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Foreuord

Ae e publlc eervlce to asolsE local houslng actlvitles through
cleErer understandtng of local houslng nnrket conditlons' FIIA
lnltiated publlcatlon of lte comprehenelve houslng market analyses
early ln 1.965. lJhlle each reporE ls deslgned specifical.ly for
FIIA use ln edmlnleterlng lta mortgage lneurance operatlons, 1t
le expected that the factual lnformatlon end the flndlngs and
concluslons of theee reports wtll be generally useful also to
bulldere, oortgageee, and others concerned wlth locaI houslng
probleme and to others havlng an lntereet ln local economlc con-
dltlon3 cnd trende.

Slnce aerket analysla le not an eract gclence' the Judgmental
factor 1r tnportent ln the development of flndlnga and concluaions.
There wlll be dlfferencee of oplntonr of couree, ln the lnter-
pretetlon of avallable factual lnformatlon in determinlng the
abeorptlve capaclEy of the rnarket and the requlremente for maln-
tenance of a reaeonable belence ln denand-eupply relatlonahlps.

The facrual'franework for each analyels ts developed as thoroughly
ae poaelble on the baalg of lnfornatlon avallable fronr both local
and nattoml .ources. Unlere epcclflcally lCentlfled by eource
reference, elI estlmates and Judgnente ln the analyel8 are those
of the authorlng tnalyat and the trIlA Harket Analysls and Reeearch
Sectlon.
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ANALYSIS OF IHE
MACON GEORGlA HOUSING MARKET

AS OF L [. t966

Summa and Conc sLons

The Macon, Georgia, Housing Market Area (HMA) is deflned as being coter-
minous wiEh the Macon Standard Metropolitan Statistlcal Area, whlch con-
sists of Bibb and Houston Counties, Georgia. The economy of the area is
influenced very heavily by the presence of Robins Alr Force Base (RAFB)

in Houston County. Unlts located on the base directly employ about
2t,8OO personnel (4,4OO mllitary and 17,4OO civillan). Employment at
RAFB will lncrease considerabLy during the next tvro years as some of the
mlsslons of three other Air Force installatlons, whlch are closing, are
moved t,o Robins. Part of the Lransfers already have been accomplished.
Uther lmportant employers are firms manufacturing textlles and PaPer
products. 1f the present plans of the Maxson Electronlcs Corporatlon
materiallze, lt will become the largest manufacturing employer in the
area; the flrm, which now produces ordnance equlpment, plans an

expanslon of substantial proportions.

NonagriculLural wage and salary employmenE averaged 54,74O during 1965,
an increase of about 1,9OO jobs (3.0 percent) over 1954. The economy
of the Macon HIIA was relatlvely dormant from 1958 to 1961; nonagricul-
tural wage and salary employmenE showed average annual gains of about
68O jobs over the perlod. Contractions in ernployment at RAFB were the
maln dampening factors durlng Ehe period. Slnce 1960, job gains have
averaged abouE 1173O a year. Itre leaders in the most recent annual
increases have been Sovernment, construction, wholesale and retail
trade, and services. During L965, unemployment averaged 2,640 persons,
or 3.3 percent of the clvilian work forcerthe lowest rate of any year
since the 1951 peak in unemployment (5.1 percent). Nonagricultural
wage and salary employment, spurred by growth at Maxson and the military
and civllian jobs to be transferred to RAtr'flr, is expected to grow by
about 4r4OO during the next tI^to years, ot 2,2OO annually.

Current medlan annual lncome for all faml Iles in the Macon Hl'lA is about

$5,45O, after the deductlon of Federal income tax, and for renter familles
lE ls $4,725.

the current populatlon of the Macon Hl"lA is about 2L2r7OO, an lncrease
of about 32,3OO (5,375 annually) since Aprll 1950. Ihe populaElon of
the HMA ls expected Eo increase by about 5r25O during each of the next
Ewo years.
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Households currently number about 59,10O, up around 8,925 (almost
1,5OO annually) since April 1960. Durlng the two-year forecasE
period, Ehe number of households ls expected to increase by 1r5OO
annua I ly .

fire housing inventory currently totals about 631000 units. Since
April 1960, about 8,675 prlvate housing units have been constructed
(1,450 annually), including L1775 units ln multifamily structures.
Currently, about 330 singie-family unlts and 18O private multifamily
units are under construction. During the Ewo-year forecast period,
about 1,4OO housing unlts are to be demolished as a result of urban
renewal activity and right-of-way clearance for a new cross-tohrn
freeway in Macon. Many of these unlts have been vacated.

There are presentLy about 2,45O available vacant housing units in
the HlfA. Around 6OO units are available for sale, a sales vacancy
ratio of 1.8 percent, and the remaining 1r85O are for rent, a rental
vacancy ratio of 6.7 percent. Both Ehe sales and rental vacancy rates
represent reductions from the Aprit 1960 ratios of 2.1 percenE and
7. 7 percent, respectively.

8. Based on the expected increase in the number of households in the HMA

during the next two years, the antlcipated high rate of demolltion
activity, and allowing for adjustments in the market to establish
more acceptable demand-supply relationships, there will be demand
for about 1r55O units of privately-financed housing in the HMA during
each of the next two years. Around 1r3OO units of the annual demand
w111 be for sales housing and 25O units will be for rental housing.

An addttional 2OO units of rental housing might be marketed annually
at the lower rents posslble with aid in flnancing or assistance in
land acquisition and cost, excluding public low-rent housing or
rent- suppl.ement accommodations.

Demand for new sales housing by sales price range is expected to
approximate the pattern indicated on Page 24. Total annual demand
for rental units is dtstributed by gross monthl.y rents and unit
slzes on page 25"

7



AI{ALYSIS OF TIIE
UACON. GEORGIA. HOUSING MARKET

AS OF ArRrL 1. 1966

Houslng Market Area

The Macon, Georgia, Housing Market Area (HMA) ls defined as belng coter-
minous with the two-county Macon Standard MetropoLit,an Statistical Area
(SMSA), which consists of Blbb and Houston Counties, Georgia (see map 1 t
on followlng page). The HI,IA had a populatlon of about 1801400 in 1960.s
Ihe Macon HllA ls located in the approxlmate geographlc center of the
State of C'eorgia, about 85 ml1es southeast of Atlanta. There are several
smal-ler clties and towns in the HllA ln additlon to llacon, lncLudlng
Warner Robins (1960 population 18,633) and Perry, the county seat of
Houston Count,y, (1960 populatlon 6,032). The small town of Centervllle,
located near Warner Robins, had a 1960 populatlon of onty 290, but its
grohrth has been relatlvely rapid in recent years. Roblns Air Force Base
(RAFB) ls adjacent to Warner Roblns.

Several exlsttng U. S. highways serve the Macon S},1SA. I\.ro hlghways ln
the Interstate system, presently under construcEion, will also serve the
area; I-16 w111 provlde connections to Savannah and I-75 will traverse
the area,connectlng with AElanta to the north and wlth Florida to
the sqrth. The HIIA is provided with adequate rail servlce wtrich ls aug-
menEed by a new electronically-controlled freight classlflcatton yard JusE
built in llacon by the Southern Railroad. Twenty-seven motor frelght
common carrlers are authortzed !o Berve Macon and two bus lines provide
inEerstate service. The Macon Munlclpal- AlrporL is provlded with 13
scheduled flights daily.

Accordlng to unpublished daLa from the 1960 Census, t,here was a neE
commutatlon of about 3,200 workers from contlguous countles into the
Macon HlO, with al-mosE 850 area residente working in adjoining counties
outside the HIIA and about 41050 resldents of adjolnlng counties com-
muting into the area. Excluslve of conmutation between t,he two const'lt-
uent counties, Bibb County had net in-cormutatlon of about 1,,250 workers,
compared to a net of around 1,950 lnto Houston County.

Inasmuc h as the rural fa::ur populatlon of the Macon HllA constituted
only 2.3 percent of the total population ln 1960, aLl demographic
and houslng dat,a used ln thls anaLysls refer to the total of farm
and nonfarm data.

Lt
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Economv of the Area

Character and History

Modern settlement of the Macon area began in about 18OO when Fort
BenJamln Hawklns was establlshed on the east, slde of the Ocmulgee
RLver, whlch bisects present-day Macon. Accordlng to archaeologlcal
findings, the area had been the locatlon of an lmportant Indian setEle-
ment sometlne prior to the 12th century, and later was the slte of an
early Indlan trading post. Ttre constructlon of Fort Hawklns helped
to attract farmers and Eraders to the area. Ttre settlement, near the
forL grew and in 1823 was glven lts present name. Over the years,
development spread to the opposlte slde of the rLver, which today is
the center of the city.

The strateglc location of Macon ln relatlon Eo the fertlle surrounding
farmland helped establish the clty as a shipping center for agrlcultural
prodrrcEs. The leading rnanufacturlng industries today are textlles,
apparel, and paper and pulp production. The nost signiflcanE event in
the economic hlstory of the Macon Hl.lA was the establlshment of Robins Alr
Force Base (RAFB) in Houston County.durlng irg4ir. Mtlltary units at
the base currently employ directly some 21r8OO personnel (414OO mi11-
tary and 17r4OO civilian), maklng it one of the largest industrles ln the
State of Georgia as hrell as ln the Macon area; RAFB has an annual payroll
in excess of $130 m1[11on.

Emp lolrment

Gurrent Estimabe. According to the State of Georgla Department of Labor,
there rras an average of 74r72O nonagrlcultural jobs ln the Macon HIIA
durlng 1965. Included were 54r74O wage and salary jobs ([r9OO, or 3.0
percent, above the average for L964). Some 12r99O (20 percent) of the
nonagrlcultural wage and salary workers were employed ln nanufacturlng
industries.

Past Trend. EmploymenL in Ehe Macon Hl,lA has been growing each year
since 1951, contrastlng with the growth and decllne in the 1958-1961
period. From 1961 to L965, nonagricultural wage and salary employment
increased by an average of about 1r73O jobs a year, compared to an
average annual gain of 680 during the earlier perlod. There were
decllnes in employment. at the Warner Robins Air MaEeriel Area (WRAI'IA),

the largesE employer of civilians at RAFB, during the 1958-1961 perlod.
Since 1951, the leading sources of increased employment have been
government, construction (most'Ly workers on I-75 and I-15, presentLy
being built in the area), wholesale and retall trade, and services.
NonagriculturaI wage and salary employment trends since 1958 are
summarized on the following page (see tabl6i'il for a detalled
presentatlon) .
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Annual Averase Nonaerlcu 1 tural Waee and Salarv Emplovment

l.Iacon. Georeia- HMA.1958-1965

NonagrlcutEural wage and salarv emplovment
Year Manufacturing Nounanufact,urjErg

44,L4O
46,39A
46,45A
46,25O
47,660
49,6m
50, 520
51,750

Change in
total from

precedlng vear

2,730

-700
1,690

TotaI

1958
1959
1960
196t_
1962
1963
L964
1965

11,55O
12,130
L2,O7O
11, 5 70
1 1, 850
11,850
L2,32O
L2,990

55,79O
58,520
58, 520
57,824
59, 5 10
6L,49O
62,84O
64,7(fi

1,980
1,350
1, 900

Source: StaEe of Georgla DeparEment of tabor.

Major Industries. Manufacturing is of moderate importance to the economy
of the Macon HI'IA, providing about 20 percent of the 1965 annual average
nonagrieultural wage and salary employmenE. Although manufacturing employ-
ment in 1953 was only 2OO jobs higher than in 1958, in the past thro years
manufacturing employment has inereased by 1,14O (see table II). The
December 1965 sale of a Navy ordnance plant to a private firm,which resulted
in it,s employees being reclassified from trgovernmenErr Eo rrmanufacturingtr,
contributed about, 50 jobs on Lhe 1965 annual average figure for manufacturing,
with a decrease of the same, amount, in government emplolmrent. The ordnance
firm expects an expansion of subst.anEial proport,ions at this plant in Ehe
fut,ure.

Produeers of nondurable goods account for about two-thirds of total manu-
facturing employment. The leading nondurable goods industry is textile
mi11 producEs, in which an average of 2,58O workers hrere employed during
1965. Firms in this industry have shoHrn tittle growth, and 1955 employment
hras sl-ightly lower than in 1958. Food production is the source of employ-
ment for many workers in the Macon area (an average of 2,350 during 1965,
up 13O since 1958). Emplo5rmenL in paper and allied products manufacture
has grown by about 19O jobs since 1958 to an annual average of 1r95O for
1965. The number of jobs in apparel production has increased by 37O since
1958, averaging 1,O1O during L965.
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About 6O percent of total employment in durable goods manufacturing is ln
lumber and wood products and in stone, clay, and glass lndustries which
have been at stable levels since 1958. Principal growEh in this sector
has been provided by ttoah"r manufacturingrr which accounted for 33 percent
of durable goods employment in 1965.

Nonmanufacturing provides the bulk of employment in Ehe Macon economy.
Government employment averaged 23r490 jobs during L965, including about
L7,L7O Federal workers (mostly WRAMA). Employment in governnent has
fluctuated somewhat during the pasE several years, with the 1965 average
reflecEing a net incremenE of 21190 jobs since 1.958. Federal government
employurent lncreased by a net of 28O jobs and $ras responsible for all of
Ehe volatil.tty of the government classification; State and local government
emplo5rment increased each successive year for a gain thaE totaled 1191O
jobs. Another lmportant nonmanufacturing category is trade, whlch has
shown falrLy steady growth since 1958 (except for no galn during 1960- 1961)
Lo average 1L1970 employed ln L955. Flnance, insurance, and real estate
has shown the mosE rapld rate of growth since 1958, with a 1965 average
employment of 3r 150. Several lnsurance companies malntain large offices
in the area and Macon serves as a flnancial center for central Georgia.
Of the remaintng nonmanufacEurlng classifications shown tn table II, both
construcLion and servlces and miscellaneous have had substantial increases
since 1958, although employment in construction has fluctuated somewhat.

Employment Participatlon Rates. The ratlo of civllian employment Eo Ehe
total populatlon of the HIIA is termed the employment parEicipation rate.
Census data lndicated Ehat thls ratlo was 35.O9 percent in 196O, a decrease
from the 1950 rate of 36.43 percent. The decllne ln the ernployment parEicl-
pat,lon rate has acceleraLed somewhat since 1950, reflecElng (ln part) the
lncreaslng liberality of retlrement programs and greaEer delay in studentsl
entry lnto the work force because of demands for longer schooling. Because
of the currenL ttght labor situatton, the partlclpatlon rate ls expected to
lncrease somewhat from the current leve1 during the two-year forecast perlod
slnce moat-rapldly-expanding employers will intensify Ehe recruitlng of
workers, lncluding women. On the basis of total employment, rather than
resldent emploSmenE, Ehe parElcipation raEe 1s estlmated to have declined
from 37.63 ln 1959 Eo 35.17 at pre6ent.

Princlpal Employers

The Bibb Manufacturlng Company, a t,extl1e producer, has been the largest
manufacturlng employer ln the lI,acon area for some llme; employment has
been relattvely stable in recent years. the Armstrong Cork Company has
had a ptant in the Macon area for about ten years. Ihe plant, whlch
produces paper products, is now operating at full capaclty. An expanslon
program now under way should add a large number of workers by 1971, many
of whom wtll be employed durlng the next trdo years.
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The Maxson Electronics CorporaEion is a newcomer to Macon, having taken
possession of the former Naval Ordnance Plant in Deeember 1965. I,lhile
operations at the faciliEy r^rere uninterrupted during the change-over,
many of Ehe 1,OOO workers employed by the Navy at the plant exercised
their Federal government re-employment rights and relocated to RAFB and
elsewhere. Maxson is producing Ehe same types of small ordnance equlpmenE
that were manufacEured previously. Only a small parE of the physical
plant of the facility is presently being utillzed for ordnance production.
Maxson has other plants at various locations across the nation. The firm
reportedly welcomes the additional capacity at Macon, and eventual[y plans
to diversify production, if possible. The company has lndicated that it
hopes Eo add many workers (about half of whom w111 be female) within two
years, which would make Maxson the largest manufacturing employer in the
Macon HMA.

Mi litary-Connec ted Emplovment. Robins Alr Force Base is located 11 miles
south of Macon in Houston County. The bulk of the personnel assi gned to
Ehe base are civilians. Most of the civilians employed at RAFB work for
the Warner Robins Air Materiel Area (WRAMA), which is a parE of the Air
MaEeriel Command. WRAMA responsibilities for the Air Force include
maintenance of property and procuremenE and the letting of contracts to
civilian contractors located in almost all of the states of the eastern
U. S. seaboard. WRAMA is the worldwide logistics manager of the majority
of the nationrs milttary transport aircraft, and for certain other air-
craft, weapons systems, and other property.

The total assigned strength of RAFB, at about 21,8OO (4,400 military and
17,4OO civilian), is at the highest level reported in the past twelve
years, as shosm in the following table. EsEablished ln 1941, RAFB was a
very acEive base durlng World War II, but was shanply curtalled after the
war. During the 1950's, the base became more active and asslgned strength
approached the levels reached in the early 194ors. As shown on the next
page, military strength Erended downwt:rd during 1955-1959, then moved
upward to the L962 level. The number of military personnel remained
fairlyl stable until the recent movement of an Army missile battalion from
the babe caused a decline during L965. Civilian employmenE has generally
held around the L2-year average leve1 of 15,5OO, with some deviation((notabl,y
1955, 1960,1961, and 1964). Ttre recent lncrease in civilian strengEh is a
reflec[ion of the first phases of relocation of clvlllan jobs to I'IRAMA from
three pther air materiel areas which are closing and some additional hires
result[,ng from Ehe military effort ln southeast Asia.
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Asslsned Strength
Robins. Alr Force Base, Georgia

1955- 1965

Asslened streneth As of Assigned strengt,h
Clvlllan Uilltarv ,Lune ClviLlan Mllltarv

As of
J\lne

Lsssil
1956
L957
1958
1959
1960

t4,34L
L5,L242J
L5,379
15, 558
15,556
77,998

3,229
2,966

842

196 1
1962
1963
L964
L965
L965

L4,882
L5,37 4
I"5,408
L4,623
15,065. ,

L7,4OO9l

4,033
4,gog
4,836
4,723
4,877
4,39O

,7
,1
,9

2
2
2
2

80
58
99 il

9,1 Aprl1.
!.1 Aprtl estlmaEe.
cl February.

Source: Department of the Air Force.

During the two-year projectlon perlod, the relocaLlon of the remalning
jobs from other alr materiel areas to I{RA}IA ls Eo be compteted. The
closinge (in Callfornla, Alabama, and Ohlo) wllL have lnvolved a total
of about 2,600 Jobs relocated Eo tlRAUA, vlrtual.ly all of whlch rplll be
clvlllan employment. Around 1r35O of these .job relo.cat,lons officlalty have
been accompltshed, and 1,175 of the remalnder wtll be completed wlthln rwo
years. Thus far, around 40 percent of the persons whose jobe are being
relocated to llRAllA have been wllllng to move to the Macon area, and the
remalnlng positlons are either vacant, or have been filled by tocal workers
(especlally former Naval Ordnance Plant personnEL, as noted earller). Of
the posLtlons yet to be officlally reasslgned to I,IRAMA withln tr^ro years,
around 600 have aLready been fllled through pre-hlrlng so that only about
575 renaln open and constltute addltlvesto future enptolmrent ln the area.
In addltlon to these, there ls a posstblltty of a furEher. lncrease In
pefsonnel as a result of the nrllltary efforE ln southeast ABla.

Unemplorrment

Ae shotn beLow, unempLolment has been decllnlng slnce I"961, whl1e the
size of the labor force has been golng up. As a result, the proportLon
of the labor force unemployed has decllned from 5.1 percent ln 1961 to
3.3_percent durlng 1965.
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Work Force and Unemp lovment
Macon Georgla, HMA, 1 60- 1955

(Annual Averages)

r_961 L962 t963 L964 L9651950

Civilian work force 72,870 73,OOO 74,O3O
Unemployed 2r92O 3,74O 3,19O

Percent 4.O7" 5.17. 4.32

1

9

3

40
30

97"

2
75,910

3,O7O
4.o7"

77, 78, 85O
2,640

3.37.

Source: SEate of Georgia Department of Labor

The most recent estimate of unemployment available is for the month of
March L966; at that time there was a civilian work force of about 80,140,
and unemployment Eotaled L,92o, or 2.4 percent of the work force. Cur-
rently, Ehe U. S. Department of Labor classifies the Macon Labor Market
Area (coterminous wlth the HI,IA) as one of rrlowr unemployment. The Macon
area has quallfled for this classificatlon since May of l.ast year, when
unemployment flrst slipped below 3.O percent of the work force. Ihe
lowered rate of unemployment reflects a recent spurt in job creation in
the area; the expected number of new jobs in the near future will hold
the unemployment rate at a low level.

Future Emplovment Pros pects

Nonagricultural wage and salary employment is expected to increase by
about 2,2OO durlng each of the next two years. That rate of growth,
which ls somewhat above the rate which prevailed during the 1961-1965
period (L,725 average annually), reflecEs scheduled.economic expansions
whlch will serve to quicken the pace of job creatlon. The planned re-
locaElon of a net of some 55O additional jobs to Robins AFB and the
anticipated large lncrease in employment at Maxson Eiectronics are the
primary bases of this forecast, but also incorporaEed are smaller expan-
sions planned by several other concerns. Ttre Armstrong Cork Company and
several smaller firms expect podest lncreases, and the Packaging Corporation
of Amerlca (a manufacturer of paper containers) is locating a 1Oo-employee
plant in Maeon. State and local government should continue their upward
trend in employment, and jobs in anciIlary activities (trade, services, etc.)
are expected to be stimulated by the rapld tncrease in emplcyment in the
oEher sectors.

The only dampening factor in sight is the possibility of a small decrease
in employment in construction. Work on the Interstate highways presently
crossing the Hl,lA is scheduled to be completed wiEhin the forecast period.
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In regard Eo the expected increase in milltary-connected employment at
RAFB, the inherently unst,abLe character of military plans (tied as they
are to int,ernattonal relations) must be kept in mind. The uncertainty
of the degree and continuaEion of the impact that the expected milltary-
connected employment increase wiLl have on the Macon area is reflected
in what is believed to be a conservative t$ro-year forecast of empLoyment.

Income

According to the 1960 Census, of the six SMSATs in the State of Georgia,
t,he I'l"acon Standard tr{etropolitan Statistical Area had the second highest
median famlly income, following At,lanta. This relaEively high income in
relation to the Stat,e reflects the empl-oyment of a large number of persons
in welL-paying Federal government jobs in the Macon area"

The current median lncome of all families in Ltre Macon HMA is approximately
$61450 annually, after deducElon of federal income tax, and Ehe median
income for all renter householdr-Ui" about $41725 (see table III). Approxi-
mateLy 28 percent of all families ar.d 43 percent of the renter househoLds
have after-tax income of less than $51000 annuaLly. AbouL 21 percent of all
families and six percent of the renter househoLds have after-tax income of
mcre than $10r000 annuatly.

By 1968, the median annual afEer-tax lncome of aLL famiLies is expected to
increase to about $6r825, and that, of renter households to about $4r975.

1 Excluding one-person renter househoLds.
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Demographic Factors

Popu latlon

HMA Total. The estimated current populaEion of the Macon HMA is 212,7OO,
reflecting average annual lncrements of about 5,375 (2.8 percent) 1/ since
April 1960. Part of the population lncrement since 196O resulted from galns
in military personnel assigned to Robins AFB, and was not caused directly by
a response to lncreased civilian job opportunitles. During the 195O-1960
intercensal perlod, the absoluEe average annual population growEh was smaller,
but the annual rate of increase, at 2.9 percent, r^ras sllghtty higher. Popu-
latlon trends for the Macon HMA, includlng a projection Eo 1968, are shown
below. Table IV provides a more detailed presentation of population trends.

Change in Population
Macon, Georgia, HMA

April 1950-Apri1 1958

Aprl 1 Number of persons
Average annual change
from preceding date

t 950
1950
L966
1968

135, O43
180,4O3
2t2,7OO
223,2OO

4,536
5,375
5,25O

Sources: 1950 and 1960 Censuses of Population.
1966 and 1958 esEimated by Housing Market Analyst.

Blbb County. As of Aprif 1965, the population of Bibb County is approxi-
mately 159,70O, reflecting average annual gains of 3,075 since Aprll 1960,
compared wiLh annual growth of 2,725 Ln the 1950-195O decade. The population
of Macon has grown more rapldly since 1960 than in the previous decade as a
result of an annexat,ion actlon in 1961 which added 35 square miles to the
city, more than tripling the area of Macon. The annexatlon added about
52,850 persons to the population of the city, equal to about 83 percent of
the populatlon grohrth since 1960. The present population of Macon ls nearly
double the April 1960 populaEion, mosLly as a result of the annexatlon.
During the previous decade, Lhe population of the city had declined.

7/ All average annual percentage ehanges, as used in this analysis, are
derlved through the use of a formula deslgned Eo calculate the rate
of change on a compound basis.
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Houston Countv. The current populatlon of Houston County ls approxlmately
53,OOO, up about 13,850 slnce Aprll 1960, or average annual populatlon
tncrements of 2r3OO (5.0 percent). Durlng the 195O:1960 perlod, Houston
County had grown by around 1,825 (6.2 percent) annually. Robblns AFB

expanded very rapidly durtng the early 195Ors. Ttre growth of the base
encouraged population mlgration to the vicinity of the city of Warner
Roblns, adjacent to the base. Although there has been little net growth in
the total number bf personnel assigned to RAFB slnce 1960, Houston
County has maintained a relatively hlgh rate of populatlon increase. The
galn since 1960 has been stimulated in large measure by the increasing
number of urban amenities (shopplng centers, etc.). More enployees of
the base are now wllling to live tn the area rather than cotmtute the
11 miles (one-way) from Macon, or elsewhere. Ttre Macon-Warner Robins
hlghway ls very congested durlng RAFB shift changes, discouraglng
commutation.

Estimated Future PopulqElqn. On the basls of expected tncreasee ln
emplolmrent ln the Macon HllA, the populatlon ls expected to grow by
around 101500 (51250 annualLy) Persons durlng the next two yeara to
total 223r2OO tn Aprll 1968. Thle galn rePresents an lncreaae in
the popuLatlon of about 2.5 percent annually, somewhat below the rate
whlch hae prevalled slnce 1960. Ilouston County wtll contlnue to rnaln-
taln a hlgh rate of growth and wlll account for around two-ftfthe of
the total HIIA galn ln populatlon.

Net, Natural Increase and Mlgratlon. Between Aprtl 1.95O and Aprll 1950, net
natural lncrease (excess of resldent blrthc over recl.dent deathe) among
residents of the Maeon HMA accounted for about 3rl5O (70 percent) of the
41525 approxlrnate average annual lncreaee ln the populatlon. The remalnder
of the galn came about through net ln.mlgratlon (excees of ln-mlgrants
oVer out-mlgrants) of about, 1,375 peopte annually. Slnce Aprtl 1950,
average annual net natural lncrease has rleen to about 31850, or around 72
percent of the total annual populatlon galn of 5,375. Net tn-rnlgration
durlng the post-censal perlod has.averaged 1,525 annually. The table below
surnrnarlzes the components of populatton change durlng the 195O-1950"and
1960- 1965 perlode.
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ComponenEq of PopulatioJr Chan8e
Megon, GeorEia. HllA

April 1.95Q-April 1966

Source of
lne 8e

Net natural increase
Migration

Net ihcrease

1950
1960
t966
19 68

I
A ri i1 191 ril 19 i r 1966

3,85O
L,525
5,375

3,150
1, 375
4,525

al Rortnded.

Sourced: U.S. Bureau of the Census, State of Georgia Department of Health,
and estimates by llousing Market Analyst.

Houqehpld-s

H!4A.-To.ta1. There are abouE 59,1O0 households (oecupled housing units) in
the Macon HIt[ as of Aprll 1966, fepresenting an lncrease of about 8,925
(1,5OO, or 2,7 percent, annually) sinee April 1950. Part of the tncrease
in houteholdS ls the regult of gains in the number of military personnel
wirh accompenylng families asslgned to Roblns AFB. This slx-year increase
compares to average annual increments of around lr3OO (2.9 percent) durlng
the 195O.1950 tntercensal pertod. Ho$ever, the lncrease ln the number of
househOlds beLween 1950 and 1950 reflecEs, ln part, the change in census
concept from rrdwelling unittr in Ehe 1950 Census to fihouslng unitrr ln the
1960 Census. Household trends for the HIIA are summartaed in the following
Eable, lncluding a proJectlon Eo 1958. Table V provides a more detailed
presentatlorr of household trends

sin ho1

1r I

Average annual change
Aoril Number of households frorn precedine date

37,t96
50,159
59, lOO
62,L@

1

1

1

297
500
500

Sources: 1950 and 196O Censuses of Hpustng.
1965 and 1958 estlmated by Houslng Market Analyst
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Bibb County. As of April 1965, there are 45,45O households in Bibb
County, reflecting a gain of about 51325 (89O annually) since April
1960. The present number of households in Macon, at 38 r75O, is 17,45O
above the April 1960 count. The 1951 annexation to Macon resulted in
an addition of 14,4OO households to the ciEy, equal to 83 percent of
the growth in Ehe number of households in Macon since 1960. Households
in Bibb County outside of Macon, reflecting the annexation action, have
declined ln number by about l2,L5O since 1950, to 6,7OO currently.
During the 1950-196O intercensaL period, the number of households in
Bibb County had increased by 81O annually, mostly in unincorporated
parts of Ehe county; the number of households ln Macon grew by abouE
55 yearly, compared to annual gains of 755 in the remainder of the
counEy. The 195O-1960 increase in occupied housing units resuLting
from the change ln census concept had greatest significance ln the
central city, where many small units of the type affected by the
change are located.

Houston. County. There are norir about 13,650 households in Houston
County, up about 3,600 since April 1950, or average annual increments
of 60O (5.1 percent). During the 1950-1950 period, households had
increased by about 49O (5.5 percent) annually.

Estimated Future Households Based on the antlcipated increase in
job opportunities, and on other condltions favorable to continued
in-migratlon and family formation, it is expected that the number of
households will lncrease by about 1,5OO during each of the next two
years to an April 1968 total of 62,100 Approximatelyi9OO of the
annual lncrease in households wl 11 ac'crue Eo Bibb County and Ehe
remaining 5OO to Houston County

Household Size Trends. The average number of persons per household
@ween 1950 and t96o, from 1.50 to 3.52. rhe
rapld rate of gain in the number of households ln Houston County during
the period, which increased the relatlve importance of the County, was
the main cause of the increase. Many of the new households in Houston
County were young, chtld-rearlng families, whlch tend to be large. The
average number of persons per household ln Bibb County remained unchanged
from 1950 to 1960. In 1950, the smallest households were ln the central
city; Macon averaged 3.18 persons per household, compared to 3.74 Ln
the remalnder of Blbb County and 3.82 in Houston County. Current HMA
over-all household size approximat.es the 195O average.
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Housins MarkeL Factors

Housing Supply

CurrenE Estimate. There are current ly an estimated 63,OOO housing units
in the Macon HMA, a net gain of about 9,L75, or 1,525 annually, since
April 1960. Around 6O percent of this growth occurred in Blbb CounEy,
which gained 5,5OO units during the period, and the inventory of Houston
CounEy increased by about 31675. The gain reflects addltions to the
house trailer lnventory, as well as the construction of new structures;
some seven percenL of the net addition since 195O represenL trailers.
The current housing inventories of Bibb and HousEon Counties are 48,15O
units and 14r85O units, respectively (see table VI).

Past Trend. Growth of the housing invenEory of the HICA during the 1950-
1950 period amounted to about 15,OOO unlts. A portlon of g1't" ttgrowthl
of the l-95O' s is a definitional increment aEtributable to Ehe census
change in concept fromrrdwelling unltrrin 1950 torrhousing unitrr in 1960.
BeEween 195O and 1960, Bibb County added about 917OO units and Houston
County galned abouL 5,3OO.

Units in Structure. Ltttle change has taken place in the dlstribution
of the housing inventory of the Macon HMA by units in strucEure since
April 1960 (see following table). The proportion of the units in single-
family houses (including trailers) and in duplex units increased slightty
while the proporEion of the inventory in larger structures declined.

Housine torv bv Units ln Structure
Macon HMA

196O and 1956

Apri 1 1960 Apri I L966

Units in
structure

I unit a/
2 units
3 or more units

Total

Number
of units

Percent
of total

100. o

Nr:nber
of unlts

50,2OO
6,225
6.575

63,OOO

Percent
of total

100.o

42,745
5,215
5,944

53,8O5 b/

79.7
9.9

10.4

79.4
9.7

10.9

al Includes trallers
yt Dlffers slightly from count of all units (53,813) because unlts by

type of structure were enumerated on a sErmPl'e basis'

Sources: 196O Census of Housing.
1966 estimated by Houslng Market Analyst'
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Year Bullt. A substantlal portion of the houslng lnventory of the Macon
HMA ls relatlvely nerr, despite the age of the ctty. Some 64 percenE of
the unlts were bullt after L939, reflectlng the rapld rates of growth
of the past 25 years. the lnventory of Houston County ls considerably newer
than that of Btbb C_ounty; only abouE__l2 percent gf_ lhe units in-_Hou.ston County
were buiit bef6re'1940 

"ompared 
with 43 percent fn gfbb County.-noUfns RfS

was establtshed tn 1941 and Srought an era of rapid growth for Houston
County. Judglng from the table below, the perlod slnce 1950 appears to
have been one of fairly evenly-paced addlttons to lnventory. Note that
approxlmately equal proportio,ns of the current lnventory weie added in
each of the recent Lntervals of five to six years.

Distrlbution of the Houslng InvenEory b Year BulIt
Macon, Georgla, SMSA, L966

Percentage distrlbutlons

Aprll l95o-March 1966
1955-March I95O
1950- 1954
1940-1949
1930- 1939
1929 or earlier

Total

percent of the houslng lnvento
noted when the owner-occupied

HI'TA

total

t5
L6
L4
L8

7

ry). A marked difference ln condltlon ls
and renter-occupled portlons of the lnventory

Brbb
Countv

Hous ton
CountvYear built

L4
13
t7

8
35

100 100 IOO

Note: The basic data in the 1960 Census of Housing from which the
above estimates were developed refLect an unknown degree of
error ln ttyear bullttr oscasioned by the accuracy of
response t.o enumerators' questions as well as errors caused
by sampling.

Sources: 1960 Census of Houslng and estimates by Houslng Market
Ana lys t .

Condltion. The 1950 Census enumerated 13,925 substandard unlta (26

25
24
19
20

3
9

13

29

are compared. In April 1960, 14 percent of the olrner-occupied inventory
wa" r"porLed as substandard, compared to 39 percent of the renter-occupied
unlts. It ts Judged that some further lmprovement should have Eaken place
1n the trouelng lnventory slnce 1960, resultlng from demolltlon activlty
and rehabilltatlon of existlng structures. Currently, about 21 percent
of the houslng lnventory Is eubstandard ln that lt ts dilapldated or
lacks one or more plumbing faclllties.
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Resldential Bulldlne Actlvlty

Trends. Bulldlng permiE systess cover atl of Btbb County,buE, ln Houston
County, permlt systems exclude an area In which about 22 pereent of the
total prlvate houslng starts ln the county slnce 196O have been located
(or etght percent of the starts-ln the HIIA as a whole).

An estlmated 81675 prlvate houslng untts have been butlE ln the Macon
HMA elnce Aprll 1960. Around 5,5OO (55 percent)_ of the units $ere con-
stfucted ln Blbb County, and the renalnder ln Houston County. New

prlvate construcgton slnte Aprll. t96O has averiged t,45O units annually,
of rrhtch an average of 300 were !n multlfanlly strucEures. These
estlmates of conslructton are lnclusive of actlvlty in Ehat part of
Houston County whtch has no bulldtng permit system.

Const,ructlon actlvlty (based on uniEs authorized by bullding permlts)
has fluctuated somewhat slnce 1950. The annual volume lncreased from
about I'O5O unlts ln 1960 to 1,8OO unlts tn 1962. Units auEhorlzed decllned
durtng the next two years to 1,125 tn L964, but in 1955' the nuober of
unlt iuthorlzatlons increased agaln to 1r375; 38O units were authorized
durtng the ftrst three months of 1966. Accordlng to locaI sourcea, the
volune of constructlon would have been htgher durlng the first quarter
of 1966 except for the unusually rainy condltlons of the period.

Ttre rate of eingle.fanily authorlzattons has been qulEe stable slnce 1.96O;

the ailnual number of authorlsatlons only twlce has devlated more than 5O

from the 8ix and 6ng-quarter year annual average of I'O5O unlt's'. Multl'
famlly volu6e, r,rtrich numbered only about 45 unlts ln 195O, increased
durtng 1961.[962 (to 58O tn 1952), and then decltned durlng the followlng
tj;o yeare (to 22O unlts tn 1964). ltre number of unlts ln nultlfanlly
structure3 euthortzed lncreased to about 35O ln 1955. Ttre substantlal
volune of multtfrrnlly construction since 1951 rnarkedly contrasts wlth
the prrevloue decade, as there had been no aPPreciab-le aPartnen!- qonlttuctlon
ln- rhe,.Mecon .arer Blnce.the early 1950's. ,ltre folloytng taplgjrglr. --ides a
Sgmmariy of Uulfdtng permtt.volune'. See Eable VII log a more de..!af led
frejrtdentr. by geographlc area.
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Private Housing Units Authorized by Permit-Issuins Places
Macon. Georgla, SMSA. 1960-1966

Ilpe of structure

Year

1960
196r
t962
1953
t964
1965
1966 al

S lng 1e
famt ly

1 ,005
L,026
r,225
L,O92

9Lo
1,017

259

Duplex

36
238
252
226
150
L38
34

ltrree- or
more uniEs

10
31

327
L73

70
208

78

HMA

total

1 ,051
1,295
I ,8O4
L,4gl
1,13O
I ,363

381

al First three months.

Sources: Bureau of the Census, C-6 Construction Reports. Local
butlding officials and records.

Units Under Const,rucEion. Based on bullding permit data, on a postal
vacancy survey conducted during March L966, on average construction tlme
for single-fanily and multifamlly struct,ures, and on other data obtained
in the area, there are estimated to be about 530 prlvate housing
units under constructlon in the Macon HMA. Approximately 35O of the unlts
are single-famtly structures and 18O uniEs are ln multlfamily buildlngs.
Around 2OO of the single-family structures and 12O of the multifamily units
are located ln Blbb County, and around t5O slngle-family unlts and 60
multifamily unlts are under construction ln Houston County. In additlon,
lOO multlfamily units of mllitary houslng are being bullt in Houston County

Demolitlon. Based on lnformatlon gained from local agencles, it ls
estimated that there have been around 75O housing units demolished in the
Macon HIIA elnce April 1950. the great majortty (93 percent) of these
losses occurred tn Blbb County, mostly within Macon City. About 45O of
the demolltlons in Macon resulEed from clearance for hlghway and brldge
rlghts-of-!ray or from urban renewal acEivity.

The best available informatlon as to future urban renewal activlty and
hlghway constructlon indlcaEes a total of about l,4OO units w111 be
removed durlng the two-year forecast perlod. these units will be approxl-
mately evenly dtvided between otrlrer and renter occupancy. Over half of
the demolitlons wilI result from urban renewal activlty ln east Macon,
and the remainder from rlghts-of-$ray clearance for construction of the cross-
town (I-75) freeway, wtrlch passes through central Macon. Some of the unlts
whtch are to be demolished already are vacant ln anticipation of tlelr
demolltlon and, ln effeeE, have been removed from th_e houslng suppty.
Many of the unlts scheduled for removal are oecupled by low-lncome familles
who wl11 be housed ln new public housing, now under development.
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Tenure of Occupancy

As shoqm in table \I[, the proportlon of the occupied houslng inventory
that is olrner-occupled has been lncreasing since 1950. Currently, about
55 percent of the 59r1OO oceupied housing unlts are osrner-occupied, compared
with 42 percent tn 195O and 54 percent tn 195O. the deceleratlon in the
Lrend toward homeownership since 196O reflects the increased interest in
multifamily housing ln the past few years, as shoh,n by the recent raEe of
apartment eonsEruction.

About, 54 percent of the 45,450 occupied housing units in Bibb County are
orrner-occupied, cornpared with 63 percent of the 14,85O occupied units in
Houston CounEy. Both of these proportions represent increaseB since
1950, although the rate of shift toward orrler occupancy appears to_ be more
rapid in Houiton County. Ttre 1960 oc,ner-occupancy ratios tn Bibb and
Houston Counties were 53 percent and 58 percent, respectlvely. Ttre lower
proportion of, homeownership in Bibb County most,ly reflects the influence
of the central city, typtcally the location of a relatlvely small number of
owner oeeupants; currently, about 5l percent of the occupied housing units
of Macon City are owner-occupied.

Vacanev

Last Census. As of Aprtl 1960, there were about 3,650 vacant
ln the Macon HMA, of whieh over 21475 were available forhousing units

rent or sale. As shown in table VI, about -58O were for sale,only, lndl-
catlng a homeowner vacancy rate of 2.1 percen!, wtrile lr9OO units were
available for rent, or a renLer vacancy rate of 7.7 percent. Of the
available vacancies, abouE 2O sales vacancles and 460 rental vacancies
lacked some or all plumblng facillEies.

Postal Yacancy Survey. The results of a postal vacancy survey conducted
during March 1966 are shoqn in table VIII. The survey covered a total
of aLmost 53,4OO possible dellveries (excludlng Erailers), or about 85
percent of the estimated current houelng lnventory. A total of over
2,1OO vacancies lrere reported by the surveyr or an over-411 vacancy rate
of 3.9 percent. Vacancies in reeidences, 8s reported by the survey,
numbered about 1,375, or 3.3 percent of the total number of residenees
surveyed. Apartment vacencles anounted to 7l+O,'equal to-q:4 P:fcent of the

total nllrlber of apartments enumerated. Ihe Macon Post Office (Bibb County)

reported a 3.7 p"i."rrt over-all vacancy ratlor wtrit'e the !{arner Roblns and

eeiry post Offites (Houston County) reported a total over-all vacancy

ratio of 4.8 Percent.
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An earlier postal vacancy survey was conducted in the Macon area as of
January L962, The 1962 survey covered approximateLy the same area as
the 1966 survey, except thar the Perry Post Office delivery area h,as
excluded. the earller survey produced results similar to that conducEed
in 1955. A total of 45,050 units h,ere enumerated, of which 3.7 percent
hrere reported to be vacant.

It ls important to note that the postal vacancy survey data are not
entirely comparable with Ehe data publlshed by the Bureau of the Census
because of differences in definitlon, area deIineations, and methods of
enumeratlon. The census reports units and vacancles by tenure, whereas
the postal vacancy survey reports units and vacancies by type of struc-
ture. The Post Office Department defines a 'rresidencerr as a unit
representing one stop for one delivery of mail (one mailbox). These
are principally single-family homes, buE include row houses, and some
duptexes and structures with addiEional units created by converslon.
Anrrapartment,r is a unit on a st,op where more than one delivery of mall
is possible. Postal. surveys omit vacancies in limited areas served by
post office boxes and tend to omit units in suMivisions under consEruc-
tlon. Although the postal vacancy survey has obvious llmltatlons, when
used in conjunction with other vacancy indicators the survey serves a
valuable functlon ln the derivation of estimates of local market
condl tions .

Current Estimate. On the basls of postal vacancy survey results and
information gained from local sources, it is judged that there are
currently about 2,450 avallable vacant houslng unlts ln the Macon HIIA,
an over-all net avallable vacancy ratlo of 4.O percent. Of the total
avallable vacancies, 5OO are available for sale only, a homeowner vacancy
ratlo of 1.8 percent, and 1r85O are for rent, a renter vacancy raLio of
5.7 percent. As shown in table VI, the current number of available sales
and rental vacancies is slightly below the 1950 Census figure.

ApproximateLy 2O of the avallable sales vacancies and 3OO of the vacanE
available rental units are substandard in that Ehey do not contain all
plumbing facilities.

After deducting the current number of substandard vacant availabIe units,
the current total number of rental vacancles does not appear to be out of
llne for a moderaEely-growlng area Like the M'acon HIIA, except for a small
excess ln Houston CounEy. However, sales vacancies seem to be at a level
somewhat above that requlred for a balanced sales market. Most of the
excess ln sales vacancies are located in Houston CounEy.
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Sales Market

General Market Conditions. Construction of ner/, sales housing since lg6C
demand,asref1ectedintheessentia1ly-unchanged

number of sales vacancies. Atthough the current. number of sales vacancies
is sLightly more than that considered desireable for a balanced markeE,
the over-all sales market is judged to be sound.

Ma ior Subdivision AcEivi ty. The areas of mosE concentrated subdivision
activity in Bibb county are located near the city limits of Macon,
especially to the southwest, northwest, and northeast, A large part of
the sales housing in higher-priced brackets is located in the Country
club area of Ehe nort.hwest suburbs. subdivision activity in Houston
county has generally been concentrated close to Robins AFB, in or near
warner Robins. Some activity has aLso taken place near perry and,
espectally most recently, around centerville. There are other areas
of less important. subdivision activity located throughout the Macon HMA.

unsold rnventorv of New Houses. rhe FHA surveys of houses completed
during 1963, L964, and 1955, in subdivisions in wtrich five or more units
had been finished durlng the year, provide some information on the
absorption experlence of new sales housing. The most recent survey,
covering houses completed during 1965, included ten suMlvisions in which
a total of 249 houses had been flnished during the year (equal to about
24 percent of the single-family uniEs authorized during 1955). Of these
completions, about 90 houses were sold before the start of construction,
and the remalnder were built speculatively. Of the speculatively-bui1t
houses, all but eight percent had been sold as of the date of the survey.
This seems to indicate a strengthened marksg, since the January L965 survey(of houses builE in 1964) had indicated an unsold-speculative ratio of 29
percent. Further, almost all of the unsold houses in the survey
of 1965 completions had been on the market for less than four monEhs. See
table IX for a summary of the last three FHA surveys of unsold new houses.

A median value of around $14,4OO for houses bullt durlng 1965 can be
derived through lnterpolation from the price ranges shor^n in table IX.
However, since units covered by the survey do not lnclude all houses
built, and since many houses prlced in the upper ranges and some of
the lower-value homes are built on a scattered-1ot basls, the median derived
from the table ls probably somewhat below that of all completed units.

Renta Market

The
lnc
mod e

r-all renEal market of the Macon HMA is in flrm condition. The
e in apartment construction acEivity since 1960 has been of
e proportions, and judging from the stight downward movement in

the number of rental vacancles and on information gained from loca1
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sources, the absorption of the ne$, apartment unlts appears to have been
satlsfact,ory. The most often-heard comment, when discussing the rental
market with local realEors and property managers, hras to the effect that
the market has tlghtened somewhat during recent months, reflecting for
the most part the lncrease ln personnel at Roblns AFB as well as a
general lncrease In other types of emplo5rment.

There have been no Large apartment projects completed recently. Typ.ically,
rental proJects in Ehe Macon HMA are rather small and are located at
scat,tered sites. Some 54 percent of the multifamlly unit authorizatlons
by bulldtng permlt since January 195O were in duplex sEructures.

Rental Housins Under Construction. As of Aprll L965, there are 18O unlts
of prlvately-flnanced rental housing under construct.ion ln the Macon HMA.
Bibb County is the location of 12O of the unlts and Ehe remainder are in
small projects in Houston County.

Urban Renewal

The clty of Macon is the location of three urban renewal projects; one
is in planning, one in execuElon, and one has been finished.

grbee (R- 12) is a completed projecE. This project lncluded a total of
33 acres, bounded by Tupelo, 7th, Ash, and irregularly to as far east as
9th Streets. Re-use was lndusErlal- and commercial.

Ocmulsee (R-94) ls a 48-acre proJect in east Macon, now in executlon.
Most of the proJect le withtn the area bounded by Fort and Main Streets,
and the Emory Hlghway, plus a block-wide area between Leaf and Bough
Streets Eo Applewood Avenue. Ttre area is now mostly residential and
r€-ns€ is to be resldentia!; some 184 unlts of publlc houslng wlLl be

constructed on the site.

Ttre Collseun (R-95) proJect ls eontalned ln the same General Neighborhood
Renewal Area as R-94. The 133-acre project generally ts bounded by I{ilson,
Elllott, Maln, and Church Streets, and by the Enory Htghway. Ttre Coliseum
proJect ls presently ln plannlng;',if lt proceeds aceording to schedule,
the clearance of the area should be executed wlthln two years. Re-use
of the 133 acres, r*rlch is now mostly resldentlal, wtll be about half
publlc (including a nq, clty coltseum) and half comterclal.

According to the beet avallable lnfor:mation, some 88O houslng unlts wl11
be denollshed wlthln two years of the current date ae a result of urban
renewal activlty. lhe Macon Urban Renewal Authorlty reporte almost three-
fourths of theee unlts as substandard.
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Military Housing

Ihe fanily housing inventory controlLed by Robins AFB currently totals
about L,loo units, and another 1oo unlts are under construction. Atl
of these units meet Air Force standards as to adequacy, and vacancies
are frlctional only. For the nost part, the milltary housing of RAFB
is ln very good condition. The waiting tlst for on-base family housing
currently numbers about 360 applicants. Ttre base housing office reports
that ordinarily there are no unlts avallable for the lowest-grades of
enllsted personnel. As of the March 1955 houslng survey of the base;
existing unlts can accornmodate about 39 percent of the fanllies eLlgible
for milltary housing.

Public Housing

there are currently a total of 1,722 unlts of public housing in the
Macon HI'IA, 11522 in the city of Macon and 2OO in Warner Robins ln Houston
county. Except for frlctional vacancy, arl of the public houslng unlts
are occupied.

After considerable public housing activlty in Macon during the early 1940ts
(over four-flfths of the current Macon inventory $ras opened during that
time), the program was dormant for a long perlod, but new projects r^rere
opened ln 1953 and 1954. Some 274 units are presently under development
for occupancy in !967, and another 184 units are ln planning for construc-
tlon on one of the urban renewal slEes ln the city. About one year ago
l,Iarner Robins opened the most recent addltlon (1OO unlts) to its publlc
houslng lnventory. Ttre publlc houslng authorities of both Macon and Warner
Roblns rePort walting llsts of substantial proportions (a total of around
5OO appllcants).
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Demand for Houslne

Ouantitative Demand

Based on the expected grordth in the number of households durlng the next
tlro years, on the antlctpated leve1 of demolition actlvlty, and on
adjustments to create a balanced narket throughout the HMA, demand
for new housing unlts is expected to total 11550 annually over the
two-year forecast period to April 1968. About lr3OO of the annual
demand w111 be for sales units and 25O for rental uaits, About 95O
untts (8OO sales and 15O rental) of the annual demand will be ln'
Btbb County, and the remainder w111 be in Houston County.

At the lower rents achlevable wlth below-markeE-lnterest-rate financing
or assistance in land acqulsition and cost, there is an anticlpated annual
demand for an addltlonal 2oo rental unlts, excl,uding public 1ow-rent
houslng and rent-supplement accommodatlons.

The forecast demand for housing durlng the next thro years exceeds the
estlmated annual rate of new houslng construction whtch has prevailed
since April 1960. Since the census date, an average of almost 1r45O
private housing units (1r150 single-famlly structures and 3OO multlfamtly
units) have been bullt ln the HMA annually; Bibb County has averaged
almost 940 units each year and Houston county 51o unlts annually. The
heightened demand reflects the expected accelerated rate of economic
growth of the area, as well as the future unusually high rate of
demolition of presently-occupied structures.

Qualitative Demand

Sales Housino. Based on current fanily lncome, on typical ratios of
lncome to purchase price, and on recent market experlence, the annual
demand for 1r3OO new sales units ls expected to be distributed by
prlce as shown ln the followlng table.
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Estimated Annual Denand for New Sales Houslng

Macon. Georgla. HllA
April 1966-Aprtl 1968

Sales price

$12,5OO
- L4,ggg
- L7,4gg
- Lg,ggg
- 24,ggg
- 29,999
and over
Total

N.Wber .of unlts

210
260
2N
180
200
100

Under
$12,50O

15,OOO
[7,5OO
20TOOO
25,OOO
30,OOO 110

m,6

Ttre foregolng dlstrlbutlon differs fron that ln table IX, whlch reflects
only seLected subdlvtslon experience during the years 1963-1.965. It nust
be noted that the data in table IX do not include new constructlon ln
subdlvlsions with fewer than flve cormpletlons durlng the year, nor do
they reflect lndivtdua| or contract construction on scattered lots. It
is 1ike1y that the more expensive houslng conatruction, and some of the
Iower-value homes, are concentrated ln the smaller building operatlons
which are quite numerous. Ttre precedlng denand estlmates reflect all
home bulldlng and indicate a greater concentratlon ln some prlce ranges
than a subdlvlsion survey would reveal.

Rental Houslne. The month ly rental at l',hich privately-owned net addltiong
to the aggregate rental housing lnventory mlght best be absorbed by the
rental rnarket are lndicated for various slze units ln the followlng table.
These net addltions may be accompllshed by elther new constructlon or
rehabi[iEatlon at the speclfied rentals wlth or wlthout publlc beneflts
or asslstance through subsldy, tax abatement, or aid ln flnanclng or land
acquisltion, exclusive of public low-rent.houslng and rent-supplement
accommodations. Wlth market-rate 

-financing, 
the minlmum achievable gross

monthly rents in the Macon SMSA are about $7O for efficiencies, $9O for
one-bedroom units, $1O5 for two-bedroom units, and $12O for units with
three bedrooms. 1/

Jl Calculated on the basls of a long-Eerm mortgage (4O years) at 5\
percent lnEerest and 11 percent initlal annual curtai[; changes in
these assumptions will affect minlmum rents accordlngly.
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Ttre location factor is of erpecial lmportance ln the provision of new unlts
at thelower-rent levels. Famllles ln this user group are not as mobile
as those ln other economic segments; they are less able or wllllng to break
wlth establlshed social, church, and nelghborhood relatlonshlps, and proxinity
Eo place of work frequently ls a governlng consideratlon in the place of
resldence preferred by fanlllee in thls group. Thus, Ehe utlllzatlon of
1or"1'-prlced land for new rental houslng ln outLying locatlons to achieve
lower rents may be self-defeatlng unless the existence of a demand potential
ls clearly evldent

Estlmated AnnuaI Demand for New Rental Houelns
Macon. Georqla. HMA

Aprtl 1966 to Aprll 1968

Slze of unlt
Monthly

gross rent al Efflciency
One

bedroom

165
r.40
110
85

60
45
25
10

Two
bedroom

Three
bedroom

80
65
55
50
35
25
15

5

$5s
60
70
80
90

loo
105
llo
120
130
140
150

and
ll
lt
at

ll
r
il
lt
lt
r
tl
It

over
r
ll

'l
lt

'l
il

,l

ll

!t

It

tl

15
15
10
10
5

75

igo
150
110
100
90
75
55
35
10

al Gross renE is shelter rent plus the cost of utilltles.

The above figures are curnulatlve, that ls, the columns cannot
be added vertlcally. For example, the denand for one-bedroom
units at from $9O to $1OO {e 25 units ( llo minus 85).

Note:
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Ttre precedlng disErlbution of average annuaI demand for new apartments
1s based on projected tenant-family lncome, the size dlstributlon of
tenant households, and rent-paying propensiEies found to be typical in
the area; consideraElon 1s also glven to the recent absorption exPerience
of new rental houslng. Thus, lt represents a paEtern for guidance in the
productlon of rental houslng predicated on foreseeable guantltative and'
qualitaEive consideratlons. Speclflc market demand opportunltles or
replacemenr needs may permit the effectlve marketlng of a single project
differlng from this demand distrlbution. Even Ehough a devlatlon from
the demand distrtbutlon may experlence market success, lE should not be
regarded as establtshing a change in the pfojected pattern of demand for
continuing guidance unless a thorough analysis of all factors lnvolved
clearly confirms the change. In any case, parElcular projects must be

evaluaEed ln the light of actual markeE performance ln specific rent
ranges and nelghborhoods or submarkets.



Cmponents

Civllian work force

Unemployed
Percent of work force

Enployment
Agricultural emploJment
Nonagricul tural employment

I{age and salary
Other b/

Table I

Trends of Givilian 1fork Force Components
lIacon. Georgia, EMA, 1960-1965

(Annual averages)

1950 t951 L962

74,O3O

1963 L964 1965 al

75,910 77,L4O 78.85O72,87O

2,92O
4.O7"

69,95O
1'980

67,97O
58,520

73,@O

3r7l+O
5.L7"

69,26U^
1,88O

67,380
57,82O
9,560

90

70,8@
1,670.

69,L7O
59, 5 lo

9,56U^

3,O7O
4.o7"

2,64U.
3,37.97.

2
37"

3r1
4

309
3

72.&tfi
1,59O

7L.29)
6L,4gO
9,77O

74.zto
1 ,4gO

72.720
62,81fi
9r88O

76.2LO
1,49O

74.720
64,74U^
9,9809,45o

al Preliminary.
!/ rncludes self-employed, domestics, and unpaid farnily workers.

Source: State of Georgia Department of Labor.



Table II

N ricu 1 tural

II9us try

Wage and saLary employment

Manufaeturlng

Durabl.e goods
Lumber and wood products
Stone, clay, and glass
Machinery, except elect.
Other durable goods b/

Nondurable goods
Food and kindred
Textlle ml11 products
Apparel and other fln. tex.
Paper and a11led
Chenlcals and a1lled
Other nondurable goods gl

NonmanufacEurlng

Construction
Trans., eonm., and utlllties
l{holesale and retail trade
Finance, ins., and real est.
Service and miscellaneous d/
Government

Federal
State and locaI

and Sala I nt of Indust
Macon, Georgia, HMA, 1958-19

r9:8 1959 1960 1961 1962 t963 1954

62,94O59 ,5 10

I 1,85O

6t,4go

l L8sO

3,700
1,35o
1,O2O

240
1,O9O

12,32O

t962 al

64,740

1 2, 9gO

55.79q 58,52O 58,529 57.82O

12,I30 t2,O70 11,57O11.5s0

1,740
10520
[,o30

330
850

3, ggo

I ,560
l, L3o

290
9IO

3,O8O
3,41o

10' 690
I ,85O
5, 190

22,L6O
17, 61O
4,55O

3, ZOq
1,43O
l,OgO

300
880

2,39O
2,670

7tfi
1,960

230
480

46,45O

2,780
3, 510

10,g3O
2,O8O
5,310

21,94o
I 7, 28O
4,66o^

3,53O
1,34O
l,o2o

320
850

8rO4O
2,24O
2rsm

670
1,8@

240
510

3, 630
t,33O

980
2tfi

1,O8O

3, 89O
1,33O
1, 15O

210
1 ,2OO

4,29A
1 ,380
1,19O

280
1 ,43O

8,7lO
21360
2,58O
l,OlO
L, g5o

250
560

3,45O
3, 310

11,97O
3, l50
6,37O

23.49o^
L7,l70et
6,32O

7.9iO
2r23O
2,630

640
1, 75O

220
430

2,82O
3, 38O
9,870
1,7OO
5,O7O

21.300
I 6, 8gO
4,4LO

729
1 ,87O

zt+O

530

g, 150
2,29O
2,33O

820
I,g4O

ztfi
530

3,O7O
3,370

I 1,55O
3,060
5,610

22,98O
t7,43O
5,55O

900
I ,960

ztfi
540

8.21fi 8,370
2,4OO
2,670/

630
1,85O

2to/
4so

9.430
2,28O
2,510

8.,22O
2,324
2r5l+O

t4,14o 3L,SgO 46,25U.

2,58O
3,54O

10,83O
2,45O
5,47O

21, ,38O
15, 610
4,77O

47.6@ 49,6tfi 50,52O 51,75O

2,650
3,35O

Lo, g8o

2,730
5,47O

22,48O
L7,37O
5,ILO

3,43O
3,330

1 l,8go
3,129
5,970

22,78O
16,960
5,82O

al Prelinlnary.
9l Includes furniture, metals, transportatlon equipnent, electrical machinery, and miscellaneous rnenu-

facturlng. Also includes ordnance beglnning December 1965.
cl Includes printing and publishing, pet,roleum and rubber products, and leather products.
dl Mlseellaneous includes agricultural services, forestry, and mining.
A Included ordnance until December 1965.
Source: State of Georgia Department of Labor.



Table III

Estimated Percentaee Distributions of A11 Bamily and Renter Household Income
After the Deductlon of Federal Income Tax

6 8

L966 1968

Annual lncome

Under $2,000
$2,000 - 2,ggg
3,000 - 3,ggg
4,000 - 4,ggg
5,000 - 5,ggg

A11
familles

Renter
houssholdp-d

L2
L4
11
1.0

A11
famlLies

Renter
househoLdsd

L6
11
13
L0
10

L710
9
9
9
9

10
L0
L2

3
5

100

10
10
10

2
4

100

10
9

L4
9

L2
100

9
8
I
9
9

9
9

L4
11

!!
t00

$6,825 $4,glS

6,000
7, ooo
8,000

10,000
12,000

- 6,ggg
- 7,999
- g,9gg
- 11,999
and over
TotaL

Median $6,450 $4,lZS

gl Excluding one-person rent,er households.

Source: Estimated by Housing Market Analyst.



Table IV

Populatlon Trends
Macon, Georgla, HllA

Aprl1 195o-ApriL L966

AveraRe annual change

Area

H!{A total
Nonwhite

Percent of total

Blbb County
Macon
Remalnder

a/

b/

135,Q43 18O,4O3 2t2,7@
48,250 55,988 60,75U.

35.fl" 3L.O7" 28,67"

Apri 1

1950

Lt4,O7g
70,252
43,827

Apri I
1950

l4L,24g
69,764
71,485

Apri I
1956

159,700
1 33, 5OO

26,2@

1950- 1960
Number Rat#'

4,539
774

2,7L7
-49
2,766

1960- 1955
Number Ra

5,375
790

b/

2.9
1.5

2.L
-.1
4.9

3.O75
b/

2.8
L.4

2.O
!/
b/

Houston County 20,964 39,L54 53,OOO 1,819 6.2 2,300 5.O

Percentages derlved through the use of a formula designed to calculate the rate of change on a
compound basis.
A large annexation to Macon in 1961 invalldates any comparison of growth rates.

Sources: 195O and 195O Censuses of Populatlon.
1966 estlmated by Houslng Market AnaLyst.



Table V

Household Trends
Macon, Georgia, HMA

Aprtl 1950-April 1956

Average annual change
Apri 1

1950

37,196
L2,544

33.77"

32.O18
20,733
11,295

Apri 1

1960

50. 1 69
L3,912

27.n

40, 1 1g
2L,289
I8, 829

Apri 1

1965

59,1OO
15,o5o

25.57"

45,45O
38,75O

6,7OO

1950- 1960
Number Ra

L,297
t37

810
56

754

487

/ 1960-L966
Number Rat#/

1.500
190

Area

HMA total
Nonwhite

Percent of total

Bibb County
Macon
Remainder

Houston County

2
1

2.3
.3

5.1

9
o

2.7
1.3

5,178 10,051 13,650 6.6

890
y/
b/

600

2.L
b/
b/

5. r

al Percentages derived through the use of a formula designed Eo calculate the rate of change on a
compound basis.

9/ A large annexation to Macon in 1951 invalidates any comparison of growth rates.

Sourcel: 1950 and 196O Censuses of Houslng.
1966 esttmated by Housing Market Analysr.



Table VI

Components of the Eouslne Inventorv
llacoq, S'eoreta. HMA

Aerl1 1250-Aqr11 1966

1c

Total houeLng lnventory 38.p.I9

Rat

63.000 L^495 3.2 1.525 2.6

Tenure and vacancy

Occupied housing unlte
Orl[er-occupled

Percent of all occupled
Renter-occupled

Vacant houslng unlte
Avatlable yacant

For eaLe only
Emeorm,er vacancy rete

For rent
Renter vacancy raEe

Other vecant

ApriL
19.50

37.196
15,485

4L.67"
2L,7LL

86
.6%

551
2.57,

L,026

Aprll
1960

s3.813

50.16.9
27,2L0

54.27"
22,959

3-6y
2,td,6

577
2.L7"

1,909
7.72

1,158

Aprtl
1966

59-.100
33,300

56,37"
25,8O0

600
1.8fl

1, 850
6.77"

L,45O

1 0-
Number

LJ..?g7
L,L72

t3

'1.8

13,O
19.0

L2.O

L.;

2.9
5.5

-6

1.500
1,025

470

45
-5

5

-10

2.7
3.4

L25

us
185
49

3.900
2,45O

1.663
637

9t

l
r.36

.2

.2

.6

.5

.;50 3

al Eetlsatee are rounded and may not add to totals.
!.1 Percentages derived through the use of a fqrnula deeLgned to coupute the rate of change

(m a coapound baale.

Sourcee: 1950 and 1960 Gensuses of EousLng.
1966 eetineted by Houelng l{arket fuialyst.



Table VII

Private Hous Unit.s Authorized bv Perm it-Issuine Places
Macon. Georsi a HMA. 1950-1966

Area and
type of structure

Bibb Couotsy

Inside Macon
Single-faurily
Duplex
3-or-more family

Outside Ma"o.r{/

Houston County

Centervil le

Waraer Roblns'Singld-fiimily
Duplex
3-or-more famiLy

SMSA total
S ingle-family
Duplex
3-or-more fauriLy

1960

79L

151
115

36

6m

260

6

50

204
L94

10

1. 051

Ls6L3l

998

609
404
t82

23

389

297

5

7L

22L

Ls64s/

858

636
464
148
24

222

272

32

s4

186
r40

L965

945

647
393
118
136

298

418

4L

4s

332
242

L/L966-
3l L966

276

2LL
107
34
70

65

105

L2

L5

78
70

8

Total

5.965

3.909

1.063

L962 Ls6:,y

1. 034

818
500
224
94

2L6

457

60

s6

4r7
6

189

34L
274

67

Per-ry d

837
464
238
135

226

74L

30

99

61-2

2,447
980
482

2,056

2.550

186

390

L.974
1, 556

26
392

2L9
2

46
18
72

1
381
269
34
78

Note: Figures may not agree with census reports because of modifications arrived at lhrough the use
of LocaL bullding records and connciltation r^rith local officials.

005
36
10

L.295
L,026

238
3l

1. 804
L,225

252
327

1. 491
L,092

226
L73

L.130
910
ls0

70

1. 363
1,017

138
208

8. 515
6,544
L,O7 4

897

9/
h.t
9.1
d/

Excludes 206 multifamily uniEs of public housing in }tracon.
Excludes 86 multifamily units of public housing i_n Macon
Excludes 100 mulEifamlly units of public housing i-n warner Robins.
Includes aome multifamily, which are included in HMA tota1.

Sources: Bureau of the Census, C-40 Construction Reports. Local building officials and records.



Tabl.e VIII
Macoo. a..orgia. Area posLal Vacancv_survey

H€rch 22-23. 1966

Total poarible
dclivorice

\ tcsnt uoil6

lers

32
47't

9.1
0.8

640 19 t.0

43
597

Total oossihle
deli i,erics

Total residcnces and apartmentF R es i dencee

Postal rea tll ". [:gcd Ncs

The Survey Ar€a Toral !]Jg6 2, 106 3.9 f,g8l 221 496

Toral porsiblr \acant qtritr I'nder

-delirerien jll 5 l ecd. New _!$ I sed \eu
I nder

-...llg

\ ar aot-Iotal 
possiLlellnder

llac o n

Maio Office

Stations!
Pio Nooo
South Macon

4I .059
!5,290

1.5I6
709

3,7 I .433 8J 300
4,6 692 L7 61

404 2.E
403 3.6

367
374

4r..8e4 1.31e 3,1 r."171. lgs lll
?l'9+ !!l 3.9 L9J- 74 r78r0,00t 369 3,7 351 L, _5J

1t.492 12J- 6.! 1!2 2s r7e I ,236 ?a 2.3

94qg 655 6.6 646 2 t225,zve 341 6.4 335 5 -ad 596 9 1.5
87 2 2.3

181
r34

L?1
134

Other Citiee and Topol

Perry
l{aroer Robblus

170
69

590 4.8 450 u,s
72

3'r8
Ll

123

471

269
t90
240

33
29

78
67

2,627
2 ,068

s08 4. 7

77 3,5
43r 5,0

384 t24 r39

14,505
LL,264

12.327

2 ,300
10,027

3't
29

4

11, 878
9,195

I0. 819

2.2t5
g, 604

i.9
2,9 3

4

4 92
)

57

57

89
50r

9
0

39
r57

60 t7
324 r07

39
100

I .508

85
L,423

82 5.+

12 14. I
70 4,9

66 16

l2
54 16 19 3,2

dormit,rries; nor does it covcr boardcd.up residenccs or apailments that are not intended for r!(ruprn( ).
'l'he surru' Jors n,l eorrr st,'r's. ,'ffirrr. crnrnrcrti.rl hor"l. .rnJ -',,:"1.. ,'.

one possible delivery.

Source: lll{ postal vacancy survrl condurtcd by collatrorating postmasrer(s).



Table IX

Status of New House Completlons in Selected Subdlvlsiot"y'

As of JanuarY 1964. Jan v 1965. and Januarv 1966

Soeculative construc tion

t
Sales pri.ce

$1o,ooo -$L2,499
12,500 - L4,999
15,000 - L7,499
17,500 - L9,999
20,000 and over

Total

ToEal
completions

105
100

L6
52

273

80
48
11
o:

L84 L43

as of Januarv 1-

Unso 1d

Pre-sold ToEal Sold Number Percent

Houses compleE,ed in 1963. as of Januarv 1. 1964

25

89

63
43

8
29

2L
10
27
36

35
25
L6

L7
5
3

52
5
7 16

22

Houses comoleted ln 1

4L

1965

$10,o0o -$12,499
12,500 - L4,999
15,000 - L7,499
17,500 - L9,999
20,000 and over

Total

Houses compLeted in 196

100
L2
,:

150 106

as of Januarv 1.

184

65
9

32

2525
15
44

1

28
L29
20
52
20

249

3
6

34

35
3
6

44

$1o,ooo -$L2,499
12,500 - L4,999
15,000 - L7,499
l7,5oo - L9,999
201000 and over

Total

1082
93858
88

38353
88j

Ls7 L44 13

18
36
L2
L4
L2
92

n

20
9

8
j

8

L966

e/ Selected subdivlslons are those wlth five or more completlons durlng
the year.

Sources; Unsold Inventory Surveys conducted by the AtlanLa, Georgia,
FIIA Insuring Off lce.
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F'EfDER,AL HOUSING AfDMTNISTR,A:IION
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The Federal Housing Adnrini-stration today released its analysis of the

Ivlacon, Georgia, housing market, covering Bibb and Houston Counties. Demand

for additional housing is forecast at about 11550 units a year for the tr^ro-

year period dating from April tt 1966.

Esti-mated aru:uaI dernand consists of 11300 sales unlts and 250 rental unlts.

An additional 200 rental units a year might be marketed at the louer rents

possible ruith grbllc benefits or assistance-financing (exclusj-ve of public 1o'r-

rent housing or rent-suptrflement housing).

There were about 600 vaeant available sales units in the area in April 1966,
a vacancy ratio of 1.8 peroent. The 1r8J0 rental units vacant and avaiJ-able in
April 1966 represent a vacancy ratio of 6.7 percent. Sales and rental vacancy
ratios in April 1p60 were 2.1 percent and 7.7 percent, respectively.

The major portion of build:ing volume between 1950 ard April 1966 has been
in single-farnily strrrctures. 0f approxirnately 81615 units built during the April
1t60-April L)66 pertod, 1-r??5 units are j-n rm:J-tifarniJ-y stmctures. Housing
under constnrction in April l)66 consisted of about 330 sinele-fandly units and
180 rniltifarni-Iy units.

The econorqr of the area ls heav:ily i-nfluenced by the.presence of Robins Air
Force base in Houston County. The report predicts gains i-n .nonagrici:Itura1 wage
and salary emploSrment at, 21200 jobs for each foreoast year. Average nonagri-cu1-
tural wage and saIary emplqrment in 1965 was 64rll+O, a gain of about 11900 iobs
over 1954. &nploSrment grourth is expected to be spumed by the transfer of rnili-
tary ard civi-lian personnel to RA.FB from other Alr Force bases that are being
closed. Planned expansS-on of the lrlaxson Electronics Corporation, wtr.lch produces
ordnance equipment, should also contribute to an e:qpected emploSrment gro'rth of
21200 anrrually during the two forecast years.

- more - 1
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Unemployment averaged 21640 persons during 1955, or 3.3 percent of the
civi-Lian work force. This rate was the loluest for any year sj-nce 1!51, when
the rate was 5.1- percent.

The median arr:nual income for all fami-lies in the area as of April l,1966,
was about, $61450, after deduction of Federal income tax. That of renter
families was $4r72J.

Predicted yearly gai-ns in both populati-on and the nr:mber of households ap-
proxfunate yearly increases since 1!60. The populatj-on increase is forecast at
about 51250 for each forecast yearo The April 1!66 population of about 2l2r?OO
showed an arueual increase of 51375 since ApriJ 1960. The nr:mber of households
is expected to increase by 1rJ00 each forecast year. fn.April L966, the number
of households totaled about J!r100, an increase of almost 11500 a year since
ApriJ 1960.

Requests for copies of the complete analysis should be directed to
John F. Thi-gpen, Director, Federal HousS-ng Admini-stration, 2J0 Peachtree Street,
N. W., Atlanta, Georg:ia 30303.
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