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Foreword

As a publlc eervice to assist local houslng activities through
clearer understandlng of local housing market condlEions, FHA
lnitiated publlcatlon of iEs comprehensive housing market analyses
early ln I955. Whlle each report ls destgned specifically for
FHA use 1n admtnlscerlng 1t8 mort.Bage lnsurance operaEions, 1t
ls expected thaE the facEual lnforrutlon and the flndings and
concluslons of these reports wtll be generally useful also to
bulldersr mortgagees, and oEhers concerned wlth local housing
probleme and Eo others having an lnterest ln local economic con-
dttlonr and trends.

Slnce arrket. analysis is not an exact sclence, the judgmenEal
factor ts lmportant ln the developnent of findlngs and conclusions.
There wlll be dlfferencee of oplnlon, of course, in Ehe lnt.er-
preEatton of available factual lnformation in deEermining Ehe
absorptive capacity of the market and Ehe requiremenEs for main-
t,enance of a reaeonable baLance in demand-supply relaElonships.

The factuel'framework for each analysis is developed as thoroughly
as poaslble on the basls of lnformat.lon avallable from both local
and natlonal oources. Unless epeclflcally iCentifled by source
reference, all e8tlmaEes and judgments ln the analysls are those
of the auEhorlng analyst and rhe FtlA Market Analysls and Research
Sectlon.
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ANALYSIS OF TIIE
SALT LAKE CITY UTA}I' HOUSING MARKET

ASOFS 1

Summary and Conc lus ions

Nonagricultural wage and salary employment in the salt Lake city,
Utah, Housing MarkeE Area (HMA) averaged 163,8OO during 1965, an
increase of 37 ,OOO (29 percent) over the 1958 level. The addition
was heavily concentrated between 1958 and L963, however, which
coincided with the period of greatest activity in the mlssile in-
dustry in the HMA; 321600 nonagriculEural wage and salary jobs were
added during this interval. From 1953 to the Present, the economic
gror^rth of the area has been severely dampened by job reducEions by
firms engaged in the production of missile components. Nonagricul-
tural wage and salary employment for the first seven months of. L966
exceeds the average for the corresponding period in 1965 by 3rOOO
jobs. During the next two years, total nonagricultural employment
is expected to increase by 9,00O, or 4r5OO yearlYr €ls the employ-
ment losses in recent years in the manufacturing segmenE are re-
placed by moderate growth and as past SrowEh levels are maintained
in the Erade, service, and government classifications, with addi-
tional support expected from increasing Eourism in the area.

Unemployment in the Salt Lake City HMA averaged 9r8OO during 1955,
equal to 5.O percent. of the work force. The 1965 level rePresents
the highest unemployment ratio in the tlMA for the 1958-1955 period.
DaLa for the first seven months of 1956 indicaEe some improvement
from the comparable period in 1955, however.

The current median annual income in the Salt Lake City Hl"lA, after
deducting federal income tax, i. $Zr7OO for all fanitles and 95rO5O
for renter households of two or more persons. By 1958, the median
annual after-Eax incoues are expected to hpproximate $8,2OO for ail
fanilies and $6,4OO for renter households.

The estimated current populatlon of the Salt Lake City HMA is 493,OOO,
a gain of L2,3OO yearly since April l, 1950, an addition slighrly
less Ehan the average annual lncrement of L2r7OO persons during the
1950-196O decade. By September l, 1968, rhe populaEion of the HMA
is expected t.o total 515,4OO, an antlcipated galn of 11,7OO a year
over the present total.

At present, there are I39r3OO households in the SalE Lake City HMA,
representing an average increuent of 3r725 annually since ApriI l,
195O. Drring the 195O-195O decade, household increases averaged
about 31375 yearly. The number of households in the HMA is expected
to Eotal 145,4OO by September I, 1968, reflecting an anticipated
gain of 3,550 during each of the next trro years.
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The housing inventory of the SalE Lake ciEy HI,IA currently totals
about l48r2OO units. Since 1960, there has been a net addition of
25,900 (21 percent) housing units to the tMA invenEory. The net
addition resulted from Ehe construction of about 27rlfiO new housing
units, the addition of approximaEely 5OO trailers, and Ehe loss of
about 2,OOO uniEs, primarily through demolition.

From 1958 Eo the presenE, the trend of the number of housing unit.s
added yearly has been irregular. ToEal units authorized by building
permits from 1958 to 1952 ranged from 4,4OO units to 5,OOO units,
except in 196O when the number of units authorized dropped to 3r75O.
A peak was reached in 1953 when 6,300 units were n_uthorized, but
authorizations subsequently fell to 4,25O in 1954 and t.o 3rIOO in
1955. The number of housing units authorized fn multiple-unit
structures increased steadily from 45O in 1958 to 1,70O in 1952 and
reached a record high of 2r7OO in 1963. From this peak level, the
number dropped sharply to 1,5OO units the following year and to 85O
units in 1965.

There are presently about 2r2OO vacant housing units available for
sale in the HMA, representing a homeowner vacancy ratio of 2.2 per-
cent; Ehere are 4r3OO units available for rent, indicating a renEal
vacancy ratio of 9.3 percent. The current homeowner and renter
vacancy ratios have increased somewhat from the 1950 levels of 2.O
percent and 7.7 percent, respectively.

During the next t.wo years, there is expected to be an annual demand
for about 2,50O new single-family houses for sale in the SaIt Lake
Cicy HMA. The distribution of the annual demand for new single-
family houses by price class is shown on page 26. The current high
and increasing excess of vacanE rental units of good quality plus
multifanily units now under construction are sufficient. t.o supply
estimated rental demand for more Ehan one year. If no additional
mulElfamily units were sEarted during Ehe next two years, the cur-
rent excess of vacancies could be reduced to a level more nearly
representative of a balanced market.. Prolongation of Ehe current
over-supply of vacant renEal units wilI mean increasing econouic
loss to many owrlers of rental property and Eo norEgagees. Under
these circumstances, only individual multifamily projects designed
to satisfy specific needs not now being met should be considered
on their individual merits and Eheir effect on the over-all rental
market should be evaluated carefulty.

6
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ANALYSIS OF THE

SALT I..AKE CITY UTAH HOUSING MARKET
AS OF SEPTEMBER 1 1966

Housing Market Area

The SaIt Lake City Housing Market Area (HMA) is defined as Salt Lake
Count.y and Ehe South Davis census division of Davis County (see map).
This area is coextensive with the Salt Lake City Labor Market Area
as delineated by the Utah DepartmenL of Employurent Security. As cur-
rently defined, the Salt Lake City Standard Metropolitan Statistical
Area embodies Salt Lake County and all of Davis County. However, Davis
County is divided topographicatiy by a convergence of the Great Salt
Lake and the Wasatch Mountains int.o turo separaLe and identifiable areas
that are designated by the Bureau of the Census as the North Davis and
the South Davis census divisions. The North Davis portion is geograph-
icalIy and economically related to the Ogden area, while the South Davis
census division is prlmarily a residential area for persons empLoyed in
Salt Lake City. As of April 1960, the population in the tMA totaled
4L3,959 .

The Salt lake City HMA encompasses an area of about 9OO square miles and
Iies at the western base of the Wasatch Mountains. As the l.argest clty
in Utah and as the sLate capital, SaIt Lake City is naturally the focai
point of economic and governmental activity in the state. The tMA is
the center of therrWasatch Frontlr, which encoupasses SaIE Lake County,
0gden (Weber County) 35 miles Eo the north, Davis County located be-
tween Ogden and Salt Lake City, and the Provo-Orem area (Utah CounEy)
about 45 mj les south. The four-counEy area is the only urban concen-
tration in Ehe state and contains somewhat over 75 percenE of the entire
state population. The Salt Lake City HMA is the largest metropolitan
area between the Wasatch Yrountains and the Pacific coast and serves as
a major trade center for a sizeable area witl-rin the inter-mountain
region.

In addition to Salt Lake City there are several other communities wiEhin
t.he tMA that are prlmarily residential in character and that are signif-
icant in terms of population. Mj.dva1e, Ilurray, Sandy, South Salt Lake,
and West Jordan are located south of Salt Lake City in SaLt Lake County.
The city of Bountiful is the largest cornmunity in Davis County and is
situated just north of the SeIt L,ake City boundary. Substantial popula-
tion concentrations are found in the unincorporated portions of Salt Lake
County and south Davis County, especiatly south of Salt Lake City; in
1960 nearly 4O percent of the population v/as in the unincorporated por-
tions of these counties. lnasmuch as the rural farm population of the
Salt Lake City HMA accounted for only about 1.5 percent of the total
population in 1950, all deurographic and housing data used in this anal-
ysis refer Eo Ehe total of farm and nonfarm data.
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A network of federal and state hi.ghways serves the Salt I,ake City tMA
including IntersEate 15 and 8O and U.S. routes 4O, 5O, 89, and 91.
Airline service is ample with regularly scheduled flights by United,
Western, Bonanza, Erontier, and WesE CoasE. AirIines. Rail facilities
are exceptionally good with main line service by the Union Pacific,
Southern Pacific, Western Pacific, and the Denver, Rio Grande, and
Western railroads.

The location of the original settlement aE the western base of the
Wasatch Mountains has limited expansion eastward. Much of the land
Eo the west is barren salt flaEs. As a result, development has been
concentrated northward and souEhward along the foot hilis and benches
of the Wasatch Mountains.
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Economy of the Area

r te nd Histor

Salt Lake CiEy, as welI as the entire Salt Lake Valiey, was set.tled by
Ilormons seeking Eo escape religious persecution in the eastern United
States. In L847, a group ied by Brigham Young chose the present siEe
of SaIt Lake City. Because of the religious discrimj.nation encountered
by the Mormons, Ehey wished to be a self-sufficienr community. This
desire for self sufficiency led to the early development of a variety
of manufacEuring industries ranging from food processing to Ehe fabri-
catjon of agriculEural implements and mining. The coming of the trana-
continental railroad in 1969, combined with the west-central Iocat.ion
of the area, resulted in some developmenL. of the area as a distribution
and re-distribution point. Well into the twentieth century, however,
the region remained a slowly and steadily growing Mormon community.
Associated with the second World War, a number of military activities
and defense orienEed industries came to rhe HMA and to other t'Wasatch
Frontrr communities. This development has strongly influenced the
growth and devel.opment of the HMA.

Since the late 195O's, Ehe most significant factor affecting the growth
and development. of the Salt Lake City HMA has been the missile industry.
In the last few years employment cut-backs in this industry have resulted
in adverse economic repercussions. Continued growth in Ehe trade and
service indusEries, increased employment in Eourist oriented businesses,
and employment increases in Ehe sEate and local government categories,
however, have been stabilizing factors.

Because of the proximity of the three principal urban centers of the
state, the amount of daily cross commut.ation Eo work is significant.
In 1960 the Salt Lake City HMA had a ner in-commutarion of abour 5,OOO
workers daity. Sj,nce Ehe census date, the amount of commutation has
not changed appreciably.

Employurent

Current Estimate. For the first seven months
of the SalE Lake Ciry HI'IA averaged 199r1OO, or
above t.he average for the comparable period in
wage and salary employment increased by 3rOOO
average of t5tr2OO for the first seven months
of L64,2OO for the same period in 1956.

of L966, the work force
3,600 (1.8 percent)
1965. Nonagricultural

(1.9 percent) from an
of t965 to an average
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As reported by the Utah Department of Employment Security, the civilian
work force of the HMA averaged 1971400 in L965, a gain of 2,7OO (1.4
percent) above the i964 level (see table I). Components of the 1965
work force included 9r80O unemployed persons, Ir9OO agricultural workers,
and 185r60O nonagricultural workers. The nonagricultural total i.ncluded
l63r8OO nonagricultural wage and salary workers.

A comparison of average nonagricultural wage and salary employment for
the first seven months of 1966 with the same period in 1965 shows a gain
of 3rO00 jobs to a total of.164,200. The gain for this interval is be-
low the annual addition for every preceding year except 1963-1964, and
includes an employment loss in durable goods manufacturing and construc-
tion. The outlook for the immediate future is somewhat brighter, however.
Reportedty, employment losses by firms manufacturing missile components
have ended and employment by these firms will be stabilized at about the
current 1eveI. Recent declines in construction employment are attrib-
utable, for the most part, to the increasing difficulty of obtaining
mortgage funds.

Past Trend. Between 19 58 and 1965, nonagricultural wage and salary em-
ployment in the salt Lake city FMA increased by 37rooo, 29 percent (see
table rr). As shown in the following table, employment gains were
strongest between 1958 and 1963. The reduced grorvth since 1963 is
a re;lection of tl-re retarded economic growth resul ting f rom job cut-
backs in the missile industry. Economic and demographic changes for
the period between 1958 and the present have been dominated by the mis-
sile industry which, with the exception of a period of relative stability
between 1962 and 1963, has been either expanding or contracting.

Nonagricultural wage and salary employment gains have ranged from a high
of 8,8o0 from 1961 to 1962, corresponding to the period of peak expansion
in the missile industry, to a Iow of 9oo from 1963 to 1964, which was
the period of maximum job reduction in the missile industry. The gener-
ally good diversification of the Salt Lake City HMA economy along with
continued increases in trade, service, and governmenE employment enabled
the economy to conLinue to expand, although at a considerably reduced
rate. During the 1963 and 1965 period when the number of jobs in
durable goods manufacturing declined by lr8OO, all other employment clas-
sifications registered some increase in employment except construction
employmentrwhich declined by 1,00o jobs from Io,600 in 1963. The apparent
job loss in the mining classification from 1963 to 1964 was caused by a
labor dispute.
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l,lork Force and NonagricultllfaI Emplovment Tren&
SaIt Lake- City, Utah, Housing Market Area

1958-1966 (in thousands)

Nonagricu I tural emplovment
TotaI Wage and salary

Change Number Change Number Change
Work force

Year

l9 58
1959
r960
196r

Number

t54 .6
162.9
t68.4
t75.4

183.7
191.1
L94.1
t97.4

1962
19 63
1964
t965

6.;
5.9
5.3

7.;
6.5
6.6

8.;
5.5
7.O

8.8
6.2
o.9
3.5

8.9
6.O
o.8
3.4

8.3
1.4
3.6
2.7

L46.O
r53.4
159.9
166 .5

175.4
181.4
r82.2
185.6

182.9
188.8

t26.8
133.2
139. 1

L44.4

153.2
r59.4
160.3
r63.8

16t.2
t64.2

Jan. -Julv
1965
1966

195.5
199. t 3.2 3.O5.;

Source: Utah Department of Employment Security

Manufac turing employment accounted for about 17 percent of aIl nonagri-
cultural wage and salary employment in 1965, a ratio virtually unchanged
since 1958, although a somewhat higher proportion (19 percent) was

attained during the peak period of expansion by the firms engaged in the
production of missile components. Between 1958 and 1965, manufacturing
employment registered an increase of 7rlOO jobs (34 percent) from the
1958 level of 21rOOO. The peak number of manufacturing employees was
29,8O0 in 1963, but by 1965 the number declined to 28,lOO. Durable goods
manufacturing, which includes lhe various manufacturers of missile compo-
nentsrhas accounted for the greatest portion of manufacturing growth;
the nondurable goods segment accounted for just 2O-: additional jobs from
1958 to 1965, an increase of only two percent. 'Ihe average of 27r8OO
manufacturing workers reported for the first seven months of 1966 repre-
sents a further decline of 2OO manufacturing jobs from the same period
in 1965.

Nonmanufacturi industries in the Salt Lake City HMA employed i35,7OO
workers in 1965, an increase of 29r9OO (28 percent) since 1958. Sizeable
segments of some of the nonmanufacturing industries are engaged in
activities that provide basic employment. The major portion of the mining
industry as well as portions of trade, service, and Sovernment em-

ployment deal in products or services that are utilized principally out-
side the HMA. Year-to-year changes in nonnanufacturj-ng employment have
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shown far less variation than manufacturing employment. Gains beLween
1958 and 1965 ranged from a low of 2,2O0 additional nonmanufacturing
jobs from 1963 to 1964 to 5,800 from 196L to 1962. The greatest numer-
ical and percentage gain between 1958 and 1965 for any category in the
nonmanufacturing segment was government,which grew by 9rlOO (46 percent)
from 19,9OO in 1958. The combined gain of the trade, services, and
government classifications accounted for 84 percent of the increase in
employment in the nonmanufacturing sector during the 1958-1965 period.

Nonmanufacturing employment for the firsE seven months of 1966 shows
a gain of some 3,2OO jobs over the same period in 1965. This rate of
gain does not match prior additions because of reduced rates of growth
of employment in finance, servicesrand transportation, and the employ-
ment loss in construcEion. The slow-down in the finance and construc-
tion industries probably is related Eo the tightness in the mortgage
money markeL

Manufacturing, Nonmanufacturinq, and TotaI No naericu 1 tura I
Wage and Sal Emplovment

SaIt Lake City, Utah, Housing Marleq Area
1958-1966 (i n thousands)

l,lanuf ac tu4i!g Nonmanufac turing
Number Change Number Change Number ChangeYear

i958
19 59
r960
1961

L962
r963
1964
L96s

Jan. -JuIy

6.;
5.9
5.3

8.8
6.2
o.9
3.5

29.1
29.8
28.5
28.1

2L.O
22.3
24.6
26,L

28. O

27,8 -o.2

r05.8
1 to.9
1I4" 5
118.3

t24.L
r29.6
131.8
t35.7

133.2
136.4

1.;
2.3
1.5

5.;
3.6
3.8

5.8
5.5
2.2
3.9

Total nonagricultural
wag e and salary

L26.8
L33.2
t39.1
t44.4

153.2
r59.4
160. 3
163.8

16t.2
t64.2 3.O

3.O
o.7

-1.3
-o.4

t965
t966 3.;

Source: Utah Department of Emplo)ment Security.
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Principal Employers. Duri ng the pasE eight years, firms engaged in the
production of guided missile componentg have been the most influentlal
economic force in the SaIE Lake area. Sperry-Utah, Litt.on Industries,
and Hercules Powder Company are the three principal companies in Ehis
industry in the HMA. Sperry-Utah and Hercules were principal cont.rac-
tors for the developmenE and production of the Minut.eman missile. The
Minuteman is a solid fuel missile which can be stored and requires Iittle
periodic maintenance. Employnent patterns of Sperry-Utah and Hercules
reflect the development, production, and completion of the l"linuteman con-
tracts. Litton Industries, also engaged in defense production, has been
more successful in obtaining new cont.racts, and employment by this firm
has not flucruated nearly as significantly as employment by the two for-
mer firms.

The Kennecott Copper Corporation employs more persons than any ot.her sin-
gle employer in the area in its mining and smelting operations. With the
exception of variations caused by labor disputes, employment by this firm
has remained fairly stable during the past several years.

Unempl oyment

Unemployment in Ehe SalE Lake City tlMA averaged 9,8OO during 1965, equal
Eo 5.O percent of the work force (see table I). The 1965 level is the
highest ratio recorded during the 1958-1955 period and is a reflection
of the job reducEions occurring in the missile industry and Ehe associated
general economic slow-down in the lMA. Between 1958 and 1954, the unem-
ploymenE ratio did not exceed 4.O percent for any year, but began to climb
in 1954. For the fj.rst seven months of 1956 the unemployment ratio is
considerably improved at 4.4 percent compared wiEh 5.4 percent for the
same period in 1955.

liut,ure Employment.

Total nonagricultural employu,ent is expected t,o increase by about 4r5OO
jobs annually, or by 9,OOO during Ehe September l, 1965 to Septernber 1,
1968 forecast period. The employment forecast is much greater than
that which has occurred during the past two and one-half years, buE is
below the average yearly gain of total nonagricultural employment for
the 1958 to 1963 period. An employment forecast more optimistic than
the experience of the past few years is justified on the baeis of re-
ports that enployment by firns manufacturing missile components has
been stablized at the present level and on information from the lndus-
Erial Development Commission indicating a strong likelihood of at least
one new manufacturing firm locating in the tMA. Employrnent by this
f irm would reach about 5OO during Ehe forecast. period. AIso, the con-
struction industry probably will not continue to lose employment and
possibly may increase as growth from ot.her sources stimulates this in-
dustry. As Ehe copper shortage continues to rrorsen, the ouElook for
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the mining industry is bright alEhough considerabIe labor saving machin-
ery is being added. Continued employment gains are expected ln the
trade, service, and government enployment classifications as the ser-
vice area of the SaIt Lake City HMA experiences further population
gains and as the general trend of demand for additional services grows
as incomes continue to rise. SomewhaE less importanE, but a contrib-
utor nevertheless, ls the rapidly growing tourist business in the HMA.

Income

The estimaEed current median income of all families in the Salt Lake
City tMA, after the deduction of federal income tax, i" $Z,7OO yearly,
and the current median after-Eax income of renter householdsl/ is
$6,O5O a year. By 1968, the median after-tax incomes of all families
and of renter households will be approximatety $8,2OO and $6,4OOr r€-
specEively.

Detailed distributions of all fanilies and of renter households by
annual. income are presented in table III. About l2 percent of all
families and 25 percent of renter households currently have after-
tax j.ncomes below $4,OOO annually. At the upper end of the income
distribution, approximateLy 28 percent of all families and l5 per-
cent of renter households earn in excess of $lO,OOO yearly and of
Ehese, respective proportions of eight percent and three percent
earn $I5,OOO or more annually.

Ll Excludes one-person rent.er households
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Demographic Factors

Population

Current Estimate. The population of Ehe SalE Lake City HMA currently
totals 493rOOO, representing an estimated increase of approximately
79rOOO since Ehe April t96O Census total of 4L4,OOO. SaIt Lake City,
the central city of the HMA, has a current population of about 2O4,OOO,
or 41 percent of the HMA total. The oEher six most populous communities
in the HMA have a combined population of 691600, 14 percent of the total
population in the HMA (see table IV).

Past Trend. Sinc
has increased at

e Aprif 1960, the population of the Salt Lake City HMA r i
an average yearly rate of 12r3OO persons (2.7 percent).4/

used

The average annual gain recorded between April 1960 and SepEember 1966
is only slightly below the average increment of l2,7OO persons a year
during the 1950-1960 decade. Population growth for the period since
1960 was much rnore heavily concentrated in the y€rars from 196) Lo L963
and may have been as high as 17r5OO for one year. Job reductions and the
associated general economic slow-down subsequent to 1963 resulted in
sharply reduced growth that may have dropped to as low as 7,500 for one
year, a level only slighEly greater than the annual net natural increase.

Nearly 64 percent of population growth in the HMA since April 1960 has
occurred outside the seven principal communities, compared with about
75 percent during the 195O- 1960 decennial period. The principal de-
parture from the growth pattern of the t95O-196O period was in SaIt Lake
City where the rate of growth during the 196O-1966 interval was three
times that of the prior decade. This change developed principally because
of the sizeable increase in the number of multifamily housing units con-
structed subsequent to i96O. This type of unit is typically most success-
ful when located in the more heavily urbanized areas. A greater emphasis
on the construction of single-family homes in the preceding decade ex-
plains the somewhat greater proportion of population growth outside the
seven principal communities during the decade.

Annexation activity has not been a significant factor affecting population
changes within the HMA. Although a number of annexations by the various
municipalities have occurred both before and since 1960, the number of
persons and the areas involved have been relatively minor.

Estimated Future Population. By September 1968, the population of the
Salt Lake City HMA is expected to total 516,400. This represents an
anticipated increment of L1,7OO (2.4 percent) persons yearly during the
September 1966 to September 1968 forecast period. The future rate of
population growth is premised upon anticipated employment gains approxi-
mating 4r5OO yearly during each of the next two years. This forecast

t average annual percentage changes in demographic data, as

this analysis, are derived through the use of a formula designed
calculate the rate of change on a compound basis.

/ Arl
in
to
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assumes that the economy witl stabilize as job losses in the missile
industry are terminated. The favorable outlook for the national econ-
omy and the growth experience of the HMA, except for the past three
years, suggest that in-migration during the next two years will b'e at
a rate similar to the average annual rate since 1960.

Net Natural Increase and Mi sration. Vital statistics are not available
separately for the southern portion o f Davis County,making it difficult
to assess naEural increase and migration in this segment of the HMA.

Because Salt Lake County contains the vast majority of the population
of the HMA, patterns of the natural increase and migration for this
county are indicative of those in the total HMA, except for minor quan-
titative variations. For these reasons the fotlowing discussion of
natural increase and migration includes only Salt Lake County.

Between April 195O and April 1960, the net natural increase (excess of
births over deaths) in SaIt Laka Cc.:unty numbered a1mosL -77,95O. When

bompared with the total population increase of about 1O8'lOO during
this period, a net in-migration of 30,15O is indicated, equal to 28 per-
cent of the total increase. During the April l, 1960 to September 1,
1966 period, the population gain of 70,950 resulted from a net natural
increase of about 53r5OO and the net in-migration of 17r45O persons.
In-migration during this period accounted for about 25 percent of the
total increase in the population. It is important to note that had
not the job cut-back in the missile industry occurred,the L96O'I966
population gain probably would have been greater and in-migration would
have accounted for a larger proportion of the gain.

Components of Po DU lation Chanqe
Salt Lake Countv. Utah

April 1. 195O to September l. L966

Average annual dhange?/
Source of change r950- 1960 r960- r966

TotaI popuLation change
Net natural increase
Migration

10,8OO
7 ,8OO
3,OOO

I I ,O5O
9,350
2,7OO

a/ Rounded.

Sources: U.S. Census PopulaEion Report, Series P'27, No. 7

Utah DeparEment of Health.
Estimates by Housing Market Analyst.
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Househo lds

Current Estimate. There are about 139 ,3OO households in the Salt Lake
City IMA at present, a gain of about 23r9OO since April 1960. Salt Lake
City is currently the place of residence for about 66r3OO households,
or about 48 percent of al1 households in the HMA. The proportion of
households is somewhat higher than for population because of the smaller
average household size in SaIt Lake City (see table V).

Past Trend. Since April 1960, households in the HMA have increased by
an average of 31725 (2.9 percent) a year, a somewhat higher numerical
average than'during the previous decade when households increased by

"., 
.r"r"ge of about :,:Zb (3.5 percent) yearg.L/ During Ehe period

since April 1950, the number of households increased by a somewhat
greater average annual number than during Ehe preceding decade, while
average annual population gains since 196O were slightly below the
level of the previous decade. The apparent inconsistency is the re-
sult of a trend toward smaller households since ApriI 1960, a paEtern
contrary to that of the 1950-196O decade.

Geographic distribution of the additional households since April l960
was, with one notable exceptionrsimilar to the pattern of the previous
decade. 0f the total household gain since April 1960, 62 petcent was

in the area ougside the seven principal communities in the HMA, while
for the 1950-1960 decade 64 percent of fhe household increment was in
this same area. The exception was in Salt Lake City where the average
annual growth was almost one-third greater during the period since
April 196O than for the preceding decade.

Household Size Trends. The present average size of all households in
a reversal ofrhe salt Lake city HMA is 3.5O persons. This represenEs

the trend of increasing household size between I95O and 1960 when the
average increased from 3.44 persons to 3.54 persons. The decline in
..r"r"[. household size since April 1960 reflects the general trend toward
smaller households on a national basis, as well as a declining birth
rate in the HMA. A small additional decline in household size is ex-
pected during the nexE two Years.

Estimated Future Households. Based on the anticipated annual increment
to the population during the next Ewo years, an
the average size of households will conEinue to
cast period, there will be 146r4oo households i

d on the assumPtion that
decline during the fore-

n the Salt Lake CitY HMA

Ll The increase in the number of households between I 95O and 1960 reflects
in part, Ehe change in census definition fromrrdwelling unitl in the
1950 census to t'housing unitrrin the 1960 census. However, because of
the character of the housing inventory in the HMA this change probably
\^ras not signif icant.
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by September 1, 1958. Thls repre6enlg an exPected addition of 3r550
households each year during the SepEeuber l, 1956 to September 1, 1958
forecast period. The addiEional households most likely will be dis-
tributed geographlcally within Ehe HIIA in a Pat,tern very sinllar to
Ehat established since April 1950. Growth in Salt Lake City is ex-
pected to occur at abouE Ehe same level as in the recenE Past.
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Housing Market FacEors

Housing Supply

Current EsEimate. As of Se ptember 1, L966, there are l48,2OO housing
units in the Salt Lake City HMA, indicating a net gain since April t96O
of about 25r9OO (21 percent), an average annual increment of 4rO5O units.
The net increase resulted from the construction of about 27 r4OO new hous-
ing units, the addition of approximateiy 5OO trailers, and the loss of
about 2rOOO units, primarily through demolition. The average yearly
increase in the housing inventory since April 1960 compares wiEh a net
average gain of about 3r75O housing units a year during the 1950-196O
decade.

Units in Structure. The substantial volume of new mulEifamily housing
units constructed in the SalE Lake City HMA since April 1960 has re-
sulted in a significant shift in the composiEion of the inventory by
the number of units in each structure. Single-family structures pres-
ently account for about 75 percent of the housing inventory compared
wiLh 77 percent in 1960. The proportion of the inventory in structures
with three or more units has increased from 16 percent in 19_6_0_ to nearly
18 percent. The proportion of units in two-unit structures showed a
slight decljne.

Housing Inyentory bv Units in SEructurc
Salt Lake City, Utah, Housing Market Area

April 1960 and September 1966

April 1960 September 1966
Units in
s truc ture

1 uni t4./
2 units
3 or more unit.s

Number
of units

Percent of
total

Number
of units

111,750
1O, I 50
26 300

Percent of
total

75
6

94,429
9 1624

19.215

77 .2
7.1

15.7

4
8

L7 .8

Totai L22,268b / 100. o 148,2OO 100. o

gl Includes trailers.
\/ Differs from count of alI housing units because units in st.ructure

were enumerated on a sample basis.

196O Census of Housing.
1966 estimated by Housing Market Analyst.

Sources:
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Year Built. The relativel y steady and moderate growth of the Salt Lake
City HMA is shown by che wide dispersion of housing units by year built.
A somewhat heavier concentration than would be expected is in the grouP
built from 195O to March 1960 which resulted, in part, from the build-up
of defense establishments and defense relat.ed industries during this
period.

Distribution of the HousL Inventory by Year Builta/
SaLt Lake City, Utah, Housing Market Area

September L- l96b

Year built

April 1960 - August 1966
1-950 - March l960
1940 - t949
1939 or earlier

Total

27,9OO
43 ,47 5
20 1225
56,600

148,2OO

Percentage
distribuEion

18.8
29.3
13.7
38.2

100. o

al The basic data in the 1950 Census of Housing from which the
above estimates were developed reflect an unknown degree of
error in I'year builtrr occasioned by the accuracy of response
to enumeraEorsr questlons, as well as errors caused by
sampl ing .

Sources: 196O Census of Housing.
University of Utah, Bureau of Economic and Business
Research.
EsEimates by Housing Market Analyst.

Condition. 0f the I48,2OO housing units currently in the Salt Lake City
HMA, about 5r5OO, or 3.7 percent, are dilapidated or lack one or more
plumbing facllities. Some improvement in the quality of housing has
occurred since April 196O when about six percent (7,OOO units) of the
inventory was dilapidated or lacked one or more plumbing facilities.
New construction, demolition, and general upgrading of the inventory
are responsible for the improvement..

Residential Bui ldine Activity

Past Trend. The number of new housi ng units auEhorized annually by
building permits in the SaIt Lake City HMA has fluctuaEed to some degree
during the past eight years. Building permit data for the HMA used in
this analysis were obtained from the University of Utah, Bureau of
Economic and Business Research. Reportedlyr all residential construc-
tion in the HMA requires authorization by building permits.

Number
of units
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Construction volume remained relatively stable from 1958 to 1962 ranging
from 4r4OO to 5,OOO units except. in l95orwhen the number of units au-
thorized dropped to 3r75O. Primarily because of increased activity in
multifamily construction, building permit authorizations rose to nearly
6r3OO units in 1963. Subsequently, in the face of job cut-backs in the
missile industry and a less than bright general economic outlook for the
ffA, the total number of units authorized dropped to 4r25O in 1964 and
in 1965 Eotated only 3,1OO, or less than one-half the 1963 peak level.
AuthorizaEions for the first seven months of 1966 totaled Lr375 units,
compared with 11775 units for the same period in 1965.

Housing Units Authorized by Bui ldine Permits bv Units in SEructurea/
Salt Lake City, Utah, Housing Market Area

January I958-JuIv 1966

Number of units in structure

One unit Two units
Thr':e or
mcre unitsYear

r958
1959
r960
1961
L962
r 963
t964
1955

Jan. -July
1 965
1966

4,249
3,725
2,gLO
3,O83
3 ,288
3,589
2,726
2 r263

I ,488
L 1062

266
417
550

1,184
1,453
2 1326
r r27l

775

237
289

Total
uni ts

4,693
4,38O
3,752
4,5O9
5,OO7
6,273
4,241
3, 115

178
238
292
242
266
358
244
78

56
28

I ,781
L,379

al Building permit data for the Salt Lake City HMA mainEained by the
University of Utah, alEhough representing a complete count of per-
mit authorizations, do not include a distribution by the number
of units in each structure for all permit-issuing authorities. A
series of permit authorizations by units in structure is available,
however, for four principal localities that have consistently ac-
counted for 94 percent or more of all multifamiiy buiiding permit
authorizations (see table VII). As a result, the number of multi-
fanily housing units authorized in the HMA since 1958 probably is
three to five percent greater than shown in the table above. Single-
farnily housing unit authorizations for each year are assumed to be
the residual of total units (see table VI) less the number of units
in structures of two units or more, as shown in table VII.

Source: University of Utah, Bureau of Economic and Business Research.
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Single-family housing unit authorizations were at a peak level of about
4,25O in t958, probably reflecting enthusiasm generated by the init.ial
expansion of the missi[e industry in the tMA of that time. Subsequently,
less year-to-year variation occurred as single-family permit authoriza-
tions declined to 2r9OO in [96O and gradually rose to nearly 316O0 in
1963. Following job losses in the missile industry, however, only
ahouE 2r7OC single-family unjEs were authorjzed jn 1964 and a low for
the period since 1958 occurred jn 1955 when only 2,25O single-famlly
units were authorized. DaEa for the first seven months of 1966 show
just t,O5O single-family houses authorized compared with about l,5OO for
the comparable period in 1965, indicating a lower level of production
for the current year than the record low in 1965.

The number of housing units authorized in multiple-unit structures (two
or more uniEs) rose steadily from 45o in 1958 to l,7oo in 1962 and
reached a record annual high of nearly 2,7OO units in 1963. From the
peak level, the number dropped sharply Eo 1,5OO units in the following
year and to 85O units in 1965. During Ehe first seven months of 1966
about 3OO multifamily units have been authorized, which is about the
same level as in the comparable period for the preceding year.

0f the single-family units authorized for construction since January
1960, slightly over two-thirds were in the unincorporated areas of
Salt Lake County and less than eight percent were authorized in Salt
Lake City. About 55 percent of multifamily housing units auEhorized
were in Salt l,ake City, and most of the remaining multifamily units
authorized were in unincorporated portions of Salt t,ake County.

Units Under Construction. Based upon building permit data and the
August 1966 postal vacancy survey, there are an estimated Lrl75 hous-
ing uniEs under oonstruction at the present time. About 5oo units of
[h:ls total are single-family houses and about 575 units are multifamily
housing units. The multifarnily units under construction inctude a 228
unit high-rise aparEment with a commitment by FTIA to insure under Sec-
tion 23I (Housing for the Elderty) of the National Housing Act and a
2o2 unit high-rise housing project for the elderly being constructed
under the direct loan program of the Housing Assistance Administration.
The remaining multifamily units under construction are, for .the most
part, small (8 to 12 units) garden-Eype, walk-up projects being con-
structed on scattered lots
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Demolition. Large scale demolition has not occurred in the Salt Lake
City HMA because of the relatively good condiEion of the housing in-
ventory, the absence of urban renewal programs, and the location of
most recent highway construction in sparsely settled areas. Based on
data provided by the Salt Lake City Building Inspector, the Salt Lake
County Planning Board, and the Utah Highway Department, about 2,OOO
housing units have been lost from the tMA housing inventory since April
1960, primarily through demolition. During each of the next two years,
these losses are expected to approximate 3OO housing units.

Tqlure of 0ccupancy

qurrent Estinate. As of september 1, 1965, abouE 97,5oo housing units(7o percent of the occupied housing stock) in the SalE Lake ciry HMA
are owner-occupied and 41r8oo are renter-occupied. To some extent a
high raEio of owner-occupancy rnay be attributed to the high proportion
of persons with membership in the Church of Jesus Christ of Latter Day
Saints in the HMA. Property ownership is an importanE part of the
basic Mormon doctrine. The following table shows Ehe trend of tenure
change for all occupied housing units.

Trend of Tenure Glrange
Salt Lake City, Utah, Housing Market Area

Tenure

Total occupied
0wner-occupied

Percent of total
Renter-occupied

April l,
1950

81 .567
51 ,O11

62.57.
30,556

April 1,
1960

I 1 5.401
79,559

69.o7"
35,832

Sept.ember 1,
t965

139 .300
97,5OO

70.o7"
41 ,8OO

Sources: 1950 and 196O Censuses of Housing.
I966 estimated by Housing Market Analyst

Past Trend. Since April I, 1950, there has been an increase in the pro-
portion of owner-occupied housing units in the Salt Lake City HMA. The
rate of increase since 1960, however, has shown a marked slow-down from
the considerable increase in owner-occupancy during the l95O-1960 decade.
Recent additions of sizeable numbers of multifamily housing units have
contributed to the reduced rate. Although some of the units have been
condominium-type apartments, the vast majority have been rental apart-
ments. The 70 percent owner-occupancy ratio in SepEember 1966 compares
with ratios of 69 percent in April 1960 and about 62 percent jn April
1950.
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Vacancv

April 1960 Census. Accordi ng Eo the April 1960 Census of Housing, there
were about 4r650 vacant, nondilapidated, nonseasonal housing units avail-
able for rent or sale in the SaIt Lake City HMA, an available vacancy
ratio of 3.9 percent. About 1r55O of the available vacancies were for
saIe, equal to a homeowner vacancy ratio of 2,O percent. The remaining
3,OOO units were for renL, representing a renter vacancy ratio of 7.7
percent (see table VIII). Availabte vacancies in 196O included approx-
imately 525 units that lacked one or more plumbing facilities, of which
about 25 were for sale and 5OO were for rent.

Rental Vacancies bv Tvpe of Structure. Data for rental vacancies by
type of structure reported by the 196O Census of Housing are available
only for the Salt l,ake County portion of the HI'iA. Thjs county accounted
for about 94 percent of the housing inventory at that time and the data
are indicative of the situation in the entire HMA. One-unit structures
accounted for nearly 40 percent of the county rental housing inventory
but only 25 percent of the renlal vacancies. Units in both two- to four-
unit structures and five- to nine-unit structures accounted for abouL
the same prcportion of rental vacancies as for the total rental inventory
(see following table). Structures containing ten or more units repre-
sented nearly 23 percent of the rental inventory buc inctuded about 34
percent of all rental vacancies.

In 1960 the available rental vacancy ratio for units in structures con-
taining five or more units stood at about ten percent. At present, the
vacancy ratio in this structural classification approaches l5 percent.
For renEal units in structures containing fewer than five units the vacancy
ratio is not significantly changed from the six percent ratio in 1960.

Renter-Occupied Units and Vacant Uq-LEs__jEpr_BeqE
Eal Units in StrucEure

SaIt Lake County. Utah
April 1960

Available for rent
Eenter- qccLlried Percent

ibuti on
Percent
vacantUnits in structure

alI unlt
2 to 4 units
5 to 9 units
10 or more uniEs

Total

Number Percent Number di str

l3 ,591
9 r52O
3,460
7 .839

34,4LO

?o q

27 .7
10.o
22.8

b_/ 100. o

7tL
797
309
936

T,txV

5.O
1"7
8.2

to.7
7.4

25.8
29.O
Ll.2
34.O

100. o

a/
h/

lncludes trailers.
Differs from count of all renter-occupied units and all vacant units
available for rent because units by units jn structure were enumerated
on a sample basis.

Source: 1960 Census of Housing.
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Postal Vacancy Survey. A posEal vacancy survey was conducced jn the Salt
Lake city HMA in August 1956 by a1l posr offices having ciry delivery
routes. It should be noted that the survey covered all of Davis County,
while only the south Davis census division is included in Ehe SaIt Lake
City HMA. Although not having an appreciable effect on the vacancy
rates, some adjustment is necessary for quantitative reference to total
units and vacant units for the somewhat more restricted market area.
After deleting possible deliveries and vacancies in north Davis County,
an over-all vacancy raEio for the salt Lake city HMe of 4.5 percent was
indicated. The vacancy raEio for residences was 2.5 percent and for
apartments it hras 15.2 percent. The survey covered about l29r9oo pos-
sible deliveries in the salt Lake city HMA, or about 88 percent of the
housing inventory. The survey results for each of the participating
post offices are shown in table IX.

A summary of postal vacancy surveys conducted in the SaIt Lake City area
since t96O is shown below. A slight increase in the vacancy ratio for
residences over the 1960-1966 period is indicated. In the apartment
category, however, a sharp increase in the ratio occurredr most of which
r^ras concenErated in the inEerval between July 1963 and AugusL 1964. The

jump in the vacancy ratios during this period corresponded to the initial
job reduction in the missile industry and the peak year (1963) of multi-
famity housing unit auEhorizations.

of Vacanc Ratios as ndic ted Postal V, nc Surve
Salt Lake City, Utah . Areaa

Vacancy ratio
Surve te A11 units Residences Apartments

June 1960
July I963
Aug. 1964
Aug. 1966

al The area covered by the 196O and 1953 surveys was the
Ilousing Market Area as defined for Ehis analysis' In
1964 and 1966, however, new procedures made it necessary
to include the entire SaIt Lake City Standard Metropolitan
Statistical Area. This broader coverage has little ef-
fect on the comparability of the vacancy ratios of the two

most recent surveys with the two surveys conducted earlier.

Source: FHA in cooperation with Post Masters in the Salt Lake
City area.

d

3.i
3.2
4.2
4.3

2

2

2
2

2

o
6

7

9.6

15. I

10.8
14.7
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The resuits of the postal vacancy survey are expressed in quantitative
terms because it is not feasible to collect qualitative data in t.his
type of survey. The resultant vacancy data are not entirely comparable
with the data published by t.he Bureau of the Census because of differences
in definition, area delineations, and methods of enumeration. The census
reports units and vacancies by tenure, whereas the postal vacancy survey
reports units and vacancies by type of structure. The Post 0ffice Depart-
ment defines a I'residencerras a unit represenEing one sEop for one de-
livery of mail (one mailbox). These are principally single-family homes,
but include some duplexes, row-type houses, and structures with additional
units created by conversion. An I'apartmentrr is a unit on a stop where
more than one delivery of mail is possible. Postal surveys omit vacancies
in limited areas served by post office boxes and tend to omit units in
subdivisions under construction. Although the postal vacancy survey has
obvious limitations, when used in conjunction with other vacancy indi-
cators, the survey serves a valuable function in the derivation of esti-
mates of local market conditions.

Current Estimate. Based on the postal vacancy survey, data provided by
the Utah Real Estate Research Committee, data compiled by the FHA Salt
Lake City Insuring Office, conversation with informed persons in the Salt
Lake City area, and personal observation in the HMA, it is estimated that
there are about 615OO vacant housing units available for rent or sale in
the Salt Lake City HMA as of September 1, 1966. 0f this totalr 2r2OO are
for sale and 4r3OO are for rent, equal to homeowner and renter vacancy
ratios of 2.2 percent and 9.3 percent, respectively. 0n1y a negligible
number of the available vacant sales houses lack one or more plumbJ.ng
facilities, while about 3OO of the avaiiable rental vacancies lack one
or more facilities. In an area like SaIt Lake City where household growLh
is expected to be moderate, the homeowner vacancy ratio( after some qual-
itative adjustments)is very close to a balanced supply-demand relationship.
The rental market, however, especially in some particular rent ranges, is
in a condition of over-supply that will require reduced levels of produc-
tion in the future to allow for absorption of the current excess.

Sales Market

General Market Conditions. The market for single-family sales houses has
shown Iittle change from the near equilibrium position in 1960. As indi-
cated by the postal vacancy surveys, vacancies in this segment of the
market were at a low-point in 1963, at about the time the missile in-
dustry expansion was terminated and subsequently began contractjng. This
contraction was reflected in a jump in the vacancy ratio for residences
as shown by the postal vacancy survey from 2.O percent in 1963 to 2.6 per-
cent in L964.
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Principal concentratjons of recent additions of single-family sales
housing have been in the unincorporaEed portions of SalE Lake County
to the southeast and southwest of SaIt Lake City. Only one segment
of the sales market is judged to be in a condition of excess at pres-
ent. This particular market Erouble spoE is concentrated both by
price class and location. An excess of homes priced from $lOrOOO to
$13,OOO is apparent in southwesE Salt t,ake City in the Granger, the
Kearns, and to some extent, the }lagna area. 0nce again, job reduc-
tjons in the missile industry have been a contributor to the problem
in this area, partially because firms in the missr'. Ie industry also
are located j.n this area. Subdivjsion activity in the southwestern
area, alchough significantly reduced from pre-1963 Ieve1s, i.s con-
tinuing in the nioderate ($13,OOO to $l5,OOO) price range.

Generally, the area Eo the east and southeast of Salt Lake City is the
Iocation of higher priced homes. This has developed because land :'n
this portion of the tMA is in the foothills and benches of the l.lasatch
Mountains affording better home sites and superior views. Consequently,
land in this section commands a higher price than that located west of
Satt t,ake City. The condiEion of the sales market jn this area is good
with no surplus supply evident, eit.her by price range or by location.
Subdivision activity in this portion of Ehe sales market, whi.ch is con-
centraEed in price ranges over $I7rOOO, has been sharply reduced, with
buj.lders seldom starEing more than one or two houses speculatively.
The decline in speculative construction of sales houses is a recent
development attributable Eo Ehe tightened mortgage money market and
represents a notable shift from the rather high tevels of speculative
construction in prior years. The sales markeE north of Salt Lake City
consists principally of the Bountiful area, which is an established
community of predominantly moderate price range homes. The current
sales market in this area is stable.

New single-family homes can be constructed in Ehe HMA for as little as

$lOrOOO. Most new construction, however, is concentrated in sales
price ranges from $I5,OoO to $25,@O. New sales houses priced from
$15,OOO Eo $l7,5OO seem to have the greatest marketabiliEy and account
for roughly one-third of new houses consEructed. Building activiEy in
price ranges over $3O'OOO accounts for only a small portion of new con-
struction. I"iost houses in this price range are built on a custom
basis and located on superior view sites along the canyon crests and
bench areas. !
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Speculative Construction. FHA Insuring Office surveys of new sales hous-
:..g r" 

"11 ""bdrvisions 
in Salt Lake Cfuntyl/ in which five or more sales

houses were constructed during the twelve months preceding Ehe surveys
report that houses consErucEed speculatively accounted for a high pro-
portion of new construction in the three years prior to 1966. In 1965
about 55 percent of new single-family housing unjts were started specu-
Iatively. In 1964 the ratio was nearly 64 percent; and in 1963r 56 per-
cent of new single-family houses were started speculatively. Since t.he
beginning of L966, however, although specific data are not available,
the proportion of new single-famity housing built speculatively has
dropped sharply. This conclusion on the significant reduction of spec-
ulative constructjon is based on discussions with builders, realEors,
bankers, and on personal observation in the HMA. The principal cause
of the decline in speculative building is the recent scarcity of funds
for residentlal construction and morEgage lending purposes.

llnqqtd Inventory of New Houses. The Janua
new houses covered l2l subdivisions in SaI
houses were reported Eo have been completed, of which 575 (45 percent)
were sold before construction starEed. 0f the 829 houses built specula-
tively during 1965r 256 remained unsold as of January 1, 1966, represent-
ing 31 percent of speculative construction. 0f the 256 unsold houses,
215 had been on the market for six months or less. An additional 14O
new unsold sales houses in these subdivisions had remained unsold longer
Ehan twelve months. Since January L966, however, the number of unsold
speculatively built houses has been reduced considerably, as funds for
new construction have been restricted.

Summaries of surveys conducted in January of 1964, L965, and 1966 are
shown in Eable X. A comparison of the three surveys reveals little
variation in the toLal number of units surveyed and the ratio of un-
sold units.

Rental Market

General Market Conditions. The rental market in the Salt Lake City HMA,
which had shown some weakness even during the period of relaEiveiy strong
economic growth between 196O and 1963, has exhibj.ted notable deteriora-
tion since the decline in missile employment which began in late 1963
(see comparison of postal vacancy survey ratios for apartments on page
20), Difficutties in achieving and maintaining satisfactory occupancy
levels characterize nearly every segment of the rental inveotory, but
there are significant qualitative variations within Ehe rental market.

ry 1956 FHA survey of unsold
t Lake Countyl/ in which 1,5O4

1 / Data for south Davis County are not available separatelyl
Salt Lake County are indicatlve of activity 1n the ent.ire

data for
HMA.
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ln most cases, occupancy in the older, well-managed, well-maintained units
with moderate rents has been maintained at satisfactory levels. The per-
formance of the older projecEs insured by FTIA is indicative of experience
in this sector of the rental market. Also, several other projects in this
classification located just east of Temple Square in Salt Lake city re-
port good occupancy.

There are some characteristics which appear cosrmon among t.hose projects
that have been least successful in the achievement or mainEenance of
satisfactory occuPancy. For projects of all ages, those of smaller size(50 units or less) have a more favorable occupancy experience than those
of larger size. Renters in the SalE Lake area apparently are not will-
ing to pay the high renEs demanded by new luxury apartmenEs. rn addi-
Eion, the larger rental projects (9O units or more) in the HMA and those
located in the outlying areas of Salt Lake city and beyond appear to be
at a competitive disadvanEage. During the past year, rent concessions
and inducements to sign leases have been commonplace.

In spite of the generally poor condition of the rental market, there are
many successful rental. projects in the HMA; both the older, well main-
tained ones and some newer ones compleEed during the past six years
are doing weI1. Typically, these projects are small and are well lo-
cated and well managed. rn addition, and of paramount imporEance,
monEhly rentals j-n these project.s are moderate.

Net absorption of more than 8,OOO new multifamily units in the HMA since
1950 indicates a strong growth of rental demand in the market during that
period. The present oversupply of rental housing, however, is reflective
of both a greater Ehan desirable total volume of rental housing consEruc-
tion (about 9,5O0 units since t960) and disproportionate construction in
the higher rental ranges.

1 ic llous i ban Renewal

At Ehe Present time, t.he state of Utah does not have legislat.ion enabling
communities to utilize the federally assisted low-rent housing program.
State legislaEion allowing establishment of federally assisted urban
renewal vras enacted in 1965, but thus far no community in the HMA has a
certified workable prograrn.
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Demand for Housipg

-

QuantiEatlve Demand

Demand for additional housing in the Salt Lake City tl}"lA during the two-
year period from September 1966 to September 1968 is based on the antic-
ipated increase of about 31550 households a year, on the number of
housing units expected to be removed from the inventory, and on the
desirability of effecting a slight reduction in the number of vacant
sales houses and a substantial decrease in the number of available rental
vacancies. Consideration also is given to the current tenure composition
and to an anticipated conEinuation of the long term shift toward a higher
proportion of owner occupancy. Giving regard to these factors, it is
expected Ehat 2r5OO sales units can be absorbed annually over the next'
two years.

The forecast demand for 2r5oo sales units a year is slightly above the
2,25o single-family houses authorized by building permits in 1965; it is
somewhat below the 2r725 houses authorized in 1964 and is significantly
below Ehe average of about 3r25o houses a year authorized in the four
years from 196o through 1963. The suggested construction of 21500 new
single-family houses a year is geared to the more moderate growth in
Ehe FMA anticipated during the next two years and should result in a
better demand-supply relationshlp in the sales market.

Based only on the anticipated rate aE which new renter househotds wili
be formed in the HMA during the t.wo-year forecast period, nearly l,ooo
new units a year would be required to meet Ehe quantitaEive demand for
new renEal units. However, the current excess of vacanE multifamily
units of good quality and the multifamily units now under construction
are sufficient to satisfy the demand requirement of more than one full
year. If no additional multifamily units were built from September
1966 to september 1967 other than Ehose now under construction, the
current multifamily vacancy ratio would be reduced to a level that
more nearly reflects a balanced demand-supply condition in the market.

A full correction of the market imbalance may not be atEained within
a two-year period by a construction indusEry geared to recent produc-
tion aE an average rate of almost lr5oo mult.j.family uniEs a year. rt
is apparent, however, that unless production is sharply curtailed, the
current excess of good quality vacant rental units will not be absorbed
in a reasonable period of time. Prolongation of the current over-
supply of vacant rental units will mean increasing econouric ross to
many oriners of rental property and Eo rnortgagees. I]nder these circum-
stances, only rental projects designed to satisfy specific needs not
now being meE should be considered on their individual merits, and
their effect on the over-all rental market shoutd be carefully eval-
uated.
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Qua I i tati ve Demand

Sales Houses. The distribution of the annual demand for new sales housing
units by price ranges is shown in the table below. Recent market experi-
ence and the ability to Pay, as measured by current family income and the
income-purchase price ratio typical in the HMA, are the principal factors
determining the distribution.

Estimat.ed Annual Demand for New Sales Housine by Price Class
Sa lt Lake City. Utah. Housins rket Area
September l. I 966 to September 1. 1968

Sales price Number

Under $12r5OO
$12,5OO - t4,999

15,OOO - L7 r4gg
17,5OO - Lg'ggg

2O,OOO - 24rggg
25,OOO - 2grggg
3OTOOO and over

Total

L25
375
625
500

375
250
250

zFo-

Percent

5
15
25
20

15
10
10

100



Table 1

Civilian Work Force Components
Salt Lake Citv. UEah. Housine Market Area

19s8- L966 (i n thousands)

19 58

Ls4.6

145.O
126.8
19.2

I9 59

L62.9

L53.4
L33.2
20.2

19 60

L68.4

159.9
139. 1

20.8

l96t L962

L75.4 183.7

1963 L964

191.1 r94.7

First seven months
1965

195.5

10.6
s.47"

1.8

L966

T99.L

L.4

1965

t97.4Total work force

UnemploSrment
Percent unemployed

Agricul tural employment.

Nonagricul tural employment
Wage and salary
Other

8.
4.

2.

9.8
s.o7"

8
57.

7.6
4.O7"

1

37"

6.7
3.87"

s.6
3.37"

4.9
3.O7"

5.9
3.9%

6

3

2

8.7
4.47"

2.5 2.4 2.3 2.2 2 2.L 2 L.9

L66.5
t44.4
22.1

t7 5.4
153.2
22.2

181 .4
L59.4
22.O

182.2
160. 3
2L.9

185 .6
163 .8
2L.8

182.9
t6L.2

2L.7

188 .8
t64.2

24.6

Workers involved in labor disputes O.2 2.2 0.6 d a/ O.O 1.5 O.1

4 Less than 50.

Source: Utah Department of Employment Security.

o.2 o.2



Table II

Nonagricultural Wage and Salarv Emplovment
Salt Lake City. UEah. Housine arket Area

1958-1966 (in thousands)

1958 L959 1960 1961

Nonag. wag,e and salary employ. L26.8 133.2 139.1 t44,4

1963 L964 L965

L59.4 160.3 163.8 I6L.2 t64.2

First seven months
t965 1966

Manufacturing
Durable goods
Nondurable goods

L962

153.2

29.t2L.O
Lt.2
9.8

22.3
L2.3
10.3

24.6
L4.2
10.4

26.t
16.1
10.o

29.8
L9.9
9.9

28.5
18.5
10.o

28.1
18. I
10. o

t9.2
9.9

Nonmanufacturing
Mining
Construction
Transportation
Trade
Finance
Service
Government

Source: Utah Department of Ernployment Security.

105.8 110.9 114.5 118.3 t24.L L29.6 131.8 t35.7
6.3 5.6 6.7 6.8 6.8 6.4 5.5 6.8
8.2 8.8 8.4 8.4 9.6 10.6 10.6 9.6

13.1 13.1 13.1 13.3 L3.4 13.5 13.8 13.8
33.8 36.0 37.4 38.1 40.2 41.8 42.L 43.L

7 .8 8.3 8.6 8.9 9.2 9.6 9.9 9.9
L6.7 L8.2 18.9 L9.7 20.9 22.3 23.O 23.5
19 .9 20 "9 2t .4 23.t 24.O 25.4 26 .9 29 .O

133.2

28.O
18.1
9.9

42.
9.

23.
28.

27 .8
17 .8
10. o

L36.4
6.9
9.O

L3.7
43.6
10.o
23.8
29.4

6.
o

13.

6

I
7

4
8
3
3



Table III

Estimated Percentase Distri bution of Families and Renter Households

Salt Lake Citv. Utah. Housine Market Area

Se tember 1966 September 1968
Annua I

famitv income

Under $3,OOO
$3,OOO - 3,999

4rOOO - 4rggg
5'OOO - 5rggg

A11 Renter
f amilies hcuseho IilsQ/

Renter
housefio 1ds1/

All
f ami 1i es

7
5
8
o1

16
9

l2
t2

15
7

L2
l2

11
t2

9
6

1

6

5
7

o

10
lo

9
9

L7
7
6
4

6,000 - 6,
7,OOO - 7,
8,OOO - 8,
9,OOO - g,

999
999
999
999

L2
11
10

9

L2
t2

6
6

100

$6, O5O

IO,OOO - L2,4gg
12,500 - L4r9gg
15,OOO - Lg,ggg
2OTOOO and over

Total

L4
6
5
3

100

9

3

3 (
(

9

3

4

100 100

$8,2OO $6,4OOMedian $7 r7OO

a/ . Excludes one-person renter households.

Source: Estimnted by Housing Market Analyst.

(
(



Table IV

Population Trends
Salt Lake Citv. Utah. Housine Market Area

1950- l 956

Averape 1 chanses

HMA total

Salt Lake County
Midvale
Murray
Salt Lake City
Sandy
South Salt Lake
West Jordan
Remainder of County

Davis County (south)
Bountiful
Remainder of Davis Co. (south)

Number

287 .293 413.959 493.OOO 12.667

April 1,
19 50

274.895
3,996
9,006

L82,L2l
2ro95
7,7O4
2,LO7

67 ,866

L2.398
6, oo4
6,394

April 1,
1960

383.035
5,8O2

15,806

3 ,009
L55,L22

30.924
17 , O3g
1 3 ,885

Sept. 1 ,
L966

39 . OOO

23,5O0
1 5 ,5OO

1950- 1960 1960- L966
P"-q. d

3.7

Number

12.300

Pct a/

2.7

2.7
3.2
3.5
L.2
4.7
o.5
3.3
4.3

3.3
3.7
6.2
o.4
4.6
2.2
3.6
8.3

L89,454
3 1322
9,52O

454.OOO
7 ,1OO

21 rOOO
2O4,OOO

4,5O0
9 ,8OO
3,700

2O3 ,9OO

10.814
180
780
733
t23
t82
90

8r726

11.O50
200
650

2r275
t75

50
100

7 ,600

1 .853
1 ,1O4

749

1 .250
1,OOO

250

3.6
5.O
t.7

9.1
o.o
7.8

1

a/ Derived through the use of a formula designed to calculate the average percentage change
on a compound basis.

Note: 1966 population and 1960-1966 population changcs are rounded.

Source: l95O and 1960 Censuses of population.
1966 estimated by Housing Market Analyst.



Table V

Household Trends
Salt Lake Citv. Utah. Housine Market Area

1950- 1955

April 1, April 1, Sept. 1,
1950 1950 L966

81.567 115.401 139.300

Averase annual chanees
1950- 1960

Number Pct.

3.383 3.s

1960- 1956g Number

3.7 25

Pit. el

2.9HMA total

Salt Lake County
Midvale
Hurray
Salt Lake City
Sandy
South Salt Lake
I,Iest Jordan
Remainder of County

108. OO7

L,60,4
4,328

50,893
859

2r565
7L6

37 ,O42

129 .850
1,950
5,5OO

55,3OO
1,2OO
2,7OO

900
51 ,3OO

7 8,377
I ,140
2,456

54, 36 1

s48
2rL26

515
L7 ,231

2.963
46

L87
654

31
44
20

1,981

3.400
50

L75
850

50
25
25

2,225

3.1
3.5
5.7
1.1
4.5
1.8
3.3
7.7

2.9
3.1
3.7
1.3
5.2
o.9
3.6
5.1

Davis County ( south) 3.190
Bountiful 11562
Remainder of Davis Co. (south) Lr628

7 .394
4rLO7
31287

9 .450
5,7OO
3,75O

420
254
L66

8.4
9.7
7.O

325
250
75

3.9
5.1
2.1

al Derived through the use of a formula designed to calculate the average percentage change on a
compound basis.

Note: 1966 population and 196o-1966 populatlon changes are rounded.

Source: 195O and 196O Censuses of Housing.
1966 estimated by Housing Market Analyst.



Table VI

Hous inp Units Authorized bv Bu ildinq Permits
Lr L l-

1958- r965

1958 L9s9 1960 1961 t962 1963 t964 L965
First seven months

1965 L966

Bountiful
Centerville
Farmington
North Salt Lake
West Bountiful
Woods Cross
Remainder of So. Davis

South Davis County total

Midvale
Murray
Riverton
Salt Lake City
Sandy
South Jordan
South Salt Lake
West Jordan
Remainder of SaIt Lake Co"

Salt Lake County total

312
37

2
58

2

19
7L

501

47
327

2
506

44
8

2L
t6

3.221
4,192

276
26
19
T7

10
L2
57

4L7

48
L54

9
693
34
L7
29
to

2.34t
3,335

2t5
16
18
11

6
o

6L
327

46
190

24
927

62
L6
85
35

2.797
4 rLg2

262
20
23

7

5
2

43
362

48
223

L7
1,134

84
27
65
34

3.O13
4 1645

386
l6
2l
15
t3
23
35

509

53
223

9

L,612
81
25
57
38

3.666
5,764

223
2L
19
22
I

28
34

348

70
2L5
28

l, 259
33
48
13
36

2.L92
3,893

L87
15
22
11

6
58
44

343

82
18
10

9
5

44
t6

184

27
4L
L2

155
l4
27

7

l8
894

1 ,195

13

34
31

225

409
,3s
'8

20
8
8

57
545

l5

8
9

6

2

76
236

11
6ro

48
10
38
10

2.796
3,835

65
138
33

736
33
42
10
38

39
79
31

207
L6
24
10
2L

L.t29
1 ,556

L.678
2,77 3

3 , I16HMA total 4,693 4,380 3,752 4,509 5,OO7 6,273 4,241 l,7gl | ,379

Source: University of Utah, Bureau of Economic and Business Research.



Table VII

Buildine Permits bv Units in Structure in Selected Areas
Salt Lake Citv" Utah. Housing Market Area

L958-L966

1958 t959 1960 1961 L962 L963 L964 L965

Salt Lake City
1 unit
2 units
3 or more units

Total

Murray
1 unit
2 units
3 or more units

Total

Salt Lake County units
1 unit
2 units
3 or more units
Total

250
66

190
506

309
2

16
327

3,O59
LO2
60

23t
94

285
6to

2L6
o

20
236

2,60,0
144
52

2,796

t49
100
444
693

159
88

887

228
t42

L.242
1,612

42L
88

749
L,258

191
34

sl1
736

96
o

42
138

L 1442
44

192
1,679

L56
64

707
927 r,t34

First seven months
t965 L966

L29
l8
60

207

58
o

2l
79

33
o
8

4l

64
4

87
155

150
o
4

ts4

21065
178

98
2,341

186
o
4

190

LO2
o

113
215

L,666
156
370

2,192

L67 164
42

52 57
223 223

3,221

Bountiful
I unit
2 units
3 or more units
Total 3L2

otal four selected areas
1 unit 3,922
2 units 178
3 or more units 266
Total 4,366

283
26
77

386

349
o

60
409

304
8
o

258
l4

4

2,622
292
550

3,464

276 2t5

205
10
o

2,7O3
242

1.184
4,129

226
r6
20

262

2,913
266

1 .453
4,632

184
o

39
223

2,373
244

t^271
3 ,888

t57
o

30
187

1 ,886
78

775
2,7 39

111
o

24
135

1,257
56

231
1 ,550

2,156
168
473

2,797

2,361
158
494

3,O13

2,528
188
950

3,666

959
38

t32
1,L29

675
24

L94
894

82
o
o

82

855
28

289
1,L72

T
3,396

238
4t7

3,2O3
358

2.326
5 ,8874,051

Source: University of Utah, Bureau of Economic and Business Research.



Tabie VIII

Veqelpy fEe4ds
Salt Lake CtEy, UEah, Housing Market Area

i950- 1966

Aprit 1, ApriI 1,
1950 1960

Total housing units 84,832 L22,275

Total vacant 3,265 6,874

Available vacant 1,544 4,643

For sale L,O27 L,64O
Homeowner vacancy ratio 2.O7. 2.O7"

For rent 517 3'OO3
Renter vacancy ratio L.n" 7.7%

Other vacant 1,72L 2,231

Source: 195O and 196O Censuses of Housing.
1956 estimated by Housing Market Analyst.

Sept. 1,

_ L966

t48,2OO

8,9OO

6,5OO

2,2OO
2.27"

4,3OO
9.37"

2,4OO



Table IX

Salt Lrke Citv. Utah.Aree PoBtaI vacancv Survey

Auquct lGlE. 1966

Torl rcoidcocce and apmmcote Rcaidcocea

tinder Total ooesible
dcli!crier

V6canl units- Ail--- u,.d 
^-r*

Horc

Undcr
coal.

Toul pocciblc

I39.954

Irt.7E4

25,390

8,510
I4,316
4,543
7,731
5, 183

28.170

,26
1,250
4,479
1,994

Vacrot roitc Vacant uoite VGot
No. %

42 3.1

15 1.6

Uodcr Total poesible

Itre Slrey Area Totel

S.lt Lake Clty

llaio Office

Brechea:
GaDger lluDter
f,olladay
Kearoa
lfurray
South Sllt Lake

Statlma:
FalrSrouods
F@thtll
SuBuhouae

Otber Clt ie8 ud Tms

Blnlh- g-yoo
loratlful
Clarf teld
I!tNllle

Lytoo
lLgBr
lildr.le
Srody

6.087

5.231

2,39E

445
4r9
2ll
lE5
379

123
6'
73

tr4

5.091

4.413

2,138

Ugcd Nc* con6t. delivcries % U.cd New const.

121.691 3.337 2,7 2.647 690 605

94.547 2.625 2.8 2.166 459 4L2

14,596 594 4.t 582 t2 1l

2.750 15.l 2.444 306

2. 6 t5.t 2.301 299

1,804 15.3 1,556 24A

4.3

4.7

9.1

5.2

996 1.194

758 985

260 466

r8.263

L7.237

Lt,794

589

513

455

t.!51

978

180
169
t4
29

7

t-
14E 68
L22 3l
33 10

1-4 59 &
2.6 54 13
1.9 59 14
4.1 136 38

602
577
914
026

2

4

265
250
L97
156
372

109
t75

3
95
26

357
388
2tt
120
183

L97
219
197
9l

182

7,84O
14, I2t
4,543
7,336
4,031

!.o,608
5,662

25 ,8 10

27.L44

286
6,950
4,2tO
1, 904

3,s40
2,5r4
3,t45
3, 935

88
31

55
196

4,6
2.7
4.6
1.6
4-5

2
t2
l5
2t

121
55
58

14I

160 109
169 L75
143
29 29
l5

32 1l
920

33 49

40
300
209

90

62
61

169
93

576458
42133
44 14 28

t09 12 15

710
L24

2,t97

670
t95

395
L52

137 19.3
t6 t2.9

269 12.2

L23
l3

261

13. I
15. 9

58
3l

20 471 26 5.5
2.
4.
2.
7.

3.
1.
2.

328 46
89 L2

678 4t

6rt 238

9

6
4
3

3
7

6

205
76

417

2.6 481 231 I93 1.026

16.5
17.0

65
190

6;
2t

35i
ll9

2.;
o.E

o.o

o.o

14.0

15.0
16.0
E.1

t2.2

L37

6
4A
l7
lo

,tt ! r.e

6
;
I

174
101
7r9

856

7
2L6
r53
a3

318
786
007

11
5

28

3.0

237
85

450

712

ll
20
79

l4
1
e

!

2
I
I

33

4!0

l6

l4

2.L
3.0
7.4
2.2

209

40
I3
50

5E
3

28
t7

1

168
t36

32

I
100
I05
21

6;
3l

9

3

4

7

4
2
5
6

0.
2.
3.
1.

3.
I

I.
3.

40
l3
36

144

6
4E
t7
It I

2 3.2
12 19.O
15 8.9
33 35.5

o.t
o.o
4.2
6.1

2*
2

24
636

2

I
4

dmitcicq mr docr it corct f,ou&fup rcridcnccr or lpdmcot. rhst eG not intcndcd lq occupaocy.

orc poriblc dclivcry.

Sorcc: FllA poatal vrcracy orucy cordrclcd by collabcating postmasta(e).

Teel poariblc
Po:rl oce dclivcrice

2



Table X

Unsold fnventories of New SaIes Hous"sl/
Bv Sales Status and Price Class

Salt Lake County, Utah

Januarv I. 1966

Sales price

Under $ 12,50o
$12,5O0 - t4,999

15,OOO - 17,499
t7,5O0 - L9,999

20roo0 - 24,999
25,oOO - 29,999
3O,OOO and over

Total

Under $12,5oo
$12,50O - 14,999

15,OOO - 17 ,499
l7,5OO - 19,999

2O,O0O - 24,999
25,OOO - 29,.999
3O,OO0 and over

Total

TotaI
completions

Houses sold
before consE.

sLart

Speculative houses
TotaI
starts

Number
unso 1d

8
42
58
65

4L
18
24

256

Percent
unso 1d

30
33
22
4T

31
33
34
31

32
2L3
s66
270

222
8t

120
I ,504

27
L28
260
157

5

85
306
1t3

91
26
49

6t5

Januarv I. 1965

131
55
7l

829

81
300
486
257

t94
67
20

I ,405

34
L29
2L1

IJ

56
6
o

s15

41
t7L
269
184

138
6t
20

890

8
4L
18
64

43
19
L9

212

t1
24
29

35

3l
31
95
31

January 1, L964

Under
$12,5OO -

15,OOO -
17,500 -

$12,5oo
L4,999
L7 ,499
19,999

t6
330
600
366

222
s4
36

1,624

20, Ooo - 24,999
25,OOo - 29 ,999
3O,0O0 and over

Tota 1

0
Ls4
295
L62

51
31

9
708

t6
L76
305
204

1

53
116

77

6

30
38
38

165
23
2l

3050
8
9

35
33
349L6 3L4

al Inclucies only subdivisions in which five or more houses were completed
in the twelve months preceding the date of the survey.

Source: Unsold inventory of new houses conducted by the FTIA SaIt Lake

City Insuring Offlce.


