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Housing Market Analysis

Ners Orleans, Loulslana, as of December L, 1971

Foreword

This analysis has been prepared for the assistance
and guidance of the Department of Housi.ng and Urban
Development j.n iEs operatlons. The factual lnfor-
matlon, flndings, and conclusl-ons may be useful also
to builders, mortgagees, and others concerned with
local housing problems and trends. The analysls
does not purport to make determlnations with respect
to the acceptablllty of any partlcular mortgage ln-
surance proposals that may be under conslderation ln
the subJect locallty.

The factual framework for thls analysis was devel-
oped by the Economic and Market Analysls Divislon
as thoroughly as posslble on the basis of informa-
tion avai.labl-e on the t'as oftt date from both local
and nati.onal sources. Of course, estimates and
judgnents made on the basis of information avail-
able on the "as of" date nay be modified consider-
ably by subsequent market developments. \

The prospective denand or occupancy potentials ex-
pressed in the analysis are based upon an evalua-
tlon of the factors available on the "as of" date.
They cannot be construed as forecasts of building
activity; rather, they express the prospective
housing production which would maintain a reason-
able balance in demand-supply relationships under
condltlons analyzed for the 'ras of" date.

Department of Housing and Urban Development
Federal Housing Adninistratlon

Economic and Market Analysis Division
I{ashington, D. C.,
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HOUSING MARKET AT{ALYSIS - NEW ORLEAI{S LOUISIANA
OF L

The New Orleans, Loulslana, Ilouslng Market Area (H!IA) Ls located in the

delta of the Mlsslssippl Rlver on the shore of Lake Ponchartraln, approxlmately

110 niles upstreem from the Gulf of Mexlco. i,Iater access to the Gulf and to

river ports on the upPer Mlselselppl Rlver nade New Orleane one of the most

lmportant shipping centers in the Unitad States. The New orleans HMA is
conprlsed of Orleans, Jefferson, St. Bernard, and St. Tanrmany parishes and is
coextenslve with the Office of Management and Budget definition of the New

Orleans Standard Metropolltan Statlstlcal Area (SMSA). The HIIA had a popula-

tion of about 110591000 as of Decenber 1, Lg7L.

New Orleans has a broadly-based economy ln whlch shipplng and trade arethe domlnant lndu.strles. The tourlet Lndustry, medlcal slivfces, oil and gas
productlon and reflnlng, and educatlonal facllitles round out the basic industryof the area. A snall but perslstent decllne ln rnanufacturlng employment has
undermined contlnued e:rpansion in all other aectora of the 

""orrory 
since Lg66.

Decreases in enployment at the NASA Mlchoud Operations faciLlty durlng rhe 1967-
1969 period and cutbacks in contract conatruction have contrtbltea to the eco-
nomlc slmrdorsn in the HI,IA. The net result of a gradual increase in most areas of
nonuanufacturlng employment and a sma1l l-oss hn both durable and nondurable
goods manufacturlng enpLoynent has been a slow rate of increage in total non-agricultural wage and sa1ary employment slnce L966. In responae to employnent
and population trends in the HLIA, houslng production declined to below the 1965level during the 1966-1970 period and exceeded the 1965 level in 1971 only
because of the impact of federally-asslsted housing prograrns.

Antlci ated Houslnc Demand

Based upon anticlpated economic and demographic trends, lncluding intra-
area migration, current demand-supply relationehips, and other factors takeninto consideration in this analysis, such as a contlnued high volume of demoli-tions of hbusing units in the existing inventory, there will be a d.emand for

) srgzi.unassisted housing units annually for the perlod Decerober 1, 1971 to- Decenber L, L973 in the Ner Orleans m{A. The nonsubsidized housing units would
be best absorbed if annual constructlon tncLuded 3r325 slngle-fanliy houses andt 21600 units in nultlfamiJ_y structures.
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CpnstrrrctLon of both srllglef-rly and rnulfffmily rmits should be distributed
accord{ng to prlce arvl isaf rangea o"d bI parish as shmn in tables I-A throug}
I-8.

The suggested amual volrne of 5,925 units ie quite substantially belm
rece'nt conatruction levels in both mrlt1frnrly rmLts and siagl-ef+rly houses,
and reflecta persiatent hLgh vacarcy levels l-n the ErA in e:rceas of levels
approprlate for en areta of f,o Orleaos Blze, the expected groyth ratea aod the
general econmlc profile. Ihe ds"qnd eatfuates are trot a predlction of antLci-
pated constnrctlon levels but are Lnteaded to lndlcate a level- of constnrctlou,
nhich sould reatore stabLllty to the local housing oarket based rrpon l-ong-terr
crrPectatioDs of ecoaonLc and denographic trends in the areia. fte broad range
of available vacant housLng rml.ts Lu the lle Orlean-e HHA ls such that the
srrccessful absorptlon of a larger nu6er of na housrng unLts vorld result ln
stnrcturally sormd F-rsting rrni3s aanrlin{ng vacant and elyeotually deterlorati.g
to uaacceptable gtandards.

Ihe table be.fa iudicates dannand leivels io the indlvidua1 submarkets Ln
tie ErA.

Arrnral Ilelaod for Uusgbsidlzed Eogslng
f,gsr ()afaqnn. Ipul-elaoa , Eouslng llarket Area

December 1971 to Decenber 1973

I

Area

El{l\ total

Jefferson Parlsh
Orlerns parlsh
St. Bernard Parish
St. TglnenJ, Parlsh

Sl-agl.e
fanl.lv

w_

rfr'1t1.-
faLly

2.600

8_50

tr50o
Ll5
115

Total annual
danrnd

-J,925.

2;6N
2r25O

660
415

1,750
750- 
525

-tm
Occupaacy Potential for Subsldlzed Eouslae

Federal aasLataDcs {a flnanqlng coats for no houslng for 1oy- or uoderate-
lncore frmlllgs nay be prowided through a nrnber of dlffereut prograns add.nls-
tered by EIID: monthly rent auppleoents Ln rental projects financed under Section
22L(d)(3); partlal paymeut of l-nterest on home mortgages insured under Section
235; partial payuent of interest on proJect Drtgages lnsured rmder Sectlon 236;
and federal asslstrnce to local houslng authorltles for lorrent public housLng.

Ttre estLmated occupancy potentlale for subsldlzed housing are deslgned to
determl.ne, for each progro'n, (1) the nrober of fgrnrlies aad tadtrrlduals nho can
be served uuder the progra and (2) the proportion of these housetrolds that can
reaoonably be erpected to seek as subsldized housing durlng the forecast period.
Eousehold ellgibillty for the Section 235 and SectLon 236 prograra l-s deternined
prinarily by evldence that household or family lncone is belw estabUshsd flnigs
but sufflcient to pay the nlnlmrn achleivable rent or mnthly payneDt for the
spectfled progrm. Insofar as the lacome requlrement ls concerned, all famlll.es
and indtviduals rlth lncone belor the iucoue ffm{gg are asaumed to be eligible

I
,
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for publlc houslng and rent suppl.ement; there may be other requireuents for e11-
glblllty--Particularly the requlrement that current llving quarters be substandardfor famllies to be eliglbl-e for rent suppleaents. Some fantltes may be alter-
natlvely ellgibI-e for assistance under more than one of these prograrDs or under
other assistance prograns using federal or state support. The total occupancy
Potential for federall-y asslsted housiag approximates the eum of the potentlals
for pubLtc houslng and Section 236 housLng. For the Nerr Orleans EMA, the total
occuPancy potential ls estimated to be 41425 unlts annually (see table II).

Ihe annual occupancy potentiale are based upon 1971 lneomes, ou occupatrcy
of substandard housing, on estimatee of the elderly populatlon aad on current
lncome Linlts. They have been calculated to refl-ect the capaclty of the narket
ln view of current condltions. Thelr successful attafument may well depead
uPon constructton in sultable, acceselble Locations, as well aa upou an appro-
prlate dietribution among the varloue programs enconpasslng the complete rauge
of rents and salee prlces attalaable.

Sectlon 2 tlon 236 Asslsted housiug for familles through
partl-al pa)tment of lnterest on home proJect mortgagee o*y be provlded under
Sectlon 235 (sales housing) and Section 236 (nultlfanlly pr6Jects). The Sec-
tlon 236 program contalns addltlonal provlslous for units for eLderly couples
and indlvlduals. lJtLLLzing regular income limlts LI

t- there le a total aaaual
occuPancy PotentlaL under both programs of 11040 unlts for fanilles and 500
units for the elderly under Sectlon 236.

Subsidized rental housLng avalIable to moderate-lncome households conslste
of about 2,2OO units constructed under Section ZZL(d)(3) BIfIR and about 2,OOO
units constructed under Section 236. Of the estimated 4r2OO unlte conetructed
under these tlilo programs, about 675 were bullt durLng 1968, 725 durlug Lg6gr lr2OO
durlng 1970 and 1,600 during L97L. None of these units are deslgnated for occu-
Pancy by elderly couples and lndivlduals. There are about 575 unlts of Sectlon
236 and Sectlon 22L(d)(3) BD{IR unlts under constructlon; none of these are de-
signated speciflcal-ly for elderly occupants. Prel-lmlnary appLlcations have
been submitted for abour 5r4oo unlts of sectlon 22L(d)(3) ..nt-"rpplemenr
houslng and Section 236 housJ.ng.

There has been an increasing lnterest in housing lneured under Section 235
in the New Orl-eans HI'!A. Slnce the lnception of Sectlon 235, there have been
about 31625 houses insured under thls program. About 360 existing houses have
been insured under Sectlon 235. As of December L, Lg7L, there were about 5OO
houses under construction for whlch Sectlon 235 financlng probably will be
utlllzed. Most of the activlty of Section 235 houslng has been ln Jefferson
Parish and scattered throughout St. Bernard Parish. Hlgh land acquisition
costs have severel-y restrlcted the effectiveness of thls progran ln Orleans
Parish where a large proportion of the ellgib1-e households are located. lIarket

, experi-ence ln Sectlon 235 houslng has been very good. The estLnated 11075
housing units presently under constructlon which are expected to be financed
under either Section 235, 236, or 22t(d)(3) fa1l well wirhln the occupancya poteotlal for the first year of the forecast period.

LI The use of exceptlon lncome llnits woul-d increase the potential by approxl-
mately 25 percent.
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Publlc Eouslnc Rpnf $gppleneat . Ttrese two progrrrtre serve housetrolds in

eaaentlally the sae loFincooe group. The prlncipal dlffereDcea arise fro
3fos ftrnner in nhlch net lncre ls coryuted and the requlaemenf that prospective
reot-supplamelg tenepta be occr4lylng substandard houglng. For the Nen Orleans
HHA, the annual potential for publl-c housing is estlmated at 2rL55 units for
f*"rllies md 1r1(X) rml3s for the elderly. Under the rent-supplerent progra,
the potentlal for the elderly ls rmchanged but for frmilieg it Ls reduced to
1,080 rmlts. I{ost of the fa"{I-ies and all of the elderly etlgl-ble for rent
supplenont also are ellglble for publlc housLng. Only ten famfll.ss are alter-
natLvely el:Lglble for housing under Sectioa 235 or Section 236, rhile 360
elderly couples ad lndivlduals also are eatgible for assistrnce rmder
Sectlon 236.

There are 131050 rrniis of public houslng under mrnagernent iD the El{A, of
shich 7(X) are deslguated for occupency by the elderly. There are 630 rrnits
of pubtLc houslug uoder conntructlon, and progrsn reeenratl-ons have been
authorlzed for an addltional 11100 unLts whlch can be expected to be construr
ted durlng the forecast period. These rrn{3s luclude 60O tmits for elderly
occqr:mcy. A11 housing authorltles iu the EHA have actl.ve ualtlng lLsts
e.ceedlng thelr Lrmrediate bulldiug plans.

The 1r73O p6ltc housing rmits presently ia developueot or under con-
struction vill not be sufficient to absorb the occup:rncy potential for the
first year of the forecast period. Eoreclosures of 1ow- to moderate-incme
honsing cotrstructed rmder SecEions 22L(d\G),235r end 236 have been negli-
gible. Therefore, vhl1e recognlzing a current softening in certaln segEEnts
of the nonsubsidized housing uarket, it iB Judged that Ehere ed.sts a sub-
stantial need for additlonal housing for low- and moderateincme households,
particularly in Orleans Parlsh. Because of the lfralance betreeo fa"r ly incoes
and laod acquLsltlon coata {a Qr}sanc Parlsh, corratruction nnder Section 235
and Sectlot 236 is in sorDe reapecta Dot feasible; but it mrst al-so be recog-
tized that lt ls in Orleans Parish ttrat the greatest need exists, and every
effort should be oade to Lncreaae the lnventory of houslng under these prograns
there. The substantlal vacancy levels in the exlstlng lnventory suggests the
desirabillty of uslng Sectlon 23 leasing for addltional public housing.

Sales l{arket

The narket for nonsnbsidlzed sales housing in the |fsl Qalgans EltA has
iryroved slnce 1967 when eryloSrment cutbacks at the Uichoud IIASA faclllty
caused a severe over-supply of sales housing. Adjustment of new home con-
struction levels, partLally because of hlgher intereat rates betneen 1967
and 1970, has helped to reatore equilibrfum ln the salee narket, although a
recent decllne in the rate of gr@th ln the population of ttre Hl{A has prevented
corylete readjustnent. Coryarlsoa of FEA Sumarles of Uusold Inveatory for
1968 and 1970 lllustrate this trend. As of January 1, 1969, 15.4 percent of
all speculatlvely-built hones bul-It ln 1968 and covered by the survey remained
unsold and 40 percent of those homes had beeu on the market for more than
three months. As of January 1, 1971, 7.3 percent of the homes built tn 1970
and covered by the survey remained unsold and 19 percent of those hones had
beeu on the'narket for more than three months. lloreover, Ehe ntder of
speculatively-built houses covered by the survey i-ncreased from 750 in 1968 '

i

t
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to 1-,L72 ta L97O. Elghty-elght percent of the new homes conpleted ln 1970 werepriced under $35,000. Less than 20 percent of all_ nemr home construetion in the
HllA was ln Orleans Parish. Thls is prinarlly becauee of the shortage of suit-
able residential l-and l-n the partsh and because the growth pattern of the HIIA
extends westrilard lnto Jefferson Parleh.

A large increase ln sLngl-e-fan11-y nonsubsLdlzed sales housing productiou
during 1970 has prevented further correctlon of the demand-supply rmhsl_ance
which has exlsted slnce L967. Accordlng to a postal vacancy survey conductedin Septenber L970, there lrere 51125 vacant resldences (1.8 percent of all resi-
dences surveyed) ln the IIIIA, compared rllth 51041 vacant resldences (1.9 per-
cent of al-l resldences surveyed) reveaLed ln a comparable survey in ^A,pril Lg6g.
Moreover, ttere were 874 vacant oers resldencea and 21655 houses und.er con-struction ln 1971 as compared to 713 vacant new resldences and 1rOO4 housee
under construction ln L969, While these Btatistlcs do not indlcate a critical
sltuati-on, productlon Llnlted to the leveLs suggested wouLd provide for a
stronger market in vLew of the overaLl- econornlc proflle of the HIIA.

Rental Market

Foll-owlng five consecutlve years of rising conetructiou volume Tiom fgOfthrough L965, the rental market softened conslderably ln New orLeane. Con-structlon of nonsubsldized multifamlly unlts began to decline in 1966 and
continued to decllne through 1-968, then Leveled off durlng 19G9 and Lg7O.
Construction volume ln nonsubsidlzed nuLtifanlly units in 1970 was Less than
50 percent of the 1965 level and approxluratel-y the Bame as coDatructionactlvity as early as L962. Coupled with the reductlon in nonsubsidized multi-fanily constructlon actlvlty has been an locrease in vacancy rates in apart-
ments between l-967 and L97L. In L967, a poatal- vacancy aurvey reported 5.7percent of the aPartments surveyed as vacant wlth Lr510 units under construc-tlon. By L969, the vacancy rate indlcated by the postal vacancy survey waa
7.1 percent of all apartments sunzeyed with 11193 units under constructlon.
A postal vacancy survey was conilu-cted 1n September 1971 whlch lndlcated that
7.6 percent of all apartment aur:veyed were vacant, but more importantl-y, there
were 4r378 unlts reported as under conatructlon. It can be expected that as
these 41378 units are completed and pLaced on the uarket, the ,"""o"y ."t"for apartments ln the New orleans HIIA wll-l continue to lncrease.

The lncreased voh-me of construction of oul-tifamffy units is believedto be primarlly the result of factors other than denand. The nost importantof these factors are lower interest rates consistent wlth natlonal trend,s andthe aggreslve promotion of certaLn land development proJects in the IIldA. Itis belleved that the contlnued construction of multli"rily units at the rate
thus far established In the HIIA for 197L, coupLed wlth thl extraordinarlly large
number of unlts which can be expected to reach the rental market wlthin

) 90 to 120 days and the lolv proflle of econom{c e:rpansion in the area willresurt ln critical deterioration of the rental market by L973.

' The problem of hlgh apartment vacancies ln the Ners Orl-eans HMA is compli.-cated by the pattern of vacancLes in the area. Generally, vacancies ln new
garden apartments increase wlth dLstance from the centrai clty. This patternis more discernible to the eaet, however, than to the west. A market absorptlon
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suEvey of ael-ected ns gardeo apartments ln the metropolitanr area in 1971 by
the Ns Orleans EIID Area OffLce reported wirtually ru) vacancles in the dtrrn
torm and ceotral portlon of the rilA ln the area from the western boundar5r of
Or1eans Parlsh eeetrard to the Iooer Eaibor tawlgational Q6a4f. Vacancies
rere higher both to the rest and to the east of tbLs part of, the cLty and to
the south acroaa the f,lsslsslprpi R{ver. Vacancles sere reported as partLcular-
1y hfgh in Gretna stere vacancies were relnrted in €xEceas of 15 percent and
Ifs Orleans Fast stere vacancles ln nm gardeu apartmetrts surveyed totaled 7.0
percent. In recognLtlon of the above clrcrustarces, lt is Judged that coo-
atrnction of ts r€nta1 tm{tg should be nooitored closely and oer conatruction
proposals eraluated rtth respeci to the ou6er of units already uader coDatruc-
tlon and the absorption of recently coryleted uoLts.

Because of great dlsparity ln land coata l.n tbe EIIA, most rental lnlt
conatnrction has recently takeo place outelde the city of Ns grleqnc, Yith
the exceptlon of the eaatern portioa of Orleaos Parish. Unasslsted rental
rml-ts l.n the city have $gen f{illted prloarlly to expenslve unlts l-n higb-ri.se
build1ngs. Garden apartment cooatructLon has takeu place prioarily in
Jeffereoo Parish rtere lower laod coste all@ lover dencity construction.

EcooooLc, Dmgraphlc . and Eouslns Factors

Econmlc Factora. llonagrlcultural wage and salary emrploSruent averaged
374rW ln 1970 (see table III). Thls flgure represerxte an Lncrease of
zrfiO Jobs over the 1969 average flgure; hoever, data for the tselve nonths
endlng Septeober 1971 shqqred an locreage of 300 vorkers over the sae perlod
ln 1970. ltese increases are dorn sharply fron the annual Lncreases of 2Or4AO
and 17r5i(X), reapectlvely, in 1965 afr L966 aod are sllghtly belm the aonual
increases betseen L966 anil 1959 whlch ranged from 3,0O0 to 4,2(X). Primarlly
becanrse of the 7-arge reductloa in enplo5rment at the Natlonal AeronauElcs and
Spaee Arlmfniciastlon facllity (lflchoud) ad related Lodustrles, manufacturlog
enplo;rment 1n the EllA decreased fro 59,600 workers ln 1966 to 531700 in
1970 and to 52r8fl) for the twelve uooths endlng ln Septembex L97L. Ihrriog
thls period, other durabLe goode uarufacturlng, whlch includes enplo;rnent at
ltlchoud, decreased fron 16r(X)0 workers to 71800. Nondurable goode manufacturing
rhich accounta for appro.r{matgfy six percent of nooagricultural- wage and salary
enploynent hae not chrnged perceptlbly fron 1964 to L97L, decreasl g from
24,Lfi to 24,L00.

Nomanufacturlngr partlcularly nomaoufacturing lndustriee related direct-
ly or lndl.rectly to the tranaportatlon and shlppl-ng lndustrles, lucludlng
strolesale and retall trade, have beeo the nalnstay of the Nsr Orl-eans economic
base. NormanufacturLog employuent expaaded steadlly and perslstently from
2681050 b L964 to 32Or4O0 in 1970, aa average lncrease of 81725 annually.
This growth hae tapered to 1r8O0 annually betveen Septenber 1970 and September
L971. The maJor sourceg of grorth ln no'rmanufacturlng employment were whole-
sale and retail trade (from 77,O5O ln 1964 to 90,500 ln L97L), service and
uiscellaneous emplo;ment (fron 52,500 ln 1964 to 67,700 in L97L), and govern-.
ment (fron 43,2OO in 1964 to 581300 ln 1971). Other areas of expansion tn
emplo5rnent in Nenr Orleaas have been publlc util-Ltles and transportatlon
equlpent manufacturing.

a

I
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It ls expected that empl-o)rment ln the Ners Orleana area w111 contlnue to
expand but at a sllghtly lower rate durlng the f,orecast perlod. The dock strike
whlch occurred ln 1971 w111 have detrl.mental tmpact on the local econony for an
est{rnated sLx to nl-ne months foLLowlng, and contlnued reduced employrnent levels
at Michoud will- be lmportant factors reetrletlng the magnl.tude of ecooomic growth
ln the HllA. Nonagrl-crrl^turql wage and _s_elary qnplo;rnent i9 _oqpected to lncrease
by 2,500 to 3,OOO Jobs annually durlng the two-year forecast perlod. Most of
these galns w111 be ln nonmanufacturlng eruployment with substaatial increases
ln transportatlon, trade, and servlce industrles. Durable goods manufacturlng
ls expected to stabillze at lte 1970 1eveL, as is nondurable goods Eanufacturing.
Continued increases are expected in goverfinent enploynent.

Unenployuent has lncreased meaeurably Ln New Orleans from a low of 3.2 per-
cent in 1966 to a hlgh of 6.3 percent for the tw_elve months ending September
L97L. Unemployed workers have ranged ln number fron 131500 i.n tr966 to 27,9O0
in 1971.

Income. In L97L, the nedian annual income of aLl- famll-les in the New
orleaiffi, after deductlon of federal lncome tax, was $9r.o2o; the median
after-tax lncome of renter houeeholds of two or tnore persqrs was $71035" These
flgures represent lncreases of approxlnately 79 perceot ln all fanilles after-
tax income and 76 percent ln renter househoLds lncome sLnce 1959 (see table IV)

Demographic Factors. The population of the Ners Orleans I&lA was estimated
at 110591000 ln December 1971, an increase of 13,191 over the I-970 Census figure
of 11045,809. The average annual- lncrease between 1-960 and L970, as reported
by the cenaus flgures for those years, was 131868 persons (1.4 percent), while
the annual lncrease between the L970 Census count and Decenber I-97L was 71900
(0.8 percent). There was a net in-mlgratlon of 71590 persons to the HIIA between
1960 and L970, There aLso has been a Large volume of intra-area migration from
Orleans Parlsh lnto suburban areas. Orleans Parish had net out-ulgration of
about 102,150 persons between L960 and L970, whlle the remal.nder of the HI'IA had
a net ln-migration of 109,750 during the same perlod.

Durlng the two-year forecast period, the populatlon of the HltlA is expected
to increase by about 81000 anauaL1y, reachlng approxinately 110751000 by
December L973. It ls anticlpated that thls total growth w111 represent a growth
pattern similar to that whieh has been evldenced recently, with largest gains
accrulng to Jefferson Parish. Orleans Parish Ls expected to gain only 500
persons a year, Jefferson Parlsh should expand by 41000 a year, St. Tamnauy
Parlsh should increase by 21000 a year, and St. Bernard Parlsh ls expected to
grow by 1,500 a year.

There were about 324r7-50 households ln the H}[A ln December L97L. The
number of households lncreased by 6,330 between Aprll l-970 and December L97L,
an average annual increase of 31800 (1.2 percent). From 1960 to 1970, the
number of households increased by about 5,480 annually, or an annual rate of
increase of 1.9 percent. The rate of increase ln households exceeded that of
population between 1960 and 1971 because of a decrease in average household
size durlng that perlod. It ls antlcipated that this trend wl-ll continue
throughout the forecast perlod, although at a somewhat slower rate.
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Demographlc trends for the HIIA, broken dorsn by naJor conponenta, are pre-

sented ln table v.

Houslng Factors. There were approximately 351r750 housing unite in the
Ners Orleans HITIA ln December 197L, aa increase of 661423 slnce Aprtl 1960. This
lncrease resulted from the construction or converglon of about 1O8r9Ui unlts
and the loes of about 421492 unlts thnough denolitlon and other calses. Con-
atructlon actlvity lncreased from 1960 to 1965, declined from 1966 to 1968,
declined agaln lu 1970 and increased ln L971. Alnost 60 percent of alL resi-
dential conatruction ln the HllA was ln Jefferson Parish while Orleans Parish
accounted for 30 percent. Constructl.on decllned ln Orleans Parish throughout
the second half of the 1960 to 1970 decade, as land costs and lack of suitable
reeidentlal sites restrlcted bullding actlvlty. Buildlng trends by major
conponente of the HIIA are preeented in tables VI and VII.

There were aboEt 4r2OO houslng unlts under construction in the New Orleans
Hl{A ln Decenber L97L. These unlts lncluded approxlnately 1,700 slngle-farnily
houses atd. 21500 unlts ln multlfarnlly structures. Stngle-family construction
le concentrated in suburban Jefferaon Parlsh where 66 percent of all slngle-
fanlly conotructlon actlvlty took place fron 1960 to 1971. Prlnarlly because
of land scarclty, since 1965 slngle-farnlly constructlon hae decltned- ln
Orleans Parlsh, where less than 20 percent of the slngle-family constructlon
actlvlty ln the HIIA took place from 1960 to L97L. These estlmates of units
under coflstructlon lnclude publlc houelng, sect*one 22L(d)(3), 235, and 236
houelng enumerated ln earller sectlone of thle report.

Resr.dential conetruction ln the first ten months of 1-971 totaled 13,098
unlte, the lqrgest volume of conetructlon ever recorded ln the HllA. This
lncrease ln conetru_ctlon vol-une, however, DuBt 5s ascrlbed to the ease of flnanc-
lng and the avlllafifrty of subeldy aseistance rather than to lncreased demand.

Although nulglfen{ly constructlon hae dmlnated Orleang Parleh and the
central part of the HllA, elagle-famlly conetructlon accounted fot 54.6 percent
of all new home conatructlon ln the HllA slnce 1960. Thls percentage exceede
the 51.3 pereent (rner occuple_4 unite reported by the 1970 Censue for the HtlA
and the 48 percent reported ln 1960.

In Decenbet L97L, there were about L7,000 4va11able vacant houslng units
ln the Ners Orleans HMA. Of theg
14,400 were avallabLe for rent.
rate of 1.5 percent and a renter

e, approxinately 21600 were for sale only and
Theee flgures lndlcate a homeorner vacancy
vacancy rate of 8.4 percent. These home-

owner and renter vacancy rates are above the deslrable Levels for the New
Orleans HIIA. Thle problem le further compounded by recent lncreasee in
constructlon actlvlty and slowed economlc and populatlon growth. Vacancy
trends for the HllA and by suboarkets are preeented ln tables VIII-A through
VIII.E.

I



A. Slngle-familv

Prlce claes

Xable I-A

Aooua]. Demand f,or Nes Noneubsr.dlzed Housinc
Ner Orleans. LouleLana. EMA

Deceder L, 7!t7L - Decenber 1. 1973
EllA,trotal

Nrder
of t8 Percent

Under
$17,500
20,000
22,5OO
25,000
30,000
35,000

$17,500
19,ggg
22,499
24,ggg
29,ggg
34,gg.g

and over
Total

350
4ls
360
465
690
475
570

3,325

11
L2
11
14
2L
L4
L7

1d6'

B. Multifnnlly

Gross
nonthlv rend./

$130 - $reg
140 L49
150 159
160 L69
L70 L79
180 189
r_90 199
200 224
225 249
250 274
27s 299
300 and over

Total

Efflcleaev

-

Lt+O

One
bedroom

ftro
bedrooe

?hree or more
bedromg

2fi

60
30
30
10

'3

;
385
245
170
115

60
50
30
20

5.
1,095

?;
60
4s
30
20

3;
305
370
210
115

70
30

1,135

I a/ Grose reat is ehelter rent plila, the cdt of utl.lltlee.
Source: Estluated by Eousrng Mar.ket Aoalyst.

a



A Sllglefanllv

Prlce class

f,able I-B

.Annual Deoand for Ner Nonsubsldlzed Eoualng
Orleans Parlsh LouLsl-ana

Deceder 1 il) 1

Nrober
of

Under
$2O,oO0
22,5@
25,OOO
30,0O0
35,(x)O

B. , llultlfamllv

Gross

$20,ooo
22r4gg
24,ggg
29,999
34,999

and oner
Total

L20
100
100
165
100
165

t7
13
13
22
13
22ffi'

;
20
20
20
10

100

Perceut

750

One
bedroomrcnthlv ren€./ Efflqle4q

$130
140
150
160
170
180
190
200
225
250
275
3(x)

100

- $139
L49
159
169
L79
189
199
224
249
274
299

and over
Total

40
20
20
10
t:

:
zfi
150
100

70
40
30
20
10

650

Ttro
bedroos

L70
270
L20
60
20
10

650

a/ Gross rent le shelter rent plus the cost of utilltles.

Source: Estr.Dated by Eousing llarket Aoalyst.

0

firree or Eore
bedroos



Table I-C

N,

A. SlngJ.e-fam{ Iy

PrLce claas

Aooual Deumd

20
10
10

40

P Loule
r.9

s00$17,Under
$ l_7,500 Lg,ggg
20,000 22,499
22r5OO 24rgw
25,000 29,ggg
3O,O0O y,ggg
351000 aad over

TotaL

Nuder
qf unl.ts

Oue
bedroou

L25
75
55
30
20
20
L0
10

230
175
160
2N
350
280
3?5

1,75O

fvo
bedrooqc

Percent

13
10

9
13
20
16
19

100

fhree or Dore

---J.-ef,roqqq

B. Multtfanllv

Gross
nonthlv rentg/

$130 - $139
140 L49
150 r.59
160 L69
170 L79
180 189
190 199
2OO - 224
225 249
250 274
275 299
300 and over

Total I
350

3;
2A
r.5
10
10
90

10;
75
75
50
50
20

370

g/ Gross rent is sheLter rent pluc the coat of utilLtles.

Source: Estlnated by Houolng Market Anal.yst.

Ef.flelancy



A. Slngle-famllv

Price class

Under $17,
$1_7,500 L9,999
20,000 22,499
22,5OO 24,999
25,000 29,999
30,000 34,999
351000 and over

Total

B. Mrrltffaqtly

Gross
uonthlv renE/

'Table I-D

Aonual [emsnd for Nry Nonsubsldlzed EousLng
St. Bernard Parlsh Lordslana

DeSqdlE l- L97f - Deg@e! 1, L973

500

One
bedroom

Ttro
bedrooms

Percent

firree or more
bedroous

10
13
L2
18
25
13
9

100

50
70
65

100
L25

70
4s

525

$rzo
130
140
150
160
L70
180
190
200
225
250
275
300

- $tzg
L39
L49
159
L69
L79
189
L99
224
249
274
299

aud over

;
,:

20

2;
20
15

5
5

65

;
15
10

5

:

50

a/ Gross rent ls shelter rent pltrs the cost of utllitiee.

Source: Estlmated by Eouslog Market Analyst.

I{rder
of unlts



A. Single-famllv

Prlce class

Table I-E

Annual [)ann-nf for Nry Nonsubsldlzed Eoustnq,
St. Tamauv Parleh. Loulslaoa

Deccdc.r. L*.1971 - Decedcr .1.. 19.73

Nrnber
of tmLts

Under
$17,500
20,000
22,5O0
25,000
30,000
35,000

Gross
nonthlv renta/

$rzo
130
140
150
160
170
180
190
200
225
250
275
300

0ne
bedroom

ftro
bedrooa

Perceat

23
L7
L2
L2
L7

7

L2
100

Three or more
bedrooms

20

10
10

$17,500
Lg,ggg
22,499
24,ggg
29,ggg
34,ggg

and over
Total

70
50
35
35
50
25
35

300

B. MultifamiLy

- $L29
139
L49
159
L69

- L79
189
L99
224
249

- 274
299

and over
Total

;
15
10

'9

5o

;
10
10
,:

45

g/ Gross rent ls shelter rent plus the cost of utllities.
Source: Estlmated by llouslng Market Analyst.



Eatlna

Sectlon n69l
qrcluslvely

Table II

Poten

Fanlllce eltglble
for both Drolraor

285

ed Rcn

Publlc houatng
axclurLvslv

-

335
820
590

fotel for
both oroqraor

-

0cc
N

A. Fanlllee

1 bedroon
2 bedroona
3 bedroone
4* bedrooos

Total

B. Elderly

Efflclency
1 bedroou

Total

400

-,

2,L45Pl
170

m36'

145
425
290

70
70

146'

490
L1245

880
570

riE

900
340

1.76

10
0
0

rh/

E,
368/

195
740sl

545

gl Eetloates are baeed upoa reguler lncooe ll.ntte.

Ll Approxlnately one half of th€Bo faulllea aleo ers ellgtblc under the rcnt rupplcoeat progtro.

gl A11 of the elderly couplea and lndlvlduale alco rre ellglblo for reat .upploucnt pa]ra.at..

a



Table III

Trend of I'Iork Force Components
New Orleans. Loulsiana. HIvIA

L964-L97L
fg"";ET "".r"e*)

L964 L967 r_968 L9.t9

12 mos.
ending la Sept.

Component

Civlllao work force

Unemployr.ent
Percent unemployed

Total enployment

Nonag. wage & salary

Manufacturlng
Durable goods

Stone, clay & glass prods.
Fabricated metal prods.
Trans. equipment
Other durable goods

Nondurable goods
Food &.klndred prods.
Apparel & other textlles
Chemlcals & al1ied prods.
Petroleum reflnlng
Other nondurable goods

383,850

18,250
4.8

365 400

322,8OO

1965

402,7O0

16 ,000
4.0

386 ,000

343,2O0

L956

416,4OO

402,700

360,800

422,O0O

17,300
4.L

403 ,700

354 ,300

62,50O
50,700

39 ,0oo

1 ,000

300

425,500

18 ,l_00
4.3

407 200

430 ,300

19,700
4.6

409 ,300

371 ,500

56 ,300
31,,500

36,800

1,000

1 ,200

L970

437 ,2OO

25,2O0
5.8

411,800

374,000

53,700
29,200

36 ,700

1,000

200

L970

436 ,000

23,600
5.4

412,200

374,500

54,300
29,600

L97L

441,000

27,90o
6,3

412,800

37 4 ,800

37 ,100

1,000

300

13,500
3.2

58,600
33,700
3,900

54,750
30,650
3,500
3 ,100
7 ,800

L5,250
24,150
11,650

4,4OO
1 ,700
L,250
5,150

3,100
9,200

17,500
24,90O
12,300
4,500
1,700
1,200
5,200

59,? 500
33,7oo.

4 ,000
3,300

10,400
16,000
25 ,900
12,900
4,600
2 ,000
1,300
4,900

368,500

57,000
32;2OO

4 ,300
3 ,400

12,100
72,40O
24,900
12,300

4 ,500
1,600
1,200
5 ,200

4,2OO
3,400

13,200
8,800

24,70O
12,000
.4,600

1 ,500
1 ,200
5,400

52 ,800
28.700
3,900
3 ,100

13,900
7 ,800

24,L00
1l_,900
4,900
1,600
L,100
4,500

322,OOO
13,200
23,70O
45,800
90,500
22,7O0
67 ,7OO
58,300

57 ,300
32,000
4,2O0
3,200

10,500
14,000
25 ,300
L2,70O
4,4OO
1,900
1 ,100
5,2O0

307 ,100
13,400
26,400
46,900
86 ,300
20 ,900

4,4OO
3 ,400

L2,700
11,000
24,80O

4,2O0
3,400

13 ,300
8,300

24,5O0
11,900
4,500
1,500
1,200
5,400

315,200
14 ,500
22,2OO
45,2OO
88,900
22,400
66 ,600
55,500

12,
4,
1,
1,
5,

32O,4O0
14,100
22,4OO
45,900
89 ,900
22,70O
58,300
57 ,100

300
500
600
200
200

Nonmanuf ac turing
Mlning
Contract constructlon
Trans. & publlc utlls.
Wtrolesale & retall trade
Fln., ins., & real estate
Service & nisc.
Government

A11 other nonag. employ.

Agrlculture

41 , 500 41 , 
go0 40 , 900

1,050
'),

200

1,000

Labor-mgnment disputes 700

Note: Components rnay not add to totals because of rounding.

Source: Loulslana.Departnent of Enpl-oynent Securlty.

269,050
10,700
23,200
42,200
77,O5O
19,250
52,500
43,2O0

284,600
72,200
28,000
42,7O0
81,400
19 ,800
55,700
44,900

301 ,200
12 ,900
29,2OO
45,7O0
86 ,400
20,400
60,100
46,500

311,500
13,700
25,000
47,600
86,900
21,500
64 ,100
52,600

320,2OO
14 ,500
22,OO0
46,000
90,000
22,600
68 ,300
56,800

-'1 ,OOO

37,7O0

1,000

200

36 ,700

1,000

200200



Percen

fable IV

lbu

50
L4
10

8
6
3
3

New

1 L97L

-

IIncome claEE lee

Under $4
4
5
6
7

I
9

,000
,999
,999
,999
,999
,999
,999

35
L2
L2
10

8
5
4

23
9
9
9
7

7

7

13
6
4
3
3

100

15
6
7

8
7
7

6

15
10

4
5

10
100

2
1
1
1
1

100

5
4
2

2
1

100

000
000
000
000
000
000

$+
5
6
7

I
9

10,000 Lzr4gg
12,500 L4,ggg
15,000 - L7,4gg
17,500 Lg,ggg
201000 and over

Total

Medlan lncome

al After deductlon of federal Lncone tax.-U Renter householde of trro or Eore pereons.

Sourcea: 1960 CenEue of Populatlon and eetltretes by Houelng Market Anelyat.

$5,030 $4,000 $9,o2o $7,035



)

Table V

Popul-atlon and Househol-d Trende
Nelr 0rLeans, Louislana. HousLne Market Area

1960-1973

Aprl1
1960

627 ,525
208,769
32,L86
38,643

189,
55'

Aprll
L970

December
L97L

December
L973

1960-
1970

1970-
L97L

Average annual chaog@/
L97L-
L973Population

IIMA Total

Orleans ParLsh (New Orleans)
Jefferson Parlsh
St. Bernard Parish
St. Tamany Parish

Eoueeholds

HIIA Total

Orleans Parish
Jefferson Parl.sh
St. Bernard Parlsh
St. Tarnrnany parish

907,L23 1 .045 ,809 L-059i,000 1.075 ,000 l_3,868 7.900 9,000

593,47L
337 ,568
51,185
63 ,585

59 5j,000
344,000

54b000
6 6r,000

193,600
98,000
14,650
18,500

59 6;,000 -3
352,000 L2
52,000 1
70,000 2

405
879
899
494

925
31 850
L,Q75
1,450

500
4,000
1,500
2,000

1,Q00
1,400

263.627 318.418 324.750 5,479 3,800 3,6,-5332i.000

195,6b0
100,900

15,9100
19,700

156
4 rO22

s60
740

L,350
1,490

560
400

801
290

r_91

95
13
L7

363
5L2
7098 ,109

L0,427 834
62s
doo

gl Subtotals may not add to totals because of rounding.

Sources: 1960 and l-970 Censuses of Population and Houslng and estLmetes by Houslng Market Analyst.



Table VI

Nons
New

0rleaqe Parleh Jeffereon Patleh

tB

St. Tamany Parleh3t. Bernard Perlah
Stngle- Multl-
fanllv fanllv

300
331
385
483
538
603
545
395
319
345
242

thorlz

1

Year

Sourcee:

Slngle-
fanllv

Mult1-
fanllv

Slagle-
fanllv

Mu1t1-
fanllv

307
446
81s

1,669
2 1723
2 ,988
21092
1,788
1,049
1 ,591
2rL04

Slagle-
faully

118
L57
29s
515
s68
669
413
248
138
109

83

Mulrl-
fenllv

;
28
60
46
46
10

55
6

50
303

1960 937
1961 899
L962 1,098
1963 993
L964 1,091
1965 1,020
1966 847
L967 6s6
1968 892
L969 700
r.970 583
1971 (10 uoe.) 1.017
Total 101733

,
,
,

1
1
2
1
1
1
1
1

5011,692
062
496
203
688
92L
759
427
046
887
182

2,94L
2r4LL
2,939
2r769
3,L77
3,626
31034
2r75L
3,059
2,697
2,581
3.071

34 1844

16
22
60

L79
293
154

80
108

90
L74
L73

1,530
2 r373
4,079
4,764
5,109
3 1977
3 ,333
2rl,g[
21707
2r465
4.49L

38,027

HMA Total

-

Slngle- Multl-
faullv fanllv

4,196
3 1798
4 r6L6
4 1759
5r374
5,918
4 r839
4,050
4,409
3,841
3,489
4.531

-

53 r819

2.955
20 1526

1.306
15,669

C-40 Conetructlon RePorts, Orleane ParlEh Bulldlng Inepector, Jefferaon partsh Buildlng Inapector.

, 193 180 140
4 r7gg L t52g 3,4i5

t i
Ir!ffiftk'



Estlnated Tdlz

Table VII

Uul

1960- 1

236

Nry Or
Cooe ted the Or HII{A

lana

Year Sectlon 235 Sect

27L
1,660
1. 695
3 1626

1960
L96L
L962
L963
L964
L965
L966
L967
1968
L969
L970
L97L
Total

90s
L.L00
2,O05

672
7L6
300
500

2,199

94
229
728
244
78Lm

tl.oa 22L(d) (3) Publlc Hous lng

1,093

L,202
64

169

Source: u's. Bureau of the census, c-40 conatruct{on Report'; estr.Dates byHousing Market Analysr for sectione 235, 236, .ia 221(d)(3).



Table IIII-A

Tenrre and Occupaocy ln the Eous lng
a63r Qalecns. IouLsiana ..EHA
Aorl1 1960 to Decerber 1971

Apral April
1960 L970Tenure and occupancy

Total housl.ug supply
0rner occupled

Pdrcent of all occupLed
nirnter occupled

Perceat of all occupled

Vacant houeLng rrnltg
AvaLlable vacrnt

For sale
Eoneosner yacancy rate

For rent
Benter vaqancy rate

Other vacan.a/

Deceder
L97L

285.327
L25,428

47.6
138,199

52.4

345,fiL
L63'-545

5L.4
L54,873

48.6

27.L43
L6.6L4

2,-432
L.5Z

L4,Lgz
_ 7.22
LO,529

351.75()
167,yX)

51.6
L57,zfi

48.4

27.W
17,(X)O
2,@O

1.52
L4,4N

8.42
10,(x)o

2L.700
9,768
2,720

2.LZ
7,O48

5.62
LL,932

el Inclrdes season?I uLits, dll-apldated units, un{ts rented or sold awaitLug.occuPaEcy, unlts held off the narket, and units avaLlable for sale orrent but lacklng one or more pfu.ubLng factllties.
Source: 1960 and 1970 Ceususee of EousLag; 1971 estlnated by EousLag ldarket

Aoalyst.



Tenure aad

Tenure and occupancy

Total houelng aupply
Onrner occuPled

Perceat of all occupied
Renter occupled

Percent of all occupi.ed

Vacant houalag unlte
Avallable vacant

?or eaLe
Houewaer vacaacy rete

For rent
Reater vaqaacy rate

Other vacand./

fable VIII-B

Ln

Apr11
1960

202,643
7L,283

37,5
118,518

62.5

4Z

Aprll
1970

208r524
73 )5L7

38.4
117,846

61.6

17 .t6'l
11.963

I]9s..

210,600
74,500

39.5
119,100

61.5

sz
37

26

1'1
1

10 18
8

5Z

4Z
05

385

L21842
6.457
1,052

1
5,4t

4

17.000
12.000
1r200

1.62
10,800

g.32
5,0006

al Incl-udes seasonal unlts d uults uoits rented or eold awilttng
occupancy, units held oarket, and unlts avallable,,for eale or
rent but lacklug oae or nore pfunblog facllltlee.

Source: 1960 and 1970 Geasuees of Eouelagi l97L estlnated by Houslng Harkot
Aaalyst.

Deceober
1971



Table VfII-C

Tenure aad Occrrpaacy la the Eouslng Iuventotlr
Jeffereoa Parlsh Ioulsiana
Aprll 1960 to Deceder 1971

Teurre aod occrrpaocy

Total houslag eupply
Oruer occupled

Percent of al.l occupled
Beoter occupled

Percent of all occupl.ed

Vacaat housLng rrn{gs
Available vacant

For srle
Eomeoruer vacancy rate

For rent
Benter Yagarcy rate

other vacant9/

4,873
2.537
L,29L

3.rz
Lr24!

7.72
2,336

5,8O2
3.516

9Lt-
L.4Z

2r@.5
8.rz

7,286

6.000
3,75O
1,(X)O

L.sz
2,750

8.32
2r25O

Aprl1
1960

60,163
40,339

72.9
14,951

27.L

Aprl-1
L970

101,314
66,140

69.2
29'372

30.8

Deceober
L97L

104.(X)O
67,7fi

69.1
30,zfi

30.9

el Includes geaaonal uniter_dl_lapl4ated unlts, rnl-ts rented or sold awattlug
occupancy, irnits held off the narket, and rmits available for sale or
rent but lackl.ng one or mre plrnblng fac111tle8.

Source: 1960 and 1970 Cencuses of EousLag; 1971 estrnated by Eouslng llarket
Aualyet.



Tenure and
sr.

Teaure aud occupancy

Total housl.ug supptry
Ormer occupled

Percent of all occupled
Renter occupled

Percent of all occupled

Vacant houslng unlts
Avallable vacant

For sal-e
Homeowner vacancy rate

For rent
Renter vaqancy rate

Other ,"""ot3/

Table YIII-D

1960 to

Apr1l
1960

13.685
7 1394
70.9

3,033
29.L

Dcceder
1971

22,000
13,750

74.3
4 r7fi

25.7

Aprl1
1970

2L,495
L3,2L7

74.L
4,6L7

25.9

3.258
526
225
2.92
301
9.OZ

21732

3r661
884
326
2.42
558

LO.7Z
z-Jtt

350
2.52
550

LO.47
2,600

3,500
9q)

Al Includes seaeonal- unlts, dllapldated unlte, uulte rented ot eold mal.tlng
occupaDcy, unlts held off the uarket, aad uolts avallable for sale o!
rent but lacklog one or rcre phoblng facllltlee.

Source: 1960 and 1970 Ceosuses of Eoueing,; L97L estlDated by Eouelrg l{erkct
Analyst.



Iable VIII-B

Tenure md Occrpacy ln the f,s16{ne Inventory
st. Bernard Parlsh. Lgqdslana
ADrll 1960 to D,ecc*er 1971

Aprll Aprfl
Teuure md occupancry

Tota1 houalng sqrply
Osner occqrl.ed

Perceot of aI.I- occqrled
Ianlgj occl4ried

Percent of aI.I. occqtied

Vacant houslrrg tml.ts
Aval.lable vacaot

For sal.e
f,oerner vacancr/ rate

For rent
Rrenter var:rnctr rate

Orher ,""aotd

1970Il)50

L4-228
10,671

77.8
3,O38
22.2

5il)
25L
58

D,ecenber
7!r7L

15,15O
11,5OO

78.5
3,15O
2L.5

5fi)
250
50

o-42
2@
6.OZ
2fi

9,936
6,4L2

79.O
L,697
2L.O

727
248
L52
2.32
96

5.42
479

o.5z
193
6.OZ
268

a/ Includes aeasonal rmlts, dllapldated rmits, rmLta rented or sold dalting
occupancy, uol'ta held off tJre uarket, aod rmlts avallable for sale or
rent but LactLng (me or nore plrnbing facl11tiea.

Sanrce: 196O and 1970 Gensusea of Eouelng; 1971 estf-oted by Eousing l{arket
Analyet.
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