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Housing Market Analysls
Kalamazoo, Ml.chlgan, as of Decenber 1, 1971

Foreword

This analysls has been prepared for the asslstance
and guldance of the Department of Houslng and Urban
Development in lts operatlons. The factual lnfor-
mation, findings, and concluslons may be useful also
to bullders, mortgagees, and others concerned with
local housing problems and trends. The analysis
does not purport to make determlnations with respect
to the acceptability of any partlcular mortgage ln-
surance proposals that may be under consideratlon in
the subject locality.

The factual franework for this analysls was devel-
oped by the Economic and Market Analysls Divlslon
as thoroughly as possible on the basls of informa-
tion available on the ttas oftt date from both Local
and national sources. Of course, estimates and
judgments made on the basis of informatlon avail-
able on the "as of" date may be nodified consider-
ably by subsequent market developnents.

The prospective demand or occupancy potentlals ex-
pressed ln the analysis are based upon an evalua-
tion of the factors available on the ttas oft' date.
They cannot be construed as forecasts of building
activity; rather, they express the prospective
housing produetion which would maintain a reason-
able balance in demand-supply relatlonshlps under
conditions analyzed for the "as of" date.

Department of Housing and Urban Development
Federal Housing Adulnlstratlon

Economic and Market Analysis Division
Washlngton, D. C.



HOUSING MARKET AI{AIYSIS - IGLAMAZOO MICHIGAN
AS OF DECEMBER 1 L97L

The Kalamazoo, Mlchigan, Housing Market Area (HIIA) is defined as Kalamazoo

Countv, Michigan, which corresponds to the Offlce of Management and Budget defi-

nition for the Kalamazoo Standard Metropol-ltan Statistical Area. The estimated

population of the HIIA in December 1971 was 2O7 ,5O0, including 87,000 persons in

the city of Kalamazoo. The HI'IA is located about 60 miles south of Grand Rapids

and is approximately equidistant from Chicago and Detrolt.

The economy of'Kalamazoo is characterlzed by growth Ln the nonmanufacturing
sector. Enploynent in Erade, services and government is dominant, but the paper
and allied products industry ls an lmportant source of enployment as well.
Kalamazoo is the slte of Western Mlchigan Universlty (with 21,900 students in
1971) . Total employment in the HI"IA and student enrollment at the university
increased substantially during the mid- and late 1960's, resultlng in a strong
demand for multifanily hou'sing. Although effectlve demand for single-fauily
houses has declined, the sales market remalns tlght.

Anticipale{ Housing Demand

There will be an average annual denand for about 11525 new, nonsubsi-dized,
housing uni.ts in the Kalamazoo HI'IA durlng the forecast peri-od ending December 1,
L973. The main source of thi-s demand are the projected increase in the number
of households and replacement needs generated by the loss of dwelling units from
the housing inventory. After considering current housing market factors, accept-
able levels of vacancy, shifts in tenure, and current construction volume, con-
struction to meet the projected annual demand should consist of 500 single-
fanily houses, 700 units in multifamily structures, and 325 nobile homes.

The total demand proJectlons are sllghtly below the level of construc-
Eion in the peak years of 1965 to 1957, but are about the same as the levels
of activity in the 1958 to 1971 period. Wtrlle bullding permits for convention-
aI construction were sharply below peak levels ln the past few years, this
was also the perlod in whlch the use of uoblle homes expanded greatly ln
Michigan and total net additions to the houslng inventory avelaged nearly
11500 units a year ln the past four years.
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Constr-uction of the projected units should be sufflcient to naintaln a reasonably
balanced housing market in the HI'IA over the next tlro years.

Qualitative distributlons of denand for elngle-fanlly houses by prlce class
and for multifamlly units by gross nonthLy rents and unit size are preeented ln
table I.

Occupancy Potential for SubsidLzed Houq!4g

Federal asslstance ln flnancing costs for nesv housing for lolv- or moderate-
income farnilies may be provtded through a nrmber of different prograns adminlster-
ed by F[IA: monthly rent supplements ln renta]. Projects financed under Section
22L(d) (3); partial payment of interest on home mortgages insured under Section
235; partial interest pa)rment on project oortgages insured urider section 236; and

federal assistance to local housing authorltles for Low-rent public housing.

The estimated occupancy potentlaLs for subsidlzed housing are designed to
determine, for each program, (1) the number of fanllies and indlviduals who e.an

be senred under the program and (2) the proportlon of these househoLds that cart

reasonably be expectla io seek new subsidized houslng durlng Ehe forecast perlod.
Ilousehold eligtbillty for the Sectlon 235 and Sectlon 236 Programs is detemlned
primarily by -vidence that household or famil-y lncome l-s below establlshed Ilnlts
but sufficent to pay the mlnimum achlevable rent or monthly PayEent for the
specifled progr"r. Insofar as the lncome requlrement ls concerned, all- faulLles
and indivldual-s with lncome beLow thq lncome llnlts are assumed to be ellgible
for publlc housing and rent supplemqnt; there may be other requi.rements fot elt-
glbiltty, particuiarly the req,rlrerent that current llving quarters be substandard
for families to be e1lglble for rent supplements. Some famllies nay be alterna-
tlvely eligible for assistance under nore than one of these progrEms or under
other asslstance programs uslng federal- or state supPort. The total occuPancy
potential for fedlraily assisted houslng approxlmates the sum of the potentlals
ior pub1lc housing and Section 236 housing. For the Kalamazoo HMA, the total
occupancy potentiil is estiroated to be 725 units annual-ly, lncluding 225 unlts
deslgned f-r occupancy by el-derl-y persons (see table II). Future approvals
undei each program should take into account any lntervening apProvaLs under
other prograns which serve the same familiee and individuals.

The annual occupancy potentialJ for subsidlzed housing discussed below
are based upon 1971 incomes, the occupancy of substandard housing' e:tig?tes-
of the elderly populatlon, lncome l-inits in effect on Decernber 1, LgTLret and

on available narket exPerlence.

Ll The occuPancy potentlals referred to ln thls analysis have been calculated to
reflect the strength of the market ln vlen of exlstlng vacancy. The success-
ful attainment of the caluclated potentLals for subsldlzed houslng rnay weLl
depend upon construction in suitably acceselble locatione, as well ae a dls-
triUution of rents and sales prlces over the complete range attainabl'e for
housing under the speclfied progralrn.
Fanilles wlth incones inadequate to purchase or rent nonsubsldlzed irouslng
generally are ellgible for one form or another of subsidized housing.u

i
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rection 235 and Sectlon 236. Subsidized housing for households with lowto moderate incones may be provlded under either Section 235 or Sectlon 236.Moderirtely-priced, subsidized sales houslng for eligible fanilies can be nadeavallable through section 235. Subsidized rental housing for the sane fauiliesnay be alternatively provlded under Section 236; the secilon 236 progtam con-tains additional provlsions for subsidized rentaL units for eLderly couples

and lndividuals. In the Kalamazoo IIMA, lt ls estl.mated (based on regular
income llnlts) that, for the period December L, LglL to December l, tilz, thereis an occuPancy potential for an annual total of 265 subsldlzed fally unttsutillzlng elther Section 235 or Sectlon 236, or a combination of the 

-two 
pro-grams. In addltlon, there ls an annual potential for about 100 units ofSection 236 rental housing for elderly couples and indlvLduals. Based on ex-cePtion income limits, the Potential for fanlly and elderLy units wou1d remainvirtually unchanged.

There has been some activity under Sectlon 235 Ln the Kalamazoo area.
During the past two years, about 45 existlng properties and approximately 345
new houses have been insured. About 30 houses, Located oo """lt"red sitesthroughout the HIIA are under construction with Section 235 fiuancing expected.In Decembet L97L, there was one' proJect of Section 236 housing conpleted inthe Kalamazoo HltA, with a total of 2L6 units desigued for fanlly occupancy.

There are also four projects of Secrlon Z2L(d)(3) BMIR housing in the
Kal-amazoo area' wlth a total of 547 unlts, lncludlng two projects of 

"oopera-tive housing in the city of Kalamazoo. A11- of these pro5LctI have experlencedsatisfactory occupancy 1eve1s.

There is one proJect of Secti.on 236-8 (nonlnsured houstng flnanced bythe llichigan state Housing Authority) under conatruction in the Kardnazoo area.This project consists of 165 units. There is also a proposal for L50 unltsof Section 236 elderly housing. Construction of tt" project for the elderlyis scheduled to start in early L972. Completlon of the Sectlon 235 and Sec-tion 236 family units should satisfy about 75 percent of the flrst yearts
occuPancy potential for Section 235 and Section 236 housi.ng for fanilies.
The section 236 elderly project is not e:<pected t,o be conpieted until the
second year of the forecast perlod and lt should satisfy much of the potentlal
among elderly households.

. . The annual occupancy potential forIow-rent public housing is estlmated at 385 unlts for f"-ilies and 1g5 unitsfor elderJ-y individuals and couples. Under the somewhat more restrlctlve rent-supplement program, the potentlal would be reduced to 100 unlts for faurilies,but all elderly couples and lndividuals who are ellgible for public housi.ngalso are e1lgib1e for rent suppLements. About 60 percent or itre families andabout 50 percent_of the elderly also are ellglble ior housing under section235 (see table II).

There ls no local housing authorlty operati.ng in the Kalamazoo area andno public housing units have been constructed. There are 244 uni.ts of rent
supplement housing, includi.ng one proJect of 200 unlts, and 44 units on scatter-ed sites around the city of Kalamazoo.
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There are no plans for establlshlng a local houslng authorlty or conatruc-
tion of public housing unlts durl.ng the forecaet perLod. However, about 20 pet-
cent (35 units) of the 165 untts betng constructed under Sectlon 236-B wil,I be
allocated for renE supplement tenants and should satisfy about one-third of the
first yearts potentlal for the rent supplement program. In addition, about 30
units of the Section 236 proJect for the elderly scheduLed to be completed during
1973 wi1J- be allocated to rent suppl-erent tenants. Conpletion of these unlts
should satisfy about 20 percent of the potential of the elderly el-iglble for
rent suppl-ement.

Sales Market

The market for new nonsubsidl-zed slngle-family houses ln the Kalaoazoo area
has been characterized by decllning effective demand ln recent years. Except
for increases in 1965 and in 1970, slngle-fanlly butJ-ding activity declined
every year aftet L962. The market for new single-famll-y hones was depressed
during the perlod of high lnterest rates and scarctty of mortgage funds in
1969 and L970. The current homeortmer vacancy rate was estlmated at a low 0.9
percent of the inventory in December and reflects the recent l-ow level- of single-
fanily construction. Since L969, approximateLy 345 new unlts of housi.ng were
insured under the Section 235 program. As the level of new conatructlon de-
clined, the market for existing properties weakened and the average perlod
required to sell both specu1atively buil-t uers homes and exlstl.ng propertiee
increased signif icantly.

The narket for exlsting houses has reacted more quickly to l-ower lnterest
rates and plentiful mortgage funds than has the market for new homes. In
December L97L, good quality exlsting propertles were selling shortly after
they were listed. Improvement ls evident ln all price cLasses; however,
there is some weakness in the market for exlstlng homes located ln the northern
sections of the clty of Kalamazoo; the softness ln thl.s segment of the narket
reflects the poor quallty of many inner-clty propertles and consumer preferences
regarding location. In addltion, local sources lndlcate that the market for
existi.ng property priced above $351000 has decllned notlceably in recent months.
The rising constructi.on costs of nerc untts also has been a factor ln the in-
creased demand for existing units as many purchasers eeek the best values
through the purchase of lower cost exlstlng propertles.

Most of the new nonsubsldized homes buil-t recently have been marketed
on a speculative basis and have been prlced between $251000 and $35,000. The
strongest segment of the market for new sales houslng appears to be the $251000
to $32,000 price range in large subdlvlsions around the clty of Kalauazoo. Ab-
sorptlon of hlgher priced units ($aS,000 and above) has been elower and bulldere
have decreased their specul-atlve building ln the upper prlee ranges. Ttre lowest
cost new housing ln the Kalamazoo area is prLced between $171500 and $221000,
with most of the unlts financed under provlslons of the Section 235 programs.
Prices on these homes are at the maxlmum allowed prlce of $181000 and $21-1000.
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for t;rree and four bedrooms' respectlveLy. Many unlts financed under th1s pro-
gram have been located on scattered sltes ln the city and also in the town of
Portage, south of Kalaoazoo.

Reotal. Market

The lapact of populatlon growth has been evident ln the rentaL market. Con-
tinued lncreaees ln student and other unlvereLty-afflliated households hae re-
sulted ln hlgh levels of nultifanlly constructlo.n slnce the nld-1960ts. From
1960 through 1964 the aumber of multlfar'{ly unLts authorlzed by buildlng perutts
averaged about 145 unlts a year, while the average from 1965 through 1970 was
about 780 annually. Indlcatlona are that the total nr:mber of multifanily unlts
authorized for the year L972 wLLL not be elgnlficantly greater. The current
renter vacancy rate of 5.9 percent is well belo!, the 9.2 percent recorded lnL960. The current vacancy rate is not, indicatlve of the total market, how-
ever, since most of the vacancies are concentrated ln the ol-der, narginally
acceptable units ln poor locations or whlch Lack amenities.

The market for moderately-priced rental accormodati.ons appears to be ln
reasonable balance. Apartments buil-t durlng the peak construction years of
the mld-1960rs have had good occupancy. Rents ln thls segment typical-ly range
fron $140 a month for one bedroom unlts to $240 for a three bedroom aparunent,
includlng utlLlties. Almost alL of the apartmenta ln this category are
garden style or townhouse unlts.

Demand is strongest in student afflllated developmenta around the l{esteru
Michigan Universlty canpus. llost proJects near the canpua have virtuall-y
no vacancies during the school year. ProJecte whlch prlnarily cater to
single students generally charge between $75 and $85 per student monthl-y plus
utilitles in furnished apartments and require t'rro students in a one-bedroonunit, and four ln a two-bedroom unit (wlth a grose rent of $3OO). AJ-though
their rents are conslderably higher than for noaetudent apartments, the
projects must sustaln relatively hlgh vacancy levels during the sunrmer months.

The supply of low-prlced, older renta1 unlts ls extremely lirnited in
the Kalamazoo area. Thls housing, usually singl-e-farnily dwellings or con-
verted uni.ts, are Particul-arly appropriate for the needs of the students
since they are ln close proximlty to the canpus. The market for these unltsis very tight because many studenta are wll-llng to pay rents which exceed
the notmal market rate of those units, thus deprlvlng many lower income person3
of rental accornnodation alternatlves. In addltlon, this segnent of the market
renalns tl8ht even through the sunmer montha aa many studenie are wil1lng to
Pey Partlal rent through the summer months ln order to have the unlt the
following faLl.

Operation Breakthrough. Kalamazo,
throughout the country selected by HUD

the orlginal eight sites
on Breakthroush. The u1-

o lraa one of
for Operatl,

tlmate goal of Operatlon Breakthrough is to
houslng units at a qulcker, rcre effLclent
technology, while slowlng the escalatlon ln

provide the needed n'rmber of
pace through the use of improved
, cost. The proJect in Kalarnazoo,
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known as New Horizon Village, will conslst of L4 detached sJ-ngle-famtly hones;
104, one, tfrIo, and three bedroom garden and uedfi.m rlse apartments; and, L27
aEtached slngle-family tor^mhouses. The experinent ln Kalanazoo makes use of
modular construction and, ln additlon, there ls much use of new buildlng
materials made possible by relaxed loca1 bullding and zoning codes.

New Horizon Vlllage wll,L be operated as a non-proflt cooperatlve. The
monthly charges w11-i. range from about $l-05 to $310. However, some unlts have
been allocated for fanilles under provislons of the Sectlon 236 eooperatlve
program with an attached rent suppl-ement program. About 10 percent of the
f,amilies in the development are expected to recelve rent supplements.

As of December 1, 1971, about 200 of the flnal 245 units had been erected
on the site. Cornpletlon of the project ls expected in early L972. Occupancy
of these units should be cl-osely obserrred to ascertain the depth of the market.

Eqqlqqqlc, Demographic, and

The estimated demand for nonsubsidized houslng units over the next two
years is based on the trends ln employmentr lncome, population, and houelng
factors summarized below.

Economic Factors. The Western Michlgan Unlverslty and the paper products
industry are the prlnary emploSruent aources ln the Kal-amazoo HIIA. Of secondary
importance are the large number of trade and service Jobs arlsing from student
demand for consumptlon goods and services. Fron 1960 through L97O, nonagri-
cultural wage and salary employment grerr, on the average, by 11575 Jobs a
year. Manufacturing employment increased by only 175 Jobs annuall-y during this
period, while nonmanufacturing lncreased by nearl-y 1r400 a year reflecting
the impact of the university. In the flrst ten months of 1971, nonagrlcul-
tural wage and salary enployment declined by about 700 jobs, compared to the
comparable period ln 1970. Manufacturing emplo5rment declined by about 1-r900
jobs, but enplo)rment in nonnanufacturing increased by about lrl-00 (see table III).

In 1971, the paper industry provided about 23 percent of the jobs in
manufacturlng in the HIIA. Since 1960, however, there has been a steady de-
cline in employment in thls industry total-ing about 2,900 jobs. Desplte a
continued good denand for paper, the industry in Kalanazoo in recent months
has been affected by continued hlgh production costs. Several plants have re-
located to other sections of the country and those flrns which remaln have
severely curtalled employnent.

Layoffs at the paper plants throughout the HltA are chlefly responslble
for the recent rise in unemployment. DurLng the flrst ten months of 1971,
there were 6r300 persons (7.3 percent) unemployed, compared wlth 4r2OO persona
(5.0 percent) for Ehe first ten months of 1970.

The nonmanufacturlng sector accounts for almost 63 percent of nonagri-
cultural wage and sal-ary eurployment ln the HMA. In the ten montli perlod
October L97L, nonmanufacturing employment totaled 45r900 jobs, an lncrease
of. 14,600 (1,225 annually) since the 1960 average. The period of *he greatest
nonmanufacturing euploynent increase occurred between 1966 and 1969 when an
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:r'eraq. of 2,000 iobs were added annually. Despite the decline in manufacturing
emplo1-ment this.year, emplolpent in noirmanufacturLng for the flrst ten months
of 1971 was 1,100 workers above the comparable period tn 1970.

During the December lg7L-December 1973 forecagt period, nonagrLcultural wage
and salary ernpl-oyment is expected to lncrease by about 11150 Jobs annually.
Nonmanufacturing employment wil-1 account for vlrtually aJ-1- of the new Jobs an-
nua1Ly as government emplo;rment continues to expand and ae the trade and servlce
lndustries respond to contlnued lncreases in unlverslty-connected populatlon.
Recent enplo;iuent data suggests that enplo)rnent at the pager pla.ats has stablLlzed
around its current leveI. In additlon, the relatlvely large proportion of
government emplo3rurent has tended to moderate the lmpact of losses in the paper
industry (see table III).

In December L97L, the median annual lncome of al-l fanilles ln the Ka,'l.auazoo
HIIA tras estlmated to be $101950, after a.Effi'n of federaL income tax. The
median annual after tax income of renter households of tlilo or more persons was
estimated to be $8r400. The 1971 lncomes re.presented considerable lncreases over
the 1959 median incomes of $Sr750 and $4,425 for al,L fam:iLles and renter house-
hol-ds of two or more persons, respectively. See table IV for percentage distrl-
butions of all- familles and renter households by income classes for 1959 and 1971.

Demographic Factors. The population of the l(alamazoo HIIA was estinated at
207,500 as of December L, L97L. From Aprll 1960 to April 1970, the average
population increase was about 3r180 yearly. About 35 percent of that growth
consisted of students. Slnce Aprll L970, the population has increased by an
annual average of 3r570 persons. The rate of potulation growth acceLerated
between L964 and 7970, when lncreases ln enployment and university enrollment
were greatest. Current enrollment at the university is approximately 2Lr90O
(see table V) . Of the total populatlon of the HIIA, about 87,000 persous
live in the city of Kalamazoo.

The continued econouic growth forecast for the Kalanazoo atea during the
L97L-L973 perlod and the anticipated expanslon of enrollment at Western Michigan
University will result ln continued in-mlgratLon lnto the area and a subsequent
populatlon lncrease during the next two years of about 31500 persons annually,
including about l-,200 students.

There were approximately 611350 househol-ds ln the KaLamazoo HI'IA on December 1,
L97L, of whlch an estlmated 51000 were student households. Trends in Lousehold
growth in the KaLamazoo :rrea generally paralleled population growth during the
1960 decade. Between Aprtl 1960 and Aprll L970, there was an average annual
increase of 11125 households. Since the 1970 Census, there has been an average
annual increase of 1r170 househoLds. SLnce annual population grosth <iurlng
the next two years is expected to approxlmate that of recent years, the rate of
househol-d grorf,th should continue because residence hal1 occupancy is decLlntng
while student enrolLments increase. No new doraltories will be constructed
during the 1971--I-973 projectlon perlod. The number of households in the Kalaoa-
zoo HMA w111 reach 631750 by Decenber L973, an lncrease of l-r200 househol-ds an-
nua11y, including a yearly growth of about 550 student households during ttre
forecast period (see table VI).
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Housing Factcrrs. The houslng inventory totaled, 641350 units as of Decenber
L97L, a net gain of about 1r8OO units slnce April LITO. -The net increase ln theinventory since 1970 resulted from the conpletion of 11900 unlts, the converslonof l-50 units, the additlon of 250 noblle homes and the loss of about 500 units
through denolition or other causes. There were l-r500 units under constructlonln the HI'IA on December I, L97L, lncludlng 200 slngle-family houses and 1r3OO unltsln nultifanily structures. 0f the nultifamlly unlts under construction ln the HMA,
155 were being built unddr the Sectioa 236 progran of the National Houslng Act.

The volme of bullding actlvlty ln the mtd/ hae fLuctuated from year to year.
Nonsubsidized units decl-lned from Lr297 authorlzed ln 196L to 766 tn L962, but
reached a peak of 2,135 ln L966. Betrreeu L966 and Lg6g, annual bullding acrlvlty
declined each year. In L967, there were 1,714 unlts authorlzed, L,1G0 in 1968
and 1,038 in L969. Slnce L969, bullding activity ln the Kalamazoo area has been
bolstered by construction of subsidized houslng under provlsions of the Section
235 and 236 prograns.

The nr:mber of multifamily unite authorized during the 1950-1970 decade
generally followed the trend of total- constructlon, from a low of 80 unlts in
L962 to a high of L,329 units ln 1966. The general shift from owner to renter
status in the Kalamazoo area i.s shown by the pattern of varlatlons ln slngle-
family authorizations. Single-famlly bull-ding pernlts declined fro,m a hfgh of
L,202 units in 1961 to a low of. 447 units in 1959 (see table vrr)

Vacancy. There Iilere approximately 31000 vacant housing units in the Kalana-
zoo HIIA in December L97L, of whlch 11500 were availabLe for occupancy; lr5OO
were either seasonal, unsultable as dwel-llogs, or unavailable for other reasong.
of the available units, 400 were for sale and 1r1OO were for rent. The houe-
owner vacancy rate of 0.9 percent refl-ected the generally balanced state of the
market for sales housing. The vacancy rate for rental units was 5.8 percent,
somewhat lower than the 6.5 percent recorded ln the 1970 Census. The current
renter vacancy rate represents a substantlal decline from 1960 when the renter
vacancy rate was 9.2 percent.

Local sources indicate that most vacancles ln rental accomrnodations are
found ln the ol-der, converted single-fanily houses, located prlmarily within
the inner clty which are generally less competltive (see table vrrr).

LI Virtually all restdentlal building actlvity is covered by bulldlng permlts.
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Tabl-e I

Estimated AnnuaL Denand for Nelv, Nonsubsldlzed Houslng
Kalanazoo, Mlchigan, HIIA

December 1971 to December L973

A. Single-family Hones

Sales price Number of unlts Percent of total

$20,
25,
30,
35,
40,

Under $tSO
$150 - L79
1_80 - 209
2L0 - 239
240 - 269
270 299
300 and over

TotaI-

Under

000 39,999
000 and over

Total

000
,999
,999
,999

$20
24
29
34

000
000
000

Efficiency
One

bedroom
Two

bedroons

8
L4
20
30
L7
11

m6'

Three or Dore
bedrooms

40
70

100
150

85
55

5oo

B. Multifami Units

Gross mo4thly
r"n€l

40
,:

5
60

zLO
50
508/

300

zLO
60
*-

29050

35
15

5

a/
Et

Gross reint ls shelter rent plus the cost of utllitles.
Total demand at this rent level and above.

Source: Estimated;by Housing Market Analjst.



Table II

Estlmated Aonual Occupancy Potelqq lal for Subsldlzed Rental Eousl4g
Kalamazoo Mlch Hous Market Area

December - December

A Faml1les

1 bedroou
2 bedroous
3 bedroooe
4* bedroms

Total

B. Elderlv

EffLcleocy
1 bedrooo

Total

,Sec. 235 e ?fi(,3l
excluslvely

35
2A
25
35

115

E1lgtb1e for
both programs

150

Publlc houslng
erclusLvely

Total for
both prograns

L45
80

225

m
70
40
20

35
25
Td.I

20
20
40

35
100

65
35

235Pt

90
190
130

90
500

90
35

r25Et

el Estimates are based on regular lncome llnlts.

V Approxlmately 40 percent of these fanllies also are eltglble under the reat supplement Progr@.

sl A11 of the elderly couples and lndivLduals algo are eJ-Lglble for rent suPPlement payrents.

Source: Estimated by Houslng llarket Analyst.
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L96t L962

59,100 59,800

Tsble III

t964

7 L,200

2 ,500
3.5

50, 300

26,4O0

l9rlgo
1,000
2,700

Clvllian llork Force Conponents
Kalamazoo, Mlchlgan. Eouslng Mar\et Area

Annusl averages, 1960-19719/

1965 L966 L967 1958 1969 L970

I0 nonlhs endlng
OcEober October

1970 L97l

TotaL labor force

UEeoployrent
Pct. of labor forcE

Nonag. Bage 6 salary employ

Hanufacturing

Durable goods
Mecal industrle8
Nonelec. nachLnery
Trans. equlpEent
Other durable gooda

r,960

59,400

3, 300
4.8

57 ,400

26,200

3 ,900
5.6

55,500

3,200
4.6

58, 100

1953

7O,2OO

3 ,200
4.6

58 ,600

26,LOO

9 ,900
900

2,2OO
1 ,700
8 ,300
I ,600
5,500
9 .900

500
4,7OO
4,70O

80,300

2,7OO
3,4

69,500

30, 200

3,400
3,500
2,900

5,400
I,600

100

8 2 ,000

2,9O0
3.5

71,100

29 ,800

8 ,400

41,300
3 ,300

6,2OO
1,500

300

83,900

2,700
3.2

73,300

8,400

43,800
3 ,700

86 ,000

4,600
5.3

73 ,100

7 ,000
6,500

4,300
5.0

73,200

2,600
2,600

10 ,900
2,100
9 ,000

5 ,300
7.3

7 2,5O0

6, 300
1,400

200

74,000 77,800

2, 300
3.0

57 ,000

29,2OO

8s,650 86,550

25,2OO 26,300

31,800
,2OO
,200
,700
,500
,600
,300

2,300
3.1

63 ,000

26,600

10,200
1 ,400
3,000

ll el5,500 6,000

16,400 15,400
8,200 8,000
8,200 8,400

34.000 36,700
2,700 3,500

28,400 26,500

12,900 12,100
4,300 4,000
1,300 3,100
3,000 3,000
2,2OO 2,000

12,300 13,400 13,800 13,600 12,500
2,800 3,600 6,20O 4,40O 4,100

300
900
200

300

29 , 500 28 ,000

9,7OO 8,900 9,900
900 900 900

2, 300

s!
6,700

2,3OO 2,4OO 2,4OO
el el el5,800 5,800 6,500

16,300 15,400 15,300
8,700 8,600 8,300
7,600 7,800 8,000

3 ,3oO
3 ,600
2,700

3,200 3,
3,400 2,
2,5OO 2,

3

9l
6,300

No'rdurable goods
Paper E allted irrods.'
Other nondurable'goode

15,600
8 ,90O
7 ,700

2 ,300
2 ,100
8,800
1,800
7 ,4OO

10.700 11.000
600

5 ,500
4,900

6,700
1,600

200

6,600
1,600

300

15,900 16,800
I,300 I,000
I,600 8,8OO

37,800 39,300
3,300 3,400
2,400
2,2OO
9 ,400
2,000
7 ,500

14,400
6,000
8,400

16,000 15,9o0 15,400 15,500
7,500 7,500 6,900 7,000

NonnaDufac turlng
Cong-Eiuctlon
Traag., com., E utlla,
Wholesale trade
Retall trade
F1n., ins., & real estate
Servlce
Goverment

Fedetal
State
Local

All other eoploSruencl/
A8rlcultura1
Iabor+gt. dLsputea

31r!q0 31,200
2,800 2,500
2,2OO
r,700
8, 700
1,500
5 ,100
8.300

400
3, 500
4,200

2,2OO
r-,700
8 ,500
1,500
6,2OO
8.600

400
3 ,800
4,4OO

9.200
500

4,300
4,500

2,2@
I ,900
8 ,400
1,700
7 ,100

10.100
500

4 ,800
4,700

600
5,400
4,800

2,4OO
2,4OO
9,500
2 ,100
7,800

11 .700
600

6 ,100
5,000

2,4OO
2,500
9 ,800
2,2OO
8 ,500

12 .500
700

6,400
5,500

2,.4OO
2,600

r0 ,400
2 ,3oo
8 ,800

13.600
800

6,700
6,r00

6 ,300
1,5q)

100

6,800
6,500

45,900
3,100
2,500
2,600

u.,600
2 ,300
9,100

14 .500
900

6 ,800
6,800

32 ,500
2 ,300

8,500

4 5 ,100
3,100
2,600
2,600

11 ,000
2,3OO
9,000

8 ,500

44,800
3 ,100

14.400 t4.200
900 900

6, E00
I,800

100

6,900
1,700

1(x)

6,E00
1,700

5,600 6,700
1,700 1,700

100

5,200
1,400

700

200
500
500

6
I

"lbl
-91

Subtotals Eay not add to total8 becauae of roundlng.
Iocludea eelf-eoployed, dooestlc rrorkers, and unpald fanlly uorkers.
Euployoent lncluded ln other durable goods to avold disclosure.

Soirtce: l{lchlgao Eoplo}roeor Securlty Co@lsrlon



Tabl-e IV

Eetlnated Perceatage Dlstributlon of Fanlllee by Anuual Incon4/
Kalanazoo, MLchlgan, Houelng Market Area

1959 and 1971

$Under

Income claes

8,000 8,999
9,000 g,ggg

10,000 L2r499
12,500 L4,999
151000 and over

Total

Medlan $5,750 $4,425

gl After deduction of federal lncone tax.
Ll Excludes one-person renter households.

Source: Estlnated by Houslng llarket Analyet.

L97L

48
37
37
47
58
69

3
3
4
5
6
7

27
L6
18
L4

9
6

13
9

15
L7
13
11

000
999
999
999
999
999

4
2
2
1
I

l5o

6
4
7
3
2

rlo]o

$r
4
5
6'
7

000
000
000
000
000

7
10
20
11
27

100

$10,950

9
7

16
10
t2

100

$8,4oo

t

)

,
t
t
,
,

f



Table V

Trend of Student Enrollmen t and Housing Patterns at
Western Unlversity

Fal1 1960 - Fall I 97L

Change from
Fal1 of: Student Enrollnente/ from previous year ulati.on

1960
1961
L962
1963
L964
1965
1966
L967
1968
1969
L970
L97L

9,327
9,545

L1,114
L2,0L4
L3,770
16 ,106

NA
NA

L8,679
20 rL25
2L,7L3
2L,975

2L8
L,569

900
L,7 56
2,336

NA
NA
NA

L,446
1,589

L62

3 ,516
3,946
4,764
5,284
6,332
7,404

NA
NA

7,6LL
7 ,773
7 ,4O5
6,699

Residence hall Off-campus
population

5,811
5,599
6,350
6,730
7 ,439
9,7o2

NA
NA

11,068
L2,352
14,309
15,157

al Includes all full tlne degree credlt students.

source: off-campue Houslng offlce; I{eetern Mlchlgan unlverslty.



Table VI

Dercgraphlc Trends
Kala4azoo -@ 

llarket Area
1960-1973

Populatlon Average aanual change

Area

Kalamazoo Co. total

'Kalamazoo
RemaLnder of county

:' Students
Non-students

Kalamazoo Co. total

Kalarnazoo
Reuainder of county

Students
Non-students

L69.7L2 201,550 207.500 214,500 3,180 3,570

88,300
L26,200

Aprll 1,
r_960

82,089
87,623

9 1327
160,385

48,139

NA

"'NA

Aprll 1,
L970

85,555
115,995

20,L25
LBL,425

59,406

25,779
33 ,607

4 ,300
55 ,106

December 1,
L97L

2L,875
L85,625

26,450
35,250

Decenber 1,
L973

24,275
190 ,235

26,950
37,150

6,100
58,000

1970-
L97L

1,050 ,-
2,520

380
940

400
9r_0

L97L-
L973

3,500

650
2,950

1,200
2 ,300

250
9s0

5s0
6s0

1960-
L970

195
930

5
5 2

34
83

000
500

87
L20

080
100

NA
UA

000
700

5
55

2,

1,
2,

Households
61 .700 64 ,I_00 L ,L25 1 ,310 1, 200

856
283

23
24

Note: Detall may not add to total because of rounding.

Source: 1960 and 1970 Censuses of Populatlon and Housing; estlnates by Economlc and Market
Analysis DivlsLon.

870
,700

t
,



Table VII

Ilouslng Units Autho
Kalanazoo, Mlchigan, Houslng Market Area

1960-1971

11 mos.
1950 1961 L962 L963 L964 1965 L966 L967 1968 1969 L970 L97LUnsubsldlzed

Total

Kalamazoo County
Single-fanily
Multifamily

L,238 L,297

L,238
l_,082

156

1,019
992

27

L,297
L,202

95

1,119
1,105

L4

766

766
686
80

831

83r.
694
L37

79
108

615
29

830

780
528
252

L2L
103

407

1 ,613
873
740

L25
470

1,018
748
270

2,L35
806

L,329

r-05
784

L,246
701
545

L,646
787
859

89
380

L,L77
598
479

1,150
706
454

1 ,038
447
591

22
332

L,235
5Ll
718

42
449

1,205
463
742

1,613 2,202 L,7L4 L,275 1,038 L,544 L,72O

Kalanazoo City
Single-fanlly
Multlfanlly

Remalnder of county
Single-fanlly
Multlfanlly

Subsldlzed

Kalamazoo County
Single-famlly
Multifantly

2L9
90

L29

L78 L47 187 224 595 889 469 168
59

109

337
43

294

868m
448

354 49L
97
81

8t
66

6r.9 644 556
605

992m
345

115

684
ds
259

744
Ts
269

309
frE

L49L4

+
50

67

67

1_15+
68 165

515
200
3r_5

U.S. Bureau of the Census, C-40 Constructlon Reports and local buildlng lnspectors.Source:
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Table VIII

Trends ln Houelng lL@
Ka1

r.960-1971

Components

TotaL houslng lnventory

Total occupled unlts

Apr11
1950

52,437

48 ,139

36,152
75.5

LL,787
24.5

Aprtl
1970

62,529

59,406

42,466
7L.5

L6,94O
28.5

December
L97L

64,7OO

61,700

43 ,800
71 .0

17 ,900
29.O

3,ooo

1,500

400
0.97"

1 rL00
5.87"

l_,500

Oumer-occupled
Percent of all occupled

Renter-occupled
Percent of all occupled

Total vacant unlts

Avallable vacant

For sale only
Homeowner vacancy rate

For rent' Renter vacancy rate

Other ,"""rrt3/

4i298 3.L23

1,938 L,542

748
2.0"/"

370
o.9%

1,190
9.27"

2,360 L,581

L,L72
6.57"

al Includes seasonal unlte, vacant dllapidated unlts, unlts rented or sold
awaltl-ng occupancy, and unlts held off the market.

Source: 1960 and 1970 Censuses of Houelng and estlmate by Houslng Market
Anal-yst.
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