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THE CURRENT HOUSING MARKET SITUATION
MEMPHIS, TENNESSEE, AS OF JUNE I, 1973

Foreword

This current housing situatioq report has been
prepared for the assistance and guidance of the
Department of Housing and Urban Development in
its operations. The factual information, find-
ings, 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 part'icular
mortgage insurance proposals that may be under
consideration in the subject 1oca1ity.

The factual framework for this analysis was
developed by the Economic and Market Analysis
Division of the Knoxville Area office under
the direction of Donald Gebauer, Area
Economist, on the basis of information avail-
abl e on the "as of" date from both I ocal and
national sources. Subsequent market develop-
ments may, of course, occasion modifications
in the conclusions of this report.

The 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 build-
ing activity, but rather as estimates of the
prospective housing production which would
maintain a reasonable balance in demand-
supply relationships under conditions
analyzed for the "as of" date.

Department of Housing and Urban Development
Economic and Market Analysis Division

Knoxville Area 0ffice



THE CURRENT HOUSING MARKET SITUATION
MEMPHIS, TENNESSEE AS OF JUNE I , 1973

The Memphis, Tennessee, Housing Market Area (HMA) is defined as being

coterminous with Shelby County, Tennessee. It is located in the southwest

corner of Tennessee, 220 miles west of Nashville, Tennessee.

Recent Residential Construction Activi t.y

Anticipated Housi ng Demand

?y.il.g.-the past two and one-half years, residential construction activ'ity in
the HMA has been a!_g_very high level, as reflected by the 13,455 bu'ildingpermits issued in .I97.|, .l8,049 

issued in 1972, and l,-OSq issued during th6first five months of .l973. 
Vacancy rates, however, have increased oniy

sl ight'|y.. .It is estimated that thL homeowner vacancy rate has actual ly
decreased slightly from .l.4 percent as reported by tire .l970 

cenius to an
estimated 1.3 percent, wh'ile the availablb rental vacancy rate has increased
from 5.3 percent to 5.9 percent. Based on the number of units under con-struction, the sales_Yagalcy rate is expected to remain relat'ive1y constant,or perhaps decline_slightly. The rentai vacancy rate is expected"to in-crease.significantly as the lq.g. number of multifamily units currently
under leyelopment become available for occupancy. Beca[se of the high ievelgf multifamily development current'ly underway ind the expected increases
1n vacancy rates'i! is suggested that additions to such activity be sharplycurtailed from levels which prevailed during the past two una on.-f,uttyears.

Based on the projected level of household growth during the forecast period,current vacancy levels, expected inventory losses, and the presJnt level ofresidential construction activity, it is !stimated that an iO.qrut. demandfor housing will.exist-to.justity uuilding p..ritt being obtained annuallyfol 3,900 new, single-fami1y, nonsubsioizeo'housing uniir inJ'2looo non-subsidized rental units in sherby county during th6 three-veir-perioo
ending June l,'1976. An add'itional annual demind for 550 

-housing 
units'is expected to be .sati sf i ed by mobi I e homes . Th; qrur iiiti'r."oirtri butionsof the projected demand by saies price, monthly rent range, and sizeof unit are presented jn table I.



I

In reference to subsidizecl housing, an estimated 500 units can be absorbeci

annualiy under the provisjons of,lhe Sect'ion 235 program during the three-
year peiiocj ending June 1, 1976.y For Sect'ion 236 housing for fanlilies, it
is recon.,nrended that no more such housing proceed, in add'it'ion to the Bl2
Sect'ion 236 units'in projects now under development, until satisfactory
occupancy i s obta j ned i n the two 'in the i ni ti al rent-up stage, and 'i n

three which are currentl5' under construction'

Concern'ing Section 236 hous'ing for senior cit'izens, it is also recommended

that no more such units proceed, in add'itjon to the 593 units under develop-
ment until satisfactory occupancy experience is obtained"

For low-rent public and rent supplement housing, the demand in Shelby County
far exceeds an_v supply that may be forthcom'ing in the proximate future. There
are only a total of 745 low-rent public and rent suoplement housing units
currently under cievelopment in the HMA; the Memph'is Housing Authority alone
has about 4,800 applications on file for its housing.

Popul ation and Househo'lds

The Memphis Housing Market had a .l970

an avera-oe annual i ncrease of about 9,
S'ince April 'l , .l970, it is est'imated t
increased at an annual rate of .l6,.l00

population of 772,900 as of June l, l9
jected that the HMA's populat'ion will
of .l6,700 per year for the three-year

population of 722,0.I4, which reflected
5C0 persons between 

.I960 
and 

.I970.

hat the popul ation of the area has
persons per year, to an estimated
73. For June l, 1976, it is pro-
reach 823,000, indicating an increase
peri od .

The total number of households in the Memphis HMA was estimated at 235,000
as of June I , 1973, ref lecting an 'increase of about 6,750 annual ly s'ince
the .l970 

Census.

Between 
.l960 

and 
.l970 the number of households'increased by 3,877 a year,

and growth at 6,435 a year is anticipated fur the .l973-1976 period. (see

tabl e VI) .

L' 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 successfulattainment of the calculated market for
subsidized housing may we1 1 depend upon constructjon in su'itable
accessible locatjons, as well as upon the distribution of rents
and selling prices over the complete range attainable for housing
under the specified programs. These estjmates are not affected
by the January 1973 " hol d" on addi ti onal cornm'itments for these
programs; they will be applicable 'if funding is resumed or as a
guide to local decis'ions with regard to the use of special revenue
sharing or other alternat'ives for housing subsjdjes.



-3-

Prel iminary estimates prepared by the Tennessee Department of Emplojment
Security place the fgtal average nonagricultural wage and salary emi,loymeni
]n tle Memphis SMSA, at 307,600 during the twelve months which ended inAprii 1973. Also, preliminary figures indicate that nonagricultural wage
and salary employment averaged 304,200 dur.ing 1912, an lnirease of lg,ZOOover the l97l average. This compaies with increases of tO,OOO to l97l and
2,000 from '1969 to 1970.

As shown in tables I and II, manufacturing employment comprised 
.l6.9

percent of total employment for the twelve months which ended April 1973,
compared to .l8.8 percent for .l966. 

A large portion of total empioyment
ga'ins, therefore, have been in the nonmanufacturing sector, mainty.in
t1adq, services, and government. This trend is ex[ected to conti'nue in
the future.

Based on past trends, announcements of major expansions by existing firms
and locations of new firms in the SMSA, it is estimated t-hat nonagiicul-tural wage and salary employment in the SMSA will increase by a1m5st 8,.l00jobs per year during the three-year forecast period ending June I , 1976.

Unempl oyment

According to the Tennessee Department of Employment Security, unemploy-
ment averaged 3.1 percent for the twelve months ended April 1973. Thii
lepresents a continuing decrease from the annual rate oi 4.2 percent in
1?71 and 3.4 percent in 1972. It is, however, only slightly iower than
the seven year average rate of 3.3 percent for the yeari '19166-1972.

Income Level s

Current Emp'loyment Estimate

As shown in table IV, the estimate of current incomes of all familiesin the Memphis HIfi indicates that l2 percent have incomes under g4,000,
6 percent between $4,000 and $5,000,5 percent between $5,000 ana $0,060,
and l5 percent between $6,000 and 99,000. All families with incomes
below $4,000 and a large percentage of families with incomei Ueiween
q4,090 and $5,000 are eligible foi admission to low-rent publiC frousing.
The Section 235-236 market in the Memphis SMSA is primarity the $5,000 "to $9,000 income range with income timits ranging i"o* $o,2to ior
a two-person household to $9,9.l0 for a ten-person household.

y .Employment data for the Memphis area are available only on the
basis of the two-county SMSA, consisting at that time of S-trelby County,
Tennessee, and Crittenden County, Arkanias.
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Postal,vacanc3r surveys were conducted 'in the l4emphi s HMA in Decenlber l g6g ancl
Piay 1973. These surveys jndicate that the rental vacanc.v rate increaseclslightly from 3.7 percent in .l969 to 3.8 percent in .1973, 

while the homeowne.
vacancy rate decreased from .l.2 percent to l.l percent between the two dates.

Rental lvlarket

During 1971 and 1972, buildr'ng pernrits were 'issued for 7,98.l and .l3.5g2 multi-family unjts, respectively. This level of multifamily attiv'iiy significantiv
9lc99qs such past activity in Memphis. The I 971-1972 annual arierage ofl0'786 permits was_3.5 tjmes greater than the eleven year average of 3,09.Ifrom .l960 

through 1970.

New garden apartments in the Raleigh area rent usually from $lso to $los tora one-bedroom unit and $lao to $200 for a two-bedroom unit. -tn-tne 
southeastsector of the city, newer un'its rent for $.l45 to $lOO for u on.-O.droom and

$.l70 to $ZOO tor I two-bedroom.

Postal Vacancy Surveys

The Sales Market

The 1971-1972 average-annual building permit level for single-family con-struction was 4,965,42 percent higher than the .l960 
througf, fSiO average.

A substantial portion of new construction activity during
been insured under Section 235. For these two years, appof the single-family units cogrpleted were insur"ed under'b

1971 and I 972 has
roximately 17 percent
ection 235.

The.January 1973 unsold inventory study conducted by the Memphis Insuring0ffice indicates that-.l4..l percent or irre new single-fanrily houses completedin subdivisions with five or more completions in Snetuy colnty-Juring 1972
were sold before construction beqan. This compares to l6.l plrient jn l97land l9.l percent'in .l970. 0f th99e speculativbly built in 1972. nearl.y 11percent were unsol.d-in January 197-3, compared with ratios of I percent
a year earljer and 1g percent in January iS7t.

Subsidi zed Housi ng

The Memphis Hous'ing Authority operates 6,94.l low-rent publ.ic housing unitsv|ith a,vacancy rate of less than I percent. An additional 406 low-rent unitsare under development, includ'ing 206 specifically designed for senior c.itizenoccupancy. 0f the 6,94.l units available, 621 ari desjinated for senjorcitizens.
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The l'4enrphis Hous jng Authority has approxinrately 4,800 apol ications on f jle,
i ncl udi ng 800 f i I ed by seni or c'it'izens .

In add'itjon to the above ment'ioned low-rent publ ic housing, the M'ill ington
Housing Authority has 90 units under rnanagement; the Authority does not
have any under devel opment. Al so , the Shel by County Hous"ing Authori t.v has.l75 units, 'including 30 for senjor citizens, under developmenti the Authority
does not have any units completed.

There are .l,24.I rent supplement units that are complete. These units have
a vacancy rate of 2.3 percent. An add'itional .l64 rent supplement unjts
are under development.

There are I ,599 moderate-'income rental un'its for famil'ies (BMIR and Section
236) completed'in the Memohis HMA. Breezy Point and Rolling Hills Section
236 projects, with a totai of 32.l units, ire still'in the inltiat rent-upperiod. Excluding Breezy Point and Rolling Hi11s, the vacancy rate jn the
moderate-'income uni ts 'is 8.6 percent. 0n1y one mo(erate-i ncoire apartment
development for senior citizens'is complet-e. The project, which has 

.l96

units, rarely has a vacancy.



Tabl e I

Estintated Annual Demand for Nonsubsidized Housin
em S ennes s ee us n et rea

une 973 - une

(A ) Si ngl e-fami ly

Sales price Number of un'its Percent of total

t3
9
8

t9
l9

9
B

7
8

ree
bedrooms

$17
20
22
25
30
35
40
45
50

s00
000
500
000
000
000
000
000
000 and over

Total

- $l2e
- 149
- 169
- 189
- 209
- 229
- 249
- 269
- 289
- 309

and over
Total

525
3s0
325
750
725
350
300
2s0
325

TFEO_

999
499
999
999
999
999
999
999

$tg
22
24
29
34
39
44
49

-T00-

(B) Multifamily

Gross
monthly ren

Unit size

*d./ Efficiency bedroom bedrooms
e

630
270
il0

50
20
l0

$l 20.l30

150
170
190
210
230
250
270
290
310

60
60
20
t0 490

280
150

90
50
30
20
20-T,m-

70
50
30
20
20
t0
30w--ITeo-T5[-

a/ Gross rent 'is shel ter rent pl us the cost of uti I i t'ies.

Source: Estimated by Economist.



Table II

Trend of C'ivilian Work Force Com onents
ennes s ee- r ANS AS

197 3
S

Annua verages 0usan s,n

Component

Civil ian work force

Empl oyed
Agri cu1 tural
Nonagri cul tural

Wage & sa1 ary
0ther nonagricultural

Unempi oyed
Unemployment rate
Persons 'invol ved i n

I abor di sputes 0..l 0.6 0.5 0.5 l.B 0.1 0.?

I 966 1967 1968 1969 1970 197-t 197 2

297.0 308.9 320.2 332.4 338.5 350.8 368.2

May 1 972 -
Aprl ! l e73

371 .4

359.6
N/A
N/A

307 .6
N/A
il.s

3.1

0.3

288.2
12.0

276.2
238. 5

37 .7
8.7
2.9

298.8
ll.4

287 .4
249.9
37. 5
9.5
3..l

3.l0..I
11 .?

298.9
261 .4

37.5
9.6
3.0

il.4
3.l3.0
275.0
38.0
12.3
3.6

322 "4
11 .2

311 .2
273.0

38.2
9.5
2.9

3?4.4 336 0
4

6
0
6

7
?

355 5

5

0
2

I
5

4

il

ll.
324.
285.

39.

il.
344.
303.
40.

t4
4

12
3

* Empl oyment data ava'il abl e for SMSA on1y.
a/ Se'lf-employed, domestics, unpaid family workers.
Source: Tennessee Department of Emp'loyment Security.



Table III
Trend of Nona ricul tural Wa and Sal a

S ennes s ee- ansas
An nua velages n ous an

ent

- 1973

I 965 I 966 1967 I 968 I 969 1970 1971 1972

238. s

54.2

249.9

63.6
23.1
40. 5.l3.3

38.7
43.9

261 .4

60. I

285.0

57 .9

0.3
1 6.6

303. 2

60.2

0
16.

May 1 972 -
Apqi 1 1973

307 .6

60.9

4.6

246.7

20.7
8l .0
N/A
N/A
17 .9
53. 9
57 .4

Tota] r.raqe & sal ary ** 222.2

Manufacturi ng 49.6 57 .1

2.9 3.3 3.8 4.1 4.2 4.1 4.5

Durabl e goods
Lumber (ex. furn. )
Furnjture & fixlures
Fabricated metal

product s

Nonel ectri cal
machi nery

El ectri ca'l mac h i nery
Al I other

Nondurabl e goods
Food products
Apparel
Paper products
Prjnting & publ ishing
Chemical s

Al I other

22
5

3

3.
N/
7:

3

4
I

6

7
A
5
3

0
3
9
5

2

4

25.8
5.3
3.2

28 24.9
5.0
3.0

5.0
2.9

I

4.9
4
5

29.5
5.,I
3..l

5.
5.
6.

2.
5.
3.
6.
6.

273.0

63 .0

275.0

59 .8

0
13.

20.
69.

44.
'l5.
45.
50.

26.5
4.2
2.8

26.9
4.3
3.1

25.2
4.0
2.9

27.2

2

4.?
3.?

0.2
ts.6

0.3
t3.t

4
4
6

28

3
I
0
4
I
3
2
6
5

6

9.
2.
4.
5.
4.
5.

4.7
5.7
7.2

30.7
9.7
2.4
4.9
2.9
4.8
6.0

4.0
6.5
6.4

29.0
9.5
2.4
4.5
2.8
4.6
5.2

0
9
3

5

I
4
2

0
5

3

2
3
0
3
8
8
2

7
7

3
3
2
2
I
4
I

2

2
5

I
6
2

4
3
7

8

7

6

9
7

I
9

4
9
5

2

5.6
2.6
6.9

33. 3

10.6
1.9
5.3
3.8
5.6
6,1

4.9
2.9
6.q

32.7
10. 4
2.0
5.3
3.3
5.9
5.8

5
2

6
33
l0

I
5

3
5

6

27
9
2

3
2
4
5

33.
10.

33..]0.

2.
5.
3.
6.
6.

Nonmanufacturi ng

Mi ni ng 0.2
Construct'ion 12 .8
Trans., comm. & pub.

util. .l7.0

Trade 58.0
Whol esal e trade 21 .1
Reta'il trade 36.9

Fjn., ins., & real estate l2.l
Servi ce 33. I
Government 39.4

172.6
.184. 

3
.l92.8 

201.3 2t 0.0 2.5. 227 .1 ?43.0

0.2
t4.t

0.2
I 3.8

0.2
14.5

20.
68.
25.
43.

2
3

5
2

5

7

6

;
A

:

18.2
62.1
22.8
39. 3
12.9
36.3
41 .4

I 9.4
66.7
24.2
42.5
t4.r
4l .3
45. 5

.l9.3
20
BO

I\l /

20. 3
7 3.0
N/A25

A
.0

Nt /
l6l4

43
48

N/
17
5248. 5

52.4

* Emp'loyment data available for SMSA on'ly.** This data comparab'le ter nonagricultrrral wage and salary, ex.cept donesttcs, Tabrle II.
Source: Tennessee Department of Employment Security.

55.
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Tabl e IV

Estimated Perc oe Distrihrrtion
0f Al I Fam'il'ies and Renter Househo ldq_ !y_.Annqql-'[11come

She.l_!y- County. Tennessee
r969 - t9Z3

All families Renter househol ds!/
1959-l-e73 I 969 1973

000
999
999
999
999
999
999
999
999
999
999

$s
- 3,
- 4,
- 5,
- 6,
_7 t)

- 8,_oJu

- ll,
- 14,

nderU

$s
4
5

6
7

8
9

t0
12
l5
25

I ncome

- 24,
and over

Total

Medi an

Source: Estimated by Economist.

Excludes one person households

$8,700 $t I ,2oo $7,3oo $9,4oo

I 3

6
6
6
7

7

7

7

0
4
3
4

5

7

6
5
5
5

5
6
9

t3
25

9
T00--

l6
7
8
8
9
8
7

7
ll
t0

4
5

m0-

9
8
6
6
7

6

6
5

9
l4
t8

6
lm-

000
000
000
000
000
000
000
000
000
000
000

tm_

1l

t

,
t

,
,
)

t

,
,
)

t



Table V

Housinq Un

Shel b

Nonsubsidized housin uni ts
a

fami ly Total RS housing

its Authorized Bv Buildi nq Permits
Tennes

Yea r

Subsidized housin un'i ts
a Sec on ect on

236 housi ng housinga/ Total

Total
hous i ng uni ts

Authorized

I 960
I 961
1962
I 963
1964
I 965
I 966
1967
I 968
I 969
1970
197 1

197 2

Jan. -May 092

I
I
I
3
2
3
3
4
3
4
I
6
2

4
I

3
2
3

3
3

3
3

4
3
2

3
3
3

2

,794
,521
421
322
774
414
I8
060
792
528
586
855
366
145

218
575
317
925
486
688
177
864
495
201
065
207
287

90
0
0
0
0
0
0
0

989
600
852
908
439

0

0
0
0
0
0

214
0
0
0
0

554
866
866
700

;
4,096
4,739
7 ,247
6,260
7 ,102
6,295
9,924
7 ,287
6,729
4,65.l
0,062
5 ,653
6 ,354

853
l,6lg
'l ,0gl

0

991
785

2,259
3 ,393
2,396

700

5,102
4,096
4,739
7 ,247
6,260
7 ,316
6,295
8,924
8,279
7 ,514
6 ,9.l0
3 ,455
8,049
7 ,054

90
0
0
0
0

214
0
0

0
0
0
0
0
0
0
0
2.l85

I I

1973

Estimated by Economistd,/

Si ngl e-
fami'ly

)

)



Table VI

Trend of Popul;tion and Household Growth

-mr-Tff96,U-f,[ne-T9re-

Popul ati on
Apri 1

I 960
Apri 1

1970
June
1973

June
1976

Average Annual Change
1960 - 1970 1970 - 1973 1973 - 1976 -

Number!y' Ratel/ NumberV Rated NumberV Ratea'

Shelby County 627,019 722,014 772,900 823,000 9,500 1.4 16,065 2.2 15,700 2.1

Househol ds

Shel by County 174,758 213,527 235,000 254 ,300 3 ,877 2.0 6,750 3.1 6,435 2.6

L/ Average annual rates computed on a compound basis.

v
So

Rounded
urces:

.l960 
and 

.l970 
Censuses of Population and Housing; estimates and projections by Econom'ist
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