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Foreword

As a public service to assist local housing activities through
clearer understanding of local housing market conditions, FHA
initiated publication of its comprehensive housing market analyses
early in 1965, While each report is designed specifically for
FHA use in administering its mortgage insurance operations, it

1s expected that the factual information and the findings and
conclusions of these reports will be generally useful also to
builders, mortgagees, and others concerned with local housing
problems and to others having an interest in local economic con-
ditions and trends.

Since market analysis is not an exact science, the judgmental
factor is important in the development of findings and conclusions.
There will be differences of opinion, of course, in the inter-
pretation of available factual information in determining the
absorptive capacity of the market and the requirements for main.
tenance of a reasonable balance in demand-supply relationships.

The factual framework for each analysis is developed as thoroughly
as possible on the basis of information available from both local
and national sources. Unless specifically identified by source
reference, all estimates and judgments in the analysis are those
of the authoring sanalyst and the FHA Market Analysis and Research
Section,
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ANALYSIS OF THE
NASHVILLE, TENNESSEE, HOUSING MARKET
AS OF JANUARY 1, 1968
(A supplement to the January 1, 1965 analysis)

Summary and Conclusions

In 1964, the Nashville Labor Market Area was redefined to include
Davidson, Sumner, and Wilson Counties. Between 1964 and 1966 non-
agricultural wage and salary employment in the three-county area
increased from 176,600 to 201,300, an increase of 24,700 (12,350

a year). 1In 1967, growth of wage and salary employment was cur-
tailed sharply, increasing by only 5,200 workers. The decline in
the rate of growth during 1967 apparently was the result of several
factors, but principally of a slowdown in capital investment in
Nashville while there was growth of industrial firms in Tennessee
outside metropolitan areas. Wage and salary employment in the
three-county area is expected to increase by 14,500, or an average
of 7,250 a year during 1968 and 1969. This is well above the 5,200
increase in wage and salary jobs between 1966 and 1967, but is below
the 1964-1967 average of 9,950 annually.

As of January 1968, the median annual income of all families in
Davidson County was $6,825, after deduction of federal income tax.
The median after-tax income of renter households of two persons or
more was somewhat lower at $4,650. By early 1970, median after-tax
incomes are expected to increase to $7,200 for all families and to
$4,925 for all renter households.

Reflecting the rapid employment growth in 1965 and 1966, the popu-
lation of the Nashville, Tennessee, Housing Market Area (HMA) ,
defined as Davidson County, increased from 441,000 in January 1965
to 473,500 in Janaury 1968, an average increase of 10,850 a year.
This is above the April 1960-Janaury 1965 average gain of 8,675
annually. Employment growth in the Nashville area during 1968 and
1969 is expected to be below the 1964-1967 experience. Population
growth between January 1968 and January 1970 is expected to increase
by an average of 9,500 a year above the January 1968 estimate.

The number of households (occupied housing units) in the Nashville
HMA increased by an average of 3,725 a year between January 1965

and January 1968, from 128,100 to 139,300. Based on the expectations
of a declining rate of employment and population growth in 1968 and
1969, as compared with the 1964-1967 experience, and on a continuing
decline in the average size of households, it is anticipated that
there will be 145,500 households in the HMA by the end of the 1960
decade, an average increase of 3,100 a year above the January 1968
estimate.
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On January 1, 1968, there were an estimated 145,800 housing units
in Davidson County, an increase of 10,600 since January 1965. The
January 1965-January 1968 increase was the result of the completion
of 13,000 new units, the net addition of 600 mobile homes, and the
loss of 3,000 units through demolition, fire, and other losses. As
measured by building permits, new construction in Davidson County
declined from 4,925 units in 1964 to 4,400 units in 1965, then to
4,125 units in 1966. An estimated 5,050 new housing units were
authorized in the HMA in 1967, a total that exceeded the previous
high reached in 1964. An increase in multifamily construction in
the HMA has led to an increase in the proportion of renter-occupancy
from an estimated 38.6 percent in January 1965 to 39.2 percent in
January 1968.

In January 1965, there were 4,300 available vacant housing units in
the HMA, including 1,600 for sale, a homeowner vacancy rate of 2.0
percent, and 2,700 for rent, a rental vacancy ratio of 5.2 percent.
By January 1968, the number of available vacancies had declined to
3,300, a net vacancy ratio of 2.3 percent. Of these units, 1,300
were available for sale, a homeowner vacancy ratio of 1.5 percent,
and 2,000 units were for rent, a rental vacancy rate of 3.5 percent.

To accommodate household growth and to allow for anticipated inven-
tory and occupancy changes, the demand for new housing in the
Nashville HMA during 1968 and 1969 is expected to average 4,300 a
year, including 2,000 single-family houses and 2,300 multifamily
units. The annual multifamily total includes 475 units which might
be marketed at the lower levels of rent achievable with public bene-
fits or assistance in financing or land acquisition. The demand for
new multifamily units does not include public low-rent housing,-
rent-supplement accomnodations, and housing provided with other types
of direct subsidy. The demand for single=family houses and multifamily
units by sales price and gross monthly rent ranges are shown on pages
20 and 21, respectively.



ANALYSIS OF THE
NASHVILLE, TENNESSEE, HOQUSING MARKET
AS OF JANUARY 1, 1968
(A supplement to the January 1, 1965 analysis)

Housing Market Area

The Nashville, Tennessee, Housing Market Area (HMA) is defined as being
coextensive with the 1960 definition of the Nashville Standard Metro-
politan Statistical Area (SMSA), which consisted of Davidson County.
Although the SMSA was expanded in 1963 to include Sumner and Wilson
Counties, Davidson County still represents the primary housing market
area for the purposes of this analysis. The HMA had a population of
more than 399,700 in April 1960; the rural farm population constituted
only a little more than one percent of the total population (see Appen-
dix A, paragraph one).

The area is served by an excellent highway system of about ten federal
highways, three of which are interstate. The area also is well-serviced

by a variety of barge and freight lines, two railroads, and six airlines.
Situated on the Cumberland River in middle Tennessee, the HMA is approx-
imately 140 miles northwest of Chattanooga, 200 miles west of Knoxville,

220 miles northeast of Memphis, and 180 miles south of Louisville, Kentucky.

Economy of the Area

Work Force

In 1964, the Nashville Labor Market Area (LMA) was expanded to include
Davidson, Sumner, and Wilson Counties. A comparison of 1963 wage and
salary employment data for the old and new labor market areas indicates
that the two counties added 13,300 wage and salary workers to the 151,400
in Davidson County, an increase of about nine percent. Although the
proportion of manufacturing workers to total wage and salary employment
was 30 percent in the expanded three-county area, compared with 28 percent
in the one-county area, the change did not materially affect the distrib-
ution of employment by industry, and it is judged that the employment
trends discussed below for the three-county area are representative of
the employment trend in the Nashville HMA.

According to estimates of the Tennessee Department of Employment Security,
the civilian work force in the Nashville Labor Market Area averaged 247,600
workers in 1967, an increase of 27,600 (9,200 a year) since 1964. The 1967
average included 206,500 nonagricultural wage and salary workers, 34,200
other workers including agricultural, the self-employed, domestics, and
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unpaid family workers and 6,900 unemployed persons seeking work (see
table I). The civilian work force in the three-county area grew by
11,000 between 1964 and 1965 and by 12,600 between 1965 and 1966, but
expanded by only 4,000 between 1966 and 1967.

Employment

1967 Estimate and Past Trend. Nonagricultural wage and salary employ-
ment in the Nashville LMA averaged 206,500 in 1967, an increase of only
5,200 above the average reported for 1966 (see table II). Increases in
wage and salary employment were much higher in the preceding two years,
as shown in the following table.

Trend of Nonmagricultural Wage and Salary Employment
Davidson, Sumner, and Wilson Counties, Tennessee
Annual Averages, 1964-1967
(in thousands)

Change in total

Wage and salary employment from preceding date
Manu- Nonmanu- Manu- Nonmanu-
Year facturing facturing Total facturing facturing Total
1964 51.6 125.0 176.6 - - -
1965 55.5 132.3 187.8 3.9 7.3 11.2
1966 60.8 140.5 201.3 5.3 8.2 13.5
1967 61.1 145.4 206.5 0.3 4.9 5.2

Source: Tennessee Department of Employment Sécurity.

The increase in manufacturing employment of 300 between 1966 and 1967
was preceded by increases of 3,900 and 5,300 during 1965 and 1966.
Increases during those years occurred principally in the chemical,
fabricated metals, and transportation equipment industries. Employ-
ment in printing and publishing, the largest Nashville industrial
group, also increased steadily. The increasé in manufacturing employ-
ment between 1966 and 1967 resulted from moderate increases of 800
jobs in transportation equipment, 100 in fabricated metals, 900 in
printing and publishing, and 100 in lumber. During the same period,
employment in the machinery and apparel industries declined by 400 and
300, respectively. Some other manufacturing industries experienced a
declining rate of employment growth, and there was a loss of 1,200 jobs
at firms classified as "other" manufacturing concerns.
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Nonmanufacturing employment, which accounted for 71 percent of all
wage and salary employment in 1964, was responsible for 68 percent
(20,400) of the increase in wage and salary employment in the LMA
between 1964 and 1967. Employment growth in the nommanufacturing
sector of the local economy was uneven over the three-year period,
with three-fourths of the increase (15,500) taking place between
1964 and 1966 and only one-fourth (4,900) between 1966 and 1967.
Over 80 percent of the employment growth during the three years
occurred in those nonmanufacturing activities (trade, services, and
government) that serve both a local and a regional function. Gains
in the other nonmanufacturing enterprises were much more modest.

The employment trend in the Nashville area was similar to the trend
in the United States and in the state of Tennessee. Nonagricultural
wage and salary employment in the United States experienced a declin-
ing rate of increase in 1967 following two years of comparatively
rapid growth. Nationally, wage and salary employment increased by
2.50 million (4.3 percent) between 1964 and 1965 and by 3.15 million
between 1965 and 1966. Between 1966 and 1967, the increment was 2.08
million (3.3 percent), an increase that was only two-thirds as great
as that which occurred between 1965 and 1966. Recent wage and salary
employment trends in the United States, the state of Tennessee, and
the Nashville LMA are shown in the following table.

Trend of Nonagricultural Wage and Salary Employment
United States, State of Tennessee, and Nashville LMA
Annual Averages, 1964-1967
(in thousands)

Annual change in total

United State of Nashville
United State of Nashville States Tennessee LMA
Year States Tennessee LMA Number % Number A Number %
1964 58,332.0 1,045.5 176.6 - - - - - -
1965 60,832.0 1,107.1 187.8 2,500.0 4.3 61.6 5 11.2 6.3
1966 63,982.0 1,186.4 201.3 3,150.0 5.2 79.3 7 13.5 7.2
19613/ 66,062.0 1,216.4 206.5 2,080.0 3.3 30.0 2. 5.2 2.6

a/ Preliminary.

Sources:

United States Bureau of Labor Statistics and Tennessee Department of
Employment Security.
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In Tennessee, the annual rate of increase in wage and salary employ-
ment was well above the national rate between 1964 and 1966, but the
1966-1967 increase was below the rate of growth nationally. Between
1961 and 1966, the economy of Tennessee experienced an impressive rate
of growth. It ranked among the first ten states in its increase in
nonagricultural jobs during this period, and its rate of growth far
exceeded that of the national economy. The increase in manufacturing
jobs has been especially significant in recent years, totaling 81,000
over the three-year 1964-1966 period. The rate of increase in manu-
facturing jobs in the state during this period was over 23 percent,
compared with less than 13 percent in the nation as a whole. The
growth of the Tennessee economy, especially during the mid-1960's,

was influenced by a record number of new plants locating in the state,
expansion of existing plant facilities, and capital investment. The
declining rate of economic growth in Tennessee during 1967 can be
attributed, in large part, to a decline in industrial development
throughout the state.

Between 1964 and 1965, nonagricultural wage and salary employment in

the Nashville LMA grew at a rate above that of both the state and the
nation, while the 1965-1966 rate exceeded the national trend and equalled
the state-wide rate of 7.2 percent. The 2.6 percent rate of increase in
the Nashville area between 1966 and 1967 was about the same as the increase
experienced throughout the state and was below that of the national rate

of growth. In addition to being adversely affected by the decline in
capital investment in Tennessee, employment growth in the Nashville area
(as well as in other major metropolitan areas in the state) has been
adversely affected in recent years by the rapid growth of employment at

manufacturing plants located outside metropolitan areas. During the

three years 1964-1966, manufacturing employment outside the metropol-

itan areas of Tennessee increased by 46,900, or 28 percent; comparable
figures for the combined metropolitan areas were 34,100, an increase

of 19 percent. In 1963, nearly 52 percent of the total manufacturing
employment in Tennessee was concentrated in the metropolitan areas, but
by 1966 the proportion had declined to less than 50 percent as the result
of the more rapid growth of industry in the smaller cities and towns.
Although during the same period the rate of employment growth in most
metropolitan areas was accelerating, the combination of a declining rate
of capital investment, the continued decentralization of industry through-
out the state, and smaller-than-usual increases in nonmanufacturing employ-
ment resulted in a much lower rate of employment growth in the Nashville
area in 1967, as compared with the previous two years.

Unemp loyment

The Tennessee Department of Employment Security reported that there was
an average of 6,900 persons unemployed in the Nashville LMA in 1967,
representing an unemployment ratio of 2.8 percent (see table I). The
moderate increase in unemployment during 1967 was a reversal of the
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1964-1966 trend. During this two-year period, unemployment in the
three-county labor market area declined from 8,200 (3.7 percent) in
1964 to 6,600 (2.9 percent) in 1965, then dropped still further to
5,900 (2.4 percent) in 1966. Although data prior to 1964 are not compa-
rable with the present employment series, the comparatively low rates

of unemployment in 1966 and 1967 are, in all probability, the lowest
rates experienced in the Nashville area in the last ten years.

Future Employment Prospects

Nonagricultural wage and salary employment in the Nashville Labor Market
Area is expected to increase by 14,500, an average of 7,250 a year,
during 1968 and 1969. An estimated 85 to 90 percent of the increase is
expected in the Nashville HMA, The projected January 1968-January 1970
increase is well above the 3,300 increase in wage and salary jobs between
1966 and 1967, but is below the 1964-1966 average increase of 12,350 a
year.

Although manufacturing employment in the Nashville area increased only slight-
ly between 1966 and 1967, local sources report an increase in expenditures

for industrial development during 1967 that should create new manufacturing
jobs during 1968 and 1969. 1In late 1967, a manufacturer of precision
printing equipment completed a $4.5 million building and eventually will
employ 1,000 workers at the facility. New industrial firms expected to

locate in the Nashville area during 1968 and 1969 include a houseboat manu-
facturer, a manufacturer of alternating current motors, and a truck assembly
plant. Initial employment at these three facilities 1is expected to total
1,450 workers.

Despite the new plant openings, it is unlikely that employment growth

in the manufacturing sector over the remainder of the decade will

approach the 4,600 average annual increase between 1964 and 1966. Those
years were characterized by unprecedented increases in nonfarm employ-

ment throughout Tennessee because of large-scale capital investment in

new plants and the expansion of existing facilities. Another development
that will tend to slow growth in the manufacturing sector locally is_the
recent tendency in Tennessee to establish manufacturing plants outside
metropolitan areas. Depite this decentralizing trend, the recent increase
in local industrial development suggests that an increase of 4,500 in manu-
facturing employment during 1968 and 1969 (2,250 a year) is a reasonable
expectation. Because of the fact that two of the manufacturing concerns .
mentioned above were still under construction in early 1968, somewhat over
one-half of the January 1968-January 1970 increase is expected during 1969.

The growth of employment in the nomnmanufacturing groups averaged 7,750 a
year during the rapid development of the Nashville economy between 1964
and 1966, but the 1966-1967 increase was only 4,900. On balance, employ-
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ment growth in the nonmanufacturing sector of the Nashville economy
during 1968 and 1969 should exceed 1966-1967 experience, but proba-
bly will not equal the 1964-1966 trend, a period of larger-than-usual
growth in the various manufacturing industries. Most of the employ-
ment growth is expected in trade, services, and government; these non-
manufacturing categories comprised nearly 53 percent of the wage and
salary employment in the three-county area in 1967, a reflection of
the importance of the local economy in the middle Tennessee area. In-
creases in total nonmmanufacturing employment between January 1968 and
January 1970 averaging 5,000 a year appear to be a reasonable expect-
ation.

Family Incomes

As of January 1968, the estimated median annual income of all families
in Davidson County was $6,825, after deduction of federal income tax.
The median after-tax income of renter households of two persons or more
was somewhat lower at $4,650. About 23 percent of all families and 42
percent of all renter households had after-tax incomes of less than
$4,000, while 13 percent of all families in the HMA and four percent of
the renter households eained after-tax incomes of $12,500 or more. As
shown in table III, median after-tax incomes are expected to increase to
$7,200 for all families and to $4,925 for all renter households by 1970.
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Demographic Factors

Population

January 1968 Estimate and Past Trend. On January 1, 1968, there were

an estimated 473,500 persons in the Nashville HMA, an increase of 32,500
since January 1, 1965, the date of the last FHA market study. The
January 1965-January 1968 growth represented an average annual increase
of 10,850 persons. Employment trends in the Nashville area suggest that
population growth in the HMA during 1965 and 1966 was well above that
which occurred during 1967. During 1965 and 1966 wage and salary employ-
ment increased by an average of 12,350 a year. Population growth during
most of the 1965-1968 period was above that which occurred in the first
half of the decade. As shown in the following table, population growth
in Davidson County averaged 8,675 a year between April 1960 and January
1965, a rate of increase that was 20 percent below the January 1965-
January 1968 experience.

Changes in Population
Nashville, Tennessee, Housing Market Area
April 1, 1960-January 1, 1970

Average annual change

Date Population from preceding datea/
April 1, 1960 399,743 -
January 1, 1965 441,000 8,675
January 1, 1968 473,500 10, 850
January 1, 1970 492,500 9,500

a/ Rounded.

Sources: 1960 Census of Population. 1965, 1968, and 1970 estimated
by Housing Market Analyst.

Future Population Growth. On the strength of projected emp loyment growth
during 1968 and 1969, the population of the Nashville HMA is expected to
increase to 492,500 persons by January 1970, an average of 9,500 a year
above the January 1968 estimate. Based on recent construction trends,
accelerated population growth is expected to the southeast of downtown
Nashville between Murfreesboro Pike and Interstate Route 24, and to the
cast between the downtown area and the Percy Priest Reservior, which is
scheduled to be completed sometime in 1968.




Net Natural Increase. Reflecting the decline in the birth rate in the
HMA in recent years, the net natural increase (excess of resident births
over resident deaths) averaged 4,125 a year between 1965 and 1968, com-
pared with an average of 6,050 between April 1960 and January 1965. The
total population of Davidson County increased by 10,850 a year between
January 1965 and January 1968, indicating a net in-migration of 6,725
persons that equaled 62 percent of the total annual growth. This was
well above the experience in the first half of the decade when only 30
percent of the annual population growth was attributed to in-migration.
The sharp increase in the rate of in-migration in recent years was the
result of the sharp increase in job opportunities during 1965 and 1966. _
In-migration undoubtedly slowed significantly during 1967 when a’ N
decline in the rate of employment growth occurred.

Components of Population Change
Nashville, Tennessee, Housing Market Area
April 1, 1960-January 1, 1968

Average annual change

Component of change 1960-1965 1965-1968
Total population increase 8,675 10,850
Net natural increase 6,050 4,125
Net in-migration 2,625 6,725

Source: Estimated by Housing Market Analyst, based on data obtained
from the Tennessee State Department of Health.

Households

January 1968 Estimate and Past Trend. There were an estimated 139,300
households (occupied housing units) in the Nashville HMA in January
1968, an increase of 11,200 (3,735 a year) since January 1965. The
April 1960-January 1965 increase of 13,450 households, an average of
2,825 annually, occurred during a period of generally slower economic
growth. The following table summarizes household trends in the county
since April 1960 and provides a two-year projection to January 1970.
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Changes in Households
Nashville, Tennessee, Housing Market Area
April 1, 1960-January 1, 1970

Average annual change

Date Households 7 from preceding date2
April 1, 1960 114,635 -
January 1, 1965 128,100 2,825
January 1, 1968 139, 300 3,725
January 1, 1970 145,500 3,100
a/ Rounded.

Sources: 1960 Census of Housing. 1965, 1968, and 1970 estimated by
Housing Market Analyst.

Future Household Growth. Based on the projected gains in population,

and on the assumptions that the average household size in the county
will continue to decline and that the non-household population will
continue to increase slightly, the number of households in the HMA is
expected to increase by an average of 3,100 annually during 1968 and
1969 to a total of 145,500 by January 1, 1970. The projected annual
increase is below the average annual gain of 3,725 experienced between
1965 and 1968, an increase that reflects the accelerated rate of ]
economic growth during 1965 and 1966, but is 10 percent above the average
annual increase in the first half of the 1960's.

Household Size. Following the national trend, the average household
size in the HMA has declined rather sharply in recent years, from an
estimated 3.28 persons in January 1965 to 3.24 persons in 1968. Accord-
ing to estimates of the U. S. Bureau of the Census, the average size

of households nationally declined from 3.33 persons in 1964 to 3,28
persons in 1967, reflecting a continuing decline in birth rates and a
more rapid increase in one-person households than in family households.
These trends are evident in the Nashville area; the decline in the birth
rate locally has been sharp in recent years. The average household size

in the HMA is expected to decline further during the remainder of the
1960 decade.
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Housing Market Factors

Housing Supply

January 1968 Estimate and Past Trend. On January 1, 1968, there were
approximately 145,800 housing units in Davidson County, a net gain of
10,600 since January 1965, an average increase of 3,525 a year. The
1965-1968 increase resulted from the construction of 13,000 new housing
units and the addition of 600 mobile homes, less the removal of an esti-
mated 3,000 housing units because of demolitions, fire loss, and other
causes. Between 1960 and 1965, a period characterized by a lower level
of new residential construction, the housing supply in the HMA increased
from 120,800 units to 135,200, a gain of 14,350 (3,025 a year).

Residential Building Activity

Past Trend. As shown in the following table, new residential construction
in Davidson County, as measured by building permits, declined from 4,923
in 1964 to 4,130 in 1966. 1In 1967, an estimated 5,050 housing units were
authorized, a post-1960 high. The annual volume of new construction in
recent years has been well above the average of 3,500 units authorized
each year between 1960 and 1963. 1In the past several years, well over

97 percent of the new residential construction in the HMA has occurred in
jurisdictions which require building permits.

New Housing Units Authorized by Building Permits
Nashville, Tennessee, Housing Market Area
Annual Totals, 1964-1967

Single-~ Multi-
Year family familxé/ Total
1964 2,053 2,870 4,923
1965 2,266 2,138 4,404
1966 1,803 2,327 4,130
1967 2,400 2,650 5,050

a/ Includes 220 public low-rent housing units in 1964 and 226 in 1967.

Sources: Data for 1964 through 1966 from U. S. Bureau of the Census,
Construction Reports C-40 and C-42, 1967 estimated by Housing
Market Analyst, based on data obtained from the Bureau of the
Census and the Codes Administration Office of Nashville-Davidson
County.
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Single-family house construction in the Nashville area has been fairly
stable over the past several years. An average of 2,125 single-family
houses was authorized annually during the four-year 1964-1967 period;
yearly totals ranged from a low of 1,803 in 1966 to a high of 2,400 in
1967. The 1,803 single-family houses authorized in 1966, a post-1960
low, was a reflection of the restricted supply of mortgage money avail-
able that year. However, the number of single-family houses authorized
increased by a third in 1967, with the annual total equalling the 1961
high. The 1964-1967 average of 2,125 compares favorably with the average
of 2,225 single-family houses authorized from 1960 to 1963.

Unlike single-family building, new private multifamily construction in
the county has accelerated since 1963. As measured by building permits,
an average of 1,150 new private multifamily units was authorized annually
between 1960 and 1963, compared with an average of 2,375 annually between
1964 and 1967. Interestingly, authorizations for private multifamily
units in 1966 were above the 1965 total, contrary to the experience in
many other metropolitan areas in the nation. Permits for multifamily
units increased from 36 percent of all authorizations between 1960 and
1963 to 54 percent of the total during the 1964-1967 interval.

Units Under Construction. Based on the results of the postal vacancy
survey conducted in Davidson County in February 1968 and on the adjust-
ment of building permit data to reflect average construction time for
both single-family houses and multifamily projects, it is estimated
that there were 2,200 housing units under construction in the HMA in
January 1968, including 550 single-family houses and 1,650 multifamily
units. Most of the single-family houses under construction were in
moderate~sized subdivisions located to the southeast, east, and north-
cast of downtown Nashville.

Demolitions. Losses to the housing inventory in the HMA resulting from
demolition have been rather significant since 1960, totalling an esti-
mated 5,800 units. Many of the demolitions, about 1,500, occurred in
the early 1960's in the East Nashville Urban Renewal Area. Between
1965 and 1968 most of the demolition activity in the HMA was in the
Edgehill Urban Renewal Area. The Nashville Housing Authority estimates
that 1,700 families in the HMA will be displaced during 1968 and 1969
as a result of governmental action. Based on data obtained from local
sources, it is estimated that 2,500 housing units will be removed from
the inventory in Davidson County between January 1968 and January 1970
because of urban renewal programs, highway construction, and code enforce-
ment.



Tenure of Occupancy

January 1968 Estimate and Past Trend. As shown in the following table,
the increase in multifamily construction in recent years is reflected

in the slight increase in the proportion of renter-occupancy between

1965 and 1968. In January 1968, an estimated 39.2 percent of the occupied
inventory was renter-occupied, compared with 38.6 percent in early 1965.
This shift from owner to renter will continue if, as appears likely,
multifamily construction in the area continues to predominate. The post~
1965 trend is a reversal of that of the 1960-1965 period, when the pro-
portion of renter-occupancy in the HMA declined from 39.1 percent to

38.6 percent.

Trend of Household Tenure
Nashville, Tennessee, Housing Market Area
April 1, 1960-January 1, 1968

April 1, 1960 January 1, 1965 January 1, 1968
Tenure Number Percent Number Percent Number Percent
Owner-occupied 69, 865 60.9 78,600 6l.4 84,700 60.8
Renter-occupied 44,770 39.1 49,500 38.6 54,600 39.2
Total 114,635 100.0 128,100 100.0 139, 300 100.0

Sources: 1960 Census of Housing.
1965 and 1968 estimated by Housing Market Analyst.

Vacancy

January 1965 Estimate. There were an estimated 4,300 available vacant
housing units in the HMA in January 1965, a net vacancy rate of 3.2
percent. Of the total available vacancies, 1,600 were for sale, repre-
senting a homeowner vacancy ratio of 2.0 percent, and 2,700 were avail-
able for rent, indicating a rental vacancy ratio of 5.2 percent. Be-
tween 1960 and 1965, there was no change in the homeowner vacancy rate
and only a small increase in the renter vacancy rate.

Postal Vacancy Surveys. The results of a postal vacancy survey conducted
in Nashville and three other Davidson County communities in February 1968
are shown in table IV. 1Including trailers, the survey covered nearly
131,800 total possible deliveries, over 90 percent of the housing supply
in the HMA. The survey counted about 1,750 vacant residences, a vacancy
ratio of 1.6 percent, and about 920 vacant apartments, a 4.5 percent
vacancy factor. A total of 460 residences and 1,575 apartments were
under construction in the survey area (see Appendix A, paragraph 7).
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A postal vacancy survey also was conducted in the HMA in November 1964.
The results of both the 1964 and 1968 surveys are shown in the following
table. They indicate a downward trend in vacancy in both residences and
apartments over the past three years, although vacancy did increase
slightly in the Madison area because of low occupancy ratios in a few
projects.

Vacancy Rates Shown by Postal Vacancy Surveys
Nashville, Tennessee, Housing Market Area
November 1964 and February 1968

Percent vacant

Residences Apartments Over-all
Postal areas 1964 1968 1964 1968 1964 1968
Total, all areas 2.1 1.6 8.2 4.5 2.8 2.0
Nashville 2.1 1.5 8.0 4.1 2.7 2.0
Goodlettsville 2.5 1.9 0.0 0.0 2.5 1.9
Madison 3.0 2.3 10.7 12.7 3.6 3.7
Old Hickory 2.8 1.2 25.0 7.4 2.9 1.7

Source:; Postal vacancy surveys conducted by cooperating postmasters
in the Nashville area.

Vacancies in FHA-Insured Projects. Vacancies in FHA-insured apartment
projects also have declined in recent years. According to the March
1967 occupancy survey there were 1,950 units in 30 projects in the HMA
which were insured under Sections 207, 220, 221, and 608 of the National
Housing Act. Of the units surveyed in 1967, fewer than 30 (1.4 percent)
were vacant. The March 1966 survey reported that 80 units (4.1 percent)
were vacant. The 1966 and 1967 surveys indicate a steady improvement in
occupancy since March 1964 when 6.8 percent of all units surveyed were
vacant.

January 1968 Estimate. The results of the two postal vacancy surveys

and other vacancy data available in the Nashville area indicate that
both sales and rental vacancies declined between 1965 and 1968.

On January 1, 1968, there were an estimated 3,300 available vacant

units in Davidson County, a net vacancy ratio of 2.3 percent. Of these
units, 1,300 were available for sale, a homeowner vacancy ratio of 1.5
percent, and 2,000 units were available for rent, a rental vacancy rate
of 3.5 percent. As shown in the following table, the number of vacancies
in 1968, both quantitatively and relatively, were below the April 1960
and January 1965 levels in both the sales and rental inventories.
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Trends in Vacancy
Nashville, Tennessee, Housing Market Area
April 1, 1960-January 1, 1968

April 1, January 1, January 1,
Vacancy 1960 1965 1968
Total vacant housing units 6,212 7,100 6,500
Available vacant units 3,797 4,300 3,300
For sale only 1,395 1,600 1,300
Homeowner vacancy rate 2.0% 2.0% 1.5%
For rent 2,402 2,700 2,000
Rental vacancy rate 5.1% 5.2% 3.5%
Other vacant unitsd/ 2,415 2,800 3,200

a/ Includes vacant seasonal units, units sold and awaiting occupancy,
dilapidated units, and units held off the market.

Source: 1960 Census of Housing, 1965 and 1968 estimated by Housing Market
Analyst.

There were 5,050 housing units authorized by building permits in the HMA
in 1967, a post-1960 high, and about 2,200 housing units were under
construction in the county at the beginning of 1968, This upsurge in

new construction has occurred even though population gains during 1968

and 1969 are expected to be somewhat below the rate of growth experienced
during the preceding three years. Consequently, vacancies in the HMA,
especially in apartments, may increase in 1968 when the bulk of the units
under construction are completed.

Sales Market

General Market Conditions. Homeowner vacancy ratios in the HMA declined
from 2.0 percent in 1965 to 1.5 percent at the beginning of 1968. Much
of the decrease occurred during 1965 and 1966, when employment grew
rapidly and single-family houses authorized declined to a post-1960 low in
1966. Despite an increase in the number of unsold new houses as reported




- 16 -

by the unsold inventory survey conducted by the FHA, the sales market

in Davidson County appeared to be in good balance at the beginning of
1968. 1In 1967, the sales market in the HMA was characterized by in-
creasing land, construction, and loan costs that resulted in corre-
sponding increases in the price of new housing. A resistance to these
higher prices appeared to develop, and new homes did not sell as rapidly
as before. However, speculative construction in the HMA as a proportion
of the total construction volume was higher in 1967 than in 1966, and
many of the unsold houses were completed in the fall of the year. Some
local builders and lenders believed that the sales market would recover
when prospective home buyers accepted the fact that the costs of home-
ownership likely would continue to increase in 1968.

Unsold Inventory Surveys. In January of recent years, the Knoxville

FHA Insuring Office has surveyed subdivisions in Davidson County in

which five or more houses has been completed in the twelve-month period
preceding the date of the survey. The proportion of unsold speculatively-
built new construction increased from 16 percent at the time of the January
1967 survey (100 houses) to 24 percent in January 1968 (190 houses). This
increase was preceded by a slight decline from 17 percent of the unsold
new construction reported by the January 1966 survey to 16 percent in
January 1967. Over 56 percent of the houses completed in 1967 were built
speculatively, a higher proportion than in 1965 (49 percent) or 1966 (45
percent). The results of the three surveys, when compared by price class,
indicated that the sales prices of new single-family homes were increasing.
Houses priced at $20,000 and above accounted for 34 percent of all com-
pletions in 1967, compared with 30 percent in 1966 and 25 percent. in 1965,
Conversely, mew houses priced under $15,000 declined from 25 percent of all
completions in 1965 to 16 percent in 1967. Although the number of unsold
speculatively-built houses increased from 100 in January 1967 to 190 in
January 1968, about 95 percent of the unsold houses completed in 1967 had
been on the market three months or less,

Rental Market

General Market Conditions. Despite the continued high level of multifamily
construction in the HMA, many indiéators point to a decline in rental
vacancies between 1965 and 1968. The February 1968 postal vacancy survey
reported a 4.5 percent vacancy rate in apartments, significantly below the
8.2 percent vacancy rate reported by the November 1964 survey. Three re-
cent occupancy surveys, one conducted by the FHA and two by local lending
institutions, indicate that multifamily projects completed in recent years
have had good market acceptance in most locations. The decline in the
over-all rental vacancy ratio from 5.2 percent in Janaury 1965 to an esti-
mated 3.5 percent in January 1968 occurred despitg gheifacththaﬁ an average
f 2,37 rivate multifamily units were authorize uring the three-year
geriéd.s Z few projects comgleted in recent years have had difficulty in




- 17 -

reaching a satisfactory level of occupancy, but this appears to be a
reflection of specific management problems and locational disadvantages.

Absorption of Recent Inventory Additions. In January 1968, the FHA
surveyed 3,850 units in 30 projects and found an occupancy ratio of

over 90 percent. The survey included two projects that had been on

the market only one month and one older project in the Madison area

of Davidson County that has consistently had a high level of vacancies
for reasons unrelated to market factors. If these projects are excluded
from the survey results, the occupancy ratio would have been nearly 97
percent. Two local lending institutions also have conducted occupancy
surveys in recent months, one in June 1967 and the other in February
1968. The June 1967 survey covered 5,675 units in 60 projects, most of
which had been completed in the last three or four years. Of the units
surveyed, about 5,525 (97 percent) were occupied. The February 1968
survey, which covered some of the projects included in the June 1967
survey plus several projects completed in the interim, also reported

a 97 percent occupancy ratio; this survey covered over 5,825 units.
Occupancy in the thirteen high-rise apartment buildings in the Nashville
area was reported to be 99 percent in June 1967 and over 97 percent in
February 1968. Both surveys reported occupancy in garden apartments at
97 percent. Over-all, the three surveys mentioned above indicate satis-
factory absorption experience in the Nashville area.

Urban Renewal

In early 1968, there were two urban renewal projects in the HMA in
execution and two were in planning. The East Nashville Urban Renewal
Project (R-13), shown on the map on the following page, is nearing
completion. The project combines rehabilitation, conservation, and
redevelopment. As of January 1968, over 2,000 houses and 200 businesses
had been rehabilitated at an investment of over $7 million, nearly 290
families were relocated in low-rent public housing, and over 850 other
families either purchased or were renting standard private housing.
Redevelopment has involved the clearance of about 1,550 structures.
Other improvements in the area include two new fire halls, three power
substations, and new streets, curbs, and gutters.

The Edgehill Urban Renewal Project (R-69), also in execution, is located
south of downtown Nashville. In general, this 1,078-acre renewal area

is bounded on the north by Division Street, on the east by the L & N

Railroad just east of Ridley Boulevard, on the south by Ashwood and Brad-
ford Avenues, and on the west by an alley between Villa Place and Sixteenth
Avenue South. Much of the project area is being completely rebuilt, with

an improved street system. New houses and apartments are expected to

replace the existing substandard housing. Properties in approximately 40
percent of the project area are scheduled for rehabilitation and conservation




URBAN RENEWAL AND PUBLIC HOUSING

IN DAVIDSON COUNTY, TENNESSEE
AS OF JANUARY 1968

URBAN RENEWAL AND PUBLIC HOUSING PROGRAMS KEY

CENTRAL LOOP G.N.R.P. PROJECT ONE
EAST NASHVILLE

EDGEHILL
UNIVERSITY CENTER AREA ONE
PUBLIC HOUSING PROGRAMS




- 19 -

and will be upgraded to acceptable standards. Some major thoroughfares
will be widened and new sewers are to be built. A total of 1,550 families,
450 individuals, and 150 businesses are scheduled to be displaced. As

of early 1968, about 300 families, 100 individuals, and 40 businesses

had been relocated. About 100 families were relocated in public housing
and 150 others moved into standard private housing. It is expected that
an additional 440 families will be relocated during 1968 and 1969. Near-
ly 290 substandard structures had been razed by January 1968.

The first stage oi the University Center Urban Renewal Project (R-51)
is scheduled to go into execution sometime in 1968. The area, which
encompasses 317 acies just south of the Peabody College and Vanderbilt
University campuses, is bounded on the north by West End Avenue, on the
east by an alley between Sixteenth Avenue South and Villa Place, on the
south by Portland Avenue, Acklen Avenue, and the alley between 32nd and
33rd Streets. The primary objectives of the project are the expansion
of the educational institutions in the area, zoning changes, separation
of storm and sanitary sewers, the improvement of water and electric
service to accommodate institutional growth, and the improvement of
major thoroughfares to relieve traffic congestion., About 310 families
will be relocated by January 1970.

The Central Loop General Neighborhood Renewal Plan, Project One (R-72),
also in the planning stage, comprises an area in downtown Nashville
between Union Street and Charlotte Avenue extending from Seventh Avenue
North to the Cumberland River. Major developments proposed in the plan
will be new office buildings for the state and metropolitan governments,
two new bank buildings, off-street parking, and the widening of Deaderick
Street to provide for a tree-lined boulevard from the courthouse to the
new plaza proposed at Memorial Square. The execution of this project
will not involve the displacement of any families.

Public Housing

In January 1968, there were about 4,900 housing units in the HMA under
the management of the Nashville Housing Authority, including 400 units
in two projects designed specifically for elderly occupants. The cur-
rent inventory includes the following: 288 efficiencies, 1,118 one-
bedroom units, 1,972 two-bedroom units, 1,157 three-bedroom units, 306
four-bedroom units, and 63 five-bedroom units. In addition to the cur-
rent supply of public low-rent housing, there was a 226-unit project
under construction in January 1968.
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Demand for Housing

Quantitative Demand

The demand for additional new housing in the Nashville HMA during 1968
and 1969 is primarily a function of new household growth, estimated at
6,200, or 3,100 a year, and on the number of units expected to be demol-
ished, an estimated 2,500. The continuing trend from owner- to renter-
occupancy also has been considered. Based on these considerations, the
demand for additional new housing in the HMA (excluding rent-supplement .
accommodations and public low-rent housing) is estimated at 4,300 units
annually over the two-year forecast period, including 2,000 single-family
houses and 2,300 multifamily units. The annual multifamily total includes _
475 units which may be marketed at rent levels associated with below-market-
_Interest-rate financing or assistance in land acquisition and cost,

Qualitative Demand

Single-Family Housing. The annual demand for 2,000 single-family houses

1s expected to approximate the distribution shown in the following table.
It is based on a distribution of families in the Nashville area by 1968
after-tax income, on the proportion of income that these families typically
have paid for new sales housing in the recent past, and on recent market
experience (see Appendix A, paragraph 9).

Estimated Annual Demand for New Single-Family Houses
Nashville, Tennessee, Housing Market Area
January 1, 1968 to January 1, 1970

Number
Price range of houses Percent

Under $15,000 320 16
§15,000 - 17,499 520 26

17,500 - 19,999 440 22

20,000 - 22,499 240 12

22,500 - 24,999 180 9 :
25,000 - 29,999 160 8 M
30,000 and over 140 7

Total 2,000 100
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Multifamily Housing. The monthly rentals at which 1,825 privately-owned
net additions to the multifamily housing inventory might best be absorbed
in the Nashville HMA at rents possible with market-interest-rate financing
are shown in the following table (see Appendix A, paragraphslO and 11).

Estimated Annual Demand for New Private Multifamily Housing
At Rents Achievable With Market-Interest-Rate Financing
Nashville, Tennessee, Housing Market Area
January 1, 1968 to January 1, 1970

Number of units by bedroom size

Monthly One Two Three or more
gross rentd Efficiency bedroom bedrooms bedrooms
$ 90 $109 15 - - -
110 - 129 15 200 - -
130 - 144 10 175 375 -
145 - 159 10 125 235 20
160 - 169 5 80 110 20
170 - 179 - 70 60 15
180 - 189 - 50 45 15
190 - 199 - 30 30 10
200 and over - _20 30 35
Total 55 750 905 115

a/ Gross rent is shelter rent plus the cost of utilities.

In addition to the estimated annual demand for 1,825 multifamily units
expressed above, a total of 475 additional private multifamily units
possibly could be absorbed annually in the HMA at lower rent levels
achievable only if public benefits or assistance in. land purchase or
financing is utilized, exclusive of public low-rent housing, rent-
supplement accommodations, and housing provided with other types of
direct subsidy. These include 130 one-bedroom units, 185 two-bedroom
units, 120 three-bedroom units, and 40 four-bedroom units (see Appendix
A, Paragraph 12).
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APPENDIX A
OBSERVATIONS AND QUALIFICATIONS
APPLICABLE TO ALL FHA HOUSING MARKET ANALYSES

whon the caval Tarm popaiati noconstitutes less
than tive percent of the total population of the
HMA, all demographic and housing data uscd in
the analysis refer to the total of farm and non-
farm data; if five perecent or more, all demo-
graphic and housing data are restricted to non-
farm data.

All average annual percentage changes used In

the demographic section of the analysis are de-
rived through the use of a formula designed to
calculate the rate of change on a compound basis.

Because of the change in definition of "farm" be-
Ltween 1950 and 1960 consuses. many persons liv-
ing In rural areas who were elassiflod as living
on farms in 1950 would have been considered to
he rural nonfarm vesidents in 1960,  Consequent -
fvio the decline tn the farm population and the
inerease in nonfarm population between the Lwo
census dates {8, to some extent, the result of
this change In definition.

The fncerease in nonfarm houscholds between 1950
and 1960 was the vesult, In part, of a change in
the definition ot “farm" in the two censuscs.

the increase in the number of households between
1950 and 1960 -reflects, in part, the change in
census cnumeration from "dwelling unit" in the

1950 census to "housing unit” in the 1960 census.

Certain furnished-room accommodations which were
not classed as dwelling units in 1950 were
classed as housing units in 1960. This change
affected the total count of housing units and
the calculation of avevage household size as
well, especially in larger central citles,

Ihe basic data in the 1960 Cepsus of Housing
trom which current housing inventory estimates
ave developed roflect an uanknown degree of error
in "vear built" oceasioned by the accuracy of re-
sponse to enumerators” questions as well as cr-
rors caused by samnting. °

Costan vacancs survey data are not entlirely com-
parable with the data published by the Bureau of
Census because of differences in definition,
avea delineatfons. and methads of enumeration.
e census reports units and vacancies by tenure,
vhereas the postal vacancy survey reports units
and vacancies by tvpe of structare.  The Post

Ot fice Department dofines a "residence as a
At representing one stop for one delivery of
il (one matlbox). These are principally
single-famtly homes, but include row houses and
some duplexes and structures with additional
unfts created by conversion. An "“apartment" is
A unit on a stop where more than one delivery of
wail is possible. Postal surveys omit vacancies
in limited areas served by post office boxes and
tend to omit units in subdivisfons under con-
straction. Although the postal vacancy survey
has obvious limitations, when used in conjunc-
tion with other vacancvy indicators, the survey
scrves a valuable function in the derivation of
catimates of local market conditions,

Recause the 1950 Census of Houslng did not i{den-
tify "detertorating units, it I8 possible that
some unfts classilied as "ditapidated” in 1950
would have been classified as "deteriorating” on
the basis of the 199 enumeration procedures.

The distribution of the qualitative demand for
sales housing differs from any selected ex-
pertence such as that reported in FHA unsold
inventory surveys. The latter data do not in-
clude new construction in subdivisions with less
than five completions during the year reported
upon, nor do they reflect individual or contract
construction on scattered lots. It is likely
that the more expensive housing construction and
some of the lower-value homes are concentrated
in the smaller building operations, which are
guite numerous. The demand estimates reflect
all home building and indicate a greater concen-
tration in some price ranges than a subdivision
survey would reveal,

Monthly rentals at which privately owned net ad-
ditions to the aggregate rental housing invento-
rv wmieht best be absorbed by the rental market
are indfcated for various size units in the de-
mand section of cach analysis. These net addi-
tions may be accomplished by either new construc-
tion or rehabilitation at the specified rentals
with or without public benefits or assistance
through subsidy, tax abatement, or aid in finan-
cing or land acquisition. The production of new
units in higher rental ranges than indicated may
be justified if a competitive filtering of ex-
fsting accommodations to lower ranges of rent
can be anticipated as a result of the availabil-
ity of an ample rental housing supply.

Distributions of average annual demand for new
apartments are based on projected tenant-family
incomes, the size distribution of tenant house-
holds, and rent-paying propensities found to be
typical Iin the area; consideration also is given
to the recent absorptive experience of new rent-
al housing. Thus, they represent a pattern for
guidance in the production of rental housing
predicated on foresceable quantitative and qual-
ftative considerations. However, individual
projects may differ from the general pattern in
response to specific neighborhood or sub-market
requirements.  Speclfic market demand opportu-
nities or replacement needs may permit the effec-
tive marketing of a single project differing
from these demand distributions. Even though a
deviatfon from these distributions may experi-
ence market success, it should not be regarded
as establishing a change {n the projected pat-
tern of demand for continuing guidance unless a
thorough analysis of all factors involved clear-
ly confirms the change. In any case, particular
projects must be evaluated in the light of actu-
al market performance in specific rent ranges
and neighborhoods or sub-markets.

The location factor is of especia! juwportance in
the provision of new units at the lower-rent
levels. Families in this user group are not as
mobile as those in other economic segments; they
are less able or willing to break with estab-
lished social, church, and neighborhood relation-
ships. Proximity to or quick and economical
transportation to place of work frequently is a
governing consideration in the place of resf-
dence preferred by families in this group.

MARKET ANALYSIS AND RESEARCH SECTION
FEDERAL HOUSING ADMINISTRATION



Table 1

Components of the Civilian Work Force
Davidson, Sumner, and Wilson Counties, Tennessee
Annual Averages, 1964-1967
(in thousands)

1964 1965 1966 1967

Total civilian work force 220.0 231.0 243.6 247.,6
Unemployment 8.2 6.6 5.9 6.9
Percent of work force 3.7% 2.9% 2.4% 2.8%
Total employment 211.8 224.4 237.5 240.7
Wage and salary 176.6 187.8 201.3 206.5
Manufacturing 51.6 55.5 60.8 61.1
Nonmanufacturing 125.0 132.3 140.5 145.4

All other employmentg/ 35.2 36.6 36.2 34.2

a/ Includes agricultural workers and other nonagricultural employment
consisting of the self-employed, domestics, and unpaid family workers.

Source: Tennessee Department of Employment Security.



Table 11

Nonagricultural Wage and Salary Employment by Type of Industry
Davidson, Sumner, and Wilson Counties, Tennessee
Annual Averages, 1964-1967
(in thousands)

Industry 1964 1965 1966 1967

Total wage and salary employment 176.6 187.8 201.3 206.5
Manufacturing 51.6 55.5 60.8 61.1
Durable goods 18.8 20.7 23.3 23.1
Lumber 1.0 1.0 0.9 1.0
Furniture and fixtures 1.7 2.1 2.4 2.4
Stone, clay, and glassé/ 3.9 - - -
Fabricated metals 3.9 4,1 4.6 4.7
Machinery 4.8 3.0 3.7 3.3
Transportation equipment - 4.8 5.9 6.7

All other durable goods 3.5 5.7 5.8 5.0
Nondurable goods 32.8 34.8 37.5 38.0
Food products 6.3 6.3 6.4 6.4
Textile mill products 2.7 2.7 2.9 . 2.9
Apparel 4.0 4,4 4.5 4,2
Printing and publishing 7.2 7.5 8.3 9.2
Chemicals® 5.1 - - -
Petroleum and rubber - 1.5 2.0 2,0
Leather 5.1 5.5 5.7 b, 1

All other nondurable goods 2.4 6.9 7.7 7.3
Nonmanufacturing 1250 132.3 140.5 145.4
Construction 10.7 10.9 12.0 11.9
Trans., comm., and pub, util. 10.8 11.3 11.9 12.5
Wholesale and retail trade 37.5 39.6 42.4 44.3
Finance, ins,, and real estate 11.7 11.8 12.4 12,6
Service and miscellaneous 28.4 - 30.3 31.4 32.6
Government 25.9 28.4 30.4 31.5

a/ Employment in the stone, clay, and glass industry is included in other
durable goods after 1964,

b/ Employment in the chemicals industry is included in other nondurable

goods after 1964,

Source: Tennessee Department of Employment Security,



Table II1

Percentage Distribution of All Families and Renter Households by Estimated Annual Income
After Deduction of Federal Income Tax
Nashville, Tennessee, Housing Market Area, 1968 and 1970

1968 income 1970 income
Annual All Renter All Renter
after-tax income families householdsd/ families householdsa/

Under $§ 2,000 8 15 7 14
$ 2,000 - 2,999 7 11 7 11
3,000 - 3,999 8 16 8 13
4,000 - 4,999 9 12 8 13
5,000 - 5,999 10 12 8 11
6,000 - 6,999 10 9 10 9
7,000 - 7,999 9 7 9 8
8,000 - 8,999 8 5 8 6
9,000 - 9,999 7 4 8 4
10,000 -~ 12,499 11 5 13 6
12,500 - 14,999 5 1 5 2
15,000 and over _8 _3 9 _ 3
Total 100 100 100 100

Median $6,825 $4,650 $7,200 $4,925

a/ Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.
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N&S. willo ., luon o sScwe, Area Postal Vacanoy Survey
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