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Foresord

Ae a ptbl.tc eenrlce to aos18t local houslng actlvltles through
clearer undergtendtng of local housing rnarlcet condlEions, FI{A
lnltlated publlcatlon of lts comprehensive housing markeE analyses
early ln 1965. Whlle each report ls deelgned specificalty for
FTIA use ln admlnlaterlng 1t3 mortgage tneurance operatlons, 1t
ls expected that the factual lnfororatlon and the findings and
concluelone of t,heee reports wtll be generally useful also to
bulldersr Eortgageeo, and othera concerned wit.h local housing
problena and to othere havlng an lnterest ln local economic con-
dtttons end trende.

Slnce aorket analysis le not an eract sctence, the judgmental
factor ts lnportant ln the develoFent of findlngs and conclusions
There wlll be dlfferencee of oplnton, of course, in the lnter-
pr6totlon of avallebl.e factuel lnformatlon in determining the
absorpElve capaclty of the narket and t.he requirements for main-
tenance of e reasonable balance ln demand-supply relatlonships.

The factuel franework for each analysls is developed as thoroughly
as poaclble on the basle of tnfornstlon avallabte from both local
and nattottrl lources. Unlees epcclflcally identifled by source
reference, all estlnEtes and Judgmenta tn the analyels are those
of the suthorlng analyst and the FllA l,tarket Analysls and Research
Sectlon.
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ANALYSIS OF THE
SAGINAW. I'iICHIGAN HOU SING N1ARKET

AS OF NOVEMBER 1. T966

Sunim4rl, and Conc I us i cns

The Saginaw, I'1 ichigan, Housing Market Area (Hl'lA) is coterminous wi tl.r
the Saginaw standard Metropolitan Statistical Area ( Saginaw countl',
Michigan). The nranufactur:e of autonrotive-related durable gor.ds is
the mainstay of the pr:esent saginaw econonry; durable-goocls manufac-
turing industries accountecl for 42 percent of al l wage and saliii:1,,
j obs in '1965.

Nonagricultural wagc and salary emplovment has increased each year
during the ptrriod of uninterrupted economic growth since 1961, and
averaged 62,9OO during tl're automobil<r production record year of
f965. In/age and salarl, jobs havt: continr-rc,d to increase, and dur:ir-rg
t1-re first eigtiE months of 1966 averaged 64,9oo. Based on the tr:end
of nonmanuf acturing employment of past -l/ears, on inf ormation pro-
vided by some of the largest emplol,ers in the area, and on knowrr
plans for plant expansion, a gain of around 3,7OO nonagricultural
wage and salary jobs (1,850 annually) appc:ars to be a reasonabler
expectation during the two-year forecast pr.riod of this report.

The vulnerability of the durable goods-based econony of the saginaw
HMA is reflected in the degree of severity of unernployment during
recession years. rn 1961 unemployrnent amounted to an average of 8.0
percent of the work force, up from 5.1 percent in 1960. Annual aver-
aEae unemployment declined each year after 1961 , to 2.4 percent i.n
L965.

The current median annual income of all nonfarm families in the
Saginaw HMA is about $7,415, after the deduction of federal income
tax, and the median after-tax income of nonfarm renter households
(excluding one-person renter households) is $6,075. By 1968, the
median after-tax income of all nonfarm families will increase to
$7,81 5, and tr^/o- or more-person renter households will have a median
after- tax income of $ 6,4OO.

The current nonfarm population of the saginaw HMA is 2o2r9oo persons,
reflecting an increase of around 26r2OO persons since April 1960, or
an average of 31975 annually. Less than half of the current HMA
nonfarm population resides in Saginaw (10or2oo persons). During the
next two years, the HMA nonfarm population is expected to increase
by around 4,2OO annually.
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Nonfarm households (occupied housing units) now number about 56r1O0,
up about 7,000 (1,075 annually) since April 1960. During the two-
year forecast period of this analysis, nonfarm households are ex-
pected to increase in number by about 1r20O annually.

There are presently about 59r350 nonfarm housing units in the Saginaw
HMA, reflecting a net gain of about 7r2OO since the 196O Census.
Private housing construction remained at a relatively const.ant rate
during the first three years of the 1960's, averaging 1,05O units
annually. In 1963 the rate of construction began to increase--to
1,150 units in 1963, 1,4Oo Ln 1964, and to 1,725 units in 1965.
During the first nine months of L966, authorizations totaled 980
units. Since ApriI 1960, an estimated 1,6OO nonfarm housing units
have been demolished in the HMA. During the two-year forecast period
of this analysis, about 65O units will be demolished as a result of
governmental action.

There are currently some 1r350 vacant housing units available for
rent or sale in the Saginaw HMA, or an over-al1 available vacancy
rate of 2.3 percent. About 650 of the available vacancies are for
sale only, or a homeowner vacancy rate of 1.5 percent, and the re-
maining units are available for rent, or a renter vacancy rate of
5.1 percent. Both the homeowner and renter vacancy rates have de-
crr:ased somewhat since the 1960 Census, from 1.7 percent and 6.1
percent, respectively.

There will be demand for about 1,400 units of privately-financed
housing in the HMA during each of the next two years. Around 1r10O
units of the annual demand will be for single-family housing and 3OO

units will be for multifamily housing. Approximately 14O units of
the annual demand for multifamily housing wl11 be at the lower rents
or monthly charges possible with aid in financing or assistance in
land acquisition, excluding public low-rent housing or rent-supplement
accommodations.

Demand for new single-family housing during the next two years is
expected to approximate the price range distribution indicated on
page 25. The forecast demand for multifamily housing is distributed
by unit size on page 26.
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ANALYSIS OF 1}IE
SAGINAW MICHIGAN HOUSING I',IARKET

AS OF NOVEMBER 1 1966

Housinq Market Area

The saginaw, Michigan, Housing Market Area (HMA) is defined as being
coextensive with the Saginaw Standard Metropolitan Statistical Area (SMSA),
which consists of Saginaw county, Michigan (see map on following page).
The HMA had a nonfarm population of about 176,700l/ in 1960. The counry
is located in the fertile, nearly-flat Saginaw Valley of the eastern part
of the southern peninsula of Michigan, about 90 miles north of Detroit and
7o miles northeast of the staEe capital, Lansing. Two other 5MSA's are
adjacent to Saginaw County -- Bay City (Bay County) on the north and Flint
(Genesee County) on the south. There are several incorporated areas in
the Saginaw HMA in addition Lo the principal city, but the largest of
these (chesaning village) had only 2,770 residents in 1960.

The main highway now serving saginaw i.s north-south rnterstate 75. L-75
provides access northward via the Mackinac Bridge to SauIt Ste. Marie and
Canada, and to the south to Detroit and the remainder of the industrial
midwest. U.S. Highways 10 and 23 also traverse the HI.{A, using [he route
of l-75 through the county. Several state roads also serve the Hl,lA.
Twenty-seven motor freight lines are authorized to serve Saginaw. Four
railroad lines provide freight handling and shipping faciliiiur. Water
routes are accessable via the Saginaw River to Saginaw Bay on Lake Huron.
The Tri-City Airport (which serves Saginaw, Bay City, and Midland), in
northern Saginau County off S.R. 47, provides the region with full-service
air faci lities.

According to data from the 1960 Census, there was a net in-commutation of
about 1125O workers into the Saginaw HMA from contiguous counties, with
about 2,'775 area residents working in adjoining counties and almost 4rO25
residents of adjoining counties commuting to the Saginaw HI.4A. of the
contiguous counties, the greatest amount of intercommutation existed
between the Saginaw HI',IA and Bay, Genesee, and Tuscola counties. There
was net out'commutation to Genesee County (which is a more populous SMSA),
and net in-commutation from Bay and Tuscola Counties.

since the rural farm population of the Saginaw HI'IA constituted a
significant proportion of the totat population in 196o (7.4 percent),
all demographic and housing data used in this anaiysis exclude therural farm component, except where specifically noEed.

1/
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Economy of the Area

Character and History

The earliest European visitors to the site of Saginaw were Jesuit mis-
sionaries who traversed the area in the eighteenth century. The first
permanent white settler did not arrive until the early 18OO's, although
itinerant traders were active in the area somewhat earlier. Indians of
the Chippewa nation long had been farmer-residents of the area when, in
1819, a treaty with the Chippewas was negotiaEed. Included in the treaty
was provision for the sale of much of the valley to the U.S. Government.
Although abandoned by the military after less than a year of use, the real
beginning of present-day Saginaw came with the establishment of a fort on
the west side of the Saginaw River in L822. Saginaw was made the seat of
Saginaw County in 1831. The early economic support for the area was pro-
vided by trapping and trading activities and farming. Having exhausted
the supply of timber in the New England states, the lumbering industry
moved westward, and from around 1850 to the turn of the twentieth century
the Sagina\^r area was the center of the United States lumber industry by
virtue of the plentiful stands of easily-exploitable timber in the area.
Deep-welI salt mining was also economically important during this period,
but was discontinued when the supply of wood for fuel was exhausted.

After a period of adjustment, Saginaw developed as a manufacturing center
during the twentieth century, alEhough agriculture (especially the pro-
duction of beans and sugar beets) is still of major importance. The
evolution of the automobile-production complex of Michigan, of which
Saginaw is a part, has been responsible for most of the growth in manu-
facturing. During the first decade of the 19OO's, several firms were
actively producing complete automobiles in the area. In 1907, the steer-
ing gear plant was esEablished which was to become the nucleus for what
are today the Saginaw operations of three divisions of General Motors.
The industrial growth of Saginaw has not been wholly dependent on the
automobile industry, however. Other manufacturing industries have been
important in the economic expansion of the area, including food and ma-
chinery production.

Emp I olzment

Current Estimate. According to the Michigan Employment Service, nonagri-
cultural wage and salary employment averaged 64,9OO during the first eight
months of L966. There was an average of another 7,7OO nonfarm jobs during
the period, so total nonagricultural employment amounted to 721600. Agri-
cultural employment averaged about 1r7OO during January-August 1966.

Past Trend. Exce pt for 1958 and 1961, when national economic recessions
were reflected in lowered employment in the Saginaw area, nonagricultural
wage and salary employment has increased each year since 1951. The gain
fron L964 to 1965, spurred by the military effort in southeast Asia
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and heightened consumer demand for automobiles (L965 was a record year
for motor vehicle production), was especially 1arge, amounting to 3r9oo
jobs, or an increase of 6.6 percent. The gains have been maintained
into 1966; the average number of wage and salary workers during the
first eight months of 1966 is 3,ooo above the corresponding period in
1965 and equal to the closing months of 1965. The recent lower rate of
gain reflects, in part, a longer change-over period in the automobile
industry during 1966 than in other years.

Average Nonasricul tural Wage and Salary Emplorrment
Saeinaw- Michisan HMA. t957-L966

Nonasricultural waee and salarv emolovment

t

Year
Manu-

fac t ur ing
Nonmanu-
fac turine

30, 600
29,500
30,200
31,000
31,200
31,200
31,300
31,900
33, 300

Total 9/

Change in
to tal from

recedins dateD

1957
1 958
L959
19 60
19 61
L962
L963
1964
L9 65

25,000
2L,700
23,700
24,400
22,200
24,400
25,400
27,100
29 ,600

irst ei t months

55, 7oo
51,300
53, 900
55, 600
53 ,400
55, 60o
5 6, 700
59,ooo
62,gOO

-4,400
2 ,600
1,300

-2,200
2,200
1, 100
2,300
3,900

3,000

1964 benchmark.

L965
t966

29,LOO
30,500

d Totals may not

Source: Michigan

32,700 61,900
34,500 64,900

add because of rounding.

Employment Security Conrnission

The table reveals the very marked effect of the 1958 recession on employ-
ment in the Saginaw HMA, particularly in manufacturing indurstries. Total
wage and salary employment approached the 1957 level in 1960, dropped
under the pressure of manufacturing losses in the moderate recession of
L961, and rose persistently thereafter. Although manufacturing jobs were
still below the 1957 figure in 1962, employment in nonmanufacturing in-
dustries increased enough during the period to make 1962 total wage and
salary jobs almost equal the 1957 level.
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There has been an increase in employment each year since 196i, averaging
2,315 jobs a year during thr: 1961 - 1965 perrl od.

Maior Industries. Enrploynrent in thr: Saginarv FDIA is heavi ly concentrated
jn manufacturing industries. According to the U.S. Department of Labor,
manufacturers enrployecl 47 percent of ai1 nonagricultural wage and salary
rrorkers i n the Saginai,' HllA in L965, csnpared wi th 3O percent in the na-
tion as a vrhole. l;urther, manufacturing employment in the Saginaw area
i s conccntratcd i n clural-. I e goods producLion; some 89 percent of al I uran-
ufacturing workers in 1965 were cnga.ged jn the production of durabie
goods, largely autoniol:i 1e conrponent-s. This concentrat jon lends a degree
of instabil j ty to tl-ie locai economy. Since 1958, year-to-year changes
in ave,rage annual employnrent in durable goocls tiranufacturing industries
have ranged between a loss oi 2r2OO jobs and a gain of 2'5OO (see table
rl).

Most of the employment gains in recent years have come about through
expansi.ons in durable goods manufacturing. Saginaw is the location of
the division which produces automotive steering gear components for
G.M. Some of tl-ie most important recent innovations in automobi le
englneering ha,re been in the area of steering gear assembly (power
steering; adjustable, tiltable, and collapsible steering columns;
etc.), contributing to local plant expansions and employment gains.
Saginaw is also the location for much of the foundry facilities of
G.M. (included inrrmetal productsil in table II). The over-all growth
of the automobile industry has stimulated expansion of these plants
and has increased the number of foundry employees substantially.
Another important industry in the Saginaw area is nonelectrical
machinery, which has grown somewhat in the past few years; the de-
cline for the industry indicated in table II between 1964 and 1965
rvas caused by a strike during the early months of f965.

The Iargest nondurable goods rnanufacturing industry is the production of
food and kindred products. Saginaw County is a rich agricultural region;
according to the 1959 Census of Agriculture, it ranked fifth in l'lichigan
i n value of agricultural products sold. I'lany persons are employed in
processing these products for regional and natjonal djstribution. The
nunrber of rvorkers in this industry, averaging 2,1OO in 1965, has changed
iittle in recent years. Enrployment in food production fluctuates some-
what wit-h the changing seasons, reaching a peak during the harvest nronths
of August and September.

Iiost employnrent:'.n the nonmanufacturing industries is of a local service
and supply nature. Ilowever, as shown in table II, the number of workers
employed in nonmanufacturing pursuits has increased each year since 1958.

(
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In response to the grolth since 1961 of the basic manufacturing industries,
nonntanufacturing jobs have increased rapidly in recent years. Between
I964 and I965, nonnranufacturing employnient increased by lr4oo jobs, and
January-August 1966 employnrent is up l rSoo jobs over the corresponding
period in 1965. The largest nonn,anufacturing classiFication, which aver-
agcd S,9OO workers during the first eigtrt months of 1965, is retail trade.
Retai1 trade emplovntent has shown moderate growth in recent years, and the
current enlployment flgure is 6O0 jobs above that for the corresponding
perioo in 1965. The second Iargest of the nonnranufacturing industries is
serrvices,which averaged 7,5oo in the January-August 1966 perjod and has
jncreased considerably in recent years. Government is also an important
employer in the Saginaw HI'iA, accounting for an average of 614o0 workers
dur,ng the first eight months of i966.

FemaLe Emplovment.

t
I

heavy manufacturing
1960 Census reported
employees in the HI"IA

as a whole. The
farm employees in

Reflecting the high eoncentration of employment in
industries which employ men, for the most part, the
that only 30.2 percent of all nonagricultural
were women, compared to 34.4 percent in the naLion

1950 Census had reported that 26.1 percent of all non_
the HI'{A were female.

Employment Participation Rates. The ratio of the resident civilian
nonfarm jobs to the nonfarm population is termed the nonfarm employment
participation rate. census data indicate that this ratio was 39.3
percent in 1950, and it declined to 35.1 percent in 1960. A declining
employment participation rate reflects a rate of increase in nonfarm
population which is higher than the rate of job increase. This appears
to have taken place during the second half of the 1950 decade when there
was a definite slow down in the rate of expansion of the Saginaw economy
after the boom of the Korean war period. Since 1960, the participation
rate decline has been arrested; on the basis of total nonagricultural
employment, rather than resident employment, the participation rate is
judged to have increased co 35.8 at present from 34.9 in 1960. The rate
is expected to increase somewhat during the next Lwo years, because the
tight labor market may cause more intensive, recruj tmenL. of workers froni
the present population of the arca.

Principal Employers

The General Motors corporation is the principal employer in the HI,I,A.
The two largest local faciLities are chevrolet-saginaw Foundries(automotive metal castings) and the saginaw Steering Gear Division(automotive steering gear components). Until recently, steering Gear
had gror,un in employment size to about the same importanee as the Found-
ries, but the laLter is now engaged in an expansion of major proportions.
Chevrolr't-saginaw Foundries is now staffing the new Nodular Iron Foundry,
which will add a net of around 1,8OO-2,OOO jobs to the present work force.
The expansion is expected to account for most of the gains in manufacturing
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employment during the next two years. Including three other General
Motors facilities, the Central Foundry Division (automotive metal
castings), the Chevrolet-Saginaw Transmission Plant (automotive manual-
shift transmissions), and the Chevrolet-Sagina!, Service Plant (current
and past model Chevrolet partc), G.M. employs around 20rO00 workers in
the Saginaw HMA.

In the pre-automobile age, no company was more important to the Saginaw
area than the Llickes Corporation. Wickes was established in Saginaw in
1858. The Wickes Machine TooI Division of today evolved from that early
factory which made saw mi11 equipment, the firm's first product.. Wickes
has diversified extensively, and the largest component today is the United
States Graphite Division (electrical machinery), which employs around 650
persons; the company is also engaged in the processing and distribution
of beans and grains and in lumber distribution. Wickes recently sold its
Boiler Division (heavy boilers) to the Combustion Engineering Company,
which is now engaged in expanding the plant, eventually to triple present
capacity. A considerable number of new manufacturing jobs (25O) wiIl be
created by the expansion during the two-year forecast period of this
analysis.

Eaton, Ya1e, and Towne (automotive parts, machinery, etc.), with l,lf5
employees; the Lufkin Rule Company (precision measuring instruments),
with 9OO employees; and Baker Perkins, Incorporated (bakery machinerv
and chemical processing equipment), with 750 workers are other important
manuf acturing employers .

Unemplovment

As shown in the table below, annual average unemployment has been declining
since Lg6L, when 8.0 percent of the work force \,nas jobless. However, the
average rate of unemployment during the first eight months of 1966, at 3.1
percent; is somewhat above the average rafe during the corresponding period
in 1965 (2.6 percent), which may reflect the lower rate of economic expan-
sion in L966"

Work Force and Unemolovment
Saqinaw. Michiean, HMA, L960'1966

(averages in 1r00O t s)

Annual
Component 1e60 1961 L962 L963 1964 t965 1965 1966

First 8 mo s-

Civilian l^7ork force
Unemployed

Percent

74.5
1.8
2.47.

8

9%

69.2
3"5
s.L%

.7

.7
68

2

3

.9

.5
o%

68
5
8

68. B

3.5
5.L%

76
2

3

.7

.9
73

1

2

.1
,9

7l
1

2
4

Source: Michigan Employment Security Commission.

77. o/" . L/"
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The vulnerability of the durable goods-based economy of the Saginaw HMAis reflected in the wide variations in the year-to-year degree of severityof unemployment in the area. In 1960, the HMA qualified for classifica-tion by the U.S. Department of Labor as an area ofrrmoderaterlunemployment(3.O to 5.9 percent unemployed), in the following recession year the area
was classed as having rsubstantialr unemploymenL (6.o to g.9 percentjobless), and then unemployment declined to moderate leveIs during 1962and 1963. During L964 and 1965, the Saginaw HMA qualified for listing
as an area with 'rlow'unemployment (1.5 to 2.9 percent jobless).

Future Employment pros pects

Eorecasts of employment in an area which is heavily impacted by durable
goods industries are hazardous. Generally, a locaI economy of this typeis tied direcEly to the national economy and wiil ebb and flow with the
changes in the national economic cLimate, excepc that the reaction tothe changes wiil be more severe. It must be emphasized that even relatively
minor alteration in the growth paEtern of the national economy could change
completely what seems to be a reasonable expectation of employment grohrth;
as can be gathered from the economic history of the last eighi y"".".
Further, the tightened labor market, now a national phenomelon,-has a bear-
ing. In the recent past, Saginaw has been able to atEract sufficient
in-migrants to assure a sufficient work force to fill available newpositions, but whether this will continue to be so remains to be seen;
more intensive recruitment from the local population may or may notprovide sufficient additional workers for the Saginaw economy to reach
i ts fu I I growth potential.

The saginaw area has been riding upward on the crest of a naEional
economic growth of near boom proportions during the past two years.
Given the known plans for expansion at existing firms, the forecasts
of automobile production at a level somewhat below the 1965 recordyear, and barring further unforeseeable developments, the rate of
employment expansion should be somewhat lower during the next twoyears than in the recent past. Based on the trend of nonmanufacturing
employment of past years, on information provided by some of the larger
employers in the area, and on known plans of plant expansion (especiatly
chevrolet-Saginaw Foundries and combustion Engineering), a gain of
around 3,7OO nonagricultural wage and salary jobs (trASO annuaIly)
appears to be a reasonable expectation during the two-year forecastperiod. This annual gain is somewhat below the average annual growEhin wage and salary employmenr during 196l-1965 (2,375t, and is Iubstan_tially below the increase of the first eight months of 1966 over the
corresponding period in 1965 (3,OOO jobs). The forecast is believed to
be compatible with the character and long-term history of the Saginaw
area, however.

)
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Income

Average Weeklv Wases. The State of Michigan and the Saginaw HI"IA are high-
income areas, reflecting the importance of high wage industries (mainly,
the automobile production complex). Of Ehe 154 largest U.S. metropolitan
areas and sub-areas reported by the Bureau of Labor Statistics for 1965,

the five highest manufacturing"wage areas were located in Michigan,
including Ehe Saginaw HMA, which ranked fourth. As shown in the following
table, a relatively Long work week in Saginaw rilas Partially responsible
for the high weekly wages, but even in the 1961 recession year, when hours
worked in Saginaw dipped below the national average, weekly wages were

above the national level. The table indicates Ehe greater variability in
hours worked in Ehe Saginaw HMA than in the naEion as a whole, reflecting,
in part, the sensitivity of the area to changes in the national economy.

Average Gross Week Iy Hours and Earnings
o f Manufacturins ProducEion Workers

1960- 1965

Sasinaw HMA Mi chi san United States
Year Earnings Hours Earnings Hours Earnings Hours

1960
196 1
L962
L963
]r964
L965

$ 112
109
L26
t34
139
L49

4t.2
39.6
43.3
44.2
45.2
45.3

$ 112
tL2
L2L
128
135
t44

$eo
92
97

100
103
108

39.7
39.8
4o-.4
40. 5
40.7
4L.2

40
40
4t
42
43
44

8
1

8

5

5
5

r

Source: U. S. Bureau of Labor StaEistics.

Familvlncomes.Thecurrentmedianannualafter-taxincomeofallnonfarm
?ffi.Sagi,,awHMAisestimatedat$7,475,andthemedianafter-
tax income of renter households (excluding one-person renEer households)

is about $61075. By 1968, all nonfarm f.amily income witl increase to a

median of about $ZrbZS, and all two- or more-person renter households will
have a median af:er-tax income of $6r4OO. PercenEage distributions of

nonfarm families by income are contained in table III' About 16 percent

of all nonfarm ra*iries and 26 percent of all two- or more-Person nonfarm

renter households have annual incomes of less than $4roo0. Approximately
15 percent ofal1 nonfarm families and 5 percent of all nonfarm renter
households of two persons or more enjoy annual after-tax incomes in excess

of $12,O0O.
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Demographic Factors

Population

Current Estimate. The current nonfarm population of the Saginav.r HliA is
estimated aE 2O2r9OO persons, refle'cting an increase of about 26r2OO
since April 1960, or arounci 3,975 (2.1 percentl/) annuaIIy. Less than
half of the HIIA nonfarm population resides in Saginaw (tOO,2OO persons).
There are several oEher incorporated areas in tire IJIIA, each vrith fewer
than 3,OOO inhabitants.

Past'Irend. The rate of nonfarm population increase since 1960 is sone-
whaE below Ehat of the I95O-1960 decade, when the gains averaged almost
4,250 (2.8 percent) yearly. However, because of the change in definition
of rrfarmrr between the 195O and 1960 Censuses, $any persons living in rural
areas who were classified as living on farms in 195O were consiciered Eo

be rural nonfarm residents in 1960. The resultant decline in the farm
population and, consequently, the increase in nonfarm population beEvreen
the two census dates is, Eo some extent, the result oi the change in
definition. The 1950-1960 gain in total population (includlng farm) in
the Saginaw IIIiA averaged 31725 (2.2 percenE) annually.

\

The following table summarizes trends in nonfarm populatj.on
including a projection to November 1968. Separate data for
and the rest of the HI,IA are presented in table IV.

since 1950,
for Saginaw

AlL average annual percentage changes, as
the analysi.s, are derived through the use
calculate the rate of change on a compound

used in this section of
of a formula designed to
basis.
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Chanses in Nonfarm Pooulation
Saqinaw. Iuiichisan. HMA

April i95O November 1968

Average annual change
from preceding date

Popu lat ion Numberg/ PercentDate

April 1950
April 1960
November I966
November 1968

L34,27 6
I76 ,688
2O2,9OO
2i1,3OO

4,25O
3,97 5
4,2OO

2.8
2.1
2.L

f

a/ Rounded

Sources 195O and l960 Censuses of Population.
i966 and 1968 estimaEed by Housing I'iarket Analyst.

Annexations of suburban land to Saginaw have been negligible slnce f95O.
As metropolitan Saginaw has grown, development has expanded into the un-
incorporated parts of the [II'1A surrounding the city, and Lhe proportion
of the total nonfarm population vrhich resides in the city has declined.
In 1950, 69 percent of the HIIA nonfarm population resided in Saginaw.
The proportion declined to 56 percent in 1960, and currently 49 percent
of the FillA residents live in the city.

Estimated Future Pooulation. Based on antici paEed increases in emPloY-

ment opportunities and changes in work force participation and migration
patterns, the nonfarm population of the Saglnaw HI'IA is expected to in-
crease by 8,40O, or 4r2OO (2.I percenE) annually, during the two-year
forecast period. This gain is slightly above the over-al1 average year-
ly numerical increase since 1960, but is judged to be sLightly lower
than the average annual increments of the Iast Ehree years of rapid
economic expansion in the HIIA. The majority of the increase will occur
in Saginarv and the surrounding built-up area.

Net Natural lncrease and }ii pration Between April l95O and APril 1960'
the net natural lncrease (excess of resident births over resident deaths)
of the Saginaw iI'1A poputationU amounted to an average of about 3,525
annually. Since the popuJ.ation increased by an annual average of about
31725 during the decade, net in-migration amounted to 2OO persons a year'

Because vital statistics are not compiled seParatelY for Ehe farm
relates Eoand nonfarm components of population, discussion here

the total of farm and nonfarm populaEion.

I
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on the average. Reflecting a decline in birth rates, net natural
increase has declined to an average of about 3r150 annually since
1960. In-migration has averaged 650 persons annually since 1960,
spurred by more rapid increases in employment opportunities than
during the 1950rs (see following table). Most of the net in-
migration since 1960 has taken place during the last three years
of rapid economic growth.

Components of Population Change
Saginaw, Michigan, HMA

April 1950-November 1966

Average annual change a/

t

Apri I
Apri I

1950 -
1960

Apri I 1960-
November 1966

3,150
650

Source of increase

Net natural increase
In -migrat ion

Net increase

3,525
200

3,'725 3 ,800

a/ Rounded.

Source s U.S. Bureau of the Census, State of Michigan Department
of Health, and estimates by Housing Market Analyst.

Househo Id s

Current Estimate. Nonfarm households (occupied housing units) now
number about 56r100, reflecting average annual increments of about
1,O75 (2.1 percent) since April 1960. About 28,95O (52 percent) of
the current nonfarm households are located in Saginaw.

Past Trend. Duri ng the 1950-1960 decade, the number of nonfarm
households grew by an average of almost lrL25 (2.6 percent)
annually. Part of the intercensal gain was a definitional incre-
ment attributable to the census change in concept from "dwellingunit, in 1950 torrhousing unitrrin 1960. The increase in non-
farm households during 1950-1960 was also the result, in part,
of the change in definition of',farmr which increased the I960
nonfarm figure. During I950-1960, total households (including
farm) increased by 990 (2.1 percent) annually. The apparent
decline in the average annual increase in nonfarm households
since 1960 compared with the 1950-1960 decade, therefore, may
be entirely the result of these definitional changes. The
following table summarizes nonfarm household trends since 1950,
including a projection to November 1968.

-t
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Changes in l,lonfarnr iiouseholds
Sasinaru,. I'iichi pan. FIIIA

April i950 llovernber I968

DaEe

ApriI l950
April l960
I{oveml-er 1966
I'lovember 1968

a / Rouncied .

Sonrces: 1950 and
1966 and

Number of
househo lds

37 ,969
49,o96
56,10O
58,5OO

Average annual change
from preceding daEe

@r Percent

L,125
I,075
I ,2OO

2.2
2.L
2.t

1960 Censuses of Fiousing.
1968 estimatecl by Fiousing liarket AnalysE.

Estimated Fut re Horrseholds . Based
population, it is expected that the
increase by about 1r20O during each
1968 torai of 58,5O0.

on anticipated changes in nonfarm
number of nonfarm households will
of the next two years tc a November

Household Size Trends. Nonfarm households averaged 3.45 persons in 1950,
and the average increased to 3.56 persons in 1960. Since 1960, declining
birth rates, among other factors, have worked to slow slightly the in-
crease in average household size. Currently, households are estimated
to average around 3.58 persons. During the next two years, the average
number of persons per household is expected to remain near present 1eveIs.

I
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Ilousing Market Factors

Flousing Supply

Current Estimate. There are presently an estimated 59r350 nonfarm hous-
ing units in the Saginaw HIIA, reflecting a net gain of about 7,2OO since
the 1960 Census. This increase in the number of units reflects the con-
struction of a total of 8r45O housing units (including 23O units of pub-
lic houslng) and the removat of some l,5OO units through demolition,
largely as a result of urban renewal activiEy and clearance for highway
rights-of-way within Saginaw. A small number of uniEs have been added
to the nonfarm inventory through transfers of farm housing units into
the nonfarm housing stock and from an increase in the number of house
trai Iers .

Past Trend. The rate of growth in the number of nonfarm housing units
since i96O has been somewhaE belorv that of the l95O's. According to
census data, an annual average of about lr25O units were added to the
nonfarm inventory between 1950 and 1960. A small portion of the appar-
ent growth of the 195O decade was a definitional increment attributable
to the census change in concept fromrrdwelling unitt'in l95O torrhousing
unitrr in 196O. Although part of Lhe 1950-1960 nonfarm housing inventory
gain resulted from an actual transfer of units from the farm to the non-
farm inventory, the change in definition of what constituted a rrfarmrl

contributed a part of the apparent intercensal growth in the nonfarm
housing invent.ory; total housing units (including farm) increased by
an average of about 1r15O annualLy during the l95O's.

Units in Structure. According to the 1960 Census, most of the
housing units in the Saginaw HMA were in single-family structures,
and the proportion has increased since 1960 (see following table).
About.1r200 units in structures containing two or more units have
been built since the 1960 Census, but demolitions have eliminated
about 800 multifamily units so that the net gain was small. The
number of units in duplex structures has declined since 1960 while
the number of units in structures of larger size has increased.
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I'lonfarm liousing InvenLorv bv Units in SLructure
Sasinar./, Ilichigan , I'liA. 1960 and I966

A ril 60 i'lovember 1966
Units in
s truc ture

I uni tal
2 units
3 or more units

TotaI

Number
of units

Percent
of total

86.O
6.7
7.3

loo.o

Ilunrber
of units

5l ,650
3,425
4.27 5

59 ,350

Percent
of total

IOO.O

44 ,818
3,505
3 .802

if-,:.:sh./

87.O
5.8
7.2

al Inc ludes trai lers .

pl Differs slightly from count of all nonfarm housing units (52,13i)
because units by type of structure rvere enumerated on a sample basis.

Year i,uilt. Over one-hatf of the Saginaw HI"iA nonfarm housing inven-
tory was built prior to 194O. About 48 percent of the inventory was

built cluring the past 27 years. Removals from the housing stock v,rhich

have resulted from urban renewal activities have tended to eliminate
some of the oldest units, lowering the over-all age of the housing in-
ventory.

Distribution of the I'lonfarnr Housine Inventory by Year BuiIt
Sagi naw, Michiean, fiMA, I,lovember L966

Year builta/

April l96O-0ctober 1966
1955-Ilarch i950
1950- 1954
t940-L949
1930- 1939
1929 and earlier

ToEai

Housing units
I,lumber Percen!

9,425
7,525
5 ,950
6,600
5,550

25 .300
59 ,350

l4
13
to
11

9
+J

,

ioo

a/ The basic data reflecE an unknown degree of error in rryear

builtl occasioned by the accuracy of response to enumerators
questions as well as errors caused by sampling.

Source: 1960 Census of Housing adjusted by Flousing }iarket Analyst
to reflect changes in the inventory since 1960.
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Cond i tion . According to the 1960 Census, about 6,7OO units (12 per-
cent of the nonfarm housing inventory) were substandard in that they
were dilapidated or lacked plumbing facilities. Of the occupied non-
farm units, 5,625 (ll percent) were substandard. The condition of the
owner-occupied units was substantially superior to that of the renter-
occupied housing; eight percent of the ovyner-occupied nonfarm housing
units were substandard compared to 22 percent of the renter-occupied
nonfarm housing. It is judged that some improvement has taken place
in the condition of the nonfarm housing inventory since 1960, re-
sulting from the demolition of substandard units (mostly through
urban renewal action) and the rehabilitation of exlsting structures.
Currently, about ten percent of the nonfarm housing inventory is
substandard.

Residential Building Activity

Trends. Building permit systems cover all of the Saginaw HMA, and
reports of permit volume since 1960 are avallable for almost all the
area. Since the 1960 Census, around 98 percent of all pri.vate non-
farm housing constructed in the HMA has been reflected in building
permits" Private housi.ng construction remained at a relatively
constant rate during the first three years of the 1960's, averaging
1,050 units annually. The rate of construction increased in 1963 to
about lrI50 units, to around 1,400 ln 1964, and to over 11725 units
in 1965. The increases reflect the higher rates of employment growth
in the HMA in recent years than in earlier years, which has stimu-
lated in-migration and family formation"

Judging from a comparison of the number of housing units authorized
during the first nine months of 1966 with the corresponding period in
1965 (980 units and almost 1,300 units, resPectively), the peak in
construction volume has been passed. It is likely that the rate of
construction during January-September 1966 would have been higher had
credit terms not tightened during the period, however. While the rate
of construction in 1966 has been lower than in 1965, a continuation of
the rate maintained during the first nine months of 1966 would make
1966 the third most active construction year of the 1960's. The
following table is a summary of building permits issued since 196O.
See table VI for a more detailed presentation by geographic area.

t
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Private Housins Units Authorized for Construction
Sasinaw, Ilichigan. HMA. 1960-I966

Units by type of sEructure

Year

r960
1961
t962
19 63
1964
1965

I'irst nine months:
1965
1966

125
32

Ii8
58

Sing le
fani 1v

1,088
986
885
973

l,l5o
1 ,378

1,o47
B8B

Tvro

uni t.s

I8
22
30
26
30

158

Three or
more units

25
97

t4s
227
L96

Total
units

I ,106
1rO33
1rO12
1,144
L rQT
L,732

1,29O
978

Sources U.S. Bureau of the Census, C-4O Construction Reports;
local building officials and records; first nine months
of 1965 and 1966 partially estimated by liousing }larket
Analyst.

The number of single-family units authorized declined from almost 1'lOO
in 1960 to 885 in 1962, and then increased each year to total over Ir375
in i965. The number of housing units in multir'amily structures (includ-
ing clupiexes) authorized increased each.year during the 1960-1965 period,
f rom f erver than 20 units in 1960 to over 35O in 1965. 'I'he rates of con-
struction of both single-family and niultifamily housing during L966 are
below the 1965 rates, but the relative clecline in multifamily housing
authorizations 1s somewhat greater. During the first nine months of
L966, the number of units of multifamily housing authorized was just
over one-third the total of the corresponding period in L965, r'thile
authorizations of single-family units during January-September 1966

were 85 percent of the volume of the corresponding period in 1965.

Areas of Construction Ac tivi ty. Most privately-built housing units
constructed in the HI'IA since t9 60 have been located in or near
Saginaw, although only 1r575 units, or 19 percent of the total, have
been built in the city itself (see table VI). That part of Saginaw
townshlp which is outside the corporate limi.ts of the city (approxi-
mately the western half of the township) has been the location of
the largest share of the unit authorizations since 1960, equal to
about 30 percent of the total. A large part of the housing units
authorized since 1960 have been built in other townships contiguous
to Saginaw, parts of which are in the suburban built-up fringe area
of the city (especially Bridgeport, Buena Vista, Carrollton and

Spaulding tor.rnships ) . The growth of the Saginaw metropo litan area
has been westward, for the most Part, and is reflected in the increas-
ing share of units which have been authorized for construction in Thomas



18

Township, west of Saginaw Township across
ship accounted for tess than five percent

the Saginaw River. Thomas Town-
of all privately-constructed

units authorized in 1960 but for twelve percent of the units authorized
during the first nine months of. L966.

Units Under Construction. Based on building permit data, on average con-
struction time for single-family and multifamily structures, on a postal
vacancy survey conducted during September L966, and on other information
obtained in the area, there are estimated to be about 43O units of pri-
vate housing under construction in the HMA, including 80 units in multi-
family structures.

Demolition. Information gained from local agencies suggests that
about 1r600 nonfarm housing units have been removed from the inventory
through demolition since the 1960 Census. These demolitions have resulted
primarily from urban renewal activities, clearance for highway rights-
of-way, and city building code enforcement.

Theffbusiness looprr (l-675) of IntersLate 75 is now under construction.
When completed (by late 1969), the loop will leave I-75 east of Saginaw
near Johnson Street, travel westward across the Saginaw River into the
!,,estern downtown business district of the city, and then turn northward
to reconnect with 7-15. As of November 1, 1966, about 3OO nonfarm hous-
ing units had been removed (mostly demolished) for right-of-way clear-
ance. Within the two-year forecast period of this analysis, about 32O
additional nonfarm housing units will be removed, of which approximately
25O will be demolished. Less than ten percent of the units to be demol-
ished are substandard. About three-fourths of the units are owner oc-
cupied.

Around 650 housing units have been demolished in Saginaw since the 196O
Census as a resuit of urban renewal activities. Within the two-year
forecast period of this analysis, over 4OO substandard housing units may
be demolished ln urban renewal project areas. Many of the families and
individuals who will be displaced by urban renewal activities will be
relocated into housing for moderate- and low-income families now under
devel opment .

Tenure of Occupancy

As shown in table V, the proportion of the occupied nonfarm housing in-
ventory that is occupied by owners has been increasing, but at a decreas-
ing rate. A relatively high proportion (16.7 percent) of the 56,1O0
occupied nonfarm units are occupied by oh,ners, which reflects increases
from 69.9 percent in 1950 and -76.5 percent in 1960. The deceleration
in the trend toward owner-occupancy reflects an increased interest in
multifamily housing in the past few years, as shown in the recent rapid

{



a

l9

rate of apartment construction. It is likeIy that the owner-occupied
proportlon of the housing inventory actually peaked several years ago,
bef ore the increases in apartment development took place. l"lany of the
in-migrants who have been attracted to the Saginaw HMA by the substan-
tial employment increases of recent years became occupants of rental
uni ts.

Vacancy

Last Census. As of April 1960, there were abou'i 3rC25 vacant non-
farm housing units in the Saginaw HI'iA. Over lr4CO vacant units were
available for rent or sale, or an over-all available vacancy rate of 2.8
percent. As shown in table V, about 65O vrere for sale only, indicating
a homeowner vacancy rate of 1.7 percent, while 760 units were available
for rent, or a renter vacancy rate of 6.1 percent. 0f the available va-
cancies, 70 sales vacancies and 2OO rental vacancies lacked one or more
plumbing facilities.

Postal Vacancy Survey. The results of a postal vacancy survey conducted
during September L966 are summarized in table VII. The survey covered
about 49,950 possible deliveries (excluding trailers), equal to around
84 percent of the estimated current nonfarm inventory. About 1r125 va-
cancies in residences and apartments \^,ere enumerated in the survey, or
an over-al1 vacancy rate of 2.3 percent. Vacancies in residences, as
reported by the survey, numbered about B8O units, or 2.O percent of the
total residences surveyed. Included in the vacant residences were 2lO
units reported as I'newr' (never occupied). Vacancies in apartments
equaled 4.4 percent of the total apartment units enumerated. The over-
all vacancy rate varied somewhat between the participating post offices,
ranging from just O.3 percent in Frankenmuth to 4.2 percent in St. Charles.
According to the survey, 34O residences and 75 apartment units were under
construction as of the dates of the enumerations.

It is important to noEe that the postal vacancy survey data are not en-
tireJ.y comparable with the data published by the Bureau of the Census
because of differences in definiEion, area delineations, and methods oi
enumeration. The census reports units and vacancies by t.enure, whereas
the postal vacancy survey reports units and vacancies by type of struc-
ture. The Post Office Depart.ment defines a "residenceil as a unit rep-
resenting one stop for one delivery of mail (one mailbox). These are
principally single-family homes, buE include row houses, and some du-
plexes and structurds with additional units creaEed by conversion. An
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rrapartmentrr is a unit on a stop where more than one delivery of mail ispossible' Posta1 surveys omit vacancies in limited areas slrved by postoffice boxes and tend to omit units in subdivisions under constructlon.Although the postal vacancy survey has obvious limitations, when usedin conjunction with other vacancy indicators, the survey serves a valuablefunction in the derivation of estimates of local market conditlons.

9urrenf Estimate. on the basis of postal vacancy survey results and in-fcrmation gained from loca1 sources, it is judged that there are currently1,35o vacant housing units available for r".,t o, sale, or an over-al1available vacancy rate of 2.3 percent. About 650 of the available vacan-cies are available for sale onry, or a homeowner vacancy rate of 1.5 per-cent, and the remaining 7oo units are availabte for rentr or a rentervacancy rate of 5.1 percent. As shown in table V, both the homeownerand renter vacancy rates have decreased somewhat since 1960,

Around 50 of the available sales vacancies and 15o of the rental vacan-cies are substandard in that they do not contain aIl plumbing facilities.
After removing the current number of substandard available vacant unitsfrom consideration, the present number of rental vacancies does not appeartoo high for an area with the demographic growth characteristics of the
saginaw HMA. The number of sales vacancie- may be slightiy higher thannecessary for mobility and freedom of choice, however.

Sales Market

Genera I Market Co i t ions . The market for new sales housing in the
Saginaw HMA is firm,
this time last year.
in the Saginaw HMA is
money situation, many

although somewhat less active currently than at
A substantial part of the sales housing constructed
built speculatively. Reflecting the iltightil
operative builders have been unable to obtaininterim financing, and construction volume is down. The rate of bothspeculative and contract construction has been depressed by the highinterest rates on mortgages. Nevertheless, 1oca1 sources report that,judging from the number of inquiries, interest in the purchase of newsingle-family sales units is high. The tight money situation should

cause absorption of the present sales vacancies; some potential new
homebuyers already have entered the market for existing housing. Avail-able information indicates that the present number of sales vacancies
represents a lower level than a year ago, reflecting the sale and
occupancy of a number of units from the sales vacancy inventory.

Foreclosures. Mortgagor default has not been a serious problem in the
Saginaw HMA for many years. As measured by the number of units fore-closed and tendered to the FHA, however, there was an increase in therate of mortgagor default in the early 1960rs. During 196o the FHA
acquired three single-family units through foreclosure. The number of

t
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acquisitions increased each year until 1964, when 25 units were foreclosed.
Acquisitions declined to 18 units in 1965, and during the first nine months
of 1966 only six houses were acquired. Acquisitions in the peak year of
1964 equaled less than one percent of the total FHA single-family mortgage
insurance in force in the Saginaw HMA. Part of the decline in the rate of
default since 1964 can be explained by the rising interest rates on morE-
gages. The generally lower rates on the older, existing mortgages have
made the mortgaged properties attractive for sale through mortgage assumP-
tion.

Rental Market

General Mar Conditions. The market for rental housing has firmed some-

what in recent years in response to the quickened pace o f economic growth
and resulting in-migration of workers. The firm market is reflected in
a moderate rate of rental vacancy (5.1 percent), one percentage point be-
low that reported in the 1960 Census. Most of the reduction in vacant
rental units has taken place in the past few months as the rate of multi-
family housing construction has fa11en while population growth rates have
been high. The construction of rental accommodations as well as sales
housing has been affected by the tightening of mortgage credit.

Many would-be purchasers of sales units have been unable to buy because
of the shortage of mortgage funds and high rates of interest, effectively
strengthening the market for rental housing. Whether a relaxation from
the present stringency will result in a weakened rental marked remains to
be seen. The coming of age and family formation for many Persons born
during the "baby boomrt years following World War II will tend to firm the
market for rental housing, since young married couples typically form
renter households. A1so, most of the managers of recently completed
apartment projecEs report that a large proportion of their tenants were
older persons--many retired--who had been homeor^,ners. These tenants had
sold their houses and moved into smaller-sized units some time after the
departure of their children, which reduced their housing requirement;
avoidance of house maintenance also was given as a motivating factor for
the move to an apartment.

Absorpt ion of Recent Inventorv Add i ti ons . Most of the recently-completed
large apartment projects'are located just west of the city limits of
Saginaw in Saginaw Township. Almost all of the market-interest-rate-
financed apartments constructed during the last three years qualify for
classification as rrluxuryrr accommodations and have rents substantially
above the minimums achievable in the area. For the most part, recent
additions to the rental housing inventory have met with favorable market
acceptance.

,
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Urban Renewal

There are seven urban renewal projects in Saginaw, including one
General Neighborhood Redevelopment PIan.

Eddy Project No. One (Mich. R-13), in northeast S aginaw, is bounded
generally by 23rd Street on the east, Norman Street on the south,
20th Street on the west, and the C&O Railroad tracks on the north.
This 124-acre project, which is all resi.denti.al, is near completion.
Over 200 housing units were cleared from the project area. A multi-
family project was finished in this area earlier this year.

Eddy Project No. Two (Mich. R-67), bounded generally by 20th Street
on the east, Wadsworth Avenue on the south, I4th Street on the west,
and Washington Avenue on the north, is in execution. Almost all of
the 450 housing units which were located there have been cleared from
the I83-acre area. The project area was around 70 percent residential
with some commercial and light industrial use; re-use is to be simj-lar
to previous uti lization.

Edd Pro ect No. Three the last of the series in the Eddy area, is in the
planning stage.

The Sallna General Neishborhood Renewal Plan (GNRP) Area (Mich- R-lOi) is
in south-central Saginaw. The 368-acre area is generalty bounded by Rust
and Webber Streets on the north, the Saginaw River on the west, Capuchin
Street on the south, and East Street on the east.

Three projects are located in the
(Mich. R-103) involves a 225-acre

Salina GNRP. Salina Project No. One
project area and contains about 45O

housing units which wilt be removed. The area is approximately 9O per-
cent residential with some commercial and llght industrial uLilization;
re-use wiIl be similar to the present composition of use. Low- and
moderate-income housing is in planning for the area. Within the two-
year forecast period of this analysis part of the housing presently
located in the area will be removed. Salina Project No. Two includes
90 acres of the Salina GNRP; execution is scheduled to begin in 1969.
The remainder of the Salina GNRP is Salina Pro.i ect No. Three which is
in the planning stage.

The Central Business Distri ct Proiect (Mich. R-131) is bounded by
Genesee Avenue on the souEh, the Saginaw River on the hrest, Fitzhugh
Street on the north and warren Avenue on the easE. Redevelopment of
the 52-acre area, which will include a new civic center complex, is
scheduled for completion by 1969. The area is now mostly commercial,
but about 2OO housing units will be removed in clearing the project
area for commercial and public re-use.

at
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Public Housing

There are 463 units of public housing in Saginaw, including 365 units
of housing for low-income families and 98 units especially designed
for elderly occupants. There are no vacancies in the units and the
Saginaw Housing Commission reports that a substantial waiting Iist of
potential tenants exists. The most recent additions to the public
housing inventory of Saginaw are the 98 units of housing for the
elderly, which were finished in 1965. The city has an application
pending for an additional 300 units of elderly housing.

t
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Demand for Housinq

Quantitative Demand

The estimated demand for new privately-financed housing is based on the
expected increase in households during the next two years (1,2OO annu-
ally) and on the anticipated net number of privately-financed housing
units which will be required to accommodate households which will be dis-
located by demolitions. Demand for new privately-financed housing dur-
ing the next two years will approximate 1,4OO units annually, including
1,10O units of single-family housing and 3O0 units of housing in multi-
family structures. About 14O units of the demand for multifamily housing
represents demand for middle-incomt housing which will require some form
of public benefits or assistance to achieve the lower rents necessary for
absorption. This demand estimate excludes public low-rent housing and
rent- suppl ement accommodations.

The total demand estimate is somewhat below the 1965 1evel when over
7r-725 units were authorized by building permits. The 1965 construc-
tion volume was supported by the especially rapid rate of economic and
demographic growth during that year, which marked a record in automo-
bile production. The lower rate of job increase anticipated during
the two-year forecast period is reflected in a reduced level of demand
for new housing. The anticipated demand is, however, somewhat above
the average number of units authorized yearly since January 1960 (L,260)\
economic growth also is expected to proceed at a higher level than the
1960-1966 average. The projected total of 3OO multifamily units is
higher than construction levels in most previous years, except for 1965.
A second year of absorption at this rate is predicated on a continued
low leveI of rental vacancies and the successful marketing of new rental
projects. The.market must be observed carefully and appropriate adjust-
ments made if signs of weakness appear.

Qualitative Demand

Singte-Family Housing. Based on current family income, on typical ratios
of income to purchase price, and on recent market experience, the annual
demand for 1,1OO new single-family units is expected to be distributed
by price as shown in the following table.

t

t

I



I

25

E s t imated AnnuaI Demand for New Single-Familv Housing
Saginaw. Michigan. HMA

November 1966-November 1968

SaIes price Number of units

Under $15,000
$15,000 - 11,499
I7,500 - 19,999
20,0o0 - 24,999
25,000 - 29,999
30,000 - 34,999
35,000 and over

Total l, loo

The foregoing distribution differs from that in table VIII, which reflects
only selected subdivision experience during the years 1963, I964, and 1965.
It must be noted that the data in table VIII do not include new construction
in subdivisions with less than five completions during the yearr nor do they
reflect individual or contract construction on scattered lots. It is
tikely that Ehe more expensive housing construction, and solne of the lower-
value homes, are concentrated in the smaller building operations which are
quite numerous. The preceding demand estimates reflect alI home building
and indicate a greater concentration in some price ranges than a subdivi-
sion survey wouid reveal.

I"iult.i.familv FIous i The minimum monthly rents or charges at which

t20
i30
180
275
t60
I10
L25

np
privately-owned net additions to the multifamily
might be absorbed are indicated ior various size
ing table. These net additions may be accomplis
struction or rehabilitation at the specified ren

housing inventorY
units in the follow-

hed by either nev, con-
tals with or without

a

pubtic benefits or assistance through subsidy, tax abatement, or aid in
iinancing or land acquisition. Part of Ehe forecast demand for multi-
family housing may be satisfied through the construction of units in
multifamily structures for sale to oli'r€r occuPants.

0n the basis of current construcEion and land'costs and current cerms
of financingl/, the minimum gross rents (includes utilities) achievable
without public benefits or assistance in financing or land acquisition
are estirnated at $1OO for efficiencies, $l2O for one-bedroom units, $140

L/ Calculated on the basis of a long-term mortgage (4O years) at six
percent interest and Il percent initial annual curtaill changes in
these assumptions will affect minimum rents accordingly.

I
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for two-bedroom units, and $160 for units with three bedrooms. Of the
total annual demand for multifamily housing (300 units), 160 units will
be at or above these minimums.

Estimated Annual Demand for New Private I'iultifamil" v [Ious1 np
Saginaw, Michigan, ffiA

November 1.966 to November 1968

Gross monthly renta/

under $1oo
$1OO and over

Under $12O
$12O and over

Under $t4o
$140 and over

Under $16O
$16O and over

I,lumber of units

t

I
Unit size

Efficiency

One bedroom

Two bedroom

Three bedroom

Be 1ow-
market rate!/

MarkeE
rategl

10

70

20

5

55

60

20

60

Tota I s 160

a/ Includes utilities; corresponds to gross rnonthly charge in owner-
occupied units (cooPeratives).

E/ Demand at the lower rents achievable with belot^r-markeE-interest-
rate financing or other public benefits.

c/ Demand at rents achievable with market-interest-rate financing.

The annual demand shown in the table at the lower rents indicated for
each respect.ive unit size can be satisfied only Ehrough the utilization
of below-market-interest-rate financing or assistance in land acquisi-
tion and ccst. The location factor is of especial importance in the pro-
vision of new units at the lower-rent levels. Families in Lhis user
group are not as mobile as those in other economic segments; they are
less able or willing to break with established social, church, and
neighborhood relationships, and proximity to place of work frequently
is a governi.ng consideration in the place of residence preferred by
families in this group. Thus, the utilization of lorver-priced land
for new rental housing in outlying locations to achieve lovrer rents
may be self-defeating unless the existence of a demand potential is
clearly evident.

140

i

t
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Table I

Civilian Work Force Components
Saginaw, Michigan, Housing Market Area

Annual Averages, 1958-1966a/

68,8OO 68.7OO 69,2AO 68,9OO 68,8OO

First eight months

71,loo -t4,5OO "73,-7OO 76,8OO

Work force components

ToEal work force

Unemp loyment
Percent of work force

Total nonag. employment
Wage and salary
Al1 other

Workers involved in
labor-management di sputes

19s8 1959 1960 196t L962 1963 L964 L965 1965 L966

Agricultural employment 2,7OO 2,60C- 2,4OO 2,3OO 2,1OO

6, 600
g .67"

4, 5OO

6.67"
3, 5OO

5. L7"

5 ,5OO
8.O7"

3, 5OO

5.t7"

68, 7OO

2,7oO
3.97.

2, ooo

64, OOO

56, 7OO

7, 3OO

1, 9OO

2.17.
1, 8OO

2.47.
1, 9OO

2.67"
2,4OO

3.L7"

1, goo 1,8oo 1,8oo 1,7oo

58,7OO
5 1, 3OO

7,4OO

61,600
53, 9OO
'l,7oo

63,300
55 ,600
7,7oo

6 1, OOO

5 3, 4OO

7,600

63,1OO
55, 600

7,5OO

66, 600
59 , OOO

7,6C,0

70, 7OO

62,gOO
7, 8OO

69,-7OO
61,9OO
7, 8OO

72,600
64,gOO

'/ ,7oo

800 100 100 700 200 300 100

al Rounded to nearesE 1OO; may not add to Eotals.

Note: Table is based on 1964 benchmark data which may not agree with figures shou'n in t.abte II.

Source: Michigan Employment Security Commission.



Table II

Trends in Averase Annual Nonasricultural Wage and Salarv Emplovme.nt
Saginaw, Michigan, Housing Market Area, 1958-L966

Year-to-year changes in annual averagesa/
lndus try

Wage and salary workers

Manufac turing

sl:iayt 2e_6oy/

2,600 1,4OO

2,OOO 7OO

2,1OO 7OO

60-6rP/ gJ--6?91 6244

- 1, 7oo 2, 5OO 1, 1OO

-2,2OO Z,LOO I,OOO

- 2,2OO 2, tOO 8OO

- roo
-9OO 1,OOO 4OO

-300 100 100
-9OO I,OOO 3OO

- 100 100

- 100

100 100

500 300

63- 64 64- 65 ;S:_ggSt

700
200

1, loo

300
- 100

600

700

100
- loo

300
100
100
roo

2,3OO

1, 7oO

1, 7oo

800
300
400
100

3, 9OO

2,60(]^

2,5OO

1, 7OO

- 200
1, ooo

100
300
300
500

3,OOO 64,9o,C,

1, 4OO 30 500

L966 total
workersd/

27 ,2OO
700

11,400
4, 3OO

9, 5OO

1, 4OO

1, 2oODurable goods
Furniture and fixtures
Metal products
None lectrical machinery
Transportation equip. e/
Other durable goods

Nondurable goods
Food and kindred
Printing and publishing
Chemicals and reLated
Other nondurables

Nonmanufac turing

Construction
Trans. , comm. , and uti L.
WholesaLe trade
Retai L trade
Fin., ins., and real est
Services
Gove rnmen t

Federa I
State and local

- 100
- 100

100 100 200
100
100
100

100
400

- 100
600
100
400
roo

3, 3OO

2, loo
500
600
200

3,OOO
4, 3OO

2,600
8, gOO

1, 8OO

7, 5OO

6,4OO
800

5, 7OO

500

100
100
100
100
200
100

100
- 300

200

400

- 200
100

- 100
200

100
- 300

- 100

200
100

- 100
100

100

100

100
too
200
100

200
200
100
100
100
600
100

100 600 1, 4OO 1, 8OO 34 ,5OO

200
200

a/
b/
c/
9/
e/

Computed from data which are rounded to nearest 1OO; may not add to totals.
Derived from L962 benchmark data. Remainder of table is based on L964 benchmark.
Gain of average for first eight months of 1966 over average of corresponding period in Lg65
First eight months average.
lncludes automotive transportation equipment only.

100 100
100 100
300 100 200 100 200

Source: Michigan Employment Security Commtssion
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Table III

Estimated Percen e Distribution of A11 Families and RenEer Households
B Annual ncome ter D u tion ra ncome ax
Sasinaw. Michisan. Housing Market Area. 1966 and 1968

Tota I u lation
L966 1958

I
Annual

after- tax incomes
Alt

fami lies

11
10

8
11
15

Renter
househo ldse/

18
8

11
L2
r4

A11
fami lies

RenEer
househotdse/

Under
$ 3,OOO -

4,OOO -
5,OOO -
6,000 -

7, ooo
g, ooo
9, OOO

10, ooo
12, OOO

- 7,999
- g, ggg

- 9,999
- lt,999
and over
Total

$3
3
4
5

6

ooo
999
999
999
999

10
5
6

9
11

10
6

7

10
t2

11
9

1

8
6

11
9

6
6
5

17
7

10
11
L4

10
10

9

t2
18

100 100

$7,875 $6,4O0

100 100

Median income $7,475 $6,075

a/ ExcLudes one-person renEer households.

Source: Estimated by Housing Market AnaLyst.

)
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Table IV

Nonfarm Pooulation and Household Trends
Saeinaw. Michisan, Housins l'larket Area

April 195O-November 1966

1950- 1960
NGb.r P"r.

nual cha
L960-1966

al Nu*b.rb/ pcr.

e

Area

HI"IA total nonfatm population
Saginaw
Remainder of HI'IA

HMA Eotal nonfarm households
Saginaw
Remainder of Hl4A

Apri I
r950

L34.276
92,9L8
41,358

Apri I
1960

176.688
98,265
78,423

November
1966

202.900
1OO,2OO
to2 ,7oo

4,241
535

3,706

187
926

3,97 5
290

3 ,7OO

r.075
60

l,ooo

a

8
6
4

2.6
.7

6.O

r.113

2

6

2.L

4.2

2.1
)

+.J

37 .969
26,698
ll ,27 L

49.096
28,563
20,533

56. 100
28 ,950
27 ,L50

a/ percentages derived Ehrough the use of a formula designed to calculat.e the rate of change on a com-

pound basis.
Pl May not add to Eotals because of rounding.

Sources: 195O and 1950 Censuses of Population and Housing.
1966 estimated by Housing Market AnalysE.

-.
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Tenure and vacancy

Total housing inventory

0ccupied housing uniEs
Owner- occupied

Percent of all occupied
Renter- occupied

Vacant housing units
Avai lable vacant

For sale only
Homeowner vacancy rate

For rent
Rent.er vacancy rate

0ther vacant

Table V

tS e rm s1 Inventor
Saginaw, MichiRan, Housins Market Area

April l95o-Noveuber 1966

-\

Average annual changes

f

39 .529 52 . I 31 59 ,350

Apri 1

19 50

37,969
26,547

69.97"
tt,422

Apri I
r960

49.C-96
37 ,547

76.57"
11,549

November
1966

56. tOO
43,O5O

7 6 .77"
l3,o5o

r950- r960
Nu*U.r -P"tlU
t.26{'j- 2.8

I ,113
I,IOO

13

LO2
47

55 l3.O

45

1960- t966at
llumUer lg!-,-Pl

1 , loo 2.o

r.075
840

230

35
-10

2.6
3.5

.1

2.1
r.9

1.9

1.1
-.7-irLgoe/

387
3.O35
1.410

654
L .77"
756
6.L7"

1,625

3,250
1 .350

6so
L.57"
700
5.17"

I ,9OO

6.6L47
L2.9
t2.6182

.77"
205
1.97"

1 ,173

-10 -1. 2

2.;rc3.3

a/
b/

Components may not add because of rounding.
Percentages derived Ehrough the use of a formula designed to calculate the rate of change on a com-
pound basis.
Includes what. were enumerated as t'rural farm[ vacancies to conform with I95O Census enumeration
precedures.

Sources: 195O and 1960 Censuses of Housing.
1966 estiuraEed by Housing Market Analyst

c/



Table VI

Flrst 9 mos.
1960 1961 1952 1963 1954 1965 r96s t966Area

HMA Eotal
Single-farnlly
Multifani lyel

Saginaw
SlngIe-fanily
MuI t if ami 1y3/

Saginaw twp.
Single-faml1y
Multifamily3/

Birch Run twp.

Bridgeport twp.b/

Buena Vista twp.b/

Carrollton twp.b/

Frankennuth!/

Kochvl1le twp.

Spaulding twp.

Thomas twp.b/

Tittabawassee Ewp.

Remainder of HMAE/

I .105
1,O88

18

232
230

2

3C2

15

I10

91

67

t4

15

23

53

25

i59

1.033
986

47

191
180

11

258
238

20

T2

76

83

69

42

18

22

50

27

r85

I.Ol2
885
L27

r56
r55
tl

309
22t
88

t7

8t

63

67

38

23

23

52

24

t49

L.r44
973
17r

L.tfi7
1 ,150

257

23L
2Ll

20

518
29L
227

L.732
1 ,378

354

I .290
l ro47

243

297
L74
t23

978
888

90

t62
118
44

2L6
200
r6

25

93

48

36

24

22

24

119

42

L67c/

I

199
r87
l2

384
2t9
165

302 387
245
141

472
346
t26

360
264

96

26

76

64

68

25

30

20

I20

90

L7 5c/

2L 30 34

109 L22 r40

73 46 78

55 82 87

2L 24 45

29 35

20 16 27

6s 85 180

t9 33 37

23

t52 191 213

a/ Includes all uniEs in structures containing tlnlo-or-more units
Pl Includes a number of units in multifamily structures.
c/ Partially estlmated.

Sources: U.S. Bureau of the Census, C-40 Construction Reportsl local building
officials and records; and estimates by Housing Market Analyst.
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Totel reridenccs and apertmcnte

Table VII

Sarloeu. Xlchisen. Area PostaI Vacancv survev

September 27.30. 1956

Residcnc.s llousc trailcrs

The survey Area Total

Saginau

a61 266 4L4 878 2.0 658

786 2,0 581

338

280

280
0

255

251

L97 4.9 t42
54 3.4 54

55

4.4 t99 56 16

4.5 196 55 66

586 24

571 21 4_0

55
0

571 23 4.0
0 0

I00. 0

Total poerible vacanr utrirs tJnd.r
deliverica All % Used N.w cons!.

Total possible
All % Uscd l{cw consr.

Iacaot onrts
Total oossiblc -------:--:-- I nder

dcl,i.n.; Ail ? r s?d \cr consr

\ acant'trnder

49 ^942

45.624

42,l4L
I,483

1. r33

1.037

940
97

2.3

2.2
2.a

711

680
97

31
2

57

33
3

60

260 345

44.t&

39.999

38,104
1,895

210

205

205
0

5,778

5-625

4,O37
I ,588

Nein Office
Castle Ststion

260
0

345
0

743 t.9
43 2.3

538
43 0

Other citie8

Ches!n iog
Frenkemulh
St. Charles

863
012
443

1,
L,
1,

2

I
3

23
28
L7

1,800
949

L,416

31 1.7
I 0.1.

60 4.2

L7
28
I3

2 3.2
2 3.2
0-

29
I

51

2

0
3

63
53

0
0
I

14
0
I

6
0
4

0
I
0

2

I
0

domitori.!i aor doce it covcr boudclup reridcoccs or .prdm.nti ah.t.$e nor intended for occupancy.

ooc porriblc dclivcry.

Sourcc: FHA portal vacmcy eucvcy conductcd by collabcatin6 poetmarrcr(s).
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Table VIII

Status of New House Completio ns in Selected Subdivisionsa/
Saeinaw. Michiean. Housins rket Area

As of January 1964. January 1965, and Januarv L966

Specu Iative construction
Total

comple t ions
Unsold

PresoLd Total So ld Number Percent
I

(Houses completed in 1963. as of J rv 1. L964)

$l2,5OO - $14,999
t5,ooo - L7,499
t7,5OO - 19,999
2O,OOO - 24,999
25,OOO - 29,999
3O,OOO - 34,999
35,OOO and over

To.aI

43
39
3l
59
II

4
5

192

3l
30
25
54
lo

2

3
155

421 2

9
6

5

I
2

2

7

9
4
4
I
o
o

5
o
2

I
o
2

2

75
105

20
93
I9
r7
o

329

60
7T
i8
66
19

9
o

243

15
34

r5
26
o

27
o
4
o

o
8
2
o
o
4
o

I4

33
20

100
100

32

24
100

r6

37 25 t2

( Houses comoleted in 1964 . as of Januarv f - i96s)

$t2,5OO - $14,999
t5,ooo - 17,499
t7,5OO - 19 ,999
2O,OOO - 24,999
25,OOO - 29,999
30,OOO - 34,999
35,OOO and over

TotaI

50

2
27

o
8
o

86 72

(Flouses comoleted in 1965 - as of Januarv 1. re66)

$12,5OO - $14,999
t5,ooo - 17,499
17,5O0 - L9,999
20,OOO - 24,999
25,OOO - 29,999
3O,OOO - 34,999
35,OOO and over

Total

84
56
97
67
33
22

9
368 203

4T
28
35
53
2T

t6
9

6
2l

8
L7

43
28
62
L1+

L2
6
o

43
28
58
il
1I

5

o

o
o
4
2

1

I
I
9 i516s 156

a/ Selected subdivisions are t.hose with five or more completions during the
year.

Sources: Unsold Inventory Surveys conducted by the Detroit, Iiichigan, FHA

lnsuring Office.


