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Foreuord

ftla analyels has been prepared for the aseletance
and guldance of the Federal Housing Admtnletratton
ln tte operatl.ons. Ttre factual iniornation, flnd-
lnga, and concluslons may be useful aleo to bull.d_
ers, mrtgagees, and others concerned wlth local
houslng problems and trends. Ttre analysls does notpurport to make determinations wlth respect to the
acceptabllity of any parttcular mortgage lnaurance
proposale th6t mey be under consideration ln the
subJect tocality.

fhe factual franrcwork for thts analysis wae devel-
oped by the Economlc and Market Analysls Dlvlslon aa
thoroughly as posslble on the basls of inforrnatron
avallable on the rlas ofr date fron both local and
natlonal Bources. 

- 
Of course, estlmatee and Judg-oents made on the baste of informatlon avaltiUte

on the rraa ofrr date uay be oodlfled conelderably
by subeequent market developments.

The prospectlve demand or occupancy potentlals ex-
preseed ln the analysis are based upon an evalua-tion of the factors avallable on the ras ofr date.
Itrey cannot be construed as forecasts of bulldlngactlvlty; rather, they exprees the prospective
houslng productlon which would Ealntaln a r€ason-
able balance in denand-eupply relatlonehips under
condttlone analyzed for the mas ofr date.

Department of Houslng and Urban Development
Federal Houelng Adsrlntetratton

Economlc and Market Analysle Dlvlsion
l{aahlngton, D. C.



FHA HOUSING MARKET ANATY$s - MONTGOMERY. ALABAMA
AS OF NOVEMBER 1 I o

The Montgomery, Alabama, Housing Market Area (HMA) is defined as includ-
ing Montgomery and E1more Counties and i.s coterminous with the Montgomery

sEandard Metropolitan statisticar Area (SMSA) as defined by Ehe Bureau of
Ehe BudgeE. Montgomery is the capital of the state and is located in south-
eastern Alabarna about 8o miles southeast of Birmingham. The HMA had an

estimated t,otal popuration of 2og,ooo persons as of November r, Lg7o.

- Montgomery is the capital of Alabama and the site of military installa-t'ions with substantial civilian empl-oyment. Government, the largest singresource of employment, provided over 25 percent of alr wage and salary jobsin the area in 1969. Largely as a resutt of job gains in the nonmanufacturingsector_ (I/3 in government), wage ancl salary e,iptoyment increased each yearfrom 196o to 1970, somewhat moie rapidly than population. since job gainswere concentrated in industries in which there is substantial female employ-ment' the number of workers per household increased sharply. It is also1ikely that there has been increased daily comuutation to jobs in Montgomeryfrom areas outside the HMA on new interstate highways.

Anti ci pated Housinp Demand

Taking into consideration the prcjected expansion of employment andhousehold gains during t,he next two years, the current suppry-demand relation-ships, and the anticipated loss cf,rnit" ihrough demoliti;; and other causes,there will be an estimated demand for about trZso new nonsubsidized housingunits a year during the period from November 1, l97o to November r, Lg72.The most desirable supply-demand balance would be achieved if annual con-struction volume included about 9oo single-family houses, @o units ln multi-fami Iy strucEures, and abouE 150 nobi 1e homes (including ',-r.,ia" -not 
coverecby building permlts). Annual demand distriburions for Iingle-family hornesby price classes and for multifamily units by gross monthty rents are shownin table I.
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The projected demand for new slngle-famlly houses in the HMA approxi-
mates the anounE of new consEruction that, has taken place over the lasE Ewo

years, excluding Ehat portlon that was eventually financed under FHArs
Section 235 subsldy program. The projected demand for 4OO multifamily units
annually ls somewhat above Ehe anount. of construction Ehat has taken place
in the private rental market over the last few years, with the exception of
1970. The currenE market lndicates the need to observe closely the absorp-
tion of new multifamily uniEs coming on Ehe market so thaE construction
volume can be adjusted to conform w'ith the lndicated rate of absorption.

0ccupancy PotentiaL for Subsidlzed Houslng

Federal assistance in financing costs for new housing for low- or
moderate-income fanilies may be provided through a nr.trnber of different
progr{utrs adninistered by FHA: monthly rent supplements in rental projects
financed under Section 22LG) (3); partial payrnent of inEerest, on home mort-
gages insured under Sectlon 235; partial lnterest, pay'ment, on project mort-
gages insured under Section 235; and federal assisEance to local housing
authorities for low-renL public housing

The estimated occupancy potentlals for subsidized housing are designed
to determine, for each program, (1) the number of families and individuals
who can be served under these programs and Q) the proportion of these house-
holds that can reasonably be expected to seek new subsidized housing during
Ehe forecast period. Household eligibility for the Section 235 and Section
236 programs is deternrined prirnarily by evidence that household or family
income is below the esEablished limits but sufficient Eo pay the minimum
achievable rent or monthly paymenL for the specified progran. Insofar as
the incoroe requirement is concerned, alI families and individuals with
income below the income limits are assumed to be eligibte for ptiblic housing
and'rent supplement; there may be other requiremenEs for eligibility, partic-
ularly the requirement, that current living quarters be substandard for fami-
lies to be eligible for rent supplements. Some families may be alEernatively
eligible for assistance under one or more of these programs or under other
assisLance prograrns using federal or state support. The total occupancy
potent.ial for federally assisEed housing approximates the susr of the Poten-
rials for public housing and the SecEion 235 housing Program. For the
Montgomery HMA, the total occupancy potential is estimated to be 995 units
annually. Future approvals under each program should Eake into account any
intervening approvals under other programs which serve the same families
and individuals.

The annual occupancy poEenttall/ for subsidized housing dlscussed below
is based upon I97O incomes, the occupancy of substandard housing, estimates

Ll The occupancy potenciaLs referred to in this analysis have been calcu-
Iated Eo reflecE Ehe strength of the market in view of existing vacancy.
The successfui aEtainrsent of the caicuLateci potentials for subsidized
housing may well depend upon consirucEion in suitably accessibl-e loca-
tions, as welI as distribution of rents and sales prices orter Lite
compleEe range aEtainable for housing under Ehe specified prograrn.
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of the elderly population, income limiEs in effect on November I, Lg|O,
and on available market experience.!/

$ales Housing Under Section 235. Sales housing can be provided for
low- to moderate-income famil.ies under t,he provisions of Section 235.
Based on exception income Ilmlts and past absorption rates, about 265
houses a year could be absorbed in the HMA during Ehe tnro-year forecast
period of this report. Using regular income limlts, the potential would
be reduced to abouE 225 units a year. 0ver fif-teen percent.of tlre fq4i-
lies eligible under this program are five or more person households.

As of July 1, L97O, there were 259 homes insured under Section 235,
including 44 exist.ing homes and 215 new homes. As of October !., 1970, the
cnmulative total of homes insured under Section 235 had risen to 422, with
only 15 of these units being in Elnore County. There is no breakdown avail-
able at this tirne on the total Section 235 units w'Ith respecL to u*rether
they are new or existing; however, construction trends in the area do
indicate that at least four subdlvisions with Section 235 homes are under
developrnent in the Montgomery area. The project.ed annual occupancy poten-
tial stated above is est,lmated from current market conditions and the
number of eligible households in the area; absorption of Lhese unit,s should
be observed closely for approprlate adjustment, especially in view of the
163 units insured under Section 235 during the third quarter of 1970.

Renta1 Housins Under the PubIic Housing and Rent Supplement Proe ram6.
These tIrc progr€uns serve households in essentially the snne low-lncooe group.
The principal differences arise from the manner in wtrich net income is com-
puted for each progr€rm and from oEher eligibllity requirements. For the
Montgomery Hi'IA, the annual occupancy potential for publlc housing is esti-
maEed at 48O units for farnilies and 225 units for the elderly. About five
percenE of the faroilies and forty percent, of the elderly also are eligible
for housing under Section 236. In the case of the somewhat more restrictive
rent suPPl,ement. program, the pot,ential, for fantlies would be about two-thirds
of the figure shown above, but the market among the elderLy would be unchanged.

There aqe currenEly 3e646 public housing units in Ehe HMA, including
498 units of leased housing, under the supervision of the housing authorities
of Montgomery and Tallassee. One hundred of the units are in Tallassee in
Elmore County. There is a waiting list of approximateLy 925 farniLies in
Montgomery; however this figure should drop as some of the 35O vacancies
are filled. These vacancies comprise 9.9 percent of the total units of public
housing. As a ne\,v public housing complex in wtrich only one-half of the 4OO
units have been occupied approaches total occupancy, the overall vacancy

Ll Faailies with incomes inadequate t,o purchase or rent nonsubsidized hous-
ing generaily are etigible for one form or another of subsidized housing.



4

rate should decline. The housing authority stated that a large part of
the vacancies are because of the three offerings each applicanE has to be
given and the time between these offerings creates short term vacancies.
The one hundred units in Tallassee are complet,ely occupied and vacancies
occur only as tenants move in and out. Tallassee is about twenty-five
miles northeast of Montgomery and the Tallassee AuthoriEy has higher income
limits for the public housing than Montgomery. The total occupancy poEen-
tial is based upon income limlts in MonEgomery, and therefore, there is
reason Eo adjust the potential upward to accommodate families r,rith higher
incomes, but only in the Tallassee area, and by not more than five percent
of the total potential. The existence of public housing in this smaller
area is indicative of expanded acceptence of public housing in small urban
areas.

Renta1 Housing Under Section 235,L/ Moderately-priced rental units
can be provided under Section 236. Wit,h exception income limits, there
is an annual occupancy potenEial. for 390 units of Section 236 housing,
including 125 units for elderly farnilies and individuals; based on regular
income limits, the potenEial for families would be reduced to 225 units;
that for elderly households would be unchanged.

Only about five percent of the families eligible under this section
are alternatively eligibie for public housing and about seventy percent of
the elderly households would qualify for public housing. It should also
be noted that in terms of eligibiliEy, the Section 236 potentiai for fami-
lies and Ehe Section 235 potential draw from essent,ially the same population
and are, Eherefore, not additive.

Currently, there are no Section 236 units in the Montgomery HMA, nor
are there any in planning stages. There is one Section 22l(d)(3) BMIR

projecE of 3OO units in Montgomery that was complet.ed in November 1959 and
is currently filled.

SaIes Market

According to the three most recent unsol-d inventory surveys conduct,ed
by the Birmingham HUD Area Office on the first of January in 1968,- L969,
and 197O, the percentage of speculative homes built and still unsold over
a twelve month period has been increasing until 32 percent of the homes built

Ll Interest rate reducEion payments may also be made for cooperative hous-
ing projects. 0ccupancy requirements under Section 236 are identical
for tenants and cooperative owner-occupants.
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in the Montgonery HMA durlng 1969 were still unsold at year's end. This
represents 25O hones in t$renty-seven subdivisions. The price range that
was most active ln 1969, both for speculative and total conpletions, Iras
the $3O,OOo Eo $g5,OOO range. The $25roOO to $3O,0OO price range was the
next trost active, followed by thc $2O,OOO to $22r5OO range. Construction
act.ivity in these three price ranges comblned comprlsed about one-half of
the units surveyed on January 11 1970. One change is indicated by the 197O
survey, as compared to the prevlous survey in 1959: the a^trount of construc-
tion activity above the $25,OOO level conprised about fifty pereent of
toral units built in 1969, compatred to only about forty percent in 1968.
The 1968 survey shows an even smaller figure--less than thlrty percent.
However, the change in t97O should not be as great as previous changes
because of the popu!.arity of the Section 235 progran which should effectively
lower the average sales price.

The popularity of the Section 235 program has diverted some building
activity to the lower price ranges, allowing the inventories of higher
priced homes Eo be absorbed and lowering the homeowner vacancy rate. As
of Novenber 1, L97O, the homeowner vacancy rate was an estimated low O.9
percent, representlng only 3OO homes avallable for sale. This rate is only
slightly lower Ehan the 196O homeowner vacancy rate of 1.1 percent, but
represents practlcally the same number of vacant units.

New construction is concentrated mostly w'tthin the inroediate periphery
of the city of Montgomery; some is in the city, and the remaining small
asount of activity is scattered throughout Elmore County, primarily in the
town of lJetr:mpka, which is about ten miles north of Montgotrery.

The ninimurn price at which a nonsubsidlzed house can be builE and sold
in the HMA is about $15rOOO. Lot prices vary considerably, from $3rOOO
to $6rOOO, prevenling very many homes from being builE at the minimum price,
although sone are being built below $17,5OO.

The markeE for existing homes is somewhat less tight than the markeE
for new hones. Local real estate sources indicaLe that, although most of
the existing homes for sale are priced below $2O,OOO, there is still a short-
age of marketable homes in this area of prices. The inventory of existing
homes priced over $2O,OOO is plentiful enough; however it is judged that
rnany prospective homebuyers in Ehese price ranges are awaiting the opportunity
Eo buy new homes offering more modern equipment and ameniEies.

As of November 1, 1970, FHA and VA mortgages were predoninant in the
HMA, except in a few exceptional cases. The conventional mortgage inEerest
raEe of eight percent rnas not as attractive to lenders as the eight and one-
half percent mortgages offered by the FHA and VA.
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RentaI MarkeE

The rental oarket in the Montgomery H!'tA has strengEhened since 1960;
the 4.8 percenE renter vacancy rate in November 1970 conpares with 6.1
percent in 1960. The current lower renter vacancy rate can be attributed,
in part, to g s!9qd-oy1 in conslrll9_ti?l of multifasrily units. As of Novem'

ber 1 , Ljl1, -only -a-b6ut 
3OO multifCmily units hid been permitted ln the

HMA during 1970, compared to over 7OO in 1969 and about 33O in 1958. This
cutback in construcEion has resulted in high occupancy ratios in practieally
aII standard multifamily structuresr t{,ith vacancies only in the older units,
EhaE is, those fifEeen years old or mgre.

The volurne of multifanily construction activity over the last, three
years nentioned above is the largest recorded by building permits for any
period during the decade of the 1960's. At least 1'7OO multifanily units
in the HMA are no more than four years old, if the 29O units built Ln L967

are included. l4ost of these unlLs are tvro-story walkup garden apartments.
The rents in these ner^rer units range frorn $13O to $15O for one-bedroom
units and $160 to $2OO for two-bedroom unlts. The older, less desirable
units rent for $5O to $ltO for one-bedroom uniEs and $5O to $16 for tuo-
bedroom units. Previous malntenance is an lmportant factor in keeping
these units on the market; unit sizes have mlnisral effect, uPon Ehe renE,
as is observed by the overlap in the rents.

It is obvious that there are two different markets avail.able for renEaL

units: the newer, more modern and expensive units; and Ehe o1der, Iess
atgractive aparEuents which rent for less and generally are not in as good

condition. There is also another source of rental uniEs: those single-
family units that have been converted to rental uniEs. The rents, occuPancy
rates, and condition of Ehese units are very similar to the older rental
units described above.

Virtually all of the private multifanily construction that has taken
pl-ace since 1960 has occurred in the city of Montgonery. Those units built
prior to the period of large activity ().967 to 1970) were in sEructures
containing from iO to 5O units and rent for $15 to $30 less than newer units
of eomparable size. Ail utilities exiepE electriciEy generally are included
in rents quoted.

Economic. Demoeraphi and Housins Factors

The estimaEed demand for new nonsubsidized housing is based on the
t::ends in employmenE, income, population, and housing factors summarized
be iow.

Empiolmient. To:ai nonagricuitural wage and salary enrployment averaged
68,1OO workers for the year 1969 as reporEed by the Alabana State Employment
S.,rvice. For Ehe twelve-month period ending November 1, 1970, toEal nonagri-
cuLtural wage and salary empJ.oyment averaged 58r9OO. Until L962, annual
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increases never exceeded 4OO new jobs; however, since L963, the annual in-
creases have never dropped below 1'1OO. Three years, Lg64, Lg66, "ttd 

1969,

showed increases averaging 2r5OO workers a year. Other yearly gains since
1953 ranged fron 1,1O0-Eo-1,9OO. I!" overall 

-aYglag-e 
annual ra-te 9f change

from 1966 to 1969-is 7.9-percent, a pioduct of iO.5 percent average annual

rate between 1960 and 1962 and a 3.5 percent rate between 1962 and 1959'

with slight fluctuations during the latter period. The increase of zrtlgp
in 1969 is much higher than the l1600 and 1,1OO recorded in 1967 and 1968,

respectively. Based on data available for 1970, it appears that the 1959

to 197O increase w'itt be considerably lower than 2,60.

Nonmanufacturing always has made up a majority of the nonagricultural
wage and salary employment, and comprised about eighty-five Percent (57r7OO

jobs) of the total figure in 1969. For the twelve-month period ending
frovember I, Lg7O, nonmanufacEuring emploliment was 58r2OO. The proportion
of nonmanufacEuring employment to toEal wage and salary employment in 1959

was about the same as in I960. Nonmanufacturing employmenE has increased
at an average annual raEe of 2.8 percentl however, like total wage and
salary employment, greaEer increases have occurred since L962. The major
increases in nonmanu,fa"tt-,rirrg occurred in Ehe government sector (Montgomery

is the staEe capital) which gained 3r9OO workers since 1960; the service,
roining, and miscellaneous category which gained 2,7OO over Ehe same period;
and the wholesale and retall trade sector wtrich increased by 21600 trorkers.
Government employment in 1969 courprised over twenty-five percent of total
nonagricultural wage and salary employurent. Trends in employnent by industry
groups are shown in table III.

The manufacturing sector of total nonagricultural wage and salary
employrnent totaled lOr4OO workers in 1969, an increase of 2r5OO rdorkers
since 1960. For the twelve-month period ending November 1, 1970' manufactur-
ing employrnent, was IOTTOO workers. This represents an avexage annual increase
of-abolt 

-275 (3.5 percent). The same growth pattern in EoEal wage and salary
employment and in ihe nonmanufacEuring sector is noE aPParent in the manu-

factuiing enploymentl however, Ehe years L965,1966, and 1969 did show the
greatest increases in manufacturing. The primary gains in manufacturing
employment were in the rtother manufacturingrr category which increased by

9OO workers since 1960; the textiles and apparel industry which grew by 7OO

during that period; and Ehe nonelect.rical machinery industry which increased
by 5OO workers. 0ther gains were sma1l in real numbers (none higher than
3OO), buE they were high in comparison wiEh the previously small gains.
There were tr^ro areas which showed losses during the 1960's: the chemicals
and allied products industry lost 2OO workers, and Ehe lumber and wood prod-
ucts indusEry lost IOO raorkers.

gver the Ewo-year forecast period ending November I, L972, nonagri-
culEural wage and salary emplo5iment is expected to increase by an average
of 2,3oo r,uorkers annually to a toEal of 73r5OO; about eighty Percent. of the
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increase wilI be concenErated ln the nonmanufacturing sector of the economy.
Principal increments in Ehis secLor are exPected to be in the goverrunent
category, the service, minlng and miscellaneous cateSory, and in wholesale
and retail Erade. Manufacturing employmenE is expected Eo increase only
by about 325 workers annually over the forecast period. The most significant
increase in thts sector should be in the I'other manufacturingil category,
which includes electrical machinery, fabricated metals, and miscellaneous
manufactures.

Militarv. There are two military installations in the Montgomery HMA,

both under the same command. Maxwell and Gunter Air Force Bases are Ehe

home of the Air University and had an assigned strength of 4,33I roilitary
and 2,3I1 civilian personnel as of January 1970. As of June 197O, Ehere
were 31352 military personnel and in August 1970 i.here were 3'680. In
general, the number of military personnel aE Maxwell and GunEer has dropped
since 1960, prlmarily because of major cuEbacks at Gunter which had 1 1805
roilitary personnel in 1960 and 24O in August 1970.

The level of civilian personnel at the two bzises has not changed much

since 1960. The June 1970 toEaL of 21425 clvtllans comPares to 2,292 Ln

June 1960, showlng a small lncrease in civlllan strength aE the Ewo bases
while significant decreases are shown for military strength at both bases.
Based on information obtained at Maxweli Air Force Base, the Aj-r University
pians to continue its current expansion progran as Ehe size of selected
individual schools gradually increases 1n order to achieve maxrrrum output
at a date not yet deLermined. Military and civil service personnel strengEh
figures are presenteci in table IV.

lncome. As of November 1, L97O, Ehe median annual income of all fami-
lies in the Montgomery HMA was abouE $7,5o0, after deducEion of federal
income taxes. The medlan after-tax income of renLer households of two or
more persons was $61375 a year. The 1970 median after-tax incomes compare
with the i959 after-tax incomes of $4,275 for atl families and $3,65O for
renter households of Ewo or more persons. Detailed distri-butions of all
families and rent.er households by 1959 and l97O income classes are presenEed
in table V.

Po ulation eholds. As of November 1, L97O, the population of
the Moncgomery HMA was approximately 2OS,OOOr re fiecting an average annual
increase of 78O persons (O.4 percent) since the 196O Census. AnnuaL net
out-migration in the HMA has averaged about 1,4OO persons since 196O, and
net natural increase averaged 2r18O a year.

The increase in population for the total Hl'lA was comprised mostly of
i::creases in the civilian population of the HMA. The average annual increase
of the civilian population was about 870 persons i'or the HMA, representing
a rate of gain of O.5 percent. It is estimated thaL insteaci of the out-
migration having beerr sEeady over Ehe last decade, a majority of the out-
m:-gration occurred in the early part of the decade untif 1963 when employ-
ment gains were small.
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The total nilitary strength as of August L97O, at Gunter and Maxwell
Air Foree Bases was 31680r lncluding 24o aE Gunter and 3r41fi at Maxwell.
These Eotals are down from June 196O totals of 1r8O5 at Gunter and 4rO2B
at Maxwell. Gunter Air Force Base has been virtually closed; only a skeleton
support staff and the provision of housing for students at the Air Univ.ersity
at Maxurell AFB remain. Maxwell, however, is still very active because the
Air University is located there. For the two bases combined, the civilian
strength actually has increased over the decade, but major military cutbacks
at Gunter and minor ones aE Maxwell have reduced the total strength at the
tr.ro bases over the decade.

Enrollment at Alabama State University in l4ontgonery has had very Iittle
effect on the population of the area. For the spring semester of 197O,
2r45O students were registered at Al.abama Stat,e compared to 2,533 registered
for the 196O fall semester. There have been fluctuations during rhe decade,
wiEh Ir351 enrolled in the iall of L962; however Ehe 1970 total is rhe
highest since 1960. Only about 4O to 50 households are cornprised of stu-
dents of Alabana StaEe Universit,y.

- Based on past trends and projected economic growth, Ehe populaEion of
the HMA is expected to continue to lncrease over ihe two-year forecast
period w'ith most of the increase being in civilian population. The rate
of growth forecast for the total populatlon is slightly higher than previous
gains because of more military activity. The HMA is expected to gain about
lrloo people annually (o.5 percent), and the ciEy of Montgonery *ill gain
about 55o people annually (o.4 percent). The population or tn" Hl,tA is
expected to be 2lor2oo as of November 1, L972, and the population of the
city of Montgomery is expected to be 13gr600 after two years.

There hrere approximaEely 60r3OO households in the Montgomery HMA as
of November 1, Ig7O, an average annual increase of 590 since the 195O Census.
An estimated 4lr3OO of these households were in the city of MonEgomery,
which had an average annual growth rat.e of about 270 households. Changes
in the university-connected population are believed to have had minimal
effeet on changes in the number of households in the HMA. Military-connected
personnel changes did have an effect on both population and households
because of sharp declines and increases.

By Noveurber 1, 1972, there are expecEed to be approximately 61r8OO
households in Ehe HMA, of which 42r@o are expected to be in the city of
Montgomery. These projected figures represent, annual changes of 750 and
35O, respectively, in the HMA and the city. Trends of populatlon and house-
hold growth are shown in Eable VI.

Residential Cons truction Trends and the Housine Inventorv . Although
building permit coverage in the HMA is incomplete, atrout 85 percenE of the
residential buildtng activity that has talr,en place since 1960 is covered
by permits. Nonsubsidized building activity, as indicated by building permits,
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was highest in 1969 when I 1673 private units were authorized. The year L967

,u" r,"it highest with 11369 private units, followed by 1968 with 1r3O5. UniEs

authorized during the first 10 months of 1970 totaled only 1 ,2O4. As indicated
in table VII, private multifarnily construction activity was strong in I958

and 1959, but tt" SOS units authorized during the first IO monEhs of l97O

indicate a sharp drop from the 709 units authorized in 1969. Single-fatuily
permits have not varied greatly during the decade and 1970 appears to be

another consistent year ior single-family construction. A portion of the

new construction of single-family houses in I97O will be insured under

Section 235 which will iower Ehe average sales price of new homes built in
Lg1O, and will reduce the volume of nonsubsidized single-family construction.

As of November 1, Lg7O, there were aPproximaEely 56,3OO housing uniEs

in Ehe Montgomery HMA, reflecting an increase of about 7 r@O units (ZOO

units "r,r,u.i1y) "in"" the 1960 Census figure of 58r9OI. The increase resulEed
from the addition of about L6r725 units through new construction, the loss
of about 10r325 units through demolition or other causes, and the iret addi-
tion of about lrooo mobile homes' There were apProximately 475 units under

construction on November 1, lg7o, including about 27O single-family houses

and 2O5 uniEs in multifamily structures. The November l, 1970 inventory
for the HMA includes 44,IOO housing units in the city of Montgomery, indicaL-
ing an annual growth rate of only ibout 3o units since 1960. A high rate of
deiolitions beiause of urban renewal and highway construction kept the
inventory of the city low. Of Ehe units locaEed in Montgomery, 7/+3 were

locaged at Maxwell Air Force Base; these units included 249 converted Wherry

housing quarEers w'iEh only 58O to 839 square feet of living sPace.. There are

an additional I54 uniEs at Gunter Air Force Base, located just outside the

city Iimits of I'{onEgomery on Ehe northeast'

Vacancv. The number of vacant units in the Montgomery illfA has increased

"in"ua@l, 196o from 4,838 to an estlmated 61000 as of November I, L97o.
Approxim tely 1r7-OO 9f !-he--va-c-9!-t glits in Novgqber-I97o were nonseasonal'

"o"aiiapiaatea 
units a"aitaUtu forGate or rent--3oo for sale and 1,4'OO tot

rent, representing homeowner and renter vacancy raEeS of O.9 percenE and

4.8 percent, respictivety; the comparable ratios were I.1 percent and 6.1

perclnt in April 1960. Cutbacks in construction of higher priced homes

i$gOrgpo and over) have allowed for many of those thaE had already been

built to be absorbed white the Section 235 market expands and efforts are
made to meet the demand. A cutback in I97O of muitifamily construcLion has

also caused a decrease in Ehe renter vacancy rate and the most recenE occu-
pancy surveys show most new units to be occupied



Table I

Estirnated hlriii&I Demand f New Nonsuosidized Housins
Monigorerv. Alabamao Housine Merkal Area

November 1. 1970 lloven.,her L. L972:

B. MuItif,amlly Units

S,ine 1 e -f arni lv liouses

Saieg irqic_q1

Under $i 7,500
$17,500 - 19, ?99
20,000 - '22,t+)9

2Z,5OO - 24,999
25,000 - 29,999
30,00C - 3t+,999
35r0O0 and over

?ota.t

Gross monfhly
rentsa'

A
l(umber

of units
Percent
of totaL

205
ri5
'-90
llo
r[s
70-155

66o

23
L4
to
L2
16

o
i7

ICO

Three or more
bedroomsEfficlency

One
bedroom

90
q
2oLI

I50

Two
bedrooms

50
75
70b/

195

Under $i20
$120 - 139
r40 - i59
150 - L79
180 - 199
200 and over

Total
pt

;
15
20

6

10

:

:
15

al Gross renE is shelter renE pLus the cost of utilities.
Ll Including any higher rentals.

Source: EsEimated by Housing Market Analyst.



Ta'ble II

A Eatuiltge

I bedrooni
2 bedrooms
3 bedrooms
4+ bedrooms

Total

Estimated

Section 236a1

9:!c-!$Lre]J'

25
90
80
55

250

Eligibl-e for
both orograns

5
10

le/

1 c Potenti
Ala Housl rket A

November 1 I to November 1

for Subsldized Re tal Housi

2

Public housing
exclus vel

t

60
165
135
lo5
Ta?r

Total for
both Drogr ams

90
265
2t5
160
730

B. gJierly

Efficiency 20 60 80 160

L bedroom 20 25 60 105

roral frq ult l]trod,t ffi

g/ Estirnates are based upon exception income limits'

Ll Approximately two-thirds of these families also are eligible under the rent supplement Program'

gl Applications ancl commitments under Section 2O2 are being converted to Section 236'

dl All of these elclerly couples and in,-lividuals also are eligible for rent supPlement palments'



TabLe III

Cly:_Lia". Wc.rk Force Compo nenE s
Montqomerv , Alabama. Housinc Market Area

Le5A:_l-g70

1950 t 961 L952 1.963 Lg64 1955

Nov.1959
th ru

1967 1968 t969 Ocr. LgTOat

74,7oo 75,300 74,goo 75,90o 78,100 78,900 Bo,9oo 82,700 83,loo 85,500 g6rtoo

L9(t6

2,5OO 2rfuO
3.2 3.1

Total work force

Total unemployment
Pe rcent

Total employment

Nonag. $rage & salary

Manuf ac turing
Food and kindred
Textiles and apparel
Lumber and wood
Furniture and fixtures
Chemicals & allied
Stone, clay and glass
NonelecErical machinery
Other manufacturing

Nonmanufacturing
Cons truc E ion
Trans., comm., & pub. util.
[.Iholesale & retail trade
Fin., ins., & real estate
Service, mining & mlsc.
Government

3,600 3,4OO 3r3OO 2,gOO
4.8 4.5 4.3 3.7

3r600
4.8

2rl+AO 2r3OO
2.9 2.7

71,1oo 7l,7oo 7l,5oo 72,600 75,2oo 76,tltrlo 78,/roo Bo,loo 8or7oo g3,2oo

54.too 54.400 54.800 56,.000 58.500 60.4oo 63.000 54.600 65.70O 58.IOO

21600
3.t

2r5OO
2,9

83 r 5OO

68.900
7.900
2r300

900
1, 100

500
400
900
400

1,400

7.700
2,4OO

800
I ,000

400
400
900
400

1,400

7.800
2r500

900
1r0oo

600
300
800
400

1 ,30O

8.000
2r 600

800
IrOO0

500
400
800
500

1,400

8.400
2,5OO
1 ,000
I ,000

500
300
900
500

I,5OO

9. 100
2,7OO
l, 1o0
I ,1OO

600
300

1 ,000
600

1,70O

9.900
2,7OO
l r4oo
1,200

600
300

1, 100
700

l ,9oo

10. q00
2r7OO
I ,500
1., 100

600
300

1,000
800

2, OOO

9.700
2,5OO
lr5OO
1,000

700
300

1 ,000
700

2, OOO

10.400
2,5OO
1,600
1 ,000

700
200

1,200
900

2, 300

1o.700
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

58.200
N/A
N/A
N/A
N/A
N/A
N/A

3,900
t2, 500
3,600
7,800

14, 000

,goo 4rooo
,500 12,900
,500 3,40O
,700 7,900
,40o l4,4oo

46.200 46.700 47.ooo
4,4OO 4,7OO 4,500

50.100 5I.300
4,900 5,ooo
4,000 4,000

13,500 13r8OO
3,800 3, g0o
8,700 g,0Oo

15,200 15,600

57. 700
5, 5Oo
4,4OO

1 5, Io0
4,300

10,5Oo
17,900

12,00o L2,2OO

3,O0o 2rgoo

3

L2
3

7
L4

48.000
4,5OO
3r9OO

13, OO0

3,600
8,300

14,600

53. LOO

5,100
4,100

14, 100
4,0o0
9, 300

16, 5oo

54. 600
4, go0
4,4oo

14,7OO
4,000
9,7OO

t6, go0

56.000
5, lOO
4,400

14,900
4, 100

IO,1O0
l- 7, 400

Other nonagricultural L2,7OO 13,100 L2,7OO 12,50O 12,g00 12,5O0 L2,2OO 12,400

4, 300 4. 2()0 /r,000 4, 10O 3,900 3, 500 3, 2O0 3, lO0
AgriculturaI employment

a/ Figures based on monthly clata from A[abama st ,rt,. Employnrent- Service and Lr .S. DeparLmt,.tof Labor stati sti cs. october l97o data ar r\ r)r(.timi nary f igures.
Source: Alabama St.ate Employment Service"

N/A

<rf Labor-, Burr.;rrr

N/A



Table IV

Military and Civil Sgrvics Per sonne I S trensth
Maxwell And Gunter Air Eorce Bases. Alabama

June 1950 to June L970

Maxwell Air Force Base
Militarv Civilian Total

Gunter Air Force Base
Militarv Civilian Total

June 1960
June 1961
June 1962
June 1963
June 1964
June 1965
June 1966
June 1957
June 1968
June 1969
June 1970
August l97O

4,O28
3r940
l+ ro20
3,873
3r896
3,844
3,634
3,696
3,179
2,966
3 rO99
3 r41+O

1,873
815
846
815
781
786
847
924
010
980
995
A

9Ol
755
866
688
677

30
481
620
189
946
094
A

1 ,805
2, 188
2, 130
2rO8g
2,337
2 r242
L,927
L,255
1,088

986
253
2rc

4r9
437
432
424
4L7
433
556
560
595
473
430
N/A

,224
,625
,562
,513
,-7 54
,675
,483
815
583
459
683

N/A

L,
1,
1,
1,
1,
1,
l,
,)
L,

t,
1,
N/

,

,
,
,
,
,
,
t

,
,

)

5

5
5
5
5
5
5
5
5
4
5
N

2

2
2
2
2

2
2

I
I
I

Sources: Department of Defense and Maxwell Air Eorce Base.



E s tima

Table V

Percentag e Distribu tion of A11 Fami ties and Renter Households
ti ral I
Ho

1959 and 1970

19 59 1970

AnnuaI
after tax1 me

Under $ 2,000
$ 2,000 - 2,999

3,000 - 3,999
4, ooo - 41999
5,000 - 5 ,999
6,ooo - 6,999

AII
families

20
L4
13
tl
1l

8

Renter
househo Id s4,/

25
15
15
t3
10

7

householdsa/
A11

families
Ren ter

7r000
8, 000
9,000

10 r 000
I2,500
15, oo0

D

-1

99
99
99

7

8
9
a

4
4
)
I
I
3

100

5
4
3
5
2

3

100

,9
,9
,9

9

7
9
7
8
7

L4

6
6

6

LZ

9

I00

L2
9

IO
8
8
I

7

7
6

0
5

I
,499

- L41999
and over
Total

IO
I00

$6, 37 5l'ledian $4 ,27 5 $3, 650

a/ Excludes one-Person renter households.

Source: Estimated by Housing Market Analyst

$7, soo



Table Vl

Population and Household TYends
Mo{rtqomerv.. Alabama. Housing Market Area

April 1. 1960 to November 1. 1972

Averaqe ann change
April 1

1960
, November 1,

174.300
1 38,5OO

35,8OO
33,7OO

50.500
41,3OO

9,3OO
9,7OO

November 1,
L972

76 200
500
500
mo

51 .750
42,OOO
9,750

1O, O5O

1960- 1970m/ L970-.L972
Num6ergr Percen 51970

Component

Population

Montgomery tMA

Montgomery County
Montgomery Clty
Remainder of county

Elmore County

Households

Montgomery tMA

l,lontgomery County
Montgomery City
Remainder of county

Elmore County

199.734 208.OOO 210. 200 780

480
390
90

300

590

430
27o
160
150

o.4 1.100

950
550
400
150

o.5

169.210
t34,393
34,817
301524

46.O50
38,433
7,6L7
8, O13

o.3
o.3
o.3
l.o

139 ,
36,
34,

0.5
o.4
1.1
o.4

2

I
8
4
8

54.063 60.300 61 . gOO 1.O 750

575
350
225
175

I

1

0
2

I

o.9
o.7
1.9
1.8

al Rounded.
bl Derived through the use of a formula designed to calculate the percentage rate of

basis.

Sources: 1960 Censuses of Population and Housing; 1970 and 1972 estimates by Housing Market Analyst.

change on a compound



Table VII

Housi Uni ts thoriz Bui Perm t
Housi Market at A

Year

19 60

196r

L962

1963

L964

19 65

L966

L967

1958

L969

1970

gl

yt
c/

( 10 mos. )

Total

841

962

L,L26

1,346

1,051

1 ,057

942

L,36gb.l

I ,3O6c/

L 1673

1,204

Over 15 percent of total new residentlal construction is estimaEed to have

Construction Reports, C-40; and local

Sinele-fami lY

794

880

I ,043

L 1076

953

991

850

1 ,080

972

964

899

Multifami Iv

47

82

83

270

98

66

92

28gb/

334c/

709

305

taken place outside of permlE-issuing areas'
ExcLudLs 60O public housing uniLs.
Excludes 5o1 public housing units and 300 units of section 22L(d)(3) housing'

Source: U.S. Bureau of the Census,

Permit issuing Places.



Table VIII

Component s of the Housins 1nventorv
Montgomery . Alabama, Housing Market Are4

I 960 -1970

April 1,
t 950

Total trousing i"".nioty

Total occupied
Owner-occupied

Percent of all occuPied
Renter -occupied

Percent of all occuPied

Total vacant
Available vacant

For sale
Homeowner vacancy rate

For rent
Renter vacancy rate

sa , got

November 1,
I 970

66 r 3OO

60, 3oo
32,7 85

54.4
27 r5L5

45.6

6,ooo
I ,7OO

300
o.9

1r4OO
4.9

54,063
28,14O

52.1
25 1923

47.9

4,838
1r989

299
1.1

1,590
6"1

Other vacant!/ 21949 4,3OO

a/ Includes seasonal units, dilapidated units, units rented or sold
awaiting occupancy, and units held off the market for absentee
or{ners of for other reasons.

Sources: 1960 Census of Housing; 1970 estimates by Housing l'larket Analyst.
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