
authorized by building permits. rn 1965, however, a new low for the
period was esEablished; only 3,325 units were authorized for construc-
tion in 1965. During the first ten months of 1966, about 3,100 units
were authorizedr 4 slight increase from the 3r000 authorized for the
corresponding period in 1965. Excluded from the above data are 50
units of public housing and 540 units of military housing authorized
in 196I and 140 units of military housing authorized in 1962.

Slnce 1960, almost three-fourths of the authorlzed unlts have been single-
famlly houses. However, the recent trend toward increased multlfamlly
constructlon has been reducing this ratio sharply. In l96Lr 90 percent
of the units authorized by building permits were single-family houses. Ihe
ratlo decllned to 59 Percent In 1964 and 1965, and for the first ten months
of L966, only 31 percent of the authorized units were single-famlly houses.

The dovrnward trend ln single-family construction slnce.1960 has been even
more Pronounced than the trend of total constructlon. In 1960, almost 51675
slngle-famlly unlts were authorized for constructlon by buildlng permlts.
Ttre level decllned continual.ly after 1960 to a total of only trSlS ln 1965.
Furthermore, only 975 single-famlly units have been authorlzed during the
flrst ten months of 1965.
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rn the 1950 through 1963 period, an average of nearly 700 multifamily
housing units were authorized each year ln the HMA. Since 1963, per-
mlts have averaged nearly 11875 units a year. The sharp ehange in the
constructlon of multifamlly units occurred between 1963, when permits
totaled 640 units, and L964, when nearly 11800 multifamily units were
authorlzed. In 1965, there r,i,as a decline ln volume to 1,375 units,
but permlts increased again in 1965. A total of 21125 multifamily
unlts have been authorlzed by building permits in the first ten months
of this year, compared with 11250 units in the same perlod last year.

Prlvatclv-flnanced Unlts Arthorlzed bv Bulldlne Permlts
Jacksonvllle. Flortda. Houstng Harket Area

1960-1956

Year

1960
1961
L962
1953
1964
1965

Jan. -Oct.

1965
1956

Sources:

Slng Le -
f anl lv

5,663
4,920
41062
21984
21562
1,953

11742
974

Multl -
f ami lv

666
522
94s
64L

1r795
1r369

L,259
2rL34

Total

6,329
5 1442
5r007
3 1625
41357
31332

3rOOl
3, 108

Bureau of the Censug, C-40 Conetructlon Reporta.
Local Bulldlng Inspectors.

Ttre clty of Jaeksonvllle has accounted for only 11 percent of the total
number of privately-1'1t',.rced fesidentlal units authorized ln the HMA
since 1960. Durlng the 1960-1966 perlod, only 31525 houslng unlts were
autho?lzed for constructlon by bulldlng pernlts ln the clty of Jackeonvllle.
Annual authorlzatlone ranged from a hlgh of 520 unlts ln 1954, to a low of
310 units tn 1955. However, for the flret ten nonths of 1966, about 675
uniti have been aut,horized. The trend of slngl.e-fanily conetructlon has
been more stable, ranglng from a low of 2OO ln 1965 to a high of 33O in
1953. Sllghtly more than one-half of the unlts auEhorized in the clty
since 1950 have been ln nultifanlly structurea. Multlfa^ully conetruc-
tlon reached a low of 1O5 unlts in 1963; during the first ten monthe of
thls year, 510 multifamily units have been authorlzed.
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Ttre maJority of the new constructton ln the HMA since 1960 has occurred
outside the clty of Jacksonvllle. Thre volume of units permitted in the
post-I960 period has decllned from a level of 5,800 unlts ln lgdo to
3,025 unlts ln 1955, and the 1966 total (21425 ln ten months) may fall
short of the 1965 total. Most (78 percent) of the new construction in
the remalnder of the tMA since 1960 has been slngle-family, although the
domlnance of single-family building ls decllning. During the first ten
months of L956, only 33 percent of all new unlts authorized outside
Jacksonville were single-family houses; in 1965, the proportlon was 5g
percent, a decllne from 94 percent in 1950.

Units Under Construetlon. On the basls of a postal vacancy survey conducted
ln the HMA and on buildlng permit data, lt ls judged that there are about
l'750 unlts currently in some stage of construction ln the Jacksonville
HMA. Of these unlts, about 400 are slngle-famlly structures and 11350 are
multlfamlly units. About 90 percent of the units are located outslde the
clty of Jacksonville, including 340 residences and 1,250 apartment units.

Demolltlons. Slnce ApriL 1960, it is estimated that about 21000 housing
unlts have been removed from the lnventory through demolitlon, flre, and
other causes. Demolltlon resutting from highway rlghts-of-way have
accounted for about one-half of these losses. In addltion, the adoption
of a minlrnum houslng code in the city in August 1966 and increased prop-
,erty taxes, especially on low-priced housing, have increased t.he number
of demolitlons sharply in recent months.

During the three-year forecast period, the number of demolitions is
expected to increase both as a result of enforcement of the housing
code and contlnued construction of the lnterstate highway system.
Demolltlons and other lnventory losses are expected to averege 500 units
annually durlng the next three years, compared wlth an annual rate of 300
units during the 1960-1965 period.

Tenure of Occupancv

There are 153,200 occupied housing units in the Jacksonville HMA as of
November 1, L966, of which 102,900 (67.2 percent) are ov\,ner-occupied and
50'30O (32.8 Percent) are renter-occupied. The current ratio of owner-
occuPancy represents a continuatlon of the trend toward increasing home-
ownership evident during the 1950's, but the increase has not been as rapid
since 1960. Bet\^/een 195O and 1960, the ratio of owner-occupancy increased
from 55.8 percent to 66.2 percent. In the city of Jacksonville, about 49.5
percent of the occupied units currently are owner-occupied, compared with
49.7 percent in 1960 and 48.6 pereent in 1950. In the remaindei of the
HMA, the ratio of owner-occupancy increased from 71.2 petcent in 1950 to
81.5 percent in 1960; it has declined to 79.5 percent currently. The
rapid rate of growth in the area outside Jacksonville, however, hae been
sufficient to raise the owner-occupancy ratio in the entire HMA.
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Occupied Hou s 1np Units by Tenure
Jacksonvi I 1e. F lorida. tMA

1950 1960 and L966

Tenure

A11 occupied units
Owner -occupled

Percent owner-occupied
Renter -occupied

Percent renter-occupied

Apri I
1950

85.277
47 ,593

ss.87"
37,684

44.2%

Apri I
t 960

129.503
85,719

66.27"
43,784

33 .87.

November
L966

153. 200
102,900

67.2%
50,3oo

32.87"

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

Vacancv

1950 Census. In Aprll 1950, there were about 71425 vacant, nondllapidaEed,
nonseasonal houslng unlts avallable for sale or rent ln the HMA, an over-
all net vacancy ratlo of 5.4 percent. Approximately 21425 of these
avallable vacancles were for sate, reflectlng a homeowner vacancy ratlo of
2.8 percent. The remalnlng 5r000 avallable vacancles were for rent,
representlng a rental vacancy ratlo of 10.2 percent. Of the avallable
sales vacancles ln the HMA in Aprll 1960, only about flve percent (120
unlte) lacked one or more plumbing faclllties; among the rental vacancles,
over 29 percent (11450 unlts) dld not have all plunblng facllltles.

The over-all vaeancy rate showed llttle varlatton between the city and the
renalndcr of the area. ltre homeowner vacancy rate, however, tas only 1.1
pcrcent ln the clty of Jackeonvllle, whlle ln the reet of the HMA it was

3.7 percent. The rental vacancy rates for the city and for the remalnder
of the HHA were 9.6 percent and 11.7 percent, respecttvely.

Post+l Vacancv Survev. A postal vacancy survey was conducted ln October
tee6 Uy three post offices ln the Jacksonvllle HMA, covering nearly 94
percent of the current housing lnven.tory (tncluding trallers). Ttre

survey covered about 1551550 residences and apartments. At the tlme of
the survey, about 1OrI50 unlts (6.5 percent) were vacant. Of thls
total, 7rO25 were residences, a vacancy ratlo of 5.2 percent, and 3rL25
were apartments, lndicatlng a vacancy ratio of 15.1 percent in this
category. An addttlonal 11605 unlte were reported to be under construe-
tton. The resulte of the survey are presented ln detall ln table VIII.

A simllar survey vras conducted ln January 1951 ln the Jacksonville area.
It covered about 113,300 unlts, of which 41650 (4.1 percent) were vacant.
Of the 95r1OO residencee that were surveyedr 3.l percent ttere vacant. A

total of 18r200 apartments tere enunerated, of whlch 9.5 Percent were
vacant.
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It is important to note that the postal vacancy survey data are not
entirely comparable with the data published by the Bureau of the
Census because of differences in definition, area delineations, and
methods of enumeration. The census reports units and vacancies by
tenure, whereas the postal vacancy survey reports units and vacancies
by type of structure. The Post Office Department defines a rrresidencerl
as a unit representing one stop for one delivery of mail (one mailbox).
These are principally single-family homes, but include row houses, and
some duplexes and structures with additional units created by con-
version. Anrrapartmentrris a unit on a stop where more than one
delivery of mal1 is possible. Postal surveys omit vacancies in limited
areas served by post office boxes and tend to omit units in sub-
divisions under construction. Although the postal vacancy survey
has obvious 1lmitation8, when used in conjunction with other vacancy
indicators, the survey serves a valuable function in the derivation of
estlmates of local market conditions.

Current Estimate. Ihe over-all vacancy rate of 6.5 percent reported
by the October 1966 postal vacancy survey is somewhat above the 5.
percent reported by the 1960 Census. Si.milarly, the census reported
a 4.O percent vacancy rate in single-family residences comPared with
the 5.2 percent enumerated by the postaL survey. In 1960, 10.9 per-
cent of the available multifamily units were vacant; postal vacancy
survey data indicate a current vacancy rate of 15.1 percent in aPart-
ments. The January 196l postal vacancy survey, conducted only ten
months after the census, rePorted vacancy rates of 3.1 percent and

9.5 percent in residences and apartments, resPectively. Although
some seasonal influence may be evident, these lower vacancy levels
suggest an undercount of vacant units by the 1961 postal survey; it
is judged that a similar undercount occurred in the current survey.

After adjusting for the undercount of vacancies in the postal vacancy
survey, excluding seasonal units reported in the postal survey, and
converting the data from the type of structure concept to the tenure
concept, it is estimated that there were about 111000 vacant, non-
dilapidated, nonseasonal housing units available for sale or rent in
the Jacksonville HMA as of November 1, 1966. This represents an
over-all vacancy rate of 6.7 percent" Of the total number of avail-
able vacancies, about 41000 were available for sale, a homeowner
vacancy rate of 3.7 percent, and 71000 were available for rent, a
rental vacancy ratio of 12.2 percent. About 150 of the sales va-
cancies and 11600 of the rental vacancies lack one or more plumbing
facilities.

4



Unlts

Total vacant unlts

Avallable vacant unlts
For sale only

Homeonrner vacancy rate
For rent only

Rental vacancy rate

20-

Vacant Eousing Unlts
JacksonvlIle. Florlda. HMA

1950 and 1956

Aprll 1960

LL.749

7.429
21439

2.82
4,ggo

LO.27.

Novernber 1965

16. 200

I 1 .000
4, OoO

3.7/"

2 2Z
7,
I
000

Other vacant unttsg/ 4,32O 5, 200

al Includes seasonal unlts, vacanE dtlapldated units, unlts rented or
sold and awaltlng occupancy, and unlts held off the market for
absentee osrners or for other reasons.

Sources: 1960 Census of Houslng.
1966 estlmated by Housing Harket Analyst.

As of November 1, 1966, the over-all available vacancy rate in the
city of Jacksonville was 6.5 percent, representing a total of 4,400
available vacant housing units. Of this number, 500 were available
for sale, a homeowner vacancy rate of 1.6 percent, and 31900 were
available for rent, or a rental vacancy rate of 10.9 percent. In
the remainder of the HMA, there were 6r600 available vacant housing
unlts, or 6.8 percent of the occupied and available vacant inventory.
Ihe homeowner vacancy rate was 4.7 percent, with 31500 vacant units
being available for sale. The remaining 3r100 vacancies were avail-
able for rent, or a rental vacancy ratio of 14.3 percent.

the November vacancy levels were about twlce the number required to
maintain balance in both the sales and rental markets. The November
homeoruner vacancy ratio of 3.7 percent, compared with 1.8 percent in
1960, suggests that there is a substantial surplus of vacant units
being offered for sale at the present time. Similarly, the L2.2
percent vacancy rate in rental units indicates a substanttal sur-
plus in the rental inventory.
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Sales Market

General Market Conditions. Deterioration of the sales market began
with the sharp increase in construction in the late 1950's. As late
as 1962, there were over 4r050 single-family units constructed, an
excessive rate for the post-i960 rate of economic growth. lt is
judged that the vacancy rate increased during the 1960 -1962 period
and remained steady for the following three years at about four
percent. The slight decline in the last eighteen months can be
attrlbuted to the lower construction rate. The softness is evident
in almost every section of the tMA.

Most new houses are priced to sel1 for between $10,000 and $17,500,
although a number of homes have been built to sell for less than
$10,000. There is moderate activity betr^/een $17,500 and $25,000;
homes priced above $251000 represent only a small portion of the
total. The softest market at the present time is in the $10,000
to $15,000 price range. An over-suppiy of homes in this price
range is primarily responsible. Homes priced below $10r000 have
been more readily absorbed. Almost one-half of the houses built
in recent years have been constructed on a speculative basis. In
1966, however, because of a lack of mortgage funds and a more
conservative lending policy by mortgagees, speculative construc-
tion has come to a virtual standstill.

Unsold Inventorv Surveys. Surveys of the unsold inventory of new
sales houses in the HMA have been conducted by the FHA for the last
three years. The surveys were conducted in January of each year
and covered subdivisions in which five or more units were completed
in the twelve months preceding the survey date (see table IX). A
comparison of the survey counts of houses completed with building
permits issued for single-family houses for the years 1963, 1964,
and 1965 suggests that between 65 percent and 75 percent of all new
homes completed were covered by the surveys.

Following the trend of single-family units authorized by building
permits, the total number of new house completions enumerated in
each of the surveys was below the level of the previous year. The
surveys covered about 2,2OO completions in 1963,2,000 in 1964, and
1,300 in 1965. The percent of the units built speculatively dis-
played little variation between the three surveys, ranging between
66 and 71 percent, although the number of speculatively-built homes
declined each year.
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The survey conducted in January L964, for houses completed in 1963,
enumerated 2r2O9 completions, of which 645 (29 percent) were presold
and 1 1564 (71 percent) were built speculatively. Of those built on
a speculative basis, 20 percent (316 units) were unsold at the time
of the survey. About two-thirds of the unsold units had been com-
pleted three months or less. The highest unsold ratios were in the
$20,000 and above sales price classes.

The January 1965 survey counted 2,005 new completions in L964, 674
of which were presold and Ir33I (66 percent) were built speculatively.
About 21 percent of the speculative units were unsold at the time of
the survey.

The most recent unsold inventory survey was conducted in January 1966
and covered 51 subdivisions in which L,284 units had been completed
in the twelve months preceding the survey date. Of this total, 42L
were sold before the start of construction and 863 (67 percent) were
built on a speculative basis. At the time of the survey, 23 percent
of the speculatively-bui1t homes remained unsold. Unsold inventory
ratios h/ere at least at this level for all homes priced above $12,500.

It should be noted that while the unsold inventory ratios only in-
creased from 20 percent in the 1964 survey to 23 percent in the 1966
survey, there r{as a sharp reduction ln the number of speculatively-
built units from I,248 Ln 1963 to 667 in 1965, suggesting a reduced
absorptive capacity in the HMA.

Home Mort Insurance. In 1960 , the FHA was very actlve in the
sales market, insuring the mortgages on about one-third of alt
newly-consEructed single-family houses. At that time, insurance
of mortgages on new homes rrras only a little below the volume of
mortgages insured on existing homes. In 1961, the number of new
home mortgages insured declined by almost half, while the number of
mortgages insured on existing homes was down 40 percent. since
that tlme, home mortgages insured on existing homes have far ex-
ceeded those on new homes. rn 1960, about 2rooo new home mortgages
were insured, compared with only 470 in 1965. On the other hand
about 2,L25 mortgages on existing homes were insured in 1960; i,n
1965, the number was 2r45O.

Foreclosures. The number of foreclosures in the JacksonviLle HMA

has increased sharply in recent years. In 1964, total foreclosures
in the HMA numbered about 2n10O. The following year there were
over 2,425, and in the first six months of L966, there were almost
1r450 foreclosures, compared to 1r050 in the same period of 1965.
These data include aIl foreclosures, but nonresidential fore-
closures represent less than one percent of the total. Data are
not available prior to 1964.
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Data on FHA acqulsitions emphaslze the sharp upward trend of foreclosures
in the Jacksonville HMA. In 1950, the FHA acqulred only 35 unlts; ln
1965, the level was 1,005 and ln the first ten months of L966, about 11225
units had been acquired. Sales lagged behlnd acquisitions in every year
except .1964, when they r.rere exactly equal. Currently, there are almost
11075 Commlssioner-held homes in the Jacksonville HMA. The VA has a
slmllar inventory.

At the present time, the FHA is offerlng 252 properties for sale. Of
these, 13 percent are prlced below $101000, 47 percent are ln the
$101000 to $12,500 price class,36 percent are in the $I21500 to $15,000,
and only four percent are priced in excess of $151000.

Trend of Acquisltlon and Sale of
FHA-Insured Home MortAages

1960 - 1966

Year
On hand

beginnlng of year
Ac qui red

during year
Sold

during year
On hand at

end of year

1960
196 1
L962
1963
1964
1955
B65a/

NA
NA

L63
375
704
704
747

34
150
396
635
815

1,oo5
L r232

NA
NA

184
305
815
962
910

NA

163
375
704
704
747

I,06g

al Ttrrough October.

Source: Federal Housing Administration.

The foreclosure problem origlnated in 1961 because of an over-built market.
It was compounded, however, 1n 1965 with a sharp increase in property
taxes, especlally on lower-priced homes. Prior to that time, there were
no property taxes on units valued below $121500 because of a 40 percent
valuatlon and a $5,OOO homestead exemptlon. In 1965, valuations went to
100 percent by court order. The burden of the additional expense could
not be borne by many homeovorers and their homes went into foreclosure.

The persistence of the over-built sales market has made the foreclosure
problem almost self-sustaining. At present, the FHA and VA are putting
acquired properties inrrlike newrrcondition and offering them for sale
for as little as $50 down. Foreclosures can be expected to plague the
housing market until construction is sufficiently curtailed to allow for
absorption of the excess units.
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Rental Market

General Market Conditions" The level of rental vacancies in the
Jacksonville HMA has increased since 1960; the rental vacancy rate
was I0.2 percent in 1960, compared with 12.2 percent, currently.
The character of the rental vacancies, however, has changed. At
the time of the census, most of the rental vacancies were in,clther
old, converted multifamily structureE or ln single-family structures.
Since that time, there has been a strong upsurge in multi.family
construction and the early projects were successful. The depth of
the multifamily market was overestimated by the construction
industry, however, and by late 1965 it was becoming increasingly
difficult to achieve and maintain a satisfactory occupancy in a
reasonabLe' period of time. Nevertheless, multifamily construction
surged to an all-time high during the first ten months of 1966.
The result has been increased vacancies in new, welI-located pro-
jects. In additlon, there is a very substantial volume of multi-
family units currently under construction which will be on the
market in the near future. These conditions have resulted in an
increase in the number of better quality units available for rent;
some units of only marginal quality have been forced off the market.

The prime apartment area has been the Arlington section, located
across the St. Johns River, east of the city of Jacksonville.
Demand in this area has been bolstered by Jacksonville University.
Virtually all of the apartments in this area are in garden-tyPe
projects. The few high-rise projects, located primarily in the
city of Jacksonville, have met with mixed success. A number of
apartments also have been constructed in the vicinity of the
military installations. Typical rents, exclusive of utilities,
for a one-bedroom unit in a garden-type project are generally in
the $100-$125 range. There are some, however, that rent for as
much as $300 monthly. I\uo-bedroom units have typical monthly
rents:of $125-$150, while three-bedroom units generally are avail-
able for $130-$180 a month.

Most of the new multifamily construction has been in two-bedroom
units. Similarly, vacancies are generalty higher in such units, due,
in part, to the over-supply. The remaining units are primarily one-
bedroom units, although a limited number of efficiencies and three-
bedroom units have been constructed. It is interesting to note
that vacancics generally are lower in the three- or more-bedroom
units, perhaps indicating that there is a reluctance on the part of
families to purchase a home at this time. Correspondingly, a greater
portion of the units noh, under construction have three bedrooms than
has been the case in the past.
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Units Under Construction. A substantial number of apartments are
under construction, which will further lncrease the over-supply of
multifamily unlts. The rents for the new unlts are about $10 a
month higher in each unit slze than units now on the market, re-
flecting the higher cost of money at thls time. As these units
are marketed, lt is expected that rental concessions will be more
widespread as the owners attempt to aehieve a satisfactory occu-
pancy leve1.

Militarv Housi np

There are 944 on-base housing units at the military installatlons
in the HMA, (581 are Capehart and 263 approprlated fund) including
681 at Mayport Naval Statlon, 166 at Jacksonville NAS, and 97 at
Cecil Field. A11 but 37 of these units, located at Jacksonville
NAS, are classified as adequate housing. Vacancies in the units
are extremely low. As of March L966, an additional 9r506 off-
base housing units were occupled by military personnel. Of these,
2,2O2 were considered lnadequate. Most of the inadequate units
were elther substandard (1r002) or exceeded the quarters allowance
(1,069).

Public Housing and Urban Renewal

there are currently 11857 low-rent public housing units under the
jurisdiction of the Housing Authority of Jacksonville. Of the
total, 18 are in Baldwin,50 are in Jacksonvllle Beach, and the
remaining L,759 are ln Jacksonvllte. Vacancies in the projects
are only frlctional, with walting lists for most projects. There
are no urban renewal projects ln the HMA at the present time, nor
are any being planned for the foreseeable future.



26

Demand for Housing

Quantitatlve Demand

Ihe demand for additional housing during the next three years ls
based prlmarlly on the projected leveI of household growth (3,100
annually). To this baelc growth factor, adjustments are made for
the number of units expected to be lost through demolitions and
other lnventory changes and the need to reduce vacancies to a
leve1 that reflects an acccptablo demand-supply relatlonship in
the market. Consideration also is given to the current tenure
composition of the inventory, to the continuatlon of the trend
from renter occupancy to owner occupancy, and to the transfer of
existing single-familly homes from Ehe sales inventory to the
rental inventory. Giving consideration to these factors, a total
demand for 4,350 new single-family units and only a modest demand
for new multlfamily units at rents achievable with market-interest-
rate financing is forecast for the three-year projection period.
However, an estimated 600 multifamily units (200 annually) probably
can be absorbed at the lower rents achievable with below-market-
interest-rate flnancing or assistance in land acquisition and cost.
These demand estimates do not include publie low-rent housing or
rent-supplement accommodations.

ftre total demand for 4r350 single-family units, although averaging
11450 units annually, would be absorbed best if only about 1,000
units are produced in the next twelve months, 11400 in the sub-
sequent l2-month period, and 1,950 in the final year of the three-
year forecast perlod. Satisfying demand in this manner would allow
for the gradual reduction of vacancies in the next three years with-
out glutting the market in the early part of the forecast period.
Absorptlon of the current surplus would facilitate a gradual re-
sumption of construction in the last two years of the forecast
period. Ihe demand forecast for the first year is substantially
below the 1965 level of 11975, but may be somewhat above the level
for 1966; during the first ten months of the year, only 975 single-
faml1y units have been authorized. fhe provision of 4,350 single-
family units during the next three years should restore a reasonable
balance in demand-supply relatlonships in this market by the end of
the forecast period if growth of the area proceeds at the rate nor^I

anticipated. A construction volume significantly in excess of 4,350
single-farnily houses during the forecast period will preclude the
achievement of market balance.

Based on the anticipated rate at which new households will be formed
in the Jacksonville HMA during the three-year forecast period, on the
need to replace units lost because of demolition, and on the expected
shift of some households from apartment renters to single-family owners,
about 1,300 units a year w111 be required to meet the quantitative demand
for multifamlly unlts. However, the current excess of adequate rental



27

units over the number that would represent a balanced demand-supply
relatlonship in the market, plus the multifamily units now under
construction, are sufficient to meet the quantitative demand for
muttlfamily units during the next three years. If no ne\^/ units
were bui1t, other than those now under construction, the current
excessively high vacancy level would be reduced to a more accept-
able level and the multifamily market would achieve a more reason-
able balance.

It is unlikely that a construction industry which supplied an
average of over 1,500 multifamily units a year in the Lg63-L966
perlod will completely curtail construction for the next three
years. rt is probable, therefore, that the market imbalance will
not be corrected completely within a three-year period. But it is
apparent that unless production ls sharply curtailed, the excess of
vacant multifamily rental units will not be absorbed in the fore-
seeable future. Prolongation of the current excess of vacant units
will mean increasing economic loss to owners of rental properties
and to mortgagees. under these circumstances, only projects de-
signed to satisfy a specific need not now being met should be
considered prudently on their individual merits and their effect
on the over-al1 market should be evaluated carefully.

Among such projects are those which can be built at the lower rents
achievable with the aid of below-market-interest-rate financing or
assistance in land acquisition and cost. The location factor is of
especial lmportance in the provision of new units at the lower rent
levels. Families in this user group are not as mobile as those in
other economic segments; they are less able or willing to break with
established social, church, or neighborhood relationships, and
proximity to place of work frequently is a governing consideration
in the place of residence preferred by families in this group.
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Qralltative Demand

Sing1c-Eamily Sales Housing. Based on the current lncome levels of
famllies ln the Jacksonville HMA, on sal.es price to income re-
latlonships typical in the area, and on recent market experience,
the demand for additional single-family houses is expected to
approximate the pattern shown in the fol.lowing table.

Annual Demand for New Sing 1e-Fami. ly Houses. bv Price Class
Jacksonville. F1orida. Houslne Market Area

November I . 1966 to No'vember 1, 1969

L967 -
1968

1968 -
t969Sales price

Under $12,500
$12,500 - t4,999
15,ooo - L7,499
17 , 5oo - t9 ,999
20,000 - 24,999
25,000 - 29,999
30,000 and over

TotaI

Nov.
Oct.

L966-
t967

Nov.
Oc t.

Nov.
Oc t.

150
I25
200
L75
L75
100
75

1 ,000

350
300
225
t75
r75
100
15

1 ,400

550
450
375
200
L75
100
100

1 ,950

The foregoing dlstributions differ from those in table IX, which reflect
only selected subdivision experience during the years 1963, 1964, and
1965. It must be noted that the unsold inventory data do not include
new construction in subdivisions with fr:wer than five eompletions during
the year, nor do they reflect individual or contract construction on
scattered lots. It is likely that the rnore expensive housing construc-
tlon, and some of the lower-value homes, are concentrated tn the emaller
building operations which are quite numerous. The preceding demand
estimates refLect all home building and indicate a greater concentration
in some price ranges than a subdivision survey would reveal.



Table I

Trend of Civilian Work Force Components
Jacksonville, Florida. HI,IA. 1955-1966

(Annual averages in thousands)

Component

Civilian work force

Unemp 1 oye d
Percent of work force

Labor-management disputes

Employment
Agricul tural employment
Nonagricul tural employment

Wage and salary
Other b/

1956 L957 t9s8 1959 1960 1961 L962 L963 1964 1965
First eisht months

t965 1966 a/

r58. 1 163.4 169.6 L77.3 L79 .5 r82.8

155.0 L59.9

183. 1 t84.7 L89 .2 193.6 193-t+ 194. 8

3.1
2.O%

3.5
2.t7.

8.0
4.4%

5.8
3.2%

I
oo/

5.
)

6.0
3.5%

6.8
3.7%

7

3
5.3
2.7%

5.0
2.6%

5.6
2.9%

1

8%
4.4
2.3%

32 I 3 2

1.6
L53.4
L27 .8
25.6

1.0
r58. 9

t32.4
26.5

163.6
1.0

L62 .6
134.0
28.6

L72.2
1.0

L7t.2
141.5
29.7

.7
173. 0
t45.5
27.5

L7 6.3
.7

L75.6
148.5
27.1

L77 .4
.7

17 6.7
150. 3
26.4

183.s
.7

182.8
155. 8
27.O

188. 3

.7
L87.6
161.0
26.6

160.1
27 .O

L90.2
.7

189.5
163.6

25 .9

't73.7 174.8 187.8
.7

187. 1

J
Lt4.l
146.3

27 .8

a/ Preliminary.
!/ Includes self-employed, unpaid family workers, and domestic workers.

Source: Florida Industrial Conrnlssion, Florida State Emplo),rnent Service.
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Table II

and Sal E

L957

L32.4

1958

r34.0

1959

141.5

1960

145.5

196 r

L46.3

L962

148 .5

of lndust

t963

150.3

1964

155.8

1955

161 .0

r965

160. t

Le_!6fP/

r63.6

Jacksonvi lLe. Florida. HMA. L957 -L966
(Annual averages in thousands)

First ei.ght months
Indss try

Total wage and salary employment

Manuf ac t ur ing 21.0 20.3 2L.L 21.0 20.6 20.6 20.6 2L.4 22.2 22 .2 22.9

Food & kindred products
Paper & allied products
Printing & publishing
Chemicals & allied products
Stone, clay, & glass products
Transportation equipmen t
Other manufacturing

Nonmanuf ac turing

Contract construction
Trans., comm., & utilities
Trade
Finance, ins., & real estate
Services & misceLlaneous
Governmen t

Note: Detail may not add to totals because of rounding.

a/ Pre I iminarv.

Source: Florida Industrial Commission, Florida State Employment Service.

4.r
2.8
2.L
L.2
1.6

7.4

4.1
2.9
2.L
t.2
r.5
3.2
7.2

4.L
2.8
2.L
L.2
1.5
3.2
7.2

4.1
2.7
2.O
1.2
I.5
3.1
6.8

4.2
2.6
t.9
L,2
t.5
2,6
6.6

4.2
2.6
1.9
t.3
t.5
2.4
6.6

4.3
2.6
1.8
r.3
1.6
2.4
6.6

4.5
2.5
L.7
L,2
L.7
2.6
5.8

4.4
2.5
I.6
I.I
t.7
3.0
6.8

4.2
2.3
i.6
1.1
r.4
20
6.7

4.2
2.L
1.5
r.3
1.4
?q
7.0

11r.4 t13.7 L2O_.4 r24.5 ]Erl_ L27.9 L29.7 L34.4 r.38.8 L37 .9 r40.8

lo.2
r4.8
37 .2
1i .8
r6.9
20.5

to. 7

L4.2
37 .9
t2.5
L7 .5
20 .8

12.0
t4.5
39 .8
l3 .8
18. 4
21.9

L2. I
15.0
41.1
t4. r
L9 .2
23.O

It.3
15.3
4t.2
14. I
19 .8
24.O

10. 3

15. 6
4r .9
14. r
20 .1
2s ^3

9.9
t6.0
42.L
L4.2
2L.5
25.9

43.
14.

26.

45.
r4.
23.

10.8
L6.7
45.2
14. 5

23.9
26.8

10. 7

r6.8
45 .2
r4.8

10
l5

9
8
5
5
a

3

5

3

9

6
8
2

l0
t6

27
23.9
29.4



Table III

Mllitary and Civilian Strength Trends
Jacksonville. Florida. HMA

rg62-1966e./

1962 1963 L964 L965 L966

Total
Military

Ashore
Mobi Ie /Af loat

Civi lian

Jacksonville N.A.S.
Mi 1 i tary

Ashore
Mobi Ie /Af Ioat

Civltian!/

Mayport N. S.c/
Military

Ashore
Mobi 1e /Af loat

Civi 1 ian

3s.926
3-9--l-12

6,25L
23,886
5.789

lB .835
13 .308
5,663
7 ,645
5.527

17 .09 t
16.Ezg

588
L6 r?-41

262

33.943
28.295
6,269

221026
5.648

t8.247
t2.869
5,7L2
7 ,L57
5.378

L5.696
15.426

557
L4,869

z /'-l

32.14r
,1 2) lL
=_:__t_==__!6, 533
20,6gL
5.5L7

18.270
13 .025

5 1962
7,C63
5.245

L4.47t
r4. I99

51L
L3,628

272

34.899
28.967
6 1243

2) -7?L

5.932

18 .98 I
13 .3 l5
5,67C
7 ,645
5,666

15 .918
t5.652

573
L5,O79

266

35 ^949
29.639
6,659

22,98L
6.310

L9.420
13.392
5, 991
7 r4OL
6.028

t6.529
L6.247

667
15,580

282

a/ All strength figures are as of December 3l except L966, which are as
of July 31 for military and August 3I for civilians.

b/ lncludes civilians employed at numerous small installations throughout
the HMA.

cl Includes personnel stationed aE Cecil Fie1d.

Source: Department of Defense.



Table IV

Percentase Distribu tion of A11 Families and
Renter Households by Income Classes

After Deductlon of Federal Income Tax
Jacksonville. Flor . HMA. 1956 and 19591

L966 196 9

Under $

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

3

4
5
6

7,
8,
9,

10,

,0o0

1

12,500 - L4,ggg
15,000 and over

Total

Family income
All

fami lies

8
7
8

11
10

9

I00

Renter'
househo ldsa/

18
L2
I3
13
10

9

A11
families

Ren ter
househo ldsa/

7
7

7

9
9
8

9
8
7
4
1

8

L7
10
L2
1t
L2

9

7
8
9
2

00
00
00

00
00
00
00

t

0-
0-
0-

0
0
0
0

999
999
999
499

9
8
7
I
6
6

I1

8
5
4

)
)8
)

100 100

8
6

5
6

)4
)

100

Median 96,725 $4,575

a/ Excludes one-person renter households.

Source: Estlmated by Housing Market Anirlyst.

$7,300 $4,97 5



Table V

Pooulation and sehold Trends
Jacksonvllle- F lorlda. HHA
1950- 1950- 1955^ and 1959

Aprll 1,
1950

April 1,
1960

November I, November 1,
1969lg 66

1950-1960 1960-1965 1956-1959
Numbe ! pe rc en ta / N 

".u" 
r-r. r" 

"" 
tgl N "rilE;". " 

t-c/'

Averape annual chanoe

15r138 4.1 L2|ZOO 2.6 l0r500 l.g

Area

HI1A total

Jacksonvi 1 le
Remalnder of HMA

Pooulat ion Trends

3O4rO29 455r4Ll 535r8oo

196,4oo
339,400

Househo

2O4r5L7
99 r5L2

201 ,030
254,38 I

567 r 3oo

194r 3Oo
373,ooo

Trends

- 349
L5 1487

: 70O
1 21900

- 700
lIr2OO

-.2
9.4 4

3
2

4
5 3

2.OHMA total 851277 L2gr5o3 I53r200 l52r50o 41423 4.2 3,600 2.6 3,Ioo
Jacksonvllle 57 r9O7 621397 621900 63, IOO 448 .8 75 .2 75Remalnder of HMA 27r37o 671116 901300 99;4oo 3rg75 9.0 31525 4.6 3ro2s

al Derlved through the use of a formula designed to calculate the rate of change on a compound basis.

Note: . 1960-1969 data are rounded.

Sources: 1950 and 1960 Censuses of Population and Housing"
1955 and 1969 estlmated by Housing Market Analyst.

.1
3.3



Table VI

The Housino Inve ntor Occuoancv and Tenure
Jacksonville- F Iorlda. HMA

1950. 1960. and 1966

Aprl I
t950

Apri I
1960

November
1966

HMA Total

Housing supply
Occupled

Owner -occupied
Percent

.Benter -occupi ed
Percent

Vacant
Aval lable

For sale
Homeowner vacancy rate

For rent
Rental vacancy rate

Other vacant

Jacksonvi 1le

Houstng supply
Occupled

Orrmer-occupied
Percent

Renter-occupied
Percent

Vacant
Aval labIe

For sale
Homeowner vacancy rate

For rent
Rental vacancy rate

Other vacant

Remalnder of HMA

Housing supply
Occupied

Owner-occupied
Percent

Renter -occupied
Percent

Vacant
Aval labIe

For sale
Homeowner vacancy rate

For rent
Rental vacancy rate

Other vacant

21.o27
85,277
473q1

5s.8%
37 ,684

44.27"

li,-zs0
:2.935

872
1 .8%

it,063
5.27"

il,g15

5Cr.465
51 .907
28,115

48.67"
29,792

sL.4Z
2. ss8
I.684

386
l.!r7"

|,298
4.27"
874

30,562
27 ,370
19,478

'7L.27"

7.,892
,t8.87"

:L&
L,2s1

486
2.47"
765
8 .87"

1 ,941

L4L.252
129,503
-65;rr0

65.27"
43,784

33.87"
LL.749
7.429
2,439

2.97"
4, ggo

LO.27"
4,32O

67.507
62.387
30,992

49.77"
3 t ,395

50.37.
5.120
3 .689

346
I. 17.

3 ,343
9.67.

I ,431

73 .7 45
67.LL6
54,727

g1.57.
12,389

18 .5%
6.629
3.740
2 ,093

3.77
1,647
Lr.77

2,989

169 .400
153 ,200
mz,T00

67 .27"
50,3Oo

32.97.
16. 200
I I .000
4, oo0

3.77.
7,000

12.27"
5,200

69.300
62.900
3 t, 150

49.57.
31,750

50.5%
6 .400
4. 400

500
1.67"

3,9O0
to,97"

2r000

100. 100
90.300
71 ,7 50

79.57"
18 ,550

20.57"
9.800
6.600
3,500

4.77"
3, I00

14.3%
3 ,200

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

Sources:



Table VII

Prlvatelv-Financed Units Authorlzed by Building Permits
Jacksonvi1le. Florida. HHA

1960- 1966

1960 1961 L962 1963 L964 1965
First ten months

1965 1966Area

IIMA total
S ing Ie -f arni Iy
Multif arni ly

City of Jacksonville total
S lng le -f auri ly
Multifamlly

Remainder of tl}lA total
Sing le -f ami ly
Multifami ly

6.329
5,663

666

519
212
307

5.810
5,451

359

522
293
229

436
331
105

308
199
109

wr
4 rg20

522

436
204
232

Lgqoe/
4,7t6

290

5. ooTh/ 3.625
41062 21984

94s 64t

4.357
21562
L r795

620
250
370

3.737
2,312
L,425

3.332
I ,963
1 ,369

3 .001
Lr742
L,259

2.728
1,568
1r160

3. lo8
974

2rL34

2.432
810

L1622

273 676
t74 164
99 5r2

4.tB5Y/ 3.189
3 ,769 2 1653

7t6 536

3.O2t+
L,764
L,260

a/
b/

Excludes 50 public housing units and 540 units
Excludes 14O units of military housing.

of military housing.

Sources: Bureau of the Census, C-40 Construction Reports.
Local Building Inspectors.



Table VIII
Jackgonville. FLorida, Area PostaI Vacancv Survey

October 25-26. 1966

Toral rcsidcnces and apartmcnts Reeidence" trrilcrr

\o. 9i

UodcrTotol poesible
dclivcries AII % Used New corBt

Vacant units UnderTotal poaeible
dclivcrics All % llacd N.w const.

Vacani unilr
Urcd

Under Total porriblc l'rc&t
Poetal rca

Totel possible
deli irnrr AII 7,

Ihe Survey Area Total

Jacksoovi I le

tlain Office

Braoche6:
Ar 1 lngton
J.ck8onvi1le NAS
Lake Forest
Lake Shore
Ilryport N3
Murray Hl1l
Oceansly
Pot t lburg

6.5

6.0

5.4

858

785

5

5.2 6,618 420

5.1 6.131 397

3.3 225 2

3.118 15. l 2.680

2.294 t2.5 L,906

398 8.5 395

454
8
8

205

294
28
99 20.5

2.249 824 36.6 174

939
1,310

L9? 2L.O
627 41.9

r47
627

155,560

L46.432

LL,544

10,156

8.822

625

9,298

8 .037

620

1.605

l. 604

79
652

49
L4

476

L34,920

128 .04r

6-878

t2,&7
133

13,551
16,326

685
20,355
5,936

14, 063

7 .038

6.528

227

t. 312

1.332

70

t54

2.756

2.L23

298

28
845

276
65

299

1

0
I
5

;
8

273

272

31

25
31

4l
14
40

2

74
8

:
1

20,640

18.391

4,666

438

388

3

6.4

5.4

t76

114

19
L37

38
1q

139

Stati,ons:
F
Carver
South Jacksonvi]1e

L3,439
19,510
L2,938

1,015 7.6
393 2.O
135 5.7

I ,014
316
693

1

77
42

20
91

116

8 ,088
18,177
LL,2O2

478
356
509

I, L97
8

703
1, 215

I ,018
370
883

18
59

29
23

107

2t.
19.
13.
20.

19.
3?,

5.9 417
2.0 284
4.5 497

5,351
1,333
t,736

150
42
61

000

494
74

484

537 10.0
31 2.8

226 t3.O

l8
t7

108

14,791
t75

L3,6L2
t7,326

685

1,485 10.0 288 r07 1,03 1 8 957 14 16

3
4E

26
4

t4

10. 7

g.;
6-2
4.7

621

8

q;

7L4
L47

162
381
923

,

';
.0
.0
.7
.4
.6

5
7

0
3

6
6

2t4240
8

1

127

285
t2
67

5.4
8

722
352

056
409
022

2t,a49
6,0I0

t4,547

1,

4
5
7
0
4
6
7

696
1-088

358
816

7A

9
l6
32

1

72

5
18

531
)2

r96
;

30

50

50
o

1.03311

633Other Citiee and Toms 9.128 1.334 14.6 1.261 73 l 6.879 510 7.4 481

Atlantic Berch
Jacksonville Beach

3,651
5,47 1

405 11.1
929 L7.O

350
9rl

55
18

2,7L8
4,L6LI

203208
302 3 284

62 9.E

433
200

51 14. I
I 0.5

The survcy covcrs d*elling units in residences. apartmenrs. and house rrailers, including milirarv.
dormitorics; nor does it cover boardc(-up residences or apartmenrs rhsr are nor inrended for oc.upan

institutional, public housing units, and units used onll seasonally. The sorrev does oor cover sroree, officec, comnrercial hotels and morels. or
.v.

one possible delivery.

Sourcc: FllA postal vacancy surrel ronducred by collaborating postmaster(s).



Table IX

S of I n Sele Subdlvis oe
Jacks ville. Flor a. HMA

As of Januarv 1954 Januarv 196 5. and January 1966

S lative eons tr ltr! 10n
Unso ld

10ns Pre-sold Total Sold Number percent

let I 63 as J I 64

Total
SaIes price comolet

uses I

Under -$ 10,000
$10,ooo - t2,4gg
12,500 - L4,ggg
15,000 - L7,4gg
17,500 - lg,ggg
20,000 - 24,ggg
25,000 - 29,ggg
30,000 - 34,ggg
35,000 and over

Total

202
410
507
489
208
r78
170
39

6
2,2O9

150
26L
382
329
t32
133
138
34

5
L,564

140
228
305
266
113
100

73
20

2

L,248

10
33
76
63
l9
33
65
l4

3

316

52
L49
L25
150

76
45
32

5
1

645

r. L96s

7
13
20
19
L4
25
47
4l
50
20

r9
9

l6
25
L4
20
33
39
L4
2L

I3
5

23
27
36
25
25
67
6t
23

the year.

the

Houses completed in 1964 as of Januarv

Under
$to,ooo -
t2,500 -
15,000 -
17,500 -
20,000 -
25,000 -

69
184
298
23L
115
156
155

74
29

1,331

56
L67
249
L73
99

133
lI0
45
25

1,057

L7
$10

L2
L4
t7
l9
24
29

,
,
t

t

t

t

t

000
499
999
499
999
999
999

144
269
445
398
191
2t2
205
95
46

75
85

L47
r67
76
46
40
2L
L7

674

I3

49
58
16
33
55
29

4

30,000 - 34,ggg
35,000 and over

Tot a1 2,005 274

Houses leted in 195 as of Januarv t. t966

Under $10,000
$10,ooo - L2,4gg

12,500 - L4,ggg
15,000 - L7,4gg
17,500 - 1g,ggg
20,000 - 24,ggg
25,0O0 - 29,ggg
30,000 - 34,ggg
35,000 and over

Total

89
305
L37
304
L52
199

53
5

30
L,284

22
131

29
I10

38
65
L2

2

L2
42L

67
L74
108
L94
rr4
134

51
3

18
853

58
165
83

r41
73

101
38
I
7

667

9
9

25
53
4L
33
t3

2

II
196

al rnctudes only subdivisions wlth five or more completions durlng

source: Annual survey of unsold rnventory of New Homes conducted
Jacksonvllle lnsuring office as of January r, Lg64, Lg65,

by

2188at-r

and L966


