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1a1s rnalysis has been prepared for the assistrnce
aad guidance of the Departrent of Eousing and Urban
D,evelop.ent in its operations. fte factual infor-
nation, findings, and couclusl.ons nay be useful also
to builders, nortgagees, and others concerned sith
local housing problenre and trends. The analysis
does not purport to make determinations rith respect
to the acceptability of any particular mortgage in-
surance proposals that oay be under consideration in
the subject locality.

The factual frmesork for this analysis was devel-
oped by the Econouic and l{arket Analysis Division
as thoroughly as possible on the basis of infotma-
tion available on the "as of" date from both local
and nationar sources. Of course, estimates and
judguents made on the basis of information avail-
able on the "as of" date nay be mdified consider-
ably by subsequent market developments.

The prospective dernend or occupancy Potentials ex-
pressed in the analysis are based uPon an evalua-
tion of the factors available on Ehe "as of" date-
They cannot be construed as forecasts of building
activity; rather, they express the prospective
housing production which would maintain a reason-
able balance in denand-supply relationships under
condLtions analyzed for the "as of" date.

Department of Housing and Urban Development
Federal Housing Administration

Economic and Market Analysis Division
Washington, D. C.



FHA EOUSII{G HARIGT AIIALYSIS - }iLAI{I ELORIDA
AS OF JI'LY 1 1971_

The lliami, Florida, Housing Harket Area (Hl{A) is defined as Dade County

and is coteruinous sith the Hiami Standard l{etropolitan Statistical Area ($lSA).

The July I, l97l population of the HMA was am estim"ated 1r323'3m Personsr an

increase of about 55r5OO persons since the ApriL lgTO Census total of 11267,792-

For the purlxrses of this analysis the HHA is diwided into a Mainland suharket

and a Beach submarket. The Beach suharket is comprised of l{iani Beach, Bal

Harbour, Bay Harbor Islands, Surfside, Golden Beach, Indian Creek, and North

Bay. The Mainland suharket is the remainder of Dade County, including the

city of Miami.

Until recently, the Miani HMA had been characterized by a rapid growth
in employment oplnrtunities as well as by increased levels of in-nigration and
residential construction. During the past trc years, however, econonic exPan-
sion has slowed, and more recently there has been a decline in both in-
mlgration and residential construction activity. In the next two years employ-
uent increases are anticipated to be slightly above those of the Past tIrc
years. However, since many of the anticipated job opportunities will be for
somen, this emplo)ment increase is expected to generatse populaEion and house-
hold growth at a level slightly lower than that of the past tIrc years, result-
ing in a slightly lower demand for privately financed housing.

Anticipated Hous ins Demand

Based upon expected economic and denographic factors enumerated in this
report, as well as upon expected losses to the housing inventory because of
derclition or other causes, optimun vacancy levels, and the current level of
residential construction activiEy, it is anticipated that the Miami HMA can
absorb 19rtOO privately-financed housing units annually during the two-year
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forecast period f ron July t ' 1971 to July 1, 1973. The mst favorable market

balance rculd be attained if 6r7m units uere single-family sales houses,

7r8(X) sere nultifanily rental units' 3r9OO sere condominiums, and 7(X) were

rcbilehoues.Thisprojectedannualdeuandisabout20percentbelowthe
av€rage annual Level of privately-financed units authorized annually from

t 968 to 1970, and reflects the lorer level of econonic and denngraphic growth

eqrected during the forecast period. Horever, the e4rected deuand for single-
fmify bores (iticU includes torrrhouses for sale) is slightly above the number

pernittea in 197O, and is significantly above the total for previous years'
The increased activity in sales housing in 197O, coupled sith continued good

absorption patterns (Lspecially in the uiddle and loser price ranges) indicate
that higher levels of single-fmily sales consEruction could be maintained
successfully.

The decline in the construcEion of uultifanily rental accomodations
in 197O, without any attendant decline in renter vacancy rates, is indicative
of lower levels of denand for rental accon r.odations. Demand for luxur-s rental
accornndations has waned since the nid-l,95ors, as condouinium developents
have attracted a large ngmber of elderly retirees sho fo;nerly comprised a
large part of Ehe market for |u:mry rental units. The deuand for rcderatell'-
pri-ed- rental accoux)dations (prinarily garden-type developents) remains

"tro.rg, and it is estimated that t\is vill continue to conPrise the majority
of the demand during the forecast period. The denand for condominiums has

remained fairly conitant during the past three or four years, but the large
volume of construction of units desilned for sale as condominiums in 1959

and L97O has resulted in a large ,r,-b". of unsold units. Absorption of Ehe

estimated tuo-year demand of ZIaOO condouinirrm units tl:ould be enhanced if
approxiuatety 4S percent sere to be consEructed during the first year and

tLe renaining SS percent during the second year. Tables IA and IB show the
distributions of iales units by price and rental units by gross nonthly rent
ranges rrhich could best satisfy Lhe expected annual demand for nonsubsidized
housing during the forecast period.

Occ PotentiaI for Subsidi zed Housinq

Federal assistance in financing costs for new housing for low- or
rcderate-income families may be provided through a number of different
programs administered by FHA: monthly renE supPlements in rental projects
iinanced under Section 22l(t) (3); partial payment of interest on home

mortgages insured under Section 235; partial interest Pa)ment on project
mortgages insured under Section 236; and federal assisEance to local
housing authorities for low-rent public housing.

The estimated occupancy potentials for subsidized housing are designed
to determine, for each progr€un, (1) the number of families and individuals
who can be served under the program and Q) the proportion of these house-

holds that can reasonably be expected to seek new subsidized housing during
the forecast period. Household eligibility for the Section 235 and Section
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236 prcgrars Is deternlned prLmrily by evidence that househol.d or fanily
lncoe Ls belos establlshed llntEs but sufficient to pay the rinlnrn achiev-
abfe rent or rcnthly payrent for the spectfled prograr. Insofar as the
lncoe requirmnt is conceraed, 6ff farlfles and indiwiduals sith incme
belor the lncoe lLntts are assuued to be etigibte for pubtic housing and
rent supplerent; there nay be other requirerents for el.igtbillty, lnrticularly
the requLrant that current living quartera be srrbstandard for fanilies to
be eligible for rent supplerents. Soue fanllies nay be altematively eligible
for assistance urder il)re than one of these progra.Es or under other asslstance
prograra using federal or state support. The total occqnncy lrctential for
federally assisted housing alrproximtes the sun of the potentials for public
housing and Section 236 housLng. For the l{ianf E}lA, the total occuPancy PoEen-
tial is estirated to be 6"350 rrnits annually, 4rh5 units for fanilies and
Lr925 units for the elderly.

The annual occupancy potenEialJ/tor subsidized housing discussed in the
following paragraphs are based upon 1971 incones, the occulrarrcy of substandard
housing, estirates of the elderly population, incme liuits in effect as of
July l, lg7l , and on available ,".L"t experience.2/

Section 235 SaLes Eousine and Section 235 Rental Housins . Subsidized
housing for households with low to moderate incores nay be prowided under
either SectLon 235 or Section 236. Hoderately-priced, federally-asslsted
sales housing nay be prowided for eligible familLes under the provisions of
Section 235. Alternatlvel'y, subsldized rental housingJ' for the same families
nay be prowided under Section 235. In addition, the Section 236 rental pro-
gran contains provisions for housing elderly couples and lndividuals. Based
ulrcn regular incme llnits, it is estimeted that there is a potentsial for
1,875 units annually for fanilles under a coubination of both Section 235 and
SectLon 236, and an additional annual potential of 825 units for elderly
couples and tndiwiduals under Section 235. The use of erception incoue limits
rculd increase the potential for famllies by about 15 percent, but would not
affect the potentlal for elderly couples and individuals. About ine percent of
3hs famifies and two-thirds of the elderly also are eligible for lw-rent public
housing.
ll The occupancy potentials referred to in this analysis are dependent upon

the capaciEy of the market, in view of exisLing vacancy strength or weak-
ness. The successful attalnment of the cafculated market for subsidlzed
houslng may well depend upon construction ln suitable accessible locations,
as well as upon Ehe distrlbution of rents and selling prices over the.
complete range attainable for housing under the specified programs.

2l Familles with incomes inadequate to purchase or rent nonsubsidized housing
generally are eligible for one form or another of subsidized housing.

1l Interest reduction payments may also be made w'ith respect to cooperative
housing projects. Occupancy requirements under Section 236, however, are
the same for both tenants and cooperative ordner-occupanEs.
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There rere 5O3 houe mrtgages insured under Section 235 in the [Iiani
Ill{A during f97O; onl-y 46 rere on existing homes. &rilders have indicated
that they could increase production levels during the forecast period should
funds be uade avaifable.

There have been 761 units completed under Section 236 in the Miani tlMA'
719 fanily units arnd 42 units for the elderly- These units have been absorbed
satisfactorily. There are an additional [+54 faniLy units and 272 units for
the elderly uhich are under construction or nhich have been prolnsed. If
completed during Ehe forecast period, these units can be expected to satisfy'
approxiuately 12 percent of the trc-year potential for families and about 15
percent of the trc-year 1rctential for the elderly. There have been 7O5 unitrs
of Section 221(d) (3) BQIIR housing completed in the Miami Hl{A. This program,
nov inactive, is similar in eligibility requirements to Section 236. These
unit.s experienced satisfactory absorption and have uaintained full occuPancy.

hrblic Housing and RenE SuppLement. Both of these programs serve
essentially the same low-income fanily groups. The primary differences
arise frou the manner in wtrich net income is computed for each progran and
from other eligibility requirements. The annual occupancy potential for
public housing in the Miami Hl{A is estimated to be 41325 units, 21675 units
for families and 11650 units for the elderly. As shorn in table II, abouE
slx percent of the frmilies and a third of the el-derly who qualify for
public housing also are eligible for Section 236 housing.

Under the somentrat rcre restricEive rent supplement Program, there
is a potential for 11130 units annual-ly. Al-l of the families wtro qualify
for rent supplements also are eligible for public housing. There are 587
units of rent supplement housing in Dade C..ounty. No units are currently
under construction or planned.

There are 51946 units of public housing under the management of the Dade
County Housing and Urban Development llepartment. Of Ehis total, approximatell-
31246 units are for families and 2r7OO units are for the elderly. Vacancies
in public housing units are negligible and there is an extensive waiting lisE'
especially for accomodations for the elderly. The Dade County Housing and
Urban DevelopoenE Department is planning to construct abouE 2,OOO additional
units of public housing (of which approximately 30 percent will be for the
elderly) and have selected the sites for 2rOOO additional units but have not
been given funds. If these units rrere to be completed they could be expected
to satisfy about 4O percent of Ehe annual family potential under public housing
and less than 30 percent of the elderly potential. A continued influx of
elderly and low-income farnilies (primarily Cuban refugees) into the HMA during
the forecast period can be expected to generate additional needs for low-rent
public housing.
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Sales Harket

The sales market in the l{iani HHA tightened frou the earLy l960's up
to 197O, as reflected by Ehe dectine in the vacancy rate' uhich ms 3.O
percent in t96O and l.L percenE in 1970. This trend has continued through
the last year and a half sith the homeourrer vac:rncy rate at an estiuated
O.9 percent as of July 197L.

The volurre of singLe-femify construction has increased yearly since 1966,
eith a narked increase in the past year and a half (an increase of about 15
percent over t969). Builders have indicated that this large ntuber of houses
is being absorbed satisfactorily, especially houses priced under $35'U)O.
There have been indicatsions, brever, that homes priced in excess of $5O1OOO

are taking a somentrat l-onger tiue to sell than in the past, vtrich reflects,
in part, the increased construction of high-priced condominium units, but
thich is rcre a result of slowed economic prospects in both the local and
national econonries. The recent market for single-family sales homes has been
narked by a rapid increase in prices resulting frou the increased cost of
labor, land, and materials. Frou 1967 to [97O, the average price of a new
single-fanily house increased by mre than 33 percent, despite the fact that
about 45O houes sere financed through Section 235 in 197O wtrlch lncreased
buildlng levels ln the low-price ranges.

Lor- to rcderately-priced sales housing is currently being constructed
in Carol City in the northern portion of Dade County, as well as in the
western North Kendall- Drive area on the west and Perrine to the south. Some

developers, particularly to the souEh and southwesE of the ciEy of Miamir trr€
utilizing towrrhouse develolments in order to lessen the cost of land and land
development. Higher priced houes continue to be built along the southern
coast, south of South Hiami and to the northwest in Miami Lakes.

The market for used homes is currently very strong in Ehe Miami HMA.

The increasing cost of new homes has made existing homes Bore aEtractive to
fanilies with rcderate incomes. C.onpetition for existing homes is increasing
despite rapid appreciation in prices in recent years. Foreclosures on homes
have declined from the high levels of the early and nid-196o's to a virtually
negligible rate during the past year and a half.

Condoniniums. This type of development has been a fairly recent innova-
tion in the Miami HMA, with a large increase in the number constructed during
the latter l96O's. As coupared with rental unl-ts, these offer many benefits
to the buyer (i.e., tax relief, constantt mortgage pa)ments rather than
increasing reDts, a Florida homestead exeuption).

There are approximately 22r0f)O completed condominium units in Dade
County, and the number has been increasing at the rate of nearly 4r3OO annually
since 1966. Virtually all of the condominium units are in multifanily struc-
Eures. Most of the developments are located on Miami Beach and along the north
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portton of th€ nlnland coast, ln effect joinl.ng slth condalnlur developnerrts
Ln gdrthera Bmrd C.ounty. The large nrnber of unsold units at the current
tire ls attrlhrtable to the aneesslve nruber of unlts nhl.ch uere started in 1969
and have ce onto the rartet Ln the past tm years. Tte current nrtet is
atrong ln the price range belr $3O'OOO, but i-s soft {n the ranse above $I}rOOO.

Al.rcst slthout erception, the condolnirn nartet is alred at retired couples
and indtvtduals. In thl.s respect, condminirrc drr from gfts srile -rket as
lurury rentaf units. Ihrrtng the lnst eight yeiars, the corblnation of condoninlun
units and luxrry rental units conatnrcted has constLtuted about 45 percent of
all nonsubsldlzed nrltifa-fly constrrrction, vith only a slight annual variatlon
frm that average. As condorLniun constnrctlon has lncreased recestly, the con-
stnrctLon 6rf frr-rrryr rental unLts bas decreased.

Because g[s {arend for condminirm 'nits has been generated by out-of-state
retlrees, It Ls rcre dePendent ulnn national than local econoic factors.
Ehlle these erteraal factors are eqrected to result in an increase in the demnd
for condorloluns, the current vaca.ncy sltuatlon (partLcularly in hl.gher-prlced
unlts) suggests that constnrctlon levels sltghtly belov the average of recent
years rcul.d be advlsable in order to insure a balanced m.rket situation. It
muld be prudent if abqrt 45 percent (3r5(X) writs) of the trc-yea,r {arand rere to
be coqlleted durlng the fLrst year of the fore-ast perLod, leawing the renalning
55 percent (4r3U) unLts) for the second year.

Iiental llartet

The reotal nartet in the llla'.i EllA strengthened conslderably during the l95O-
1970 period, as increased in-nlgratlon, especially slnce 1953, resulted in rapld
absorptlon of nevly-butlt apartuent unLts, as rell as occupancy of vacant unlts.
RenEer vacancy rates declined frm 1.3.8 percent tn 196O to 5.2 percent ln 1.970.
Although vacancy ratea have lncreased slightly during the past year and a half
(to 5.3 percent), the rental narket ls, nevertheless, jtrdged to be in a sound
condltion.

A recent decllne ln rental Eultifnmlly bulLdlng activlty has resufEed frou
tlght Doney and rlslng lnterest rates as well aa an Lncrease in condonlnlun bulld-
lng. The decllne in the constrrrctlon of utrl.tlfnmLly rental unlts has been most
notlceable ln the lurtrry rent range. Elgh-rlse projects accounted for approxi-
natel.y 28 percent of all urltlfem{ ly starts frm 1953 through L967, but accorurted
for only ebout flve percent of all mrltlfa-lly starts ln 1969 and 1970. Thls
mul.d appear to be appropriate, horever, nhen lt is observed thats condonlrrtrrm
conatructlon hae lncreased nartedly durlng the latter 196O's, and both condo-
nlnltrus and lunrry high-rlse rentals draw thelr occupants from essentl.ally the
BaEe type of elderly retlred couples or lndlvlduals. In vlew of the current
narket situation,lt ls reconnrended that the percentage of the nonsubsldlzed
crltlfanlly constrrrctlon rhich ehould repreaent condomlnlrrm5 41d lu:nrry rent,al
trnlte (ntrich approxLnated 45 percent durlng the past elght years) should be
nalntalned at about @ percent.
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The renaining segrents of the rental- rnarketr both lorr and mderate rent
classes, have reuained firu rriEh demagld strong despite a rapld increase in
rents. Absorption of these units is nore dependent trpon local market factors
than ls the case for luxury high rent and condonini,rn units. The rcdera[e
rent projects (one bedroom for $l7O a mnth and up, and tvo bedrooos for $2lO
a rcnth and up) are being constructed to the sor.rth and southuesE of the city
of l{iali in the Kendal 1 and South Miami secEions, as far south as flouestead,
ald into tshe suburban areas west of Miani. l,ower-priced renEal units are
being constructed close to and in Ehe city of l{iani, principally in smalLer
projects. Sone deveLopers have noted prrcbleus rlth a lack of available zoning
in certain areas and sater and serrer difficulties, priuarily Lo the south of
l{iani.

Past trends and current conditions indicate Ehat the uajority of rhe dqand
during Ehe forecast period sill be in the low and mderaEe renE rariges. Demand

for luanry uniEs sill be tov, as condomininn develolmenEs continue to garner
a large segnent of rhe eLderly retired market.

Econonic. Dmgraphic . and Eousine Factors

The anticipated annual deuand for new, nonsubsidized housing units is
based u1rcn the employment, incoue, population, and housing facEors discr-lssed
below.

Emplonment. tlonagricultural wage and salary emplolment reached 5O4r7OO

in 1970, an increase of 27r4fr jobs annually (8.1 percent) since L964. BoEh

manufacturing and nonmanufacturing euploynent increased significantly during
this period. Nevertheless, increases in nonmanufacEuring enployuent account.ed
for nearly 85 percent of Ehe increase in wage and salary emplolment.

General increases EhroughouE Ehe manufacturing sect.or of the economy,
led by a significant i.ncrease in employment by apparel and textile producers,
enabled manufacEuring employmenE to increase aE a nore rapid rate Ehan wage

and salary ernplolment as a whole from 1964 to 197O (9.1 percent as opposed
to 8.1 percent.). During Ehis period, nonmanufacEuring enployment also showed
stronB increases throughouE the enEire sector. Enploynent increased by an
annual average of 5.2 percenE or better in all nonmanufacEuring industries
with increases in construcEion, services and transporEation, comunication,
and utilities exceeding growth in the other segments. The combination of
galns in Ehe peruanent population of Ehe HMA, as well as an increase in tourism
was Ehe prime cause of increased employment in the nonmanufacturing sector.

Declines in the national economy have resulted in slowed employment growth
in the Miami HMA recently. Data for the twelve-month period ending March 3I,
1971 showed an increase of only 161400 wage and salary employees (3.3 percent)
over the previous twelve-month period. Emplolment declines in fabricaEed
metal product.s and transporEaEion equipment, much of which occurred in defense-
connect.ed coupanies, offset smaller gains in oEher sectors of manufacturing
to produce no net employnent gain. SimilarIy, nonmanufacturing employment
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gains h,ere lower for the twelve-month period ending March 31, 1971 than the
average annual increases from 1964 to 1970. Much of Ehe recent decline in
the rate of increase in nonmanufacturing employrnent can be attributed to
employment losses in contract construction, primarily cournercial construction.
Additionally, Ehere were declines in the rate of growth of transportation'
corurunication, and utilities and employment by hotels. In addition tothe
decline in hotel construction, part of the decline in employment by hotels
ls the result of hotels employing caterers rather than using a full-time
kitchen staff.

Wage and salary employnent increases are expected Eo average 2l r5OO jobs
annually during the next two years, or only about 75 percent of the average
annual Lncrease recorded from I954 to 197O. Overa11, manufacturing employment
is expected to contribute litt1e to this anEicipated emplo)ment increase.
Both the transportation equipment industry and the apparel lndusEry are in
a fluid sEate, with the former heavlly dependenE upon defense spending and
the latEer faclng stern competition from foreign producers. In view of Ehe

fact thaE these tuo secEors combined comprise about 30 percent of all manu-
facturing emplolmrent, prospecEs for significant increases in the manufacturing
segment uould not appear to be favorable. Nonmanufacturing employment increases
are expected to be somewhat below the average annual incremenEs recorded during
the 1954-1970 period, but above the most recent annual increments. A Ieveling
off of employment in the consEruction industry, followed by a sllghE increase
during Ehe latter half of the forecast period, as well as continued employmenE
increases ln oEher segments of nonmanufacturing are expected to result in
increases in excess of 2OTOOO a year in nonmanufacEuring employment.

Income. The median annual incoue of all familles in Ehe Miami FMA as of
July 1, 1971 was $8r3OO, afEer deducting federal income tax. The nedian afEer-
tax lncome of renter households of ts,o or more persons was $61050. Both all
fanily and renter incomes increased by about 2O percenE between 1968 and 197I.
This increase is mosE noticeable in Ehe decline of the proportion of families
wlth incomes below $4'OOO and the increase in the proportion of families with
incomes above $15'OOO. Another importanE factor is the large number of retired
people in Ehe Hl,lA who have assets that are noE included in annual income data.
This fact tends Eo expand the buying capacity of families in the Miami HMA

beyond Ehat which would normally be expecEed upon examination of table IV.
This effecc is most noticeable in the Beach submarket where nearly 5O percent
of the population is 65 years of age or over.

Demographi c Factors. The population of the Miami HI'{A reached an esti-
meted total of 11323,300 persons as of July 1-, L97L. This re flects an annual
average increase of 441400 persons (3.5 percenE) since April l, L970. From
April 1960 to April 1970 the populatlon of Dade County increased from 935,O47
persons to 1r2671792 persons, reflecting an annual average increase of 33,275
persons (3.0 percent). The rate of growth varied widely over the decade.
Wtren the Cuban airlift was at its peak between 1950 and 1972, the population
lncrease was about 50r0OO a year. In the mid-years of the decade, 1962 to
L957, when Cuban i-n-migration was minlmal and there were concert.ed efforts
to relocate refugees in other sections of the country, the average annual
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population groyth sas about 22rOOO a year- There has been an acceleration
of irnigration ever since 1967, as the refugee airlift resrmed and as the
DoveilaDt of the elderly frorn the north into the lliami area, attracted by
very extensive high-rise condominiru develolnnents, increased. Betseen 1967
and the 197O Census, grrth averaged about 41 ,(X)O a year and it has been
smshat greater since.

The poprlation of the llainland suharket of Dade Courrty increased from
8621347 persons in 1960 to 111641581 persons in 1970. This change of about
3 r2fl persons annually resulted frou a net natural increase of about 9'2OO
persons annuatly and a net in-migration of about 21r(XX) Persons annually-
About 85 percent of the in-ni.grants rere Grban refugees. Poprlation increases
in the llainland suharket rere quite general throughout the suhrrhan areas;
a lesser rate of lnprlation increase yas reported for the city of Hiani-
Since April 1970, population increases in the Hainland suharket of 42,t1gg
persons annually (3.6 percent) have exceeded the 196O-197O rate of population
grouth, but are consistent uith population gains recorded during the 1965-
197O period.

The population of the Beach suharket increased by about 3'025 Persons
annually fron 1960 to 197O. Because oi the large percentage of elderly
couples and indiwiduals in the Beach submarket (the t97O Census figures show

that about 47 percent of the population was 55 years of age or older) there
yas a net natural decrease (excess of resident deaths over resident births)
fron 196O to l97O of approximately 4r2fi persons annually. Since April l-97O,

a slowed rate of in-nigration combined rith a continued increase in net natrural
decrease in the Beach suharket \ave resulted in a slorrer rate of population
increase. The estimated current population of 1()516()() persons rePresents an
annual increase of about 2,OOO persons (1,9 percent) since April I97O' compared
with the 1960-1970 average annual increase of about 3,0.25 persons (3.5 percent).

Population increases in the HHA during the forecast period are expected
to averege about 42'OOO persons annually, or slightly above the annual raEe
of growth fron 196O to 197O (3.1 percent as conpared tso 3.O percent), but below
the estiuated 1955 to 1971 rate (3.5 percent annually). This estimate is
predicated upon an anticipated slotrer rate of economic expansion during the
forecast period than during the 1955-1970 period which is expecEed to reduce
in-migration to the HMA. Population increases in the llainland suhmarket are
expecEed to account for about 95 percent of the total population increment
during the forecast period.

The number of households in the Miani HMA increased from 308'325 in April
196O to 428rO35 i" lprif fSZO, an annual increase of abouE 11r95O (3.3 percent)-
Since April 1970, households have increased at the rate of 15r5OO annually
(3.6 percent). Household gains during fhe 1960-197O decade occurred at a more
rapid rate than did population increases. This lowered the average household
size in the Miami HMA from 2.98 persons in 196O to 2.91 persons in 1970. This
decline in household size occurred in spite of the fact that the large number
of Cuban refugee families had femily sizes in excess of the 1960 average.

I
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A slosed rate of ecorrcnic expansion during the forecast period is
eqrected to reEard the rate of househotd gain during the forecast period
(3.4 percent annually coupa.red rith the 1965-1971 annual average of 3.6
percent); however, the expected annual grovth of t 5r4OO households is only
sttghtly belos the 1955-1971 annual average.

Housinp.Factors. There $ere an estinated 47312o(J housing units in the
Uianf nftA as of .f"fy l, 1971. Ilespite increased levels of dmlition during
the nld- and latter-1960rs, a significant increase in the ntmber of housing
units constructed during this tine enabl.ed the bousing inventory to increase
at a rcre rapid rate than during the early l.95ors. As shosn in table VI ,
about 85 percent of the 1971 houslng inventory is located in the l{ainland
suharket, altbough the construction of high-rise apartments and condominiums
resulted i. . -." rapid rate of grorth of the housing inventory in the Beach

suharket (3.3 percent annually) than in the l{ainland suharket (2.6 Percent
annually) during the April tg6o-July 1971 period. The housing inventory in
rhe enrire t{iami Hl{A Lncreased by about L24' JU0.- units from April 1950 to July
1971. This sas acconplished through the constnrction of about 167'8()() units'
the addition of 7 r2@ nobile homes, and the Loss because of demlitions or
other causes of 5O'7OO units.

There rere about 1Or8oo units under construction in the Miani HHA on
July 1., 1971. Of this number, about 2r20o uere single-fanily houses and

8r6m were multlple unit dwellings. Included in the 8r6OO uultifaily units
under construction were 45O units of Section 236, about 3r(XX) condominium
units, and 5115O nonsubsidized rental units.

As ueasured by building permitsrl/ rr", private residential construcFioJr
activity increased uarkedly during the 1964--971 period, as compared sith Ehe

1960-19a3 period, which coincided with a substantial increase in in-uigration.
All of this increase resulted from increased levels of rnultifamiLy construction
(both condominium and rental units), since the combination of single-family
and duplex permits issued annually declined during the 1964-1971 period Eo

"pp.o*irateLy 
75 percent of the average 1960-1963 level-. The decline in multi-

fanify peruits issued in 1970 reflects not only a slowdown in condomipirrm
construction compared to the high level of 1959, but also has resulted from
a slzeable drop ln permits issued for multifanily rental units. High-rise
rental constructlon has declined since condominium develoPments have become

tnore popular; however, the decline in low-rise construcEion in 1970 was a
consequence of a tight Eoney market, Idater and sewer difficulties, zoning'
and high interest rates rather than of an indication of a softening market.

There were about 25r8OO vacant units in the HMA as of July 11 1971, only
slightly below the April 1970 1u".1, b"t substantially below the April f960
tevet of 4Or6OO vacant units. Less than 2O percent of the decline in vacancies

Lt Building permits enuxnerated in table VII are estimated to cover all
residential construction in Dade County.

l
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from 196O to 1971 resulEed from a- <lecreasc in other vacant unitsl/. The
najority of the decline has resulEed from a decrease in available vacant
uniEs, reflecting Ehe iuprovement in the Hiaqi housing markeE during the
f960-197t period. The sales vacancy rate declined frou 3.O percent in April
196O to O.9 percent in July 1971. Sisilarly, the rental vacancy rate has
dropped fron [3.8 percent in April 196O to 5.3 percear in July 1971. The
decline of both homeosner and rental vacancy rates is reflective of Ehe rapid
increase in in-migration Eo the Hiani HllA beginning in the early 196Ot s, as
sell as the low levels of residential constnrctsion from t95O to 1963. Table
VIII presents vacancy characteristics for the Hiami EHA during tshe 1960-1971
period by submarkets.

llobile llones. There sere about 13165O nobil-e homes in the Miani HHA
as of JuLy l, 1971, reflecting an increase of about 610 mbile homes annually
since April f95O. In recent years the increase in rcbile homes has been in
excess of 7OO units :rnnually. Hobite homes have increased only slightly as
a Percentage of the total housing inventory, from trc percent in L96O to
three PercenE in 1971. The najority of the rcbile homes are located in parks.
Ifhil'e rcbile houe parks are located throughout the entire Hl,[-A,, local zoning
regulations have concentrated recenE mbile home park construction in the
southern lnrtion of Dade County in the Homestead and Florida City areas.

Older mbile houe parks in the HMA charge entrance fees (usually from
$2OO to $3OO) and relnrt few vacancies. Nerer parks are almst exclusivelyrrcaptive parksrr, wtrich require the prospective resident to purchase the rcbile
home frou the park owner. Vacancies in these newer parks have increased
recently as greater nrrmbers of spaces are being constructed, however vacancy
levels are not. approaching excessive nrrmbers ai present. Rents for spaces
in rcbile home parks average fron $6O to $ZS mnthly, rrith soue spaces renting
as low as $5O a nonth and others in excess of $ZS a month. parks generally
include recreation areas, playgrounds and a pool, sone also include a golf
course. Prices for the average mobile home (twelve feet by sixty-five feet)
range fron $7,OOO to $8,OOO.

It is estimated, from projectecl cconomic and demographic conditions,
and recent mobile home trends, that the l,tiani HMA can successfully absorb
about 7OO mbile homes annually during the forecast period. Erom this projected
denand for rcbile homes and in view of the vacancy situation irr rmbile home
parks, it is estimated that the demand for spaces in nobile home parks rrill
approximate lr3OO sPaces during the trao-year forecast period (650 a year).
Host of this denand will be concentrated in the $60 to $ZS a nonth rent range.
Satisfaction of the expected demand also will require that prospective mobile
home parks include the anenities (pools, recreation areas, Lt..i and design
features wtrich are currently being employed by new mobile hone park developers.

Includes vacant seasonal units, dilapidated units, rrnits rented or sold
awaiting occupancy; and units held off the market.

I
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Table IA

Estinated Annual Deuand for Sales llnits

Julv 1. 1971-Iulv 1. 1973

A. Sing1e-f@il.v Sales lInits

hice clbss

Ilnder $22r5(X)
$22r5OO - 24t999
2sr(Xrc - D,ggg
3O,(XX) - *rggg
35rqrc - 39,999
@r(XX) and oner

Total

ilg
total.

3fl)

617OO

Percent
of total

f,
1,
I,
I,
t,

5(x)

850

o5()
qx)
(xx)

22
t9
L6
15
15
t3

100

B. Gordminiums
Nrrnlrgf g;

bedrooms

Total
I or less
2 or rcre

Mainland
I or less
2 or uore

Beach
I or less
2 or uore

Total

, 3.900
21425
1,475

2.90()
L,775
L,125

l.ooo
650
35,O

Under
$25.O(x)

I .575
1,575

L,225

350

Over
$^q.ooo

850

300

Under
$ro.ooo

975

975

775

200

Over
$30.ooo

500850

500

350

150

550

al Estinated demand for single-family sales units will be almost exclusively
for Mainland sub,market.

I



I Table rB

Bstirated Aonual Derarrl for ilonsubsidiTed Bental Eousine
lliani. Florida. Eqrsing llarket Area

Julv l. 1971-.Iulv 1. 1973

EIA total

Urder $tso
$15o - 169
170 - 189
190 - z{Jl'
2LO - 229
230 - 249
250 - 269
270 - 2,9
29O and over

Total

Urder $15O
$15o - 169
170 - 189
190 - 209
2to - 2E
230 - 249
250 - 269
270 - 289
29O and over

Toral

rcnthlv reatg/ EfficLencv

*s
L25
70

540

Effictencv

-

465

Bfflclencv

75

&re
bedroom

570

Itp
bedroons

Itrree or lnore
bedroms

frree or uore
bedrooms

130
100

65
45

ltrree or rnore
bed

Gross

Gross

L,.26(J
1r345

575
2N
L75

Ir060
1r135
. 485

200
145

Beach suharket

3r595 312OO

ltrc
bedrooms

ftro
led:Lg.

80()
I,O5O

590
330
240
190

l2;
165
95
50
40
30

505

r.30
10()
80
5()
95

t+65

Gross
rcnthlv ren89/

ItaLnlard suharket

&p
bedrom

345
85
,: 67;

885
495
280
200
tao_

3rO25 21695
75

415

no,Jrthtv renty'

Under $17O
$r.70 - 189
190 - 209
2to - 229
230 - 249
25O - 269
27A - 289
29O and over

Total

40
,:

200
2LO
90
40
,:

1;
15
20
50

gl Groga rent tnchdes contract rent plus the cost of utlLittes.

I

One
bedrm



1

Sectlon n@l
excluslvelv

Eable II

f

Fanlllea eltgtble
for both DroEreDE

75
100

0

350

Publtc houaing
axclusivelv

-

Tota1 for
both Drorrens

F
Ju

A. FamlLiee

1 bedroon
2 bedrooms
3 bedroons
4t bedroonE

Total

B. Elderlv

Efflclency
L bedroon

Total

425. .

2,50cE,1

235
750
525

375
975
725

775

685
1 ,825
1,250

1,250
675

L.925

240
1,750 11spr

665
4 1425

L25
150
275€t

200
55e/

325re/
a/ Eetlmates are baeed uPon regular lncome llnlte.
I-7 approxlmately tr{ro-thi;ds of these fanllleE alEo are ellgtble under the rent auppleuent PrograD'

E7 eiiu"artons and comrlrnenrs under sectlon 202 are being converted to Sectlot 236,

E7 di of the elderly couplee and indlvldualE aleo are eltglble for rent euppleoent Palments'



Table III

Nonasrtcultural Waee and Salarv Emplovment bv lnduatrvg/
Matmt. Flortda. HMA. [954-1971
(Annual averages tn thoueande)

L964

339.9

50.1

(18.0)
23.6
72,L

(L7 ,7 )
43.5

( 7.8)
( 35.7 )

4r2
218
719
4r4
9.3
7,4

13,5
517

16,2

377.8

27,9
49,9
3I.5
97,7

(13.4) (

4,2
3,2
9.3
5.2
8.0
7r2

16.0
614

19.7

413. 1

77,L

4.1
3rz
7r4
5.6
6.8
7rz

L6,2
6.8

19.8

1965 L966

363.6 385.5

54.6 59.5

L967 1968 1969 1970

409.3 449.2 484.0 504.7

63.7 7L,4 76.6 77.4

lbelve montha endtng
March 31

1970

4e0.3

77,2

197 1

505.7

3.5
2r6
Or)
314
6.9
7,4
8r2
5.1

11.0

Total wage & salary employ.

Manufacturlng

Furntture & flxtures
Stone, clay & glaes prodo
Fabricated metal prod.
Machlnery
I?ane. equlpment
Food & ktndred prod.
Apparel & other texttle prod.
Prlntlng & publlshlng
Other manufacturlng

Nonmanufacturlng

Contract constructlon
Trans.l comrno, & uttls.
Who1eeale trade
Retall trade

Food
Eatlng & drtnktng placee

Flrl. r lns., & real egtate
Servlces and mlsc.

Hote 1 s

Government
Federal
State and local

309.0 325.L 345,6 407.4 427.3

3.3
2.4
6.3
3.1
5.9
lo5
7.0
4.9
9.8

289.8

2L,4 23,9
35,2 37,4
24,3 25,7
69,7 73.7(im) (iT;i) (

3.
7,
lt
9,
)r

L2,,

3.
1t
6,

23,.9
39,6
27,3
76.8
Tiidr

3
2
6
3
9
7

10

8
)
6

9
9
4
5
4
5

)r
13.

7
3
I
I
6
6
9
5
4

a

a

a

a

a

a

1

1

a

32,

25
31.
06

(2
5

7
0
7
6
7
0

7

2,
)r
1.
4,

4
3
8
,
8
7
)
6
I

1

2
6
6
0
3
2
I
6

4
3
7
)
7
7

16
5

19

2
2
4
0
3
3
7
2
3

5
9
6

0
0
3

7

23,.6
45,4
29,6

54.
33.

33

33

6
8
2

32,.7
56.3
35. 3
98.5

(15.3)

429.6

a

)Jr
I
4
6

32.
56
35

5
8
8

99,,2
( 15.3)
(26,4)
33.0

115.0
( 23.0 )

57.4
(1I.4)

(19.6)
24.7
77,6

( 18.7 )
46,6

( 8.0)
(38.6)

2) (24,3
1 28.8
5 97,.7
5) (22,3
I 54.3g) (10.3
2) (44.0

32,
1!.4.

) (23.
57,.

) (l1.
) (45.

94.5
(L4,7 )
(25,7 )
31.5

108.8
(22,4)
56. I

(11.0)
(45.t)

80 93,4
14.5)(

( 20.
26..
82,

( 19.
50.

( 8.
(41,

)

)

(2L
27
86

(19
53

(9
(43

1)
1

0
2)
4
9)
s)

(

I

a (26,)

)

)

gl Componento may not add to totals because of roundlng.

Source: Florida Departulent of Commerce.

) (1
)(4 ( 46.0 )

a

a

a

a

a

a

n

a
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Table IV

E Per n

tlMA Total

str I

After-tax
lncome

A11 farnll1es
1968 1971 1968 197r

,== =M?ln1and=rulmarFct . .. -,ffiffi
Under

$ 4ro0o
5r0oo
6r000
7 roo0

$ 41000
_ 4rggg
- 5 rggg
- 6 rggg
- 7 1999

Medlan $6r900 98,300

22
8

L2
9

10

I
7

11
6

J
100

$5r950 $8r375 $6,150 95r75o 96r925

23
9
9

10
9

36
13
t2
10

8

28
11
IO
t0
I

35
15
L2
10

8

24
L2
L2
10

9

IL7
7
8
8
8

I
7

L4
9lr

100

5
7
9
I
I

29
I
7
6
6

6
)
9
6

Jll
100

36
9
7
7
6

6
4

7
6

11
100

5
1@,

I
100

94,350

36
I
I
7
6

)
4
7
,

J.l
100

95,Eoo

47
I
I
7
6

5
3

3

9,000 - grggg
9r000 - g,ggg

10r000 - L2r[gg
12r500 - 15r000
151000 and over

Total

9
7

11
)
8

100

7
7

L4
9

_t!.
100

6

3
6

3
3

100

$5,02 5

6

6

I
5

J
100

$6,o50

5
5

'6
2

'2
100

$5r025

7
6

l0
)

2l Excludee 6ns-peroon renter houeeholde.

Source: Estlmated by Houelng Market Analyst.



Populatlon

-

HMA total
Malnlend eubmarket

Mlaml
Beach submarket

HoueeholdE

HMA total
Malnland eubmarket

Mlamt
Beach eubmarket

Aprt I
1960

935.O47
862)347
29Lr688
72r7OO

308.325
2741845
107,825
33,480

Aprt I
I970

L.26 7,792
1r 154r591

334,859
103r111

Table V

July
L97L

I . 323. 300
Lr2L7.700

341,300
105, 600

33.27 5
30 r 250
4,3oo
3 tO25

44.400
42r4oo
5r 150
2r000

Averese annuel chanEeE/
1960-1970 1970.1971

)
429.035
3741897
120r 393
53, 138

447.400

-

392 r 300
122r300
55, 1oo

15.500
13, goo

1 ,500
1,600

1 I .950
10,000
1t250
lrg5o

gl Rounded.

Sources: 1950 and 1970 Ceneueee of Houstng and Populatlon and eettmatea by Houelng Market AnalyaE.

Component



Tabte Vf

lYerds in tlousehold Tenure
l{ie-i. E lorida- Housins Harte t Area

Aprtl 196O - Julv 1971

Itainlard
suharketIenure

April. 1, 1960

Total housing inventory

Occupied units
Owner-occupied units

Percent of total occupled
Renter-occupled

Total vacant unlts

April l, 1970

Total housing inventory

Occupied units
Onner-occupled unlts

Percent of total occupled
Renter-occupied units

Total vacant units

Julv 1.1971

Total housing inventory

Occupied unlts
Onner-occupied units

Percent of total occupied
Renter-occupied

3O4-7t$ t&-zo(J 3t{a.946

2g,9OL LO|72O mr62L

392.027 61.888 453.915

274.845
L'l4,953

63.TT
99 1892

374,897
2L9r45O

58.52
L551447

392.300
229,9OO

58.57"
L62r4OO

Beach
submarket

33.48o
8r 15O

24.37"
25r33O

53.138
121 110

22.92
4L1028

55.100
13r5OO

24.57"
41r600

E.{A
total

3o8.J25
183,1O3

59.42
LU1222

4?a-o35
23L,,560

54.17,
L961475

447.4OO
243r4OO

54.37"
2O4rOOO

17, l3O 8r75O 25r88O

409.300 63.900 473.200

Total vacant units 17,OOO 8r8OO 25r8OO

Sources: 196O and 1970 Censuses of Housing and estimates by Housing Market Analyst"
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Table VII

Prtv te

Ls62 1963 Ls64 Ls659l Lg66 Ls67 Ls689l Ls6glJl Lslogl

HMA total
Slng Ie -faml 1y
Multtfami ly

Malnland submarket
Slng Ie -f aml ly
Multlf aml ly
Mlaml
Single-family
Multifamlly
Remainder

- Slngle-f arolLy
Multlfamlly

Beach eubmarket
S lng le -f aml Iy
Mult lf eml ly

Excludee
Exc ludee
Excludes
Excludes
Exc ludee

10, 235
4r594
5, 651

8,070
4,544
3,526
L 1696

223
L r473
6 r374
4r32L
2 ,053

2rL65
40

2rL25

L3.L47
31677
9 r47O

LO r472
31652
6r820
2 ro5g'

187
I 872
I 4L3
3 46s
4 948

2r675
25

2.650

16, 316
3r818

L3 1244

L21498
3 1798
9 1243
31602

151
3 r45L
g r43g
3 t647
5 r792

3 r275
20

3r255

,L31757
3roo7

10,750

907

20
2t
36
85
85
51

,035

2,850
20

2r830

L5rt62
3 1763

1Ir399

L2t78L
3,739
9 ,043
2 ,013

163
1r850

10r768
3t57 5
7 tL93

2 r 381
25

2r356

221302
4,733

L7,569

9
4
5 ,

0
0
0

,9
,1

,6.77
4, 98

'L179

2

2

50
06

844

7
7
9
I
8

19, I83
6 rgg4

L2rLgg

8,550
4,081
41469
L rg64

L92
L 1672
6 1686
3r889
21797

lr4Oo
25

1r375

798

,9
,0

1

,8
,8
,8

10
2

7
3

I

I

8
4
3
1

I
6
4
I

221762
4r947

17r815
2t7OL

152
2 r549

20 | 061
4)795

L51266

,943
,963
,880
,2L4
654

r 560
t629
,309
,320

548
576
972

3,802
26

3 t776

L7
6

10
3

500
07
93

2
4
5

8

52
31
2L2

7
2

5

I

1

I

4r009
33

3r975

1,340
2L

1,319

9l
b.t
9l
dt
el

approxlmately 2r900 publlc houstng unlts.
244 unlte of Sectlon 22L(d)(3).
lr59 unlte of Section 22L(d) (3 ).
150 untte of Sectlon 22L(d) (3).
518 unltE of Sectton 236,

Sou!ce6: U.S. Buroau of, the C€ntui, UotverEt ty of flortda, Buleeu of EconoELci snd 8u11dl[E R.at.rchi rnd D.d.
County Bulldtng Co@ls8lon,



Tabte VLII

Trerds in Vacancy
l{iili, Elorida, Housing l{arket Area

April !960 : tu!1 pfl

t{ainland
suhnrketVacancy ch4rqp tqiElag-q

Total vacant units

Available vacutnt
For sale

Homeosrrer vacancy rate
For rent

Rental vacanry rate
Otheruacrr,tg/

April 1. 197O

Total vacant units

Available vacant
For sale

Homeowrrer vacancy rate
For rent

Rental vacancy rate
Other vacant4/

Julv 1.1971

Total vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate
Other vacantg/

29.901

Beach
subuarket

rua
total

25-652
5,675

3"Oy"
19,977

13.82
L41969

13.389
2r5l$

L.L7"
10r832

5.27"
12r5OO

2(J,2O7
5,41-3

3.OZ
L4r794

L2.97"
91674

17.13C

9--8OO.
2r292

l.w"
715O8

4.62
7r33O

17.OO.O

5,tl45
?_62

3.12
5r183

17.w"
5r275

8.75q 25.880

9.900
1,85O

o.97"
8rO5O

4.770
7, lOO

3.580
256
2"1%

3,324
7.57.

5r17O

3,7oo
250
L.87"

3r45O
7 "6y"

5, 1OO

1_3_.600

2,1OO
o,97"

11,5OO
5.37"

12r2OO

8.8OO 25.8OO-

al Includes vacant seasonal units, dilapidated units,
awaiting occupancy, and units hel"d off the market.

Sources: 196O and
Analyst.

units rented or sold

197O Censuses of Housing and estimates by Housing Market

April 1. 196O

t
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