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Foreword

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

The factual framework for this analysis was
developed by the Economic and Market Analysis
Di-vision of the Detroit office under the
direction of John Terranella, Area Econornist,
on the basis of information available on the
"as of" date from both loeal and national
sources. Subsequent market developments may,
of course, occasion modifications in the
conclusions of thi.s report.

Ihe prospective demand estimates suggested in
the report are based upon an evaluation of the
factors available on the "as of" date. They
should not be construed as forecasts of
building activity, but rather as esti-mates of
the prospective housing production which would
maintain a reasonable balance in demand-supply
relationships r:nder conditions for the "as of"
date.

Department of Ilousing and Urban Development
Economic and Market Analysis Division



IiLQqryent Housing Market Situation
Kalamazoo, Michigan

As of August l, 1973

For this ana'lysis the Kalamazoo, Michigan, Housing Market Area (HMA) is defined

as Kalamazoo County, Michigan. Kalamazoo County was also the Kalamazoo

Standard Metropolitan Statistical Area (SMSA), as defined by the Office of

Management and Budget, unt'il recently changed to include Van Buren County.

The current population of the HMA'is est'imated to be about 214,000. The
Kalamazoo HMA is the seventh most populous metropolitan area in Michigan.
The HMA is located about 60 miles south of Grand Rapids and is approx'imately
equid'istant from Chicago and Detroit. In mid-l973 the economic recovery
in the Kalamazoo area was relat'ive1y favorable, with job totals going up
and unemployment below six percent. Employnent gains are expected to slow'in the .l973 

to'1975 period, however, and this w'ill be reflected in lower
rates of population and household growth. Together with the high levels
of building activity in 1972, these forecasts suggest that a moderation'in
the rate of building act'iv'ity would be appropriate

Econom.y of the Area

The Kalamazoo economy is dom'inated by paper, fabricated metals, nonelectrical
machinery, transportation equipment and chemicals production. Government
employment, as the result of Western Michigan University, is also significant
in terms of its effect on the local economy.

Total nonagricultural wage and salary employnrent averaged 75,000 in 1972 and
was up to 77,000 for the twelve month period end'ing August l, .l973. 

This
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gain of 2,700 jobs compares well with the 2,500 increase experienced from
l97l to 1972. Manufacturing employment at a 28,300 average over the last
twelve-months was at its highest level since .l970. 

Nonmanufacturing employ-
ment at an average of 49,400 over the twelve-month period ending August I,.l973 continued'its steady upward trend with retail trade, services, and
government show'ing the largest increases.

The Kalamazoo HMA unemployment rate as a percentage of the total labor
force, was below four percent consistently from .I965 to .l969 but has
fluctuated between five and seven percent since .l969. 

Unemployment aver-
aged 6.0 percent in .l972, 

down from the l97l average rate of 7.0 percent.
For the last twelve-months ending August I,.l973 unemployment averaged 5.1
percent of the labor force (taUle I).

No significant changes in Kalamazoo's manufacturing mix are perceptible in
recent employed data. There is an indication that employment in the local
paper industry has leveled off after a continuous decline through the .l960's

Employment at Western Michigan University is expected to be stable after
several years of rapid growth.

Total nonagricultural wage and salary employment is expected to increase by
about 

.l,400 annually in the HMA during the forecast period ending August l,.l975. This relatively slower rate of growth is antic'ipated as the result
of expected declines in automob'ile related durable goods production and
a slower rate of growth in the government sector. The total labor force
is expected to be about 92,700 by August l, 1975, an annual increase of
about 

.l,500 over the current total. Most of the expected employment growth
will take place in government, reta'il trade and services.

I ncome

The medjan income'in the Kalamazoo HMA in .1973 is estimated at about $]4,200
for all families and $9,400 for two-person or larger renter households. Median
'income 'in .|969 

was $.l.|,037 and $7,300 for all families and two or more person
renter households, respectively. In .l969,9.4 percent of all families and 24.2
percent of two or more renter households had annual incomes below $4,000. It
was estimated that as of August l, .1973 the proportion of all families and two
or more person renter households with annual 'incomes below $4,000 was 5.0
percent and 

.l4.0 percent respectively. For additional information see
table III.
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Demographic Factors

Popul a ti on

As of August'1973, the popu'lation of the Kalamazoo HMA was estimated at about
2.l4,000. The population of the cit'ies of Kalamazoo and Portage were estjmated
at 87,500 and 37,400, respective]y.

It was estimated that the city of Kalamazoo has been gaining population at
an annual rate of about 590 s'ince 

.l970. This rate is expected to slow to
about 400 annua'l1y over the next two years. The HMA had been gain'ing popul -
ation at an annuai rate of about 3,740 since .|970. It is est'imated that
the HIIIA will grow by about 3,300 annually over the next two years. This
represents a reduction'in the growth rate for the HMA from .l.8 percent,.l970-
1973, to '1.5 percent during the period .l973^1975. 

[See table IV).

It is anticipated that most of the population growth in the next two years
w'ill take place west of Kalamazoo in 0shtemo and Texas Townships and south
in and around Portage.

Net Natural Incrgqsr !n_d_|!j!_!!_!j!n

Since 
.l970 total populat'ion growth in Kalamazoo County has been greater than

the net natural increase in population, suggest'ing a net in+nigration. In
recent years resident births have declined significantly which is an indica-
tion of a trend toward a smaller household size.

Househol ds

From 
.l970 to .l973 the number of households increased in the Kalamazoo HMA

at an annual rate of .l,9.l0. 
Between 

.l960 
and 

.l970 
households increased

at an annual rate of 1,125 from 48,.l39, in .I960, to 59,406 in .I970. 
The

increase in the annual number of new households in the HMA was'due partially
to a larger number of persons in the 18-24 age group. This age group has
passed its peak in size and w'ill decline over the next several years. The
city of Kalamazoo gained about 500 households annually between 

.l970 
and

1973. From 
.l960 to .I970 households'in the city of Kalamazoo increased

from 23,856 to 25,8.l6. The city of Portage experienced an annual household
growth of 440 between 

.1970 
and 

.l973, an'increase from the annual rate of
383 between 

.1960 
and 

.l970. 
The county exclusive of the c'ities of Kalamazoo

and Portage had a larger absolute annual 'increase in households, between
1970 and 1973, with 990.

In .l970, the average number of persons per household, for the HMA, was 3..l5
It was estimated that there were 3.04 persons pi-,r household as of August
1973 and a 3.00 person per household s'ize'is anticipated by August 1975.
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Housi.ng Market Factors

Housing Supp'ly

Current Estimate and Past Trends. As of Au gust 1 , 1973, there were about
68,9.l0 housing units in the Kalamazoo HMA. This represents an increase of
about 6,380 since .l970 or an annual increase of about .l,935" 

The increase
in housing units since .l970 of 6,380 is made up of 6,740 new housing un'its
constructed, less l,ll0 demoljtions, and a 750 net ga'in in mobile homes. As
of August 1, '1973 the city of Kalamazoo had a housing inventory of about
28,810, representing a gain of .l,645 units s'ince 1970. Between ]960 and.l970 the housing inventory increased annually by .l,009 units for the HMA

and 
.166 units for the city of Kalamazoo.

In .l960 
owner and renter occupied units as a percentage of total occupied

was 75.5 percent and 24.5 percent respectively. By 
.l970 these percentages

had changed to 7'1.5 percent for owner occupied and 28.5 percent for renter
occupied. It is estimated that the percentage of owner occupied to total
occupied is currently about 67.5 percent and renter occupied is currently
about 32.5 percent.

Residentia'l Building Activity

From 1967 to'1972 res'idential building activity in the Kalamazoo HMA fluctuated
from a 'low of I,038 units authorized in .1969 to a h'igh of 21786 units
authorized in 1972. From l97l to 1972 residential construction authorized
increased by about 30 percent or 650 units to a total of 2,786 units. 0f
the 2,786 uni ts , 749 were si ngl e-fami 1y and 2,037 were mul ti fami'ly dwe'l 1 i ng
units. Mu'ltifamily un'its authorized have outnumbered s'ing1e-family units
authorized in every year since .I968. Until 1972, mult'ifamily construction
in the cities of Kalamazoo and Portage was larger than multifami'ly construc-
tion in Kalamazoo County exclud'ing the two cities. ln 1972, however, multi-
family construction authorjzed for the county exclusive of the c'ities was
larger than the total multifami'ly units authorized for the cities of Kalamazoo
and Portage. It appears that this trend will continue.

From January 1,1970 until August l, .l973 there had been 7,493 housing units
authorized in the HMA. 0f these 2,465 were sing]e-fam'i1y houses, and 5,028
were multifamily units. Approximately 1 ,256 of the 7,493 units authorized
were subsidized units.
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Vacancy

According to the .|970 Census there were 
.l,541 vacant housing un'its available

in the Glamazoo HMA, an available vacancy rate of 2.5 percent. 0f these
units 389 were available for sale only and 

.l,.l52 
were available for rent,

equivalent to homeowner and renter vacancy rates of 0.9 and 6.4 percent
respectively. By August 1973, as ind'icated in table VI, it is estimated that
the number of vacancies had increased a little, and that the homeowner vacancy
rate had increased to '1.0 percent and the renter vacancy rate had dropped to
5.8 percent.

Postal Vac Surv

Surveys of vacancies were conducted by the local post offices'in the Kalamazoo

area in January 1972 and March 1973. While not strictly comparable to the
census vacancy concept, these surveys suggested that vacancy levels in the area
dropped betweLn 1972 and 1973, a sharp drop'in apartment_vacancies more than
balancing an increase in residential vacancies. Generally the overall vacancy
rate was down for all areas of the county except for the west and northwest
areas which would include the northwest part of the city of Kalamazoo and

0shtemo Township. The only area of the county that showed a decline in the
residence vacancy rate was the Vicksburg area.

Sales Market

There had been a strong sales market for single-family dwellings in the
Kalamazoo HMA but sales activjty had dropped off in m'id-sumner. According
to local sources for the first seven months of the year as a whole sales
were up about 1 5 percent over the same seven month period in 1972. A

sampling of local financial experts, builders and realtors indicated a

general hesitancy about the current market. It was felt that the then
ljghtening mortgage market was start'ing to significantly affect the demand

foi sales- uni ts. Most buil ders that usual 1y bu'il d on specul ation and on

contract have curtailed speculative construction.
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Mortgage funds were not as available as of August 1, 1973, as they had been

in the early summer months. Most savings and loan institut'ions has discon-
tinued'loan! of 90 and 95 percent. This effectively elim'inated loans insured
by private mortgage insurance via savings and loans. At least one local
bink, however, was still lending mortgage money with private mortgage
insurance for low down payment mortgages. Interest rates for these loans
were running 9 l/4 percent with 5 percent down and 9 1/2 pergent w'ith l0
percent down. Generally 75 and 80 percent loans were at 9 1/4 percent,
interest. It was indiclted that few loans were being insured through FHA

or VA.

Flost single-family deve'lopment has been taking p'lace 1oyth, southwest,
and west of Kalamizoo in Portage, Texas Township and Oshtemo Township.
Cooper Township, which is north of the city_of Kalamazoo, has also shown

significant increases in sing'le-family development.

The majority of new single-family housing is priced between $25,000 and

$OO,OOO with the average bejng around $30,000. Generally, existing_housing
in ifre HMA is averaging around $25,000. In July .l973, 55 percent of all
listed houses sold were over $20,000 while on'ly 45 percent were over
$20,000 in July 1972. Prices are lower in the city of_Kalamazoo because
of the age of the housing stock and the desirability of obtaining new

housing in less congested areas.

Rental Market

Multifamily units authorized in the HMA reached a high of 2,037 units'in
.1972 contiiruing an upward trend since only 569 units were authorized in.;968. In spjti of the large increase in mult'ifamily units constructed, it
appears that the rental vacancy situation has improved over the last two
years. The vacancy rate for efficiency and one-bedroom apartments appears
io be above the avLrage rate and higher than the vacancy rate of two and

three-bedroom apartments. The oicupancy rate of existing Section 236

developments has genera'lly improved in recent months with new units of
a deveiopment in Portage being absorbed very well. Most multifamily
construction is of the garden and townhouse variety, the typical -gross
rent for existing apartments built in the past five years'is as follows:

Efficiencies $l I 0-$l 75
One Bedroom I 30- I 90
Two Bedrooms 155'220
Three Bedrooms I 90- 350

Most rental housing has been built in the cit'ies of Kalamazoo and Portage,
and west of Kalamaioo in 0shtemo Township. Previously most mult'ifamily
construction was buil t in the prox'imity of l^lestern Michigan University
to house the rapidly growing campus student population. It appears
that three major fattors have led to a change'in the pattern of locating
mul tifami'ly housing. F'irst, student enrol lment has I evel I ed of f and,
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without a signifjcant sh'ift in preference, only building for replacement will
be needed to house the off campus student population. Secondly, there has
been a significant change'in tenure of the nonstudent populat'ion whjch'is
more distributed throughout the urban area. Thirdly, there'is a limitation
of land available for housing in certain areas of Kalamazoo.

Condominium Market

Only l'imited condom'inium activity has occured in the Kalamazoo HMA.
The-fjrst condom'inium act'ivity was init'iated in the summer of l97l and some

units were available for sale in 1972. Condominium act'ivity has totaled only
about two percent of total multifamily activ'ity since .l970, or about 

.l00 units.

Most condominium units have been constr"ucted in the Kalamazoo and Portage
area. The prices of condominium units sold ranged from $24,000 to over
$.l00,000. Al l of the h'igher priced condomin'iums are 'in one development in
the city of Kalamazoo and have been absorbed well. The degree of success of
condomin'ium development is difficult to assess at this time due to the small
sample of units that have been 'introduced to the Kalamazoo market. One

development of lower priced units was converted to rentals because of a

lack of demand. There is a limited market for the highest priced condomin'iums
and builders entering this market after observing in'it'ial successes may find
absorption very slow. It appears condominiums will eventually become an
integra'l part of the Kalamazoo Housing Market and units priced $30,000 to
$50,000 should have the greatest successes.

Mobi I e Homes

As of August 1973, mob'ile homes constituted less than four percent of the
housing inventory of the Kalamazoo HMA. According to the .l970 

Census there
were 

.l,429 mobile homes in the HMA in 1970, an increase of about 775 since
1960. It is estimated that there has been an increase of about 750 units
since .1970 or about 230 a year.

The postal vacancy survey of March I 973 showed a vacanc
homes of 2.7 percent. This is a substantial reduction
of 8.2 percent 'in January 1972.

iy ra
from

te among mobi I e
the vacancy rate

Demand for Nonsubsidized Housinq

Quantitative Demand

Demand for additional new housing in the Kalamazoo HMA during the forecast
period of August .l973 to August 1975, is dependent on an annual increase of.I,5.l5 

households and expected annual losses of about 300 units from the
housjng 'inventory. Based on these factors, current construction, and recent
vacancy estimates, 'it 'is antjcipated that there wil I be an annual demand for
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about .l,750 

new nonsubsidized housing units over the next two year period.
The annua'l demand should 'include 650 sing'le-family units, I ,000 mul tifamily
renta'l units, and 

.l00 
condominium units. There should also be an annual

demand for about 250 addit'ional mobile homes over the next two years.

The estimated demand for single-family units is lower than the number of
units uthorized in .l970, 

1971 or 1972 but higher than s'ing1e-fam'ily units
authorized in .l969. This reduction in demand for single-family units is
partially due to an anticipated increase in demand for condominium units,
which because of price will be purchased predominately by former home owners.
Also, it appears that the effects of the tight mortgage market are being
severely felt in the sjngle-family housing market.

The estimated annual demand of .l,000 multifamily units over the next two
years is substantially below the number of mult'ifamily units authorized in
1972 and'197.| , but higher than .l970. This antic'ipated decline in multifam'i1y
activity is due to a declining household formation rate, d levellinq off
of the student population and an indication that new un'its are being absorbed
at a slower rate in spite of an improved vacancy s'ituation.

Qual i tati ve Demand

Si ng I e-Fam'i'l y Houses

The annual demand for 650 new single-fam'i1y homes'is expected to approximate
the sales price distribut'ion presented in table VII. This distribution 'is

reflective of current fam'ily incomes, recent market experience and current
prices in the Kalamazoo HMA.

Mul ti fami I Uni ts

It is estimated that the annual demand for .I,000 mult'ifami'ly units would be

best absorbed'if the majority of un'its were one bedroom apartments renting
for $.160 to $200 and two bedioom units rent'ing from $.l90 to $200. Table VII
shows a suggested distribution by size and monthly rental.

0ccupanc.y Potential for Subs'idi zed Housin q

The total occupancy potential for federally assisted housing approximates
the sum of the potentia'ls for public housing and Sections 2351236 housing.
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In the Kalamazoo HMA, it is estimated that for the August 1973 to August 1975
forecast period there is an occupancy potential for .l50 subsidized family units
annual'ly, using regular income limits under Sections 235 and Section 236. There
is also an annual occupancy for about_.I..l0 units of Section 236 rental housing
for elderly couples and iniividuals. V
As of August .l973 there were about 475 homes'in the HMA which had been financed
as new homes under Section 235. The rate of default for the homes financed
under Sect'ion 235 has been about equal to the national average of five percent.
As of August 1973, there had been 76] units of Sect'ion 236 rental housing
authorized in the HI'{A. In addition, there had been about 547 units built
under Secti on 221(d)(3) BMIR in the HIr'lA.

There is no local housing authority operat'ing in the Kalamazqo area and no
public housing units have been constructed. There are, however, over 300 units
of rent supplement housing, including one project of 200 un'its. There are 44
rent supp'lement units now under construction.

In light of new emphasis placed on Section 23 leased housing by the Department
of Housing and Urban Development, the possibility of housing 1ow income
fam'ilies in Kalamazoo by this method always exists. For the Kalamazoo HMA the
annual occupancy potential for low rent public housing is estimated at
2.l0 units for families and 

.l85 units for the edler'ly. Approx'imately 55 elderly
households are also eligible under Section 236 exclusively.

U The occupancy potentials referred to 'in this analysis are dependent
upon the capacity of the market in view of existing vacancy strength
or weakness. The successful attainment of the calculated market for
subsidized housing may well depend upon construction in suitable
access'ible locations, as well as upon the distribution of rents
and self ing prices over the complete range attainable for housing
under the specified programs. These est'imates are not affected
by the January .l973 "hold" on additional conrn'itments for these
programs; they will be applicable if funding'is resumed or as a
guide to local decisions with regard to the use of special revenue
sharing or other alternatives for housing subsidies.
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TABLE 1

LABOR FORCE COIPO}IENTS

ii[LAi tAZ00 i'lICH]GA}T IGT AR]IA

furnua1 Averages in Thousands

L968 1()59 t97o L97t tglz Twelve MonEhs
Ending Aug. L, L973

I'otal Labor
li'orce

Agr. Employment
:ionfi-:rm l,abor
Force

,8oo 8or3oo
,600 rr600

7/orOOO
lr 600

7?:. r/,,00

69 rgoo
63 r?.OO
6r'im

82 r 000
r, 5oo

2r9OO
3.5

83,9OO
1.500

2r7OO

79 1600
73 r3OO

613@

86,300
1' /u00

1+1600

5.3

79 ,600
73 .400

6r2OO

86 r200
r.300

6r ooo
7.O

78,800'
72,500

6r3OO

87 r90o
1r 300

86 ,600

5,3OO.
5.0

100

8l ,200
75.000

6r?'oo

89,700
1 ,300

88,400

4,500
5.'l

83,700
77,700
6,000

2r3OO
3.0

300

'73,600
67 rctr,o

616oo

2 r7N

75 r9OO 77
69r5oo 7L
6t/r@ 6

rlry

1

76r2OO TBrTCtO 80r500 g2-r/,,0O 94,900 94,900

l.inemploynent 2 r3OO
.rbrcent 3.1

i,iorkers invclved in
lab.tigmt Dispute 200 100 300 100 '/00 r00

.) n

.j jonlarn jlrrpl .
i/age & SaLiry
Olher s/

3oo
00,I

200

g/ Includes self employed and domesti.cs

Source : l.,ichigan lCrnplo;rment Security Comnission.
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TIBI,Ii ]I
ll

Y'N'N'!AZAj if, CI]IGA}I IIOUS]]{G IiARI{E]] AiTEA

lq65=1973
Annual Ayererges fn Thousernds

t969 r970 t97t L97?.

lke1ve
Ilonths Endine
Aue. l^ l97i

il:rge l-: Sa1ary nmpl .

":rnufacturi-ng
ilur"able Coods

;'rimary I.etals
I'abricated I ietals
, ::chinely (nonel.ec. )lllectrical ;rchincry
Ti'ansportation k1uip.
Otlier Drrables

llondurable Goods
irood [,, i'j.ndred PYod.
jta:rer
i)L-inting
Citerniciils
[lther nondurables

llonmnufacturing
Construction
Tr-ans. , Coruil. ,8':Utilities
l',trol-esale Trade
lr.etail 'Iro.de
.linrP,e.eI Est. Ins.
Ser'vice
Governiten'u

63.200 67.000 69.500 ?1.100 73.300

?-9.qoo
13.600

75 .000

26,900
12.200

400
) r5OO
2,7 00

300
3,.l00

000
t00
?oo
.l00

300

77 ,700

28,300?.6.600
I0.200

300
1r000
3rooo

b
b

6r 000
L6,LO)
l, ,00
Br ooo
1r100
/rt3oo

C

29,?.OO
L2.3oo

300
?-r/+N
3,3OO

b
b

6r3oo
l_6.o00
l r 4oo
8r 3oo
1r000
/rt9C0

c

29. B0o
13.800

LOO

3 .BOO

3 13@
b

3 1600
?'17oo

16.000
Lr:aOO

7,600
l,l_00
4, Boo
Lr3OO

30,2.OO
l-3./*oo

1100

3 r2,OO
3 r/*OO

b

73.400 72.500

?-'/.900 26,300ffiw

,/fiO
l_0r700

39.300
3 r/nO)
?-rA,@
?.r/t}o
9 r5OO
2rloo
7 r8OO

1tr700

45 .300

7:?t88
2r5OO

I I ,7oo
2,500.l 
0, 000

14,200

48.300
3,200
2,600
2,600

I 2,600
21599

'10 ,900
) 3,90A

300

300
600
600

500
300
800

3 r5OO
2'9@

16.800
300
000
I00
?-oo
?-oo

500
3,90O
3 r2oo

b
3 r/*OO
?'r5o0

15.900
l-r2OO

500
3,600 (.^)

3,3OO
LU

3 r0oo
?'r3o0

L5,)00

/+00

3,6N
2,900

200
3rooo
I,900

14,300
900

6 ,'l 00
I ,200
/u19@
rr100

I 3 ,000
/-@

3r$w
2rgoo

200

2,.l00
uJqq

3
2
5

1
6
1
5

1

3@

,3001

49,400

,

I
I
I
r)
1

1
a
1

5
I

I
4
1

I,
6,
)-,
+,
t,

400

3
2

2
3
2
I
3

I

1
'l

lrOO

600
/r0O
300
600
600

2.,
t
'- ,

10,
2,
oa,

1)L),

/+oo

500
800
200
500
500

300
100
900
300

?_o0

800
?.00

900
100

,
,
,
,

000
400
2W
300
500

3
2.

/
b
I
7

36,6OO 37_.gOO
3 r3OO

" ,/+UU
2r2OO
9 

'4oO2.|OOO

7,5O0
It- r 000

fi.e00 45.500
3 r7OO S rtOO

?.r'/@
2,600

I I ,200
?,,L@
9,300

Urr?-OO

, 500
loo
100
800

t
t

00,8

','
2

?,

O

I

a) iJorkers involved in labor nanagement dispute..\b) Included in other durables.
c) l^Iitl"Jrelcl to avoid disclosure.
rl(rTl: Surnr,uLtj-ons may not er:1ua1 totr,ls beca-use of ro,.rnding.
,3( I-I,tC.r; : iiici.igan :]np1o}'rient l)ecuriiy Corr,rission.
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ti!-'il,;, I i,l

r' : Ir lC-ll?;iCl:l )i llT,L-L i]UTi()il Oli /ii,i irAIf.l,Iilii AllD EIT }1OUS]itHOi,DI]

lll 0rio;'-15 TilCCit;

t.i., ,.!i -n,:l(,(-' , I i. CIll GrJ I l l0ll:ir-lC I .:Jl.].il? ;iill;i

1 96Q l-973
,u-1

_!':rriri I i es
nenGi (")
Jlousehol ds

-{11

Jiulr-reii--.
P'enter Gil
iiouseholdsAn:nual I ncolne

-tJnCcr i2r 0OO
,:;.tr00o- ?1999
irooo- 3 1999
./r, COC- lrrc)99
5, ooo- 5 ,999
6, ooc- 6,ggg
'/r ooo- '! ,99c;

c , o0o- t,ggc)
g, ffio- g ,ggg

r0, 000-1 1r 9(r9
i:t, c00-1/+,999
15 ,ooo-:)i,,1999
25,OOO-49,999
50r000 Over

iiedir,:.n

/'.5
ai

/.)
5.5

c. ,r

an
r.0
2.O
ar

lr.o
1(

).o

1l2t
:a. .'i
1t:

/+,;!
/,.,6
6.)

b.,
rtr

L3.5
u.0
1C: r\

lr '5

n

7.
c
O
(l

l_0

IU
t.)

_t

5

?
E,

/t

I
o

I
r

ti

a

o
5

C
r
0
')

9r

0

6,
6.
'/ .
(t.

3.O
5,O

1_1.5
16.0
at^ r

lL.o
?..o

100.0

l-/,,.
L'i ,
?.o.

1.
.9

100.0

:::]L,o37

100.0

',ol7 rrOO

._1
q

1OO, O

':.i]irrz.oo ,ig rlroo

(,r) Ilx<:ludes one Llerrjon rel-1.ter households.

Source,s: L9'/O Cenl;us; irnd estimettes b;' iious:ing :erl'-et ir-n;ilyst.



TA]]I,E IV

DEIICGRAI'HIC THiNDS

I(ALAIIAZ0O. IilCIIIGAI,I HOUSIiTJG I"i/AIGIT AiiitA
t96e-815

--- -- -4naira-1-Aue-La€e.-C-hang e y
/ipril April Aug. Aug. April 1960 - April l9'7o - itug. 1973 -
I

L6g.7L?- 20L,550Hi,/t Total
i(nlannzoo
i'ortage
Ilest of County

Ilousehglds

ill..A Total
Kalannzoo
I'ortage
ilest of County

1

ZLlr,OOO
87 r5OO
)7,/uOO
89r1oo

1I, 0 I

82
?o
6'i

,
,

85 1555
33 r59O
82 r/+O5

I

089
r81
U12

?_2.O.600
88r 3oo
39,600
9;!.r7O0

No.
fBo

3L5
lr3lro
l.r/196

1.12(
L95
380
550

No.m
590

1r150
2rO3O

No.ru
/n00

1 ,100
lr 8o0

1..5L5
lro5
/*LO

700

L,)
0.t

fr
TJ
5.L
2.O

u
0.9

T.s
trJ'
a.)
a)

?r

?.9
?.0

?..3
L./+
2rj

2.5

L8tL3a
23 1856

5 r3lt9
18r93/+

5q./,06
25r8L6

9 rl8/*
2lrr406

68.800
281260
tLrL5O
2.9,@O

o). I tv

630
690

045,a17

10
27

'IO

/*. ln
?o5./*

.E

1.or0
l+9O

L35
985

{ Derived through the use of a formula designed to calculate the pereentage
rerte of change on a compound basis.

Source: 1.960 and 1970 Censuses of Population and Housing . L973 and 19"15

estimated by Housing i'arket Analyst.

j'opulation



TABl,li V

ll.XSIDllilTLU, BIlII ,DIilG ACT]V]TY

I(ALAI.,AZOO . i',I CHIGJIT:i iICUS]IIG }WiJ,;ET AI1J]r.

ilnnunl Tota.Is {
(?' i:o. )

Lg6'/

1_.',lL/,,
19\r)

o)n

;2.,1)r t-fr
t ld

2Z)na
) r'.

,W
/r1-9
/r.?_'7

L969

L.UL
706
569

,c?

n
a1t

2Clc))//
2I0
189

5q't
t3?
t56

l_.038
U''7
<o1

1r l) )t+
aa

??rm
t85

353
279

t4

L,5g/"
bbf
933

2,L36
fr1 )

-1 ) aa,.L g Urr- -t

6]-5
/n5

5'iO

r. r 1O()
ntCl

2r03'l

5E
Snri

O i t)G
/+94

L.567
525

Lr0/.+.?.

oii

)4t

1 /+)--v;
)4

rr.p

/o5O

150
ioo

L969 t970 L9"',L L97? 1

il, ; A ''l:,'t :, 1

ijir:gie Faidly
i ,uILifi,.rlll-y

-,'.,4--. ,-.,..,-llr,r'll r (, vU 7!g
lpr-1,

66L
';-,ata ?or i'lrr,,_L. i .L: u I a), LL J-J

ul i,ifz,rdl-','

'r_^ ,.t-,. ^^: vr_Udf.Y
iJingi.e Iir.rnily
i .uiLt:l fir;r,i ly

. lerril.inder of Corru'r,r,'
3ingl-e I'a-inil y
rlulti-farrdJ-y

1t i_.-;;;--
a'O<)

IL

)tio
-"3L

/*56-
200
aEC
'-)a

/+69

595

. otl
13/y
Llrc

l-.062

g/ Includes subsidi:,,ed }:.ousing units.

Source: iJ. S. Ifureau of the Census, C-/+O Constr"uction ileports, i,ocaI
lir-rildin6 lnspectors and estj.mates by llousing ;erliet .\nalyst.



TABLE VI

HOUS]NG FACTORS

KALAI'I/A'Z0O, lf, GIIIGAI'I HOUSING II,ARKET ARBh

ALrjl f9l0 - August 1973

., i.r'i , L, l97O
Total llqusin€ In,r.
C)ccupied Housing lln:itq
C'r.mer Occupied
lj of Total Occupied
Renter Occupied
,1 total Occupied

laczint tlousinc UOts
Av:rilable Vacant
Fc,r SaIe
Il<,xieowner Vacancy Rate
ii'or Rent
itr:nter Vacancy Rate
Other Vacernt ?/

August l, 1973
Total Iousing Inv.
Occrllied Housing Units
C\^mer Occupied
i:3 of Total Occupied
llenter Occupied
ii l'otal Occupied

Vaca4t Housing Unlts
Available Vacant
For Sale
Ilomeowner Vacancy Ilate
l'or Iient
ilcnter Vacancy Ilate
Other Vacant il

I11.f,A

62' '5?9
59,/tO6
/+2r/+8L

7L,5/,
\61925

29.5/,

3.L2"
!r5lJ

389
o.9f"

LrL52
6.4fr

L1582

i{alanazoo

27.L67
25,8L6
l/+r822

57,/r/"
LOrggln

/+2,6ii

PortaEe

95.7%
Lr3t6
lln.3'/"

Remainder of
County

8\.tr"
4r6T5

L8.gfr

L,/+i3
/*87
I@
0.67"
378
7.5f'
986

1.35L
902.
181
1.2r,
721
6,1/,
/'86

9./083
iTtT+
7,-558

?fr-
L5?-

7g
L.O%

73
5,3'.i
LL7

25,879W97'iT

68ro1o
6q 1770
Mr3go

61.5i'"
2.Lr38O

32,5%

10.900
to.630

8 r/*60
79.6/,

2rl7o
20./r%

270wT
t.tt,
110
, Oolll.()/)

b,

29.200
2.7.690
2lrL7O

76,5%
6r52O
23.5%

1r510- 500-E_
0,7,4,
/r5O
6.3i3

910

28.810
?-7.L40
llor760

53,gi:i'
t21690

/16,2r"

3.L|O
1,755

tr360
e5p
2.OO
't 2d

750
5,61[
/+LO

u5
L.0%

1r3r0
5.8,s"

tr3g5
/_

e/ jfrS.ffif"T8i8T+rH:"#fi,:Afrl.$r*B$3*t*u"ffi*S,"f*3i 
5gf,g?d,B;sold and avlaiting occupanc;,,,

Sources: l97o Census. August 1973 estirnates by }iousing l.iartre! Ana1yst.



1l'i,JLli V.i

ii,S'l I i,iTI-lD /tllilu.AJ, DlII.lAiiD FOR i,il;J i,lCfiSUI-lSIDLZ l]D }ICUS.I}IG

i"AJ,AirJ.ZO0 l:i In ]/i

Aua'ust L. 1973-Itu rmst I 19'/5

lTunrber of Un-i-ts I?ercent of Total

.lr. Sinsle irrrmi1y Iiones;

Sales Price

Under ::,)ZZr5OO

',1z.zr5oo- ?,/,1999
?-5 |OOO- 29 ,999
30r000- 3trr999
35 |OOO- /u9 1999
501000 ernd over

Total

B. rnLrllifasily_ Unj-ts-

Gross Monthl v Rent il
Uncler $150
r,)rlo - L59
160 - l-69
L70 - t79
180 - 189
190 - L99

200
220
2/rO
?-60
?-80
joo

110
BO

100
120
160

_-s9_
650

L7
L2
L5
1c,

25
L2

100

EffieieAc;r

35
?.0

t5
10

0ne
Bedroom

30
10

:
120

80
60
/+O

1\'o Three or nore
Bedrooms Bed.rooms

12-O

2tg
239
?59
279

- "qg
snd over

Tctal

100
70
50
4A
30
2.O

/r3O

/*5
lro
^r<.)
?.0

?.o

l-503/+O80

A Gross ren+, includcs the cost of utilities.
Source : Sstir:r.-:ted by iiousing l,;rriiet Analyst.

{



TAISI,T VII ]

ilSTIiiATl:lD AII"IUAL OCCUPAI'ICY POTENTI^{T, FOR SUIISIDIZtrD RBNTAL HOUSII;IG

I'3IAI";AZO0, i f CI{IC&i, HOUSI-i{q i"4r1IJlT 4111lll
AuEust l. L973 - Aue'ust l- l-975

Sec 236 t
Fxclusively

E1igi.b1e for
both Prograns

Rent
Supplenent Total

A. Irani-lies

Total

B. Elderly
Effici-ency
1 BIT

TotaI

1
a

Bll
5iL

]J.II.

30
60
/rO
20

0
0
0
0

?A

80
55
/ro

210

65
uo
95
-604+BR

t50 T0

/r5

-20
?-5

55

2A

Estimates based on regular income li-mits,
Estimated by Housing Market Analyst.

QN

5o
l/ro

1L5
g5

?/r0

il
Source:



'lAL'' (

' f 'r i'
.).4:.

\- a,,'r,
I]r, 

' 
u,r.',- ,. r' \..r \ ,.,

I 1'?:
]rx;''l
t;

l}EPARTHtilI 0t il0ustt{0
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.tLfN 2 il lg74

I rilnrnY

723,L gOB F2Z Kalamazoo, Miclr. ,C. 20f10
t973

U.S. Federal liousing Administra-
tlon

rinalysis of the. ..housing narke+,
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