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Forevl.rd

As a publlc service to assist local houslng activitles through
ctearer understanding of local houslng roarket condltions, FHA
inltiated publlcation of its comprehenstve housing market analyses
early in 1965. t,Ihile each report is destgned specifically for
FHA use in administerlng lts morEgage lnsurance operations, it
is expected that the factual tnformatton and the findings and
conclusions of these reports wl11 be generally usefuL also to
builders, mortgagees, and others concerned with rocal housing
problems and to others havtng an lnterest in local economlc con-
dltlons and trends.

since market analysls is not an exaat sclence the judgmental
factor 1s lnportant ln the development of flndlngs and conclusions.
There wl1I, of course, be dlfferences of oplnlon in the lnter-
preEatlon of avallable factual lnformatton 1n determlnlng the
absorptlve capaclty of the market and the requlrements for main-
tenance of a reasonabIe balance tn demand-supply relatlonshlps.

The factual framework for each analysts is developed as thoroughly
as possible on the basls of inforruatlon available from both local
and natlonal sources. unless spectflcally identifled by source
reference, all estimates and judgments in Ehe analysls are those
of the authorlng analyst.
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AI{ALYSIS OF THE
I,IoNTGoIIEBL ALABAMA, HoUSING MArlKir"I

AS. OF SEPTEMBER I. 196l+

Suunary and Conolusions

The Montgomery Housing Market area (H}tA) derives the butk of its
economlc support 1'rom trade, service, and government activlties
which, cornbined, accounted fot 62 percent of all nonagricultural
wage and salary emplo5ment in July 196l+. Nonagricultural r.rage
and salary enrployment totared.5l+r580 in July 1954, representing
a gain of 7rl+5O (15.8 percent)since July 19!9. Nonagricultural
employment 1s expected to increase by 11210 Jobs annually during
the two-year period september 1964.-september 1966, somewhat belou
the average annuar gain.of about 11600 between 1959 and t96/+.
Unemploynent in July 196/+ eqr:aIed-3.0 percent of the labor
force, representing a steady decline fron 6n0 percent tn July 1959.

The current medlan annual income, after deductlng Federal income
tax, is about $5r300 for alI families and $3,750 for nonfarm
renter familles onIy. Projected L966 after-tax median income
figures antlclpate lncreases to $5r575 for all nonfarm famllies
and to $3r950 to renter nonfarm fanllles.

The nonfarm popr:.letion of the Montgomery Hl,lA totals approximately
l7'7r9}O.cr:rrently, indicatlng an annual increment of 31600 (Z.Z
percent) slnce April 1950. Nonfarm population is e:cpect,ed to
increase by 3r45O a year (1.9 pe,:cent) dr:rirrg the nert two
years to a total of 1841800 by Septenber 1966. Nonfarm households
cnrrently number l+8r)5O, a gain of 8gC (2.0 percent) annually since
April 1960. By September !966, there wi1l b6 about 5O,I5O ntnfarm
ho -iseholds in the HI,IA, an increase of 900 (1.9 percent) households
a year.

There are now approximately 511950 nonfarn dwelling u::its in the
Montgomery HI,IA, a net gain of about I,OOO (2.I percent) a year
since Aprl] 1960. The additlon of about 1,I5O new units annr:ally
vas partially off-set by losses of about 1jo a y€c, principally
by denolition. The bulk of neu r:nlts authorized (89 pe"cerrt)
since January 1960 have been single-fanily houses. untts authorized
since January 1960 in multiple-r.unlt structures totared 292.

The cu:rent honeowner vacanoy ratio is an estimated 1.3 percent,
about the same as the 1.2 reported by the 1960 census of'Housini.
The current renter vaeancy ratlo of 7.5 percent, is up fron the
5.1 percent ratio reported in 1950, Thc'present rantit yacancy
ratto 15 sonewhat abofe the 510'percent renter vaeaney ratlo Judgedto represent a balanced supply-dlmand relatlonshlp ln the Monf,gomery
rental narket.
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The narket for acw sales houalng has rsmalned |n good balance
slnce 1960. Although the bulk of now sales houses are eonstructed
on a speculatlve Uaifs, productlon has been geared cloeely to
narket demand. The r161ng number of rental vacancies has resulted
ln part fron an increase in construction of new rental "nlts., and

ln part fron an lncreasing nr:nber of existlng slngle-fanlly homes

belng put on the rental mirket. upgradlng of famillos to better
houslng aLso has had the effeet of lnereasing the number of rentel
,""*"I"" ln older unlts and ln eonverted unlts that are not eon-
petittve nith units ln neuer multlfanily structureS and stngle-
farully houses.

To acconnodate household growth and to per-rlt expected lnventory
and occupancy ehangcs, approxtrnately Lr25O addltlonal houslng unlte
a year uiff neea tI U6 aai"a durlng ths next_two years, of whle}r 975

wli] reprssent denand for sales houses and 2t5 n111 represetlt donand

for renial units, including L25 units requiring public benefits or
assistance financing. That volume is somewhat above the -current rate
of nev constructtonl The large tncrease suggested ln addltlonal
rental unlts dcrlvec^prlnelpally from the necd to replaee a sub-
stantlal nunber of units expectd to be lost through denolltlon '
The bulk of the logaes n111 be lower-rent units.

Denand for prlvately-owned r€nta} housing speelally deslgned for
the eldcrly ls very noderater probably not nore than about 1O unlts
annuallJ ,t tt. g1068 rents iequlred for sueh aeeonmodations.

'l .
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ANILYSIS OF TI{E
MOI\MGOMERY . ALABAI'IA. HOUSING MARKET

as oF SEPTEMmR 1. 146/.

Housine Msrket Area

The Montgomery, Alabama,Houslng Market Area (Hl'tA) ts aeftned as'belng
coter:mlnous dttr Montgonrery Cor.rnty (see roap on next p.ge). Montgonery
County is irregUlarly shaped and covers 790 square mlles. Actua.lly,
the geographtc area surroundlng Montgonery ln which houslng ls competl-
tlve excludes the southern portion of l,Iontgonery Cor:nty, but Lncludes
the nearby contiguous portions of lutauga and Elmora Counties. Recent-
Iy, some residential eonstmctlon dlrected toward the Montgomery housing
market has taken olaee ln Prattville, about 10 mlles northwest of Mont-
gomery 1n Autauga County. However, the bulk of the total populatlon of
the Montgomely area resldes ln Montgomery County. For that reason and
for reasons of statistical necessity, references to the HI'14 wtI1 be to
Montgomery County.

The Montgomery HI4A is located 100 m1les south of Birminghan and 195
niles noith of Mobile on the []s!sne River near the conf luence of the
Coosa and Tallapoosa Rivers. In the early days of MontgomerYl the
Alabama River, whlch flows south to Moblle and the GuIf of Mexlco, was

the prtmary transportatlon link. llontgomery reIlad on water transpor-
tatlon until shortly after the Clvll War when railroads began to serve
the area. Montgomery beeame the capltal of Alabama Ln LBI+|, a fact
which has had coaslderable lmpact on the growth and developr:ent of the
econory of the elty. In addition, Montgomery ts the county seat of
I4ontgomery County and serves as the trade and servlce eenter for the
south-central portlon of Alab'mo. Another factor which has had slg-
nificant lnfluence upon the charaeter of the HI"IA vas the locatlon of a
government flying depot at the present slte of Maxlell AfB ln 1918.
Sinee that tlmg Maxwell AFB and more recently Gwrter AFB, have become

lmportant Lnfluences ln the local econolry!

Most of the expansion of the Montgomery area has oecumed on the eastertt
and southeasterrr perineter of the clty. Thls pattern has developed prt-
mari\r because the land ln thls area ts at a sllghtly hlgher elevation
ttraa other avallable real estate and escapes the occasj-onaL floodlng of
the Alabana Rlver. The trend of growth and developrnent on the eastem
and southeastern perlneter of the clty ls expeeted to continue.
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Economy of the Area

Character and Hlstory

The economy of the l'lontgomery area derives the bulk of lts support
from trade, service, and government activities which, combined, accounted
for 62 percent of all nonagricultural wage and salary euployment in
July 1964. Government, the predomlnant economic influence in the area
and currently the largest employer, includes segments of Federal, State,
county, and municipal government employment. Montgomery is the location
of the State capital, MaxwelL and Gunter Air Force Bases, and serves as
the trade and service center for a large region in south-central Alabama.
ln additlon to the large number of civllian government employees, there
are nearly 71000 military personnel statloned in the area who are not
included in the employment data discussed in this analysis, but who con-
tribute substantially to the economy.

Trend ol Emplovment

The 54r580 nonagricultural r+age and salary workers in Montgomery County
reported by the Alabama Department of lndustrlal Relatlons in Juty 1964
rePresented an increase of 71450 (15.8 percent) over the 47r130 reported
in July 1959. The level of nonagrlcultural wage and salary employment,
as shown ln the table below, has been generally upward since 1959, with
the exceptlon of a slight loss between 1961 and 1962 which resulted
principally from a decline in constructlon enployment.l/

Non asr icultural Wape and Salary Employment
Mon teome rv Coun Ev . _41e!.er0e-_l-9.59.-:I-2-01,

Date Enploved

47,130
49 , o3o
50,930
50,840
5 1 ,980
54,580

Change from
preceding year

1,900
I ,900

-90
1,140
2 r600

JuIy 1959
1960
r 961
L962
r963
L964

il

It

It

lt

il

Source: Alabama Department of Industrlal Re[ations.

L/ Comparable employment data are avallable for the years 1959 to
1964 onIy.
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Employrnent in manufacturlng lndustries increaserj by 7/-O (Ll percent)
from July L959 Lo July 1964. The most substantial inerement durlng
this perlod ln number of enployees was made by the food and klndred
produets lndustrles which added 590 workers, a galn of l0 pereent. Tex'
tlIe and apparel lndustrLes lost 160 workers, a deeline of 2J peneent,,
the greatest experiencod by aqy manufacturing industry. l,lanufac-
turers of stone, cla56 and glass products reported a slight deellne in
employment of two percent. The lunber and wood prcducts and the furnl-
ture and fixturcgeategorles combined added 70 workers, a galn of five
percent. Employment ln the machlnery lndustry, except electrlcal, has
lncreased by 150 workers (2,,0 percent) slnce Juiy 1950 when lt was first
reported separately.

Employrnent 1n nonmanufacturlng lndustrles lncreased by 6r7I0 (1? percent)
durlng the July 1959-Ju1y 196/+ perlod. Greatest gains were made b5r ser-
vices, government,and eonstruction rrlth respeetlve additions ofl L16)0
(25 peresnt), I 1660 (L5 pereent) and I,760 (tB percent). The substan-
tial increase ln constructlon employrnent (see table f) was not a graciual
increase fron the 1959 leveI, but oceurred almost entlrely frorn JuIy
1953 to JuLy l96lt The bulk of thls galn 1s attributed to the start of
construction oa Interstate Highrray 85 in the l,lontgomery area and these
gains are not erpected to be dupllcated ln subsequent years. Employrnent
in transportatLon, conmunicationsrand utillties lnerea.sed by )5O
(10 percent); flninee, lnsurance,and real estate added 450 workers
(15 percent); and retall and wholesale trade showerl a substantlal galn
of Ir120 (10 percent).

Seasonal changes ln nonagrlcultrrral employment ln the l,lontgomery area
are not stgnlflcant. Only minor s,easonal variations exlst, wlth the
most substantlal difforencss occurrlng during the sprlng and the
Chrlstnas hoHday season. The buLk of these chaages occur in the
nonrnanufacturlng sector.

Principal Emplovers

Total nonagrlcultural employment ln JuIy 1954 was 66,850 workersr 8c-
cording to the Alabama Department of Industrlal Relatlons. Of this
number 54r580 were nonagrlcultural wage and salary workers. Manufac-
turing industrles provtded employment for 7,600, or 13.9 percent, of all
nonagrlcultural wage and salary workers, with nonmanufacEurlng workers
accounting for the renalnlng 451980, or 86.1 percent (see table I).

Employment in the food and ktndred products lndustry rePresented over
one-third of alI manufacturlng workers. Lumber and wood products tn-
dustrles employed 910 r.rorkers, I2 percent of all manuf acturing employees,
and stone, clay, and glass manufacturlng employed 880, 12 percent. The
textile and apparel, furntture and flxtures, and machinery (except elec-
trical) induetrtes each employed about 500 persons, or less than seven
percent each.
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Employment in the nonmanufacturing industries is domlnated by govern-
ment with 131080 workers, or 24 percent of aII nonagricultural wage and
salary workers. Trade, with 121670 employees as of JuIy 1964, accounted
for 23 percent; service industries wtth 8r130 workers accounted for 15
percent; and constructlon with 5r820 workers for 11 percent.

Unempl oymeqt

As oE July 1964, unemployment in Montgomery County was reported by the
Alabama Department of lndustrial Relations to be 2r090 persons, or 3.0
percent of the civilian work force. The July rate of unemployment in
Montgomery County has shosm a steady decline from the 5.0 percent re-
ported in July 1959, to 4.5 percent in 1960, to 3.8 percent in 1962,
to 3.5 percent in 1963, and 3.0 percent in L964.

Future Employment Prospects

During the September 1964-SepEember 1966 forecast period, the increase
in all nonagricultural employment is expected to total 2,500, or 1r250
additlonal new jobs annually. Thls projection does not qulEe match the
rate at which new jobs were added during the 1959-1964 period. However,
construction employmenE added a substanEial number of new jobs during
the 1959-1964 period, most of which were added ln [963 in connection with
interstate highway construcEion. The slzeable galns made in the last
several years by the constructlon employment category are not expected
to be duplicaEed during the forecasE period. Government employment, the
major economic influence in the area, is expected to follow the past
trend of moderate year-to-year galns during the nexE two years. Similar
moderate gains are expected in the trade and servtce industries.

Income

The current median annual income, after deductlng Federal lncome tax,
is about $5,300 for aIl nonfarm famtlies and $3r750 for nonfarm renter
families. ApproximateLy 25 percent of alI nonfarm faroilles have current
annual after-Eax lncomes below $3r000, 14 percent have lncomes above
$10,000, and four percent have over $15,000. Correspondlng percentages
for renter nonfarro farnllles are 37 percent, seven percent, and less than
two percent, all notlceably lower than for all nonfarm fanilies because
of the higher incomes of the hone buyer segment present tn the all-family
category (see table lI).

Projected 1966 after-tax medlan tncome figures antlcipate increases Eo

$5r575 for aIl nonfarm fatrillee and to $3rgSO for renter nonfarm farnilies.
A sllght upward shlft 1s foreseen throughout the lncome distrlbution
intervals for both all nonfarn farolltes and renter nonfarm famtlies.



Popu I at ion

Current Es'
Montgomery tMA totaled approximately 177,900 persons.
farm populatlon represcnts an annual incremenE of about

6

Demographie Factors

t lmate As of SepEember L964, the nonfarm population of the
The current non-
3,500 (2.2 per-

cent) slnce the April 1960 Census. In ApriI 1960, the nonfarm population
in Montgomery County totaled t61r989, which rePresented an average annual
addition durlng the l95O-1960 decade of 4,O12 Persons (3.3 percent) a

year. Rural farm populaElon declined during the decade by almost 9,900
persons, partially because of deflnttional changes.

Nonfarm Pooulation Growth ln the Monteomerv FIMA, 19 s0 - 1966

Change from preleding Period
Averase annual

Date

Apri I
Apri L

Sept.
Sept.

1950
1960
L964
1966

Population

12L,872
161,989
I 77 ,9oo
184,800

Total

40,II7
15,900
6,900

Number Percen tage

4,OLz
3 ,6oo
3,450

3.;
))
I.9

Source 1950 and 196O Censuses of Population.
1964 and 1966 estlmated by Housing Market Analyst.

About 15 percenE (27,000 persons) of the current nonfarm population ln
the tMA is directly dependent upon either Gunter Af,'B or l'laxwell AEB.

The total consists of 9r150 asslgned miliEary and civillan personnel
and 17,850 dependents of these personnel.

Future PopuIatlo4. Based on anticiPated trends in employmenE,
ed to Eotal
,450 persons

the
184,800

( r.9
nonf arm populatlon of the Montgomery Hl'lA is exPect
by September 1966, an average annual lncrease of 3

percent) during the two-year period.

Net Nat _f"cre"se a"d U.lgratlon. Vltal statlstlcs are not avall-
able for Montgomery County by rural farm and by nonfarm segtrents of
the population. However, data for the total poPulatlon are a valld
tndicatlon of the nef natural lncrease and mlgratlon Patterns for the
nonfarm sector of the populatlon. Durlng the 1950-1960 deeade, the
rotal population of MontgoEery county lncreased by 301245. Of thls
addltlon, net natural tncreaee (excess of births over deaths) accounted
for 26,509 and ln-nlgratton accounted for 3,916, or 13 Percent of the
total lncremenE.
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4gg. The proportion of the nonfarm population of Montgomery County in
the under 15 age group has increased since 1950. This is typical for
this group and is indicative of the increased birth rates after the end
of Wor1d War lI. Persons age 15-44 accounted for a smaller portion of
the population in 1960 than ln 1950 because of the reducted rate of
family formation and blrths that occurred during the depression years
of the t930-1940 decade, the lower blrth rates of the l920rs, and the
mortality of the war years.

The percentage af persons in the age group over 65 has increased since
1950, reflecting the aging of the population and the nationwide trend
toward increasing longevity. Most of the demand for special housing
insured under section 231 comes from persons age 65 years and over.
The distributlon of the nonfarm population by age is shown in the
following table.

Distribution of the Nonfarm Populatlon by Age
Montgolqegy, Alabaqa, SMSA, 1950-1960

Aprjl l9t0 Apr- L te6q
Age group Number P"rcent Number Percent

0-14 years
15-29 ll

30-44 il

45-64 il

65 and over
ToEaI

33,155
32,L7 L

29,006
20, t6 1

,1 )

26.4
23.8
L6.6

54,
35'
32,
27,

33.9
21 .8
20.3
I7.0
7.O

I00. 0

969
357
750
604

7.368 6.0 r r.309
Lzt,872 100.0 161.,989

Source: 1950 and 1960 Censuses of Population.

Househo Id s

Current Estimate. As of September 1964, there are an estimated 48,350
nonfarm households tn the Montgomery HMA. This represents an addition
of approxlmately 3,900 households sir-rce Aprlt 1960, or an average annual
lncrement of about 890 (2.0 percent)l/ Durlng the Aprll 1950 to ApriI
1960 decennial period, the number of nonfarm households rose from 331856
to 44,426, or an average annual additlon of 11057 (3.1 percent).

t/ The increase ln households between 1950 and
to a conceptual change f rom rrdwelltng unltrl
rrhouslng uni trr 1n 1950.

1960 was due in part
ln the [950 census to
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Trend of Nonfarm Household GrowEh
l'1on tqome ry tv. Alabama

1950- 1966

Chanee from prece dins period

Househo ld s To Eal
Averag e annual

Number PercentageDate

Apri I
Apri I
Sept.
Sept.

I 950
r960
t964
L966

33,856
44,42-7
48 ,350
50, I50

10, 57 1

3,923
I ,800

1,057
890
900

3.;
2,O
1.9

Source: 1950 and 1960 Censuses of Housing.
1964 and 1966 estimates by Housing Market Analyst.

Approximately 14 percent (6,850 households) of the total nonfarm house-
holds in Ehe HI"IA in September 1954 are families of civillan and mllitary
personnel assigned to Gunter Af,'B and Maxwell Af'B.

Future Household Growth. By SepEember 1966, there will be approximately
50rI50 nonfarm households in the Montgomery HMA, an anEiclpated increase
during the two-year forecast period of Ir800, or 900 (1.9 percent) a
year.

Aver4Ce Ugqsehold Size. The average number of persons per nonfarm
household in the tMA has been increasing since 1950. The current aver-
age of 3.53 persons per householC compares with 3.48 ln April 1960 and
3.39 in April 1950.
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Housing llarket Factors

Current Estimate. The nonfarm housing inventory of Montgomery County
is estimated to be 51,950 dwelling units as of September 1964. This
represents a net addition of about 4r4OO nonfarm housing units since
April 1960, or an average addition of almost 1,000 (2.1 percent) a year.
Between ApriI 1950 and April 1950, the number of nonfarm dwelling units
increased by 11,503, or 1,150 (3.2 percent) a year. The current nonfarm
housing inventory incIudes 912 mititary controlled appropriaEed-fund
units. Of these, L54 are at Gunter AFB and 758 are at Maxwelt AFB.
Eight of the units at Maxwell are classified as unsuitable for public
quarters.

Type of Struc,ture. The distribution of the total housing inventory
(including farm) in the Montgomery rMA has changed little since April
1960. Single-family houses account for a somewhat larger proportion
(76.9 percent) of the current housing inventory than in ApriI 1960 when
the proportion was 75.7 percent. Units in structures with two to four
units rePresent 15.5 percent of the total;6.8 percent are in structures
with five or more units, and less than one percent are trailers.

Distribution of the Total Housing lnventorv
brNumbe@

Montsom e rv Coun tv- AIabama. 1960-1964

Apri I 1960 September 1964
Units in structure Number Percent Number Percent

I uni t
2 to 4 untts
5 or more units
Trai lers

Total

Source:

37,2O2
g, l49
3,3gg

408
49,158

Housing and

7 5.7
16.6
6.9

.8
[00.0

4L,2OO
8 ,250
3 ,650

450
53 ,550

76.9
r5.5
6.8

.8
100.0

1960 Census of
Market Analyst.

estimates by Housing

Year structure BuiIt. There are currently about 53r550 houslng units
in Montgomery County (including farm), of whlch 9.4 percent have been
constructed stnce April 1960. TwenEy-nlne percent were built between
1950 and 1960, and 19.3 percent were constructed during the 1940-1949
decade. About 30.0 percent were butlt prior to 1929.

Housing Supplv



Year struoture bull!
Aorll f960 - Sept. L96t+
l)55 - I*4arch 1950
\950 - Lg5t.
Lg/ro - Lgt.g
L'))) - t%9
L)29 cr earlier

-10-

Aqe ofl Hous ing I,r'rentcry
Montpomerv Cowlty. Alabama

Septembar 1c6/.

Nr.urbor of
un ts

5 ro5O
7,212
g r32g

lC,315
6,fiz

15.08?

Percent of
tot.aI -tnventorr/

9.1+
L).1+
L5.6
Lg.)
L2.)
?0.0

Total 53r55O

.Sr)urca: Estimates by l{ousing }4arket Analyst.

100.0

Qonditicn of rnventcrv. As of April L96o, the census r,)porterl that
2l+.6 oeeeent of the nonfarrn houslng inv,.-.ntrry in the HI,IA was dilapl-
dated or was laeking one or more plumbieg faelllttes. Nearly two-thlrds
ol the units in thls classifteati,en rere rental unibs. The l95o ratio
reDri)s'lnts a substantial i.mprovem,:nt over the 1950 ratto of l*5.2 percent
so elassified. As of September L96l+, aoproximatzly 22 percent of the non-
farm housing inventcrT is dilapidated or is lacking one or more olurnbingfacilltias.

Residentie.l Bulldirs Activltv

rn )'lontgomery cor:nty, buitdlng permits are required only for that por-
ticn cf the eounty that ls within the Montgom3ry ooliee .jurisrlictlon.Ihe poliee jurlsdlctlon includes l"lontgomery City and an ar(ia extendlng
threa miles beyond the corporate limits of the city. The area is be-
lleved to ineluds praettcalJ-y all neur nonfarm eonstruction in Montgomery
County.

Durlng the January 1960 through Augu.st 1?54 pe::i,rri, there have been
L,95) neu housing units authorlzed by buildirg permits withln the },{ont-
gomery poliee Jurisdletlon. About 89 percent ofl the units authorlzed
were ln single-fanity struetures. Units authorized in duplax structures
and in structures with three or more units repres:nted approximately 1I
oercent of the total. New units authorized sinee January 1960 have
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averaged about 1,060 a year. During the 1950-1960 decade, new re-
sidential units were authorized at an average rate of L1375 a year,
although activity was irregular and fluctuated from a high of 21536
units authorized in 1954 to a low of 580 unlts in [957 (see table III).

Housing Units Authorized by Type of Structure
Montgomerv. Alabana. Area
January l9!Q - Aueusl 1964

Type of structure lg.q.q. 1_e5.L re62 Ie53
8 Mos.

L964
To tal

1960- r964

4,4o1
254

29
263

4,953

Sing[e famlly
DupIex
Three or four family
Five or more family

To taI

786
44

3

833

873
56

4
22

955

1 ,023
74

4
5

1,106

1 ,059
56
10

204
L,329

666
24

8
32

730

Source: Montgomery, Alabama, Buildlng Inspector.

The number of new residential units authorized in 1963 was the highest
level since 1955. The 1963 level was 20.2 gercent higher than the
number authortzed in 1962 and 39.2 percent hlgher than 1961.

Demolttlone Net losses to the houslng tnveitory resulting from demo-
lition, conversion, catastrophy, and change of use have been approxi-
mately 650 to 700 units since Aprll 1960. During the next two years,
net losses are expected to increase as a result of substantial demoli-
tlons Eor highway rtghts-of-way. Such losses are expected to approxi-
mate at least 800 housing units. An addltional 100 to 150 units
probably will be lost Ehrough code enforcement and nonpublic actions.

Tenure of Occupancy

As of September L964, there are about 48r350 occupled nonfarm dwelling
units in the Montgomery tMA. Of this numberr 25r25O (52.2 Percent) are
owner-occupled and 23rl-00 (47.8 percent) are renter-occupied. The pre-
sent tenure dlstrlbution represents a continuation of the increasing
proportion of owner occupancy whlch began during the 1950-1960 decade.
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Nonfarm Drelling Units by Tenure
Mon tgome ry . Alabama. HllA

1950, t960, and 1964

Tenure

Total occupied

Owne r -occupied
Percent owner-occupied

R en te r -occupied

33.856 44.426 48.350

Apri I
1950

L3,522
39,97"

20,334

Apri I
l9 60

22,6L3
50.97.

21,814

Sept.
1964

25,25O
52.27"

23 , lo0

Source: 1950 and 1960 Censuses of Housing.
1964 estimaEed by Housing Market AnalysE.

Vacanc

As reported by the Census of Housing, there were 1r790 nonseasonal'
nondilapidated, available vacant dwel1lng units in the Montgomery fMA
in April 1960. Of the total, 268 were available for sale, equal to a

homeor^rner vacancy rate of 1.2 percenE, and 11522 were available for
rent, representing a rental vacancy rate of 6.5 percent. lulontgomery
City accounted for Ehe bulk (88 percent) of aIl avatlable vacant units.

Ten of the avallable vacant sales units and 341 of the available vacant
rental units lacked some Plumbing facitiEy. Since 1960, a general up-
grading of the inventory couPled with losses through demolition' is
estimated to have lmproved the housing stock. CurrenEly, 250 of the
available vacant rental units are esEimated to lack some plumbing
facility, while atl available vacant sales uniEs are considered to have
all plumbing facilltles.

A posEal vacancy survey was conducted during August L964 and covered
about 89 percent of the esttmated housing stock at that tlme (see Eable
IV). As reported by the survey, vacancies in residences numbered 945,
or 2.7 percent of the 34r500 residences surveyed. Units consldered
residences are those at which dellvery of mal1 to one address is made

for one carrler stop, princlpally single-fam1ly homes, but lncluding
some duplex and row houses. Apartment vacancies totaled 974 unlts,
equal to a 8.3 percent vacancy rate among the 1l'750 aPartments sur-
veyed. Units are termed apartments when more than one deltvery ls
made for one carrier stop.
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Vacancy ratlos derived from postal vacancy surveys are not comparable
with ratios reported by the Census of Housing. The postal vacancy
survey reported vacancy only by type of structure, irrespective of
whether the units were for rent or for sale. The census, however,
reported vacanE units accordlng to intended tenure.

Since Aprtl 1960, vacancles in both the sales and rental lnvenEories
in the l'lontgomery IMA have shom both numerlcal and percentage increases.
As of September L964, there are approximately 21200 available vacant
dwelling units in the area. Of theser 325 are sales units, equal to a
current homeor,,mer vacancy rate of 1.3 percent, and 11875 are rental
units representing a current rental vacancy rate of 7.5 percent. The
current vacancy estimates have been derived from data obtained from
the postal vacancy survey in August L964, from the January 1964 unsold
inventory survey, from lnformatlon from local realtors and lenders. and
from personal observations in the area; the figures are considered
comparable wlth those of the 1950 and 1960 censuses.

Vacant Nonfarm Housing Units
1950- r954

Houslng units

Total houslng units

A11 vacant units

36,032 47,535 51,950

2. 133 3. I08 3 .600

Aprl I
19 50

1.339
651
4.67
688
3.37.

Apri I
1960

I .790
268
L.27"

L,522
6.57"

Sept.
t964

2,2O0
325
L.37"

1,875
7.57"

325

1r075

awai t lng
owners or

Available vacant units
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate

Seasonal vacant 33 398

Other vacantg/ 76L I ,020

al lncluded dilapidated units, units sold or rented and
occupancy, and untts held off the market for absentee
for other reasons.

Source: 1950 and 1960 Censuses of Houslng; 1954 estLmated by Housing
Market Analyst.

The homeowner rate of 1.3 percent appeara reasonable but the rental
vacancy rate of 7.5 percent apPearo exceaalve. At the Present level,
there are about 425 adequate vacant rental unlts tn excess of the number
judged to represent a balanced eupply-denand relatlonahtp.

b
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Sales Market

The market for new sales housing tn the Montgomery mlA has been stable
since 1960. The January L964 unsold inventory survey indicated thaE 89
percent of new single-fami[y units completed in subdivisions with 5 or
more completions in 1963 were started speculatively. Although lhe bulk
oE oew single-family construction is speculative, builders have geared
producEion closely to market demand. There is not an excess supply of
new unsold sales housing. AnoEher indicator of the stability of the
sales housing market is the negligible FHA-acquired home property ln-
ventory. In A,ugust 1964, the Birmingham Insuring Office listed only
f our acquired home properties for sale in the l"lontgomery area.

The survey of new unsold houses in the Montgomery area was conducted
during January 1964 and covered tracts in which five or more sales houses
were compleEed ln the twelve months precedlng the survey (see table
below). The survey counted 366 houses compleEed during the twelve monEh

period, of whlch only 39 were sold before constructlon started, and the
remaining 327 units were sEarted speculatlvely. Of the units built
speculatively, only 33 or 10 percent remained unsold as of January L964,
which represented just sltght[y over a one-month supply. None of the
unsold units had remained on the markeE longer than six months.

Sales Houses Completed by Sales Status and Price Class
Montgome A1 abama. SMSA. Jan 1963 to Jan. I t964t

Spec ulative houses
ToEal Number Number Percent

ToEal sold unsold unsoldSales prlce compl Elons

Houses sold
before const.

starE

$ 10,000 -
12,500 -
15,000 -
17,500 -
20,000 -
25,000 -

To tal

2,499
4,ggg
7 ,499
9,999

24,ggg
29,999

$l
I
I

64
56
4I

L2l
68
I6

366

53
55
39

116
54
l0

327

47
53
37

103
44
10

294

11 .3
3.6
5.1

Lt.2
18.5

I

I

I
I
2

5
4
6

6
2

2

l3
10

0
33 10. I

t

39

Source: Unsold Inventory of new houses conducted by FHA, January 1964.

Based on the 333 houses completed and sold during the January through
Decernber 1963 perlod, the greatest ProPortion of demand was in the
$17,500 to $201000 price range, whlch accounted for 33 Percent of all
sales. The $10,000 ro $I2,5C0 and the $20,000 to $25,000 classes each
represent 17 percent of sales. About 16 percent of sales were in the
$r),soo to $Ii,000 range, whlle the $I5,OO0 to $17,500 class accounted
for 12 percent of sales. The remalning 5 percent of sales were ln the

$25,000 to $30,000 class.



15

Rental Malket

The condiEion of the rental market has deteriorated slightly from the
condition of moderate surplus that existed in 1960. The number of
dwelling units in structures containing three or more dwelling units
declined durlng the Aprll 1950 and April 1950 decade. Since 1960,
however, nearly 300 units in strucEures containing three or more units
have been authorized by bulldlng permits. The classes at the Air
University at Maxwett AEB change regularly, resulting in a considerable
number of single-family residences belng made available for rental to
Air Force Officers. The addition of uultifanily units since January
1960 and an over-supply of single-farnily resldences for rental have
resulted in a slight rise in available vacant renEal units since April
1960. Some of the available vacant rental units, alEhough having all
plumbing facilities, are converEed units ln older structures and are
clearly inferlor to and not competltive with newer multifasltly and

single-family rental units.

There are 35 FHA insured rental projects ln llontgomery County. Thirty-
one of the projects were reported ln the annual FHA rental occupancy
report in March L964. The reportlng projects accounted for 1,914
dwelling units, of which 88 were vacant, or a 4.6 percent vacancy ratio.
This experience is considerably better than the over-all rentaL vacancy
ratio of 1,5 percent.

A high-rise project, Ewo blocks frotndowntown Montgomery, offers unfur-
nished efficiency apartments at renEs of $90 a month, furnished efft-
ciency uniEs aE $105, and furnished one-bedroom units at $I25 monthly.
The project manager reported Ehat about 25 percent of the residents in
the project are elderly, retlred persons who find the project desirable
because of its locatlon near churches and shopplng areas. The project
does not. permiE children or pets, which increases iEs appeal to some

older persons. Desplte the strong appeal of the project to elderly
persons who have Ehe abllity Eo pay the rents, the project manager
reports only a moderate number of inqulrles by elderly Persons.

Urban Renewal

At present there are three urban renewal projects in the Montgomery
area. One of these, The North Montgomerv Proiect (I-1), has been
completed. The re-use of the area was al6osE completely industrtal
and resulted ln the relocatlon oE 242 famllies.
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Hill t is in the fina] stage of execution.
te land re-uses in the proJect are residential and public.

Generally, the boundaries of this prrcject are l'ladison Avenue on the
north, Adaras street on the south, the central of Georgia Railroad on the
east, and North Jackson Street on the sest. Prior to renenal, the area
contained 44? farriliest all of whon have been successfully relocbted.
The is a general nelghborhood
ren progran that is s in the p stage. CurrentlYe the
project area includes onlY ? faruilies who probably will not be dis-
placed. The re-use will be nearlY all commercial. RoughlY, the
boundari es are the Interstate 65 right-of-way to the r.reit, interstate 85

right-of-uay to the south, the Atabalna River and Poltard Street to the
north, and an Irregular }1ne between Bainbridge and Lawrence Streets to
the east.
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Dcnand for Houalae

Quantltatlve Denand

Qrrantltativc dmand for addltlonal houslng durlng the tno-year perlod
fron Septamber l, L96l* to Scptobs 1, 1965 ls based on en eacpected ln-
crease of about 900 households annually, on the need to replace unlts
that uiII be lost through daolttton, e6nveralon, catastrophe, and
other losses, and on the nced to reduce sonswhet the present level of
iaoant adequite rental unlts ln the lnventorT. ConEldcration ls given,
also, to the present tarure conpoaltlon of houaeholds and to the prob-
ablllty that the proportlon of honeouncrshlp u111 coatlnue to lncrease.

To accomodate household gronth and to allov for expectad occupaney and
tenure ohanges, approxlnatef 11250 houalng rmtts 1111 need to be added
annually durlag the na! tuo ycarr, of rhlch 975 unlts vlll represent
annual doand for ralca bourcs ettd. 715 e year vlll represerrt dcrnand for
rcntal unlti.- The addltlon of Lr?rO uIrlts a yoer rould be sonewhat
above the current rate of neu coaltructloa. The suggegtcd lncrease ln
the rats of addltlons reaulta prlnolptl$ fr.on the necd to replace unlts
erpectcd to be lost frou the tnvanbr:7.
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Qualitative Demand

gele_q__!&us_rl1€. Ttre distribution of the annual demand for 975 sales
units is ecpected to approximate the Pattern shown in the table below.
The distribution ls based upon the ablllEy to Pay, as measured by
current famlly incomes and Ehe ratio of sales price to income typical
in the area, and on recent salea experience. lt is judged that accept-
able new sales housing cannot be produced to sell at prlces much below

$9,00O, and that lf the required additional sales houses are provided
in the prlce ranges above that minlmum,uPgradlng of fantlles to better
housing (filterlng) will assure absorption of the new units.

Estlmated Annual Demand for New Sales Houses
Montqomerv. Alabama. HI1A

Se tember 4-Se Eember 19

Sales prlce

$ g,ooo - $ 9,999
I0,000 - 1I,999
12,000 - 13,999
14,ooo - 15,999

16,000 - L7,999
[8,ooo - 19,999
20,000 - 24,999
25,000 and over

TotaI

Number
of houses

100
II5
r65
180

i40
80

I30
65

975

The distrlbution shor.rn above differs from Ehat on Page 14, whtch re-
flects only selected subdivlslon experlence during the year 1963. It
must be noted that the 1953 data do not include new construction ln
subdivislons wlth less than ftve completions during the year' nor do

they reflect lndlvldual or contract construction on scattered lots.
It ls ltkely that the more exPenslve houslng constructlon, and sone

of the lower value homes, are concentrated ln the smaller bulldlng
operatlons whlch are quite numtlrous. the demand estimates above

reflect all home bultding and indicate a greater concentratton ln
some prlce ranges than a subdlvislon survey would reveal.
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Rent4,! Hqustqg. The month ly gross rentals aE which 275 privately-or.rned
net afldiEions to the rental houslng inventory might best be absorbed
are lndicated for various size untts in the following table. Net ad-
ditiohs at these rentals may be accomplished either by (l) new con-
strucEion or rehabilitatlon at the specified rent levels with or with-
out ppbtlc benefits or asslstance through subsidy, tax abatement, or
aid in financing or ln land acqulslttons, or (2) productlon of units
at hilher renEals whlch conpetttlvely result in a fllterlng of existing
accomfiodations to the levels speclfled. In any event, the provision
of such rentals should be ln small lncremenEs.

The mlnlmum gross rents aE which new prlvately-owned rental units can
be prdduced at current costs ln the Montgomery area are approximately
$80 a month for efflctenty unlts, $85 for one-bedroom unlts, $90 for
Ewo-bqdroom unlts, and $95 for three-bedroom units. To achleve rents
at those low levels in prtvately-owned rental proJecte requlres
assisd,ance in the form tf pubrit benefir or ""iislance finaniing.
I,Iithodt such financing, the mlnimum achievable gross rents probably
appro4lmate $90, $100, $110, and S120 a month, respectively, for new
efficiency, one-bedroom, two-bedroom, and three-bedroom units.

Ren t Slze
Montsome Alabana HMA. 195 - 1965

Cross.T
month ent

Zero
bedroon

25
20
10
10

5

5
5

One
bedroom

I10
85
75
55
50
55
45
40
30

Two
bedroom

105
95
90
80
50
55
50
40
20

Three
bedroom

35
30
25
20
20
l5
IO

5
5

$80
85
90
95

100
105
lI0
115
t20
130
140
150

aha
ll

Jr

I

lt

rl

rf

ll

il

,t

it

ll

over
tl
ll

ll

tl

ll

il

il

ll

ll

1t

lt

a/ Gross rent ts shelter rent plue the cost of utilltles.

E ted or on
rh

1

t
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Demand for Rental Housing Among the Elderly

The population aged 65 and over currently numirers about l3Q50t repre-
senting an lncrement of approxinaUely lr/+50 since April 1960. By
September 1966, population age 65 and over is eryected to total L3r85O.
The current elderly population accounts for J./* percent of the total
nonfarm population in the area, up from 7.) percent in lc)60. The pro-
portion of elderly to total population in the area vas below the national
proportion of 9.0 percent and the Alaba-ru proportion of 8.0 percent in
1960.

Llderly households currently number about 7 r5OO, representing al increase
of about 750 households since April 1950. By September 1966, elderly
househol-ds are e:pected to total 'lr85O.

The median after-tax income of familles wlth head age 65 ana over is
very low (see table II) r &rr ilryorfant factor contributing to the small
demand for netr rental housing by that group. Currently, the median
after-tax i.ncome for all familles with head age 65 and over ts $Zrt50
annually, and the medial for renter families in that group is $11350
a yoar.

Demand for rentat housing speclally designed for the elderly in the
Montgomery tMA is estimated at only about 10 units annually, or not
more than 20 units during Ehe September 1964-Sept.ember t966 forecast
period. Important factors in the determination of this demand are the
1ow incomes of elderly households in the area (see table II); the
knowledge that most elderly households choose to llve in regular
rental units, and the fact Ehat, based upon the experience of one
existing apartmenE building which appeals to elderly persons, no
signiflcant backlog of demand for rental units among the elderly is
apparent. The availabte rental inventory aPpears to have been ade-
quate thus far to meet demand from elderly households.



Table I

EstimaEed Civilian Work Force and E Lo ment Trends
llon t p omerv. A lqbarua. L t Are L959 -1964

Industrv-

Civilian work force

thoaplotrment
Percent of work force

Agricultural emploJrment

Nonagricultural employnent
Nonagricultural vage & salary workers

l{anufacturlng
Food & klndred oroducts
Textile & apparel produets
Lr.rnber & wood products
tr'urniture & fixtures
Chemicals & allied producLs
Stone, c1ay, & glass products
Maehinery (excludlng electrical)
Other manufacturing

Julrr 1959

6L./+7o

) r%o
6.o%

I,71+O

JuIv Io60

hLb|.
2,91+O

lt.5,s[

L r55O

-69.S29-

Julv lq6l

68r 040

2rg8o
lr. l-1

1,830

Julv lo52

b!.,L59-

2 1560
3.g',il

l_ r 880

480
980
s60
TO
830
MO

1,310

Jul'z 1(6?

.68 |22O

2rl+Lo
1.51[

1,870

Julv 1o6/.

?0. qqo

2r@o
3.o%

L,650

56.85oEffi'
7.5m
2

7.3LO
2 r)8O

58.87O
4J-JN.
5.850
L,%o

6/*o
L,)6O .v

)20
9m

s/
l,5go

tt9iW-
7.%O
2,)7O

520
860
t$o
330

1, G0
380

L,)60

LL,670-
l*r58o
3,6LO

llr8oo
2r9l+O
5,880

11,820
l+O

53.91*O
?flF',ffi',

7.12O
2,620

380
920
lrSo
310
840
l+9O

1, 380

3,880
L2,)gO

3 r23O
6, o2o

L2,7LO
r20

11,95O

/*90
910
520
280
880
530

\'l+5o

t.6.g8O

-3t3,810
l.2,670
),)5O
8,1?o

13,080
120

12r27O

6a.2)o 63.0ro
60.q?0 (0.840

-z3a_2r/+)O
l.6o
880
/+60

320
glro
'160

1,)5O

L".7ao
5,L9O
3,66O

l..2,77O
)rL9O
6 r%o

12 rv2o
l+O

L2r)OO

La.530
ir rL9o
3,97O

L2 rl+OO
),u7o
'l ,l+2o

t2rl..2o
60

l?rL7O

Nonmanufacturlng LO r2'lo
Constructlon l*1er,0
Trans., comm., & utilities )r/+60
l,lholesa1e & retail trade Ll,55O
Flnance, insurance, I real estate 2r9OO
Servlce (exeluding private household) 6r5OO
Goverrrment 5, l-LrLzO
0ther nonmanufacturing V 380

trlr.560
'L,z].o

All other nonagricultural workers LL rTl+O 1r r 8/+0

a/
b/
ilil

Montgomery labor market area includes Montgomery County.
Incl-uded with the lumber and wood products category in L959.
Incl-uded wlth bhe troLher roanufaeturingrr category in f959.
Incl-r-des nonagricultural self-employed, unpaid family workersr md domestics in private households.

Source: Alabarra Department of Industrial R.elations.



Table II

Estigqted Percentaqe Distrlbuti on of Nonfarm Families
by Annual Inc After Deductin g Federal Income Ta:1

Montgqqegl- County, Alabama
L964-L966

L964

lncome
AII Renter

familles families

__t_e-QQ
A1 1 Renter

families families A[ I Renter

Elderly
fami 1les el

Under
$ 3,ooo -

4,000 -
5,000 -

100 100 100 IO0

62
IO

6
4

IO0 100

10,oo0 - 1I,499
I1,5oo - 12,999
13,ooo - 14,999
151000 and over

ToEal

a/

78
7
3

3

$s
3
4
5

3
2

2

I

3

3

3

3

IO
8
7

5

000
000
o00
000

6

7

8
9

)

1l

)

)6
4
3
4

,000
,999
,999
,999

25
t2
IT

9

37
16
L2

9

24
l0
10

9

36
15
11

9

)

7

5
4
3

3
2

2

9

9
6

5

5
3
2

4

6,ggg
l,ggg
8 ,999
9,999

5

I

8

5
4
4

3

I
2

2

Medlan $5,300 $3,750 $5,575 $3,950 $2,150 $1,350

Includes all nonfarm and farm families with head age 65 years and

over - L964.

Source: Estlmated by Housing }larkeE An8lyst.

)

)
)
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Year

Mog@
1950- I954

Tab1e III

Un ts Authorized Bui 1di Pe t

Al 1 residential
units authorlzed

2 1293
1.06Ib/
I , S+Obl

930
2,536

I ,790
I,041

680
I , logb/

966

833
955

1, 106
L r32g

730

1950
195 I
L952
1 953
1954

1955
r9 56
L957
1958
1959

1960
t 961
1962
r963
1964 (8 months)

a/ Includes Montgomery City and an area extending
three miles beyond the corporate limlts of
Montgomery.

b/ lncludes 215 uniEs of public housing In 1951,
390 units in 1952, and 248 units ln 1958.

Source: U. S. Department of Commerce.
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TabIe lV

MON TGO MER Y . AI-ABAMA AXEA POS TAI VAC^AN CY SU R VEf

August 12, 1964

RESIDENCES APARI'\'IENTS HOUSE TRAILERS

Pdrl AE.
Torel Poritlc

ILliqio AI
!aor Uritr UDd6

Cog.
Tqd Pociblc

Dcliveict
Vacu firitc

I ll*d Na All * Urcd Ncw

Vacaot lrnirsTotd Poesible
Dcl iveri c s All % UcrC Ner Coner.

t, ndcr Total Poaeible Yacsnt
Dclivcrice No. *

42 19

1 L.7

I 2.1

9.6

13 29.4

Hslu Office

BrrEhct:
loyl EtoD
Gurtt. Alr lorce BrE

S tlt lons :
ceitsl Ecights
CrroIF
Cloverlmd
Eertbr@L
U.ell Air lorce Base
B€st Sidc

to,572 749 7.1 122 27 30 4,901 2U 4-2 r98 6 5, 665 545 9. 6 524 2l 2t 58

41E8
2

3, 155
154

216
241
44\
L25

54

E66
355
6*
t29
636
746

658
3

3
2

I.
I.

3

2
23 26 2,999 85 2.8 62 23 26 r57

r54

8EI
878

7,240
r99
522

2,O54

L,
6,
5,

2.5
2.6
4.8
2.0

0-8

4.1.
2.9
7.8
2.4

o.7

3 ,9E7
7 ,477
4,4*
4, 930

114
5,732

2t134
IEE 53 56
439 5 42
E9 36 33

4A611

101
I9/r
2t3
IOI

47

96
t45
208

65

4l

3
49

5
35

115

231
24

115
43

231
24

1

13. I
5.4

18. 6
12.1

o-3

3
56
42
33

9

l

1 248

i'.id.+&&.n.46ld+

ftr,'.'l,.dd.Pdo6eh,

Source: FHA Postal Vacancy Survey co;rducted by cooperating postmasters.
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